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I. INTRODUCTION: HISTORY AND BACKGROUND

 The central purpose of this Specific Plan is to define a 
vision, an implementation strategy, and clear land use 
and development standards for the general physical, 
economic, and social improvement of the 3rd Street Cor-
ridor and adjoining neighborhoods, leveraging the value 
and amenity of the Gold Line and the access it brings to 
East LA’s businesses, and residents. The public invest-
ment in transit presents a historic opportunity to the 
East Los Angeles community: To reverse its long eco-
nomic decline and to reclaim its once and future posi-
tion as a great place to live and work, just a short train 
ride from the heart of the Los Angeles region. 

A.  Location of the Plan Area within the Region: This 
Specific Plan addresses a two square mile area of 
unincorporated East Los Angeles. The project area 
is located at the center of Los Angeles County, and 
is bounded by Downtown Los Angeles to the west, 
the San Gabriel Valley to the north, the 60 Freeway 
Corridor cities to the east and, the communities of 
Central and South Los Angeles to the south. 

 
  The plan area is bisected by the Pomona (60) and 

Pasadena (710) Freeways and is within one-half mile 
of the Santa Ana (5) Freeway, whose route extends 
along California’s entire length. 

B.   Urban History: East Los Angeles’ evolution coincides 
with every important phase in Southern California’s 
development and plays a central role in the region’s 
history over the last two hundred plus years. The fol-
lowing provides a description of the region’s impor-
tant development phases.

 1.   Spanish and Mexican Settlement: The first 
inhabitants of the Los Angeles basin were the 
Uto-Aztecan language native tribe, later given 
the name of Gabrielinos by the Spaniards. The 
Spanish settled in the area with the establish-
ment of the San Gabriel Mission in 1771 and of 
the Pueblo de Nuestra Senora de Los Angeles 
in 1781. Immigrants from Sinaloa and Sonora 
Mexico also settled in the area. 

    Ranching and agriculture were the dominant 
economic engines of the Spanish and Mexican 
Period. What is now East Los Angeles was then 
Rancho San Antonio, grazing land dotted with 
adobe houses and other rancho buildings. El 
Camino Real connected the Catholic Missions 
and Presidios from San Diego to San Francisco. 

A portion of El Camino real included Whittier 
Boulevard ; it also crossed through Rancho San 
Antonio in the area between the Pueblo de Los 
Angeles and the San Gabriel Mission. 

 2.  19th and Early 20th Century: California gained 
statehood in 1850 and soon thereafter, the City 
of Los Angeles was incorporated in 1851. The 
stress of adapting to American rules, accom-
panied by a devastating drought, damaged the 
cattle industry in the 1850s and forced most 
families of original Mexican and Spanish decent 
to move from their land and abandon rural life. 

   The westward extension of the transcontinental 
railroad reached Los Angeles in the 1880s. The 
arrival of the railroad caused land values to rise 
and helped expand the City around its Pueblo- 
adjacent terminal (om what is now Union Sta-
tion). Most platting of former rancho land for 
industrial and residential subdivisions east of 
the Pueblo and the Los Angeles River took place 
during the rest of the 19th Century.

   Regionally, this growth helped establish many 
new towns, and supported the beginnings of an 
American commercial and industrial economy 
in the Los Angeles Basin. By the end of the 19th 
century, the pastoral lifestyle of the ranchos and 
their rancheros was waning and within a couple 
of more decades it had disappeared.

   The growing economy of Southern California 
provided many low-wage jobs in service indus-
tries, transportation, and agribusiness. This 
attracted Mexican and Japanese labor to the 
region. Many Mexican immigrants settled in 
the already established Mexican neighborhoods 
of Los Angeles, one of which was Sonoratown, 
located just north of the Plaza. Rising land and 
real state prices in the City of Los Angeles, and 
widespread discrimination enforced through 
zoning regulations, forced many of them to 
move east to settle in less expensive and less 
restricted unincorporated lands. Independent 
cities began to then be established surrounding 
these ethnic subdivisions, through the annexa-
tion of all desirable and open county land. The 
City of Los Angeles also expanded dramatically 
in the same area, at the same time. The present 
boundaries of East Los Angeles are essentially 
the territory not claimed by its municipal neigh-
bors during this process of urban expansion.
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   This targeted eastward growth produced the 
first neighborhoods of unincorporated East Los 
Angeles. Third Street became a dividing line, 
with the Mexicans establishing themselves north 
in Belvedere and the Anglos south in Occidental 
Heights. The Mexicans from Sonoratown relo-
cated to the Belvedere section of East Los Ange-
les because of lower land values in this area. 
The establishment of the Mexican community 
in East Los Angeles attracted other Mexicans to 
follow. Belvedere became a predominantly Mexi-
can community and was affectionately called “La 
Maravilla” (the Wonderous). 

    Urban expansion and the regional transporta-
tion system of Greater Los Angeles has shaped 
and reshaped East Los Angeles over the past 
century. In the early years of the 20th century Los 
Angeles grew rapidly to the east, fueled by the 
growth of the Pacific Electric Railway system that 
enabled access from the new neighborhoods to 
jobs in Downtown and throughout the growing 
region. This urban expansion generally – as well 
as in East Los Angeles – took the form of walk-
able, mixed-use, mixed- income, transit- oriented 
neighborhoods, and neighborhood-serving com-
mercial centers in the form of small-town Main 
Streets. 

   The early growth of Los Angeles created one 
of the true regional cities in the United States. 
Much of is growth was accommodated in cities 
dispersed throughout the Los Angeles Basin, 
such as Pasadena, Monrovia, Covina, Whittier, 
Pomona and others, while at the same time 
new communities sprung up along the rail 
lines within an eastward expanding City of Los 
Angeles and in the unincorporated portions of 
the County in East Los Angeles. These included 
Boyle Heights (1876), City Terrace, and the 
unincorporated neighborhoods of Belvedere and 
Occidental Heights (1887), Belvedere Gardens 
(1921), Eastmont (1922), Maravilla Park (1924), 
and Bella Vista (1930).

   These new communities of unincorporated East 
Los Angeles presented a great opportunity for 
Angelinos to live the American Dream, owning 
a house in a quiet neighborhood located within 
easy reach of transit linking it to the amenities of 
a great metropolitan city center. These neighbor-
hoods attracted business owners and workers 

alike, and were a prestigious address through 
the 1940s. 

   Real estate development in East Los Angeles 
slowed during the early years of the Depression 
with the exception of the southeastern develop-
ment of Bella Vista which attracted above aver-
age income Anglos. While the northern Maravilla 
neighborhood was confined to one square mile 
of overcrowded dwellings, the southern commu-
nities had a much lower density with easy access 
to government services, not available to those 
living immediately to the north.  

   In the late 1940s and onward, many early resi-
dents and recent non-Mexican immigrants who 
could afford to, moved to the newer communi-
ties of West Los Angeles, the neighborhoods 
of East Los Angeles became an increasingly 
attractive and more affordable address for recent 
Mexican immigrants and other working-class 
families. A series of civil unrest episodes begin-
ning with the riots of 1943, and later with the 
East Los Angeles Riots in 1970, were indicative 
of a growing ethnic divide within the community. 
The social discord has become institutionalized 
through a culture of gang violence. 

    Over time, the ethnic divide in this part of the 
region kept increasing. It was widely felt during a 
series of civil unrest episodes beginning with the 
Riots of 1943, and the East Los Angeles Riots of 
1970. It was institutionalized through the rise of 
urban gangs. 

   Through the 1940s and 1950s the Electric Rail-
way was gradually dismantled as bus transit 
replaced the Red Cars. During the 1960s and 
1970s new freeways were built cutting through 
the heart of East Los Angeles replacing the 
streetcar as the principal commuter mode. The 
710 freeway bisected the community north to 
south, and the east-west 605 freeway later cut 
the halves into quarters, isolating residents from 
their neighbors, children from their schools and 
parks, and businesses from their customers.

   Growth east of unincorporated East Los Angeles 
continued to explode throughout the rest of the 
20th century, and as automobile transportation 
became the sole means of connecting them 
to Downtown, not only did the two freeways 
become increasingly congested, but the major 
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surface streets – including Indiana Street, Ari-
zona Avenue, Atlantic Boulevard, Cesar Chavez 
Avenue, Whittier Boulevard, and 3rd Street 
– became increasingly loaded with traffic. This 
further accelerated the decline in the perceived 
value of East Los Angeles as a residential or 
business address, ensuring that new investment 
generally went elsewhere.

 3.   The Return of rail- based transit. In the 1980s 
and 1990s it became increasingly clear that the 
Los Angeles region’s continued prosperity and 
growth depended heavily on improving work-
force mobility beyond what the interstate high-
way system could deliver. With strong political 
and financial support of the City and County of 
Los Angeles, the State of California, the Federal 
Government, and with the cooperation of other 
regional cities and agencies, the Metropolitan 
Transit Authority committed itself to an ambi-
tious agenda of rebuilding a network of light rail 
and commuter rail transit throughout the region. 

   The Gold Line was identified as the light rail line 
that would reconnect the Center of Los Angeles 
to the San Gabriel Valley, to East Los Angeles, 
and to points east. In 2005 the northerly branch 
of the Gold Line was successfully completed, 
reconnecting Pasadena to Downtown Los Ange-
les. In 2009, service on the southerly branch 
from Downtown through East Los Angeles 
began operation. The easterly four stops of this 
initial phase of the East LA Gold Line lie along 
3rd Street, in the unincorporated community of 
East Los Angeles.

   These four Gold Line stations service East Los 
Angeles: Indiana, Maravilla, Civic Center and 
Pomona/Atlantic Stations. Metro estimates that 
31% of the current residents will commute to 
work via public transit versus 11% for all of Los 
Angeles County residents. Approximately 37% 
have already used Metro Rail versus 27% overall 
in Los Angeles County. A Park and Ride facility 
with at least 200 parking spaces is being built 
at the northwest intersection of Pomona and 
Atlantic Boulevards across the street from the 
Pomona/Atlantic Station. Metro estimates that 
travel time on the Gold Line from Union Station 
to the Atlantic Station, is half of what it currently 
is by bus – 17 minutes versus 30 minutes.

 II.  DEMOGRAPHIC CHARACTERISTICS

A.  Existing Conditions: The demographic profile for 
East Los Angeles is one of a young, ethnic, crowded, 
transit- dependent and relatively poor community. 
The 2000 population density was nearly double the 
density of adjacent cities, like Los Angeles, Monte-
bello, and Monterey Park. The Census Bureau also 
reports that East Los Angeles is seven times more 
dense than Los Angeles County overall. East Los 
Angeles is 96.8% Hispanic. 

 
B.  Population: In 2008, the Plan area was reported to 

have a population of just under 39,000 people, com-
pared to a 2000 census count of 35,000. This popu-
lation growth of over 11% represents a significantly 
larger rate of increase than was experienced by LA 
County as whole over the same time period.

  In terms of age, the population of the Plan area 
is significantly younger than the population in the 
County as whole. The median age is just over 32 
years, whereas the County- wide median is 37.7 years 
of age. 35% of the population of the Plan area is 
under 20 years old. Household structure reflects this 
pattern as well, with 56% of all households reporting 
that they have children under 18 in the household. 

C.  Housing: In terms of tenure, The plan area was com-
prised of 35% owner occupied dwelling units which 
was lower than the county wide average of 50%. 
There are 9,328 dwelling units in the tracts that are 
adjacent to 3rd St. According to Los Angeles County, 
Community Development Department affordable 
housing strategy in 2008 the East LA community 
has unmet demand for 15,146 affordable units. 
The agency estimates that there is total demand 
for 11,768 rental units in the community. Average 
household size in the plan area is 4.1 persons per 
household, considerably higher than the county wide 
average of 3.04. 

D.  Economic Characteristics: Median household 
income in the plan area is estimated at $28,800, 
representing 60% of the County wide value. As a 
planning factor, based on the US Department of 
Labor Bureau of Labor Statistics household expen-
diture surveys, approximately 35% of household 
income is spent on retail goods and services. This 
implies that the plan area has the ability to support 
just over $127 million in retail sales. The plan area 
skews towards lower incomes when compared to the 
County as a whole. In fact over 50% of all plan area 
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households report incomes less that $35,000.
  Some of this is explained by the occupational struc-

ture of the community. Data on resident employ-
ment patterns indicates much of the Plan area’s 
labor force is employed in service occupations, 
mostly in the transportation and warehousing sector, 
professional services, and public employment. These 
sectors have a significant number of low and moder-
ate wage occupations within their labor structure. 
Additionally the Plan area is experiencing high rates 
of unemployment estimated at over 12.5% as of the 
summer of 2009.

III.  EXISTING LAND USES 

Existing land uses in Plan areas include the following:
• Residential
• Commercial
• Manufacturing
• Industrial
• Retail
• Schools
• Open Space
• Public Buildings
• Hospitals

IV.  EXISTING COMMUNITY PLAN LAND USE 

The East Los Angeles Community Plan, established in 
1988, provides policy direction for the community. Land 
use designations guide the development standards that 
have been established in the Community Standards Dis-
trict. 
 
The Community Plan sets forth a general pattern and 
distribution of land uses according the following nine 
designations (See Figures 1 and 2 ):

•  Low-Density Residential
•  Low-Medium-Density Residential
• Medium-Density Residential
•  Community Commercial
•  Major Commercial
•  Commercial/Residential
•  Commercial/Manufacturing
•  Industrial
•  Public Uses:
 Schools
 Parks/Open Space
 Public Buildings
 Hospitals

V.  EXISTING ZONING 

A.  Zoning: There are 15 zoning designations within 
the planning area. Six of the zones are residential 
(1-6 listed below). The remaining nine zones are 
the commercial zones (7-12 listed below); one is an 
institutional zone (13 listed below); one is a manu-
facturing zone (14 listed below); and one is an open 
space zone (15 listed below). (See Figure 3). 

  The existing zoning categories are summarized as 
follows:

 •  R-1 Single Family Residence
 •  R-2 Two Family Residence
 • R-3 Limited Multiple Residence
 • R-3-P Limited Multiple Residence Parking
 • R-4 Unlimited Residence
 •  R-4-DP Unlimited Residence Development Park-

ing
 •   C-1 Restricted Business
 •   C-2 Neighborhood Business
 •  C-3 Unlimited Commercial
 •  C-3-DP Unlimited Commercial Development 

Parking
 •  C-M Commercial Manufacturing
 •  CPD Commercial Planned Development
 •  IT Institution
 •   M-1 Light Manufacturing
 •  O-S Open Space

B.  Community Standards District: The community stan-
dards district was established to provide a means 
of implementing special development standards 
contained in the 1988 East Los Angeles Community 
Plan. The CSD establishes height restrictions, set-
back requirements, parking standards, signage stan-
dards, and allowed uses in the various zones. 

 The community standards are categorized into the fol-
lowing:

 1.  Community-Wide Standards. Community-wide 
standards apply to all parcels within the CSD 
boundary. These standards regulate the size, 
height, location, density, and signage of struc-
tures and/or use.

 2.  Zone-Specific Standards. Zone-specific Stan-
dards apply to designated zones. Where the 
zone-specific standards differ from the commu-
nity-wide standards, the zone-specific standards 
take precedence.
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Legend:

3rd Street Specific Plan

Land Use Categories

City Boundary

Land Use Sum of Acreage % Total Acres 

Community Commercial 85.746 6%

Commercial/Manufacturing 22.186 1%

Commercial/Residential 70.884 5%

Low-Density Residential 3.164 0%

Low-Medium-Density Residential 519.902 33%

Major Commercial 53.253 3%

Medium-Density Residential 285.496 18%

Public Uses 345 22%

TC 168.122 11%

Grand Total 1553.753 100%

FIGURE 1: EXISTING COMMUNITY PLAN LAND USE MAP

FIGURE 2: EXISTING COMMUNITY PLAN LAND USE SUMMARY DATA
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 3.  Area-Specific Development Standards. The zone-
specific standards may not fully address the 
concerns of a specific area, such as a block of 
residences bordered by industrial development, 
or a corner where there are mixed uses. In these 
situations, area-specific standards are used to 
further regulate development and activity. Such 
area-specific standards supersede all others.

    Two areas in East Los Angeles are designated 
for area-specific development standards. These 
areas are described below:

   
   Area 1: The north and south sides of Whittier 

Boulevard between Burger Avenue and Atlantic 
Boulevard shown as a major commercial cat-
egory on the land use plan

  
   Area 2: Those areas shown in the commercial/

residential category on the land use plan

   In summary, the height restrictions set the maxi-
mum height of buildings in East Los Angeles at 
40 feet. The height limits in residential zones are 
as follows: 25 feet in the R-1, 35 feet in R-2 and 
R-3 zones. The landscape requirements for R1, 
R-2 and R-3 are that 50% of the required front 
yard area shall be planted. In commercial zones, 
the height limit in C-1 and C-2 zones is 35 feet 
and 40 feet in the C-3 zone. The parking require-
ment in commercial zones is one space for every 
200 square feet of gross floor area, an exception-
ally high standard for an urban area.

VI. TRANSPORTATION

The Plan area’s existing transportation network includes 
two major freeways, a finely interconnected set of 
streets, a robust bus system serviced by the El Sol and 
Montebello lines, and the recently completed Metro 
Gold Line light rail line. 

East Los Angeles’ original system of traditional streets 
provides drivers and pedestrians alike with many route 
choices. As the regional transportation system was con-
verted from streetcar transit rail lines to freeways in the 
middle of the 20th century, the 60 and the 710 freeways 
divided the community into four quadrants. This inter-
vention generated a range of negative effects including 
degrading the living environment of neighborhoods 
due to noise and pollution, isolating and exacerbating 
pockets of poverty and disinvestment, separating busi-
nesses from their customers and employees, and com-

promising the traditional, interconnected street network 
by transforming many through streets into dead-end 
streets.

The limited improvements that have been made to the 
street network in recent decades have been aimed more 
at increasing vehicular traffic capacity than at fostering 
a well-landscaped and comfortable pedestrian environ-
ment. This has resulted in a public realm that does not 
provide comfortable or safe sidewalks, crosswalks, or 
bike routes. During the Discovery process leading up to 
the planning and design work for the Specific Plan, the 
design team documented the physical configuration and 
conditions of typical and special streets throughout the 
planning area. In general, sidewalks are present along 
most streets, but they tend to be relatively narrow and 
many lack street trees and curb-side parking. Crosswalks 
are generally widely spaced and many are not clearly 
marked. 

Vehicular lanes, by contrast, are generally too wide (12 
to 13 feet in most cases) and foster driving speeds in 
the 30 mph to 40 mph range on residential streets, 
and up to 50 mph on the larger through streets. These 
speeds are not consistent with a safe and pleasant resi-
dential or mixed-use shopping environment, and are 
clearly related to the higher-than-average rates of pedes-
trian and bicyclist injury accidents that have occurred 
within the planning area in the last years.

With the introduction of the Gold Line into the 3rd 
Street Corridor, a powerful new transportation option is 
available to residents of East Los Angeles, offering the 
possibility of better reconnecting East Los Angeles to the 
LA metropolis as a whole and providing convenient and 
affordable transportation to and from jobs. 

VII. INFRASTRUCTURE

The inventory and capacity analysis of the water, storm 
water, and wastewater systems within the Plan area 
identified that in many cases, these systems are not 
only nearing the end of their design life, but have also 
exceeded their design capacity. The excess loads are 
attributable in large measure to the construction of 
dwelling units in excess of the original design basis for 
the various utility systems, and in excess of those per-
mitted by existing zoning regulations. 

A.  Sewer. The plan area’s sewer service is within Dis-
trict 2 of the Sanitation Districts of Los Angeles 
County (SDLACO). An SDLACO pump station is 
located on Indiana Street at the northwest corner of 
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Zone Sum of Acreage % Total Acres 

C-1 0.81 0%

C-2 36.792 3%

C-3 95.038 9%

C-3-DP 2.883 0%

C-3-U/C 0.233 0%

C-M 5.217 0%

CPD 0.891 0%

IT 130.601 12%

M-1 8.877 1%

O-S 183.673 17%

P-R 0.115 0%

R-1 15.078 1%

R-1-P 0.439 0%

R-2 492.444 46%

R-2-P 0.775 0%

R-3 93.252 9%

R-3-P 2.018 0%

R-4 9.576 1%

R-4-DP 3.343 0%

(blank) 0.006 0%

Grand Total 1553.753 100%

FIGURE 3: EXISTING COMMUNITY PLAN ZONING SUMMARY DATA
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the Plan area. The Plan area’s sewer system conflu-
ences to the south into a trunk sewer which is a trib-
utary of the San Jose Creek Water Reclamation Plant 
in Whittier. With some lines approximately 75 years 
old, new sewer lines and/or upsizing of existing lines 
will likely be necessary in the near future. 

B.  Water. The Plan area’s water service is within the 
East Los Angeles District of the California Water 
Service Company (Cal Water). The East Los Angeles 
District water system currently includes 10 active 
wells, 29 booster pumps, 16 storage tanks, and three 
Metropolitan Water District (MWD) connections. In 
2008 Cal Water completed the construction of one 
new iron and manganese treatment facility, with 
more on track to be constructed. In addition, Cal 
Water constructed a new well, is exploring additional 
well locations, and is in the process of designing a 
new 2.5-million-gallon storage reservoir with an esti-
mated 2009 completion date. Further growth in the 
Plan area, will likely require new water lines, upsizing 
existing water systems, and new fire hydrants. 

C.  Storm Drain. The plan area’s storm water runoff is 
collected by the Los Angeles County Department 
of Public Works (LACODPW) storm drain lines 
which ultimately discharge into the Los Angeles 
River. Some lines are approximately 75 years old 
and replacement, upgrades, and new lines will more 
than likely be necessary in the near future. In addi-
tion, new development will most likely require storm 
water discharge and treatment (by infiltration, storm 
filters, etc.). Proposed and existing open spaces are 
likely to be considered as sites necessary for imple-
mentation of storm water treatment measures. 

D.  Electrical. The project’s electrical service is provided 
by Southern California Edison (SCE). Substantial 
expenses may be incurred if overhead power lines 
are to be relocated underground and if underground-
ing impacts existing substations. 

E.  Solid Waste. Solid Waste service is provided by Bel-
vedere Garbage Disposal District and Consolidated 
Disposal Service. 

VIII. COMMUNITY FACILITIES 

A.  Parks and Open Space: The Plan area contains three 
large public parks within its boundaries, Belvedere 
Park, Salazar Park and Obregon Park. A fourth park, 
Atlantic Boulevard Park, is located just beyond. The 

division of the Plan area into four quadrants by the 
60 and 710 freeways severely limits access to the 
existing parks. 

  All existing parks are heavily used,. Since the area is 
very heavily developed, the potential for finding open 
land that can be dedicated to building new parks is 
severely limited. 

  Unique to the East LA area is the amount of land 
dedicated to cemeteries. Three of them, the Calvary, 
Serbian and Chinese Cemeteries occupy 147 acres 
of land. An effort to utilize these cemeteries as pas-
sive recreation space will be undertaken by the Plan 
to help increase the open space network of East Los 
Angeles. 

  The public landscape along most streets within 
the Plan area is either entirely absent or of uneven 
quality. In general, the County has not sufficiently 
maintained or replaced street trees over time. 
Along some streets, street trees were systematically 
removed in the 1960s and 70s, to widen travel and 
parking lanes. Maintenance of ground plantings in 
parkway strips is also uneven, as it does not appear 
to be a priority of residents or property owners.

  The following represents the general findings in sur-
veying the Parks and Open Space: 

 •  Existing freeway edges are sparsely planted and 
accordingly do not provide an adequate buffer 
between the freeways and adjacent land uses.

 •   Existing parks have some mature trees but the 
majority of the park space is not adequately 
shaded.

 •   The streetscape on neighborhood streets is 
sparse and inconsistent.

 •  Many street trees were removed when the road-
ways were widened a few decades ago.

B.  Schools and Libraries: Almost all the schools within 
the planning area belong to the Los Angeles Uni-
fied School District. The Montebello School District 
covers the area north of Pomona Boulevard, east of 
Atlantic Boulevard and south of the Pomona Free-
way. There are 14 public schools located within the 
Plan area, including Garfield High School, Belve-
dere Middle School, Belvedere Elementary School, 
Brooklyn Avenue Elementary, Marianna Avenue 
Elementary, Rowan Avenue Elementary, and Eastman 
Avenue Elementary. 
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  School buildings were generally built before the 
1940s. They are beautifully designed but lack ade-
quate tree cover, landscape and outdoor space. Park-
ing lots, and paved recreation areas figure promi-
nently in these school campuses. These school yards 
are for the exclusive use of students during school 
hours, and stand empty, when school is not in ses-
sion. 

   There is only one public library within the Plan Area, 
the East Los Angeles Library at the Civic Center. Two 
other public libraries which serve East Los Angeles 
are the El Camino Real Library on Whittier Boulevard 
and the Anthony Quinn Library on Cesar Chavez 
Avenue.

  The East Los Angeles Library moved to its current 
location in the East Los Angeles Civic Center in 
September 2004. It is nearly double the size of its 
old building, which is now East Los Angeles County 
Hall. The current book collection totals 139,542 vol-
umes. There are 5,990 audio cassettes and compact 
discs; 8,890 video cassettes; 123 magazines and 
newspaper subscriptions; and other special materi-
als such as telephone directories, microforms, and 
pamphlets. There are materials in English and Span-
ish, and many services available to the community. 

C.  Health Care Facilities: There are approximately 30 
medical health care facilities located within the plan 
area. Four primary hospitals serve the East Los 
Angeles community. 

  East Los Angeles Doctors Hospital, established in 
1958, is located at 4060 Whittier Boulevard and is an 
accredited 127-bed center that provides outpatient 
and inpatient services. 

  White Memorial Medical Center, located at 1720 
Cesar Chavez Avenue in the City of Los Angeles, is a 
432 bed hospital that provides behavioral medicine, 
cancer services, children’s services, community out-
reach, diabetes care, heart & vascular services, occu-
pational medicine, rehabilitation services, senior and 
women’s services. Residencies offered include family 
medicine, OB/GYN, internal medicine, pediatrics, 
podiatry and versant RN residency.

  Los Angeles County/USC Medical Center (LAC/USC), 
founded in 1878, is one of the largest acute care 
hospitals in America and has been the primary facil-
ity of the University of Southern California School 

of Medicine since 1885. It is licensed for 1,395 beds 
and budgeted to staff 745 beds. LAC/USC provides 
a full selection of outpatient and inpatient services 
and, as the largest single provider of health care in 
Los Angeles County, provides the community with 
more than 28% of its trauma care. The hospital 
is located northeast of downtown Los Angeles at 
1200 N. State Street, in the City of Los Angeles, and 
approximately 1 mile from the border of East Los 
Angeles.

  Garfield Medical Center, located at 525 N. Garfield 
Avenue in Monterey Park, is a 210-bed hospital 
which provides a cardio-pulmonary services depart-
ment, critical care units, emergency department, 
maternity and child services, medical/surgical ser-
vices, outpatient surgery department, pediatric unit, 
radiology and diagnostic imaging department, reha-
bilitation services, and a surgery department. 

D.  Community Centers: There are a number of com-
munity centers located within, and in the immediate 
vicinity of the plan area . They include Centro Mara-
villa Service Center, East Los Angeles Service Center, 
Eastmont Community Center, Belvedere Community 
Regional Park Social Hall, City Terrace Park Social 
Hall, Ruben Salazar Park Senior Center, Saybrook 
Park Recreation Room, and AltaMed Senior Buena-
Care.

IX. COMMUNITY SERVICES

A.  Fire and Police Protection: Fire and emergency ser-
vices are provided to East Los Angeles by Battalion 3 
of the Los Angeles County Fire Department. Fire Sta-
tion #1 is located on the grounds of the Los Angeles 
County Fire Department headquarters at 1108 N. 
Eastern Avenue. Fire Station #3 is located at 930 S. 
Eastern Avenue at the southeast corner of Whittier 
Boulevard. Other Fire Departments located within 2 
miles of the planning area, include the Los Angeles 
Fire Department to the west, the La Mirada Area Fire 
Department to the south, and the Montebello Fire 
Department to the east. 

  Public safety and law enforcement is provided by 
the Los Angeles County Sheriff. A station is located 
at the Civic Center. Additional public safety services 
include traffic enforcement (California Highway 
Patrol), parking enforcement (Los Angeles County 
Sheriff), code enforcement (Los Angeles County 
Department of Regional Planning and the Depart-
ment of Public Works, Building and Safety Division), 
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fire and paramedic (Consolidated Fire Protec-
tion District), and ambulance (American Medical 
Response).

B.  Child Care: Two child care centers, the Brooklyn Early 
Education Center and the Nueva Maravilla Child 
Development Center, are located within the Plan 
Area. Ten other child care centers are located within 
5 miles of the Plan Area.

X.  PHYSICAL SURVEY

A.  Residential Areas: As originally developed, the neigh-
borhoods of East Los Angeles consisted of tree-lined 
residential streets, flanked by single family houses, 
that connected to pedestrian-oriented mixed-use 
corridors along Indiana Street and Brooklyn Avenue 
(now Cesar Chavez, 3rd Street and Atlantic Boule-
vard). Over time, street widening and traffic volume 
increases, freeway construction, rezoning, unpermit-
ted construction, and general disinvestment, led to 
a general decline in the quality and condition of the 
area’s building stock.

  The team completed a detailed inventory of housing 
in the Plan area, across all four planning quadrants, 
including mapping by building typologies, parking 
characteristics, zoning conformance and state of 
maintenance. The results of this survey are both 
interesting and hopeful, in that a large majority of 
the fine original houses in the subject neighbor-
hoods are still present. Also, the percentage of total 
properties that are badly dilapidated or developed 
significantly beyond the intensities allowed by cur-
rent zoning does not exceed 15 to 20% of the total. 
On the other hand, such properties are finely dis-
tributed within the Plan area, and contribute to the 
spread of the physical blight that is experienced by 
the community. 

    The unpermitted occupation of dwelling units 
beyond their designed capacity can pose significant 
life safety and public health consequences and the 
increasing number of persons per available room 
results in significant overcrowding. In addition, the 
neighborhood infrastructure has become increas-
ingly overburdened due to unplanned levels of use 
of the sewage system and, excess demand for off 
street parking that cannot be accommodated on-
site. The net result of these conditions is the dete-
rioration of the physical capital within the plan area 
for both public and private property. This condition 
causes actual difficulties in accommodating future 

rounds of private investment as well as contributing 
to a sense that the community is physically deterio-
rating.

  The non-conforming level of residential occupation 
also results in a wide range of economic conse-
quences, including: 

 •  Impeding the level of housing turnover that 
would occur if the units were occupied as 
single family rather than multifamily units. For 
example, if a homeowner is receiving $1,000 per 
month in rent from four households within one 
dwelling unit, it generates an annual income 
stream of $48,000 per year. The capitalized 
value of this income stream would be about 
$480,000—nearly twice the median sales price 
($288,000) for houses in the plan area. In addi-
tion, these dwelling units are typically owned by 
absentee owners who have very low capital costs 
for maintaining the dwelling units and are there-
fore disinclined to return the unit to the market. 

 •  Depriving the county of increased assessed 
valuation upon the sale of a unit as well as pre-
venting the capture of the actual value of the 
property, based on the incomes that are being 
derived from this unpermitted use.

 •   Creating additional negative fiscal impacts to the 
county and to other service providers, such as 
Los Angeles Unified School District (LAUSD), 
through increased demand for public services 
without the normal fees, taxes, and transfers that 
are typically associated with planned population 
increases. 

 •   Degrading the quality of public services, as lim-
ited resources are available to be directed at an 
increasing population. 

B.  Corridors: 3rd Street. Within commercial and mixed-
use corridors, the quality of building design and 
maintenance is also generally quite low. Older build-
ings along these streets, whether originally built as 
houses or as retail buildings, have generally been 
“fortified” with blank walls, burglar bars, walls, 
fences, and gates. This is clearly a reaction to the 
general perception that the public realm surrounding 
these buildings is more a threat than an opportunity.

    Presently 3rd Street is an employment center. Build-
ings are occupied by a broad variety of uses ranging 
from community- serving retail to region-serving 
government offices. For the most part, 3rd Street 
has developed in a manner that supports institu-
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tional users, as is evidenced by the large presence of 
government offices, health care and medical offices, 
as well as schools and religious facilities. Histori-
cally, both 1st Street to the north and Whittier Boule-
vard to the south have been the major sites for retail 
activity in the area. In this context, 3rd Street has 
become more of a destination for employment and 
institutional visits.

  Between the government offices, schools, com-
munity institutions, and major private employers, 
the 3rd Street corridor has an estimated day time 
population of over 2,800 employees. This is supple-
mented by nearly 1,700 institutional patrons each 
day. This is a significant level of activity that rep-
resents a strategic advantage for the East LA area. 
Most of this activity is located on the east end of the 
3rd Street corridor, east of the 710 freeway. Leverag-
ing these existing conditions may represent the most 
promising approach for economic development 
within the plan area. Seeing 3rd Street as an employ-
ment center is consistent with the logic of transit 
oriented development and provides an economic 
basis for growth and development in the community. 
Likewise, the creation of new employment generat-
ing land uses within the plan area offers the poten-
tial to address employment needs for the commu-
nity that resides within the plan area and within the 
broader community of East Los Angeles.

  1st Street. 1st Street is the “Main Street” of the 
Plan area, providing a strong address for local-serv-
ing shops and restaurants, and a safe and pleasant 
environment for shoppers. Like most American 
main streets, 1st Street was developed with simple 
mercantile buildings with shop fronts along the 
sidewalks, sales areas immediately behind the shop 
fronts, and storage areas at the rear. Parking is 
located on the Street and behind buildings. As mer-
chandise delivery has become more frequent over 
time, the value of the large storage areas has been 
reduced, leaving many merchants with awkward 
overly deep sales areas. Some of these buildings are 
historic structures that are well worth preserving as 
they are, but others will be subject to reconstruction 
or replacement. 

 
  Cesar Chavez Avenue. Commercial lots fronting the 

westerly portion of Cesar Chavez Avenue – roughly 
from Indiana Street to the 710 Freeway – are unique 
in the area in that they are relatively deep and are 
generally served by rear alleys. This offers the pos-
sibility of mixed-use infill development on a some-

what larger scale than is practical along 1st Street or 
along Cesar Chavez to the east of the 710.

  The typical lots in the easterly portion of Cesar 
Chavez are shallower than those closer to Indiana 
Street, and are not typically served by alleys. Also, 
unlike the blocks near Indiana Street, these proper-
ties are not within easy walking distance of a Gold 
Line station and thus generally need to be provided 
with parking at more conventional ratios. These fac-
tors result in smaller scale infill possibilities.

 
  The greatest design deficit on this corridor are 

recent buildings of s suburban character that are set 
behind street- adjacent surface parking lots. These 
kinds of projects, conforming to current zoning, end 
up undermining the historic and walkable neighbor-
hood character – and value – of this area. 

 
  Atlantic Boulevard. The Atlantic Boulevard corridor 

is certainly the least pedestrian-oriented portion of 
the Plan area. This does not mean, however, that it 
cannot become a very attractive corridor, lined with 
successful businesses in fine buildings that attract 
shoppers arriving by car, by transit, and on foot.

 
  Along with the rest of the Plan area, this stretch of 

Atlantic Boulevard has undergone a downward spiral 
of disinvestment, resulting in many businesses that 
require almost no capital investment in their proper-
ties. However, a number of new buildings housing 
successful businesses have been built recently. The 
Plan needs to support such reinvestment, and to 
help shape new buildings and their parking lots into 
a pattern where attractive buildings and parking 
screening devices define the edge of the street and 
create an attractive and inviting presence for what 
are principally car- oriented businesses. 

XI.  COMMUNITY PARTICIPATION PROCESS

The Specific Plan will be prepared through a collabora-
tive design process that will include the stakeholders 
and community members residing within the unincor-
porated community of East Los Angeles. A Planning 
Advisory Committee (PAC) was established in July 2009 
to best represent the interests of the greater East Los 
Community. The East Los Angeles PAC consists of 13 
members who were appointed by the First Supervisorial 
District and 8 members who were elected at large. PAC 
members participated extensively in the Discovery and 
Design process. 
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A.  Discovery Process: Data Gathering and Initial Out-
reach  An intensive Discovery process was con-
ducted, including data gathering, reviewing and 
evaluating relevant documents for the Plan Area 
and outreach to regulatory agencies and stakeholder 
groups. 

  An existing physical conditions analysis was also 
conducted. A series of diagnostic drawings were 
framed that provided an initial level of understand-
ing of the Plan area and described the issues the 
consultant team would address during the Design 
Phase of work. The following issues were covered:

 •  Street Network, and Circulation
 •  Walkability and Pedestrian Safety
 •  Open Space and Recreation
 •  Civic Uses
 •  Building Intensity and Compatibility
 •  Commercial and Retail Locations and Intensities
 •  Utility Infrastructure
 •  Existing / Pending Development

  The above was compiled into a Discovery Catalog of 
analytical information that was shared among the 
team, County staff, and ultimately presented to and 
discussed with the community during four initial 
Discovery Workshops held in July 2009. 

B.  Planning & Design Sessions and Outreach Work-
shops: Following the Discovery process, the project 
team held two five-day internal planning and design 
sessions to begin formulating a policy framework 
and a design vision for the Plan area. The two ses-
sions focused on the following: 

   Session 1: August 31 through September 4, 2009. 
  Policy Initiatives Framework and Major Public Realm, 

Infrastructure, Transportation Systems Design 
  The results of this session were presented to the 

community in two workshops, on September 19 and 
26. 2009. The workshops were highly interactive. 
Participants had a chance to have their questions 
answered by members of the consultant team, and 
also provide direction regarding their preferences 
on the emerging planning and design framework for 
the project. The feedback from these workshops was 
directly incorporated into the second design session.

 Session 2: September 28 through October 2, 2009
  Catalytic Projects, New Zoning and Implementation 

Framework
  The results of the second design session were also 

presented to and extensively discussed with the 

community in two workshops on October 17 and 24, 
2009. As with the prior workshops, participants were 
offered a morning or afternoon option to review 
and comment on the emerging plan. The extensive 
input received continued to shape the details of the 
emerging Specific Plan.

XII. HISTORICAL SURVEY

A.  Historic Context: The project area, an unincorpo-
rated area of the City of Los Angeles, is bounded by 
Boyle Heights (City of Los Angeles) to the west, City 
Terrace (unincorporated Los Angeles) to the north-
west, Monterey Park to the northeast, Montebello to 
the east and Commerce to the south. The common 
or historic neighborhood names associated with the 
project area are Belvedere, Occidental Heights, Bel-
vedere Gardens, and Maravilla Park. Currently, 3rd 
Street is a mix of residential and commercial prop-
erty types but began as a residential street in the late 
1880s.

  One of the first subdivisions in the project area was 
Occidental Heights south of 3rd Street from Indiana 
Street to Gage Avenue. It was laid out in 1887 by 
a group of Presbyterian clergy to help raise funds 
to build Occidental University (later Occidental 
College) on the site – the university building was 
destroyed by fire in 1896 and the school relocated to 
Highland Park in 1898. Most of the land to the north 
of 3rd Street was also subdivided in 1887 and that 
area became known as Belvedere after the Belvedere 
Tract at the northwest corner of 3rd and Indiana 
Streets. A school district was established in 1888 
with the first school built at 1st Street and Rowan 
Avenue in 1889. At this time, this area was outside 
the farthest eastern reaches of the city limits and 
was mostly rural in character, and no streetcars went 
further than Evergreen Cemetery at 1st Street and 
Evergreen Avenue in Boyle Heights. 

  The Calvary Cemetery, which backs up to 3rd Street 
was established in 1896 on Whittier Boulevard. The 
old Calvary Cemetery was within the city limits and 
served the city for six decades, until city expansion 
called for relocation. Further development stalled at 
this eastern boundary for a time until the infrastruc-
ture could be extended.

  The long-term success of these neighborhoods 
depended on ready access to the city. By 1903, the 
residents of both Occidental Heights and Belvedere 
were anxious to have a streetcar line extended to 
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their neighborhoods and petitioned for an extension. 
At about the same time, these neighborhoods were 
also petitioning for annexation to the City of Los 
Angeles. There was a conflict about water rights and 
annexation would ensure continued access. In 1905 
the streetcar was extended but the water was not 
and the neighborhoods remained outside the city 
limits.

  Because the streetcars made the extension to the 
western edge of the project area by 1905, during 
a time of increasing development in the area, the 
neighborhoods could be considered streetcar sub-
urbs. However, it was the residents who petitioned 
for the franchise and not the land developers.

  Streetcar lines fostered tremendous expansion of 
suburban growth in cities of all sizes. In older cit-
ies, electric streetcars quickly replaced horse-drawn 
cars, making it possible to extend transportation 
lines outward and greatly expanding the availability 
of land for residential development. In a city such as 
Los Angeles, streetcar lines formed the skeleton of 
the emerging metropolis and influenced the initial 
pattern of suburban development.

  Socioeconomically, streetcar suburbs attracted a 
wide range of people from the working to upper 
middle class, with the great majority being middle 
class. By keeping fares low in cost, streetcar opera-
tors encouraged households to move to the sub-
urban periphery, where the cost of land and a new 
home was cheaper.

  The early development of 3rd Street shows scant 
commercial properties and research found no read-
ily available information to verify the presence of 
a streetcar on 3rd Street that would promote early 
commercial development. Small commercial prop-
erties developed along the eastern portion of 3rd 
Street beginning in the 1920s – auto repair and gas 
stations. Churches and schools also appeared along 
3rd Street by the early to mid-1920s.

  The next major subdivision of the project area was 
Belvedere Gardens in 1921. This subdivision is 
located south of 3rd Street and east of the Calvary 
Cemetery extending to the east side of La Verne 
Avenue and south to Whittier Boulevard. This subdi-
vision was developed by the Janss Investment Com-
pany. The land had once been part of the Rancho 
Laguna, a Spanish land grant that became part of 
the de Baker estate. After Arcadia de Baker died in 

1915 the ranch land was leased while litigation held 
up the possibility of subdivision. The Janss Company 
purchased a total of four tracts. The first two are 
located in the project area and described above. Two 
additional tracts known as Belvedere Gardens Annex 
and Belvedere Gardens Addition sit south of Whittier 
Boulevard, outside the project area, and were put on 
the market in early 1922. The lots were sold without 
improvements and temporary homes were allowed. 
The fact that these new neighborhoods faced Whit-
tier Boulevard (Stephenson Avenue) was the major 
draw: “One block from the end of the 5 cent car line 
Belvedere Gardens faces the heaviest traveled auto 
boulevard out of Los Angeles. Traffic means quick 
increase in value and population.”

  In 1922, just as Belvedere Gardens was being built, 
an industrial district located just to the south along 
the Union Pacific rail lines was developing and 
included several lumber mills to provide supplies for 
the new housing stock going up nearby. Addition-
ally, new homes were needed for the workers. Belve-
dere Gardens became a successful link between the 
desire of residence and workplace in close proximity.

  By October 1922 nearly 7,000 people had moved 
into Belvedere Gardens in 1,700 new homes. New 
businesses, schools, churches and a theater were 
developed to service the area. By July 1923, popula-
tion had grown to 12,000 with 2,500 new homes. 
The Belvedere Gardens Chamber of Commerce was 
formed in 1923. The initial property owners had 
mainly Anglo surnames but it would not be long 
before an influx of immigrants would change the 
composition of the area. East Los Angeles grew in 
the 1920s owing to massive immigration from Mex-
ico, and by the late 1920s it was the home to 30,000 
Mexicans. Displacement within the City also forced 
the eastward movement of many Mexicans, in addi-
tion to Japanese and Chinese.

B.  Corridor Characteristics

 1.  Ethnic Heritage. The ownership of parcels along 
3rd Street currently mirrors the ethnic popula-
tion of the area. The majority of the names are 
Hispanic, but there are a few Japanese names 
which reflect the immigrants that settled there 
in the late 1920s. The first substantial migration 
of Mexicans in the 20th century to Los Angeles 
happened in the 1920s. Many of these immi-
grants were uprooted by the Mexican Revolution 
(1911-20). The growing economy of Southern 
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California provided many low-wage jobs in the 
service industries, transportation, and agribusi-
ness. From 1890-1900, Japanese men came to 
Southern California to work on farms, citrus 
ranches and railroads—doing the physical 
labor that the Chinese had done in the previous 
decades. In 1903, Japanese workers were hired 
to break the strike of the Mexican workers at the 
Pacific Electric Railway. In the 1920s, many Japa-
nese answered the call for construction work-
ers during the rapid expansion of Los Angeles. 
The availability of land for farms and nurseries 
enticed many Japanese to the area.

 2.  Development Eastward. The remaining areas 
north and south of 3rd Street east to Atlantic 
Boulevard were mostly developed by 1930. This 
included Belvedere Gardens to the south of 
3rd Street and other small tracts subdivided by 
banks and other financial institutions north of 
3rd Street from 1922-30, and were mainly still 
residential property types. The area of Maravilla 
Park, north of 3rd Street, is noted on the city’s 
Index maps but the map book could not be 
found to verify the date of subdivision. The areas 
just west of Atlantic Boulevard, at the point 
where Beverly Boulevard meets 3rd Street, were 
subdivided in the late 1920s and were only a par-
cel deep, indicating early commercial develop-
ment along this stretch of the corridor. The par-
cels on the north and south sides of the street 
just east of Atlantic Boulevard to the end of the 
project area at Sadler Avenue were subdivided 
in 1955 and 1948, which is evidenced by one- to 
two-story mid-century modern commercial office 
buildings.

 3.  Freeway Development. The introduction of free-
ways broke up many of the neighborhoods of the 
plan area beginning in the 1950s with the con-
struction of the Long Beach Freeway (710) and 
the Pomona Freeway (60). They disrupted the 
street grids and changed the housing patterns of 
established neighborhoods from the late 1880s. 
The freeways had a detrimental effect on the 
project area by demolishing existing residential 
areas, introducing a new denser housing stock 
to established neighborhoods, and displacing 
both residents and businesses.

C.  Field Observations and Analysis: Historic Resources 
Group performed a reconnaissance survey of the 3rd 
Street corridor from Indiana Street along 3rd Street 

to Sadler Avenue, noting a mix of residential and 
commercial structures, with a few religious and pub-
lic properties dating from the early decades of the 
20th century to more contemporary times in the first 
few years of the 21st century. The property types, 
their construction age and parcel sizes illustrate the 
eastern thrust of the development pattern along 
the corridor, and the social evolution of this section 
of unincorporated Los Angeles and the surround-
ing communities. There are relatively few vacant 
lots along the corridor, and most of them are of a 
smaller parcel size (less than one acre).

  Moving from west to east on 3rd Street the historic 
properties progress from mostly older properties of 
the 1900s and 1920s to newer construction from the 
1950s and 1960s, and from a mixture of residential 
and commercial to exclusively commercial. Almost 
all of the residential properties are in the 3rd Street 
corridor from Indiana Street to the 710 Freeway in 
the Southwest Quadrant, with a few of these proper-
ties in the corridor east of the 710 Freeway to Sadler 
Avenue in the Southeast Quadrant.

  Below is a general overview of property types of 
interest identified during the reconnaissance survey 
conducted on Thursday, January 8, 2009. 

  Northwest Quadrant
 •    Small residential properties from the first decade 

of the 20th century in the Craftsmen bungalow 
style; many structures retain their wood clap-
board siding

 •    Commercial structures from 1960s, including a 
drive-in eatery and a canopy in a former gas sta-
tion (now a car wash and auto service center)

 •  Religious institutional buildings constructed in 
the 1920s and 1940s

 •  Cemetery site owned by the Serbian Benevolent 
Society

 Southwest Quadrant
 •  A single, 1890 residential Victorian style cottage 

with wood clapboard siding and decorative wood 
ornamentation

 •  Small residential properties from the early 
decades of the 20th century in the Craftsmen 
and Spanish Colonial bungalow styles; many of 
the Craftsmen style structures retain their wood 
clapboard siding

 •  A single, one story, 1918 commercial structure 
with wood clapboard siding which probably was 
some kind of neighborhood retail store
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 •  Small single story, commercial buildings of 
stucco in Moderne design styles with construc-
tion dates from the 1920s, 1930s and 1950s

 •  Religious institutional buildings constructed in 
the 1900s through 1950s in a unique, eclectic 
style that blends Spanish Colonial, Art Deco and 
Streamline Moderne

 •  Cemetery owned by the Catholic Church

 Northeast Quadrant
 •    Small business commercial structures dating 

from the 1940s in a minimalist Streamline Mod-
erne style constructed in stucco

 •  Single story office buildings and a mortuary 
constructed in the 1950s to 1960s in a variety 
of materials such as concrete block, stucco, and 
brick in Mid-century Modern design styles

 Southeast Quadrant
 •    Small single story, commercial buildings of 

stucco in Modernism design styles with con-
struction dates in the 1940s, 1950s and 1960s

 •  Single story office buildings constructed in the 
1930s through the 1960s in a variety of materials 
such as concrete block, rock, stucco, and brick in 
Mid-century Modern design styles

 •  Commercial structures of stucco in Modernist 
design styles with construction dates from the 
1940s, 1950s, 1960s and 1980s, including two 
drive-in eateries, signage, two cocktail lounges/
bars/restaurants, an auto repair shop and a 
nursery)

XIII.  MARKET STUDY

The plan area plays an important role in the regional 
housing market as a reserve of attainably priced hous-
ing. The majority of the housing stock in the plan area is 
made up of single family residences. Like the rest of the 
nation, housing prices in East Los Angeles have been 
negatively affected by the credit crisis of 2008-2009. One 
of the effects of this crisis has been the effective freezing 
of transactions between September of 2008 and March 
of 2009, distorting pricing information at the time of the 
preparation of the plan. That being said, based on 2008 
annual average data, the median sales price for a single 
family unit in zip code 90022 (which covers the plan 
area) was $288,000. This compares to a county wide 
average of $400,000 for the same time period. The price 
has declined over 40% on a year over year basis as of 
February 2009. (the last date with available data at the 
time of the preparation of the plan). 

A.  Introduction: This analysis provides data and fore-
casts on market conditions that are currently affect-
ing the portion of East Los Angeles that is covered 
by the Plan. In preparing this report three primary 
levels of geography are used:

  1.  The 3rd Street Corridor. This refers to the first 
row of parcels with frontage on 3rd Street in the 
county unincorporated community of East Los 
Angeles

  2.  The Plan Area. This is the larger plan area run-
ning roughly from César Chavez on the north 
to Hubbard on the south between Indiana and 
Oakford Streets.

 3.  East Los Angeles. This refers to the Census Des-
ignated Place of East Los Angles and is entirely 
within the unincorporated County of Los Ange-
les. 

B.  Key Findings: East Los Angeles as a whole has been 
hit very hard by the recent downturn in the economy. 
This is reflected in relatively high unemployment 
rates, estimated to be just over 12% in the East Los 
Angeles Census Designated Place (CDP) as of Sep-
tember 2009. Median household income in the plan 
area is just over $28,000, which is 60% of the esti-
mated county median at $48,000 as of April 2009. 
There is a high concentration of very low income 
households in both the Plan area and the 3rd Street 
Corridor. Residents of the community still represent 
a significant potential market that can be penetrated 
more effectively over time. 

  The market for commercial property in Los Angeles 
as a whole is weak and is experiencing increas-
ing vacancies and negative absorption. This is true 
across all property types and classes. The 3rd Street 
Corridor and the surrounding communities have 
not escaped this condition. There are currently sig-
nificant inventories of space available in the market, 
and rates are below replacement costs suggesting 
that future development, absent some extra market 
forces such as public investments, is unlikely to 
occur until the existing vacancy is absorbed.

  The market will likely see transformations due to the 
arrival of the Gold Line along the corridor. The fore-
casts for demand consider the likely future demand 
as well as an analysis of Transit Oriented Develop-
ment (TOD) approaches that would have the ability 
to transform the existing conditions.
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  The potential for new development along the corri-
dor over the 20 year time horizon of the specific plan 
can be summarized as follows:

 
 1.   Office: Total market support for between 103,000 

and 170,000 net new square feet of office space.
 
   Note that it is anticipated that a significant por-

tion of the plan area’s existing 700,000 square 
feet are likely to be reconfigured or redeveloped 
over the time horizon of the Plan.

 2.  Industrial: There is limited potential for expan-
sion of industrial uses along 3rd Street itself, 
although opportunities may arise due to the 
area’s access to I-710. Development of 60,000 
square feet and above should not be foreclosed 
as an option moving forward.

 3.  Retail: Based on community support, 3rd Street 
could support approximately 215,000 to 230,000 
square feet of retail in addition to the existing 
inventory over the life of the Plan. If the area is 
transformed into a regional destination, this fig-
ure could increase substantially.

XIV. COMMUNITY ISSUES ANALYSIS 

The purpose of this section is to catalog issues that 
were raised through community participation. Through 
the public workshop process, through direct observation 
and analysis of the Plan area, and through the design 
workshop process with County staff, a number of key 
topics for change emerged. Each of these topics has a 
positive side and a negative side. Each begins with exist-
ing challenges and deficits, and each moves forward 
with community hope and support for improvement 
and success. It is the intention of this Plan to describe, 
harness, and direct that shared vision of steady improve-
ment. The following eight principal topics help to 
organize much of that energy, and will help to direct its 
implementation across the many political, technical, and 
institutional processes that shape East Los Angeles.

A.  Community Pride: The most prevalent notion emerg-
ing from the meetings and workshops was pride in 
the community of East Los Angeles. Many of the 
participants in the planning process are members 
of families who have called East Los Angeles home 
for several generations, and who want their success-
ful children to return to live in their neighborhoods. 
They see a range of community challenges and prob-
lems clearly, but are very optimistic and determined 
to work toward improving the community. 

  East Los Angeles residents have identified specific 
community characteristics that contribute to this 
sense of pride, and have been very clear that they 
want these to be retained and built upon. At the 
top of the list is the unique “small town” or single 
family- based neighborhood character, with parks, 
schools, and churches within walking distance of 
homes. This is key to people’s way of life, and they 
are emphatic that this should be protected and 
improved with safer streets and appropriate scale of 
development. 

B.   Enforcement of Standards/ Regulations: Whereas 
many of the community concerns and likely reme-
dies relate to design and policy, this category relates 
more to maintenance and operations. Although 
these issues do not appear on the surface to be 
subtle or complex, they are critically important to the 
future success of the community, and persistent in 
their contributions to its current and past troubles.

  Many community members expressed concern over 
the perceived lack of code enforcement. In particu-
lar, the community complained about inoperable 
vehicles in yards, storage of salvaged goods in front 
yards, operating businesses from home or on the 
street, and illegal garage conversions into living 
quarters.      

 
  The pervasive sense of blight that is nucleated 

by the overcrowding of a few properties creates a 
complex web of political, administrative, and social 
problems. The personal and social cost of simply 
displacing the residents of unpermitted dwellings 
would be unacceptably high. The economic impacts 
of instituting requirements to immediately upgrade 
and/or demolish dwelling units could be severe. It is 
recommended that through the implementation of 
such new standards, together with a steady program 
of code enforcement, certain financial or regulatory 
incentives, and the building of new affordable hous-
ing, the County restore order to the housing within 
the community.

C.  Jobs and Local Economy: The 3rd Street corridor is 
currently an employment center, with over 730,000 
square feet of non residential space occupied by a 
broad variety of uses ranging from community-serv-
ing retail to region-serving government offices and 
a range of other institutional users including health 
care, schools, and religious centers. The market 
studies prepared as a part of the Plan preparation 
process, as well as the broadly expressed community 
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desires, indicate that more employers and a broader 
range of employer types should be encouraged to 
locate along the 3rd Street corridor.

D.  Quality of Retail Services: In every community work-
shop, community residents noted that certain types 
of retail businesses are currently over-represented in 
the community, while others are under-represented 
or missing entirely. In general, low-priced and low 
value merchandise dominates the local market, 
and families must travel to other communities to 
buy groceries, household goods, clothing and other 
staples, as well as most specialty merchandise. As 
with the other key community topics, this perceived 
deficit is also a latent opportunity.

  Many of the businesses within the planning area 
certainly do cater to the needs of residents, but two 
key indicators of additional potential market oppor-
tunities are that 1) many residents go out of the area 
for daily and weekly shopping needs, and 2) there is 
a relatively low volume of sales within the Plan area 
to shoppers from elsewhere. The historic reasons for 
these patterns are no doubt complex, and include 
the general negative perception of the East LA area 
in terms of value and of safety, the migration of busi-
ness to larger stores along Atlantic Boulevard and 
Whittier Boulevard, and other factors. 

  Most shoppers in a large metropolitan area like 
Los Angeles have a great number of choices as to 
where they shop. Many of the local residents are 
poorer and less mobile than the regional average, 
and for them enhanced local access to goods and 
services are both important and just. For residents 
of surrounding communities, there are a plethora of 
shopping centers in the area that offer standardized 
fare of all kinds, but an authentic, colorful, ethni-
cally diverse East Los Angeles shopping and dining 
environment – as long as it is perceived as generally 
clean and safe – could be very successful in attract-
ing the residents from nearby cities and the money 
they would bring with them. 

E.  Existing and New Housing: As the housing within 
the neighborhoods of East Los Angeles has declined 
in value in recent decades, the residential occupancy 
pattern has shifted from one dominated by owner-
occupation to one of rental housing and absentee 
landlords. Most residential lots in the planning area 
were originally developed with single-family detached 
houses, and the existing zoning in most of the plan-

ning area allows one or two dwellings per lot, while 
multi-family densities are allowed in portions of the 
planning area. 

  Over the years, the high demand for housing that 
is affordable to working class immigrants, coupled 
with a regional housing allocation process eager to 
find large pockets of relatively affordable housing 
and generally lax building permit enforcement, led 
to a significant percentage of properties exceeding 
the number of dwelling permitted by existing zoning. 
However, in some cases, the results of sub-dividing 
existing structures to house more than one family 
– and/or adding new structures within the lot – have 
produced reasonably good housing that does not 
degrade the living environment on that lot or on 
neighboring lots. 

  It is important that large concentrations of any 
one particular type of housing be avoided, particu-
larly affordable housing for low or very low income 
households. It is also important that new owner-
ship opportunities, including first-time home buy-
ing incentives, should be made available in order to 
complete the housing mix.

F.  Balanced Mobility Systems: The Gold Line: The 
principal catalyst for beneficial change in the 3rd 
Street corridor – is by itself rebalancing the mobil-
ity options for the area in favor of environmentally 
responsible and socially and economically beneficial 
alternatives to the car. Virtually every aspect of this 
Plan is intended to extend, enhance, and extract 
value from the benefits that the Gold Line brings to 
East Los Angeles. 

  To complete a network of non-automotive mobility, a 
range of neighborhood-scale options must be added 
to the metropolitan scale mode that the Gold Line 
offers. Key among those network-completing modes 
are local-serving transit, and safe and pleasant bike 
and pedestrian networks throughout the neighbor-
hoods.

G.  Pedestrian Comfort and Safety: The most important 
component of a neighborhood mobility system is 
its pedestrian network. Neighborhoods that support 
sustainable transportation networks, neighborhoods 
that foster a strong sense of neighborly relations 
and community cohesion, and neighborhoods that 
are safe at all hours of the day and night are gener-
ally neighborhoods in which walking is comfortable, 
pleasant and useful in the course of everyday life. 
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  A dominant and recurring theme of the input 
received in community workshops was the lack of 
perceived safety for pedestrians and bicyclists on 
the streets of East Los Angeles. This perception is 
confirmed by accident statistics in the planning area, 
which show significantly higher than typical rates 
for severity of vehicle versus pedestrian and vehicle 
versus bicycle accidents. This perception was also 
confirmed by the planning team’s direct observa-
tion and photo-reconnaissance of the area’s rather 
incomplete and deteriorated sidewalk and crosswalk 
network and the common presence of speeding 
motorists.

  It is also clear that the same characteristics of many 
of the area’s streetscapes that are unwelcoming to 
pedestrians – lack of street trees and/or street lights, 
narrowness of sidewalks, excessive traffic speeds 
– are also factors that tend to reduce real estate 
values. This double deficit – or doubly valuable 
improvement – suggests that a robust strategy for 
improving the safety and quality of the streetscapes 
of East Los Angeles is a top-level priority for change.

H.  Recreation and Open Space: As the housing densi-
ties within the 3rd Street corridor planning area have 
increased over time – and as they may increase fur-
ther as transit-oriented and mixed-use development 
is implemented along 3rd Street and other major 
streets in the area – recreational open space oppor-
tunities and facilities will become increasingly critical 
to preserving and enhancing the neighborhood qual-
ity of life and economic value of the area as a place 
for families to live.

  As noted above as a source of community pride, the 
area is already blessed with some excellent com-
munity open space and civic facilities. The two large 
parks - Belvedere and Obregon - together with the 
several schools and many churches provide a strong 
foundation for a full range of community recreation 
opportunities. Certain operating agreements could 
expand existing access to recreational open space at 
very marginal cost. For instance, many school play 
fields sit unused when school is not in session, and 
it would be beneficial to the community to develop a 
joint use program so that the play fields can be used 
at all times of the day and on weekends. 

  And finally the streets of East Los Angeles may be 
enhanced to provide safe routes for pedestrians and 
bicyclists throughout the Plan area, and beyond. 
Knitting all the other public spaces together into safe 

and valuable network, this pedestrian-oriented public 
realm is key to providing equitable access to the full 
range of urban amenities and community resources 
for all, the young, the old, the poor, and well-to-do. 

XV. CONCLUSION – POLICY FRAMEWORK FOR CHANGE

Throughout the many hours of community workshops 
and interviews with the residents and business owners 
of the 3rd Street corridor and adjoining neighborhoods, 
the planning team heard a great many excellent observa-
tions, heartfelt concerns, and creative suggestions for 
change. This input – in combination with the planning 
team’s direct observation, consultation with County 
staff, and urban analysis of the planning area – are the 
foundation for the policy, design, and regulatory recom-
mendations of the Draft Specific Plan.

Most of the community input was congruent with the 
team’s observations of the Plan area, and many issues 
and ideas were raised repeatedly in various forms. The 
most commonly recurring comments and ideas are 
listed below. Out of all these conversations, a few gen-
eral themes and general categories of concerns and 
ideas emerged. These community comments are orga-
nized under bold headings below:

The purpose, of course, for listening so carefully to the 
community and then recording what was heard, is to 
provide input and direction for the planning process, 
and to shape design responses and policy responses 
that can directly address community concerns and fur-
ther the community’s hopes and ideas for its future.

In the same way that recurring themes emerged out 
of the public input, the proposed design and policy 
responses to that input has yielded a relatively small 
number of unifying themes. Describing in detail how 
each of these policy intentions addresses each com-
munity concern would result in an extremely long and 
repetitive narrative. Accordingly, the ten principal policy 
recommendations are summarized below. 

A. Primary Policy Initiatives/Outputs

  1.  Enforcement of Standards and Regulations: 
Even-handed and routine enforcement of exist-
ing – and future – land use and business regula-
tions was identified almost universally as a high 
priority for improving the quality of life in the 
Plan area.
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 2.  Balancing Street Design and Context-Calibrating 
the Street Network: There is a strong commu-
nity consensus that the streets of the 3rd Street 
Corridor and its neighborhoods offer too much 
opportunity for speeding cars and too little for 
pedestrians. Streetscapes that contribute posi-
tively to their role as the “living rooms of the 
neighborhoods,” rather than as automobile con-
duits maximized for throughput, were seen as a 
critically important goal for quality of life, prop-
erty value, and life safety.

 3.  Designing the 3rd Street Right of Way Design 
to Support Job Creation and Housing: Strong 
community concern emerged that even as 3rd 
Street’s car carrying capacity was reduced with 
the addition of the Gold Line, its parking support 
of businesses and accommodation of pedestri-
ans did not improve or was degraded. Targeted 
improvements that would finally rebalance the 
design of 3rd Street in favor of pedestrians and 
restore the on-street parking for businesses were 
passionately requested throughout the planning 
process.

  4.  Changing Zoning to Support Feasible Commer-
cial Development: Commercial businesses that 
will be successful along the several commer-
cial and mixed-use streets of the planning area 
– whether retail stores, restaurants, offices, or 
other employers – must be housed in buildings 
that meet a series of design compatibility crite-
ria. They must be in scale with the surrounding 
neighborhoods, must have good visibility and 
enough convenient parking, and must fit on 
relatively small and/or shallow lots. The existing 
zoning is not equipped to deliver such buildings, 
and suitable new zoning is provided in this Plan, 
emphasizing mixed-uses, neighborhood-scale 
massing, active frontages, and no more parking 
than necessary.

  5.  Accepting New, Sustainable/Green Infrastructure 
Systems: The cost of constructing, upgrading, 
maintaining and operating the infrastructure 
necessary to support the existing development 
in the plan area, and the new development the 
community hopes to see, has the potential to 
slow or stop such improvement. A series of 
recommendations for the cost-effective upgrad-
ing of that infrastructure, considering the use of 

new, green infrastructure systems, and funding 
mechanisms that will not overburden poten-
tial investors in new buildings, are proposed 
throughout this Plan.

  6.  Making Public Space Joint Use Arrangements 
with Schools and Churches: The 3rd Street Cor-
ridor planning area suffers from deficiencies in 
many areas, but is blessed with a relative abun-
dance of well- located and well- operated schools 
and churches. Not only do these civic institu-
tions provide constant and invaluable support 
to the community through their many services, 
they also own large amounts of land. That land 
has the potential in many cases to be used even 
more effectively in the future, with school yards 
functioning as neighborhood parks outside 
school hours and portions of church properties 
potentially converted to housing and other com-
munity-serving uses that further the mission of 
their church congregations.

  7.  Identifying/ Reserving Key Sites for Economic 
Development Opportunities: The shortage of 
large development parcels within the planning 
area suggests that to the extent possible the 
County and its planning, economic, and redevel-
opment branches might identify key parcels and 
work with property owners to ensure that larger 
parcels available now or in the future are consid-
ered as possible sites for new retail or employ-
ment businesses of some significant scale, that 
would benefit both the community and the prop-
erty owners.

  8.  Harmonizing Land Use Controls with Transit 
Oriented Development Opportunities: The Gold 
Line has a strong potential to help transform 
the 3rd Street Corridor from a relative backwater 
in the Greater Los Angeles area to the center of 
urban life and commerce for East Los Angeles . 
The key to realizing this promise is to find ways 
to concentrate urban activity – a balanced mix 
of shopping, workplace, and housing – in close 
proximity to the new stations. This will require 
land use and development standards that take 
maximum advantage of the Gold Line by not 
unnecessarily inflating development sites and 
budgets with unnecessary parking facilities or 
other trappings of suburban development. This 
Plan provides the standards to achieve this goal.
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  9.  Pursuing Affordable Housing through Coopera-
tive and Joint Ventures with Other Jurisdictions: 
New investment in the 3rd Street Corridor is 
expected to bring new types of opportunities 
for jobs, shopping, and housing that will attract 
business and residents who had not previously 
considered East Los Angeles to be a prime 
address. To balance the expected influx of new 
investment and new residents, it is vitally impor-
tant that move-up housing for the long-time 
residents of East LA be a part of the mix. Hous-
ing delivered by non-profit developers – whether 
on the upper floors of new mixed-use buildings, 
on land provided by churches or other mission-
driven property owners, or otherwise – will be an 
important source of such new housing.

   10.  Advocating for the Plan as an Integrated Whole. 
A Plan of this type is generated by playing close 
attention to hundreds of details that affect the 
daily lives of the community. And a Plan of this 
type will be implemented in thousands of small 
actions taken by hundreds of property owners 
and public officials over many years. But the 
success of this Plan – and of the places that are 
the 3rd Street Corridor planning area – depends 
on keeping sight of a few simple ideas. Ideas 
such as quality of place, care for the involuntary 
pedestrian (the oldest and youngest and poorest 
among us), and building for long-term value not 
short term profit. If the political, business, and 
civic leadership of East Los Angeles embrace 
and sustain these big ideas, the many details will 
fall into place over time, and East Los Angeles 
will once again be one of the great places for 
Angelinos to live, work, shop and play.
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I. DEVELOPMENTAL INFLUENCES

A. Housing Subdivisions
 
   One of the first subdivisions in the project area was 

Occidental Heights, located south of 3rd Street from 
Indiana Street to Gage Avenue. It was laid out in 
1887 by a group of Presbyterian clergy to help raise 
funds to build Occidental University (later Occiden-
tal College) on the site. (The university building was 
destroyed by fire in 1896 and the school relocated 
to Highland Park in 1898.) Most of the land to the 
north of 3rd Street was also subdivided in 1887. 
That area became known as Belvedere after the 
Belvedere Tract at the northwest corner of 3rd and 
Indiana Streets. A school district was established 
in 1888 with the first school built at 1st Street and 
Rowan Avenue in 1889. At this time, this area was 
outside the farthest eastern reaches of the city limits 
and was mostly rural in character, and no streetcars 
went further than Evergreen Cemetery at 1st Street 
and Evergreen Avenue in Boyle Heights. To coax 
buyers to consider the Occidental Heights Tract the 
advertisements read:

    Situated just outside the city limits…on a high 
plateau commanding the most delightful views 
in every direction. Free from the fogs which pre-
vail in the western portion of the city, and receiv-
ing daily and delightful sea-breeze uncontami-
nated by the smoke and smells of the city. (Los 
Angeles Times, April 3, 1887.)

   The Calvary Cemetery, which backs up to 3rd Street 
was established in 1896 on Whittier Boulevard. The 
old Calvary Cemetery was within the city limits and 
served the city for six decades, until city expansion 
called for relocation. Further development stalled at 
this eastern boundary for a time until the infrastruc-
ture could be extended.

   The long-term success of these neighborhoods 
depended on ready access to the city. By 1903, the 
residents of both Occidental Heights and Belvedere 
were anxious to have a streetcar line extended to 
their neighborhoods and petitioned for an extension. 
At about the same time, these neighborhoods were 
also petitioning for annexation to the City of Los 
Angeles. There was a conflict about water rights and 
annexation would ensure continued access. In 1905 
the streetcar was extended but the water was not 
and the neighborhoods remained outside the city 
limits.

   Because the streetcars made the extension to the 
western edge of the project area by 1905, during 
a time of increasing development in the area, the 
neighborhoods could be considered streetcar sub-
urbs. However, it was the residents who petitioned 
for the franchise and not the land developers.

   A streetcar suburb is a community whose growth 
and development was strongly shaped by the use 
of streetcar lines as a primary means of transporta-
tion. Los Angeles owes its growth and layout to the 
streetcar. The streetcar transported passengers over 
distances they could not easily cover on foot at a 
small cost shared by many patrons. Streetcars were 
originally animal powered carts rigged with multiple 
seats riding small steel rails; a configuration that 
avoided tiring ruts, dust and the cost of paved roads. 
Where a man alone could perhaps commute on foot 
a half mile or more from home to work, mass transit 
brought that same man the ability to commute three 
or four miles in relative comfort. Cable cars and then 
electric trolleys improved on animal traction with 
higher speeds and better reliability without pollution. 
(SurveyLA “Draft Historic Context Statement”, Chap-
ter 3-4, March 13, 2008.) 

   Streetcar lines fostered tremendous expansion of 
suburban growth in cities of all sizes. In older cities, 
electric streetcars quickly replaced horse-drawn cars, 
making it possible to extend transportation lines 
outward and greatly expanding availability of land for 
residential development. In a city like Los Angeles, 
streetcar lines formed the skeleton of the emerging 
metropolis and influenced the initial pattern of sub-
urban development.

   Socioeconomically, streetcar suburbs attracted a 
wide range of people from the working to upper-
middle class, with the great majority being middle 
class. By keeping fares low in cost, streetcar opera-
tors encouraged households to move to the sub-
urban periphery, where the cost of land and a new 
home was cheaper. (National Register Bulletin “His-
toric Residential Suburbs,” http://www.nps.gov/his-
tory/Nr/publications/bulletins/suburbs/part1.htm. 
U.S. Department of the Interior, National Park Ser-
vice. Accessed January 29, 2009.)

   The extension of the Stephenson Avenue streetcar 
was completed to the eastern city limits in 1905. It 
was operated by the Los Angeles Railway. The Ste-
phenson Avenue line was known as the “R” line and 
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ran east from downtown Los Angeles on 7th Street 
and connected up with what is now Whittier Boule-
vard at Boyle Avenue (now Soto Street) and termi-
nated at Indiana Street. In the 1920s as development 
extended eastward the streetcar followed along Whit-
tier Boulevard where lots were sold for commercial 
purposes. The Indiana Street shuttle line (35) ran 
from Whittier Boulevard to 1st Street to connect the 

“R” and “P” lines from 1920 to 1946. The “P” line, to 
the north, ran parallel to 6 Whittier Boulevard along 
1st Street. (Hill’s Map of Greater Los Angeles, (Los 
Angeles, CA: Hill Map Co.) 1938.)

   The early development of 3rd Street shows a small 
number of commercial properties; no readily avail-
able information verified the presence of a streetcar 
on 3rd Street that would have promoted early com-
mercial development. Small commercial properties 
developed along the eastern portion of 3rd Street 
beginning in the 1920s – auto repair and gas sta-
tions. Churches and schools also appeared along 
3rd Street by the early to mid-1920s.

   The next major subdivision of the project area was 
Belvedere Gardens in 1921. This subdivision is 
located south of 3rd Street and east of the Calvary 
Cemetery extending to the east side of LaVerne 

Avenue and south to Whittier Boulevard. This subdi-
vision was developed by the Janss Investment Com-
pany. The land had once been part of the Rancho 
Laguna, a Spanish land grant that became part of 
the de Baker estate. After Arcadia de Baker died in 
1915 the ranch land was leased while litigation held 
up the possibility of subdivision. The Janss Company 
purchased a total of four tracts. The first two are 
located in the project area and described above. Two 
additional tracts known as Belvedere Gardens Annex 
and Belvedere Gardens Addition, are located south 
of Whittier Boulevard, outside the project area, and 
were put on the market in early 1922. The lots were 
sold without improvements and temporary homes 
were allowed. The fact that these new neighbor-
hoods faced Whittier Boulevard (Stephenson Ave-
nue) was the major draw: “One block from the end 
of the 5 cent car line Belvedere Gardens faces the 
heaviest traveled auto boulevard out of Los Angeles. 
Traffic means quick increase in value and popula-
tion.” (6 Los Angeles Times, October 9, 1921.)

    The Janss Investment Company was a successful 
real estate development company founded in 1893 
by Dr. Peter Janss to provide homes for people of 
limited incomes. The Janss Corporation eventually 
developed a number of subdivisions in Southern 

1920s real estate advertisements
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California, including parts of Monterey Park, Boyle 
Heights, and the San Fernando Valley. Janss was a 
full-service company, employing its own architects 
and engineers. It did all of its own public improve-
ments and grading, and even planned parks and 
school sites. They saw in “Westwood Hills” the 
opportunity to create a premier middle-class subdi-
vision for the Westside. By 1922, they were aggres-
sively promoting home sites south of Wilshire Boule-
vard. Development of Westwood Village was under-
way by 1928 to accommodate the growth stimulated 
by the newly opened University of California, Los 
Angeles. 

   In 1922, just as Belvedere Gardens was being built, 
an industrial district located just to the south along 
the Union Pacific rail lines was developing, includ-
ing several lumber mills which provided supplies for 
the new housing stock going up nearby. Additionally, 
new homes were needed for the workers. Belvedere 
Gardens became a successful link between the 
desire of residence and workplace in close proximity.

  The subdivision of Eastmont, directly east of Belve-
dere Gardens between 3rd Street and Whittier Bou-
levard, was developed in 1922. Eastmont was very 
similar to Belvedere Gardens in that the lots were 
sold without improvements. The developers were 
also looking at the increase in industry near the rail 
lines that would attract potential buyers. The attrac-
tive home site prices, proximity to public transporta-
tion and workplace made the southern communities 
of East Los Angeles a very desirable location in the 
early 1920s.

   By October 1922 nearly 7,000 people had moved 
into Belvedere Gardens in 1,700 new homes. New 
businesses, schools, churches and a theater were 
developed to service the area. By July 1923, popula-
tion had grown to 12,000 with 2,500 new homes. 
The Belvedere Gardens Chamber of Commerce was 
formed in 1923. The initial property owners had 
mainly Anglo surnames but it would not be long 
before an influx of immigrants would change the 
composition of the area. East Los Angeles grew in 
the 1920s owing to massive immigration from Mex-
ico, and by the late 1920s it was the home to 30,000 
Mexicans. Displacement within the City also forced 
the eastward movement of many Mexicans, in addi-
tion to Japanese and Chinese residents.

   The remaining areas north and south of 3rd Street 
east to Atlantic Boulevard were mostly developed 
by 1930. Other small tracts subdivided by banks 
and other financial institutions north of 3rd Street 
from 1922-30 were mainly still residential property 
types. The area of Maravilla Park, north of 3rd Street, 
is noted on the city’s Index maps but the map book 
could not be found to verify the date of subdivi-
sion. The areas just west of Atlantic Boulevard, at 
the point where Beverly Boulevard meets 3rd Street, 
were subdivided in the late 1920s and were only a 
parcel deep indicating early commercial develop-
ment along this stretch of the corridor. The parcels 
on the north and south sides of the street just east 
of Atlantic Boulevard to the end of the project area 
at Sadler Avenue were subdivided in 1955 and 1948 
which is evidenced by one- to two-story mid-century 
modern commercial office buildings.

   One of the last subdivisions to be developed was 
the area east of Atlantic Boulevard and south of 3rd 
Street. In the early 1930s, the heirs to one of the 
last remaining Spanish ranchos, Rancho San Anto-
nio, sold a portion of the property to community 
developers Hamilton Sales Corporation. The upturn 
in factory building in the area prompted the need 
for additional housing. The neighborhood became 
known as Bella Vista and it was the largest home 
building and development programs launched in 
East Los Angeles since the late 1920s. Demonstra-
tion or model homes were built to lure prospective 
home buyers to the area. Homes in this area date 
from the mid-1930s into the late 1940s. This is the 
most cohesive development in the project area.

B. Housing

   The condition of housing in East Los Angeles is a 
product of the historical development of the com-
munity and the socio-economic status of the resi-
dents. Topography, age of housing, quality of con-
struction, existing zoning, absentee landlords, lack 
of maintenance, over-crowding, high turnover, low 
income, and the negative environmental impacts of 
freeways has determined the current character of 
East Los Angeles.

    The early developments, including Belvedere Gar-
dens and Eastmont, sold lots without improvements. 
The owner was then expected to build their own 
home. Because the developers were eager to sell 
their lots they allowed temporary homes to be built 
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1973 2009 Comments

Catholic Youth Organization Self Help Graphics Social and cultural landmark; Change of name 
and service

Salas Drug Store Gone

Belvedere Jr High School Belvedere Jr High School Physical landmark

Tom’s Burgers Tom’s Burgers Social landmark

Baptist Seminary Eastside Mental Health Center Social landmark; Change of name and service

Eastside Boys Club Boys and Girls Club of East LA Social landmark; Change of name

Acapulco Eating Stand Gone 

Our Lady of Lourdes Church Our Lady of Lourdes Church Physical and religious landmark

El Santuario de Guadelupe El Santuario de Guadelupe Physical and religious landmark

Calvary Cemetery Calvary Cemetery Physical landmark

Garfield High School Garfield High School Physical landmark

Belvedere Park Belvedere Park Physical landmark

1st Street & Indiana Street Area of significance

Brooklyn Avenue (Cesar Chavez Avenue) & 
Rowan

Area of significance

1st Street & Rowan Avenue Area of significance

at the rear of the lots until the homeowner could 
afford a permanent dwelling which was restricted 
to a certain character or style. As a result, there are 
many properties within the project area from the 
1920s that have two homes of approximately the 
same era on one lot.

C. Transportation

   Transportation has played a vital role both in the 
development and disruption of East Los Angeles. 
In the 1880s the railroads helped to establish com-
munities along their routes which promoted early 
settlement in areas farther away from the City center. 
The interurban transit system, beginning in the early 
1900s, helped lure more people to these newly devel-
oped areas via local transportation which created 
the streetcar suburb. The freeways ostensibly did the 
same thing, another improved system for moving 
people farther out. However, their intrusion through 
established neighborhoods created barriers, noise 
and pollution.

   The freeways fragmented many of the neighbor-
hoods of the project area beginning in the 1950s 
with the Long Beach Freeway (710) which runs north-
south crossing 3rd Street just east of Eastern Ave-
nue. The Pomona Freeway (60) was built beginning 
in the mid-1960s and runs east-west mostly parallel 

to 3rd Street but crossing over 3rd Street just west 
of the Calvary Cemetery. (The Pomona freeway (60) 
was built from 1965-71. The Long Beach freeway 
(710) was built from 1952-65.) They disrupted the 
street grids and changed the housing patterns of 
established neighborhoods from the late 1880s. The 
freeways had a detrimental effect on the project area 
by demolishing existing residential areas and intro-
duced new housing stock to established neighbor-
hoods in addition to displacing both residents and 
businesses.

D. Commercial Corridors

   The commercial corridors run mainly east-west 
along Brooklyn Avenue (now Cesar Chavez Avenue), 
1st Street, 3rd Street, and Beverly Boulevard. The 
north-south corridors are Mednick Avenue and 
Atlantic Boulevard. The ownership of parcels along 
3rd Street currently mirrors the ethnic population 
of the area. The majority of the names are Hispanic, 
but there are a few Japanese names which reflect the 
immigrants that settled there in the late 1920s.

   The Mexican community developed their own com-
merce first along Brooklyn Ave, then Mednik Avenue 
and 1st Street in the 1920s. Brooklyn Avenue was 
further developed through groups with higher eco-
nomic means, mostly Jewish merchants from sur-
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rounding areas such as Boyle Heights. Post World 
War I industry and the increase of the automobile 
created the segregated southern communities such 
as Belvedere Gardens in the 1920s and Eastmont in 
the 1930s. Infrastructure improvements also played 
an important role in the development of the south-
ern communities; in 1923 Whittier Boulevard was 
paved with sidewalks eastward from Eastern Avenue 
to the City of Montebello which allowed for further 
commercial growth to support surrounding commu-
nities.

II. COMMUNITY LANDMARKS

 Community landmarks are locations where people con-
gregate and interact. They reflect the resident’s religious, 
and cultural background, social and economic status. 
Churches, schools and community centers provide the 
expected social and recreational opportunities. Shopping 
and eating in the neighborhood are functional as well as 
social events.

 In East Los Angeles there are distinct structures, loca-
tions and activity centers which reflect a certain char-
acter and uniqueness about the community. They act 
as points of reference and identification, perform an 
important function or provide a local service. Landmarks 
can be physically prominent, historically significant or of 
social, religious or cultural value.

 The 1973 study Nuestro Ambiente listed several commu-
nity landmarks, and this current study has used this as a 
basis for continuing analysis. (SEE FIGURE ABOVE)

 As this list illustrates, the religious faith of East Los 
Angeles is an integral part of the community’s history 
and Mexican culture, tradition and ceremony. The social 
services that churches provide are key community ele-
ments because they address themselves to specific 
needs of the community.

 The importance of public facilities implies the poten-
tial and responsibility of the public sector to improve 
the community environment. Schools, parks, libraries 
and health facilities can have a tremendous impact by 
addressing specific community needs.

Commercial establishments relate to the historical 
growth of the area. First commercial strip to develop 
was along Brooklyn Avenue, between Ford Boulevard 
and Mednik Avenue in the Maravilla neighborhood. It 
contained several community landmarks including a 

market, Catholic church and Mexican bakery promoting 
the community’s history, religion and ethnic background.

APPENDIX: SECTION 02, HISTORIC CONTEXTA2
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III. SURVEY RESULTS

A. PURPOSE

Historic Resources Group performed a reconnaissance 
survey of the 3rd Street Corridor from Indiana Street 
along 3rd Street to Sadler Avenue on January 8, 2009, 
noting a mix of residential and commercial structures, 
with a few religious and institutional properties dat-
ing from the early decades of the 20th century to more 
contemporary times in the first few years of the 21st 
century. The property types, their construction age and 
parcel sizes illustrate the eastern thrust of the develop-
ment pattern along the corridor, and the social evolution 
of this section of unincorporated Los Angeles and sur-
rounding communities. Additional reconnaissance of 
surrounding neighborhoods in the project area to iden-
tify potential historic resources within the project area 
were made on September 2nd, 4th, 10th and 11th, 2009.

Historic resources may be designated at the federal, 
state and local levels. There are no current designated 
resources in East Los Angeles at the federal or state 
level. The County does not have a program for desig-
nating resources at the local level. Several buildings in 
the project area have been previously surveyed and are 
listed in the California State Historic Resources Inven-
tory. Those that have a status code of 5 or lower are 
noted in the tables below. A 2S status code means the 
property has been determined eligible for the National 
Register as a separate listing; a 3S status code means 
the property appears eligible for listing in the National 
Register as a separate property; a 5S2 status code 
means the property is eligible for local listing only.

APPENDIX: SECTION 02, HISTORIC CONTEXTA2

B. 3RD STREET CORRIDOR SURVEY

Moving from west to east on 3rd Street, the historic 
properties progress from mostly older properties of the 
1900s and 1920s to newer construction from the 1950s 
and 1960s, and from a mixture of residential and com-
mercial to exclusively commercial. Almost all of the 
residential properties are in the 3rd Street corridor from 
Indiana to the 710 Freeway in the Southwest Quadrant, 
with a few of these properties in the corridor east of the 
710 Freeway to Sadler Avenue in the Southeast Quadrant. 

Historic Resources Group has identified some potential 
historic resources that may be of interest and retain a 
degree of historic integrity. Additional research would 
be needed to determine if these buildings are examples 
of residential and commercial architecture of the time 
period for this community and therefore eligible for 
some level of designation. 

The tables below list property types of interest identified 
during the reconnaissance survey. They include residen-
tial bungalows; commercial properties including store-
fronts, corner stores, lunch stands and office buildings; 
cemeteries; churches; schools and one industrial site.
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NORTHWEST QUADRANT (BELVEDERE)

Property Address Property Type Approximate Year(s) Built Comments HRI Status Code

3691 E. 3rd St. Commercial ca. 1960 Mid-century restaurant

3747-3751 E. 3rd St. Residential 1900-1920 Craftsman bungalow grouping

3809 E. 3rd St. Commercial ca. 1945 Car wash; could be oldest car 
wash in East Los Angeles

4101-4103 E. 3rd St. Church 1949 Santuario de Nuestra Senora 
de Guadalupe Church

2S

4249 E. 3rd St. Commercial ca. 1966 Mid-century gas station; metal 
roof

260 S. Eastern Ave. Cemetery n/d United Serbian Benevolent 
Cemetery

SOUTHWEST QUADRANT (OCCIDENTAL HEIGHTS)

Property Address Property Type Approximate Year(s) Built Comments HRI Status 
Code

3644-3672 E. 3rd St. Residential 1900-1920 Craftsman bungalow grouping

3674 E. 3rd St. Commercial ca. 1930 Streamline storefront

3700-3744 E. 3rd St. Residential 1900-1920 Craftsman bungalow grouping

3748 E. 3rd St. Commercial 1918 Corner store; rare example of property 
type on 3rd St.

2S

3772 E. 3rd St. Church 1931 Our Lady of Lourdes Church 2S

3886 E. 3rd St. Residential 1890 Victorian house; rare example of property 
type on 3rd St.

2S

3916 E. 3rd St. Commercial ca. 1920 Vernacular storefront strip; rare example 
of property type on 3rd St.

4201 Whittier Blvd. Cemetery 1896 New Calvary Cemetery 2S

4322-4326 E. 3rd St. Industrial 1934 Art Deco light industrial; rare example of 
property type on 3rd St.

4338 E. 3rd St. Residential ca. 1921 Vernacular bungalow from Belvedere Gar-
dens subdivision; rare example of property 
type on 3rd St.
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NORTHEAST QUADRANT (MARAVILLA)

Property Address Property Type Approximate Year(s) 
Built

Comments HRI Status Code

4619-4621 E. 3rd St. Commercial 1946-47 Moderne commercial court

5245 Pomona Blvd. Commercial 1956 Mid-century; mortuary

5255 Pomona Blvd. Commercial 1962 Mid-century; office building

5425 Pomona Blvd. Commercial 1954 Mid-century; office building

SOUTHEAST QUADRANT (BELVEDERE GARDENS)

Property Address Property Type Approximate 
Year(s) Built

Comments HRI 
Status 
Code

4504 E. 3rd St. Commercial n/d Mid-century neon sign; need to check date

4642 E. 3rd St. Commercial 1950 Vernacular lunch stand; rare example of property type 
on 3rd St.

4765 E. 4th St. Institutional 1939 Griffith Middle School 5S2

5034 E. 3rd St. Commercial 1950 Mid-century; auto repair

5048 E. 3rd St. Commercial 1949 Mid-century; restaurant/bar

5100 E. Beverly Blvd. Commercial 1955 Mid-century; lunch stand; rare example of property type 
on 3rd St.

256 S. Atlantic Blvd. Commercial 1947 Mid-century; retail storefront strip; neon tower sign; 
rare example of property type on 3rd St.

5226 Pomona Blvd. Commercial 1948 Mid-century; restaurant

5236 Pomona Blvd. Commercial 1962 Japanese nursery; rare example of property type on 3rd 
St.

5260 Pomona Blvd. Commercial 1957 Mid-century; office building

5400 Pomona Blvd Commercial 1961 Mid-century; office building

5420 Pomona Blvd. Commercial n/d Japanese nursery; rare example of property type on 3rd 
St.

5440 Pomona Blvd. Commercial 1964 Mid-century; office building

5442 Pomona Blvd Commercial 1950 Mid-century; office building

APPENDIX: SECTION 02, HISTORIC CONTEXTA2
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C. RESIDENTIAL NEIGHBORHOOD SURVEY

Historic Resources Group used maps generated by 
Moule & Polyzoides to overlay potential significant his-
toric resources and areas of potential neighborhood con-
servation zones. 

There are no intact development patterns evident in the 
western region of the project area. However, potentially 
significant individual properties that are particularly 
good examples of a style or rare property type and, 
blocks faces that could be potential conservation zones 
with similar lot sizes, cohesive setbacks, housing types 
and architectural styles still exist, add character to the 
neighborhood and physically tell the story of neighbor-
hood development.

The integrity of much of the housing stock is impaired 
due to of the addition of non-original stucco, vinyl or 
other siding and replacement windows and doors. Many 
original single-family houses have been subdivided 
and are currently multi-family. Those properties that 
have moderate to good integrity and are a good or rare 
example of a style are hi-lighted on the maps and listed 
in the tables below. They include residential bungalows, 
schools, cemeteries and churches. Moving from west 
to east, the residential bungalows progress from older 
properties of the 1900s and 1920s to newer construction 
from the 1930s, 1940s and 1950s. The styles progress 
from with Craftsman moving into Revival styles, and at 
the farthest east Minimal Traditional styles.

1. Northwest Quadrant (Belvedere)

  Generally, the housing stock in this area ranges from 
the 1910s to the 1940s. The most significant build-
ings date from the 1910s and 1920s. Of interest, 
there are many one and two-story Craftsman style 
houses, schools, churches, and commercial blocks, 
and one multi-family building. The intact block pat-
terns tend to be across from the Belvedere Elemen-
tary and High Schools. The western portion of the 
area is laid out in a strong grid pattern with the 
block running north-south and the lots running east-
west until the topography changes towards the east 
end. The integrity deteriorated farther east towards 
the 710 Freeway with fewer significant properties.

APPENDIX: SECTION 02, HISTORIC CONTEXTA2
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NORTHWEST QUADRANT (BELVEDERE)

Property Address Property Type Approximate 
Year(s) Built

Comments HRI Status 
Code

116-18 S. Alma Ave. Residential 1885 Victorian house; rare example of 
property type

3S

156 N. Alma Ave. Residential 1907

135 S. Hicks Ave. Residential 1908

219 N. Hicks Ave. Residential 1907/15

200-300 Block N. Hicks Ave. Residential Block

223 S. Ditman Ave. Residential 1910 Craftsman bungalow

227-29 N. Ditman Ave. Residential 1912 Craftsman bungalow

235 N. Ditman Ave. Residential 1915 Craftsman bungalow

239 N. Ditman Ave. Residential 1909 Craftsman bungalow

124 N. Townsend Ave. Institutional 1925 Belvedere Lodge

315 N. Townsend Ave. Residential 1914/26

3601-03 Michigan Ave. Residential 1911/23 Spanish stucco with arches; two-story 
multi-family

200 Block S. Rowan Ave. Residential Block

139-41 N. Rowan Ave. Residential 1909/21

307-09 N. Rowan Ave. Residential 1923 Craftsman bungalow 5S2

200-300 Block N. Rowan Ave. Residential Block

3647 1st St. Commercial 1927 Unique Theater 5S2

3724 1st St. Institutional 1922 Belvedere Elementary School 2S

100-200 Block S. Eastman Ave. Residential Block

140-42 N. Gage Ave. Residential 1909

171 N. Gage Ave. Residential 1908

217-19 N. Gage Ave. Residential 1922

227-29 N. Gage Ave. Residential 1912

100-300 Block N. Gage Ave. Residential Block

3800 Cesar Chavez Ave. Institutional 1927 Self Help Graphics

217 N. Record Ave. Residential 1913

227 N. Record Ave. Residential 1912

312 N. Record Ave. Institutional n/d Belvedere Junior High School

200-300 Block N. Record Ave. Residential Block

3962 Michigan Ave. Residential 1909 Carriage house

216 S. Sunol Dr. Residential 1909

173 N. Sunol Dr. Residential 1915

4102 Zaring St. Residential 1901
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2. Southwest Quadrant (Occidental Heights)

  This area is predominantly residential. A majority of 
the area is laid out in a strong grid pattern with the 
blocks running east-west and the lots running north-
south until the topography changes towards the 
north and east. The housing stock is mainly 1½ to 
2-story Craftsman style with several good examples 
throughout the area. Many of the deep lots have 
allowed for two units on a single lot. Some of these 
units are newer vintage but we also noticed that the 
back units were also Craftsman bungalows. Of inter-
est is one school, the Calvary Cemetery and a social 
services building on Indiana Street. 

  There were fewer intact block patterns in this area. 
Of particular interest is a Craftsman grouping on the 
3700 block of Fourth Street and a Spanish stucco 
grouping on the 600 block of S. Ditman Avenue 
The Craftsman grouping is particularly noteworthy 
because it backs up to a block on 3rd Street that was 
noted in the 3rd Street survey as an intact grouping 
of residential properties. As a result, this entire block 
may be the only intact example of early development 
Craftsman bungalows in the study area. In addition, 
the grouping of 1920s Spanish style stucco bunga-
lows which have the same massing and design are a 
rare example of the work of a single builder, contrac-
tor or developer.

3. Northeast Quadrant (Maravilla)

  There were very few examples of residential prop-
erty types in this area that have historic significance 
and no intact block patterns. The area is a mix of 
residential properties, schools, institutional proper-
ties and cemeteries. There is a good amount of new 
development which compromises the historic integ-
rity of this area.

APPENDIX: SECTION 02, HISTORIC CONTEXTA2
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SOUTHWEST QUADRANT (OCCIDENTAL HEIGHTS)

Property Address Property Type Approximate Year(s) Built Comments HRI Status Code

512 S. Indiana St. Institutional 1930 East Los Angeles Mental 
Health

3S

4201 E. Whittier Blvd. Cemetery 1896 Calvary Cemetery 2S

4117-19 Hubbard St. Residential 1908 Craftsman bungalow

4121 Hubbard St. Residential 1917 Craftsman bungalow

3823-25 Princeton St. Residential 1921 Craftsman bungalow

3827-29 Princeton St. Residential 1921 Craftsman bungalow

3741 E. 6th St. Residential 1919 Craftsman bungalow

3745 E. 6th St. Residential 1910 Craftsman bungalow

3634 Lanfranco St. Residential 1911 Craftsman bungalow

3635-37 Lanfranco St. Residential 1912 Craftsman bungalow

3651 Lanfranco St. Residential 1928 Craftsman bungalow

3655-57 Lanfranco St. Residential 1927 Craftsman bungalow

538 S. Ditman Ave. Residential 1914 Craftsman bungalow

3700 Block 4th St. Residential Block 1910s Craftsman grouping

616-32 S. Ditman Ave. Residential Block 1920s Spanish stucco grouping

610 S. Rowan Ave. Institutional 1916 Rowan Avenue Elementary 
School

3S

466 S. Rowan Ave. Residential 1922 Craftsman bungalow

463 S. Rowan Ave. Residential 1911 Craftsman bungalow

459 S. Rowan Ave. Residential 1921 Craftsman bungalow

443 S. Rowan Ave. Residential 1911 Craftsman bungalow

667 S. Bonnie Beach Residential 1923 Craftsman bungalow

663 S. Bonnie Beach Residential 1909 Craftsman bungalow

453 S. Bonnie Beach Residential 1915 Craftsman bungalow

401 S. Bonnie Beach Residential 1914 Craftsman bungalow

351-53 S. Bonnie Beach 
Pl.

Residential 1921 Craftsman bungalow

NORTHEAST QUADRANT (MARAVILLA)

Property Address Property Type Approximate Year(s) Built Comments HRI Status Code

4360 E. 1st St. Cemetery 1922 Chinese Cemetery 5S2

4319 E. 2nd St. Cemetery 1930 Russian Molokan Cem-
etery

5S2

4355 E. 2nd St. Cemetery 1908-10 St. Sava Serbian Church 
and Cemetery

2S

4539-41 Michigan Ave. Residential 1928-33 Craftsman bungalow

335 N. McDonnell Ave. Residential 1924-26 Craftsman bungalow
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4.  Southeast Quadrant 
(Belvedere Gardens/Eastmont/Bella Vista)

  This area has the most variety of housing styles. 
There are early development housing stock including 
Craftsman bungalows; 1920s Revival styles includ-
ing Spanish, Tudor and Storybook; and pre- and 
postwar 1930s-50s minimal traditional housing. 
The older styles remain at the west end just east 
of Calvary Cemetery, the Revival Styles tend to be 
located in the Belvedere Gardens development and 
the pre- and postwar housing begins east of Atlantic 
Boulevard in the Edgemont and Bella Vista develop-
ments. The integrity is the lowest west of Arizona 
with only a handful of good examples including the 
Humphrey’s Avenue School, a small Art Deco style 
church, and Craftsman and Spanish stucco style 
bungalows. There are several intact block patterns 
around Garfield High School farther to the east and 
a particularly good example of a Spanish stucco 
style bungalow court on the 500 block of Fetterly 
Avenue. The prewar housing to the east of Atlantic 
Boulevard in the Eastmont and Bella Vista develop-
ments is predominantly 1-story single-family dwell-
ings mixed with 1 to 2-story multi-family dwellings. 
The architectural style tends to be Minimal Tradi-
tional. Via Corona Street just north of Repetto Street 
and south of Beverly Boulevard is notable because it 
is the only street in the project area that has street 
trees. The areas north of Repetto Street appear to be 
postwar developments which mirror the commercial 
development along Pomona and Beverly Boulevards. 
A small postwar development north of Pomona 
Boulevard at Woods Avenue has larger lot sizes 
than other blocks in the project area. The postwar 
housing stock in this area is very cohesive but the 
integrity ranges from excellent intact housing stock 
to poor because of replacement windows and doors, 
however the footprints are generally intact and there 
have been very few teardowns.

APPENDIX: SECTION 02, HISTORIC CONTEXTA2
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SOUTHEAST QUADRANT (BELVEDERE GARDENS/EASTMONT/BELLA VISTA)

Property Address Property Type Approximate Year(s) Built Comments HRI Status 
Code

631-35 S. Humphreys Ave. Residential 1928

644 S. Humphreys Ave. Institutional/Church 1932 Community Bible Fellowship; Art 
Deco

500 S. Humphreys Ave. Institutional/ School n/d Humphreys Ave. Elementary School

480 Betty Ave. Residential 1924 Spanish stucco bungalow

612 S. Duncan Residential 1921

408 S. McBride Ave Residential 1925

500 S. McDonnell Ave. Residential 1926

539 S. Arizona Ave. Residential 1922

353-55 S. Arizona Ave. Residential 1923 Spanish stucco bungalow

4765 4th St. Institutional/ School 1939 Griffith Middle School 5S2

562-70 S. Fetterly Ave. Residential 1934 Spanish stucco bungalow court; 
rare example of property type

560 S. Fetterly Ave. Residential 1936 Tudor Revival bungalow

544-48 S. Fetterly Ave. Residential 1924 Spanish stucco bungalow

449-50 S. Ferris Ave. Residential 1919 Craftsman bungalow

400 Block S. LaVerne Ave. Residential Block 1920s 1920s Revival style grouping

344-46 S. LaVerne Ave. Residential 1927 Craftsman bungalow

326 S. LaVerne Ave. Residential 1929 Spanish stucco bungalow

500 S. LaVerne Ave. Residential 1927 Craftsman bungalow

400 Block Clela Ave. Residential Block 1920s 1920s Revival style grouping

422 Clela Ave. Residential 1937 Ranch house

389 Clela Ave. Residential 1928 Storybook bungalow

377 Clela Ave. Residential 1928 Spanish stucco bungalow

396 S. Vancouver Ave. Residential 1927 Spanish stucco bungalow

5101 E. 6th St. Institutional/ School n/d Garfield High School

400-500 Block S. Woods Ave. Residential Block 1920s 1920s Revival style grouping

558 S. Woods Ave Residential 1930 Spanish stucco bungalow

5134-3S. Eagle St. Residential 1941 Streamline Moderne multi-family 
complex; rare example of property 
type

387 Amalia Ave. Residential 1924 Craftsman bungalow

420 Amalia Ave. Institutional/ School n/d Fourth Street Elementary School

428 Hillview Ave. Residential 1937 Spanish stucco bungalow

400 Hillview Ave. Residential 1938 Spanish stucco bungalow

400 Block Oakford Dr. Residential Block 1930s 1930s Minimal Traditional style 
grouping

436 Oakford Dr. Residential 1930 Minimal Traditional house

432 Oakford Dr. Residential 1939 Minimal Traditional house

428 Oakford Dr. Residential 1941 Minimal Traditional house
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SOUTHEAST QUADRANT (BELVEDERE GARDENS/EASTMONT/BELLA VISTA)

Property Address Property Type Approximate Year(s) Built Comments HRI Status 
Code

424 Oakford Dr. Residential 1941 Minimal Traditional house

403 Oakford Dr. Residential 1904 Craftsman bungalow

5200-5300 Block Via Corona 
St.

Residential Block 1940s-1950s 1940s and 1950s Minimal Tradi-
tional style grouping with street 
trees

5264-66 Via San Delarro St. Residential 1952 Minimal Traditional multi-family

5244 Via San Delarro St. Residential 1947 Minimal Traditional multi-family

5326 Via San Delarro St. Residential 1941 Minimal Traditional house

5377 Via San Delarro St. Residential 1940 Minimal Traditional house

5323 Via San Delarro St. Residential 1941 Minimal Traditional house

5262 Via Campo St. Residential 1952 Minimal Traditional multi-family

5270 Dewar Ave. Residential 1935 Minimal Traditional house

5326 Dewar Ave. Residential 1936 Minimal Traditional house

5335 Dewar Ave Residential 1948 Minimal Traditional multi-family

281 S. Hillview Ave. Residential 1950 Minimal Traditional multi-family

291 S. Hillview Ave. Residential 1948 Minimal Traditional multi-family

278 S. Hillview Ave. Residential 1946 Minimal Traditional house

321 Margaret Ave. Residential 1941 Minimal Traditional house

315-17 Margaret Ave. Residential 1951 Minimal Traditional multi-family

309-11 Margaret Ave. Residential 1941 Minimal Traditional multi-family

271 Oakford Dr. Residential 1949 Minimal Traditional house

202 S. Vancouver Ave. Residential 1947 Minimal Traditional house

225 S. Bleakwood Ave. Residential 1950 Minimal Traditional house

230 S. Bleakwood Ave. Residential 1942 Minimal Traditional house

215 S. Roscommon Ave. Residential 1942 Minimal Traditional house

222 S. Roscommon Ave. Residential 1950 Minimal Traditional house

213 S. Westcott Ave. Residential 1951 Minimal Traditional house

206 S. Westcott Ave. Residential 1944 Minimal Traditional house

212 S. Westcott Ave. Residential 1944 Minimal Traditional house

5310-14 Fernfield Dr. Residential 1957/58 Minimal Traditional house

5320 Fernfield Dr. Residential 1946 Minimal Traditional house

5324 Fernfield Dr. Residential 1946 Minimal Traditional house

5330 Fernfield Dr. Residential 1946 Minimal Traditional house

5402 Fernfield Dr. Residential 1947 Minimal Traditional house
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I. REGIONAL CONTEXT
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II. QUADRANT PLAN

Southwest Quadrant

Northwest Quadrant
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3rd Street Parcels within 
the Specific Plan Area

Specific Plan Parcels 
- Other than 3rd Street 
Parcels

Parcels Outside of 
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III. CAPACITY DIAGRAM
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IV.  3RD STREET PARCELS 
SUMMARY
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V.  3RD STREET PARKING 
CONDITIONS
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VI.  3RD STREET SHALLOW 
PARCELS 
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VII.  COMMUNITY 
RESOURCES

Schools
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I. NEIGHBORHOOD HOUSING STUDIES

During the public outreach phase of this plan, the com-
munity reported a pervasive condition wherein detached 
single family residential units are occupied by several 
households and wherein single family lots are occupied 
by as many as six units. Evidence of the distribution of 
these situations indicates that it affects approximately 
15% of the units within the plan area. The figures on the 
following pages diagram these existing conditions, and 
their quantification are based on indefinite field surveys 
conducted by the project team:

•  How many dwelling units exist on each lot (Figure 
4A);

•  The number of lots that exceed the zoning require-
ments of R1 and R2 zoning from the Los Angeles 
County Code (Figure 4B);

•  How automobile parking is addressed (Figure 4C);
•  The condition of lots and their buildings (Figure 

4D); 

These nonconforming residential land uses have been 
viewed as one of the most significant impediments to 
attracting new investment within the plan area. As more 
units become occupied in this manner the following 
negative effects are experienced.

A.   Physical Consequences. The unpermitted occupation 
of dwelling units beyond their designed capacity can 
pose significant life safety and public health conse-
quences and the number of persons per available 
room results in increasing levels of overcrowding. 
In addition, the neighborhood infrastructure has 
become increasingly taxed as a result of unplanned 
levels of use of the sewage system and, excess 
demand for off street parking that cannot be accom-
modated. The net result of these conditions is the 
deterioration of the physical capital within the plan 
area for both public and private property. This con-
dition causes actual difficulties in accommodating 
future rounds of private investment as well as con-
tributing to a sense that the community is deterio-
rating physically.

  The sketches at right illustrate the correlation 
between the number of units on a typical 6,500 
square foot lot, the number of parking spaces 
required for those units, the amount of usable back-
yard open space on the lot, and the amount of land-
scaped front yard space. These sketches assume 2 
parking spaces per unit.

1 UNIT
1 primary residence
2 on-site parking spaces

3 UNITS
1 primary residence + 2 rear yard units 
4 on-site parking spaces + 2 on-street 
parking spaces
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2 UNITS
1 primary residence + “granny flat”
4 on-site parking spaces

2 UNITS
1 primary residence + 1 rear yard unit 
4 on-site parking spaces

3 UNITS
1 primary residence + 2 rear yard units 
4 on-site parking spaces + 2 on-street 
parking spaces

4 UNITS
1 duplex + 2 rear yard units 
6 on-site parking spaces + 2 on-street 
parking spaces

5 UNITS
1 duplex + 3 rear yard units 
7 on-site parking spaces + 3 on-street park-
ing spaces

6 UNITS
1 primary residence + 2 rear yard 
units 
4 on-site parking spaces + 2 on-
street parking spaces
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When there are between 1 and 3 units on the lot, there 
is sufficient space on the lot to accommodate the build-
ings and the parking spaces, while still providing a 
sizable amount of usable backyard open space. All the 
parking spaces can be accommodated on the lot and the 
front yard remains landscaped. 

When there are 4 or more units on the lot, the buildings 
and parking spaces begin to take the place of the usable 
open space and parking begins to spill out onto the 
street. Once there are more than 5 or more units on the 
lot, parking must occupy the front yard. 

B.  Economic consequences. This non-conforming level 
of residential occupation results in a wide range of 
economic consequences, including: 

 •  Impeding the level of housing turnover that 
would occur if the units were occupied as single 
family rather than multifamily units. For example, 
if a homeowner is receiving $1,000 per month 
in rent from four households within one dwell-
ing unit, it generates an annual income stream 
of $48,000 per year. The capitalized value of 
this income stream would be about $480,000—
nearly twice the median sales price ($288,000) 
for houses in the plan area. In addition, these 
dwelling units are typically owned by absentee 
owners who have very low capital costs for main-
taining the dwelling units and are therefore dis-
inclined to return the unit to the market. 

 •  Depriving the county of increased assessed 
valuation upon the sale of a unit as well as pre-
venting the capture of the actual value of the 
property, based on the incomes that are being 
derived from this unpermitted use. 

 •  Creating additional negative fiscal impacts to 
the county and to other service providers, such 
as Los Angeles Unified School District (LAUSD), 
through increased demand for public services 
without the normal fees, taxes, and transfers 
that are typically associated with increases in 
population. 

 •  Degrading the quality of public services as lim-
ited resources are available to be directed at an 
increasing population.

 

FIGURE 4A - EXISTING DWELLINGS PER LOT
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 •  Concentrating low income populations within 
the plan area and reinforcing the physical blight 
that is experienced in the community.

C.  Remediation. At present this level of occupation 
within the plan area is not permitted by the existing 
code. While this land use pattern remains illegal, 
there have been difficulties addressing this condi-
tion. To begin with, the code enforcement system 
that covers the plan area is complaint-based which 
does not allow for any proactive enforcement of the 
building and safety codes. Secondly, these unper-
mitted units serve as an important reserve of hous-
ing that provides an alternative to emergency or 
transitional housing or homelessness. The specific 
plan recognizes the important social role that these 
unpermitted units serve within the community. At 
the same time the living conditions in these units 
are at best substandard and at worst represent 
potentially serious life safety hazards.

  To address these conditions the plan recommends 
the establishment of a new blight abatement pro-
gram to correct these nonconforming uses by 
providing a pathway to legitimizing these units by 
providing a set of incentives and penalties for the 
owners of these units. A program to address this 
could operate as follows:

 a.  Adopt a specific ordinance that defines unper-
mitted occupation and sets significant fines for 
continuing non compliance. Ideally these should 
serve as a meaningful deterrent.

 b.  Canvass the plan area for evidence of non-com-
pliance. This can include a review of the num-
ber of utility connections per legal unit, postal 
records, postal information, and physical inspec-
tions.

 c.  Notify the owners of non-conforming units with 
an order to correct the non-conforming condi-
tion.

 d.  The property owner and the County would then 
agree on the extent of violations;

 e.  At this point the property owner would have two 
pathways forward;

  i.  Correct the circumstances within 90 days or 
be subject to fines
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  ii.  Agree to bring their units into compliance 
under a conditional use permit program

The conditional use permit would provide the owner 
with an increased unit yield which would allow them to 
preserve their income stream and would allow for the 
preservation of the dwelling units in the community. 
However, the CUP would require that the owner demon-
strate conformance with life, safety and sanitary require-
ments. The maximum number of units that would be 
allowed would be capped at three units. Finally the CUP 
would only remain in effect as long the owner main-
tained their property in accordance with these safety 
and health requirements and would expire on the sale or 
transfer of the unit. The CUP contract should explicitly 
state that the terms are conditional and not a vested 
right. 1

This program will require a commitment from the appro-
priate County agencies and a timetable in order to work 
though the plan area. This remediation program should 
be implemented early in the plan process in order to 
create the conditions suitable for additional rounds of 
future investment.
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FIGURE 4D - CONCENTRATION OF 4+ DWELLINGS PER LOT
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I.  REGIONAL OPEN 
SPACE AND 
CONNECTIVITY

A5 APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPE
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II. POPULATION

APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPEA5
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III.  PUBLIC SPACE 
OPPORTUNITIES

APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPEA5
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IV.  EXISTING AND 
PROPOSED 
CONNECTIVITY

APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPEA5
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V.  CONNECTING 
COMMUNITIES 
THROUGH GREEN 
CORRIDORS

APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPEA5
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VI. INDIANA STATION

APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPEA5
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VII. MARAVILLA STATION

APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPEA5
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VIII.  CIVIC CENTER 
STATION

APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPEA5
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IX. ATLANTIC STATION

APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPEA5
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X.  CONNECTING 
COMMUNITIES 
THROUGH GREEN 
CORRIDORS

APPENDIX: SECTION 05, EXISTING CONDITIONS ANALYSIS, LANDSCAPEA5
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I.  EXISTING CONDITIONS ANALYSIS - 
EASTSIDE LIGHT RAIL BIKE INTERFACE PLAN 2006
RECOMMENDED ROUTES

A6 APPENDIX: SECTION 06, EXISTING CONDITIONS ANALYSIS, MOBILITY
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APPENDIX: SECTION 07, EXISTING CONDITIONS ANALYSIS, 
IMPLEMENTATION & INFRASTRUCTURE

I.  EXISTING SEWER 
SYSTEM

A7
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II.  EXISTING STORM 
DRAIN SYSTEM

APPENDIX: SECTION 07, EXISTING CONDITIONS ANALYSIS, 
IMPLEMENTATION & INFRASTRUCTUREA7



A:90

3RD STREET CORRIDOR SPECIFIC PLAN
Public Hearing Draft 6 July 2010



A:91

III.  EXISTING ELECTRICAL 
SYSTEM

APPENDIX: SECTION 07, EXISTING CONDITIONS ANALYSIS, 
IMPLEMENTATION & INFRASTRUCTUREA7
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IV. EXISTING GAS SYSTEM

APPENDIX: SECTION 07, EXISTING CONDITIONS ANALYSIS, 
IMPLEMENTATION & INFRASTRUCTUREA7
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V.  EXISTING CABLE 
SYSTEM

APPENDIX: SECTION 07, EXISTING CONDITIONS ANALYSIS, 
IMPLEMENTATION & INFRASTRUCTUREA7
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VI. PROGRESS MEMO

APPENDIX: SECTION 07, EXISTING CONDITIONS ANALYSIS, 
IMPLEMENTATION & INFRASTRUCTUREA7
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IMPLEMENTATION & INFRASTRUCTUREA7
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1

2

VII.  ECONOMIC PLANNING 
FACTORS

APPENDIX: SECTION 07, EXISTING CONDITIONS ANALYSIS, 
IMPLEMENTATION & INFRASTRUCTUREA7
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I. EXISTING ZONING

IT - Institutional
 
O-S - Open space

Southwest Quadrant Block 1

Block Section A Parcel 1A-1

LEGEND

1
sw

R-1 - Single Family Residence
R-2 - Two-Family Residence
 
R-3-()U - Limited Multiple Residence
R-4-()U - Unlimited Multiple Residence 

C-1 - Restricted Business
C-2 - Neighborhood Commercial 
C-3 - Unlimited Commercial 
C-M - Commercial Manufacturing 
CPD - Commercial Planned Development

M-1 - Lighting Manufacturing
P-R - Restricted Parking

A8 APPENDIX: SECTION 08, CODE
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II.  3RD STREET PARCELS 
- NORTHWEST 
QUADRANT EXISTING 
ZONING AND 
DEVELOPMENT 
CAPACITY

APPENDIX: SECTION 08, CODE

NORTHWEST QUADRANT

Key Plan

3rd Street Parcels within the 
Specific Plan Boundary

Specific Plan Parcels - 
Other than 3rd Street Parcels

Parcels Outside of Specific Plan 
Boundary

KEY PLAN LEGEND

A8
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III.  3RD STREET PARCELS 
- NORTHEAST 
QUADRANT EXISTING 
ZONING AND 
DEVELOPMENT 
CAPACITY

APPENDIX: SECTION 08, CODE

NORTHEAST QUADRANT

Key Plan

3rd Street Parcels within the 
Specific Plan Boundary

Specific Plan Parcels - 
Other than 3rd Street Parcels

Parcels Outside of Specific Plan 
Boundary

KEY PLAN LEGEND

A8
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IV.  3RD STREET PARCELS 
- SOUTHEAST 
QUADRANT EXISTING 
ZONING AND 
DEVELOPMENT 
CAPACITY

APPENDIX: SECTION 08, CODE

NORTHEAST QUADRANT

Key Plan

3rd Street Parcels within the 
Specific Plan Boundary

Specific Plan Parcels - 
Other than 3rd Street Parcels

Parcels Outside of Specific Plan 
Boundary

KEY PLAN LEGEND

SOUTHEAST QUADRANT
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V.  3RD STREET PARCELS 
- SOUTHWEST 
QUADRANT EXISTING 
ZONING AND 
DEVELOPMENT 
CAPACITY

Key Plan

3rd Street Parcels within the 
Specific Plan Boundary

Specific Plan Parcels - 
Other than 3rd Street Parcels

Parcels Outside of Specific Plan 
Boundary

KEY PLAN LEGEND

SOUTHWEST QUADRANT

APPENDIX: SECTION 08, CODEA8
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I.  FATAL MOTOR VEHICLE COLLISIONS IN THE 
SPECIFIC PLAN AREA, 2003-2007

A9 APPENDIX: SECTION 09, HEALTH & PUBLIC SAFETY
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II.  MOTOR VEHICLE VS BICYCLIST COLLISIONS IN THE 
SPECIFIC PLAN AREA, 2003-2007

APPENDIX: SECTION 09, HEALTH & PUBLIC SAFETYA9
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III.  MOTOR VEHICLE VS PEDESTRIAN COLLISIONS IN 
THE SPECIFIC PLAN AREA, 2003-2007

APPENDIX: SECTION 09, HEALTH & PUBLIC SAFETYA9
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IV.  FOOD OUTLETS RELATIVE TO SCHOOLS 
IN EAST LOS ANGELES
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Left: Grocery Stores Relative to 
Schools in East Los Angeles
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V.  PREVALENCE OF 
CHILDHOOD OBESITY, 
2005

VI. PARK AREA PER CAPITA, 2006
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VII.  CHILDHOOD 
OBESITY, ECONOMIC 
HARDSHIP, AND PARK 
AREA
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VIII. ECONOMIC HARDSHIP

IX.  YEARS OF POTENTIAL 
LIFE LOST
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X.  PREMATURE 
MORTALITY IN LOS 
ANGELES COUNTY




