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Section 1: Introduction
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On November 13, 2018, the County of Los Angeles Board 
of Supervisors (Board) adopted a Motion directing the 
County Chief Executive Office (CEO) to study the reuse of 
the historic General Hospital on the LAC+USC Medical 
Center Campus. The Motion directed the CEO to include 
robust community engagement and focus on affordable 
housing and other community needs. This LAC+USC 
Medical Center General Hospital and West Campus 
Feasibility Study (the Study) documents this process 
and key findings.

In early 2019 the area between State Street and Mission 
Road, known as West Campus, was added to the 
evaluation. In 2021 the Los Angeles County First District 
Supervisor Hilda L. Solis (Supervisor Hilda L. Solis) 
requested the CEO focus on developing a single concept, 
referred to as a Reuse Framework, to expedite Study 
completion and focus on the need for low income housing.

The Reuse Framework presented in this report combines 
extensive community engagement, input from County 
Departments, and technical analysis.
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General Hospital and portions of the West Campus area of the 
LAC+USC Medical Center Campus are underutilized and present an 
opportunity to meet pressing needs of the community and the region.

The iconic General Hospital, designed in the late 1920's, is in 
disrepair and needs significant improvements to be of service to the 
community. While nearly 1,000 people use the building for offices and 
The Wellness Center, most of the 1.2 million square foot building is 
vacant and deteriorating.

West Campus is an underutilized County asset, which has 
approximately 12 acres available for development after setting aside 
property for future phases of the Restorative Care Village, future 
expansion of the LAC+USC Medical Center, and the existing Medical 
Examiner-Coroner facility.

A proposed Reuse Framework for General Hospital and West 
Campus—presented on the following page—identifies community 
priorities / uses, County requirements, and technical considerations.

Implementing the Reuse Framework to repurpose and re-imagine 
General Hospital and West Campus will require partnerships with the 
private sector and the community, as well as access to a range of 
funding sources.

Section 1: Key Findings
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Community Priorities / Uses County Requirements Technical Considerations

• Affordable housing, including deeply and 
extremely low income, and for families

• After-school Science, Technology, 
Engineering, Art, Mathematics center

• Arts / Culture spaces
• Commemorative spaces
• Community services spaces
• Health and social support services space
• Library
• Locally based retail
• Neighborhood Grocery store
• Open space
• Parking
• Preschool / Daycare
• Senior center
• Subsidized to low cost extended 

stay hotel to support patient families 
receiving care at the Medical Center

• Workforce and economic development

• Ensure General Hospital meets all 
applicable building codes applying to 
residential and mixed-use facilities

• Ensure LAC+USC Medical Center 
operations can continue effectively

• Ensure reuse implements Board 
policies, such as Community Benefits 
and Local and Targeted Worker Hire, 
and goals of the Countywide 
Sustainability Plan

• Maintain General Hospital and make 
more productive use of the 
underutilized West Campus area

• Replace or maintain secondary 
helipad

• Resolve temporary or final location for 
County functions located in the General 
Hospital and other buildings that may 
need to be renovated or replaced

• Environmental
• Fire protection
• Geotechnical
• Hazardous materials
• Historic resources
• Mechanical, electrical and 

plumbing
• Open Space
• Structural
• Transportation and parking
• Utilities

7

Section 1: Summary of Reuse Framework
The culmination of the Study process is a Reuse Framework that can be used to guide next steps 
in transforming General Hospital and West Campus.
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The Study was initiated by a Motion, adopted 
by the Board of Supervisors on November 
13, 2018 to further Supervisor Hilda L. Solis’ 
vision for a healthy village centered on the 
County's flagship LAC+USC Medical 
Center.

The Motion directed the CEO lead a detailed 
feasibility study and strategic 
planning process; the Motion and the 
Healthy Village Vision provided the policy 
framework for this process. These guiding 
documents are summarized on the following 
page.

Section 2: Board of Supervisors Motion & Supervisor Hilda L. Solis’ Healthy 
Village Vision
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Motion Adopted by Board of Supervisors on November 13, 2018 Directed CEO to Study:
• Bringing General Hospital, an iconic County asset, back to life
• Addressing the County’s tremendous need for homeless, low income, and high-need population 

residential options, specifically in the area surrounding the LAC+USC Medical Center
• Complementing the LAC+USC Medical Foundation’s Wellness Center, currently located in General 

Hospital, that provides wrap-around and community services, and the future Restorative Care Village 
(Phase 1 will be operational Summer 2022)

• Mission-aligned reuse of the General Hospital as a housing and mixed-use building

Supervisor Hilda L. Solis' Healthy Village Vision:
• Focus on a Whole Person Care concept to meet all individuals’ needs
• A healthy, resilient and economically prosperous community in East Los Angeles
• Help most vulnerable populations, and provide recuperative care and wraparound services to empower 

residents

9

Section 2: Board of Supervisors Motion & Supervisor Hilda L. Solis’ 
Healthy Village Vision



G EN ERA L  H OS P ITA L  A N D  W ES T  CA MP U S  F EA S IB IL ITY  S TU D Y

10

The CEO hired a broad team of technical and community 
engagement experts, led by AECOM, to study the technical 
constraints and opportunities of both General Hospital and West 
Campus, and learn what uses the community would like to see 
included if these County assets are redeveloped.

County experts in various technical areas, e.g., affordable 
housing, real estate, environmental, and LAC+USC Medical 
Center operations, provided guidance and input throughout the 
Study process during both formal and informal meetings.

The Study's goal was to create a proposed Reuse Framework 
that incorporates community needs and inputs, meets County 
requirements, and addresses technical considerations.

Robust community engagement was guided by a Community 
Engagement Steering Committee including in-person and virtual 
meetings, pop-up events, informal discussions, and Community 
at Large meetings.

Section 3: Study Process
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Section 3: General Hospital and West Campus Study Area

11

A

B

C

General Hospital
15 Acres

West Campus
Super Pad A

5.5 Acres

West Campus
Super Pad B

3 Acres

West Campus
Super Pad C

2 Acres

West Campus Open Space :
Utility Easement Areas

1.6  Acres

Developable Land

GH

Medical Examiner-
Coroner

Restorative Care
Village (RCV) 1(Former Women and 

Children’s Hospital Site)

Future Health Services 
Expansion

Easement Area

Childcare Center

Marengo St.

Zonal Ave.

State
Street

The Study area was expanded in 2019 to encompass portions of West Campus

Note: Super Pad is defined as a potential development site.



G EN ERA L  H OS P ITA L  A N D  W ES T  CA MP U S  F EA S IB IL ITY  S TU D Y

12

• Community stressors,
priorities, and desired uses 
have been voiced through 
multiple community 
engagement efforts

• Address community priorities / 
uses, County requirements, and 
a range of technical
considerations given the size and 
condition of General Hospital and 
West Campus

• The County has several 
requirements, including ensuring 
the LAC+USC Medical Center can 
operate and expand in the future

• There are extensive technical 
considerations in renovating a 
large historic building and 
redeveloping a portion of West 
Campus

Community Inputs & Needs County Requirements

Technical 
Considerations Reuse Framework

Section 3: Reuse Framework Combines Community Priorities / Uses, County 
Requirements, and Technical Considerations
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Section 3: Community Engagement Overview

To conduct robust community 
engagement as directed in the Motion 
adopted by the Board, a Community 
Engagement Steering Committee 
(CESC) crafted a plan to guide the 
outreach process to engage the 
community. This process—with a pause 
during the pandemic—unfolded from 
2019 to 2022.

A range of community outreach and 
engagement activities, summarized in 
the diagram on the right, influenced the 
Study process and its outcome, the 
Reuse Framework.

Additional information on the community 
engagement process and findings is 
available in the Community Outreach / 
Engagement Appendix.

FEASIBILITY
STUDY

3
Pop-Up Events

15
CESC

Meetings

20+
HICP Meetings

4+1
Community at 

Large Meetings*

25+
Informal 

Discussions + 
Additional 
Meetings

12+ 
Stakeholder 

Interviews

Study Website /  
Social Media

*4 meetings completed, 1 meeting in May 2022
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Increased Depth and Breadth of Engagement with Guidance 
between 2019 to 2022 from a Community Engagement 
Steering Committee
• The Study included establishing a diverse committee to guide 

the community engagement process, including multiple methods 
of collecting input on community priorities

Expanded Study Area to Include West Campus
• Supervisor Hilda L. Solis directed the Study area to be 

expanded to better address her Healthy Village Vision and 
support County requirements and community priorities

Extended Schedule to Allow for More Community 
Engagement
• Robust community engagement takes time; the Study schedule 

was extended to allow increased time for this process

Included Community Vision Exercises
• The Community Engagement Steering Committee shaped input 

exercises, including a sticker and mapping exercise, to gain 
input on community priorities

Section 3: How Has Community Influenced the Study Process?
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Section 3: Community Engagement Process in Relation to the Technical 
Study Process

15

Reuse Framework 
Development 

Process

Existing Conditions + 
Market Research1

Opportunities + Challenges
2

Key Considerations
.3

5
Proposed Reuse Framework

Community Input
Steering Committee
Informal Discussions
Additional Meetings
Community at Large Meetings
Health Innovation Community Partnership

County Input
Supervisor Hilda L. Solis
County Chief 
Executive Office
County Departments

Interviews
County Staff
Housing Experts
Developers

Board Motion + Healthy 
Village Vision

Each icon above represents where one or more of these methods has informed the framework development process: 

Relaunch Study after 
Pandemic Pause 4
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Section 3: Developing County Requirements

16

The Study team engaged County Departments 
to identify and confirm County requirements for 
the reuse of General Hospital and 
redevelopment of West Campus.

This process involved a series of site visits 
and meetings with County Departments 
interspersed with follow-up workshops to further 
explore various operational and technical 
considerations.
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Section 3: Technical Process

17

Concurrent with the community engagement process, the Study 
team conducted a broad technical analysis engaging subject 
matter experts in multiple fields including:
• Affordable Housing
• Civil, Mechanical, Electrical and Plumbing Engineering
• Environmental Planning and Approvals
• Fire Protection
• Geotechnical Engineering
• Hazardous Materials
• Historic Resources
• Landscape Architecture
• Market Research and Analysis
• Structural Engineering
• Transportation and Parking

Key findings of the technical analysis are summarized in Sections 
5-7, with additional information in the Appendix.

Spence Air Photos, Inc. Collection, UCLA Department 
of Geography, 1930s 
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Section 4: Community Engagement Findings

18

During the robust community engagement 
process summarized above and detailed in 
the Appendix, the Study team gathered 
extensive data about community stressors 
and priorities and how the community 
would like those priorities translated into 
various uses in a renovated General 
Hospital and a redeveloped West Campus.

Summarized on the following pages are 
the community's needs and interests 
related to the proposed development in 
alignment with County policies related to 
Community Benefits, Affordable Housing, 
Economic Opportunity, and Workforce 
Development.
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• COVID-19 magnified economic stressors:
− Closing of small businesses
− Lack of economic opportunities for 

disenfranchised
− Access to safe/clean street vending 

opportunities
• Environmental justice / pollution
• Food insecurity

Section 4: Community Stressors Expressed During the Community 
Engagement Process

Note: List is in alphabetical order

• Homelessness
• Lack of adequate public 

transportation
• Lack of community engagement in 

potential economic development 
opportunities (e.g., bioscience 
corridor)

• Lack of mental health services 
adequate to community need

• Limited parking for hospital patients 
and neighborhood residents

• Gentrification and 
displacement due to:
− Quality of existing 

housing, loss of affordable 
housing stock

− Market speculation
− Rent increases
− Overcrowded housing 

conditions

• High unemployment
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Section 4: Community Priorities Expressed During the Community 
Engagement Process 

• Adequate mental health services
• Affordable housing for deeply low, extremely 

low, and very low income neighbors
• Affordable retail, small business support and 

procurement
• Community services and amenities

• Equity framework to guide development

• Food security and healthy food access

• Long-term economic security
• Meet and exceed County policy standards 

related to Community Benefits, including 
Affordable Housing and Economic Opportunity

• Social justice
• Workforce development and economic 

opportunities for all residents (including 
undocumented residents):
− Local and target hire and training Programs
− Permanent positions beyond construction
− Jobs with family supporting wages

Note: List is in alphabetical order
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Section 4: Community Uses Expressed During the Community Engagement 
Process

• Affordable housing, including deeply and 
extremely low income, and for families

• After-school Science, Technology, Engineering, 
Art, Mathematics center

• Arts/Culture spaces
• Commemorative spaces
• Community services spaces
• Health and social support services space
• Library

Note: List is in alphabetical order

• Locally based retail
• Neighborhood grocery store
• Open space/community garden
• Preschool/Daycare
• Public and accessible transportation and parking
• Senior center
• Subsidized to low cost extended stay hotel 

to support patient families receiving 
care at Medical Center
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HOTEL
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Section 4: Data on Community Uses Gathered During the Community 
Engagement Process
Among several data collection techniques, the Study team used a vision mapping exercise to gather data 
on priority uses and preferred placement at the site from community members.

22

Community Activity Map from December 2019 Community at Large Meeting #3
and HICP Meeting.

Community Engagement Mapping 
Results
Based on 83 community vision maps 
and 1922 stickers
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Section 5: Existing Conditions and Improvements Analysis

23

This section summarizes the key findings of the 
technical analysis related to existing conditions of both 
General Hospital and West Campus.

The Study team evaluated the following:
• Environmental
• Fire protection
• Geotechnical
• Hazardous materials
• Historic resources
• Mechanical, electrical, and plumbing
• Open space
• Structural
• Transportation and parking
• Utilities

The Existing Conditions and Improvements Analysis 
Appendices contain additional information for each of 
these areas.
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Section 5: Existing Conditions - General Hospital

• Construction was completed in 1933
• 19 stories, 1.2 million square feet
• Largely vacant
• Hazardous materials most likely present in certain 

areas
• Structural condition unsuited for long term 

residential and mixed use
• On-site utilities inadequate for reuse
• Needs extensive exterior repairs / replacements 

and interior renovations for long term use for 
housing and other mixed uses

• Lack of adequate parking
• Eligible for National Register of Historic Places, 

which adds complexity and expense to 
renovations

24
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Section 5: General Hospital Existing Conditions / Potential Exterior Improvements

25

Potential

Use Historic 
Tunnel to Connect 
West Campus & 
Potential Parking 

Remove Temporary 
Structures / Trailers 

Roof      
Replacement 

Maintain Historic 
Gate 

Exterior Concrete Repair 
Foundation Improvements 
Window Repair 

Remove Elevator 
Tower (1967)

New Electrical 
Connection 

Potential Parking 
Structure Location

Enhance Pedestrian 
Connection to Zonal

Maintain Pedestrian 
Connection to New Hospital

Improve / Expand On-Site 
Utilities & New Mechanical, 
Electrical, Plumbing, and 
Fire Protection Systems

Maintain Historic 
Gate

Improve Pedestrian Access 
to Marengo Street & Public 
Transport with Potential 
Metro Link Stop

Maintain Historic 
Forecourt & 
Landscape
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Section 5: General Hospital Existing Conditions / Potential Interior Improvements

26

Hazardous Materials 
and Lead Abatement / 
Demolition of Existing 
Mechanical, Electrical 
and Plumbing and 
Interiors

Seismic Retrofit: 
Shotcrete Walls & 
Improve Foundation

Reuse Elevators & Stairs 
for Vertical Circulation – All 
New Elevators

New Mechanical, 
Electrical, Plumbing and 
Fire Protection

Incorporate Unique 
and Historic Spaces
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Section 5: Existing Conditions - West Campus

• West Campus is the area north of State Street across from 
General Hospital

• West Campus includes 12 acres with potential for 
redevelopment (assuming relocation of various functions 
and demolition of buildings and a parking structure)

• Three West Campus development areas are identified for 
new construction opportunities as Super Pads A, B, and 
C on next page

• The Pharmacy and Tunnel, which connects to General 
Hospital and is shown in photograph at right, could be 
renovated and repurposed to serve the community

• Redevelopment requires upgraded site infrastructure 
including utilities

• Requires parking
• Utility easement area in location of former stream area
• Location of existing secondary helipad serving LAC+USC 

Medical Center

27
Note: Super Pad is defined as a potential development site.
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Section 5: West Campus Existing Conditions and Potential Improvements

28

A

B

C

West Campus Open Space :
Utility Easement Areas

1.6  Acres

Developable Land

GH

Medical Examiner-
Coroner

Restorative Care
Village (RCV) 1

(Former Women 
and Children’s 
Hospital Site)

Future Health Services 
Expansion

Easement Area

Childcare Center

Marengo St.

Zonal Ave.

State
Street

Allow for expansion 
of Medical 
Examiner-Coroner 

Replacement of P10 
parking structure with 
opportunity to introduce 
active street presence 
on Mission Road

Reuse of Pharmacy Utilize Tunnel to 
improve internal 
connectivity 

Potential parking 
structure

Helipad must be 
accommodated on 
West Campus 
(requires further 
study)

Existing Central 
Utility Plant
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Section 6: Market Analysis Overview

29

The Study team conducted an analysis of the market to 
assess the potential viability of various use types in the 
context of the demographic and socio-economic data of 
the area surrounding the LAC+USC Medical Center.

This analysis was conducted in 2019 and 2020 during the 
first phase of the study, and consequently is based on 
data from 2015 to 2020.

The market analysis is documented in the Market  
Research Analysis Appendix, which contains additional 
information on the following topics:
• Market analysis methodology and context
• Socio-economic trends
• Market analysis for residential, office, retail, and hotel 

uses
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Sub-area A (Boyle Heights)

• Encompasses the Boyle Heights Community Planning Area (as 
identified by the LA Department of City Planning and the Los 
Angeles General Plan)

Sub-area B (Lincoln Heights)

• Comprises the 7 sub-areas Lincoln Heights Neighborhood Council 
and Montecito Heights district of the Arroyo Seco Neighborhood 
Council (only a portion of what is commonly referred to as Lincoln 
Heights)

Sub-area C (El Sereno)

• Comprises the 4 regions of the LA-32 Neighborhood Council and 
the Hermon and Monterey Hills districts of the Arroyo Seco 
Neighborhood Council (only a portion of what is commonly referred 
to as El Sereno)

Sub-area D (East LA)

• Includes the western portion of the East Los Angeles Community 
Plan (as identified by the LA County Planning Department)

Section 6: Market Analysis - General Hospital Sub-Areas

A

B C

D

LAC+USC 
Medical 
Center

The General Hospital market area, presented in the diagram below, was first defined and then sub-
divided into four sub-areas corresponding to boundaries defined by all or portions of City of Los 
Angeles community planning areas and Council Districts.

LAC+USC 
Medical 
Center 

Source: Google Earth, AECOM
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Section 6: Market Analysis Overview

31

Highlights of the market analysis, conducted in 2020, include:

• Over the past 10 years, most of the residential development in 
the market area has been affordable housing. However, over the 
past few years, the number of market rate housing projects in 
development has significantly increased. This indicates both a 
strong demand for market rate housing and an even higher need 
for affordable housing development to provide a counterbalance 
to market rate housing saturation

• The market area has a larger average household size and lower 
median household income relative to Los Angeles County as a 
whole

• The office market area has low vacancy and steadily increasing 
rents. The proximity to health care centers and Downtown LA 
creates the opportunity for office growth, especially for medical 
offices

• While the retail market has been largely static, new development 
in General Hospital and West Campus would create new 
opportunities for retail, dining, entertainment, and services in the 
vicinity
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Section 7: Affordable Housing Analysis

32

The Motion adopted by the Board in 2018 directed 
the Study evaluate providing low income housing in 
General Hospital. This section summarizes the key 
findings of the affordable housing analysis related 
to the reuse of General Hospital and redevelopment 
of West Campus.

The Study team evaluated the following, including:
• Local household demographics in the County, 

City of Los Angeles, and market area
• Affordable housing types and sizes of units
• Strategies for funding and financing of affordable 

housing
• Relevant case studies
• Applicable legislation related to affordable 

housing

The Affordable Housing Analysis Appendix contains 
additional information for each of these topics.
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Section 7: Affordable Housing Analysis Overview – Los Angeles County Data 

• The California Housing Partnership Annual Affordable Housing Outcomes 2021 Report demonstrates 
the significant shortfall of affordable units at every income level in Los Angeles County

• As illustrated below, from 2014 to 2019, the total number of households in the extremely low and very 
low income categories declined, while all other categories increased

• As presented in the graph to the right, in 2019 Los Angeles County had an 
affordable housing shortfall of nearly 500,000 units

Source: California Housing Partnership

Source: California Housing Partnership
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Section 7: Affordable Housing Analysis Overview – Market Area Data

34

Highlights of the affordable housing analysis, conducted in 2020, 
include:

• Compared to the population of the County, the market area had a 
higher proportion of residents that are either cost burdened or in 
the very low and low income categories. This indicates a clear 
need for more affordable housing in the vicinity of the Medical 
Center

• The market area identified 51 percent of households face cost 
burdens compared to 46 percent in the County with larger portions 
of households in the extremely low to low income ranges (based 
on US Census 2019 data)

• General Hospital and West Campus, due to their 
location, qualify for a number of funding and financing 
opportunities based on location, potential community benefits, and 
potential to reach certain populations

• A reuse and redevelopment initiative of this 
scale necessitates creative financing to make affordable housing 
a feasible option



G EN ERA L  H OS P ITA L  A N D  W ES T  CA MP U S  F EA S IB IL ITY  S TU D Y

Section 8: Reuse Framework

The proposed Reuse Framework combines 
community priorities, County requirements, and 
technical considerations with a goal to guide next 
steps in implementing the renovation of General 
Hospital and redevelopment of West Campus as 
another step to creating Supervisor Hilda L. Solis' 
Healthy Village Vision.

The Reuse Framework, and these three 
contributing pillars, is described on the following 
pages.

35
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Community Priorities / Uses County Requirements Technical Considerations

• Affordable housing, including deeply and 
extremely low income, and for families

• After-school Science, Technology, 
Engineering, Art, Mathematics center

• Arts / Culture spaces
• Commemorative spaces
• Community services spaces
• Health and social support services space
• Library
• Locally based retail
• Neighborhood Grocery store
• Open space
• Parking
• Preschool / Daycare
• Senior center
• Subsidized to low cost extended 

stay hotel to support patient families 
receiving care at the Medical Center

• Workforce and economic development

• Ensure General Hospital meets all 
applicable building codes applying to 
residential and mixed-use facilities

• Ensure LAC+USC Medical Center 
operations can continue effectively

• Ensure reuse implements Board 
policies, such as Community Benefits 
and Local and Targeted Worker Hire, 
and goals of the Countywide 
Sustainability Plan

• Maintain General Hospital and make 
more productive use of the 
underutilized West Campus area

• Replace or maintain secondary 
helipad

• Resolve temporary or final location for 
County functions located in the General 
Hospital and other buildings that may 
need to be renovated or replaced

• Environmental
• Fire protection
• Geotechnical
• Hazardous materials
• Historic resources
• Mechanical, electrical and 

plumbing
• Open Space
• Structural
• Transportation and parking
• Utilities

36

Section 8: Summary of Reuse Framework
The proposed Reuse Framework combines community priorities / uses, County requirements, and technical 
considerations to guide next steps in creating, designing, and implementing the reuse of General Hospital and 
the redevelopment of West Campus.
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Housing: for the lowest income neighbors and family-sized units to meet the needs of the 
community.

Community-Serving Spaces: that are accessible and open to all community members, 
including a grocery store offering community-oriented food choices, low-cost lodging for 
families of patients in the LAC+USC Medical Center, health and wellness services, and 
transportation and mobility access improvements.

Workforce Development and Economic Opportunity: spaces to help community 
members find living-wage jobs and develop careers, such as a Job Training Center, 
incubator space for small business / social enterprise, and resource center for local 
business expansions.

Culture, Arts and Open Space: dedicated open green space, such as trails and 
community gardens, and incorporate arts in the project design. The community expressed 
the importance of having cultural values integrated in design, décor and landscaping 
elements and commemorative spaces.

Section 8: How Has Community Influenced the Reuse Framework? 
The Reuse Framework incorporates community priorities identified from 2019 to 2022:
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Section 8: Community Uses and Services in the Reuse Framework

Housing
• Housing for deeply, extremely, and very low income 

community members
• A mix of unit types, including multi-generational and 

family-size units

Community Service Spaces
• Health and social support services 

(non-profit & government)
• Job training center / Classrooms / Meeting rooms
• Senior center
• Preschool / Daycare
• After School Science, Technology, Engineering, Art and 

Mathematics Center
• Social enterprise space / Business incubator space

Open Space
• Community garden
• Pocket parks / Trails / Plazas

Neighborhood Serving Retail
• Grocery offering culturally-responsive products
• Local vendors
• Healthy food
• Taquerias

Office
• Job opportunities (at multiple levels of education and income)

Other
• Arts / Culture space
• Library
• Commemorative space
• Parking

The following provides more detail on the potential uses and services in the Reuse Framework, 
informed by the community engagement process.

38
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Section 8: County Requirements in the Reuse Framework

39

• Maintain General Hospital and make more productive use 
of the underutilized West Campus area

• County needs to continue to operate multiple public 
facilities on the campus to include the County's LAC+USC 
Medical Center, the Restorative Care Village, and Medical-
Examiner Coroner

• County functions located in General Hospital and any 
other buildings that may be renovated or replaced may 
need to be moved to another temporary or long-term 
location

• Provide a secondary helipad on West Campus, either 
maintaining the current helipad or relocating it to a new 
home on West Campus

• Ensure General Hospital meets all applicable building 
codes that apply to residential and mixed-use facilities

• Ensure reuse implements Board policies, such 
as Community Benefits for County Economic Development 
Projects and Local and Targeted Worker Hire, and goals of 
the Countywide Sustainability Plan
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Section 8: Technical Considerations in the Reuse Framework

40

The technical analysis undertaken by the Study team and outlined in the Appendix identifies technical 
considerations, including:
Housing Focused
• Available affordable housing funding is allocated in small competitive portions, which may extend implementation timeline
• 3-bedroom units for families are desired by the community, but are less cost efficient than studio, 1, and 2-bedroom units 

(e.g. lower revenue per square foot)

General Hospital
• Withstood the 1994 Northridge Earthquake, but needs structural upgrades for long-term and residential / mixed use
• Is graced with several unique historic interior spaces that need to be preserved and incorporated into a reuse plan
• Requires hazardous materials be abated as a first step in the renovation process
• Provides workspace for nearly 1,000 people who need to be relocated, including County and non-County functions such as 

The Wellness Center
• A fully-utilized General Hospital will need additional parking

West Campus
• Accessibility improvements must be considered in redevelopment due to an approximately 40' grade change from State 

Street towards Mission Road
• A potential historic stream is now in an underground pipe and delineated by an easement
• The Pharmacy and Tunnel, the latter of which was constructed as part of constructing General Hospital, offer opportunities 

for creative reuse
• Parking Garage P-10 on Mission Road is in poor condition and could be demolished, but redevelopment requires more 

parking. Replacement of any displaced parking will need further evaluation
• Redevelopment requires upgraded site infrastructure including utilities
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Section 9: Potential Funding Sources

41

Renovating General Hospital and redeveloping West 
Campus will be costly. The Study team researched 
likely and additional potential financing and funding 
sources that could be used to advance the project, 
assuming a private-sector led implementation. These 
sources are presented on the following pages.
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Section 9: Potential Funding Sources

Most Likely Funding Sources*
1. Private Market Rate Debt & Equity (Financing supported by cash flows of any market rate uses)
2. Federal Low Income Housing Tax Credit (LIHTC) (Both 4% and 9% LIHTC are available for low 

income housing uses pending a competitive application process for limited resources)
3. State Low Income Housing Tax Credit (An additional resource for low income housing)
4. Tax Exempt Bonds (Bonds issued by Los Angeles County Development Authority in tandem with 

4% LIHTC via California Debt Limit Allocation Committee)
5. Private Affordable Debt & Equity (Financing supported by cash flows of affordable housing uses)

The Study team identified potential funding sources for a mixed-use development delivered by the 
private sector. The funding sources can be divided into two categories:
• Most Likely Funding Sources
• Additional Funding Sources

*List includes potential funding sources, subject to review and approval by various local, state, and federal funding agencies.
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Section 9: Potential Funding Sources
Additional Funding Sources*
6. Federal Historic Tax Credits (Requires General Hospital to be listed on the National Register of 

Historic Places)
7. Enhanced Infrastructure Financing District (Requires County and City of Los Angeles formation and 

agreement on allocation of tax-increment financing)
8. CA Dept. of Housing & Community Development Affordable Housing for Sustainable 

Communities, Multifamily Housing Program, Infill Infrastructure Grant (Competitive)
9. City’s Affordable Housing Managed Pipeline (Competitive)
10. Permanent Supportive Housing: CA Dept. of Housing & Community Development No Place Like 

Home, Housing for a Healthy California, County’s Notice of Funding Availability (Competitive)
11. City / County Project-Based Housing Choice Vouchers (Pending adequate budget allocation when 

needed)
12. New Markets Tax Credits (Federal program to stimulate business and real estate investment in low 

income areas)
13. Philanthropy (Could offset cost of community-serving space)
14. Potential State Surplus Funds (FY 2022-2023 State Budget will allocate substantial California State 

surplus funding)
15. Federal Funds (Federal appropriation for community projects)

*List includes potential funding sources, subject to review and approval by various local, state, and federal funding agencies.
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Closing

44

Renovating General Hospital and redeveloping West 
Campus would be transformative for the community 
and allow the County to both maintain an iconic 
landmark and make productive use of underutilized 
County assets.

Advancing a project of this scale will require 
collaboration with various levels of government, the 
community, and the private sector.
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Board Motion Adopted November 13, 2018 SUPERVISOR HILDA SOLIS

November 13, 2018
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The Study will help further advance Supervisor Hilda L. 
Solis' Healthy Village Vision (Vision) of a healthy and economically 
resilient community, or "healthy village" at the LAC+USC Medical 
Center Campus. The County has advanced this Vision by 
constructing the first phase of the Restorative Care Village (RCV) 
along Soto Street on the east side of the campus.

The RCV is a key component of the Vision and will be the nation's 
first mental health and well-being village dedicated to caring for the 
County's most vulnerable populations by providing a full continuum 
of services (i.e., recuperative care, bridge housing, permanent 
supportive housing, respite and recovery center, an acute care 
full psychiatric facility, and supportive services).

The RCV also will provide a range of opportunities (i.e., education, 
training, employment, environments for recreation and amenities that 
promote socialization) to give unhoused residents necessary tools to 
successfully re-integrate into the community.

Supervisor Hilda L. Solis' Healthy Village Vision SUPERVISOR HILDA L. SOLIS

October 27, 2020
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Community Outreach / Engagement
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1. Community Engagement 
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Board Motion, Community Engagement Plan, CE Partners and Timeline, 
Community Quotes, Community Stressors and Priorities and Uses

2. Community Engagement 
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Member Roster, CESC Role, Meeting Dates and Focus

3. Community at Large 
Meetings 

Meeting Overview, Format, Photos & Videos, Press Release, Community 
Feedback, Participant Quotes, Meeting Summary, Meeting Presentation, 
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Community Partnership 

Meeting Dates and Focus
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Additional Meetings

Organizations Engaged via Informal Discussions; Meeting Details for 
Additional Meetings
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The Community Engagement team was composed of AECOM, the LAC+USC Medical Center Foundation, Inc., Barrio Planners Incorporated, and Katherine Padilla & Associates.
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The Motion adopted by the Board of 
Supervisors in 2018 directed the CEO to 
have robust community engagement as part 
of the Study and strategic planning process 
to re-imagine General Hospital and West 
Campus.

To guide the process, the CEO worked with 
the Community Engagement team* and a 
Community Engagement Steering 
Committee (CESC) of community leaders to 
develop a Community Engagement Plan.

This Appendix documents the community 
outreach and engagement process from 
2019 to the conclusion of the Study in 2022.

Section 1: Community Engagement Overview

3

*The Community Engagement team was composed of AECOM, the LAC+USC Medical Center Foundation, Inc., Barrio Planners Incorporated, and Katherine Padilla & Associates.
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The General Hospital Study Community 
Engagement Plan helped to ensure the 
outcome of the Study process reflected 
input and participation from a variety of 
stakeholder groups. The Community 
Engagement Plan established goals for the 
engagement effort and described the overall 
approach, as well as specific engagement 
and coordination elements. The purpose of 
the Community Engagement Plan was to 
weave various outreach activities into a 
coordinated process to inform the Study 
outcomes.

This Community Engagement Plan 
described numerous opportunities for the 
surrounding communities and other 
stakeholders to offer their ideas and share 
their vision, values, and needs in relation to 
the reuse of General Hospital and West 
Campus.

Section 1: Community Engagement Overview

4
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The diagram illustrates the major 
stakeholders that were involved 
in the community engagement 
process.

Section 1: Community Engagement Overview

5

Community 
Engagement 

Team*

Los Angeles 
County

Departments

Los Angeles 
County First 
Supervisorial 

District

Health 
Innovation 
Community 
Partnership 

(HICP)

Community 
Engagement 

Steering 
Committee 

(CESC)

Community Neighborhood 
Groups

*The Community Engagement team was composed of AECOM, the 
LAC+USC Medical Center Foundation, Inc., Barrio Planners 
Incorporated, and Katherine Padilla & Associates.
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TIMING MILESTONE NOTES

March 2019 CESC Meeting #1 • Introduce Study
• Overview of potential engagement process

March 2019 CESC Meeting #2
• Update on expanded scope and schedule
• Refinement of stakeholder list
• Review of communication tools

May 2019 CESC Meeting #3 • Review and refine Draft Community 
Engagement Plan

June 2019 Present Draft Community 
Engagement Plan to the HICP

June 2019 Launch Communications and 
Engagement

Section 1: Community Engagement Overview

6

A Community Engagement Plan was developed through a series of meetings with the CESC, Health 
Innovation Community Partnership (HICP) and the County.
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The goal of the Community Engagement Plan was to deliver a thoughtful and comprehensive community 
engagement strategy that sought to share the Study goals, build community support and consensus, and 
elicit community input and feedback. The following are the guiding principles established by the Community 
Engagement team and are documented in the Community Engagement Plan:

Ensure community engagement is accessible and inclusive, particularly with respect to creating a welcoming and comfortable 
environment for traditionally underrepresented groups.

Provide multiple opportunities and methods for people to provide input into the Study; to include those with multiple jobs, non-traditional 
work hours, and other obligations.

Be sensitive to existing community concerns and issues and proactively seek out opportunities to address them within the Study.

Simplify complex technical concepts and avoid culturally and emotionally sensitive terminology, to allow communities to fully participate 
and give meaningful feedback.

Support attendees participating in the language most comfortable for them. Ensure translation of materials is culturally-relevant and 
that people can relate concepts to their everyday lives.

Establish channels of communication with stakeholders, including the HICP, CESC, and other community and business leaders. 
Continually leverage multiple communication tools.

Strive to integrate the Study engagement process with the HICP engagement process to provide a seamless civic participation process 
for the community.

Create an iterative community engagement process to inform the technical analysis, County staff, and Supervisor's Office regarding 
priorities and concerns expressed by communities.

Ensure that it is clear to communities that input received at each meeting will be considered before technical decisions are made. 
Following engagement efforts, consistently report back to communities regarding how their input may, or may not have, influenced
decisions, and why or why not.

1.

2.

3.

4.

5.

6.

7.

8.

9.

Section 1: Community Engagement Overview

7
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Section 1: Community Engagement Overview

8

To conduct robust community 
engagement as directed in the 
Motion adopted by the Board, the 
CESC endorsed the Community 
Engagement Plan to guide the 
outreach process. This process—
with a pause due to the 
pandemic—unfolded from 2019 to 
2022.

A range of community outreach 
and engagement activities, 
summarized in the diagram on the 
right, influenced the Study process 
and its outcome, the Reuse 
Framework.

FEASIBILITY
STUDY

3
Pop-Up Events

15
CESC

Meetings

20+
HICP Meetings

4+1
Community at 

Large Meetings*

25+
Informal 

Discussions + 
Additional 
Meetings

12+ 
Stakeholder 
Interviews

Study Website /  
Social Media

*4 meetings completed, 1 meeting in May 2022
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2019
Feb March April May June July Aug Sep Oct Nov Dec

2022
Jan Feb March April May June

Community 
Engagement Steering 
Committee (CESC) 
Meetings

Community 
at Large Meetings# #

Existing Conditions + Market Research Opportunities & Challenges Key Considerations

1 2 3

1 2 3 4 5

1

Health Innovation Community 
Partnership (HICP) Meetings# Pop-Up 

Events#

3

Informal 
Discussion 

Relaunch Study – Develop 
Proposed Reuse Framework 

2
3 4 5 6 7 8 9 10 11 12 13 14 15 16 18 19 20

1 2

Study Website / 
Social Media

www.hicpla.org/general-hospital-feasibility-study

4 5 6

2020
Feb March April May June

7 8 9 10 12 13 14 1511*

*Community Engagement Steering Committee Meeting #11 was held in December 2021

Additional 
Meetings

17

Study was 
placed on hold 

due to 
COVID19

Section 1: Community Engagement Overview

9
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Thank you for the concerted effort to 
install new life and objectives to the 
General Hospital and make it relevant 
to L.A. for the future.

“ “

I’m a local business owner in Boyle 
Heights… I support a balance of 
economic development and social 
justice. Without a balance our local 
businesses will not survive economically 
and be able to provide jobs.

“
“

I…believe continual programming 
opportunities such as dance, art, 
support groups, etc. such as the ones 
already happening at The Wellness 
Center are also critical to community 
empowerment.

“

“
Section 1: Community Engagement Overview

10

Excerpts from Community at Large Meeting # 3
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• COVID-19 magnified economic stressors:
− Closing of small businesses
− Lack of economic opportunities for 

disenfranchised
− Access to safe/clean street vending 

opportunities
• Environmental justice / pollution
• Food insecurity

Section 1: Community Engagement Overview
Community Stressors Expressed During the Community Engagement Process

Note: List is in alphabetical order

• Homelessness
• Lack of adequate public 

transportation
• Lack of community engagement in 

potential economic development 
opportunities (e.g., bioscience 
corridor)

• Lack of mental health services 
adequate to community need

• Limited parking for hospital patients 
and neighborhood residents

• Gentrification and 
displacement due to:
− Quality of existing 

housing, loss of affordable 
housing stock

− Market speculation
− Rent increases
− Overcrowded housing 

conditions

• High unemployment
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Section 1: Community Engagement Overview
Community Priorities Expressed During the Community Engagement Process 

• Adequate mental health services
• Affordable housing for deeply low, extremely 

low, and very low income neighbors
• Affordable retail, small business support and 

procurement
• Community services and amenities

• Equity framework to guide development

• Food security and healthy food access

• Long-term economic security
• Meet and exceed County policy standards 

related to Community Benefits, including 
Affordable Housing and Economic Opportunity

• Social justice
• Workforce development and economic 

opportunities for all residents (including 
undocumented residents):
− Local and target hire and training Programs
− Permanent positions beyond construction
− Jobs with family supporting wages

Note: List is in alphabetical order
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Section 1: Community Engagement Overview
Community Uses Expressed During the Community Engagement Process

• Affordable housing, including deeply and 
extremely low income, and for families

• After-school Science, Technology, Engineering, 
Art, Mathematics center

• Arts/Culture spaces
• Commemorative spaces
• Community services spaces
• Health and social support services space
• Library

Note: List is in alphabetical order

• Locally based retail 
• Neighborhood grocery store
• Open space/community garden
• Preschool/Daycare
• Public and accessible transportation and parking
• Senior center
• Subsidized to low cost extended stay hotel 

to support patient families receiving 
care at Medical Center
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• Modified the approach to housing to more 
closely align with community priorities

• Increased emphasis of community serving 
space overall

• Retail may include local and healthy food 
options, restaurants, and vendors

• Hospitality options may focus on non-profit 
or low-cost lodging to support patients and 
families (e.g., an extended stay hotel with 
discounted rates)

• Education and Childcare
• Inclusion of transportation and mobility 

access improvements (e.g., shuttles, 
walking and bike paths, mass transit 
connections to campus, accessibility for 
persons with disabilities)

• Open and green spaces for public use
• Addition of commemorative and cultural 

arts spaces

Community Engagement 
Mapping Results
Based on 83 community vision 
maps and 1922 stickers

Community Activity Map from At-Large #3 and HICP

Section 1: How Has Community Input Influenced the Reuse Framework?
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Based on community input the Study team:
• Documented the community's desire for very low 

income housing and exceed typical rates of affordable 
housing

• Documented the community's desire for an above 
average number of 2- and 3-bedroom units to meet the 
needs of families

• Conducted detailed analyses and explore creative 
approaches to incorporate deeper levels of affordable 
housing mixes

• Hosted an Affordable Housing & Community Benefits 
Panel*, held on July 10, 2020, at the Health Innovation 
Community Partnership Meeting. The panel 
shared experience on affordable projects they've 
completed, their perspective on competitive funding 
sources, and specific types of community benefits 
included in local area projects. An interactive Q&A 
allowed HICP participants to provide their thoughts, 
insights, and contributions

• Resolved that minimum requirements for percentages 
of affordable housing and preferred ranges of number 
of affordable units be included in any future reuse 
and/or redevelopment

Attendees at the December 2019 HICP and Community at Large Meetings were 
invited to share their vision for future development through a mapping exercise.

Section 1: How Has Community Input Influenced the Approach to Housing?

*The panel included Ozzie Lopez, Ed.D., (Moderator), President, 
LA Housing Department Affordable Housing Commission; Bea 
Stotzer, Board President, New Economics for Women; Manuel 
Bernal, Board President, East LA Community Corporation; and 
Paul Peninger, Director of Sustainable Economics, AECOM.
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Based on community input the Study team:
• Uplifted concerns to ensure future 

development and reuse exceed County 
policies on local and targeted worker hire

• Identified job opportunities be considered in 
uses, at multiple levels of education and 
income

• Identified a range of office spaces and uses 
that could support employment opportunities, 
such as:
‾ Job Training Center
‾ Incubator space for Small Business / 

Social Enterprise
‾ Support for local business expansion

Section 1: How Has Community Input Influenced Workforce Development
& Economic Opportunity in the Study? 
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Based on community input the Study 
team:

• Expressed the community's desire for 
including cultural values in design, 
décor and landscaping elements

• Documented the community's priority 
for including commemorative and 
cultural arts spaces

• Shared the community’s desire for 
open and green spaces for public use, 
and access improvements like bike 
lanes and walking trails

Section 1: How Has Community Input Influenced the Approach to Culture, 
Arts & Open Spaces in the Study? 
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Based on community input the Study 
team:

• Documented the community's desire 
to ensure future development and 
reuse include retail options aligned 
with community demographics and 
preferences

• Identified a range of retail 
opportunities including:
‾ Grocery Store
‾ Local business / vendor support 

and expansion
‾ Affordable hospitality options
‾ Healthy food options

Section 1: How Has Community Input Influenced Retail in the Study?
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The purpose of the CESC was to 
provide a coordinated mechanism for 
community involvement, including the 
HICP, and other key stakeholders, in 
preparation and execution of the 
Community Engagement Plan.

The following pages present the 
CESC membership and role, a list of 
the CESC meetings held as part of this 
Study, and a description of how the 
CESC influenced the engagement 
process.

Section 2: CESC
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ORGANIZATIONAL REPRESENTATION ORGANIZATION MEMBER / ALTERNATE / FORMER MEMBER
Advocacy & Housing Rights Public Counsel Katie McKeon, Greg Bonnet, Antonio Hicks

Advocacy & Families InnerCity Struggle Maria Brenes, Ruby Rivera, Henry Perez, 
Waldo Gonzalez, Jennifer Maldonado

Arts and Education Self-Help Graphics & Art, Inc. Betty Avila
Business Los Angeles Latino Chamber of Commerce Lilly Rocha, Norma Gomez
Chinatown Community Development King Cheung, Sissy Trinh, Dr. Munson A. Kwok
Community Development Barrio Planners Incorporated Frank Villalobos
Education Bravo Medical Magnet High School Luis Lopez, Michael Sinclair
Education LAUSD Local District Eastside PACE Elsa Tinoco
Faith-Based St. Camillus Catholic Center Father Chris Ponnet
Health Equity LAC+USC Medical Center Foundation, Inc. Teresa Nuno
Health Equity The Wellness Center / LAC+USC Medical Center Foundation, Inc. Rosa Soto 
Health Services JWCH Institute Al Ballesteros
Health Services LAC+USC Medical Center - Executive Team Jorge Orozco, Edgar Solis
Health Services LAC+USC Medical Center - Provider Team Josh Banerjee
Homeless and Recovery Services Exodus Recovery Monica Alcaraz
Housing & Community Development East LA Community Corporation Manuel Bernal, Isela Gracian
LA County County of Los Angeles Chief Executive Office Kelly Quinn, Ivan Mathews
LA County Office of Supervisor Hilda L. Solis Waqas Rehman, Guadalupe Duran-Medina
Labor & Workforce SEIU Local 721 - Southern California Public Service Workers Wendy Knight, Felipe Caceres
LGBTQ+ Representation Latino Equality Alliance Ari Gutierrez-Arambula
Mental Health Services Alma Family Services Yolanda Duarte-White
Real Estate Financing & Development Independent Consultant William Pavão
Real Estate Financing & Development Independent Policy Advisor / Analyst Joan Ling
Workforce Development East Los Angeles College Ozzie Lopez

Workforce Development East Los Angeles Skills Center Vladimir Tigno, Lynda Farnsworth, Andrea 
Rodriguez

Section 2: CESC Members 

20
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What was the role of the Community Engagement Steering Committee?
• Inform the community engagement process, including design of community meetings, inviting and 

encouraging attendance, and uplifting important community priorities
• Attend CESC meetings and represent community perspectives
• Engage community members and inform them on Study progress
• Uplift community concerns to other stakeholders and Study team

How did the Community Engagement Steering Committee guide the Study?
• Developed the Community Engagement Plan for the Study
• Influenced the community engagement activities and strategies to gather community input into the 

Study
• Created opportunity for community engagement in future phases
• Identified additional community members and demographic groups the Community Engagement team 

should reach out to
• Instrumental in shaping and participating in all Community at Large meetings

Section 2: CESC Overview 

21
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MEETING # DATE FOCUS

1 03/07/2019 Introduce the Study; Overview of Potential Engagement Process

2 03/27/2019 Input on Community Engagement Plan (Update on Expanded Scope and Schedule; Refinement of Stakeholder List; Review of 
Communication Tools)

3 05/16/2019 Review and Refine Draft Community Engagement Plan

4 08/22/2019 Reflections on Community at Large #1 and Preparation for Community at Large #2

5 11/21/2019 Preparation for Community at Large Meeting #3

6 02/26/2020 Overview of 2019 Community Engagement Activities, Reaffirm CESC Role, Roundtable Discussion

7 03/17/2020 Potential Study Engagement Strategy, Overview to Understand Technical Process, Share High-Level Technical Considerations

8 04/21/2020 Overview of Updates to the Study Timeline, Understand the Scenario Development Process, Highlights of West Campus 
Technical Considerations, Refine Key Talking Points for Community Outreach

9 05/19/2020 Affordable Housing Panel and Study Updates

10 06/16/2020 Revisit Study Process and the Goal to Balance Community Priorities, County Needs and Technical Requirements, and Potential 
Funding; Review Ongoing Community Engagement Opportunities

11 12/15/2021 Supervisor Solis’ Renewed Vision for the Study

12 01/26/2022 Update on Study Process and Preparation for Community at Large Meeting #4

13 02/23/2022 Debrief of Community at Large #4 and Update on Study Process, and discussed post Study next steps

14 03/23/2022 Update on the Study and Overview of Permitting and Entitlement Process, and discussed post Study next steps

15 04/25/2022 
(planned) Report-Back on Final Study, Acknowledgement of CESC Contributions

Section 2: CESC Meetings Overview 

22
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Four Community at Large meetings were 
hosted during the Study process. An 
additional fifth Community at Large meeting 
is planned for May 2022. The goal of these 
convenings was to introduce the Study, 
gather community input and feedback, 
provide updates on the Study, and facilitate 
ongoing dialogue with the community.

The following pages provide information on 
each of the Community at Large meetings 
and how input received influenced the 
Study outcome. An extensive meeting 
report is included as part of each meeting 
summary.

Each Community at Large Meeting page is 
designed with a way-finding tab to help the 
reader navigate the materials presented in 
this section.

Section 3: Community at Large Meetings
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Type of Meeting & Location: Community Meeting #1, East Los Angeles Skills Center 

Date: June 13th, 2019 

Approximate Number of Attendees:  165

• Study Overview
• Open House – Visit Stations
• Q+A and Wrap-Up

Meeting Agenda:  

• Provide an overview of the Study
• Provide an overview of key Study considerations, and how they influence reuse 

options including community services, rental housing, job growth and training, 
cost and funding sources, etc.

• Help develop future reuse ideas through a community vision mapping activity
• Answer your questions about the Study

Purpose of the Meeting:  

• Community Engagement
• What do we know about General Hospital?
• Your Station Input

Presentation Content Topics:  

• Study team will continue work to discover building issues, and turn attention to 
West Campus

• Summer 2019: Ongoing community engagement
• Fall 2019: Community at Large Meeting #2

Next Steps:  

Section 3: Community at Large Meeting #1 June 13, 2019
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Meeting Format: 

• Presentation, displays, and handouts were produced in 
English and Spanish

• Spanish and Cantonese simultaneous interpreters were 
available

• Presentations provided by Supervisor Hilda L. Solis and 
members of the Community Engagement team, including 
Rosa Soto, LAC+USC Medical Center Foundation, Inc., 
Deanna Weber, AECOM, Katherine Padilla Otanez, KPA, 
and Monica Alcaraz, CESC member

• Technical presentations were made by Deanna Weber, 
AECOM and Robert Chattel, Chattel & Associates

• Event support was provided by members of the CESC

• Meeting attendees participated in an interactive session to 
provide feedback

25
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For more information follow the link 
https://www.hicpla.org/project-library

Section 3: Community at Large Meeting #1 June 13, 2019

Photos & Videos:
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Section 3: Community at Large Meeting #1 June 13, 2019

Press Release:
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What is the General Hospital 
Feasibility Study?

Station 1

Community Engagement 
Process + Timeline

Station 2

What Do We Know About the 
Building?

Station 3

Transportation and Parking 

Station 4

Key Community Issues
How Could the Building and 
West Campus Best Benefit 

the Community?

Station 6Station 5

Community Feedback:

28

Meeting participants were invited to provide comments and questions, as well as indicate preferences 
via an interactive poster exercise identifying six (6) key areas of interest as shown below.

Section 3: Community at Large Meeting #1 June 13, 2019
1 2 3 4Meeting #

Pa
rti

ci
pa

nt
 

Q
uo

te
s

M
ee

tin
g 

Su
m

m
ar

y
M

ee
tin

g 
Pr

es
en

ta
tio

n
D

is
pl

ay
 

Bo
ar

ds
M

ee
tin

g 
Fl

ye
rs

C
om

m
en

t 
C

ar
ds

Br
av

o 
H

ig
h 

Sc
ho

ol
 E

ve
nt

M
ee

tin
g 

Fo
rm

at
Ph

ot
os

 &
 

Vi
de

os
Pr

es
s 

R
el

ea
se

M
ee

tin
g 

O
ve

rv
ie

w
C

om
m

un
ity

 
Fe

ed
ba

ck



GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX B

Station 1 Station 2
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Section 3: Community at Large Meeting #1 June 13, 2019
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Station 3 Station 4
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Section 3: Community at Large Meeting #1 June 13, 2019
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Station 5
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Section 3: Community at Large Meeting #1 June 13, 2019
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Station 5

32

Section 3: Community at Large Meeting #1 June 13, 2019
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Station 5
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Section 3: Community at Large Meeting #1 June 13, 2019
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Station 6
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Section 3: Community at Large Meeting #1 June 13, 2019
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Station 6
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Section 3: Community at Large Meeting #1 June 13, 2019
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Other Comments

36

Section 3: Community at Large Meeting #1 June 13, 2019
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All I want for this building is to have playgrounds for
kids (safe) and activities for teens and senior citizens.
Places where they can exercise to develop body and
mind.

Many low income and undocumented people go here,
but the service and benefits have not met their needs.
Also, providing services like a physical or mental health
awareness that is needed. We need to be more
considerate of people's needs...

Work opportunities to benefit the local people first then
people from other areas. Any project should have
opportunities first be available to the people in the area
and nearby areas.

Participant Quotes:

Section 3: Community at Large Meeting #1 June 13, 2019
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1 2 3 4Meeting #

Section 3: Community at Large Meeting #1 June 13, 2019

Meeting Summary

The following pages provide a detailed documentation of all 
outcomes of Community at Large Meeting #1.
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1 2 3 4Meeting #

Section 3: Community at Large Meeting #1 June 13, 2019
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1 2 3 4Meeting #

Section 3: Community at Large Meeting #1 June 13, 2019
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Meeting Flyers
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Comment Cards
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Type of Meeting & Location: Community Meeting #2, City Terrace Park Community Room

Date: September 19th, 2019 

Approximate Number of Attendees:  125

• Study Overview, including West Campus
• Open House – Visit Stations
• Q+A and Wrap-Up

Meeting Agenda:  

• Provide an overview of the Study, including West Campus
• Hear how you think the building and West Campus could best be used to benefit 

the community, and what issues are most important to you
• Answer your questions about the Study

Purpose of the Meeting:  

• Community Engagement
• What do we know about General Hospital and West Campus?
• Your Station Input

Presentation Content Topics:  

• Study team will continue work to discover building issues, and turn attention to 
West Campus

• Fall 2019: Ongoing community engagement
• November 2019: Community at Large Meeting #3

Next Steps:  

Section 3: Community at Large Meeting #2 September 19, 2019
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Meeting Format: 

• Presentation, displays, and handouts were 
produced in English and Spanish

• Spanish and Cantonese simultaneous 
interpreters were available

• Presentation provided by Jorge Orozco, CEO, 
LAC+USC Medical Center and members of the 
Community Engagement team, including Rosa 
Soto, LAC+USC Medical Center Foundation, 
Inc., Deanna Weber, AECOM, Katherine Padilla 
Otanez, KPA

• Event support was provided by members of the 
CESC

• Meeting attendees participated in an interactive 
session to provide feedback

82
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Section 3: Community at Large Meeting #2 September 19, 2019

For more information follow the link 
https://www.hicpla.org/project-library

Photos & Videos:
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Section 3: Community at Large Meeting #2 September 19, 2019
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Press Release:
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What is the General Hospital 
Feasibility Study?

Station 1

Community Engagement 
Process + Timeline

Station 2

What Do We Know About the 
Building and West Campus?

Station 3

Transportation and Parking 

Station 4

Key Community Issues
How Could the Building and 
West Campus Best Benefit 

the Community?

Station 6Station 5

Community Feedback:
Meeting participants were invited to provide comments and questions, as well as indicate preferences via an 
interactive poster exercise identifying six (6) key areas of interest as shown below.

Section 3: Community at Large Meeting #2 September 19, 2019
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The picture can't be displayed.

Station 2 Station 3

Section 3: Community at Large Meeting #2 September 19, 2019
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Station 4

Section 3: Community at Large Meeting #2 September 19, 2019
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11 9 3 18

7121115192533

Station 5

Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #

M
ee

tin
g 

O
ve

rv
ie

w
M

ee
tin

g 
Fo

rm
at

Ph
ot

os
 &

 
Vi

de
os

Pr
es

s 
R

el
ea

se
Pa

rti
ci

pa
nt

 
Q

uo
te

s
M

ee
tin

g 
Su

m
m

ar
y

M
ee

tin
g 

Pr
es

en
ta

tio
n

D
is

pl
ay

 
Bo

ar
ds

M
ee

tin
g 

Fl
ye

rs
C

om
m

en
t 

C
ar

ds
C

om
m

un
ity

 
Fe

ed
ba

ck



GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX B
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Station 5
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I am a 24-year-old resident of City Terrace and would
like to say that I hope the project prioritizes affordable
housing across the board. LAC+USC Medical Center
has already raised rents for my family in El Sereno and
myself here. I fear that more development will continue
the rent hikes so I think that if the project dedicates
50% of the land to affordable housing, both the
developers and the folks in the area with high rent
hikes can be satisfied.

Prioritize community needs, focus on the low income,
education, and opportunities to advance.

Focus on and provide affordable housing – no hotel.

Participant Quotes:

Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #

Meeting Summary

The following pages provide a detailed documentation of all 
outcomes of Community at Large Meeting #2.
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Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #

M
ee

tin
g 

O
ve

rv
ie

w
M

ee
tin

g 
Fo

rm
at

Ph
ot

os
 &

 
Vi

de
os

Pr
es

s 
R

el
ea

se
Pa

rti
ci

pa
nt

 
Q

uo
te

s
M

ee
tin

g 
Su

m
m

ar
y

M
ee

tin
g 

Pr
es

en
ta

tio
n

D
is

pl
ay

 
Bo

ar
ds

M
ee

tin
g 

Fl
ye

rs
C

om
m

en
t 

C
ar

ds
C

om
m

un
ity

 
Fe

ed
ba

ck



GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX B107

Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Display Boards

Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Meeting Flyers

Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Comment Cards

Section 3: Community at Large Meeting #2 September 19, 2019
1 2 3 4Meeting #
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Type of Meeting & Location: Community Meeting #3, Hollenbeck Middle School 

Date: December 9th, 2019 

Approximate Number of Attendees:  105 (75 In-person & 30 via livestream) 

• Study Overview
• Open House and Community Vision Mapping Activity – Visit Stations
• Q+A and Wrap‐Up

Meeting Agenda:  

• Provide an overview of the Study
• Report back regarding what we’ve learned from the community to‐date
• Provide an overview of key Study considerations, and how they influence reuse 

framework including community services, rental housing, job growth and training, 
cost and funding sources, etc.

• Help develop future reuse ideas through a community vision mapping activity
• Answer your questions about the Study

Purpose of the Meeting:  

• Background
• Community Engagement Process
• What we have learned from the community
• What we have learned about General Hospital and West Campus
• Key considerations
• Cost and funding sources
• Your station input and activity 

Presentation Content Topics:  

• Study team will develop preliminary reuse ideas for General Hospital and West 
Campus

• Dec 2019 – June 2020: Ongoing community engagement
• Spring 2020: Community at Large Meeting #4

Next Steps:  

Section 3: Community at Large Meeting #3 December 9, 2019
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Meeting Format: 

• Presentation, displays, and handouts were produced in 
English and Spanish

• Meeting was held in-person and live telecasted

• Spanish and Cantonese simultaneous interpreters were 
available, as well as staff assistance in Mandarin

• Presentations provided by members of the Community 
Engagement team, including Guadalupe Duran-Medina, 
Planning Deputy for Supervisor Hilda L. Solis, Rosa Soto, 
LAC+USC Medical Center Foundation, Inc., Deanna Weber 
and Paul Peninger, AECOM, Katherine Padilla Otanez, 
KPA, and Monica Alcaraz, CESC member

• Technical presentations were made by Deanna 
Weber, AECOM and Robert Chattel, Chattel & Associates

• Event support was provided by members of the CESC

• Meeting attendees participated in an interactive session 
to provide feedback

135

Section 3: Community at Large Meeting #3 December 9, 2019
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Section 3: Community at Large Meeting #3 December 9, 2019

For more information follow the link 
https://www.hicpla.org/project-library

Photos & Videos:
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Section 3: Community at Large Meeting #3 December 9, 2019

Press Release:
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Thank you for the concerted effort to install new life and 
objectives to the General Hospital and make it relevant 
to L.A. for the future.

I…believe continual programming opportunities such 
as dance, art, support groups, etc. such as the ones 
already happening at The Wellness Center are also 
critical to community empowerment.

I’m a local business owner in Boyle Heights… I support 
a balance of economic development and social justice. 
Without a balance our local businesses will not survive 
economically and be able to provide jobs.

Section 3: Community at Large Meeting #3 December 9, 2019

Participant Quotes:
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Station 2, 3 & 4

139

Community Feedback:
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Station 4
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The following pages provide a detailed documentation of all 
outcomes of Community at Large Meeting #3.
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Meeting Flyers
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Community Vision Maps - English
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Community Vision Maps - Spanish

M
ee

tin
g 

Fo
rm

at
Ph

ot
os

 &
 

Vi
de

os
Pr

es
s 

R
el

ea
se

Pa
rti

ci
pa

nt
 

Q
uo

te
s

C
om

m
un

ity
 

Fe
ed

ba
ck

M
ee

tin
g 

Su
m

m
ar

y
M

ee
tin

g 
Pr

es
en

ta
tio

n
D

is
pl

ay
 

Bo
ar

ds
M

ee
tin

g 
Fl

ye
rs

Vi
si

on
 

M
ap

s
M

ee
tin

g 
O

ve
rv

ie
w

1 2 3 4Meeting #

Section 3: Community at Large Meeting #3 December 9, 2019



GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX B210

Community Vision Maps - Chinese
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Type of Meeting & Location: Community Meeting #4, Virtual Meeting Via Zoom 

Date: February 17, 2022 (4:00 PM – 5:30 PM) 

Approximate Number of Attendees:  171

• Supervisor Hilda L. Solis’ Vision for the Study
• Opening Remarks
• Study Overview

Community Engagement
Technical Analysis
Next Steps
Q&A

• County-Community Projects Panel (LA County Public Works and Resident Leaders, LA County Development 
Authority, LA County CEO Homeless Initiative and Affordable Housing)

Q&A

• Present Supervisor Hilda L. Solis’ Vision for the Study
• Provide an Update on the Study and Answer Participant Questions
• Answer Questions About County-Community Projects via a Panel and Q&A

Section 3: Community at Large Meeting #4 February 17, 2022

Meeting Agenda:  

Purpose of the Meeting:  
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Section 3: Community at Large Meeting #4 February 17, 2022

• What is the Study?
• What we have heard through our community engagement
• Community vision mapping activity
• Key community issues identified through community engagement
• How has community input influenced the Study process?
• How has community input influenced the approach to housing, community-serving spaces, workforce 

development and economic opportunity, and culture, arts and open spaces?
• County input and considerations
• Technical challenges
• Current status
• What elements will the proposed Reuse Framework include?
• Larger context: landscape of the healthy village

• Spring 2020: Conclude Study and Provide Update via Community at Large Meeting #5

Presentation Content Topics:    

Next Steps:

1 2 3 4Meeting #
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Meeting Format: 

• Presentation was conducted via Zoom webinar in 
response to ongoing COVID-19 protocols

• Meeting was conducted in English, with Spanish 
interpretation option available

• Presentation provided by Community 
Engagement team, members of the Community 
Engagement Steering Committee, and County 
staff with ongoing roles in housing development, 
affordable housing, and homeless services

• Welcome comments from Supervisor Hilda L. 
Solis, Senator Maria-Elena Durazo, Assembly 
Member Wendy Carrillo and Jorge Orozco, CEO, 
LAC+USC Medical Center

• Question & Answer Session captured participant 
input

222

Section 3: Community at Large Meeting #4 February 17, 2022
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For more information follow the link 
https://www.hicpla.org/project-library

Photos & Videos:
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I’m happy and proud to be part of this Community, Boyle Heights. I
was at the December 9th session. We were talking about our
vision for the General Hospital. My son was writing his
suggestions, and I’m gonna let him know that his voice is heard
and now it's gonna be a reality. Like somebody said before this
is our General Hospital, so thank you so much for letting me
speak. Thank you for all the work that you're doing.

I am very grateful to be in a health meeting for the entire
community. I have daughters who work in the health sector. One
of my daughters works at LAC+USC and the truth is that the
immediate renovation of this medical center is necessary.

Many thanks to the Directors of Programs and Projects. Many
thanks to the speakers. Many thanks to Supervisor Hilda Solis. To
the Senator, thank you. Thanks to Assemblywoman Carrillo.
Thanks to all the people who have been interested in the
Community. They deserve to be recognized for all their work and
effort. They deserve our respect and gratitude.

Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)

Participant Quotes
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Community Feedback:

Please see “Participant Comments and Questions, and Team Responses” in the 
following section for a compilation of comments and questions, as well as 
responses from the Study team.

1 2 3 4Meeting #

M
ee

tin
g 

O
ve

rv
ie

w
M

ee
tin

g 
Fo

rm
at

Ph
ot

os
 &

 
Vi

de
os

Pr
es

s 
R

el
ea

se
Pa

rti
ci

pa
nt

 
Q

uo
te

s
C

om
m

un
ity

 
Fe

ed
ba

ck
M

ee
tin

g 
Su

m
m

ar
y

M
ee

tin
g 

Pr
es

en
ta

tio
n

M
ee

tin
g 

Fl
ye

rs
Af

fo
rd

ab
le

 H
ou

si
ng

 
Fa

ct
sh

ee
t

226



GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX B

Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
1 2 3 4Meeting #

Meeting Summary

The following pages provide a detailed documentation of all 
outcomes of Community at Large Meeting #4.
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TABLE OF CONTENTS

I. INTRODUCTION

II. OVERVIEW OF THE FEASIBILITY STUDY

III. OUTREACH CONDUCTED

IV. MEETING FORMAT

V. PARTICIPANT COMMENTS AND QUESTIONS, AND TEAM RESPONSES

VI. NEXT STEPS

ATTACHMENT A: POWERPOINT PRESENTATION

ATTACHMENT B: MEETING FLYER

ATTACHMENT C: AFFORDABLE HOUSING FACT SHEET

I. Introduction

The purpose of this summary is to present the questions received from stakeholders at the fourth Community at 
Large meeting held Thursday, February 17, 2022, 4-5:30 for the LAC+USC General Hospital and West Campus 
Feasibility Study (Feasibility Study). The LA County Chief Executive Office and Supervisorial District 1 hosted the 
meeting to provide an update on the Feasibility Study, and answer questions from the community. The meeting 
was held via Zoom due to ongoing COVID-19 protocols.  Approximately 171 community members attended the 
meeting. The PowerPoint presentation is provided in Attachment A. The meeting flyer is provided in Attachment 
B. The recording and additional meeting materials are available for viewing online at: 
https://www.hicpla.org/project-library An Affordable Housing Fact Sheet was also posted to the project website 
for those community members that wanted an additional resource regarding affordable housing definitions and 
levels of affordability (see Attachment C). 

II. Overview of the Feasibility Study

In November 2018, Supervisor Hilda L. Solis authored a Board Motion directing the LA County Chief Executive 
Office (CEO) to develop a Feasibility Study for the reuse of General Hospital (Study) in collaboration with various 
County departments. The Study was expanded in 2019 to include western portions of the LAC+USC Medical 
Center Campus.

The Study is analyzing the technical and economic factors associated with reuse of the historic, but largely vacant, 
General Hospital and redeveloping portions of West Campus to maximize rental housing opportunities at all 
levels of affordability. The Board Motion also directed the implementation of a robust community engagement 
process that ensures community ideas and concerns are incorporated into the Study. 

By April 2022, the Study is expected to be delivered to the Board of Supervisors with a potential Reuse 
Framework that includes a mix of uses including mixed income rental housing, community service spaces, open 
space, office, and neighborhood-serving retail such as a grocery store, among others. 

III. Outreach Conducted

Outreach was a collaborative effort conducted by Supervisorial District 1, the Community Engagement Steering 
Committee (CESC), the Community Engagement team, and the LAC+USC Medical Center. Outreach consisted of 
the following: 

• Supervisorial District 1, LAC+USC Medical Center, the HICP, and The Wellness Center distributed the event 
flyer via their media channels and/or membership lists. Specifically, the HICP and the Community Engagement 
team sent eblasts to approximately 755 persons as well as reminder eblasts/follow-up emails; 

• CESC disseminated flyers to their networks;
• The CE Team conducted presentations to HICP and to additional community organizations;
• The CE Team distributed flyers to community organizations;
• Flyers were distributed around the LAC+USC Medical Center Campus and within the local community:

General Hospital Feasibility Study
Summary of Community Mee�ng-at-Large #4

General Hospital Feasibility Study
Summary of Community Mee�ng-at-Large #4
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IV. Meeting Format

Alex Villalobos (Barrio Planners, Inc.) and Juliana Vidal (LAC+USC Medical Center Foundation) convened the meeting via 
Zoom Webinar, welcomed all participants, reviewed Zoom logistics for participation in the meeting, and reviewed the 
logistics for accessing Spanish interpretation. 

Kelly Quinn, Manager of the Master Planning Division in the CEO’s office, welcomed community members and introduced 
the consultant teams. Ms. Quinn noted that the purpose of the meeting is to provide an update on Feasibility Study 
progress. Ms. Quinn recognized the members of the community who have taken the time to help shape the future of 
General Hospital and West Campus and welcomed those that are new to the process.

Rosa Soto, Executive Director of the Wellness Center and leader of the Health Innovation Community Partnership (HICP) 
noted that she is delighted to be part of the Community Engagement team that is working on the study to ensure that we 
have community views and voices as part of our study process.  Ms. Soto provided an overview of the meeting agenda and 
then introduced Supervisor Hilda L. Solis.

Supervisor Hilda L. Solis provided an overview of her vision for the Feasibility Study via a recorded video message. She noted, 
that while reimaging this healthcare campus of the future, we need to create a system that addresses the intersection of 
needs of our most vulnerable. Her vision for the area is of a healthy village that includes services for those in need, as well as 
integration with the surrounding community, with a sustainable mix of uses, population and amenities.

Senator Maria Elena Durazo spoke about how community efforts will help reuse the iconic & historic General Hospital 
building & underused portions of West Campus, to help support a regional solution to all issues faced by the community, 
such as affordable housing, health and wellness, living wages and jobs, as well as health equity.

Assemblywoman Wendy Carrillo noted that being a part of the community where General Hospital and West Campus are 
located, she is committed to improving health and community services, to finding state and federal funding ,and to 
supporting efforts to work together to identify opportunities for residents, the workforce, and students.

Jorge Orozco, Chief Executive of LAC+USC Medical Center, thanked members for participating and added that the 
importance of health equity has become clearer in the last couple of years. He supported the overall vision of having 
affordable housing on the LAC+USC Medical Center Campus that contributes to a thriving heathy community. He 
encouraged all to continue voicing their opinions in shaping the future of the campus.

Alex Villalobos and Heather Hays (LAC+USC Medical Center Foundation) then conducted a PowerPoint presentation in 
English with Spanish subtitles and with simultaneous interpretation in Spanish.  Mr. Villalobos opened the presentation by 
providing an overview of the Study area and reminding participants that General Hospital is a massive building, most of 
which is currently vacant and in need of repair. He also noted that the LAC+USC Medical Center West Campus is the portion 
of the campus west of State Street and bordered by Zonal, Mission and Marengo.  Mr. Villalobos mentioned that on this 
portion of campus, there are three parcels of land that are being considered for development, which add up to 10.5 acres. 
Mr. Villalobos then went on to provide a timeline of events for General Hospital and the Study, an orientation to the Study, 
and introduced and acknowledged the participation and contributions of the Community Engagement Steering Committee 
(CESC). 

An overview of the previous Community At Large meetings was presented by Monica Alcaraz, member of the CESC. Ari 
Gutierrez Arambula, Co-Founder of the Latino Equality Alliance and member of the CESC spoke about the community 
feedback that had been collected throughout the community engagement process. Mr. Villalobos then provided an overview 
of how community input has influenced the Study process, and the approach to specific uses, such as housing, community-
serving spaces, workforce development and economic opportunity, culture, arts and open spaces.

Ms. Hays then summarized County input and considerations, and the technical challenges that need to be considered for the 
Reuse Framework. Ms. Hays then spoke about how the Study is balancing various input and needs. Ms. Hays then went on 
to  provide an update regarding the current status of the Study and described the elements that will be included in the 
Reuse Framework.

Doug Cohen, Los Angeles County Economic and Development Services, noted that the Study will be incorporated into a 
County-led Request for Proposals (RFP) process, and went on to provide an overview of the RFP process. To conclude this 
portion of the presentation, Ms. Hays highlighted opportunities for the community to continue to stay involved and 
connected.

The presentation was followed by roughly 15 minutes devoted to open discussion and questions and answers regarding the 
Study. Comments and questions from participants appear below in Section V. Participants Comments and Questions, and 
Team Responses.

Next, Heather Hays moderated a County-Community Projects Panel that included the following representatives:
• Los Angeles County Department of Public Works – Alicia Ramos
• Resident Leaders – Monica Alcaraz, Ari Gutierrez Arambula
• Los Angeles County Development Authority - Matthew Lust
• Los Angeles County Homeless Initiative and Affordable Housing – Elizabeth Ben-Ishai

Comments and questions from participants raised during the panel session appear below in Section V. Participants 
Comments and Questions, and Team Responses.

General Hospital Feasibility Study
Summary of Community Mee�ng-at-Large #4
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IV. Participant Comments and Questions, and Team Responses

General Hospital Feasibility Study
Summary of Community Mee�ng-at-Large #4

1 2 3 4Meeting #

# Question Answer
Affordable Housing

1 What is affordable? Affordable to residents who now live here? The Feasibility Study conducted an affordable housing market analysis and leveraged other affordable housing studies. The Study looked at all levels 
of affordability to include deeply low income and extremely low income levels and the report back will explain those results. For more information on 
affordability levels and definitions, please review our Affordable Housing Fact Sheet on our Feasibility Study website.

Answered by LA County Chief Executive Office

2 Why is affordable housing not built in high resource areas? There are a few reasons why we may not see a lot of affordable housing projects applying for funding in high resource areas, including the cost of land 
and availability of suitable sites for development. In 2018, the County noted this need to encourage more affordable housing projects in high resource 
areas to apply for County funding and consequently bring units to those areas and began a strategic focus on how to encourage these types of 
development.

Developers find and purchase land for supportive housing projects in advance of searching for funding, so it typically takes a year or so for County 
priorities to influence project locations. Beginning in 2018, the County increased its focus on high resource areas and developed new scoring for such 
projects to promote more of these developments. The increased focus by the County is starting to show dividends, as our most recent Notice of 
Funding Availability attracted three project applications in highest resource areas, six applications in high resource areas, and three projects in 
moderate resource areas. We are still in the initial evaluation stages of these projects, so at this time there is no information on how such projects will 
fare with their funding applications, but the number of applications is encouraging. The County will continue to focus efforts on attracting more 
projects in high resource areas and will adjust our strategy accordingly to ensure a good mix of project locations throughout the County.

Answered by LA County Development Authority
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3 We want accessible rental apartments for low income people, and 
stores for people who are starting their businesses to support 
themselves. I appreciate your attention to it, thanks again.

Thank you for your comments; the community has shared these desires with the Study team and the Reuse Framework will identify these community 
needs. Affordable housing is one of the most significant priorities of the Study per the direction of Supervisor Solis, as well as integrating with the local 
community and economy.

Answered by LA County Chief Executive Office

4 Will there be any efforts to ensure green ways to travel? For example, 
running paths, walking paths, bike paths around the campus? It would 
be great if those also connected to Cal State LA to give the community 
a long exercise route across Boyle Heights and East LA.

The Study Reuse Framework will uplift green space and pedestrian improvement recommendations, such as walkways, signage, landscaping, and 
improved bus stops. Also, as part of Metro’s study to add a Metrolink Station at LAC+USC Medical Center, Metro will also be looking at first/last mile 
connections to improve transportation access and to make the campus more walkable/bikeable. Once these preliminary recommendations are made 
later this Spring, the County will work to advance recommendations into design.

The idea of connecting Cal State LA to the LAC+USC Medical Center Campus is very interesting. We appreciate all new ideas!

Answered by Office of Supervisor Hilda L. Solis and LA County Chief Executive Office

5 Will there be more parking designated for all future employees? Parking spaces required for staff and clients will be addressed as a campus wide solution. In other words, parking for the new buildings may be located 
within the new development as well as nearby within adjacent lots and structures. Parking will be added to the campus as part of the renovation of 
General Hospital and the redevelopment of West Campus.

For the future re-use of General Hospital, the selected developer will be ultimately designing exactly how the various uses will be laid out.

Answered by LA County Department of Public Works and LA County Chief Executive Office

6 Can we have training for injured people? It’s hard to find a job when 
you are injured.

Thank you for your question. We will share this desire with the County Department that leads workforce training, the Department of Workforce 
Development, Aging, and Community Services (to become the Department of Economic Opportunity).

In addition, across the street from the Medical Center on Marengo is the local office of the CA Department of Rehabilitation which provides 
employment and independent living services for those with disabilities.

Answered by LA County Chief Executive Office; LAC+USC Medical Center Foundation

Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
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General Hospital Feasibility Study
Summary of Community Mee�ng-at-Large #4

1 2 3 4Meeting #

7 I am also very concerned about traffic, violence, and prostitution. These issues are very concerning to everyone on the campus and in the community. There are several efforts underway to improve transit and safety, 
and alleviate the concerns you mention. The Restorative Care Village and the permanent supportive housing being developed at the intersection of 
Zonal and Mission will help house persons experiencing homelessness in the community and provide supportive services to help stabilize these 
individuals. Please feel free to continue to join HICP monthly meetings to express ongoing concerns. These areas will continue to be addressed in 
future phases of the project.

Generally, roadways around the LAC+USC Medical Center are under the jurisdiction of the City of Los Angeles. Recently, new pedestrian crosswalks 
have been installed across Marengo to improve safe access to the Medical Center. If there are specific concerns you have regarding traffic at specific 
locations, e.g., a new stop sign is needed at a certain intersection, we are happy to connect with the City of Los Angeles to help address those issues.

Answered by Los Angeles County Homeless Initiative and Affordable Housing and Office of Supervisor Hilda L. Solis

8 Can you provide the materials in Braille? Can you address what is 
being discussed around all of these plans and SAFETY?

Thank you for your suggestion; We want to make the Feasibility Study accessible to as many people as possible. We will explore opportunities to make 
the Study more accessible once it is made public after it is presented to the Board of Supervisors.

Answered by LAC+USC Medical Center Foundation

9 What kind of resources are offered for underage students that are or 
were a victim of drugs and gang violence in Boyle Heights?

Our heart goes out to youth victims of violent crime related to drugs and / or gangs. For resources to support this specific population, we encourage 
you to reach out to Alma Family Services, the lead agency for a collaborative Gang Reduction Youth Development Program (GRYD) serving youth and 
families who reside in the Boyle Heights / Hollenbeck area of the City of Los Angeles. Although GRYD is not specifically a victim’s resource organization, 
they do serve youth who are impacted by and / or at risk of gang-involvement. You can also always contact The Wellness Center at 213-784-9191

https://almafamilyservices.org/youth-development-services/

Answered by LAC+USC Medical Center Foundation
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1 2 3 4Meeting #

10 Also communities with differently abled persons, disabled, 
developmental disabled, and those on the Autism Spectrum / 
children AND adults.

Community serving spaces in the General Hospital and West Campus are being considered for a range of potential services, including programs for 
special needs adults and children.

This is certainly a big concern for residents in the area with disabled and differently abled family members, which we have heard at many community 
meetings.

There are many wonderful organizations serving this community. For more information, please contact The Wellness Center at 213-784-9191.

Answered by LAC+USC Medical Center Foundation

11 Will there be a legal aid component to this project? It is not clear what information the questioner is seeking as it relates to the Feasibility Study and campus projects at the LAC+USC Medical Center. The 
Feasibility Study will address potential uses in the community and technical sections of the report but will not specifically describe programs or 
partners. However, The Wellness Center and the LAC+USC Medical Center have a partnership with Neighborhood Legal Services of Los Angeles
County (NLSLA). NLSLA is one of the tenant partners at The Wellness Center and is available for legal consultation on a range of issues. Please call The 
Wellness Center at 213-784-9191 for a referral or visit NLSLA’s website to learn more (nlsla.org).

Answered by LAC+USC Medical Center Foundation
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https://nlsla.org/
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Summary of Community Mee�ng-at-Large #4
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12 The developments around the LAC+USC Medical Center and the USC 
Health Campus are contributing to displacement from rising rents and 
home prices. What is being done to address the causes of 
homelessness in addition to building affordable units?

The County has a range of programs to try to prevent homelessness by providing rental assistance and supportive services to people who self-identify 
or are identified through analysis of County data as at-risk of homelessness. The Department of Health Services’ Homeless Prevention Unit is described 
here: https://dhs.lacounty.gov/housing-for-health/programs/ In addition, the County’s Department of Consumer and Business Affairs (DCBA) Stay 
Housed Program provides legal assistance to tenants facing eviction: https://dcba.lacounty.gov/newsroom/stay-housed-l-a-county-tenant-assistance-
program-launched-free-legal-services-to-tenants-facing-eviction/. The Los Angeles Homeless Services Authority (LAHSA) also provides prevention 
services, administered by community-based organizations throughout the County: https://www.lahsa.org/documents?id=4357-homelessness-
prevention-flyer.

Answered by Los Angeles County Homeless Initiative and Affordable Housing

13 Despite the reported more than 180,000 temporary and permanent 
units built, it seems that the number of homeless did not diminish 
rather seems to increase. Is this the case? Can you elaborate please?

Unfortunately, although we are housing more people than ever, we are seeing a continual inflow into homelessness as folks struggle with the cost of 
living and others struggle to exit homelessness due to various barriers. We need to continue to increase the supply of housing, while also making sure 
that we are catching people before they fall into homelessness. The County has been working hard to revamp our strategies so that we can do a better 
job preventing homelessness and stemming the inflow into homelessness.

Although we have been successful in housing more people experiencing homelessness than ever before, we still do not have enough resources to keep 
up with the number of people who are falling into homelessness each year and those who become “stuck” in homelessness due to various barriers. We 
need to continue to build our supply of permanent units and work with landlords to encourage them and incentivize them to accept tenants with 
rental assistance vouchers. Without sufficient access to permanent housing, our temporary housing sites do not have sufficient turnover to accept new 
participants and there are few opportunities for people to leave the streets. Through projects like Project Homekey and other state, local, and federally 
funded programs, we are building our supply of housing and hope that this will increase “throughput” in our system, allowing more people to access 
the help they need.

Answered by Los Angeles County Homeless Initiative and Affordable Housing
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https://dhs.lacounty.gov/housing-for-health/programs/
https://dcba.lacounty.gov/newsroom/stay-housed-l-a-county-tenant-assistance-program-launched-free-legal-services-to-tenants-facing-eviction/
https://www.lahsa.org/documents?id=4357-homelessness-prevention-flyer
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General Hospital Feasibility Study
Summary of Community Mee�ng-at-Large #4

1 2 3 4Meeting #

14 Regarding Homeless Persons. Are there any resources 
such as job opportunities, counseling and funds that go 
towards minors who are homeless to get them back on 
their feet or back on track with schooling? Are there any 
funds that go towards transportation or to make them 
look professional?

Yes, partnerships between our workforce development system, homeless services system, and other public benefits programs do serve youth seeking to exit 
homelessness and access education, training, and jobs. One such program is LA:RISE, a subsidized employment program that involves partnerships between social 
enterprises and work force centers: https://redf.org/what-we-do/larise/. Further, the Department of Child and Family Services offers programs specifically for youth 
aging out of the foster care system. In addition, the Youth Coordinated Entry System, administered by the Los Angeles Homeless Services Authority (LAHSA), 
provides programming targeted for youth and their families. Many programs administered by LAHSA, the Department of Public Social Services, the Workforce 
Development Aging and Community Services (WDACS) department, and others offer funding for transportation and clothing for eligible clients.

We also have a partner organization at The Wellness Center, Jovenes, Inc., which provides a home, support and a family for youth, ages 18-24 to end their cycle of 
homelessness. Located in Boyle Heights and serving communities throughout Southeast LA County, Jovenes works deeply with our youth focusing on not only their 
needs for housing, but also healthcare, education, employment and trauma recovery.

Answered by Los Angeles County Homeless Initiative and Affordable Housing and LAC+USC Medical Center Foundation

15 Will the building include services for homeless 
individuals who have dual diagnosis of drug addiction 
and mental health illness?

There is an acknowledged urgent need for these services on our healthcare campus and for our community. While the General Hospital building is not being 
considered for this specific purpose, there is a dedicated facility on the campus with doors to open in Spring 2022 that is dedicated to providing services for this 
highly vulnerable population.

The Restorative Care Village (RCV) project, located on West Campus along Zonal Avenue, is designed to serve medical center patients with health, mental health and 
substance use disorder needs facing unstable living conditions. The project will provide 160 transitional beds across five new buildings. These include the 
Recuperative Care Center (RCC) which provides transitional housing and support services to assist patients exiting acute medical care facilities (hospitals) who lack 
stable housing and a care network to ensure their successful recoveries. The other four buildings comprise the Residential Treatment Programs (RTP), which will be 
operated by the Department of Mental Health and their contractors to assist patients with mental health conditions by providing transitional housing and support 
services to improve recovery outcomes. Both programs will offer resources to connect patients with continued care and permanent supportive housing options to 
safely transition back into the community, including substance abuse recovery programs.

All supportive housing projects that receive County funding are required to provide a supportive services plan for residents that includes individualized case 
management, mental health care, and substance use services, among other supportive services.

Answered by LA County Department of Public Works; LA County Chief Executive Office; LA County Development Authority; Office of Supervisor Hilda L. Solis; 
LAC+USC Medical Center Foundation
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https://redf.org/what-we-do/larise/
https://jovenesinc.org/


GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX B236

Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)

IV. Participant Comments and Questions, and Team Responses

General Hospital Feasibility Study
Summary of Community Mee�ng-at-Large #4
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16 I wonder if low-cost housing can be very intentional with making 
sections to keep everyone safe where those that need more services 
can be clustered in the same unit of housing.

The Restorative Care Village (RCV) offers transitional, temporary housing for patients suffering from both medical and mental health conditions. The 
intent of the RCV development is to offer concentrated assistance to those experiencing similar health conditions within a safe housing situation to 
support their continued recovery. Housing at the RCV is not on a payment basis and is part of the continuum of health care services for those 
populations needing this type of assistance. Counseling services will be offered at the RCV to connect patients with permanent supportive housing 
resources once they are ready to leave the RCV.

For the future re-use of General Hospital, the selected developer will be ultimately designing exactly how the various uses will be laid out.

Answered by LA County Department of Public Works and LA County Chief Executive Office
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Summary of Community Mee�ng-at-Large #4

1 2 3 4Meeting #

17 Why are commercial office space & market rate housing included in 
the Feasibility Study?

The Study analyzed many different potential re-uses because the General Hospital building and West Campus are so large. Additionally commercial 
office space may allow for new career opportunities for local residents. Supervisor Solis wants to attract multiple Best-in-Class developers to 
transform General Hospital and West Campus into a thriving, sustainable community hub which may require a multitude of uses, allowing potential 
developers the flexibility to bring their best ideas and approaches forward. The community would continue to have opportunities to uplift community 
priorities through future phases of development.

For the future re-use of General Hospital, the selected developer will be ultimately designing exactly how the various uses will be laid out.

Answered by LA County Chief Executive Office

18 What would be those requirements for federal subsidies? Could you 
give examples?

Different federal subsidies have different, specific requirements to receive the funds. These can include a requirement for the funds to be spent by a 
certain date; a contribution of additional funding from local government (referred to as a “local match”); or that certain programs or functions occur. 
The Feasibility Study is identifying a range of options funding options for future developers.

Answered by LA County Chief Executive Office
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1 2 3 4Meeting #

19 When will the feasibility study be available to the public? Will 
there be any other opportunities for community feedback prior to 
the approval?

The Study will be provided to the Board of Supervisors at the end of April 2022, at which time it will also become a public document and posted to the 
General Hospital Feasibility Study website.

The planned May 2022 Community at Large meeting is an opportunity to learn about the Study. The RFP process includes opportunities for the 
community to provide feedback on future phases of this initiative.

Additionally, the Study will help inform the Request for Proposals (RFP) and portions of the Study document will be incorporated into the RFP. For 
example, the HICP has uplifted to the County the desire that each developer should be required to submit a Community Engagement Plan as part of their 
proposal. We know this is of great importance to the community, and are confident there will be strong community engagement opportunities. We will 
share more information as we know more. To stay updated, join our mailing list.

Answered by LA County Chief Executive Office

20 We went to 2 of your 3 prior meetings. We only received your 
email about this meeting yesterday. Hardly anyone is in this 
meeting as a result. Why was this sent to us so last minute?

We are very sorry that this happened. We did identify a technical problem when we imported our outreach list into our email application. Some email 
addresses were inadvertently left-off and therefore did not receive the first round of invitations. We are very happy you were able to join despite the late 
notice.

Answered by LAC+USC Medical Center Foundation

21 I would like to request that this presentation is provided IN 
PERSON to the employees of LAC-USC Medical Center

We would be delighted to bring a version of this presentation to the Medical Center staff and will connect with the Medical Center Executive Team to see 
what’s possible. We also invite everyone to stay up-to-date via our website and to join our monthly Health Innovation Community Partnership, HICP 
meetings as their schedule permits.

Answered by LAC+USC Medical Center Foundation
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Feasibility Study Release and Community Participation

https://www.hicpla.org/community-engagement
https://www.hicpla.org/general-hospital-feasibility-study
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22 How can I officially take part in this Study? The Study Community Engagement process has concluded.

You are welcome to join our public conversations by attending our Health Innovation Community Partnership Meetings the first Friday of every 
month. To register, click here. For more information, visit our HICP website hicpla.org. We will also host another Community At-Large Meeting on the 
Feasibility Study in Late May 2022. To stay connected, please join our mailing list.

Answered by LAC+USC Medical Center Foundation

23 Is this available to replay the recording and share with others? Yes, absolutely. Materials are available in English and Spanish at the General Hospital Feasibility Study website.

Answered by LAC+USC Medical Center Foundation

24 Why aren’t Wilson and Lincoln High School part of the steering 
committee?

The Community Engagement Steering Committee (CESC) for this project was formed in 2019 with 20 members invited to represent a wide range of 
community perspectives and help guide the Study’s outreach efforts. There were limited spots for each particular area, so some community leading 
organizations were not included in this aspect of the Study. However, it is always our goal to ensure a broad range of participation and perspectives be 
represented, and so we have hosted meetings related to LAC+USC Medical Center development projects at Wilson High School and Hollenbeck Middle 
School, as well as Lincoln Heights Senior Center, Centro Maravilla, City Terrace Park, Santa Teresita Church, Boyle Heights City Hall, and the East Los 
Angeles Skills Center.

We are delighted to learn of your interest to be more involved. There will be several ongoing opportunities for community engagement in the future 
phases of the project and we will be sure to reach out to invite you to participate.

You are welcome to join our public conversations by attending our Health Innovation Community Partnership Meetings the first Friday of every 
month. To register, click here. For more information, visit our HICP website hicpla.org. We will also host another Community At-Large Meeting on 
the Feasibility Study in Late May 2022. To stay connected, please join our mailing list.

Answered by LAC+USC Medical Center Foundation
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Feasibility Study Release and Community Participation

https://us02web.zoom.us/meeting/register/tZUrdOuurzgsGdZtaTWx-J8FJZHCLLtLvaIN?utm_source=ActiveCampaign&utm_medium=email&utm_content=REMINDER**+HICP+September+Meeting+Moved+to+9/10&utm_campaign=HICP+SEPTEMBER+MEETING+DATE+CHANGE&utm_source=ActiveCampaign&utm_medium=email&utm_content=FEB+HICP+Meeting+Reminder%2BAgenda&utm_campaign=REMINDER+%2B+AGENDA+HICP+Feb+2022
https://www.hicpla.org/
https://www.hicpla.org/community-engagement
https://www.hicpla.org/general-hospital-feasibility-study
https://us02web.zoom.us/meeting/register/tZUrdOuurzgsGdZtaTWx-J8FJZHCLLtLvaIN?utm_source=ActiveCampaign&utm_medium=email&utm_content=REMINDER**+HICP+September+Meeting+Moved+to+9/10&utm_campaign=HICP+SEPTEMBER+MEETING+DATE+CHANGE&utm_source=ActiveCampaign&utm_medium=email&utm_content=FEB+HICP+Meeting+Reminder%2BAgenda&utm_campaign=REMINDER+%2B+AGENDA+HICP+Feb+2022
https://www.hicpla.org/
https://www.hicpla.org/community-engagement
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25 Where would the employees who work at the old General would be 
relocated?

The County and Supervisor’s Office staff have begun initial discussions to address this very important issue. During the post Feasibility Study phase this 
topic will need to be addressed in more depth, and incorporate input from the County, LAC+USC Medical Center Foundation, non-profits, and non-
County entities with employees who work in General Hospital.

Answered by LA County Chief Executive Office
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26 Will there be community input in developing the RFP and deciding on 
the developers?

The County is evaluating different options for the community to provide input in the RFP and developer selection phases of the project. HICP has 
uplifted the desire that each developer should be required to submit a Community Engagement Plan as part of their proposal. We know this is of great 
importance to the community, and are confident there will be strong community engagement opportunities. We will share more information as we 
know more. To stay updated, join our mailing list.

Answered by LAC+USC Medical Center Foundation

27 Will the future Restorative Care Village Permanent Supportive 
Housing be developed after the RFP-selected developer is in 
place? Would the RFP-selected developer coordinate the selection of 
the Permanent Supportive Housing developer?

A Request for Proposals (RFP) for the Restorative Care Village Permanent Supportive Housing project was issued in October 2021 with a closing date of 
January 2022. Responses are in the process of being evaluated, with anticipated selection of a developer by Summer 2022. The RFP for the 
redevelopment of General Hospital and West Campus is a separate process to unfold later in 2022.

Answered by LA County Chief Executive Office and Los Angeles County Development Authority
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Future Request for Proposals

https://www.hicpla.org/community-engagement
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28 When will the Restorative Care Village, RCV - Phase 1 be open and 
operational?

At this time, the official opening and operation of the LAC+USC Medical Center Restorative Care Village Phase 1, which includes the Recuperative Care 
Center (RCC) and the Residential Treatment Programs (RTP) Care Center, has not been scheduled. Construction will be completed in April 2022, 
however, most of the buildings still need to undergo the licensing process which will take a few months. All buildings will be open and operational 
within 2022.

Answered by LA County Department of Public Works

29 I have been working here at the LAC+USC Medical Center VIP 24-hour 
forensic clinic since 2006 and have firsthand knowledge that child 
victims of physical and sexual abuse have a very difficult time 
accessing the Outpatient Building B on our campus. Is it feasible to 
ask to consider a more accessible and separate space to hold a 
specialty forensic clinic for this special and high-risk population? 
Taking into consideration both physical and sensory issues. Thank 
you! I am willing to spearhead this endeavor.

This is a very interesting observation and concern, and not one we have heard in our community engagement efforts to date. We will provide your 
suggestion to the LAC+USC Medical Center Executive Team for their consideration. We appreciate your compassion and advocacy for some of the most 
vulnerable patients of our Medical Center.

One project in particular we wanted to note does not address your specific question, but does relate to access and mobility around the campus. A 
project currently underway in the main hospital courtyard aims to improve the access from the Outpatient Building to the main Hospital with the 
addition of an elevator. The project will provide two new elevator cabs where the circular stair was previously located. This project will be complete in 
summer 2022.

Answered by LA County Department of Public Works and LAC+USC Medical Center Foundation

30 When will the childcare applications be available? The exact opening dates of the center are not yet determined as there are still some licensing requirements that are ongoing. The center will be 
available to both employees and community members. For more information, please contact the center’s operators:

http://cdcla.org/all-locations/lacusc-childrens-center/

Answered by LAC+USC Medical Center Foundation

31 Will there be possible job promotions for those working already at 
LAC+USC Medical Center?

The Study does not address the present footprint of LAC+USC Medical Center nor any specific need for expansion of related healthcare services, nor 
any related job promotions.

Answered by LA County Chief Executive Office
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https://nextcity.org/urbanist-news/la-county-plans-restorative-care-villages-on-hospital-land
http://cdcla.org/all-locations/lacusc-childrens-center/
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32 May I get the Health Innovation Community Partnership meetings' 
link?

The Health Innovation Community Partnership, HICP meets the first Friday of the month. The meetings are virtual via Zoom and open to the public. To 
register, click here.

For more information, visit HICP website hicpla.org.

Answered by LAC+USC Medical Center Foundation

33 Does the County have a plan to improve the City Terrace corridor and 
Marengo?

The County does have pavement improvement scheduled for City Terrace Drive. At the request of Supervisor Solis’ Office, Public Works is looking at 
recommendations to convert the project into a Complete Streets project for City Terrace Drive. Public Works plans to present these recommendations 
to City Terrace in the coming months.

Answered by Office of Supervisor Hilda L. Solis

Comments

• I am very grateful to be able to be in a health meeting for the entire community. I have daughters who work for the health 
sector and care for each one of the people. One of my daughters works at LAC+USC Medical Center and the truth is that the 
immediate renovation of this medical center is necessary.

• Thank you for the future Closed Captioning service.

• It would be great to have a dedicated and annual Christmas Tree for the community. It would be an investment, like a Citadel 
Tree but the community and campus community both would benefit - after all we are a major landmark and beacon of hope!

• Many thanks to the Directors of Programs and Projects. Many thanks to the speakers. Many thanks to Supervisor Hilda Solis. To
the Senator, thank you. Thanks to Assemblywoman Carrillo. Thanks to all the people who have been interested in the 
Community. They deserve to be recognized for all their work and effort. They deserve all respect and gratitude. Thanks. Thank
you very much to each and every exponent.

• It all sounds so overwhelming and great. When looking at the design of campus and incorporating the community I hope you 
mean the all the communities that has been served by this campus and all that can be served in the future. We need to look 
toward the future as not to be caught unaware,  As Level 1 Trauma Center there should be no limits.
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https://us02web.zoom.us/meeting/register/tZUrdOuurzgsGdZtaTWx-J8FJZHCLLtLvaIN?utm_source=ActiveCampaign&utm_medium=email&utm_content=REMINDER**+HICP+September+Meeting+Moved+to+9/10&utm_campaign=HICP+SEPTEMBER+MEETING+DATE+CHANGE&utm_source=ActiveCampaign&utm_medium=email&utm_content=FEB+HICP+Meeting+Reminder%2BAgenda&utm_campaign=REMINDER+%2B+AGENDA+HICP+Feb+2022
https://www.hicpla.org/
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General Hospital Feasibility Study
Summary of Community Mee�ng-at-Large #4

General Hospital Feasibility Study
Summary of Community Mee�ng-at-Large #4

V. Next Steps

The meeting closed at approximately 6:30 pm.  Participants were thanked for their time and contributions. 
Community members were invited to continue to stay engaged in shaping the future of General Hospital and 
West Campus by attending the next Community At Large Meeting, or by attending monthly HICP Meetings.
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1 2 3 4Meeting #

M
ee

tin
g 

O
ve

rv
ie

w
M

ee
tin

g 
Fo

rm
at

Ph
ot

os
 &

 
Vi

de
os

Pr
es

s 
R

el
ea

se
Pa

rti
ci

pa
nt

 
Q

uo
te

s
C

om
m

un
ity

 
Fe

ed
ba

ck
M

ee
tin

g 
Su

m
m

ar
y

M
ee

tin
g 

Fl
ye

rs
Af

fo
rd

ab
le

 H
ou

si
ng

 
Fa

ct
sh

ee
t

M
ee

tin
g 

Pr
es

en
ta

tio
n



GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX B262
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Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
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Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
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Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #4 February 17, 2022 (Virtual)
1 2 3 4Meeting #
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Section 3: Community at Large Meeting #4 February 17, 2022

Meeting Flyers: 

1 2 3 4Meeting #
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Section 3: Community at Large Meeting #4 February 17, 2022
Affordable Housing Fact Sheet

1 2 3 4Meeting #
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Los Angeles County Household Income and Estimated Rent 2021
Number of Persons in Household / Maximum Defined Annual Income by Income Range

Income (% AMI) 1 2 3 4 5 6 7 8
Deeply Low (Up to 15%)1 $12,420 $14,190 $15,960 $17,730 $19,155 $20,580 $21,990 $23,415 
Extremely Low (15 to 30%)2 $24,850 $28,400 $31,950 $35,450 $38,300 $41,150 $44,000 $46,800 
Very Low (31-50%) $41,400 $47,300 $53,200 $59,100 $63,850 $68,600 $73,300 $78,050 
Low (51-80%)3 $66,250 $75,700 $85,150 $94,600 $102,200 $109,750 $117,350 $124,900 
Moderate (81-120%)4 $99,360 $113,520 $127,680 $141,840 $153,240 $164,640 $175,920 $187,320 
Middle Income (120-160%) 5 $132,480 $151,360 $170,240 $189,120 $204,320 $219,520 $234,560 $249,760 
Area Median Income (100%)6 $56,000 $64,000 $72,000 $80,000 $86,400 $92,800 $99,200 $105,600 

Estimated Rent Maximum Estimated Monthly Rents for Each Income Range
Deeply Low (Up to 15%) $311 $355 $399 $443 $479 $515 $550 $585
Extremely Low (15 to 30%) $621 $710 $799 $886 $958 $1,029 $1,100 $1,170
Very Low (31-50%) $1,035 $1,183 $1,330 $1,478 $1,596 $1,715 $1,833 $1,951
Low (51-80%) $1,656 $1,893 $2,129 $2,365 $2,555 $2,744 $2,934 $3,123
Moderate (81-120%) $2,484 $2,838 $3,192 $3,546 $3,831 $4,116 $4,398 $4,683
Middle Income (120-160%) $3,312 $3,784 $4,256 $4,728 $5,108 $5,488 $5,864 $6,244
(1)  According to the US Department of Housing and Urban Development (HUD), calculated by multiplying the Very Low Income Limit by 30%

(2) Approximately 30%, normalized by the federal poverty line adjusted for local conditions

(3) According to LAHD, “80% median income exceeding median income is an anomaly just for this county due to HUD historical high-cost adjustments”

(4) According to the California Housing Partnership, calculated by multiplying the Very Low Income Limit by 2.4

(5) Middle Income is not an official income category for HUD or HCD. Calculated by multiplying the Very Low Income Limit by 3.2

(6) Based on data from California Department of Housing and Community Development (HCD), 2021

Source: California Department of Housing and Community Development (HCD), Los Angeles Housing & Community Investment Department (LAHD), 2021, 2022 AECOM

How do we define Affordable Housing?

• Housing is considered affordable when a family or individual 
pays no more than 30% of household income on the total 
costs of housing (rent, utilities, etc.). Households that pay 
more than 30% of their income on housing costs are 
considered cost burdened, and those that pay more than 
50% of their income on housing costs are considered 
severely cost burdened. Unfortunately, most households in 
Boyle Heights are considered cost burdened or severely cost 
burdened. 

• For new housing to be built to serve community needs, 
affordability is defined by income level as a percent of the 
Area Median Income (AMI) as defined by the Department of 
Housing and Urban Development (HUD). In LA County, the 
maximum annual income for a family of 4 earning 80% AMI 
in 2021, as defined by HUD is $94,600. This income would 
mean that an affordable rent or mortgage payment would 
be around $2,400 a month for this Low-Income family. 

• Most new affordable housing built in LA is now targeted to 
households earning up to 50% of AMI (Very Low), or $59,100 
for a family of 4, which equates to approximately $1,500 a 
month in rent. For supportive housing involving services, the 
target income levels are usually much lower and always 
geared to what the families or individuals can reasonably 
afford based on income. 
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The following FAQ's were gathered over the course of the various Community at Large meetings and 
helped influence material that was covered during Community at Meetings.

What is the purpose of the General Hospital and West Campus Feasibility Study?
In November 2018, Supervisor Hilda L. Solis authored a Board Motion directing the LA County Chief Executive Office (CEO) 
to develop a Feasibility Study for the reuse of General Hospital (Study) in collaboration with various County departments. The 
Study was expanded in 2019 to include western portions of the LAC+USC Medical Center Campus.
The Study is analyzing the technical and economic factors associated with reuse of the historic, but largely vacant, General 
Hospital and redeveloping portions of West Campus to maximize rental housing opportunities at all levels of affordability. The 
Board Motion also directed the implementation of a robust community engagement process that ensures community ideas 
and concerns are incorporated into the Study. 
By April 2022, the Study is expected to be delivered to the Board of Supervisors with a potential Reuse Framework that 
includes a mix of uses including mixed income rental housing, community service spaces, open space, office, and 
neighborhood-serving retail such as a grocery store, among others.
Will the Study include privately owned land?
The Reuse Framework developed as part of the Study will only include existing County-owned land on and adjacent to the 
LAC+USC Medical Center. No land purchases or other use of non-County owned land is included in the Study or intended in 
future phases of the project.

Section 3: Frequently Asked Questions 

1.

2.

277
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How has the community been involved with the Study? What are future opportunities for engagement?
The Project Team and County leadership has committed to ensuring that the community and local residents are engaged and 
informed throughout the Study process. Community input is central to the Study. Stakeholders have, and will, be asked to 
provide their opinions about the opportunities and challenges associated with the reuse of General Hospital and West Campus 
over the course of five Community at Large meetings as well as multiple other community engagement activities, such 
as presentations to local community groups, participation in local community events, and regular presentations at the Health 
Innovation Community Partnership which meets monthly. All these activities have been guided and supported by the 
CESC, consisting of a diverse set of community leaders. A publicly available Study website provides a document library of Study 
materials and an overview of community engagement activities and findings. Upon conclusion of the Study, ongoing 
opportunities for engagement will be incorporated into the future phases of the project. Visit the project website to be kept
informed of future opportunities, to access project materials, and/or to request a presentation to a community 
group. https://www.hicpla.org/general-hospital-feasibility-study

How will the Study be used?
The Study analyzes a Reuse Framework combining technical, community, and County requirements. The Study will be provided 
to the Board of Supervisors for their information; the Board will not adopt the Study’s findings, but will decide next steps. The 
Study will be an Exhibit to the Request for Proposal (RFP) for the General Hospital and West Campus development project.
What is a Request for Proposals (RFP) process?
An RFP is a public advertisement to seek proposals from qualified developers to contract to build a project. The County will be 
leading the process to select a qualified developer based on criteria and requirements laid out in the RFP. An RFP describes the
project size; County, community, and stakeholder expectations; minimum requirements to include affordable housing and retail; 
and expected timeline(s) for the project delivery. The RFP outlines the mandatory, minimum requirements for qualification of 
bidders and the guidelines upon which the Bidder’s proposal will be evaluated.
The County will assess proposals for:
• The developer’s capacity to successfully deliver their proposed development
• Creative solutions that maximize the project requirements and desires as described in the RFP
• Financial qualifications of the developer
• Maximum valuation of public assets

Section 3: Frequently Asked Questions, continued

4.

5.
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3.

https://www.hicpla.org/general-hospital-feasibility-study
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What is the Healthy Village Vision? How does reuse of General Hospital and West Campus fit into the Vision?
Supervisor Solis' Vision focuses on a whole person care concept to improve individuals’ and the community’s health and 
well-being; and to create a healthy, resilient and economically prosperous community in East Los Angeles.
The reuse of General Hospital and West Campus supports the Healthy Village Vision through the mission aligned reuse as 
a housing and mixed-use area that can address the County’s tremendous need for high need population residential options 
and complement the LAC+USC Medical Center Foundation’s Wellness Center and Restorative Care Village.
What types of technical issues will need to be addressed in repurposing General Hospital and West Campus?
The proposals from developer teams will need to address a range of technical issues such as:
• architecture and historic characteristics • accessibility, transportation, and parking
• seismic/geotechnical • rental housing at a range of affordability levels
• structural • site planning and landscaping
• mechanical, electrical, and plumbing
• financial resources

How will the Reuse Framework be determined?

Section 3: Frequently Asked Questions 
6.

7.

8.

279

The Reuse Framework will combine what the Study team learned from the community 
about stressors, priorities, and uses, the requirements of the County, and a range 
of technical considerations given the size and condition of General Hospital and West 
campus.
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How will reuse of General Hospital be funded?
The County does not currently have available funding to improve the historic General Hospital building and bring it into 
a fully reusable condition or to develop the parcels on West Campus. A development project of this scale will need 
to consider and access a vast array of creative local, state, and federal funding mechanisms coupled with private 
equity, philanthropy, and other private market capital.
What are some basic facts about General Hospital?
• 19 stories, 1.2 million square feet (22 football fields)
• Historically significant former hospital, built in 1933
• Need to replace all mechanical, plumbing, electrical systems, roofs, elevator cabs, and repair / replace windows
• Need to upgrade structural system and utilities
• Requires hazardous material abatement
For more information, join Huell Howser in a one-hour special tour filmed in 2010 for KCET:
https://www.kcet.org/shows/visiting-huell-howser/episodes/county-usc-medical-center
How can I learn more about the Study and community engagement?
A publicly available Study website provides a document library of Study materials and an overview of community 
engagement activities and findings. Upon conclusion of the Study, ongoing opportunities for engagement will be 
incorporated into the future phases of the project. Visit the project website to be kept informed of future opportunities, to 
access project materials, and/or to request a presentation to a community group. https://www.hicpla.org/general-hospital-
feasibility-study

Section 3: Frequently Asked Questions 
9.

10.

11.
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https://www.kcet.org/shows/visiting-huell-howser/episodes/county-usc-medical-center
https://www.hicpla.org/general-hospital-feasibility-study
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The HICP is a well-established community 
stakeholder group which provides a 
monthly forum for interactive dialogue and 
communication between community 
members, advocacy groups, and County 
staff including the First Supervisorial 
District.

Providing updates at monthly HICP 
meetings allowed the Community 
Engagement team to share Study updates, 
listen to community member concerns, and 
answer questions. Presentations to HICP 
allowed for greater community collaboration 
and were extremely informative to the Study 
process.

The following pages document all the HICP 
meeting presentations on the Study.

Section 4: Health Innovation Community Partnership
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MEETING # DATE FOCUS

1 11/16/2018 Update on General Hospital Reuse Motion & Feasibility Study, Welcome by Supervisor Hilda L. Solis, Presentation by 
County CEO’s Office

2 12/7/2018 Presentation and Discussion on the General Hospital Reuse
3 1/11/2019 Presentation Update by County CEO’s Office, Invitation to Serve on Study Subcommittee
4 2/8/2019 Study Update from CEO’s Office
5 3/8/2019 Study Update from CEO’s Office
6 4/5/2019 Study Update: CESC Report Back
7 6/7/2019 Study Update: CESC Report Back
8 7/12/2019 Study Update: CESC Report Back
9 8/2/2019 Study Update, Community at Large Meeting #1 Report-Out

10 9/6/2019 Study Update
11 10/4/2019 Study Update – Community at Large Meeting #2 Report-Out
12 11/1/2019 Study Update
13 12/5/2019 12/9 Community at Large Meeting, Community Engagement Study management
14 1/10/2020 Community Engagement Study Team Presentation, 12/9 Community at Large Meeting #3 Report-Out
15 2/7/2020 Community Engagement Timeline Update
16 4/3/2020 AECOM Technical Team Update on Technical Considerations for General Hospital
17 5/1/2020 AECOM Technical Team Update: Study Timeline and West Campus Technical Considerations
18 7/10/2020 Affordable Housing & Community Benefits Panel
19 1/7/2022 Supervisor Hilda L. Solis’ Renewed Vision for the Study, relaunch overview, 2022 Timeline and Engagement Opportunities
20 2/4/2022 Study Update, 2022 Timeline and Engagement Opportunities
21 3/4/2022 Community Meeting Report Back, Next Steps and Study Update, Site Tour at Anniversary Day
22 4/1/2022 Update on the Study

Section 4: Health Innovation Community Partnership Meetings - Overview

282
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The purpose of the stakeholder 
interviews was to facilitate focused 
discussion on the market economics 
of the Study. The next two pages 
provide a high-level summary of the 
outcome of these discussions. Due to 
confidentiality, names of stakeholders 
have not been included.

Section 5: Stakeholder Interviews
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$

284

• Economic development and job creation should be the top 
priority. Focus should be on creating technical jobs that 
require 6-12 months of training over those requiring an 
advance degree

Key themes emerged from interviews. (Note: multiple views on certain topics)

D R I V E R S  O F  D E M A N D

• Quite a few long-term residents have been priced-out, with 
real estate prices shooting up

• There is resistance from some community members 
regarding proposed development, including community-
benefitting projects such as affordable housing

A D D I T I O N A L  F A C T O R S

E C O N O M I C  D E V E L O P M E N T

• Site is hard to access without a car 

• Circulation routes are unclear, and walking distances are 
long, such as the walk from Marengo to General Hospital

• Freeway is a major impediment to circulation between 
Boyle Heights and Lincoln Heights, which may maintain 
the two communities as distinct sub-markets

• Limited pedestrian access and crossing Soto Street is 
challenging

• The size and location of General Hospital suggests that 
the future program must feature a diverse range of uses 
and services so that it can function as a city within the city 
for tenants

D E S I G N  &  A C C E S S

• Locations close to Downtown LA, such as Boyle Heights 
& Lincoln Heights, are in high demand

• USC is a major driver of change, bringing in more 
development and people from across the region

• Redevelopment of Arts District has commenced on the 
other side of the river and is entering Boyle Heights. With 
the completion of 6th Street Bridge improvements, this 
redevelopment process will accelerate further

• USC and others have invested in biotech entities, which 
pose a potential opportunity to further the County’s 
biotech cluster goals by creating social and collaborative 
workspaces

Section 5: Stakeholder Interviews
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• High demand for good-quality neighborhood retail

• A need for a grocery store / supermarket. Note that 
most supermarket retailers have extremely specific site 
needs that emphasize high visibility and easy access 
and parking

• Iconic, visible, and freeway accessible, General Hospital 
may be a good location for destination retail such as a 
food hall. But note that the space needs to work for this 
type of use (i.e., high ceilings, appropriate column 
widths)

• Opportunity to connect retail with economic 
development and locally serving incubator businesses

• Opportunity to develop retail as ground-up in West 
Campus

R E A L  E S T A T E  O P P O R T U N I T I E S  

R E T A I L

• Spillover demand from younger residents seeking less 
expensive housing near Downtown LA

• High demand for larger units for multi-generational living

• An all-affordable housing project not recommended by 
all developers, including those focusing on affordable 
development projects. Mix-income development could 
be incorporated

R E S I D E N T I A L

• Strong demand due to tight supply and needs arising 
from LAC+USC Medical Center and Adventist Hospital

M E D I C A L  O F F I C E

• Creative offices have longer-term potential
N O N - M E D I C A L  O F F I C E

• Vocational schooling or community college to serve 
community needs

N O N - C O M M E R C I A L  U S E S

Section 5: Stakeholder Interviews
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The following pages document informal 
discussions and additional meetings 
completed as part of the community 
engagement process.
Informal Discussions were 
opportunities for the Community 
Engagement team to personally connect 
with community leaders and groups 
to help gain deeper support and interest 
in the Study.
Additional Meetings were 
supplemental opportunities to provide 
updates to organizations regarding 
the Study and Community Engagement.

Section 6: Informal Discussions + Additional Meetings
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Section 6: Informal Discussions With Government Leaders and Staff

287

California State Senate

• Office of Jimmy Gomez: 34th Congressional District                                            
Ronaldo Chavez Field Deputy 

California Assembly  • Wendy Carrillo: 51st Assembly District 

U.S. House of 
Representatives 

• Maria Elena Durazo: 24th Senate District

City of Los Angeles

• Office of City of Los Angeles Council District 1
• Office of City of Los Angeles Council District 14

City Council Members  

• Office of Mayor Eric Garcetti 
• Ana Gomez Orellana - Legislative Deputy 

City of Los Angeles • Department of City Planning
• Department of Transportation
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Section 6: Informal Discussions with Organizations
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Neighborhood Councils

Community Based 
Organizations

• Boyle Heights
• El Sereno
• Elysian Valley Riverside
• LA 32 Neighborhood Council 
• Lincoln Heights

• Alma Family Services
• Chinatown Service Center
• Chinese American Museum
• East LA Community Corporation
• Environmental Justice Network
• Home Boy Industries
• Inclusive Action for the City
• Latino Equality Alliance
• Latino Heritage Museum
• Maravilla Community Advisory Committee
• Mothers of East Los Angeles

Youth Groups • East L.A. Community Youth Center
• InnerCity Struggle

• Resurrection Church
• San Gabriel Deanery
• Santa Teresita Church

Places of Worship 
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Education • Abraham Lincoln High School
• Bishop Mora Salesian High School
• California State University, Los Angeles
• Cathedral High School
• East Los Angeles College
• Esteban E. Torres High School
• Felicitas & Gonzalo Mendez High School
• Francisco Bravo Medical Magnet High School
• James A. Garfield High School
• Los Angeles Unified School District
• Sacred Heart High School
• Theodore Roosevelt Senior High School
• University of Southern California
• Woodrow Wilson Senior High School

Health Services • Adventist Health White Memorial
• AltaMed
• Northeast Community Clinics
• Via Care Community Health Center

• Belvedere Merchants Association
• Boyle Heights Chamber of Commerce
• City Terrace Merchants Association
• East LA Chamber of Commerce
• Four Corners Insurance
• Latino Business Chamber of Commerce, Los Angeles
• Lincoln Heights Chamber of Commerce (remaining participants)
• Maravilla Merchants Association .
• Union Pacific
• Whittier Blvd Merchants Association

Commercial/Business  
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Type of Meeting & Location: Los Angeles Latino Chamber of Commerce 

Date: May 21, 2019 

Approximate Number of Attendees:  10

Concerns and questions at this event focused on funding. Chamber members asked where funding to implement the Study would come from. Questions 
arose regarding how the completed project would be financially sustained. Chamber members also asked how they might get involved with the Study and 
indicated interest in future participation and attending scheduled event. 

Summary:  

Type of Meeting & Location: Resurrection Church - Community Watch / Mothers of East LA meeting 

Date: May 12, 2019 

Approximate Number of Attendees:  13

Questions at this meeting centered on access to opportunities and services. Who would benefit from this Study, who would be allowed in, and would the 
community be given priority for housing? Concerns were raised regarding gentrification and displacement of residents. Questions about transportation options 
to and around the General Hospital where posed. Will transportation issues be solved; how would users of these future potential uses gain access to General 
Hospital, and what transportation services would be available to get people from the community to and from General Hospital? 

Summary:  
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Type of Meeting & Location: East Los Angeles Chamber of Commerce - Wake up with East LA Event (A morning business owner / 
entrepreneur networking event) 

Date: May 29, 2019 

Approximate Number of Attendees:  34, including representation from SD1 

Questions from attendees focused on where funding sources would come to implement the Study. One attendee suggested that the Historic General Hospital 
building should be demolished. This question led to an open discussion between attendees of whether the demolition of the General Hospital was a 
reasonable suggestion. Attendees were interested in exploring ideas of leasable space for small businesses. There were also concerns regarding how the 
residential and business community of East Los Angeles would be taken into consideration. The idea of reuse of the building was met favorably by most 
attendees but there was also some apprehension when considering how long this effort could take. 

Summary:  

Type of Meeting & Location: Boyle Heights Chamber of Commerce Board / General Membership 

Date: June 11, 2019 

Approximate Number of Attendees:  27

Several questions were asked regarding where funding sources would come from. Concerns were posed regarding the potential competition from businesses 
new to the community. Questions were asked of how homelessness would be addressed in the proposed General Hospital Feasibility Study. Some attendees 
noted that they wanted homelessness to be addressed by providing solutions that would spread across multiple communities. 

The overall primary concern from Chamber members focused on local hiring, job creation, and access to business development resources. The Chamber 
members expressed that they want the voice of the local business community to be addressed. Suggested solutions were shared, including local hiring, and 
setting goals for the utilization of products, goods and services provided in Boyle Heights and the Eastside. 

Summary:  

Section 6: Additional Meetings - Activity Report 
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Type of Meeting & Location: Lincoln Heights Neighborhood Council (LHNC) (Area 1) 
Planning and Land Use Committee Meeting 

Date: June 12, 2019 

Approximate Number of Attendees:  17

Attendees had questions regarding where the funding for the implementation of the preferred reuse option would come from once the Study was complete. 
Attendees from Cypress Park expressed opposition to creating homeless housing, and voiced opposition of a project that would lead to gentrification and 
displacement of residents. Questions were asked if the General Hospital Feasibility Study was related to the 3 City-sponsored parking lot homeless housing 
efforts in Lincoln Heights, our presentation clarified that the initiatives were unrelated. This question was important in that it is a reminder to the General 
Hospital Feasibility Study Community Engagement team that part of the message to the community will be to clarify the General Hospital Feasibility Study as 
a distinct effort. LHNC concluded our allotted presentation time with a vote to unanimously support the General Hospital Feasibility Study. General 
impressions following this meeting were focused on how this Study would impact the community in a permanent way. A fear was voiced regarding potentially 
changing the community landscape for some other group.

Summary:  
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Type of Meeting & Location: Early Care Alliance Board Meeting, hosted by Inner City Struggle, Boyle Heights 

Date: July 30, 2019 

Approximate Number of Attendees:  14 Board Members 

The Early Care Alliance's mission is to promote resources, funding, and awareness of the needs of families with care needs for children from 0-3 years of 
age. Questions from the Early Care Alliance included what educational groups had been contacted and been involved with the General Hospital Feasibility 
Study to date. The group was enthusiastic about staying informed as to the progress of the Study and how they might find a place in getting involved to 
represent the needs of their community. Questions at this meeting included where funding would come from. Questions were asked regarding how this Study 
related to other projects at LAC+USC Medical Center.

Summary:  

Type of Meeting & Location: Boyle Heights Neighborhood Council 

Date: June 26, 2019 

Approximate Number of Attendees:  10 BHNC Board Members, Approximately 30 community 

Questions at this meeting were concerned with access to opportunities and services. Who would benefit from this Study, who would have access to the 
services within the future project? Community members were concerned about how the process of community engagement would be made and whether they 
would be informed as the Study progressed. Concerns were made regarding gentrification and displacement of residents. Community members added that 
they would not accept a project that could potentially remove them or future generations. 

Summary:  



GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX B

Section 6: Additional Meetings - Activity Report 

294

Type of Meeting & Location: LA32 Board Meeting, at El Sereno Senior Center 

Date: August 4, 2019 

Approximate Number of Attendees:  15 LA32 Board Members, 31 Stakeholders 

The presentation content consisted of an introduction to the Study, a brief history of the General Hospital, the Community Engagement Steering Committee 
and other participants of this team, the introduction to the West Campus expanded scope, and a general update as to the collective progress of the technical 
analysis and Community Engagement team.

Questions included the housing crisis, homelessness, Gentrification and displacement, and what sort of amenities might be made available on-site. There 
were questions regarding what effect this would have on services provided by the Wellness Center; one attendee recommended that the Wellness Center 
should be expanded. In attendance were students from Cal State Los Angeles who express their interest in participating in the Community at Large Meeting 
#2. Objections were made to the inclusion of any franchise or big box stores. Some attendees insisted that healthy food options be made available as well as 
supermarket / grocery stores.

Attendees voiced great interest in hearing more about our Study.

Summary:  
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Type of Meeting & Location: Historic Highland Park Neighborhood Council 

Date: August 5, 2019 

Approximate Number of Attendees:  11 Board Members, 34 Stakeholders 

The presentation content consisted of an introduction to the Study, a brief history of the General Hospital, the Community Engagement Steering Committee 
and other participants of this team, the introduction to the West Campus expanded scope, and a general update as to the collective progress of the technical 
analysis and Community Engagement team.
Issues were brought up from the other presenters and community members regarding the housing crisis, homelessness, gentrification and displacement. A 
few questions were asked after our presentation regarding the date of completion of the Study and of construction a future development. All other questions 
that followed were regarding the possible configuration of housing within the General Hospital and West Campus. Other questions focused on what sort of 
housing would be made available and whether any accommodation for affordable housing would be permanent or temporary.

Attendees were informed that there had yet to be any final decisions made and that the needs and wants of the community are vital and that they should 
attend our meetings to voice their valuable input. Interest was enthusiastic in attending Community at Large Meeting #2.

Summary:  
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Type of Meeting & Location: Chinatown sustainability dialogue group - Community of Chinatown 

Date: August 27, 2019 

Approximate Number of Attendees:  14 Members

Mr. Munson Kwok introduced the Study and our team, a brief history of the General Hospital, the Community Engagement Steering Committee and other 
participants of this team, the introduction to the West Campus expanded scope, and a general recap of the first Community at Large event.
Questions comments and concerns from attendees included concerns related to the housing crisis, affordable housing, the rights of renters and the financial 
feasibility of the Study. Attendees voiced their concerns regarding specific situations surrounding the broader conversation of housing: “Will there be Family 
housing specific environments, will there be considerations to homeless people with animal companions, Will there be services / there should be services that 
provide the “un-housed community” pathways to reintegration. Also, if affordable housing is provided then there should be no change in the properties with 
affordable and below to market rate.”

There was concern that there are housing solutions that have been provided that do not help the needs of people with unresolved trauma.

Attendees were interested in the financial feasibility of an environment dedicated to the homeless population. In that, consideration should be made to 
developing a financial feasibility report and / or the need for leasing opportunities that would supplement the financial needs of a provider-based environment. 
Attendees appreciated the Wellness Center and the holistic approach it provides to the community.

Attendees also requested that the HICP reached out to include Chinatown, and that the Wellness Center ought to provide translation in Mandarin to enable 
the Wellness Center to provide services to the Mandarin speaking community.

Summary:  
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Type of Meeting & Location: Wake up with East L.A., East Los Angeles Chamber of Commerce 

Date: October 29, 2019 

Approximate Number of Attendees:  Wendy Carrillo, Assembly Member District 51, CA Highway Patrol, L.A. County Sheriff Dept. - East L.A. Office, 
10 ELACOC Board Members, 20 ELACOC Members 

The presentation content consisted of an introduction to Study, a brief history of the General Hospital, the Community Engagement Steering Committee and 
other participants of this team, the introduction to the West Campus expanded scope, and a general update as to the collective progress of the technical 
analysis and Community Engagement team. This presentation paid acknowledgment to the importance of participation from the business community as vital 
to the success of a balanced and comprehensive Study.
In the question-and-answer portion of our presentation, questions from attendees were initially apprehensive. BPI then asked attendees if they could imagine 
themselves participating in the described endeavor. Responses from attendees reflected a business community that did not imagine a role for them in this 
effort and the overall Study and future environment developed.

BPI tried to dispel this notion and encourage the participation of both the business and residential community and reminded them that there was opportunity 
for their perspective to lend valuable information to an environment that could serve their interests as stakeholders.

The most important takeaway from this meeting was the understanding that the business community did not see a clear roll in this process. Attendees who 
were skeptical left reassured that their contributions were vital and would be put to good use and that their support could be in the way of scrutiny over our 
progress. This left attendees reassured and appreciative of our team’s goals of full transparency.

Wendy Carrillo, Assembly Member District 51, a featured speaker at this event, provided legislative updates. After the event, the Assembly Member and her 
staff were able to take some time to discuss the Study and requested to be contacted for further progress and invitations for any upcoming meetings and 
correspondence. BPI joined Wendy Carrillo, Assembly Member in the Walk Meet and Greet with the ELA Chamber of Commerce.

Summary:  
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Type of Meeting & Location: Boyle Heights Chamber of Commerce, Hollenbeck Community Police Station 

Date: November 12, 2019 

Approximate Number of Attendees:  

The presentation content consisted of an introduction to the Study, a brief history of the General Hospital, the Community Engagement Steering Committee 
and other participants of this team, the introduction to the West Campus expanded scope, and a general update as to the collective progress of the technical 
analysis and Community Engagement team. This presentation paid acknowledgment to the importance of participation from the business community as vital 
to the success of a balanced and comprehensive Feasibility Study. 

Concerns were brought up by this business community regarding gentrification and displacement, the effects that any changes to this environment would 
have on the surrounding communities in terms of rent and availability of rentable space. 

Attendees unanimously decided to make our invitation to the Community at Large meeting available on their social media outlets. Attendees voiced great 
interest in hearing more about our Study and requested a future presentation. 

Summary:  
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Type of Meeting & Location: Los Angeles Latino Chamber of Commerce 

Date: November 19, 2019 

Approximate Number of Attendees:  7 Attendees for Conference Call 

The presentation content consisted of an introduction to Study, a brief history of the General Hospital, the Community Engagement Steering Committee and 
other participants of this team, the introduction to the West Campus expanded scope, and a general update as to the collective progress of the technical 
analysis and Community Engagement team. 

Attendees included Board Members of the Latino business chamber, who were interested in knowing more about the Study, committed to attending the next 
Community at Large meeting and were interested in learning more about renting / leasing opportunities that may become available at the future site. 

Summary:  
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Type of Meeting & Location: Los Angeles Latino Chamber of Commerce 

Date: November 19, 2019 

Approximate Number of Attendees:  7 Attendees for Conference Call 

The presentation content consisted of an introduction to the Study, a brief history of the General Hospital, the Community Engagement Steering Committee 
and other participants of this team, the introduction to the West Campus expanded scope, and a general update as to the collective progress of the technical 
analysis and Community Engagement team. 

Attendees included Board Members of the Latino business chamber, who were interested in knowing more about the Study, committed to attending the next 
Community at Large meeting and were interested in learning more about renting / leasing opportunities that may become available at the future site. 

Summary:  
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The purpose of the pop-up events was 
to leverage local community events to 
engage community, inform residents of 
the Study, and invite their participation at 
future community meetings. The 
following pages document the three 
events that were held as part of this 
Study.

Section 7: Pop-Up Events

3
Pop-Up 
Events

15
CESC

Meetings

20+
HICP 

Meetings

4+1
Community at 

Large 
Meetings

25+
Informal 

Discussions + 
Additional 
Meetings

12+ 
Stakeholder 
Interviews

Study 
Website / 

Social Media

FEASIBILITY 
STUDY
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• Belvedere Community 
Regional Park, Mednik and 
1st in East Los Angeles

• September 8, 2019
• ~ 165 people signed up to be 

a part of the Study newsletter
• ~300 people stopped by to 

see what the booth was about
• Advertisement for event was 

produced in English, Spanish 
and Chinese

• Fliers distributed for upcoming 
Community at Large meeting

Section 7: Pop-Up Event #1: East Los Angeles Mexican Independence Day Festival
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Section 7: Pop-Up Event #2: Mariachi Plaza Festival

• Mariachi Plaza
1831 E. First Street
Los Angeles

• November 19, 2019
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• Saturday, March 12, 2022 (11 AM to 2 PM)
• 609 Attendees / 415 Adults and 194 kids
• The event was advertised via:

− The Wellness Center and HICP social 
media

− Eblast
− Flyer distribution
− Word-of-mouth

Section 7: Pop-Up Event # 3 – The Wellness Center 8th Anniversary Celebration
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Section 7: Pop-Up Event # 3 – The Wellness Center 8th Anniversary Celebration
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Section 7: Pop-Up Event # 3 – The Wellness Center 8th Anniversary Celebration
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The purpose of the Study website and 
social media was to disseminate 
information regarding the Study to the 
public. The Study website and social 
media handles were updated at regular 
intervals.

The following pages document all the 
information that was shared on the 
Study's website and social media 
handles managed by LAC+USC Medical 
Center Foundation.

Section 8: Study Website / Social Media

3
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The Study website is hosted on the LAC+USC Medical Center website. Upon entering the website there is 
a tab that contains a drop-down menu with Study information. The diagram on the next page explains what 
information can be found within the drop-down menu.
Study Website Link: https://www.hicpla.org/general-hospital-feasibility-study

Section 8: Study Website

https://www.hicpla.org/general-hospital-feasibility-study
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Interactive calendar outlining 
Study events as well as 
opportunity to sign up for the 
Study mailing list 

Explains the Community 
Engagement team and lists 
the CESC members

Library of all past community 
meetings, additional Study 
material and videos on Study 
topics, i.e., affordable housing

Outlines the Study purpose, 
timeline, and indicates the 
Study area

Depository of all press 
releases and media articles 
related to this Study

Library of all past Community 
at Large meetings, images of 
the meetings, as well as 
opening remarks 

Section 8: Study Website

The Study landing page
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Section 8: Study Website
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Section 8: Study Website
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Section 8: Study Website
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Section 8: Study Website

Opening Remarks from Supervisor Hilda L. Solis, Senator Maria Elena Durazo, and Assemblywoman Wendy Carrillo
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Section 8: Study Website
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Section 8: Study Website

TBD
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Section 8: Study Social Media - YouTube
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Section 8: Study Social Media - YouTube
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Section 8: Study Social Media - Twitter
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Section 8: Study Social Media - Instagram
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Section 8: Study Social Media - Facebook
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Analysis of historic resources included a 
review of:
• General Hospital (main building)
• General Hospital Forecourt Buildings, 

Plaza and Gates
• Tunnel
• Pharmacy
• Information on the Historic Registration 

process and Federal and State historic tax 
credits

The following section summarizes the historic 
resource findings; makes recommendations 
regarding treatment of exterior paint, 
concrete, and windows; and identifies areas 
of high and low integrity and significance.

High and low integrity refers to retention of 
physical character from an early period. 

Significance refers to relative importance of 
building features and ability to convey history.

Historic Analysis: Introduction 

Spence Air Photos, Inc. Collection, UCLA Department of Geography 
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Historic Analysis: Summary
• Environmental review for the LAC+USC Medical Center 

replacement hospital, the Memorandum of Agreement between 
the County, the Federal Emergency Management Agency, and 
the State Historic Preservation Office, and the Mothballing Plan all 
utilized a map describing General Hospital, Tunnel and Pharmacy

• The 1917 Pharmacy was identified as a contributor to the historic 
district of support buildings in the Determination of Eligibility

• While the Pharmacy predates construction of the 1933 General 
Hospital and Tunnel, it effectively serves as the western terminus 
of the Tunnel and is thus integral to the three-part composition of 
General Hospital, Tunnel and Pharmacy

• Records indicate General Hospital is separately eligible to be 
listed on the National Register of Historic Places, the Tunnel is 
separately eligible, and the Pharmacy is only eligible as a 
contributor to the three-part grouping. The Historic Property Data 
File shows General Hospital with a California Historical Resources 
Status Code of 2B, meaning National Register eligible as an 
individual or separate property and as a contributor to an eligible 
historic district

• General Hospital also includes the forecourt, two small forecourt 
buildings, configuration of North State Street (a private driveway), 
and other retaining walls, roadways, gates, lampposts and 
features associated with the 1933 construction of the General 
Hospital

Hearst Newspaper Collection, Department of Special Collections, 
University of Southern California Library , circa 1934
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• The site includes several historical 
elements that could be utilized / 
regenerated

• Pictures A-D below are structures to 
be considered for reuse

A

B

C

D

A B

General Hospital Forecourt Building

C D

Tunnel Pharmacy

Historic Buildings

Historic Forecourt

Potential Historic Stream

Available/ Unbuildable Land

Historic Analysis: Historic Status

4
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Unique Spaces of High Integrity
• Exterior forecourts
• Lobby
• Circulation / Corridors
• Kitchen
• Rehabilitation Pool
• Pharmacy (1st floor used by Wellness Center)
• Library
• Morgue
• Surgery Auditorium (15th-17th floors)
• Surgery Areas (preserve one intact area)

Unique Spaces with Moderate Integrity
• Trauma Ward

Unique Spaces with Low Integrity
• Cafeteria

Historic Analysis: General Hospital

Mott Studios, 1933
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Recommended Approach to Renovations Based on Historic Integrity Level

6

Unique Spaces with High Integrity
• Retain integrity of circulation, interior, and materials
• Avoid shotcrete walls or other seismic reinforcements in 

these areas to prevent alteration to character-defining 
features

• In areas which have already been altered, further 
alterations may occur

Unique Spaces with Moderate Integrity
• Retain remaining integrity of circulation, interior, and 

materials to the extent feasible
• Avoid shotcrete walls or other seismic reinforcements in 

this area to the extent feasible
• In areas which have already been altered, further 

alterations may occur

Unique Spaces with Low Integrity
• Integrity of circulation, interior and materials is likely low 
• These areas may receive shotcrete walls or other 

seismic reinforcement
• Alterations have likely occurred in these areas, additional 

alterations may occur



GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX C

Recommendations for General Hospital - Lobby (1st floor)  

7

• High integrity
• High significance: one of the most important 

building spaces

• Character-defining features
− Open plan
− Door surrounds on north, east, south elevations
− Coffered ceiling
− Black stone pilasters
− Terrazzo and marble patterned floor 
− Was partially modified to create an entrance to 

the adjoining room through the former Pharmacy 
service counter

• Recommendations
− Retain lobby as a circulation space
− Assess condition and prepare recommendations 

for mural restoration
− Needs new lighting and fire protection
− Suggest encapsulating lead-based paint by 

painting over
− Avoid any further alterations in this area
− Do not include shotcrete walls or other seismic 

interventions in this area if possibleChattel, 2014
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Recommendations for General Hospital - Kitchen (1st floor)  

8

Mott Studios, 1933

• High integrity
• High significance
• Recommendations

− Avoid shotcrete walls or other seismic 
reinforcement in this area

− Should be reused as a food preparation space
− Should retain its high ceilings 
− Retain wall tile and steel panels
− Identify method of restoring original floor finish 

in areas where original flooring is covered with 
temporary asphalt; repair or replace in kind with 
original materials

− Identify more efficient and less visible kitchen 
exhaust systems; replace existing systems as 
necessary 

− Needs new mechanical, electrical, plumbing 
and lighting; structural improvements (see 
seismic basis of design)
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Recommendation for General Hospital - Pharmacy (1st floor)  

9

• High integrity
• High significance 
• Reused as part of the Wellness Center
• Recommendations
− Maintain high-volume space with 

second floor gallery spaces
− Confirm if new mechanical, electrical, 

plumbing and lighting is needed; 
confirm if structural improvements are 
needed

Chattel, 2014

Chattel, 2013
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Recommendation for General Hospital - Surgery Auditorium (15th-17th floor)

10

• High integrity
• High significance
• Recommendations
− Retain original features
− To the maximum extent feasible, also retain 

original features in adjacent spaces
− Avoid shotcrete walls or other seismic 

reinforcement in this area (if possible)
− Needs new mechanical, electrical, and 

plumbing and lighting

Tom Zimmerman
Tom Zimmerma 

Tom Zimmerman
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Recommendation for General Hospital - Morgue (2nd floor)

11

• High integrity
• High significance
• Recommendations
− Maintain openings for crypt freezers
− Retain floor-to-ceiling tiling, including 

tiled numbers for each container
− Avoid shotcrete walls or other seismic 

reinforcement in this area (if possible)
− Needs new mechanical, electrical, 

and plumbing and lighting

Chattel, 2019
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Recommendation for General Hospital - Library (2nd floor)

12

• High integrity
• High significance
• Recommendations
− Retain original wood doors
− Retain terrazzo wainscoting and 

baseboards
− Retain original wall shelving and 

integrated grills
− Avoid shotcrete walls or other seismic 

reinforcement in this area (if possible)
− Needs new mechanical, electrical, 

plumbing and lighting

Chattel, 2019
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Recommendation for General Hospital - Surgery Areas (8th floor, 000 wing; 15th floor, 400 wing)

13

• High integrity
• High significance
• Recommendations
− Retain one intact surgery area 

(potentially the 400 wing on 15th floor, 
which is highly intact) 

− Avoid shotcrete walls or other seismic 
reinforcement in these areas (if 
possible)

− Needs new mechanical, electrical, 
plumbing and lighting pending future 
use

Chattel, 2009
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Recommendation for General Hospital - Rehabilitation Pool (1st floor) 

14

• High integrity
• High significance
• Infilled in 2014 as part of the Wellness 

Center
• Recommendations
− Retain tile surrounding the rehabilitation 

pool 
− Could be restored but tiles have 

asbestos and are encapsulated in 
concrete

Chattel, 2014

Chattel, 2009
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Recommendations for General Hospital - Curved Floor and Wall Edges 

15

• High integrity
• High significance
• Intact interior spaces were designed to 

reduce the number of hard corners with the 
goal to eliminate crevices where dirt and 
grime could accumulate

• Curved walls are present throughout the 
building in nearly all intact interior spaces

• Bases of doorframes were constructed in a 
manner that allows for curved wall base to 
continue uninterrupted from room to room

• One of the most important character-defining 
features of the interior and the most 
widespread

• Recommendations
− Retain curved floor and wall edges in high 

integrity and high significance areas in 
particular, and elsewhere to the maximum 
extent feasible

Chattel, 2009
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Recommendations for General Hospital - Circulation Spaces

16

• High integrity
• High significance
• 63% of wings have high circulation integrity
• Circulation space integrity is highest on the 

first floor
• Recommendations

− Maintain 1st floor central corridor as a 
circulation space

− Approximately 75% of terrazzo 
wainscoting present throughout building 
should be retained to the maximum extent 
feasible or removed and reinstalled

− Retain historic circulation pattern including 
corridors, stairways, and elevators

− Needs new mechanical, electrical, 
plumbing and lighting; structural 
improvements (see seismic basis of 
design)

− Removal of hazardous materials (i.e., 
asbestos)

− Suggest encapsulating lead-based paint 
by painting over

Chattel, 2009
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Recommendation for General Hospital - Trauma Ward (1st floor)

17

• Low integrity
• Moderate significance
• Recommendations
− Needs new mechanical, electrical, 

plumbing and lighting; structural 
improvements

Chattel, 2009
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Recommendation for General Hospital - Cafeteria (1st floor)

18

• Low integrity
• High significance
• Recommendations
− Retain high-volume open space with 

columns
− Avoid shotcrete walls or other seismic 

reinforcement in this area (if possible)
− Needs new mechanical, electrical, 

plumbing and lighting; structural 
improvements

Chattel, 2009
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Historic Resources: West Campus 1917
Buildings / structures in red below are eligible for the Natural Register of Historic Places

Administration Building

Pharmacy
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Historic Resources: West Campus
Looking Back on the Historic Hospital in 1927

Tunnel (not shown in 
image)
• Constructed between 

1926-1933
• Approximately 750 feet in 

length
• Above and below ground
Pharmacy (#9)
• Constructed 1917
• Approximately 43,000 

square feet

Administration Building (#7)
• Constructed 1910
• Renovated in 2004 using 

FEMA funding and now 
used by the Medical 
Examiner-Coroner 

Three buildings on 
West Campus are 
formally determined 
eligible for the 
National Register of 
Historic Places:
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View of West Campus Tunnel and Pharmacy

Warren Aerial Photography, Inc., 1994

Pharmacy

Tunnel
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LAC+USC Medical Center Photography Department

View of Tunnel In Use Then (1940s) and Now
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Tunnel is in Disrepair and Needs Structural Improvements
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• Exterior: same treatment as 
General Hospital

• Interior: Seismic improvements
• Hazardous material removal
• New mechanical, electrical and fire 

protection

Suggested Tunnel Improvements
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Suggested Pharmacy Improvements

View of Pharmacy from Masonry Building

• Retain concrete frame
• Significant seismic improvements
• New mechanical, electrical, 

plumbing, lighting, elevators, and fire 
protection
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Pharmacy is Used Today for Storage and Offices to Support the LAC+USC 
Medical Center
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Exterior Concrete Treatment 
• Remove loose and spalling concrete

− Use care with repairing concrete to match pattern and 
color of existing concrete

Exterior Paint Treatment 
• Remove loose and flaking paint, encapsulate lead-based 

paint and repaint building
− Investigation is likely to reveal areas of the reinforced 

concrete walls which will require repair
− Do not attempt to remove all the paint from the building

Window Treatment
• Steel sash window frames were likely installed concurrently 

with the reinforced concrete walls 
• Rehabilitate steel sash windows using Preservation Brief 

13: The Repair and Thermal Upgrading of Historic Steel 
Windows

• Rehabilitate steel window frames in place and remove 
window sashes for rehabilitation

• Replacement of glass and glazing is acceptable
• Replacement of whole windows should be done in-kind

Concrete Repair and Painting Suggestions for General Hospital and Tunnel
Special attention to concrete and paint treatment to address restoration
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Historic Analysis: Historic Status, Registration Process, and Historic Tax Credits

Source: Chattel, Inc.
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Historic Analysis: Historic Status, Registration Process, and Historic Tax Credits

Source: Chattel, Inc.
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Historic Analysis: Historic Status, Registration Process, and Historic Tax Credits

Source: Chattel, Inc.
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Analysis of existing conditions at the General Hospital 
and West Campus includes the following:
• Topography
• Geotechnical
• Building considerations 
• Structural
• Utilities
• Mechanical, electrical and plumbing
• Water
• Fire protection
• Environmental
• Transportation
• Parking
• Open space
• Existing tenants

Existing Conditions: Introduction 
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• Hillside location with significant height 
difference between the east and west sides of 
State Street

• Roughly 40-foot grade change (drop) from 
State Street to Mission Road 

• Retaining walls
• Stairs 
• Ramps on the north side of General Hospital 

have historic integrity
• Existing elevator west of General Hospital 

provides access for persons with physical 
mobility impairments

Existing Conditions: Topography of General Hospital and West Campus 

3

General Hospital 
Study Area

West Campus 
Study Area
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• Excluding the bedrock on which General 
Hospital is constructed, the West 
Campus area has potentially liquefiable 
and compressible soils likely to impact 
structures. Therefore, deep foundation or 
ground improvements may be required 
for new improvements or existing 
foundation retrofit
− Mitigation measures such as thicker 

concrete cover, epoxy coating, etc. should 
be considered for foundation due to 
corrosive soils

• Shallow ground water is anticipated in the 
entire West Campus
− Temporary dewatering may be required 

for below-grade construction

• Methane gases may be present in West 
Campus Central Power Plant, General 
Laboratory, and Tunnel
− Mitigation measurements such as vapor 

barrier and/or horizontal and vertical vent 
pipes, in conjunction with detection and 
alarm systems, should be considered

Existing Conditions: Geotechnical 

4

Lamar, D.L., 1970, Geology of the Elysian Park-Repetto Hills area, Los Angeles County, California: California Division of 
Mines and Geology, Special Report 101
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2nd – 18th Floors
Potential Residential or 
Office Use

1st and 2nd Floors
Community Support / Retail / 
Office
Non-residential uses are most appropriate 
for 1st and 2nd floors, which have large floor 
areas without enough windows for 
residential use

19th Floor 
Mechanical

1st / 2nd / 16th / 17th Floors
Historic Spaces

Basement (dashed area)
Parking, Storage and 
Mechanical

5

Existing Conditions: Building Considerations – General Hospital
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Existing Conditions: Architecture – General Hospital

Basic Building 
Blocks
• Each colored area represents 

a potential area with separated 
elevator and lobby access

1
2

3

4

5

6

7

1. 160,000 SF

2. 25,000 SF

3. 166,000 SF

4. 160,000 SF

5. 104,000 SF

6. 93,000 SF

7. 160,000 SF

8. *181,000 SF
* Item 8 represents basement space 
and not shown on graphic 

Approximate 
Square Feet (SF) 
of Areas
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Existing Conditions: Architecture – General Hospital Access Points

1

2
3

4

5

6
7

8

Elevator  & Lobby 
Access
• 13 existing elevators (red) 

provide access to certain floors
• Potential lobbies (yellow)
• Loading areas (orange)
• Exterior access points are 

labeled 1-8
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Existing Conditions: Architecture – General Hospital Elevator  & Lobby 
Access
• 13 elevators support flexible 

access (red)
• Potential lobbies (yellow)
• Different parts of the building 

have variating number of floors 
(blue)

Building Height

Elevators 

Lobbies 
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Yellow color 
represents the 
Central Tower—most 
vulnerable building 
component
structurally

• General Hospital was designed in the late 1920s and built in the 
early 1930s under a code with significantly lower design loads 
compared to the current code for renovations of existing 
buildings

• General Hospital has already survived one large seismic event, 
the 1994 Northridge Earthquake, which began to "exhaust" the 
lateral resisting mechanisms in the building, so they are now less 
effective than when the building was originally built

• The exterior consists of a lightly reinforced non-ductile concrete 
façade, which infills around the steel frame; there is no positive 
connection between the concrete façade and the steel structure

• The Central Tower (long, narrow and tall) is the most vulnerable 
part of the building from a structural perspective

• The expectation is that County authorities will require a structural 
upgrade to comply with Title 24 for a mixed-use renovation 
including housing, commercial and retail. While there is no clear 
Code mandate for retrofit, the County Building Department has 
the authority and is expected to require a full structural retrofit 
based on proposed use and visibility of the project

• The structural improvement standard for this analysis is standard 
occupancy, not a hospital occupancy

Existing Conditions: Structural – General Hospital
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MIDDLE WING
• N-W Wing
• Base to 11th

REAR WING
• N-W Wing
• Base to 11th

MIDDLE WING
• S-W Wing
• Base to 11th

REAR WING
• S-W Wing
• Base to 11th

ENTRY WING
• N-W Wing
• Base to 9th

ENTRY WING
• S-W Wing
• Base to 9th

ENTRY WING
• Base to 12th

CENTRAL TOWER
• Base to 19th

LOWER WING
• Base to 4th

LOWER WING
• Base to 3rd

Existing Conditions: Structural – General Hospital’s 4th Floor as Example of 
Wing Configurations
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Existing Conditions: Structural – General Hospital

Looking Back-A Century of Nursing: The History of the Los Angeles County Medical Center School of 
Nursing, p. 96, photo circa 1930-1931

Aerial of General Hospital steel frame, late 1920s
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Indicates concrete 
cracked patterns with 
spalled, corroded and
exposed rebar that can 
be restored with 
structural injected 
epoxy

Concept level rehabilitation elevation – Strengthening of exterior walls in cracked and spalled 
areas and areas with exposed rebar

Existing Conditions: Structural – General Hospital
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Girder / column interface 
shear / flexural crack 
pattern

Spalled / corroded 
exposed rebar

Existing Conditions: Structural – General Hospital – Cracked Façade 
Frames/Walls
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Spalled / corroded 
exposed rebar

Girder / column 
interface shear / 
flexural crack 
pattern

Spandrel / Wall 
interface shear / 
flexural crack pattern

Existing Conditions: Structural – General Hospital – Cracked Façade Frames/Walls
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Tension and / or out of plane 
flexural crack patterns

Shear flexural / tension 
crack patterns

Girder / column interface 
shear / flexural crack 
pattern

Existing Conditions: Structural – General Hospital – Cracked Façade Frames/Walls
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Existing Conditions: Utilities – General Hospital
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• 1. 60’ Sewer and Storm Drain
Easement 

• 2. 10’ Storm Drain Easement
• 3. 20’ Storm Drain Easement
• 4. Los Angeles Department of Water

and Power easement at Zonal 
Avenue and State Street

WEST CAMPUS

General Hospital

Existing Conditions: Utilities – West Campus
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1. Central Utility Plant (CUP)
The existing CUP will not accommodate 
additional required cooling loads.
2. Pharmacy 
Need completely new mechanical, 
electrical and plumbing systems, 
including fire protection if a renovation is 
desired.
3. Tunnel
Has an adjacent utility tunnel that carries 
utilities between the Pharmacy, central 
plant and other locations.

Existing Conditions: Mechanical,
Electrical and Plumbing
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Existing Conditions: Water 
Distribution in General Hospital

19

• Some of the plumbing equipment in the Water 
Distribution Room is corroded

• Hot and cold water are only supplied up to the 
5th floor due to several issues at the upper 
floors

• Two water tanks located on the 18th floor that 
used to feed the 6th floor and up are not being 
used due to maintenance problems

• Based on feedback from the County staff, 
waste lines in the building are dried up and 
cracked
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Existing Conditions: Plumbing Equipment in General Hospital

20

The following plumbing equipment is located in
the General Hospital Water Distribution Room
• Main cold water service shut-off valves and 

backflow devices
• Water softener for the building
• Heat exchangers for the various hot water 

systems in the building
• Medical vacuum pump
• Medical air compressor
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Existing Conditions: Fire Protection Systems in General Hospital

21

• Lower floors have an automatic fire protection system and a combination of hose valves and hose 
cabinet standpipe systems. The upper floors only have hose valves and hose cabinet standpipe systems

• Main fire suppression riser is fed from two 6” domestic water mains off the loading dock
• The standpipes are all connected to the domestic water and not tied into the fire suppression system
• Additional fire backflow preventer and post indicator valve around Wellness Center not found on as-built 

plans
• Lack of fire hydrants around the facility

Post Indicator Valve South of 
Wellness Building

Backflow Preventer Enclosure South of 
Wellness Building

Backflow Preventer South of 
Wellness Building
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Cultural / Historic Resources
• Potential impacts related to aesthetics and cultural resources for the Pharmacy and Tunnel
• Potential impacts related to excavations
Air Quality / Green House Gas / Clean and Green Energy
• Potential need for health risk assessment
• Potential operational impacts related to new vehicle trips to the site
• Opportunities include use of alternative energy sources; orientation of buildings for natural methods of 

heating and cooling; landscaping; transit and shuttle system expansion
Geology and Soils
• West Campus is susceptible to liquefaction and collapsible soils
• Groundwater levels and compressible soils may constrain the construction of foundations
Hazardous Materials
• Removal and disposal of hazardous materials is required and will take time and add to cost
• Methane zone(s) may be present in the Study area
• Buried / idle oil and gas well may be present in the Study area
• Potentially contaminated groundwater / soils

Existing Conditions: Environmental Review Process Topics
The following topics are typically considered in an environmental review process (continued on next slide):
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Hydrology
• Opportunities include utilizing stormwater best management 

practices in landscaping
Land Use and Planning
• Space is underutilized
• Opportunities include activating streets surrounding West 

Campus
• Building height and General Hospital view corridor
Noise
• Potential impacts to both on- and off-site sensitive receptors 

(residences to the south)
• Potential operational noise related to helipad, increased 

vehicles to the site
Traffic
• Opportunities include bike paths / routes along State Street 

and Marengo Street and additional shuttle stops
• Pedestrian circulation from General Hospital to West Campus 

utilizing the Tunnel

Existing Conditions: Environmental Review Process Topics
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Following are definitions related to Transit Oriented 
Districts and Public Transportation

Transit Oriented District
A Transit Oriented District (TOD) is an area where infill 
development, pedestrian-friendly, and community-
serving uses near high quality transit hubs (as defined 
by the State; see below) is encouraged to improve 
walkability, and transit use.

Major Transit Stop
An intersection of two or more major bus routes with a 
frequency of service interval of 15 minutes or less 
during the morning and afternoon peak commute 
periods or Rail Linkage.

High-Quality Transit Station
High quality transit service must offer travel times equal 
to or better than automobile travel and must provide 
real time schedule information to riders.

LA County + USC Medical Center Station 
A major transit stop, located 800 ft south of the site, 
services the Metro Silver Line and Line 487.

24

Existing Conditions: Public 
Transportation
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Site Status Regarding Transit Oriented Districts (TOD)
• The site is not located within a County-designated TOD, however the Study site may be eligible for inclusion on the County’s TOD program 

and additionally, for funding under the California Department of Housing and Community Development (HCD) Transit-Oriented 
Development Housing Program. It is recommended that an investigation be conducted to determine a future project’s eligibility for 
assistance under the HCD Transit-Oriented Development Housing Program

• USC Medical Center Busway Station is a major transit stop located 800 feet south of the site

TOD Requirements
• Within a half-mile radius from a major transit stop that provides high quality service

• Meet minimum density levels based on location as defined by the State. TODs typically have a land use designation of H150 (150 dwelling 
units per acre). Under Title 22 of the County Code, this would be satisfied under the R-5 High Density Multiple Residence and MXD Mixed 
Use land use zones

TOD Benefits
HCD Transit-Oriented Development Housing Program

• As part of the program, low-interest loans are available as gap financing for rental housing developments that include affordable units and 
grants are available to counties to assist in funding infrastructure improvements necessary for the development of specified housing 
developments, or to facilitate connections between these developments and a transit station. Eligible criteria are assigned a point ranking 
and applicants must demonstrate compliance with the criteria by achieving a total score of at least 220 out of 380 available points

• Parking Reduction

• Density and Floor Area Ratio (FAR) can be tailored to the area’s needs, per the TOD Specific Plan developed for a site

TOD Recommended Next Steps
• Coordination with Los Angeles County Metropolitan Transportation Authority regarding the major transit stop options

Existing Conditions: Public Transportation and Transit Oriented Districts
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Total Number of Parking Spaces: 1483

Existing Conditions: West Campus Access and Parking 
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Existing Conditions: Utilization of Parking Structure P10 

• This parking structure was used to primarily support the Women’s and Children’s Hospital. The hospital was de-
commissioned in 2008 and Parking Structure #10 is now used primarily by staff of the Coroner’s Office. When the 
Wellness Center was established, clients may use this parking structure. The parking structure is in fair to poor 
condition

• Parking Structure P10 has 809 spaces. If the parking structure was demolished, 147 spaces associated 
with the Restorative Care village would likely not need to be replaced
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Information related to building height on West Campus, and City of Los Angeles Land Use and Zoning  

Existing Conditions: LAC+USC Medical Center Master Plan (2014)
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• Hazard Recreation Center facilities include 
auditorium, barbecue pits, basketball 
courts, children’s play area, community 
room, handball courts, indoor gym, picnic 
tables, tennis courts, jogging path, kitchen, 
multipurpose sports field, stage, athletic 
field, multipurpose courts, and universally 
accessible playground

• Lincoln Park is a historic park featuring a 
lake. Facilities include a skate park, 
barbecue pits, baseball diamond, 
basketball courts, children play area, picnic 
tables, soccer field, and tennis courts

29

Source: www.laparks.org

Existing Conditions: General Hospital 
and West Campus Open Space
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Existing Conditions: General Hospital Historical Landscape Elements - 1933

30

Source: Historic Resources Report LA+USC Hospital Wellness Center Fitness Area and Medical Center Incubation Lab Los Angeles, CA 2012
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Source: Google Earth

Existing Conditions: General Hospital Historical Landscape Elements - 2018
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Existing Conditions: General Hospital - Exterior and Interior Conditions

Historical 
Lighting
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Existing Conditions: General Hospital - Open Space
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Existing Conditions: General Hospital – Pedestrian and Vehicle Access

Tunnel
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Existing Conditions: Pedestrian and Vehicle Access
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Existing Conditions: Pedestrian Access
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Existing Conditions: Views
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View from General Hospital
• Elevated location provides clear 

views from the site
• North to San Gabriel Mountains, 

west to Dodger Stadium, south-
west to Downtown LA

View towards General Hospital
• General Hospital can be seen 

from most directions
• Landmark character of General 

Hospital is an opportunity

38

Existing Conditions: Views
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Existing Conditions: Existing Tenants: General Hospital (Basement)

Dept. Health Information 
Management (HIM) to 
become storage for 
COVID materials

Existing Call Center to 
become proposed 
Nursing Center

Source: LA County As Built drawings and Department of Health Services LAC+USC Medical Center Facilities Management 2021
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Existing space 
used for bed repair

Elevator 427 to 
be repaired

Emergency Med Space 
potentially moving to 3rd floor by 
Sept 2021 - Approx. 2/3 of space 
will be vacant

Navy Program 
can be relocated

Existing Conditions: Existing Tenants: General Hospital (1st Floor)

Source: LA County As Built drawings and Department of Health Services LAC+USC Medical Center Facilities Management 2021
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Note: Orange areas, 
assume 40% occupied 
and 60% vacant

Existing Conditions: Existing Tenants: General Hospital (2nd Floor)

Source: LA County As Built drawings and Department of Health Services LAC+USC Medical Center Facilities Management 2021
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Future Training / Simulation area 
for LAC+USC Medical Center staff

Some opportunities to 
use majority of vacant 
spaces on the 3rd floor

Existing Conditions: Existing Tenants – General Hospital (3rd Floor)

Source: LA County As Built drawings and Department of Health Services LAC+USC Medical Center Facilities Management 2021
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Existing Conditions: Existing Tenants – General Hospital (4th Floor)

Source: LA County As Built drawings and Department of Health Services LAC+USC Medical Center Facilities Management 2021
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Existing Conditions: Existing Tenants in General Hospital (2021)

Source: Department of Health Services LAC+USC Medical Center Facilities Management 2021
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The technical evaluation of General Hospital and 
West Campus suggests a number of minimum 
improvements needed to extend the useful life of 
the building and site for multiple decades and allow 
for residential and other uses, as follows:

• Hazardous Materials
• Structural
• Mechanical, Electrical and Plumbing
• Fire Protection
• Site Utilities
• Transportation and Parking
• Open Space
• Sustainability and Clean Energy

Improvements Analysis for General Hospital and West Campus



GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX E3

Improvements Analysis for General Hospital – Hazardous Materials Removal

The following steps are suggested to address 
removal of potential hazardous materials, which may 
include asbestos containing material, lead-based 
paint, mold, PCBs (Polychlorinated Biphenyls), 
mercury and others:
• Desktop review of available material / information 

related to hazardous materials
• Complete a Phase I Environmental Site 

Assessment as first step to determine what 
hazardous materials may be on-site and in the 
building(s) / facilities

• If needed, complete a more detailed Phase II 
Environmental Site Assessment which may include 
environmental sampling of soil and groundwater

• Hazardous material abatement / removal and 
remediation (excavation and removal of 
contaminated soil) if needed
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• General Hospital does not meet current 
Title 24 code requirement (originally 
designed under 1927 Building Code) for 
either hospital or residential use 

• To meet Title 24 compliance, the building 
will require substantial structural 
upgrades

• The expectation is that County building 
officials will require a structural upgrade 
to comply with Title 24 for reuse Indicates concrete cracked patterns 

with spalled, corroded and/or exposed 
rebar to be restored

Improvements Analysis for General Hospital – Structural Analysis

4
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Strengthening of wing towers 
provides inherent torsional stability 
to the central tower

Strengthening of wings may serve 
as focus for a partial rehabilitation 
stage

Most of the strengthening 
components can be located at the 
wing towers

Middle Wing
Floors 5 thru 10

Rear Wing
Floors 5 thru 10

For a 100% rehabilitation 
approach, Central Towers 
would need to be strengthened 

Additional full height walls would 
be needed to supplement the 
lateral force resisting system of 
the building

Indicates strengthening of existing wall 
with shotcrete concrete wall along 
façade wall and at interior core walls

Central Tower
19 StoriesCentral Tower

14 Stories

Short Wing
12 Stories

Short Wing
12 Stories

Improvements Analysis for General Hospital – Structural Analysis
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Concept level structural rehabilitation 2nd floor plan

Improvements Analysis for General Hospital – Structural Analysis
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Locations 
recommended for  

thick structural walls

• Thick walls (14-16”) should be considered 
for the entire length from the foundation to 
the top of the central tower (as noted in 
diagram). Extensive coordination for utilities 
and corridors/openings is needed

• North-South interior walls may require 
demolition, long cuts through every floor 
slab, adding new rebar (including diagonal 
reinforcement), pouring concrete walls to 
reinforce each floor, and restoring floor slab 
continuity

• “Link beams” should be considered to join 
the walls to strengthen the long, narrow and 
tall central wing

Example only of reinforcement technique

Improvements Analysis for General Hospital – Structural Analysis

7
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• Assume a 14-16" thick wall (see prior 
slide) for the entire length from 
basement to top of tower. There will 
be openings and utilities that will need 
to be coordinated. Assume two walls 
with a large link / coupling beam 
between

• For the link beam(s), assume a 4’ 
deep by 2’ wide formed beam with 
heavy reinforcing

Example only of reinforcement technique

Improvements Analysis for General Hospital – Structural Analysis
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Following is a summary of suggested structural improvements:
• Elevator self-standing shaft tower to be removed or temporarily braced with catching frame cables for 

collapse mitigation. Removal of shaft tower would restore historic façade
• Building strengthening should be designed for 100% rehabilitation performance objectives for seismic
• Elevator cores should be strengthened with shotcreting
• Façade exterior walls should be strengthened with reinforced shotcrete adhered and anchored to the 

existing reinforced concrete walls and spandrels, continuous from top of walls to foundations
• Full height interior structural walls and corridor link / coupling beams should be constructed in east-

west direction, located at the central tower north and south, on new foundations
• Structural wall foundations require supplemental capacity that may be provided with footing extension, 

anchored to existing foundation, and micro piles (as required)
• Exterior walls at spalled locations should be repaired at cracked and corroded areas with additional 

reinforcing using adhered fiber reinforced polymers layers and protected with adhered cementitious layer 
to mitigate the corrosion escalation

• Structural diaphragms would need to be strengthened with reinforced polymers layers along the 
diaphragm floors at locations as needed

• Specific reinforce concrete beams would need to be strengthened with reinforced polymers layers along 
the diaphragm floors with reinforced concrete beams at various locations

Improvements Analysis for General Hospital – Structural Analysis
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Findings Suggested Improvements
• Structural system is concrete 

gravity system with concrete 
columns and concrete bond 
beams with infilling unreinforced 
masonry walls

• Walls have an infill of unreinforced 
masonry with no gaps at the 
concrete interface which:

1. Performs poorly over time

2. Can lead to shear failure of 
columns

• Significant seismic retrofit is required

• Some areas with infill masonry (at least one bay per side on all levels and an additional 
bay up to level 4) should have the masonry replaced and/or strengthened by new 
shotcrete concrete walls

• Existing masonry infill walls, and concrete exterior beams and columns need to 
be structurally injected at spalled and / or cracked locations

• Existing exposed rebars need to be repaired for corrosion, restored as needed with 
adhered fiber reinforced polymer wraps (FRP) or similar

• Repair of spalled wall areas

• Investigation of structural integrity of the cracked concrete joints is required. It may be 
necessary to structurally restore the beam-column joints of the concrete frame between 
the masonry infills

• New or strengthened foundations will be required along the existing walls to mitigate 
liquefaction

• Additional geotechnical studies are recommended to identify settlement issues. Site 
specific seismic hazard studies may be required due to liquefaction

• Additional floor reinforcement is likely required at the perimeters and around interior 
beam-column connections

Improvements Analysis for West Campus – Pharmacy Structural Analysis
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Improvements Analysis for West Campus – Pharmacy Conditions
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Findings Suggested Improvements
• Repair of spalled areas, water damage 

areas and corrosion is of first order 
importance

• Significant spalling in many internal and 
external areas

• Reinforcement appears to be old and 
“smooth” therefore expected to be a lower 
grade

• Spalling may be associated to seismic 
actions in the transverse direction of the 
tunnel

• Non-ductile reinforcing detailing is 
expected

• Many tunnel interior areas provide support 
for pipes and service conduit that will 
need to be maintained / addressed

• Clean concrete surfaces of corrosion / repair all spalled concrete

• Repair worn expansion joints and remove all damaged material

• Galvanize / protect exposed metal cages, bars, or similar elements 
connected to the interior and exterior of the tunnel

• Depending on planned future use, shotcrete and associated seismic retrofit 
may be required

• Repair cracks / spalls to improve connection and address smooth bars / low 
grade steel and non-ductile connections

• Consider addition of braces and / or new shear walls at lower level (from 
tunnel floor to ground/foundation) with associated piles under new lateral 
walls

• Investigation of structural integrity of the cracked concrete joints at 
transverse beam to column and slab to wall connections. It may 
be necessary to structurally restore the joints of the concrete frame at 
column-beam connections

• Special care and consideration should be taken to match concrete repair 
work with existing concrete color, texture and overall appearance

Improvements Analysis for West Campus – Tunnel Structural Analysis
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Improvements Analysis for West Campus – Tunnel Conditions
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Following is a summary of suggested mechanical system improvements: 
• Potential for air cooled packaged chillers mounted on rooftops (towers or second floor roof) serving 

chilled water to fan coil units via vertical risers through towers
• Potential for new hydronic hot water boilers serving hydronic hot water to fan coil units via vertical risers 

through towers
• Potential for fan coil units to be located in bulkheads at inner side of rooms, coordinated with structure
• Vertical fan coils may be used / considered in rooms to save on ceiling space – consider architectural 

implications
• Potential for ventilation via dedicated outside air units on rooftops. Ducted to fan coil units in individual 

rooms
• Potential for roof mounted exhaust fans with duct riser mains, serving each tower and ducted to 

individual units where required
• Potential to provide exhaust fans and ductwork for ventilated vestibules at stair entrances

Indoor Fan Coil example (above ceiling)

Improvements Analysis for General Hospital – Mechanical System
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Based on General Hospital as-built drawings, typical floor-to-floor height is approximately 11’-8”. While 
this is low for modern hospital facilities, it is sufficient for residential or non-residential uses assuming any 
mechanical ducting is closely coordinated to avoid pinch points under deeper girders / beams. 

Improvements Analysis for General Hospital – Mechanical System / Ceiling Height
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Following is a summary of potential mechanical system improvements related to ceiling height. 

Improvements Analysis for General Hospital – Mechanical System / Ceiling Height

General Hospital Approximate Typical Building Section
Potential mechanical strategy for residential floors:
Create a drop ceiling in the entryway of the housing unit 
to house a fan coil that will serve horizontally into the 
space. The dimension of the drop ceiling area is approx. 
2’-2” to maintain an 8’ entry.

Potential options for non-residential floors:

Option 1: Exposed mechanical in the ceiling.

Option 2: Drop ceilings to house infrastructure. 
Depending on what system type is chosen (fan coils, 
chilled beams, Variable Air Volume (VAV), Variable 
Refrigerant Flow (VRF)) typically 8’ ceilings would  
result by adding mechanical infrastructure.
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Substation 0 connects General Hospital, the Outpatient Clinic, the Intern / Residents Building, and 
adjacent parking structure as shown below. General Hospital’s distribution center is called Substation 1.

Improvements Analysis for General Hospital – Electrical System

Electrical distribution 
through General Hospital

Main Service Substation 0

General Hospital 
Distribution Substation 1
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Following is a summary of suggested electrical system improvements:

• General Hospital currently feeds three other facilities on site: the Outpatient 
Clinic (an intensively used patient use facility), Intern / Residents building 
and a parking structure. The replacement of the main switchboard and 
equipment in the basement of General Hospital will result in down-time for 
these existing facilities; temporary power will need to be provided to these 
three facilities if renovation requires the electricity be disconnected for any 
length of time

• Existing stacked power risers in General Hospital will need to shift for 
structural upgrades, if new power risers required

• New lighting and lighting control system

• Complete replacement of 5kV power distribution system at General Hospital

− General Hospital is fed from three 5kV MV feeds from Substation 
Zero; these could be maintained and reused

− Remove and replace all unit substations in General Hospital

− Complete replacement of the generator and emergency power distribution 
system at General Hospital

− Replace two 1250kW 480V diesel generators in existing generator room

− Replace existing 480V transfer switches and power distribution 
equipment to serve facility

Improvements Analysis for General Hospital – Electrical System

General Hospital electrical equipment at end of useful life
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Suggested plumbing system improvements: 
• Removal of existing plumbing systems (including 

domestic water distribution pipework) and 
installation of new pipework

• Removal of existing sanitary drain pipework and 
new sanitary drain pipework installation

Improvements Analysis for General Hospital – Plumbing System

Existing Potable Water Valve Manifold
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Improvements Analysis for General Hospital – Fire Protection System

Following is a summary of suggested fire protection 
system improvements:
• Retrofit sprinkler system
• Provide fire pump (and exterior fire pump house) with 

new dedicated fire water main to building
• Retrofit Voice Evacuation Fire Alarm System throughout 

building (need in Wellness Center area, will need to be 
evaluated based on condition and age of relatively new 
system)

• Upgrade stair construction to "smokeproof enclosures," 
requiring either stair pressurization or ventilated 
vestibules

• Upgrades to fire resistive construction may be required 
throughout

Fire Hydrant Southwest of General Hospital
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Suggested site utilities improvements: 
• Upgrade existing on-site sewer line based on age 

and proposed demand
• Upgrade existing on-site water lines 
• Additional fire hydrants to meet fire code
• The existing mainline utilities on the periphery of the 

property (gas and water) and the mainline 
utilities bisecting the site (sewer and storm drain) 
need to be evaluated for capacity 

• The existing water system on the periphery of the 
site needs to be evaluated for pressure and volume 
requirements

Improvements Analysis for General Hospital – Site Utilities

Gas Meter by Central Plant
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Suggested site utilities improvements: 
• Upgrade existing sewer line based on age and proposed demand
• Upgrade existing water lines 
− Zonal Ave. from two 6” Domestic Water line / Fire Water line to accommodate potential demand
− Marengo St. from one 8” Domestic Water and one 10” Fire Water line to accommodate potential 

demand
• Additional fire hydrants may be required to meet fire code
• The existing mainline utilities on the periphery of the property (gas and water) and the mainline 

utilities bisecting the site (sewer and storm drain) need to be evaluated for capacity 
• The existing water system on the periphery of the site needs to be evaluated for pressure and volume 

requirements
• Provide detention basin locations to conform with County of Los Angeles Low Impact Development 

Standards and Regional Water Quality Board requirements

Improvements Analysis for West Campus – Site Utilities
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Improvements Analysis for General Hospital and West Campus – Transportation 
and Parking

Improve Pedestrian and Bike Access
• Improve sidewalks and pathways
• Provide barrier free, ADA access

Suggested Public Transit Improvements
• Increase frequency of local commuter buses (not 

funded by private sector)
• Add Metrolink stop on the existing Metrolink San 

Bernardino Line between Cal State Los Angeles and 
Union Station (not funded by private sector)

• Expand shuttle service from proposed Metrolink stop to 
General Hospital and West Campus (County system)

Address Parking Needs
• Provide additional parking and vehicular access to the 

site to support new development
• Provide parking management solutions

Following is a list of potential transportation improvements to improve mobility and access within the 
Study area and from the Study area to the community.
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• Utilize series of existing open 
spaces and expand to and connect 
with West Campus

• Restore and use historic forecourt, 
courtyards with circular fountains 
(currently used as planters), curved 
driveways, gates etc.

• Open space network can be 
strengthened and linked with 
pedestrian access to surrounding 
areas

Improvements Analysis for General Hospital –
Open Space

¼ mile

Suggested open space improvements:
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• Because West Campus has few open 
space / landscape elements, enhance open 
space network potentially with pocket parks, 
playground, community gardens and seating 
areas

• Expand existing landscaped areas identified 
in areas 1-4 below:
1. Landscaped area at Coroner building / 

Marengo entrance
2. Landscaped sloped area at west of State 

Street
3. Landscaped sloped Area at Marengo 

between P5 & sidewalk
4. Landscaped area with trees in front of 

former Women’s & Children Hospital

Improvements Analysis for 
West Campus – Open Space
Suggested open space improvements:
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Improvements Analysis for General Hospital and West Campus – Sustainability 
and Clean and Green Energy
Suggested opportunities related to sustainability and 
clean energy: 

• Provide a sustainable and resilient campus for the 
future 

• Incorporate clean energy solutions for resilience and 
target financing sources

• Futureproof (consider future needs) improvements 
and infrastructure to respond to forthcoming changes

• Incorporate Los Angeles Countywide Sustainability 
Plan goals
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Improvements Analysis for General Hospital and West Campus – Sustainability 
and Clean and Green Energy
Suggested opportunities related to clean energy:

• Incorporating photovoltaics (PV), battery energy storage, and electric vehicle (EV) charging to help 
achieve state and local sustainability goals, meet CALGreen requirements, and improve resilience by 
providing backup power, and serve the community (e.g., provide for electric car sharing opportunities)

• Incorporating clean energy (e.g., renewable energy) may create opportunities to attract grants and 
additional funding sources 

Service to Community Potential Scale

Solar Photovoltaic (PV) Sustainability / Resilience 2 MW PV (over 6 acres)
(@$2/W)

Battery Energy Storage Resilience 4 MWh to > 20 MWh 
(@$500/kWh)

Electric Vehicle 
Charging

Low-cost  community charging Number of charging stations 
to be determined

Note: Preliminary high-level information; further study required to verify results, 
high level estimate only of solar PV and battery energy storage.
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The following details the Market Analysis for 
various potential land uses in the areas 
surrounding LAC+USC Medical Center Campus. 

The majority of the research was completed in 
April 2020 and may present data from several 
prior years. More recent data is noted.

The research identifies opportunities for reuse 
such as market rate and affordable housing, 
retail, office, industrial, hotel and specialty uses. 
The market analysis highlights the local and 
regional demographic and economic trends that 
are driving supply and demand for the relevant 
land uses.  In addition, to inform the market 
feasibility of proposed uses, an inventory of 
recent construction and development pipeline 
projects was collected.

Introduction
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1. Market Analysis Methodology and 
Context

4
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Market Opportunity Assessment Approach 

5
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Area Planning Efforts (Information dated 2020)
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The General Hospital neighborhood is surrounded by number of visionary planning and 
development efforts that could transform the economic base of the area.
Initiative/Plan Area Description Planned/Recent Projects Potential Impact on General Hospital Site

USC Health Services 
Campus Expansion

Expansion of USC Health 
Services campus to 
accommodate growth and an 
emphasis on biotechnology 
research

• New hospital (proposed, 2026)
• 200-Bed Hyatt House Hotel with 18,000 square 

feet conference center (construction, 2020)
• 272-bed graduate student housing project 

(construction, 2020) 
• Norris Healthcare Center (2018)
• Currie Hall: 450-bed graduate student housing 

complex (2016) 

Increased area employment and visitation 
support all real estate uses including 
residential, retail, office, and specialty 
industrial

Lincoln Heights Tech 
Corridor

Vision for a biotech ecosystem 
anchored by LAC+USC Medical 
Center in the west and Cal 
State LA in the east

• HatchLAB bioscience Incubator (2018)
• LA BioSpace Incubator (construction, 2019)

Bioscience area employment growth could 
support medical office, specialty industrial, 
residential, and retail

Cornfield Arroyo 
Specific Plan

Area Plan covering area north 
and west of General Hospital 
Neighborhood

• Multiple commercial, mixed-use, and public 
projects in the pipeline near the Lincoln 
Heights Gold Line Station including the 
adaptive reuse of Lincoln Heights Jail into 
Lincoln Heights Makers District, a mixed-use 
residential/extended-stay hotel, and a mixed-
use project on the Goodwill site

2 miles north of General Hospital, but the 
direction of redevelopment will flow south

Boyle Heights 
Community Plan

Area Plan covering area south 
of the General Hospital 
neighborhood

• Proposed Wyvernwood Redevelopment
• Sears Building redevelopment (Initial phase on 

hold due to Sears Bankruptcy)

“Innovation District” designation west of 
General Hospital could support office, 
specialty industrial, and retail

Piggyback Yard Conceptual Master Plan adds 
45-71 acre park and 
commercial/ industrial corridor

• No projects Within one-quarter mile of General 
Hospital, but challenging land assembly 
issues
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General Context
Development and Planning 
(Information dated 2020)

Planning Initiatives
• USC Health Services Campus Expansion

• Lincoln Heights Tech Corridor vision

• Cornfield Arroyo Specific Plan

• Boyle Heights Community Plan

• Boyle Heights Innovation District

• Piggyback Yard Development Plan

Demand Drivers
• USC Health Sciences Campus investment 

and expansion
• Regional housing shortage
• Spill-over demand and growth from 

Downtown LA / Arts District
• Spill-over demand and growth from LA 

River-adjacent areas in Lincoln Heights 

7
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Market Area
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• Represents a roughly 10-minute drive time 
from the LAC+USC Medical Center

• Defined by: LA River to the west, municipal 
boundaries to the north, northeast and 
south, and the 710 freeway to the east

• Corresponds to existing income and home 
value patterns

• Approximately 19 square miles with a 
population of 236,685

Source: Google Earth, AECOM

The market area is the socio-economic and real estate context in which the General Hospital 
neighborhood competes to attract talent and development.

LAC+USC 
Medical 
Center
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Market Analysis – Market Sub-Areas

Sub-area A (Boyle Heights)

• Encompasses the Boyle Heights Community Planning Area (as 
identified by the LA Department of City Planning and the Los 
Angeles General Plan)

Sub-area B (Lincoln Heights)

• Comprises the 7 sub-areas Lincoln Heights Neighborhood Council 
and Montecito Heights district of the Arroyo Seco Neighborhood 
Council (only a portion of what is commonly referred to as Lincoln 
Heights)

Sub-area C (El Sereno)

• Comprises the 4 regions of the LA-32 Neighborhood Council and 
the Hermon and Monterey Hills districts of the Arroyo Seco 
Neighborhood Council (only a portion of what is commonly referred 
to as El Sereno)

Sub-area D (East LA)

• Includes the western portion of the East Los Angeles Community 
Plan (as identified by the LA County Planning Department)

A

B C

D

LAC+USC 
Medical 
Center 

The General Hospital market area, presented in the diagram below, was first defined and then sub-
divided into four sub-areas corresponding to boundaries defined by all or portions of City of Los 
Angeles community planning areas and Council Districts.

Source: Google Earth, AECOM
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2. Socio-Economic Trends

10
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Market Area Socio-Economic Key Findings (Information dated 2020)
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Findings Implications
• Market area median household income (2017) of $42,000 

is 31% lower than the County Average of $61,000

• Sub-area C (El Sereno) has significantly higher median 
household income at $51,000 than sub-area A (Boyle 
Heights) at $37,000, sub-area B (Lincoln Heights) at 
$38,000, or sub-area D (East LA) at $44,000

• The income gap suggests new market rate development 
may not be affordable to many of the community’s 
existing residents, especially in sub-areas A (Boyle 
Heights), B (Lincoln Heights) and D (East LA)

• Since 2000, the reported market area population growth 
has remained static while the County grew 6%

• Projections indicate population growth will continue to lag 
the County’s but exceed the recent historical trend

• After a long period of slow historical population growth, 
acceleration will be noticeable and potentially disorienting 
to existing long-term residents

• In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East 
LA median home values were 23%, 23%, 19%, and 22% 
lower than the County average respectively

• By 2018, the value gap increased in Boyle Heights to 30%, 
decreased in Lincoln Heights to 8%, decreased in El Sereno 
to 2%, and increased in East LA to 24%

• Lagging home appreciation in Boyle Heights and East LA 
has contributed to affordability but also low wealth 
accumulation, which helps explain community sensitivity 
to new development. Conversely, the growth in the 
Lincoln Heights and El Sereno sub-areas market suggests 
greater familiarity with new development

• 47% of market area residents lack a high school degree 
compared with 22% for the County

• Residents in sub-area B (Lincoln Heights) and C (El Sereno) 
have larger share with a Bachelor’s Degree or better, 
although both lag the County significantly in this category

• Low market area educational attainment highlights the 
community’s challenge of participating in higher-paying 
sectors such as biotechnology and high tech
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Market Area Median Household 
Income (Information dated 2020)
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The market area is the socio-economic 
and real estate context in which the 
General Hospital neighborhood 
competes to attract talent and 
development.

• Sub-area A is Boyle Heights
• Sub-area B is Lincoln Heights
• Sub-area C is El Sereno
• Sub-area D is East Los Angeles

Census-level household income 
patterns show the market area to be 
generally surrounded by higher-income 
areas with income levels increasing in 
a northerly direction.

Source: ESRI, AECOM

Median Household Income 
(by census tract)

A

B C

D
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Market Area Population and Household Growth Projections (Information dated 2020)
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• The County is projected to grow faster 
than the market area in both population 
and number of households

• Projected market area population and 
household growth between 2010 and 
2035 (0.43% and 0.51% Compound 
Annual Growth Rate (CAGR) 
respectively) is expected to be faster 
than 2000 to 2017 historical growth 
(0.02% and 0.45% CAGR respectively)

The market area has been a slow-growth area with a population that’s projected to grow more 
quickly than historical rates but still lag the County.

Source: SCAG, AECOM
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Population, Household, and Income Trends in the Market Area (Information 
dated 2017)
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• High household size in the market area relative to 
County (3.6 persons vs. 3.0)

• A greater share of renters in market area (66%) than 
in the County (54%)

• Market area median household income of $41,786 is 
32% lower than the County average

• However, market area income growth has been faster 
than the County’s, which fell 3% in real terms since 
2010

• Nearly static population growth in the market area 
(<1%) compared with the County (6.2%) since 2000

Market area average household income is low relative to the County, and population growth has 
been static since 2000.

Population and Household Trends
Market Area LA County

Population
2017 A 236,685 10,105,722
2000-2017 Change 0.3% 6.20%
2000-2017 CAGR 0.02% 0.35%

Households
2017 A 64,039 3,295,198
Owner % 34% 46%
Renter % 66% 54%
Average HH Size 3.64 3.01
2000-2017 Change 7.9% 5.2%
2000-2017 CAGR 0.45% 0.30%

Median Household Income
2017 A
Current (2017 Dollars) $41,786 $61,015 

2010-2017 Change
Nominal 15% 10%
Real 2% -3%

Source: US Census Bureau, ESRI, AECOM
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Population, Household, and Income Trends in Market Sub-Areas (Information 
dated 2017)
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• The population of sub-area C (El 
Sereno) grew at nearly twice the County 
rate between 2000 and 2017, remained 
static in both sub-area A (Boyle Heights) 
and sub-area B (Lincoln Heights), and fell 
in sub-area D (East LA)

• Median household incomes for sub-
area A (Boyle Heights) and sub-area B 
(Lincoln Heights), at $37,000 and 
$38,000, are 40% and 37% lower than 
the County average respectively and the 
lowest in the sub-areas. Sub-area C (El 
Sereno), at $51,000, is the highest in the 
sub-areas but still lower (by 16%) than 
the County average

• The home ownership rate of 53% in 
sub-area C (El Sereno) is higher than the 
County average of 46%, while sub-areas 
A, B, and D are all significantly lower. In a 
transitioning residential real estate 
market, a high share of renters to owners 
may mean higher vulnerability to 
displacement

Growth and income patterns vary within the market sub-areas with sub-area C (El Sereno) 
outperforming the market area average in all categories.

LA County
Sub-area A Sub-area B Sub-area C Sub-area D Total

(Boyle Heights) (Lincoln (El Sereno) (East LA)
Population
2017 86,647 45,651 44,757 59,630 236,685 10,105,722
  2000-2017 Change 0.90% 1.20% 5.00% -4.50% 0.30% 2.92%
  2000-2017 CAGR 0.10% 0.10% 0.30% -0.30% 0.00% 0.41%
Households
2017 22,379 13,243 13,245 15,172 64,039 3,295,198
   Owner % 26% 30% 53% 32% 34% 46%
   Renter % 74% 70% 47% 68% 66% 54%
   Average HH Size 3.85 3.36 3.26 3.92 3.64 3.01
  2000-2017 Change 7.00% 12.90% 6.80% 6.30% 8% 5.20%
  2000-2017 CAGR 0.40% 0.70% 0.40% 0.40% 0% 0.30%
Median HH Income
2017
   Current (2017 Dollars) $36,688 $38,437 $51,387 $44,243 $41,786 $61,015 
2010-2017 Change
   Nominal 15% 20% 5% 18% 15% 10%
   Real 1% 6% -7% 4% 2% -3%

Population and Household Trends
Market Area

Source: US Census Bureau, ESRI, AECOM
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Apr-96 Oct-18 % CAGR
Boyle Heights $124,200 $434,200 250% 5.9%
Lincoln Heights $123,400 $564,500 357% 7.2%
El Sereno $130,000 $601,000 362% 7.2%
East Los Angeles $125,300 $465,400 272% 6.2%
Los Angeles County $160,800 $616,300 283% 6.3%

Median Home Values
Median Value 4/96-10/18 

Source: Zillow Research, AECOM

Market Area Home Values (Information dated 2018)
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• Home values have recovered from the 
2008 recession and are continuing the growth 
trajectory that began in the late 1990s

• In 1996, Boyle Heights, Lincoln Heights, El 
Sereno, and East LA median home values were 
23%, 23%, 19%, and 22% lower than the County 
average, respectively. By 2018, the value gap 
increased in Boyle Heights and East LA to 30% 
and 24% and decreased in Lincoln Heights and 
El Sereno to 8% and 2%

• Slow home appreciation in Boyle Heights and 
East LA has contributed to affordability but also 
low wealth accumulation, which helps explain 
community sensitivity to the impact of new 
development

*The Boyle Heights, Lincoln Heights, El Sereno, and East 
Los Angeles neighborhoods referenced in the analysis, 
using Zillow’s geographic boundaries, correspond closely 
but not completely to sub-areas A, B, C, and D.

Source: Zillow Research, AECOM

Median home values in the market area are lower than the County average, although the value gap 
in the El Sereno and Lincoln Heights neighborhoods has narrowed significantly.
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Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarket

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarket (2)

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM





Population (2)



								Jobs/Household Ratio

										Market Area														LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D				Total Market Area

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)



								Households (2017)		22,379		13,243		13,245		15,172				64,039				3,295,198



								Jobs (2015)		20,187		19,880		6,875		6,476				53,418				3,928,040



								Jobs/HH Ratio		0.90		1.50		0.52		0.43				0.83				1.2



								Source: US Census Bureau, ESRI, AECOM





Sheet6

						Market Area Employment Inflow/Outflow

						Item		2002		2010		2015



						Market Area Jobs		63,249		66,105		74,113

						% working residents who work outside the Market Area		90%		91%		92%

						% working residents who work inside the Market Area		10%		9%		8%



						Day Population		217,144		216,291		214,032

						Day Population/Residential Population		92%		92%		91%



						Source: LEHD, US Census Bureau, AECOM

						Residential Population		236,184		235,817		234,727

						Share of Employment filled by In-commuters		86%		88%		88%





Sheet1

								In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East LA median home values were both x%, x%, X%, and X% lower than the County average. 

								Median Home Values

										Median Value						4/96-10/18 Change

										Apr-96		Oct-18				%		CAGR				96 v county		18 v county

								Boyle Heights		$124,200		$434,200				250%		5.9%				23%		30%

								Lincoln Heights		$123,400		$564,500				357%		7.2%				23%		8%

								El Sereno		$130,000		$601,000				362%		7.2%				19%		2%

								East Los Angeles		$125,300		$465,400				272%		6.2%				22%		24%

								Los Angeles County		$160,800		$616,300				283%		6.3%				0%		0%

								Source: Zillow Research, AECOM
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Market Area Age Data (Information dated 2017)

• With a median age of 32, the 
market area is significantly younger 
than the County average of 36

• With fastest growth in the >64 age 
cohort, the market area and County 
are both aging in place, although 
the County is aging more quickly

• Age patterns in sub-area C 
(El Sereno) closely resemble the 
County’s, while sub-areas A, B, and 
D indicate a greater concentration 
in the youngest age cohort and 
lower overall median age

The market area population overall is younger than the County’s, although sub-area C (El Sereno) 
has older age patterns that more closely resemble the County’s.

17

LA County
Sub-area A Sub-area B Sub-area C Sub-area D Total

(Boyle Heights) (Lincoln 
 

(El Sereno) (East LA)
2017

Population 86,647 45,651 44,757 59,630 236,685 10,105,722
Age Cohort

0-19 31% 28% 25% 32% 30% 25%
19-64 59% 61% 62% 59% 60% 62%
>64 10% 11% 13% 10% 11% 13%

Median Age 31 33 34 31 32 36

2010-17 Change
Total 1.8% -0.3% 0.8% -1.1% 0.5%  3.5%
0-19 -11.0% -17.0% -11.0% -10.0% -12.0% -8.0%
19-64 9.0% 6.0% 5.0% 2.0% 6.0% 5.0%
>64 12.0% 20.0% 9.0% 18.0% 14.0% 23.0%

Age by Cohort
Market Area

Source: US Census Bureau, AECOM
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Market Area Educational Attainment (Information dated 2017)
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• The market area lags the County 
significantly in terms of 
educational attainment, with 47% 
of the population over age 25 
lacking a high-school degree 
compared to 22% for the County

• However, educational attainment 
in the market area appears to be 
increasing with meaningful gains 
since 2010 in some college / 
associates, bachelor’s, and 
graduate degree segments

• By sub-area, C (El Sereno) has 
the greatest proportion of 
residents with a bachelor’s 
degree or better and is closest to 
parity with the County, followed in 
order by B (Lincoln Heights), A 
(Boyle Heights) and D (East LA)

Educational attainment is lower in the market area than in the County, but the gap is narrowing—
especially in sub-area C (El Sereno).

LA County
Sub-area A Sub-area B Sub-area C Sub-area D Total

(Boyle 
Heights)

(Lincoln 
Heights)

(El Sereno) (East LA)

2017
Population >25 52,046 29,019 29,365 35,255 145,685 6,801,851

No HS Degree 52% 44% 33% 53% 47% 22%
HS Degree Only 22% 20% 21% 21% 21% 21%
Some College/Associate's 16% 19% 25% 18% 19% 26%
Bachelor's Degree 7% 12% 14% 5% 9% 20%
Graduate Degree 2% 5% 7% 2% 4% 11%

2010-17 Change
Population >25 9% 7% 6% 5% 7% 9%

No HS Degree 4% -4% 1% -2% 0% -2%
HS Degree Only 2% -14% -7% -5% -5% 6%
Some College/Associate's 20% 33% 18% 37% 25% 11%
Bachelor's Degree 59% 57% 16% 2% 32% 16%
Graduate Degree 39% 131% 13% 121% 50% 19%

Educational Attainment for Population >25
Market Area

Source: US Census Bureau, AECOM
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Market Area Employment and Industry Key Findings (Information dated 2020)
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Findings Implications
• Market area jobs / household ratio of 0.85 compared to 

the County’s 1.2 suggests a residential orientation that 
exports workers to other parts of the City

• Among sub-areas, B (Lincoln Heights), which includes 
General Hospital, functions as a jobs center that imports 
workers; the other sub-areas are worker-exporting 
residential communities primarily

• The day population is smaller than the residential 
population, which may indicate a lack of support for retail 
expansion

• More residential development in the vicinity of General 
Hospital could help shift its current jobs center orientation 
to a more balanced live / work neighborhood

• Since 2002, employment in the market area grew faster 
than in the County (21% vs. 12%)

• Healthcare, manufacturing, wholesale trade, and 
educational services dominate the market area job mix 
with 68% of total jobs, compared to 37% for the same 
sectors in the County

• While wholesale and manufacturing uses cluster at the 
southern edge of the trade area in Boyle Heights, 
healthcare and educational employment is concentrated 
near General Hospital, which has the highest employment 
concentration in the market area

• County-wide employment growth projections indicate fast 
future growth in three of the market area’s four largest 
sectors: health care, education, and warehousing, which 
benefit all sub-areas

• Projected declines in manufacturing will likely be a drag on 
sub-areas A (Boyle Heights), and C (El Sereno)

• Preliminary estimates suggest the market area could add 
up to 10,000 additional jobs by 2025 (a 19% increase over 
2015), of which approximately 7,500 are in healthcare and 
education

• At the same time, nearly 700 jobs may be lost in 
manufacturing, impacting sub-areas A (Boyle Heights) and 
C (El Sereno) disproportionately
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Market Area Employment Concentration (Information dated 2020)
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The market area is situated near 
several major Los Angeles County 
employment centers, the most 
prominent of which are the downtowns 
of Los Angeles, Glendale, and 
Pasadena and the manufacturing 
clusters of Vernon and Commerce.

Source: ESRI

Market Area Primary 
Employment

Source: ESRI, AECOM

General Hospital
Market Area

Glendale

Downtown 
Los Angeles

Pasadena

Vernon

Commerce
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Item 2002 2010 2015
Market Area Working Residents 63,243 66,102 74,113

% who commute out of the Market Area 93.1% 93.4% 93.2%
% who work in the Market Area 6.9% 6.6% 6.8%

Day Population 217,155 215,204 214,903
Day Population/Residential Population 92% 92% 91%

Source: LEHD, US Census Bureau, AECOM

Market Area Employment Inflow/Outflow

Jobs / Household Ratio, Inflow / Outflow, and Day Population in Market Area
(Information dated 2015)

21

• The market area jobs / household ratio of 0.85 
is well below the County average of 1.2 

− Indicates the market area functions largely 
as residential community that exports 
workers to other parts of the City

−Results in a day population that is smaller 
than the residential population, indicating a 
possible lack of support for retail expansion

• As the number of working market area 
residents has grown, the share of workers with 
jobs in the market area has largely held 
constant at between 6.6% and 6.9% of jobs

− Indicates that the degree of mismatch 
between available area jobs and residents’ 
skills has not improved
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Market area functions mainly as a residential center that exports workers to other parts of the 
City.
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								Boyle H		Lincoln H		El Sereno		East LA

						Agriculture, Forestry, Fishing and Hunting		0.0%		0.0%		0.0%		0.0%

						Mining, Quarrying, and Oil and Gas Extraction		0.0%		0.0%		0.0%		0.0%

						Utilities		0.0%		0.5%		0.6%		0.0%

						Construction		0.7%		1.8%		3.7%		2.8%

						Manufacturing		19.6%		5.5%		30.0%		5.6%

						Wholesale Trade		15.9%		10.9%		8.0%		1.9%

						Retail Trade		8.5%		3.8%		7.3%		10.8%

						Transportation and Warehousing		5.8%		7.7%		2.2%		0.4%

						Information		0.7%		0.5%		0.1%		0.0%

						Finance and Insurance		1.1%		0.4%		0.8%		0.8%

						Real Estate and Rental and Leasing		0.8%		0.4%		0.1%		0.3%

						Professional, Scientific, and Technical Services		3.2%		2.5%		9.4%		0.7%

						Management of Companies and Enterprises		0.8%		0.4%		0.0%		0.0%

						Administration & Support, Waste Management and Remediation		2.1%		1.5%		2.4%		8.5%

						Educational Services		8.2%		7.3%		14.0%		17.4%

						Health Care and Social Assistance		24.5%		48.1%		13.9%		35.6%

						Arts, Entertainment, and Recreation		0.1%		0.2%		0.2%		0.0%

						Accommodation and Food Services		6.2%		6.5%		3.8%		8.9%

						Other Services (excluding Public Administration)		1.9%		1.6%		3.6%		6.3%

						Public Administration		0.0%		0.4%		0.0%		0.0%

								Boyle H		Lincoln H		El Sereno		East LA

						Other		3.5%		2.8%		1.9%		1.1%

						Other Services (excluding Public Administration)		1.9%		1.6%		3.6%		6.3%

						Construction		0.7%		1.8%		3.7%		2.8%

						Administration & Support, Waste Management and Remediation		2.1%		1.5%		2.4%		8.5%

						Professional, Scientific, and Technical Services		3.2%		2.5%		9.4%		0.7%

						Transportation and Warehousing		5.8%		7.7%		2.2%		0.4%

						Accommodation and Food Services		6.2%		6.5%		3.8%		8.9%

						Retail Trade		8.5%		3.8%		7.3%		10.8%

						Educational Services		8.2%		7.3%		14.0%		17.4%

						Wholesale Trade		15.9%		10.9%		8.0%		1.9%

						Manufacturing		19.6%		5.5%		30.0%		5.6%

						Health Care and Social Assistance		24.5%		48.1%		13.9%		35.6%

						BH		2002		2015		% Change

						Agriculture, Forestry, Fishing and Hunting		32		5		-84%

						Mining, Quarrying, and Oil and Gas Extraction		1		0		-100%

						Utilities		1		1		0%

						Construction		312		133		-57%

						Manufacturing		7,429		3,954		-47%

						Wholesale Trade		2,846		3,210		13%

						Retail Trade		1,553		1,706		10%

						Transportation and Warehousing		1,296		1,169		-10%

						Information		19		133		600%

						Finance and Insurance		203		218		7%

						Real Estate and Rental and Leasing		50		171		242%

						Professional, Scientific, and Technical Services		114		647		468%

						Management of Companies and Enterprises		398		159		-60%

						Administration & Support, Waste Management and Remediation		697		423		-39%

						Educational Services		101		1,659		1543%

						Health Care and Social Assistance		2,692		4,949		84%

						Arts, Entertainment, and Recreation		63		14		-78%

						Accommodation and Food Services		985		1,254		27%

						Other Services (excluding Public Administration)		688		382		-44%

						Public Administration		0		0		0%

						Total		19,480		20,187		4%

						LH		2002		2015		% Change

						Agriculture, Forestry, Fishing and Hunting		2		2		0%

						Mining, Quarrying, and Oil and Gas Extraction		0		0		0%

						Utilities		8		90		1025%

						Construction		152		365		140%

						Manufacturing		3,020		1,084		-64%

						Wholesale Trade		607		2,159		256%

						Retail Trade		1,025		765		-25%

						Transportation and Warehousing		1,523		1,534		1%

						Information		15		97		547%

						Finance and Insurance		102		88		-14%

						Real Estate and Rental and Leasing		46		73		59%

						Professional, Scientific, and Technical Services		660		494		-25%

						Management of Companies and Enterprises		710		85		-88%

						Administration & Support, Waste Management and Remediation		162		300		85%

						Educational Services		109		1,449		1229%

						Health Care and Social Assistance		3,410		9,569		181%

						Arts, Entertainment, and Recreation		33		41		24%

						Accommodation and Food Services		1,041		1,293		24%

						Other Services (excluding Public Administration)		643		321		-50%

						Public Administration		0		71		N/A

						Total		13,268		19,880		50%

						ES		2002		2015		% Change

						Agriculture, Forestry, Fishing and Hunting		0		2		N/A

						Mining, Quarrying, and Oil and Gas Extraction		0		0		0%

						Utilities		40		40		0%

						Construction		321		255		-21%

						Manufacturing		3,434		2,060		-40%

						Wholesale Trade		630		550		-13%

						Retail Trade		434		500		15%

						Transportation and Warehousing		673		148		-78%

						Information		7		9		29%

						Finance and Insurance		36		54		50%

						Real Estate and Rental and Leasing		9		10		11%

						Professional, Scientific, and Technical Services		92		643		599%

						Management of Companies and Enterprises		45		0		-100%

						Administration & Support, Waste Management and Remediation		443		164		-63%

						Educational Services		3		963		32000%

						Health Care and Social Assistance		178		953		435%

						Arts, Entertainment, and Recreation		0		17		N/A

						Accommodation and Food Services		239		261		9%

						Other Services (excluding Public Administration)		631		246		-61%

						Public Administration		0		0		0%

								0		0		0%

						Total		7,215		6,875		-5%

						EL		2002		2015		% Change

						Agriculture, Forestry, Fishing and Hunting		0		0		0%

						Mining, Quarrying, and Oil and Gas Extraction		0		0		0%

						Utilities		0		0		0%

						Construction		105		184		75%

						Manufacturing		485		365		-25%

						Wholesale Trade		207		120		-42%

						Retail Trade		566		701		24%

						Transportation and Warehousing		39		23		-41%

						Information		14		2		-86%

						Finance and Insurance		31		50		61%

						Real Estate and Rental and Leasing		9		19		111%

						Professional, Scientific, and Technical Services		62		45		-27%

						Management of Companies and Enterprises		2		0		-100%

						Administration & Support, Waste Management and Remediation		194		551		184%

						Educational Services		101		1,130		1019%

						Health Care and Social Assistance		1,473		2,303		56%

						Arts, Entertainment, and Recreation		0		0		0%

						Accommodation and Food Services		390		577		48%

						Other Services (excluding Public Administration)		573		406		-29%

						Public Administration		0		0		0%

						Total		4,251		6,476		52%

								Employment Growth for Top Sectors 2002-2015 by Sub-area

										2015 Total		2015 Share		2002-2015 Change

								Boyle Heights

								Healthcare		4,949		24.5%		84%

								Manufacturing		3,954		19.6%		-47%

								Wholesale Trade		3,210		15.9%		13%

								Educational Services		1,659		8.2%		1543%

								All Sectors		20,187				4%

								Lincoln Heights

								Healthcare		9,569		48.1%		181%

								Wholesale Trade		2,159		10.9%		256%

								Transportation/Warehousing		1,534		7.7%		1%

								Educational Services		1,449		7.3%		1229%

								Total		19,880				50%

								El Sereno

								Manufacturing		2,060		30.0%		-40%

								Educational Services		963		14.0%		32000%

								Healthcare		953		13.9%		435%

								Wholesale Trade		550		8.0%		-13%

								Total		6,875				-5%

								East Los Angeles

								Healthcare		2,303		35.6%		56%

								Educational Services		1,130		17.4%		1019%

								Retail Trade		701		10.8%		24%

								Accomodation/Food Service		577		8.9%		48%

								Total		6,476				52%

								Source:

								Employment Growth for Top Sectors 2002-2015 by Sub-area

										2015 Total		2015 Share		2002-2015 Change

								Market Area

								Healthcare		255		39800.0%		-21%

								Manufacturing		9,569		11400.0%		181%

								Wholesale Trade		41		5000.0%		24%

								Educational Services		40		20300.0%		0%

								All Sectors		9				29%

								Lincoln Heights

								Healthcare		0		15900.0%		0%

								Wholesale Trade		261		17100.0%		9%

								Transportation/Warehousing		0		170600.0%		0%

								Educational Services		2,015		21800.0%		% Change

								Total		120				-42%

								El Sereno

								Manufacturing		0		467.5%		-100%

								Educational Services		0		7.4%		0%

								Healthcare		2015 Total		-60.1%		2015 Share

								Wholesale Trade		551		242.0%		184%

								Total		20,187				0%

								East Los Angeles

								Healthcare		6,476		0.0%		0%

								Educational Services		577		0.0%		9%

								Retail Trade		953		0.0%		14%

								Accomodation/Food Service		0		0.0%		0%

								Total		0				0%

								Source:

						Boyle Heights Employment Inflow/Outflow

								2002		2010		2015

						Residential Population		85151		85111		84455

						Labor Force		21,140		22,523		24,247

						Day Population		83,491		82,191		80,395

						Share of Labor Force who work outside the area		93%		93%		93%

						Share of Labor Force who work inside the area		7%		7%		7%

						Share of Employment filled by In-commuters		92%		92%		92%

						Source: LEHD, US Census Bureau, AECOM

						In-commuters from outside the area		18,011		18,120		18,541

						Share of Labor Force who work outside the area		19,671		21,040		22,601

						Share of Labor Force who work inside the area		1,469		1,483		1,646

						Lincoln Heights Employment Inflow/Outflow

								2002		2010		2015

						Residential Population		45876		45804		45552

						Labor Force		11,440		12,445		15,368

						Day Population		47,704		48,672		50,064

						Share of Labor Force who work outside the area		93%		94%		94%

						Share of Labor Force who work inside the area		7%		6%		6%

						Share of Employment filled by In-commuters		94%		95%		96%

						Source: LEHD, US Census Bureau, AECOM

						In-commuters from outside the area		12,474		14,573		18,993

						Share of Labor Force who work outside the area		10,646		11,705		14,481

						Share of Labor Force who work inside the area		794		740		887

						El Sereno Employment Inflow/Outflow

								2002		2010		2015

						Residential Population		44383		44391		43992

						Labor Force		13,461		14,508		16,027

						Day Population		38,137		36,052		34,840

						Share of Labor Force who work outside the area		97%		97%		97%

						Share of Labor Force who work inside the area		3%		3%		3%

						Share of Employment filled by In-commuters		94%		92%		93%

						Source: LEHD, US Census Bureau, AECOM

						In-commuters from outside the area		6,763		5,695		6,375

						Share of Labor Force who work outside the area		13,009		14,034		15,527

						Share of Labor Force who work inside the area		452		474		500

						East LA Employment Inflow/Outflow

								2002		2010		2015

						Residential Population		60773		60292		60728

						Labor Force		17,202		16,626		18,471

						Day Population		47,822		49,160		48,733

						Share of Labor Force who work outside the area		98%		96%		97%

						Share of Labor Force who work inside the area		2%		4%		3%

						Share of Employment filled by In-commuters		91%		89%		91%

						Source: LEHD, US Census Bureau, AECOM

						In-commuters from outside the area		3,862		4,905		5,880

						Share of Labor Force who work outside the area		16,813		16,037		17,875

						Share of Labor Force who work inside the area		389		589		596

								Boyle Heights				Lincoln Heights				El Sereno				East LA

								2010		2015		2010		2015		2010		2015		2010		2015

						Households		21,343		21,806		12,590		12,926		13,196		12,940		14,580		14,984

						Jobs		19,603		20,187		15,313		19,880		6,169		6,875		5,494		6,476

						Jobs/Household Ratio		0.92		0.93		1.22		1.54		0.47		0.53		0.38		0.43

								Boyle Heights		Lincoln Heights		El Sereno		East LA

						2010		0.92		1.22		0.47		0.38

						2015		0.93		1.54		0.53		0.43
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Population

		Subject				Census Tract 1837.02, Los Angeles County, California		Census Tract 1990, Los Angeles County, California		Census Tract 1991.10, Los Angeles County, California		Census Tract 1991.20, Los Angeles County, California		Census Tract 1992.01, Los Angeles County, California		Census Tract 1992.02, Los Angeles County, California		Census Tract 1993, Los Angeles County, California		Census Tract 1994, Los Angeles County, California		Census Tract 1997, Los Angeles County, California		Census Tract 1998, Los Angeles County, California		Census Tract 1999, Los Angeles County, California		Census Tract 2011.10, Los Angeles County, California		Census Tract 2012, Los Angeles County, California		Census Tract 2013.01, Los Angeles County, California		Census Tract 2013.02, Los Angeles County, California		Census Tract 2014.01, Los Angeles County, California		Census Tract 2014.02, Los Angeles County, California		Census Tract 2015.03, Los Angeles County, California		Census Tract 2015.04, Los Angeles County, California		Census Tract 2016.01, Los Angeles County, California		Census Tract 2016.02, Los Angeles County, California		Census Tract 2017, Los Angeles County, California		Census Tract 2031, Los Angeles County, California		Census Tract 2032, Los Angeles County, California		Census Tract 2033, Los Angeles County, California		Census Tract 2035, Los Angeles County, California		Census Tract 2036, Los Angeles County, California		Census Tract 2037.10, Los Angeles County, California		Census Tract 2037.20, Los Angeles County, California		Census Tract 2038, Los Angeles County, California		Census Tract 2039, Los Angeles County, California		Census Tract 2041.10, Los Angeles County, California		Census Tract 2041.20, Los Angeles County, California		Census Tract 2042, Los Angeles County, California		Census Tract 2043, Los Angeles County, California		Census Tract 2044.10, Los Angeles County, California		Census Tract 2044.20, Los Angeles County, California		Census Tract 2046, Los Angeles County, California		Census Tract 2047, Los Angeles County, California		Census Tract 2048.10, Los Angeles County, California		Census Tract 2048.20, Los Angeles County, California		Census Tract 2049.10, Los Angeles County, California		Census Tract 2049.20, Los Angeles County, California		Census Tract 2051.10, Los Angeles County, California		Census Tract 2051.20, Los Angeles County, California		Census Tract 2060.32, Los Angeles County, California		Census Tract 2060.50, Los Angeles County, California		Census Tract 5306.01, Los Angeles County, California		Census Tract 5306.02, Los Angeles County, California		Census Tract 5307, Los Angeles County, California		Census Tract 5308.01, Los Angeles County, California		Census Tract 5308.02, Los Angeles County, California		Census Tract 5309.01, Los Angeles County, California		Census Tract 5309.02, Los Angeles County, California		Census Tract 5310, Los Angeles County, California		Census Tract 5311.01, Los Angeles County, California		Census Tract 5311.02, Los Angeles County, California		Census Tract 5312.01, Los Angeles County, California		Census Tract 5312.02, Los Angeles County, California		Census Tract 5313.01, Los Angeles County, California		Census Tract 5313.02, Los Angeles County, California		Census Tract 5315.03, Los Angeles County, California				Boyle Heights		East Los Angles		El Sereno		Lincoln Heights

						Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total

						Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate

		Total households				1,071		1,346		747		970		1,167		799		1,166		1,410		1,005		1,559		820		711		733		979		2,030		1,367		1,389		890		644		669		836		1,403		1,170		1,226		431		940		1,358		866		1,092		1,123		728		740		685		956		1,288		590		903		1,031		1,115		1,043		443		720		615		886		900		1,358		737		779		312		474		1,444		892		852		1,091		1,284		1,267		853		1,215		1,108		1,267		1,453		763		61,709		21,343		14,580		13,196		12,590

		Average household size				2.99		3.52		3.95		4.03		3.95		2.97		3.48		3.26		3.18		3.73		3.2		3.48		4.09		3.29		2.02		3.52		3.48		3.58		3.82		3.8		3.51		3.21		3.79		3.86		3.25		3.42		3.84		3.88		4.17		4.09		4.16		3.64		4.11		3.57		3.7		3.84		4.32		4.5		3.93		3.98		4.35		4.06		4.04		4.36		3.86		3.72		3.29		4.47		3.52		4.36		4.29		3.79		4.52		3.61		4.07		4.01		3.41		4.44		3.76		4.28		4.38		4.17





Boyle Heights Work

		Subject				Census Tract 1837.02, Los Angeles County, California		Census Tract 1990, Los Angeles County, California		Census Tract 1991.10, Los Angeles County, California		Census Tract 1991.20, Los Angeles County, California		Census Tract 1992.01, Los Angeles County, California		Census Tract 1992.02, Los Angeles County, California		Census Tract 1993, Los Angeles County, California		Census Tract 1994, Los Angeles County, California		Census Tract 1997, Los Angeles County, California		Census Tract 1998, Los Angeles County, California		Census Tract 1999, Los Angeles County, California		Census Tract 2011.10, Los Angeles County, California		Census Tract 2012, Los Angeles County, California		Census Tract 2013.01, Los Angeles County, California		Census Tract 2013.02, Los Angeles County, California		Census Tract 2014.01, Los Angeles County, California		Census Tract 2014.02, Los Angeles County, California		Census Tract 2015.03, Los Angeles County, California		Census Tract 2015.04, Los Angeles County, California		Census Tract 2016.01, Los Angeles County, California		Census Tract 2016.02, Los Angeles County, California		Census Tract 2017, Los Angeles County, California		Census Tract 2031, Los Angeles County, California		Census Tract 2032, Los Angeles County, California		Census Tract 2033, Los Angeles County, California		Census Tract 2035, Los Angeles County, California		Census Tract 2036, Los Angeles County, California		Census Tract 2037.10, Los Angeles County, California		Census Tract 2037.20, Los Angeles County, California		Census Tract 2038, Los Angeles County, California		Census Tract 2039, Los Angeles County, California		Census Tract 2041.10, Los Angeles County, California		Census Tract 2041.20, Los Angeles County, California		Census Tract 2042, Los Angeles County, California		Census Tract 2043, Los Angeles County, California		Census Tract 2044.10, Los Angeles County, California		Census Tract 2044.20, Los Angeles County, California		Census Tract 2046, Los Angeles County, California		Census Tract 2047, Los Angeles County, California		Census Tract 2048.10, Los Angeles County, California		Census Tract 2048.20, Los Angeles County, California		Census Tract 2049.10, Los Angeles County, California		Census Tract 2049.20, Los Angeles County, California		Census Tract 2051.10, Los Angeles County, California		Census Tract 2051.20, Los Angeles County, California		Census Tract 2060.32, Los Angeles County, California		Census Tract 2060.50, Los Angeles County, California		Census Tract 5306.01, Los Angeles County, California		Census Tract 5306.02, Los Angeles County, California		Census Tract 5307, Los Angeles County, California		Census Tract 5308.01, Los Angeles County, California		Census Tract 5308.02, Los Angeles County, California		Census Tract 5309.01, Los Angeles County, California		Census Tract 5309.02, Los Angeles County, California		Census Tract 5310, Los Angeles County, California		Census Tract 5311.01, Los Angeles County, California		Census Tract 5311.02, Los Angeles County, California		Census Tract 5312.01, Los Angeles County, California		Census Tract 5312.02, Los Angeles County, California		Census Tract 5313.01, Los Angeles County, California		Census Tract 5313.02, Los Angeles County, California		Census Tract 5315.03, Los Angeles County, California				Boyle Heights		East Los Angles		El Sereno		Lincoln Heights

						Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total		Total

						Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate

		Total households				1,083		1,587		723		1,081		1,214		841		1,197		1,244		1,074		1,505		772		748		722		1,046		1,851		1,347		1,387		885		572		626		779		1,346		1,222		1,292		466		951		1,326		854		1,011		1,111		687		782		697		877		1,246		613		900		1,073		1,223		1,149		523		778		613		819		921		1,595		765		881		388		548		1,463		847		942		1,112		1,310		1,215		879		1,255		1,121		1,301		1,507		763		62,656		21,806		14,984		12,940		12,926

		Average household size				2.99		3.49		3.46		3.84		3.39		3.61		2.95		3.6		3.06		3.32		3.52		3.55		3.68		3.15		1.97		3.81		3.38		3.71		3.57		3.58		3.67		3.38		3.83		3.77		2.82		3.27		3.66		4.05		4.09		4.55		4.42		4		3.93		3.86		3.78		3.39		3.1		4.29		3.92		4.17		4.67		3.86		4.19		4.67		3.57		3.12		2.82		4.29		3.65		4.16		3.82		4.02		4.16		3.83		4.07		3.66		3.7		4.38		3.78		4.21		4.5		4.16





Boyle Heights Home

		B01003: TOTAL POPULATION - Universe: Total population																																																																																																																																		Boyle Heights		East Los Angles		El Sereno		Lincoln Heights

		2010				Census Tract 1837.02, Los Angeles County, California		Census Tract 1990, Los Angeles County, California		Census Tract 1991.10, Los Angeles County, California		Census Tract 1991.20, Los Angeles County, California		Census Tract 1992.01, Los Angeles County, California		Census Tract 1992.02, Los Angeles County, California		Census Tract 1993, Los Angeles County, California		Census Tract 1994, Los Angeles County, California		Census Tract 1997, Los Angeles County, California		Census Tract 1998, Los Angeles County, California		Census Tract 1999, Los Angeles County, California		Census Tract 2011.10, Los Angeles County, California		Census Tract 2012, Los Angeles County, California		Census Tract 2013.01, Los Angeles County, California		Census Tract 2013.02, Los Angeles County, California		Census Tract 2014.01, Los Angeles County, California		Census Tract 2014.02, Los Angeles County, California		Census Tract 2015.03, Los Angeles County, California		Census Tract 2015.04, Los Angeles County, California		Census Tract 2016.01, Los Angeles County, California		Census Tract 2016.02, Los Angeles County, California		Census Tract 2017, Los Angeles County, California		Census Tract 2031, Los Angeles County, California		Census Tract 2032, Los Angeles County, California		Census Tract 2033, Los Angeles County, California		Census Tract 2035, Los Angeles County, California		Census Tract 2036, Los Angeles County, California		Census Tract 2037.10, Los Angeles County, California		Census Tract 2037.20, Los Angeles County, California		Census Tract 2038, Los Angeles County, California		Census Tract 2039, Los Angeles County, California		Census Tract 2041.10, Los Angeles County, California		Census Tract 2041.20, Los Angeles County, California		Census Tract 2042, Los Angeles County, California		Census Tract 2043, Los Angeles County, California		Census Tract 2044.10, Los Angeles County, California		Census Tract 2044.20, Los Angeles County, California		Census Tract 2046, Los Angeles County, California		Census Tract 2047, Los Angeles County, California		Census Tract 2048.10, Los Angeles County, California		Census Tract 2048.20, Los Angeles County, California		Census Tract 2049.10, Los Angeles County, California		Census Tract 2049.20, Los Angeles County, California		Census Tract 2051.10, Los Angeles County, California		Census Tract 2051.20, Los Angeles County, California		Census Tract 2060.32, Los Angeles County, California		Census Tract 2060.50, Los Angeles County, California		Census Tract 5306.01, Los Angeles County, California		Census Tract 5306.02, Los Angeles County, California		Census Tract 5307, Los Angeles County, California		Census Tract 5308.01, Los Angeles County, California		Census Tract 5308.02, Los Angeles County, California		Census Tract 5309.01, Los Angeles County, California		Census Tract 5309.02, Los Angeles County, California		Census Tract 5310, Los Angeles County, California		Census Tract 5311.01, Los Angeles County, California		Census Tract 5311.02, Los Angeles County, California		Census Tract 5312.01, Los Angeles County, California		Census Tract 5312.02, Los Angeles County, California		Census Tract 5313.01, Los Angeles County, California		Census Tract 5313.02, Los Angeles County, California		Census Tract 5315.03, Los Angeles County, California		Total		Total		Total		Total		Total

						Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate

		Total				3,207		4,735		2,953		4,163		4,615		2,373		4,059		4,593		3,322		5,815		2,620		2,473		2,998		3,217		4,108		4,810		4,835		3,182		2,463		2,541		2,936		5,554		4,433		4,737		2,123		3,412		5,219		3,448		4,551		4,588		3,027		2,697		2,814		3,417		4,845		2,266		4,229		4,638		4,416		4,153		1,926		2,924		2,483		3,865		3,470		5,144		2,842		3,479		1,098		2,067		6,189		3,380		3,855		3,939		5,226		5,081		2,908		5,393		4,164		6,029		6,357		3,194		235,598		85,111		60,292		44,391		45,804

		B01003: TOTAL POPULATION - Universe: Total population																																																																																																																																		Boyle Heights		East Los Angles		El Sereno		Lincoln Heights

		2015				Census Tract 1837.02, Los Angeles County, California		Census Tract 1990, Los Angeles County, California		Census Tract 1991.10, Los Angeles County, California		Census Tract 1991.20, Los Angeles County, California		Census Tract 1992.01, Los Angeles County, California		Census Tract 1992.02, Los Angeles County, California		Census Tract 1993, Los Angeles County, California		Census Tract 1994, Los Angeles County, California		Census Tract 1997, Los Angeles County, California		Census Tract 1998, Los Angeles County, California		Census Tract 1999, Los Angeles County, California		Census Tract 2011.10, Los Angeles County, California		Census Tract 2012, Los Angeles County, California		Census Tract 2013.01, Los Angeles County, California		Census Tract 2013.02, Los Angeles County, California		Census Tract 2014.01, Los Angeles County, California		Census Tract 2014.02, Los Angeles County, California		Census Tract 2015.03, Los Angeles County, California		Census Tract 2015.04, Los Angeles County, California		Census Tract 2016.01, Los Angeles County, California		Census Tract 2016.02, Los Angeles County, California		Census Tract 2017, Los Angeles County, California		Census Tract 2031, Los Angeles County, California		Census Tract 2032, Los Angeles County, California		Census Tract 2033, Los Angeles County, California		Census Tract 2035, Los Angeles County, California		Census Tract 2036, Los Angeles County, California		Census Tract 2037.10, Los Angeles County, California		Census Tract 2037.20, Los Angeles County, California		Census Tract 2038, Los Angeles County, California		Census Tract 2039, Los Angeles County, California		Census Tract 2041.10, Los Angeles County, California		Census Tract 2041.20, Los Angeles County, California		Census Tract 2042, Los Angeles County, California		Census Tract 2043, Los Angeles County, California		Census Tract 2044.10, Los Angeles County, California		Census Tract 2044.20, Los Angeles County, California		Census Tract 2046, Los Angeles County, California		Census Tract 2047, Los Angeles County, California		Census Tract 2048.10, Los Angeles County, California		Census Tract 2048.20, Los Angeles County, California		Census Tract 2049.10, Los Angeles County, California		Census Tract 2049.20, Los Angeles County, California		Census Tract 2051.10, Los Angeles County, California		Census Tract 2051.20, Los Angeles County, California		Census Tract 2060.32, Los Angeles County, California		Census Tract 2060.50, Los Angeles County, California		Census Tract 5306.01, Los Angeles County, California		Census Tract 5306.02, Los Angeles County, California		Census Tract 5307, Los Angeles County, California		Census Tract 5308.01, Los Angeles County, California		Census Tract 5308.02, Los Angeles County, California		Census Tract 5309.01, Los Angeles County, California		Census Tract 5309.02, Los Angeles County, California		Census Tract 5310, Los Angeles County, California		Census Tract 5311.01, Los Angeles County, California		Census Tract 5311.02, Los Angeles County, California		Census Tract 5312.01, Los Angeles County, California		Census Tract 5312.02, Los Angeles County, California		Census Tract 5313.01, Los Angeles County, California		Census Tract 5313.02, Los Angeles County, California		Census Tract 5315.03, Los Angeles County, California		Total		Total		Total		Total		Total

						Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate		Estimate

		Total				3,252		5,538		2,500		4,484		4,121		3,045		3,556		4,513		3,297		4,995		2,719		2,657		2,660		3,307		3,652		5,127		4,693		3,285		2,044		2,240		2,905		5,866		4,689		4,876		2,095		3,136		4,854		3,458		4,139		5,053		3,097		3,131		2,745		3,382		4,812		2,077		2,909		4,633		4,795		4,796		2,446		3,021		2,570		3,826		3,288		5,133		2,278		3,780		1,416		2,304		5,587		3,401		3,920		4,255		5,336		4,468		3,253		5,501		4,240		5,586		6,814		3,171		234,727		84,455		60,728		43,992		45,552

		2002																																																																																																																																		0.3612551889		0.2559104916		0.1884184076		0.1944159118

		236184																																																																																																																																		0.3598009603		0.258717574		0.1874177236		0.1940637421

																																																																																																																																				0.3605280746		0.2573140328		0.1879180656		0.194239827

																																																																																																																																2002>>				Boyle Heights		East Los Angles		El Sereno		Lincoln Heights

																																																																																																																																				Total		Total		Total		Total

																																																																																																																																				Estimate		Estimate		Estimate		Estimate

																																																																																																																																				85151		60773		44383		45876
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East LA Work

		Boyle Heights Work Area Profile Report

						19,480		19,603		20,187

		Total Primary Jobs

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Total Primary Jobs		20,187		100.0%		19,603		100.0%		19,480		100.0%

		Jobs by Worker Age

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Age 29 or younger		3,870		19.2%		3,918		20.0%		4,921		25.3%

		Age 30 to 54		11,105		55.0%		11,554		58.9%		11,878		61.0%

		Age 55 or older		5,212		25.8%		4,131		21.1%		2,681		13.8%

		Jobs by Earnings

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		$1,250 per month or less		3,687		18.3%		3,827		19.5%		5,388		27.7%

		$1,251 to $3,333 per month		9,053		44.8%		9,211		47.0%		9,816		50.4%

		More than $3,333 per month		7,447		36.9%		6,565		33.5%		4,276		22.0%

		Jobs by NAICS Industry Sector

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Agriculture, Forestry, Fishing and Hunting		5		0.0%		1		0.0%		32		0.2%

		Mining, Quarrying, and Oil and Gas Extraction		0		0.0%		2		0.0%		1		0.0%

		Utilities		1		0.0%		19		0.1%		1		0.0%

		Construction		133		0.7%		130		0.7%		312		1.6%

		Manufacturing		3,954		19.6%		4,111		21.0%		7,429		38.1%

		Wholesale Trade		3,210		15.9%		2,835		14.5%		2,846		14.6%

		Retail Trade		1,706		8.5%		1,428		7.3%		1,553		8.0%

		Transportation and Warehousing		1,169		5.8%		1,448		7.4%		1,296		6.7%

		Information		133		0.7%		72		0.4%		19		0.1%

		Finance and Insurance		218		1.1%		285		1.5%		203		1.0%

		Real Estate and Rental and Leasing		171		0.8%		111		0.6%		50		0.3%

		Professional, Scientific, and Technical Services		647		3.2%		215		1.1%		114		0.6%

		Management of Companies and Enterprises		159		0.8%		180		0.9%		398		2.0%

		Administration & Support, Waste Management and Remediation		423		2.1%		607		3.1%		697		3.6%

		Educational Services		1,659		8.2%		1,939		9.9%		101		0.5%

		Health Care and Social Assistance		4,949		24.5%		3,676		18.8%		2,692		13.8%

		Arts, Entertainment, and Recreation		14		0.1%		12		0.1%		63		0.3%

		Accommodation and Food Services		1,254		6.2%		1,160		5.9%		985		5.1%

		Other Services (excluding Public Administration)		382		1.9%		1,215		6.2%		688		3.5%

		Public Administration		0		0.0%		157		0.8%		0		0.0%

		Jobs by Worker Race

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		White Alone		15,191		75.3%		14,548		74.2%		-		-

		Black or African American Alone		1,410		7.0%		1,563		8.0%		-		-

		American Indian or Alaska Native Alone		298		1.5%		306		1.6%		-		-

		Asian Alone		2,889		14.3%		2,729		13.9%		-		-

		Native Hawaiian or Other Pacific Islander Alone		71		0.4%		94		0.5%		-		-

		Two or More Race Groups		328		1.6%		363		1.9%		-		-

		Jobs by Worker Ethnicity

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Not Hispanic or Latino		9,027		44.7%		8,061		41.1%		-		-

		Hispanic or Latino		11,160		55.3%		11,542		58.9%		-		-

		Jobs by Worker Educational Attainment

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Less than high school		4,828		23.9%		4,820		24.6%		-		-

		High school or equivalent, no college		3,496		17.3%		3,080		15.7%		-		-

		Some college or Associate degree		4,454		22.1%		4,122		21.0%		-		-

		Bachelor's degree or advanced degree		3,539		17.5%		3,663		18.7%		-		-

		Educational attainment not available (workers aged 29 or younger)		3,870		19.2%		3,918		20.0%		-		-

		Jobs by Worker Sex

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Male		9,974		49.4%		9,680		49.4%		-		-

		Female		10,213		50.6%		9,923		50.6%		-		-



&P

&F



East LA Home

		Boyle Heights Home Area Profile Report

		Total Primary Jobs

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Total Primary Jobs		24,247		100.0%		22,523		100.0%		21,140		100.0%

		Jobs by Worker Age

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Age 29 or younger		6,417		26.5%		6,271		27.8%		7,178		34.0%

		Age 30 to 54		13,030		53.7%		12,654		56.2%		11,409		54.0%

		Age 55 or older		4,800		19.8%		3,598		16.0%		2,553		12.1%

		Jobs by Earnings

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		$1,250 per month or less		5,342		22.0%		5,202		23.1%		7,603		36.0%

		$1,251 to $3,333 per month		12,081		49.8%		11,817		52.5%		11,214		53.0%

		More than $3,333 per month		6,824		28.1%		5,504		24.4%		2,323		11.0%

		Jobs by NAICS Industry Sector

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Agriculture, Forestry, Fishing and Hunting		164		0.7%		114		0.5%		159		0.8%

		Mining, Quarrying, and Oil and Gas Extraction		11		0.0%		11		0.0%		9		0.0%

		Utilities		119		0.5%		119		0.5%		104		0.5%

		Construction		792		3.3%		577		2.6%		708		3.3%

		Manufacturing		2,791		11.5%		3,131		13.9%		4,977		23.5%

		Wholesale Trade		1,889		7.8%		1,708		7.6%		1,664		7.9%

		Retail Trade		2,692		11.1%		2,533		11.2%		2,237		10.6%

		Transportation and Warehousing		1,112		4.6%		923		4.1%		917		4.3%

		Information		571		2.4%		501		2.2%		484		2.3%

		Finance and Insurance		652		2.7%		658		2.9%		654		3.1%

		Real Estate and Rental and Leasing		361		1.5%		390		1.7%		305		1.4%

		Professional, Scientific, and Technical Services		1,214		5.0%		958		4.3%		852		4.0%

		Management of Companies and Enterprises		333		1.4%		398		1.8%		487		2.3%

		Administration & Support, Waste Management and Remediation		1,794		7.4%		1,561		6.9%		1,304		6.2%

		Educational Services		1,812		7.5%		1,978		8.8%		1,222		5.8%

		Health Care and Social Assistance		3,427		14.1%		2,250		10.0%		1,644		7.8%

		Arts, Entertainment, and Recreation		384		1.6%		374		1.7%		363		1.7%

		Accommodation and Food Services		2,377		9.8%		1,891		8.4%		1,475		7.0%

		Other Services (excluding Public Administration)		885		3.6%		1,542		6.8%		1,116		5.3%

		Public Administration		867		3.6%		906		4.0%		459		2.2%

		Jobs by Worker Race

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		White Alone		20,665		85.2%		18,880		83.8%		-		-

		Black or African American Alone		1,104		4.6%		901		4.0%		-		-

		American Indian or Alaska Native Alone		459		1.9%		465		2.1%		-		-

		Asian Alone		1,544		6.4%		1,780		7.9%		-		-

		Native Hawaiian or Other Pacific Islander Alone		76		0.3%		94		0.4%		-		-

		Two or More Race Groups		399		1.6%		403		1.8%		-		-

		Jobs by Worker Ethnicity

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Not Hispanic or Latino		6,279		25.9%		4,895		21.7%		-		-

		Hispanic or Latino		17,968		74.1%		17,628		78.3%		-		-

		Jobs by Worker Educational Attainment

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Less than high school		6,095		25.1%		6,253		27.8%		-		-

		High school or equivalent, no college		3,980		16.4%		3,394		15.1%		-		-

		Some college or Associate degree		4,642		19.1%		3,958		17.6%		-		-

		Bachelor's degree or advanced degree		3,113		12.8%		2,647		11.8%		-		-

		Educational attainment not available (workers aged 29 or younger)		6,417		26.5%		6,271		27.8%		-		-

		Jobs by Worker Sex

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Male		12,643		52.1%		11,724		52.1%		-		-

		Female		11,604		47.9%		10,799		47.9%		-		-
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						4,251		5,494		6,476

		Total Primary Jobs

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Total Primary Jobs		6,476		100.0%		5,494		100.0%		4,251		100.0%

		Jobs by Worker Age

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Age 29 or younger		1,468		22.7%		1,120		20.4%		1,149		27.0%

		Age 30 to 54		3,538		54.6%		3,177		57.8%		2,519		59.3%

		Age 55 or older		1,470		22.7%		1,197		21.8%		583		13.7%

		Jobs by Earnings

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		$1,250 per month or less		1,535		23.7%		1,334		24.3%		1,454		34.2%

		$1,251 to $3,333 per month		2,567		39.6%		2,451		44.6%		1,977		46.5%

		More than $3,333 per month		2,374		36.7%		1,709		31.1%		820		19.3%

		Jobs by NAICS Industry Sector

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Agriculture, Forestry, Fishing and Hunting		0		0.0%		0		0.0%		0		0.0%

		Mining, Quarrying, and Oil and Gas Extraction		0		0.0%		0		0.0%		0		0.0%

		Utilities		0		0.0%		5		0.1%		0		0.0%

		Construction		184		2.8%		79		1.4%		105		2.5%

		Manufacturing		365		5.6%		365		6.6%		485		11.4%

		Wholesale Trade		120		1.9%		88		1.6%		207		4.9%

		Retail Trade		701		10.8%		674		12.3%		566		13.3%

		Transportation and Warehousing		23		0.4%		19		0.3%		39		0.9%

		Information		2		0.0%		16		0.3%		14		0.3%

		Finance and Insurance		50		0.8%		76		1.4%		31		0.7%

		Real Estate and Rental and Leasing		19		0.3%		24		0.4%		9		0.2%

		Professional, Scientific, and Technical Services		45		0.7%		43		0.8%		62		1.5%

		Management of Companies and Enterprises		0		0.0%		2		0.0%		2		0.0%

		Administration & Support, Waste Management and Remediation		551		8.5%		65		1.2%		194		4.6%

		Educational Services		1,130		17.4%		1,104		20.1%		101		2.4%

		Health Care and Social Assistance		2,303		35.6%		1,296		23.6%		1,473		34.7%

		Arts, Entertainment, and Recreation		0		0.0%		2		0.0%		0		0.0%

		Accommodation and Food Services		577		8.9%		401		7.3%		390		9.2%

		Other Services (excluding Public Administration)		406		6.3%		1,165		21.2%		573		13.5%

		Public Administration		0		0.0%		70		1.3%		0		0.0%

		Jobs by Worker Race

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		White Alone		4,942		76.3%		4,179		76.1%		-		-

		Black or African American Alone		509		7.9%		396		7.2%		-		-

		American Indian or Alaska Native Alone		88		1.4%		90		1.6%		-		-

		Asian Alone		837		12.9%		727		13.2%		-		-

		Native Hawaiian or Other Pacific Islander Alone		19		0.3%		19		0.3%		-		-

		Two or More Race Groups		81		1.3%		83		1.5%		-		-

		Jobs by Worker Ethnicity

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Not Hispanic or Latino		2,545		39.3%		1,898		34.5%		-		-

		Hispanic or Latino		3,931		60.7%		3,596		65.5%		-		-

		Jobs by Worker Educational Attainment

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Less than high school		1,530		23.6%		1,393		25.4%		-		-

		High school or equivalent, no college		1,024		15.8%		836		15.2%		-		-

		Some college or Associate degree		1,267		19.6%		1,121		20.4%		-		-

		Bachelor's degree or advanced degree		1,187		18.3%		1,024		18.6%		-		-

		Educational attainment not available (workers aged 29 or younger)		1,468		22.7%		1,120		20.4%		-		-

		Jobs by Worker Sex

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Male		2,538		39.2%		2,197		40.0%		-		-

		Female		3,938		60.8%		3,297		60.0%		-		-
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		Total Primary Jobs

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Total Primary Jobs		18,471		100.0%		16,626		100.0%		17,202		100.0%

		Jobs by Worker Age

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Age 29 or younger		4,829		26.1%		4,609		27.7%		6,043		35.1%

		Age 30 to 54		10,175		55.1%		9,435		56.7%		9,221		53.6%

		Age 55 or older		3,467		18.8%		2,582		15.5%		1,938		11.3%

		Jobs by Earnings

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		$1,250 per month or less		3,915		21.2%		3,723		22.4%		5,666		32.9%

		$1,251 to $3,333 per month		9,349		50.6%		8,865		53.3%		9,694		56.4%

		More than $3,333 per month		5,207		28.2%		4,038		24.3%		1,842		10.7%

		Jobs by NAICS Industry Sector

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Agriculture, Forestry, Fishing and Hunting		137		0.7%		141		0.8%		120		0.7%

		Mining, Quarrying, and Oil and Gas Extraction		15		0.1%		17		0.1%		9		0.1%

		Utilities		100		0.5%		105		0.6%		78		0.5%

		Construction		751		4.1%		490		2.9%		716		4.2%

		Manufacturing		2,392		13.0%		2,485		14.9%		4,219		24.5%

		Wholesale Trade		1,518		8.2%		1,256		7.6%		1,301		7.6%

		Retail Trade		2,179		11.8%		1,880		11.3%		2,043		11.9%

		Transportation and Warehousing		828		4.5%		767		4.6%		738		4.3%

		Information		279		1.5%		274		1.6%		288		1.7%

		Finance and Insurance		446		2.4%		432		2.6%		497		2.9%

		Real Estate and Rental and Leasing		263		1.4%		240		1.4%		244		1.4%

		Professional, Scientific, and Technical Services		720		3.9%		594		3.6%		660		3.8%

		Management of Companies and Enterprises		283		1.5%		310		1.9%		389		2.3%

		Administration & Support, Waste Management and Remediation		1,482		8.0%		1,118		6.7%		1,135		6.6%

		Educational Services		1,349		7.3%		1,407		8.5%		951		5.5%

		Health Care and Social Assistance		2,441		13.2%		1,657		10.0%		1,256		7.3%

		Arts, Entertainment, and Recreation		282		1.5%		287		1.7%		266		1.5%

		Accommodation and Food Services		1,714		9.3%		1,323		8.0%		1,182		6.9%

		Other Services (excluding Public Administration)		613		3.3%		1,119		6.7%		811		4.7%

		Public Administration		679		3.7%		724		4.4%		299		1.7%

		Jobs by Worker Race

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		White Alone		16,206		87.7%		14,470		87.0%		-		-

		Black or African American Alone		698		3.8%		583		3.5%		-		-

		American Indian or Alaska Native Alone		331		1.8%		377		2.3%		-		-

		Asian Alone		925		5.0%		846		5.1%		-		-

		Native Hawaiian or Other Pacific Islander Alone		57		0.3%		67		0.4%		-		-

		Two or More Race Groups		254		1.4%		283		1.7%		-		-

		Jobs by Worker Ethnicity

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Not Hispanic or Latino		4,025		21.8%		2,667		16.0%		-		-

		Hispanic or Latino		14,446		78.2%		13,959		84.0%		-		-

		Jobs by Worker Educational Attainment

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Less than high school		4,733		25.6%		4,735		28.5%		-		-

		High school or equivalent, no college		3,120		16.9%		2,673		16.1%		-		-

		Some college or Associate degree		3,650		19.8%		2,934		17.6%		-		-

		Bachelor's degree or advanced degree		2,139		11.6%		1,675		10.1%		-		-

		Educational attainment not available (workers aged 29 or younger)		4,829		26.1%		4,609		27.7%		-		-

		Jobs by Worker Sex

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Male		9,922		53.7%		8,861		53.3%		-		-

		Female		8,549		46.3%		7,765		46.7%		-		-
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						7,215		6,169		6,875

		Total Primary Jobs

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Total Primary Jobs		6,875		100.0%		6,169		100.0%		7,215		100.0%

		Jobs by Worker Age

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Age 29 or younger		1,391		20.2%		1,184		19.2%		1,757		24.4%

		Age 30 to 54		3,814		55.5%		3,678		59.6%		4,370		60.6%

		Age 55 or older		1,670		24.3%		1,307		21.2%		1,088		15.1%

		Jobs by Earnings

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		$1,250 per month or less		1,447		21.0%		1,415		22.9%		2,459		34.1%

		$1,251 to $3,333 per month		2,083		30.3%		2,152		34.9%		3,204		44.4%

		More than $3,333 per month		3,345		48.7%		2,602		42.2%		1,552		21.5%

		Jobs by NAICS Industry Sector

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Agriculture, Forestry, Fishing and Hunting		2		0.0%		1		0.0%		0		0.0%

		Mining, Quarrying, and Oil and Gas Extraction		0		0.0%		3		0.0%		0		0.0%

		Utilities		40		0.6%		55		0.9%		40		0.6%

		Construction		255		3.7%		276		4.5%		321		4.4%

		Manufacturing		2,060		30.0%		2,000		32.4%		3,434		47.6%

		Wholesale Trade		550		8.0%		546		8.9%		630		8.7%

		Retail Trade		500		7.3%		340		5.5%		434		6.0%

		Transportation and Warehousing		148		2.2%		131		2.1%		673		9.3%

		Information		9		0.1%		17		0.3%		7		0.1%

		Finance and Insurance		54		0.8%		67		1.1%		36		0.5%

		Real Estate and Rental and Leasing		10		0.1%		11		0.2%		9		0.1%

		Professional, Scientific, and Technical Services		643		9.4%		112		1.8%		92		1.3%

		Management of Companies and Enterprises		0		0.0%		12		0.2%		45		0.6%

		Administration & Support, Waste Management and Remediation		164		2.4%		137		2.2%		443		6.1%

		Educational Services		963		14.0%		1,155		18.7%		3		0.0%

		Health Care and Social Assistance		953		13.9%		525		8.5%		178		2.5%

		Arts, Entertainment, and Recreation		17		0.2%		8		0.1%		0		0.0%

		Accommodation and Food Services		261		3.8%		239		3.9%		239		3.3%

		Other Services (excluding Public Administration)		246		3.6%		496		8.0%		631		8.7%

		Public Administration		0		0.0%		38		0.6%		0		0.0%

		Jobs by Worker Race

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		White Alone		4,945		71.9%		4,249		68.9%		-		-

		Black or African American Alone		480		7.0%		426		6.9%		-		-

		American Indian or Alaska Native Alone		85		1.2%		89		1.4%		-		-

		Asian Alone		1,218		17.7%		1,281		20.8%		-		-

		Native Hawaiian or Other Pacific Islander Alone		33		0.5%		21		0.3%		-		-

		Two or More Race Groups		114		1.7%		103		1.7%		-		-

		Jobs by Worker Ethnicity

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Not Hispanic or Latino		3,452		50.2%		3,007		48.7%		-		-

		Hispanic or Latino		3,423		49.8%		3,162		51.3%		-		-

		Jobs by Worker Educational Attainment

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Less than high school		1,369		19.9%		1,294		21.0%		-		-

		High school or equivalent, no college		1,122		16.3%		1,022		16.6%		-		-

		Some college or Associate degree		1,513		22.0%		1,314		21.3%		-		-

		Bachelor's degree or advanced degree		1,480		21.5%		1,355		22.0%		-		-

		Educational attainment not available (workers aged 29 or younger)		1,391		20.2%		1,184		19.2%		-		-

		Jobs by Worker Sex

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Male		3,726		54.2%		3,275		53.1%		-		-

		Female		3,149		45.8%		2,894		46.9%		-		-
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		Total Primary Jobs

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Total Primary Jobs		16,027		100.0%		14,508		100.0%		13,461		100.0%

		Jobs by Worker Age

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Age 29 or younger		3,592		22.4%		3,441		23.7%		4,354		32.3%

		Age 30 to 54		9,225		57.6%		8,657		59.7%		7,381		54.8%

		Age 55 or older		3,210		20.0%		2,410		16.6%		1,726		12.8%

		Jobs by Earnings

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		$1,250 per month or less		3,276		20.4%		3,060		21.1%		4,183		31.1%

		$1,251 to $3,333 per month		6,356		39.7%		6,035		41.6%		6,486		48.2%

		More than $3,333 per month		6,395		39.9%		5,413		37.3%		2,792		20.7%

		Jobs by NAICS Industry Sector

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Agriculture, Forestry, Fishing and Hunting		98		0.6%		87		0.6%		77		0.6%

		Mining, Quarrying, and Oil and Gas Extraction		9		0.1%		9		0.1%		3		0.0%

		Utilities		139		0.9%		149		1.0%		142		1.1%

		Construction		455		2.8%		308		2.1%		433		3.2%

		Manufacturing		1,241		7.7%		1,357		9.4%		2,300		17.1%

		Wholesale Trade		937		5.8%		759		5.2%		827		6.1%

		Retail Trade		1,560		9.7%		1,347		9.3%		1,353		10.1%

		Transportation and Warehousing		577		3.6%		526		3.6%		553		4.1%

		Information		559		3.5%		491		3.4%		436		3.2%

		Finance and Insurance		578		3.6%		603		4.2%		558		4.1%

		Real Estate and Rental and Leasing		245		1.5%		229		1.6%		210		1.6%

		Professional, Scientific, and Technical Services		995		6.2%		790		5.4%		714		5.3%

		Management of Companies and Enterprises		260		1.6%		250		1.7%		322		2.4%

		Administration & Support, Waste Management and Remediation		1,032		6.4%		823		5.7%		876		6.5%

		Educational Services		1,565		9.8%		1,674		11.5%		1,026		7.6%

		Health Care and Social Assistance		2,468		15.4%		1,701		11.7%		1,256		9.3%

		Arts, Entertainment, and Recreation		315		2.0%		267		1.8%		310		2.3%

		Accommodation and Food Services		1,519		9.5%		1,194		8.2%		973		7.2%

		Other Services (excluding Public Administration)		592		3.7%		1,049		7.2%		693		5.1%

		Public Administration		883		5.5%		895		6.2%		399		3.0%

		Jobs by Worker Race

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		White Alone		11,964		74.6%		10,509		72.4%		-		-

		Black or African American Alone		874		5.5%		717		4.9%		-		-

		American Indian or Alaska Native Alone		285		1.8%		259		1.8%		-		-

		Asian Alone		2,542		15.9%		2,697		18.6%		-		-

		Native Hawaiian or Other Pacific Islander Alone		40		0.2%		58		0.4%		-		-

		Two or More Race Groups		322		2.0%		268		1.8%		-		-

		Jobs by Worker Ethnicity

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Not Hispanic or Latino		6,450		40.2%		5,529		38.1%		-		-

		Hispanic or Latino		9,577		59.8%		8,979		61.9%		-		-

		Jobs by Worker Educational Attainment

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Less than high school		3,238		20.2%		2,918		20.1%		-		-

		High school or equivalent, no college		2,659		16.6%		2,254		15.5%		-		-

		Some college or Associate degree		3,483		21.7%		3,144		21.7%		-		-

		Bachelor's degree or advanced degree		3,055		19.1%		2,751		19.0%		-		-

		Educational attainment not available (workers aged 29 or younger)		3,592		22.4%		3,441		23.7%		-		-

		Jobs by Worker Sex

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Male		7,958		49.7%		7,211		49.7%		-		-

		Female		8,069		50.3%		7,297		50.3%		-		-
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						13,268		15,313		19,880

		Total Primary Jobs

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Total Primary Jobs		19,880		100.0%		15,313		100.0%		13,268		100.0%

		Jobs by Worker Age

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Age 29 or younger		3,722		18.7%		3,055		20.0%		3,564		26.9%

		Age 30 to 54		11,467		57.7%		9,433		61.6%		8,071		60.8%

		Age 55 or older		4,691		23.6%		2,825		18.4%		1,633		12.3%

		Jobs by Earnings

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		$1,250 per month or less		3,831		19.3%		3,054		19.9%		4,137		31.2%

		$1,251 to $3,333 per month		5,619		28.3%		4,892		31.9%		5,739		43.3%

		More than $3,333 per month		10,430		52.5%		7,367		48.1%		3,392		25.6%

		Jobs by NAICS Industry Sector

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Agriculture, Forestry, Fishing and Hunting		2		0.0%		0		0.0%		2		0.0%

		Mining, Quarrying, and Oil and Gas Extraction		0		0.0%		0		0.0%		0		0.0%

		Utilities		90		0.5%		24		0.2%		8		0.1%

		Construction		365		1.8%		91		0.6%		152		1.1%

		Manufacturing		1,084		5.5%		1,392		9.1%		3,020		22.8%

		Wholesale Trade		2,159		10.9%		639		4.2%		607		4.6%

		Retail Trade		765		3.8%		910		5.9%		1,025		7.7%

		Transportation and Warehousing		1,534		7.7%		1,246		8.1%		1,523		11.5%

		Information		97		0.5%		68		0.4%		15		0.1%

		Finance and Insurance		88		0.4%		83		0.5%		102		0.8%

		Real Estate and Rental and Leasing		73		0.4%		179		1.2%		46		0.3%

		Professional, Scientific, and Technical Services		494		2.5%		605		4.0%		660		5.0%

		Management of Companies and Enterprises		85		0.4%		87		0.6%		710		5.4%

		Administration & Support, Waste Management and Remediation		300		1.5%		260		1.7%		162		1.2%

		Educational Services		1,449		7.3%		1,883		12.3%		109		0.8%

		Health Care and Social Assistance		9,569		48.1%		5,872		38.3%		3,410		25.7%

		Arts, Entertainment, and Recreation		41		0.2%		14		0.1%		33		0.2%

		Accommodation and Food Services		1,293		6.5%		754		4.9%		1,041		7.8%

		Other Services (excluding Public Administration)		321		1.6%		895		5.8%		643		4.8%

		Public Administration		71		0.4%		311		2.0%		0		0.0%

		Jobs by Worker Race

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		White Alone		13,079		65.8%		10,121		66.1%		-		-

		Black or African American Alone		2,654		13.4%		1,828		11.9%		-		-

		American Indian or Alaska Native Alone		256		1.3%		218		1.4%		-		-

		Asian Alone		3,421		17.2%		2,815		18.4%		-		-

		Native Hawaiian or Other Pacific Islander Alone		82		0.4%		57		0.4%		-		-

		Two or More Race Groups		388		2.0%		274		1.8%		-		-

		Jobs by Worker Ethnicity

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Not Hispanic or Latino		11,059		55.6%		8,272		54.0%		-		-

		Hispanic or Latino		8,821		44.4%		7,041		46.0%		-		-

		Jobs by Worker Educational Attainment

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Less than high school		3,390		17.1%		2,741		17.9%		-		-

		High school or equivalent, no college		3,220		16.2%		2,439		15.9%		-		-

		Some college or Associate degree		5,183		26.1%		3,717		24.3%		-		-

		Bachelor's degree or advanced degree		4,365		22.0%		3,361		21.9%		-		-

		Educational attainment not available (workers aged 29 or younger)		3,722		18.7%		3,055		20.0%		-		-

		Jobs by Worker Sex

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Male		9,087		45.7%		7,187		46.9%		-		-

		Female		10,793		54.3%		8,126		53.1%		-		-





BH

		Lincoln Heigts Home Area Profile Report

		Total Primary Jobs

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Total Primary Jobs		15,368		100.0%		12,445		100.0%		11,440		100.0%

		Jobs by Worker Age

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Age 29 or younger		3,745		24.4%		3,241		26.0%		3,683		32.2%

		Age 30 to 54		8,564		55.7%		7,075		56.9%		6,404		56.0%

		Age 55 or older		3,059		19.9%		2,129		17.1%		1,353		11.8%

		Jobs by Earnings

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		$1,250 per month or less		3,605		23.5%		3,182		25.6%		4,360		38.1%

		$1,251 to $3,333 per month		6,887		44.8%		5,857		47.1%		5,438		47.5%

		More than $3,333 per month		4,876		31.7%		3,406		27.4%		1,642		14.4%

		Jobs by NAICS Industry Sector

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Agriculture, Forestry, Fishing and Hunting		109		0.7%		64		0.5%		72		0.6%

		Mining, Quarrying, and Oil and Gas Extraction		6		0.0%		3		0.0%		4		0.0%

		Utilities		108		0.7%		64		0.5%		75		0.7%

		Construction		511		3.3%		276		2.2%		447		3.9%

		Manufacturing		1,483		9.6%		1,469		11.8%		2,411		21.1%

		Wholesale Trade		981		6.4%		802		6.4%		716		6.3%

		Retail Trade		1,556		10.1%		1,285		10.3%		1,175		10.3%

		Transportation and Warehousing		606		3.9%		432		3.5%		458		4.0%

		Information		545		3.5%		385		3.1%		360		3.1%

		Finance and Insurance		482		3.1%		440		3.5%		416		3.6%

		Real Estate and Rental and Leasing		210		1.4%		228		1.8%		172		1.5%

		Professional, Scientific, and Technical Services		898		5.8%		643		5.2%		548		4.8%

		Management of Companies and Enterprises		231		1.5%		180		1.4%		256		2.2%

		Administration & Support, Waste Management and Remediation		1,020		6.6%		777		6.2%		746		6.5%

		Educational Services		1,222		8.0%		1,181		9.5%		728		6.4%

		Health Care and Social Assistance		2,235		14.5%		1,347		10.8%		901		7.9%

		Arts, Entertainment, and Recreation		344		2.2%		228		1.8%		222		1.9%

		Accommodation and Food Services		1,609		10.5%		1,131		9.1%		874		7.6%

		Other Services (excluding Public Administration)		581		3.8%		951		7.6%		620		5.4%

		Public Administration		631		4.1%		559		4.5%		239		2.1%

		Jobs by Worker Race

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		White Alone		11,074		72.1%		8,646		69.5%		-		-

		Black or African American Alone		694		4.5%		495		4.0%		-		-

		American Indian or Alaska Native Alone		268		1.7%		260		2.1%		-		-

		Asian Alone		3,015		19.6%		2,748		22.1%		-		-

		Native Hawaiian or Other Pacific Islander Alone		51		0.3%		41		0.3%		-		-

		Two or More Race Groups		266		1.7%		255		2.0%		-		-

		Jobs by Worker Ethnicity

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Not Hispanic or Latino		6,653		43.3%		4,863		39.1%		-		-

		Hispanic or Latino		8,715		56.7%		7,582		60.9%		-		-

		Jobs by Worker Educational Attainment

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Less than high school		3,374		22.0%		2,912		23.4%		-		-

		High school or equivalent, no college		2,431		15.8%		1,879		15.1%		-		-

		Some college or Associate degree		3,083		20.1%		2,422		19.5%		-		-

		Bachelor's degree or advanced degree		2,735		17.8%		1,991		16.0%		-		-

		Educational attainment not available (workers aged 29 or younger)		3,745		24.4%		3,241		26.0%		-		-

		Jobs by Worker Sex

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Male		7,981		51.9%		6,328		50.8%		-		-

		Female		7,387		48.1%		6,117		49.2%		-		-





LH

		Combined BH, LH, ES, ELA Inflow/Outflow Report

		Selection Area Labor Market Size (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Employed in the Selection Area		53,418		100.0%		46,579		100.0%		44,214		100.0%

		Living in the Selection Area		74,113		120.1%		66,102		114.9%		63,243		108.5%

		Net Job Inflow (+) or Outflow (-)		-20,695		-		-19,523		-		-19,029		-

		In-Area Labor Force Efficiency (Primary Jobs)

				2015				2010				2002						Labor Force

				Count		Share		Count		Share		Count		Share				63,243		66,102		74,113

		Living in the Selection Area		74,113		100.0%		66,102		100.0%		63,243		100.0%

		Living and Employed in the Selection Area		3,629		6.8%		3,286		6.6%		3,104		6.9%				Outcommute

		Living in the Selection Area but Employed Outside		70,484		93.2%		62,816		93.4%		60,139		93.1%				60,139		62,816		70,484

				0.0514868623																								Market Area Employment Inflow/Outflow

		In-Area Employment Efficiency (Primary Jobs)																Livework										Item				2002		2010		2015

				2015				2010				2002						3,104		3,286		3,629						Market Area Working Residents				63,243		66,102		74,113

				Count		Share		Count		Share		Count		Share														% who commute out of the Market Area				93.1%		93.4%		93.2%

		Employed in the Selection Area		53,418		100.0%		46,579		100.0%		44,214		100.0%														% who work in the Market Area				6.9%		6.6%		6.8%

		Employed and Living in the Selection Area		3,629		8.2%		3,286		7.6%		3,104		7.5%				Incommute

		Employed in the Selection Area but Living Outside		49,789		91.8%		43,293		92.4%		41,110		92.5%				41,110		43,293		49,789						Day Population				217,155		215,204		214,903

																												Day Population/Residential Population				92%		92%		91%

		Outflow Job Characteristics (Primary Jobs)																Portion of Jobs by outsiders										Source: LEHD, US Census Bureau, AECOM

				2015				2010				2002						92.5%		92.4%		91.8%

				Count		Share		Count		Share		Count		Share

		External Jobs Filled by Residents		22,601		100.0%		21,040		100.0%		19,671		100.0%

		Workers Aged 29 or younger		6,098		27.0%		5,965		28.4%		6,760		34.4%

		Workers Aged 30 to 54		12,194		54.0%		11,849		56.3%		10,544		53.6%																		2002		2010		2015

		Workers Aged 55 or older		4,309		19.1%		3,226		15.3%		2,367		12.0%														Employed in area				44,214		46,579		53,418

		Workers Earning $1,250 per month or less		4,682		20.7%		4,613		21.9%		6,992		35.5%														Live/Work in area				3,104		3,286		3,629

		Workers Earning $1,251 to $3,333 per month		11,346		50.2%		11,108		52.8%		10,440		53.1%														Live in but workoutside of area				60,139		62,816		70,484

		Workers Earning More than $3,333 per month		6,573		29.1%		5,319		25.3%		2,239		11.4%														Area Pop				236,184		234,727		235,598

		Workers in the "Goods Producing" Industry Class		3,467		15.3%		3,570		17.0%		5,187		26.4%														Net Inflow				-19,029		-19,523		-20,695

		Workers in the "Trade, Transportation, and Utilities" Industry Class		5,504		24.4%		4,999		23.8%		4,631		23.5%																		217,155		215,204		214,903

		Workers in the "All Other Services" Industry Class		13,630		60.3%		12,471		59.3%		9,853		50.1%

		Inflow Job Characteristics (Primary Jobs)

				2015				2010				2002																				Total		Boyle Heights		East Los Angles		El Sereno		Lincoln Heights

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Outside Workers		18,541		100.0%		18,120		100.0%		18,011		100.0%

		Workers Aged 29 or younger		3,551		19.2%		3,612		19.9%		4,503		25.0%														2015				235,598		85,111		60,292		44,391		45,804

		Workers Aged 30 to 54		10,269		55.4%		10,749		59.3%		11,013		61.1%														2010				234,727		84,455		60,728		43,992		45,552

		Workers Aged 55 or older		4,721		25.5%		3,759		20.7%		2,495		13.9%														2002				236,184		85,151		60,773		44,383		45,876

		Workers Earning $1,250 per month or less		3,027		16.3%		3,238		17.9%		4,777		26.5%

		Workers Earning $1,251 to $3,333 per month		8,318		44.9%		8,502		46.9%		9,042		50.2%

		Workers Earning More than $3,333 per month		7,196		38.8%		6,380		35.2%		4,192		23.3%

		Workers in the "Goods Producing" Industry Class		3,801		20.5%		3,981		22.0%		7,108		39.5%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		5,778		31.2%		5,446		30.1%		5,405		30.0%

		Workers in the "All Other Services" Industry Class		8,962		48.3%		8,693		48.0%		5,498		30.5%

		Interior Flow Job Characteristics (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Residents		1,646		100.0%		1,483		100.0%		1,469		100.0%

		Workers Aged 29 or younger		319		19.4%		306		20.6%		418		28.5%

		Workers Aged 30 to 54		836		50.8%		805		54.3%		865		58.9%

		Workers Aged 55 or older		491		29.8%		372		25.1%		186		12.7%

		Workers Earning $1,250 per month or less		660		40.1%		589		39.7%		611		41.6%

		Workers Earning $1,251 to $3,333 per month		735		44.7%		709		47.8%		774		52.7%

		Workers Earning More than $3,333 per month		251		15.2%		185		12.5%		84		5.7%

		Workers in the "Goods Producing" Industry Class		291		17.7%		263		17.7%		666		45.3%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		308		18.7%		284		19.2%		291		19.8%

		Workers in the "All Other Services" Industry Class		1,047		63.6%		936		63.1%		512		34.9%





ES

		Boyle HeightsInflow/Outflow Report

		Selection Area Labor Market Size (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Employed in the Selection Area		20,187		100.0%		19,603		100.0%		19,480		100.0%

		Living in the Selection Area		24,247		120.1%		22,523		114.9%		21,140		108.5%

		Net Job Inflow (+) or Outflow (-)		-4,060		-		-2,920		-		-1,660		-

		In-Area Labor Force Efficiency (Primary Jobs)

				2015				2010				2002						Labor Force

				Count		Share		Count		Share		Count		Share				21,140		22,523		24,247

		Living in the Selection Area		24,247		100.0%		22,523		100.0%		21,140		100.0%

		Living and Employed in the Selection Area		1,646		6.8%		1,483		6.6%		1,469		6.9%				Outcommute

		Living in the Selection Area but Employed Outside		22,601		93.2%		21,040		93.4%		19,671		93.1%				19,671		21,040		22,601

		In-Area Employment Efficiency (Primary Jobs)																Livework

				2015				2010				2002						1,469		1,483		1,646

				Count		Share		Count		Share		Count		Share

		Employed in the Selection Area		20,187		100.0%		19,603		100.0%		19,480		100.0%

		Employed and Living in the Selection Area		1,646		8.2%		1,483		7.6%		1,469		7.5%				Incommute

		Employed in the Selection Area but Living Outside		18,541		91.8%		18,120		92.4%		18,011		92.5%				18,011		18,120		18,541

		Outflow Job Characteristics (Primary Jobs)																Portion of Jobs by outsiders

				2015				2010				2002						92.5%		92.4%		91.8%

				Count		Share		Count		Share		Count		Share

		External Jobs Filled by Residents		22,601		100.0%		21,040		100.0%		19,671		100.0%

		Workers Aged 29 or younger		6,098		27.0%		5,965		28.4%		6,760		34.4%

		Workers Aged 30 to 54		12,194		54.0%		11,849		56.3%		10,544		53.6%

		Workers Aged 55 or older		4,309		19.1%		3,226		15.3%		2,367		12.0%

		Workers Earning $1,250 per month or less		4,682		20.7%		4,613		21.9%		6,992		35.5%

		Workers Earning $1,251 to $3,333 per month		11,346		50.2%		11,108		52.8%		10,440		53.1%

		Workers Earning More than $3,333 per month		6,573		29.1%		5,319		25.3%		2,239		11.4%

		Workers in the "Goods Producing" Industry Class		3,467		15.3%		3,570		17.0%		5,187		26.4%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		5,504		24.4%		4,999		23.8%		4,631		23.5%

		Workers in the "All Other Services" Industry Class		13,630		60.3%		12,471		59.3%		9,853		50.1%

		Inflow Job Characteristics (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Outside Workers		18,541		100.0%		18,120		100.0%		18,011		100.0%

		Workers Aged 29 or younger		3,551		19.2%		3,612		19.9%		4,503		25.0%

		Workers Aged 30 to 54		10,269		55.4%		10,749		59.3%		11,013		61.1%

		Workers Aged 55 or older		4,721		25.5%		3,759		20.7%		2,495		13.9%

		Workers Earning $1,250 per month or less		3,027		16.3%		3,238		17.9%		4,777		26.5%

		Workers Earning $1,251 to $3,333 per month		8,318		44.9%		8,502		46.9%		9,042		50.2%

		Workers Earning More than $3,333 per month		7,196		38.8%		6,380		35.2%		4,192		23.3%

		Workers in the "Goods Producing" Industry Class		3,801		20.5%		3,981		22.0%		7,108		39.5%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		5,778		31.2%		5,446		30.1%		5,405		30.0%

		Workers in the "All Other Services" Industry Class		8,962		48.3%		8,693		48.0%		5,498		30.5%

		Interior Flow Job Characteristics (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Residents		1,646		100.0%		1,483		100.0%		1,469		100.0%

		Workers Aged 29 or younger		319		19.4%		306		20.6%		418		28.5%

		Workers Aged 30 to 54		836		50.8%		805		54.3%		865		58.9%

		Workers Aged 55 or older		491		29.8%		372		25.1%		186		12.7%

		Workers Earning $1,250 per month or less		660		40.1%		589		39.7%		611		41.6%

		Workers Earning $1,251 to $3,333 per month		735		44.7%		709		47.8%		774		52.7%

		Workers Earning More than $3,333 per month		251		15.2%		185		12.5%		84		5.7%

		Workers in the "Goods Producing" Industry Class		291		17.7%		263		17.7%		666		45.3%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		308		18.7%		284		19.2%		291		19.8%

		Workers in the "All Other Services" Industry Class		1,047		63.6%		936		63.1%		512		34.9%





ELA

		Lincoln Heights Inflow/Outflow Report

		Selection Area Labor Market Size (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Employed in the Selection Area		19,880		100.0%		15,313		100.0%		13,268		100.0%

		Living in the Selection Area		15,368		77.3%		12,445		81.3%		11,440		86.2%

		Net Job Inflow (+) or Outflow (-)		4,512		-		2,868		-		1,828		-

		In-Area Labor Force Efficiency (Primary Jobs)

				2015				2010				2002						Labor Force

				Count		Share		Count		Share		Count		Share				11,440		12,445		15,368

		Living in the Selection Area		15,368		100.0%		12,445		100.0%		11,440		100.0%

		Living and Employed in the Selection Area		887		5.8%		740		5.9%		794		6.9%				Outcommute

		Living in the Selection Area but Employed Outside		14,481		94.2%		11,705		94.1%		10,646		93.1%				10,646		11,705		14,481

		In-Area Employment Efficiency (Primary Jobs)																Livework

				2015				2010				2002						794		740		887

				Count		Share		Count		Share		Count		Share

		Employed in the Selection Area		19,880		100.0%		15,313		100.0%		13,268		100.0%

		Employed and Living in the Selection Area		887		4.5%		740		4.8%		794		6.0%				Incommute

		Employed in the Selection Area but Living Outside		18,993		95.5%		14,573		95.2%		12,474		94.0%				12,474		14,573		18,993

		Outflow Job Characteristics (Primary Jobs)																Portion of Jobs by outsiders

				2015				2010				2002						94.0%		95.2%		95.5%

				Count		Share		Count		Share		Count		Share

		External Jobs Filled by Residents		14,481		100.0%		11,705		100.0%		10,646		100.0%

		Workers Aged 29 or younger		3,613		24.9%		3,110		26.6%		3,553		33.4%

		Workers Aged 30 to 54		8,086		55.8%		6,683		57.1%		5,848		54.9%

		Workers Aged 55 or older		2,782		19.2%		1,912		16.3%		1,245		11.7%

		Workers Earning $1,250 per month or less		3,121		21.6%		2,701		23.1%		3,814		35.8%

		Workers Earning $1,251 to $3,333 per month		6,608		45.6%		5,663		48.4%		5,216		49.0%

		Workers Earning More than $3,333 per month		4,752		32.8%		3,341		28.5%		1,616		15.2%

		Workers in the "Goods Producing" Industry Class		1,925		13.3%		1,651		14.1%		2,423		22.8%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		3,138		21.7%		2,520		21.5%		2,334		21.9%

		Workers in the "All Other Services" Industry Class		9,418		65.0%		7,534		64.4%		5,889		55.3%

		Inflow Job Characteristics (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Outside Workers		18,993		100.0%		14,573		100.0%		12,474		100.0%

		Workers Aged 29 or younger		3,590		18.9%		2,924		20.1%		3,434		27.5%

		Workers Aged 30 to 54		10,989		57.9%		9,041		62.0%		7,515		60.2%

		Workers Aged 55 or older		4,414		23.2%		2,608		17.9%		1,525		12.2%

		Workers Earning $1,250 per month or less		3,347		17.6%		2,573		17.7%		3,591		28.8%

		Workers Earning $1,251 to $3,333 per month		5,340		28.1%		4,698		32.2%		5,517		44.2%

		Workers Earning More than $3,333 per month		10,306		54.3%		7,302		50.1%		3,366		27.0%

		Workers in the "Goods Producing" Industry Class		1,267		6.7%		1,322		9.1%		2,663		21.3%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		4,435		23.4%		2,756		18.9%		3,073		24.6%

		Workers in the "All Other Services" Industry Class		13,291		70.0%		10,495		72.0%		6,738		54.0%

		Interior Flow Job Characteristics (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Residents		887		100.0%		740		100.0%		794		100.0%

		Workers Aged 29 or younger		132		14.9%		131		17.7%		130		16.4%

		Workers Aged 30 to 54		478		53.9%		392		53.0%		556		70.0%

		Workers Aged 55 or older		277		31.2%		217		29.3%		108		13.6%

		Workers Earning $1,250 per month or less		484		54.6%		481		65.0%		546		68.8%

		Workers Earning $1,251 to $3,333 per month		279		31.5%		194		26.2%		222		28.0%

		Workers Earning More than $3,333 per month		124		14.0%		65		8.8%		26		3.3%

		Workers in the "Goods Producing" Industry Class		184		20.7%		161		21.8%		511		64.4%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		113		12.7%		63		8.5%		90		11.3%

		Workers in the "All Other Services" Industry Class		590		66.5%		516		69.7%		193		24.3%





		El Sereno Inflow/Outflow Report

		Selection Area Labor Market Size (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Employed in the Selection Area		6,875		100.0%		6,169		100.0%		7,215		100.0%

		Living in the Selection Area		16,027		233.1%		14,508		235.2%		13,461		186.6%

		Net Job Inflow (+) or Outflow (-)		-9,152		-		-8,339		-		-6,246		-

		In-Area Labor Force Efficiency (Primary Jobs)

				2015				2010				2002						Labor Force

				Count		Share		Count		Share		Count		Share				13,461		14,508		16,027

		Living in the Selection Area		16,027		100.0%		14,508		100.0%		13,461		100.0%

		Living and Employed in the Selection Area		500		3.1%		474		3.3%		452		3.4%				Outcommute

		Living in the Selection Area but Employed Outside		15,527		96.9%		14,034		96.7%		13,009		96.6%				13,009		14,034		15,527

		In-Area Employment Efficiency (Primary Jobs)																Livework

				2015				2010				2002						452		474		500

				Count		Share		Count		Share		Count		Share

		Employed in the Selection Area		6,875		100.0%		6,169		100.0%		7,215		100.0%

		Employed and Living in the Selection Area		500		7.3%		474		7.7%		452		6.3%				Incommute

		Employed in the Selection Area but Living Outside		6,375		92.7%		5,695		92.3%		6,763		93.7%				6,763		5,695		6,375

		Outflow Job Characteristics (Primary Jobs)																Portion of Jobs by outsiders

				2015				2010				2002						93.7%		92.3%		92.7%

				Count		Share		Count		Share		Count		Share

		External Jobs Filled by Residents		15,527		100.0%		14,034		100.0%		13,009		100.0%

		Workers Aged 29 or younger		3,504		22.6%		3,360		23.9%		4,251		32.7%

		Workers Aged 30 to 54		8,954		57.7%		8,403		59.9%		7,099		54.6%

		Workers Aged 55 or older		3,069		19.8%		2,271		16.2%		1,659		12.8%

		Workers Earning $1,250 per month or less		3,034		19.5%		2,826		20.1%		3,963		30.5%

		Workers Earning $1,251 to $3,333 per month		6,188		39.9%		5,880		41.9%		6,300		48.4%

		Workers Earning More than $3,333 per month		6,305		40.6%		5,328		38.0%		2,746		21.1%

		Workers in the "Goods Producing" Industry Class		1,687		10.9%		1,639		11.7%		2,590		19.9%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		3,139		20.2%		2,709		19.3%		2,750		21.1%

		Workers in the "All Other Services" Industry Class		10,701		68.9%		9,686		69.0%		7,669		59.0%

		Inflow Job Characteristics (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Outside Workers		6,375		100.0%		5,695		100.0%		6,763		100.0%

		Workers Aged 29 or younger		1,303		20.4%		1,103		19.4%		1,654		24.5%

		Workers Aged 30 to 54		3,543		55.6%		3,424		60.1%		4,088		60.4%

		Workers Aged 55 or older		1,529		24.0%		1,168		20.5%		1,021		15.1%

		Workers Earning $1,250 per month or less		1,205		18.9%		1,181		20.7%		2,239		33.1%

		Workers Earning $1,251 to $3,333 per month		1,915		30.0%		1,997		35.1%		3,018		44.6%

		Workers Earning More than $3,333 per month		3,255		51.1%		2,517		44.2%		1,506		22.3%

		Workers in the "Goods Producing" Industry Class		2,201		34.5%		2,158		37.9%		3,532		52.2%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		1,164		18.3%		1,000		17.6%		1,652		24.4%

		Workers in the "All Other Services" Industry Class		3,010		47.2%		2,537		44.5%		1,579		23.3%

		Interior Flow Job Characteristics (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Residents		500		100.0%		474		100.0%		452		100.0%

		Workers Aged 29 or younger		88		17.6%		81		17.1%		103		22.8%

		Workers Aged 30 to 54		271		54.2%		254		53.6%		282		62.4%

		Workers Aged 55 or older		141		28.2%		139		29.3%		67		14.8%

		Workers Earning $1,250 per month or less		242		48.4%		234		49.4%		220		48.7%

		Workers Earning $1,251 to $3,333 per month		168		33.6%		155		32.7%		186		41.2%

		Workers Earning More than $3,333 per month		90		18.0%		85		17.9%		46		10.2%

		Workers in the "Goods Producing" Industry Class		116		23.2%		122		25.7%		223		49.3%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		74		14.8%		72		15.2%		125		27.7%

		Workers in the "All Other Services" Industry Class		310		62.0%		280		59.1%		104		23.0%





		East LAInflow/Outflow Report

		Selection Area Labor Market Size (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Employed in the Selection Area		6,476		100.0%		5,494		100.0%		4,251		100.0%

		Living in the Selection Area		18,471		285.2%		16,626		302.6%		17,202		404.7%

		Net Job Inflow (+) or Outflow (-)		-11,995		-		-11,132		-		-12,951		-

		In-Area Labor Force Efficiency (Primary Jobs)

				2015				2010				2002						Labor Force

				Count		Share		Count		Share		Count		Share				17,202		16,626		18,471

		Living in the Selection Area		18,471		100.0%		16,626		100.0%		17,202		100.0%

		Living and Employed in the Selection Area		596		3.2%		589		3.5%		389		2.3%				Outcommute

		Living in the Selection Area but Employed Outside		17,875		96.8%		16,037		96.5%		16,813		97.7%				16,813		16,037		17,875

		In-Area Employment Efficiency (Primary Jobs)																Livework

				2015				2010				2002						389		589		596

				Count		Share		Count		Share		Count		Share

		Employed in the Selection Area		6,476		100.0%		5,494		100.0%		4,251		100.0%

		Employed and Living in the Selection Area		596		9.2%		589		10.7%		389		9.2%				Incommute

		Employed in the Selection Area but Living Outside		5,880		90.8%		4,905		89.3%		3,862		90.8%				3,862		4,905		5,880

		Outflow Job Characteristics (Primary Jobs)																Portion of Jobs by outsiders

				2015				2010				2002						90.8%		89.3%		90.8%

				Count		Share		Count		Share		Count		Share

		External Jobs Filled by Residents		17,875		100.0%		16,037		100.0%		16,813		100.0%

		Workers Aged 29 or younger		4,717		26.4%		4,500		28.1%		5,942		35.3%

		Workers Aged 30 to 54		9,884		55.3%		9,127		56.9%		8,986		53.4%

		Workers Aged 55 or older		3,274		18.3%		2,410		15.0%		1,885		11.2%

		Workers Earning $1,250 per month or less		3,591		20.1%		3,400		21.2%		5,487		32.6%

		Workers Earning $1,251 to $3,333 per month		9,126		51.1%		8,623		53.8%		9,506		56.5%

		Workers Earning More than $3,333 per month		5,158		28.9%		4,014		25.0%		1,820		10.8%

		Workers in the "Goods Producing" Industry Class		3,256		18.2%		3,098		19.3%		4,982		29.6%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		4,542		25.4%		3,944		24.6%		4,052		24.1%

		Workers in the "All Other Services" Industry Class		10,077		56.4%		8,995		56.1%		7,779		46.3%

		Inflow Job Characteristics (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Outside Workers		5,880		100.0%		4,905		100.0%		3,862		100.0%

		Workers Aged 29 or younger		1,356		23.1%		1,011		20.6%		1,048		27.1%

		Workers Aged 30 to 54		3,247		55.2%		2,869		58.5%		2,284		59.1%

		Workers Aged 55 or older		1,277		21.7%		1,025		20.9%		530		13.7%

		Workers Earning $1,250 per month or less		1,211		20.6%		1,011		20.6%		1,275		33.0%

		Workers Earning $1,251 to $3,333 per month		2,344		39.9%		2,209		45.0%		1,789		46.3%

		Workers Earning More than $3,333 per month		2,325		39.5%		1,685		34.4%		798		20.7%

		Workers in the "Goods Producing" Industry Class		510		8.7%		409		8.3%		508		13.2%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		761		12.9%		722		14.7%		704		18.2%

		Workers in the "All Other Services" Industry Class		4,609		78.4%		3,774		76.9%		2,650		68.6%

		Interior Flow Job Characteristics (Primary Jobs)

				2015				2010				2002

				Count		Share		Count		Share		Count		Share

		Internal Jobs Filled by Residents		596		100.0%		589		100.0%		389		100.0%

		Workers Aged 29 or younger		112		18.8%		109		18.5%		101		26.0%

		Workers Aged 30 to 54		291		48.8%		308		52.3%		235		60.4%

		Workers Aged 55 or older		193		32.4%		172		29.2%		53		13.6%

		Workers Earning $1,250 per month or less		324		54.4%		323		54.8%		179		46.0%

		Workers Earning $1,251 to $3,333 per month		223		37.4%		242		41.1%		188		48.3%

		Workers Earning More than $3,333 per month		49		8.2%		24		4.1%		22		5.7%

		Workers in the "Goods Producing" Industry Class		39		6.5%		35		5.9%		82		21.1%

		Workers in the "Trade, Transportation, and Utilities" Industry Class		83		13.9%		64		10.9%		108		27.8%

		Workers in the "All Other Services" Industry Class		474		79.5%		490		83.2%		199		51.2%





Item200220102015


Market Area Working Residents63,24966,10574,113


% working residents who work outside the Market Area90%91%92%


% working residents who work inside the Market Area10%9%8%


Day Population217,144216,291214,032


Day Population/Residential Population92%92%91%


Market Area Employment Inflow/Outflow


Source: LEHD, US Census Bureau, AECOM




















Employment SubAreas


																		rate of 53%





																		Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015


																					2015			Sub-Area  Share			2002			Market Area Share			2002-15  Change


																		Sub-Area A (Boyle Heights)			20,187						19,411			38%			4%


																		Healthcare			4,949			25%			2,690						84%						2689.6739130435			2259.3260869565			4949


																		Manufacturing			3,954			20%			7,460						-47%


																		Wholesale Trade			3,210			16%			2,841						13%


																		Educational Services			1,659			8%			101						1543%


																		All Other Sectors			6,415			32%			6,319						2%





																		Sub-Area B (Lincoln Heights)			19,880						13,253			37%			50%


																		Healthcare			9,569			48%			3,405						181%


																		Wholesale Trade			2,159			11%			606						256%


																		Transportation/Warehousing			1,534			8%			1,519						1%


																		Educational Services			1,449			7%			109						1229%


																		All Other Sectors			5,169			26%			7,614						-32%





																		Sub-Area C (El Sereno)			6,875						7,237			13%			-5%


																		Manufacturing			2,060			30%			3,433						-40%


																		Educational Services			963			14%			3						32000%


																		Healthcare			953			14%			178						435%


																		Wholesale Trade			550			8%			632						-13%


																		All Other Sectors			2,349			34%			2,990						-21%





																		Sub-Area D (East Los Angeles)			6,476						4,261			12%			52%


																		Healthcare			2,303			36%			1,476						56%


																		Educational Services			1,130			17%			101						1019%


																		Retail Trade			701			11%			565						24%


																		Accommodation/Food Service			577			9%			390						48%


																		All Other Sectors			1,765			27%			1,728						2%


																		Source: US Census LEHD, AECOM
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																		Employment Growth by Sector 2002-2015


																					Market Area												Los Angeles County


																					2015			2015  Share			2002-15 Change						2015 Total			2015  Share			2002-15 Change


																		Total Jobs			53,418			100%			21%						3,928,040			100%			12%





																		Top-4 Sectors


																		Healthcare			17,774			33%			129%						549,263			14%			72%


																		Manufacturing			7,463			14%			-48%						344,282			9%			-31%


																		Wholesale Trade			6,039			11%			41%						232,693			6%			9%


																		Educational Services			5,201			10%			1556%						335,761			9%			24%





																		Remaining Sectors			16,941			32%			-3%						2,466,041			63%			12%


																		Source: LEHD, AECOM
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																		Employment Growth by Sector 2002-2015


																					2015			2015  Share			2002			2002-15 Change





																		Market Area			53,418			100%			44,147			21%


																		Top-4 Market Area Sectors			36,477			68%			26,711			37%


																		Healthcare			17,774			33%			7,762			129%


																		Manufacturing			7,463			14%			14,352			-48%


																		Wholesale Trade			6,039			11%			4,283			41%


																		Educational Services			5,201			10%			314			1556%


																		Remaining Sectors			16,941			32%			17,465			-3%





																		Los Angeles County			3,928,040			100%			3,507,179			12%


																		Top-4 Market Area Sectors			1,461,999			37%			1,302,553			12%


																		Healthcare			549,263			14%			319,339			72%


																		Manufacturing			344,282			9%			498,959			-31%


																		Wholesale Trade			232,693			6%			213,480			9%


																		Educational Services			335,761			9%			270,775			24%


																		Remaining Sectors			2,466,041			63%			2,201,822			12%





																		Source: LEHD, AECOM





























Population








												Population and Household Trends


															Market Area															LA County


															Sub-area A			Sub-area B			Sub-area C			Sub-area D			Total


															(Boyle Heights)			(Lincoln Heights)			(El Sereno)			(East LA)


												Population


												2017			86,647			45,651			44,757			59,630			 236,85 			10,105,722


												2000-2017 Change			0.90%			1.20%			5.00%			-4.50%			0.30%			2.92%


												2000-2017 CAGR			0.10%			0.10%			0.30%			-0.30%			0.00%			0.41%


												Households


												2017			22,379			13,243			13,245			15,172			64,039			3,295,198


												   Owner %			26%			30%			53%			32%			34%			46%


												   Renter %			74%			70%			47%			68%			66%			54%


												   Average HH Size			3.85			3.36			3.26			3.92			3.64			3.01


												2000-2017 Change			7.00%			12.90%			6.80%			6.30%			8%			5.20%


												2000-2017 CAGR			0.40%			0.70%			0.40%			0.40%			0%			0.30%


												Median HH Income


												2017


												   Real 			$36,688			$38,437			$51,387			$44,243			$41,786			$61,015


												2000-2017 Change


												   Real			1%			6%			-7%			4%			2%			-3%


												   Nominal			15%			20%			5%			18%			15%			10%


												Source: US Census Bureau, ESRI, AECOM














Population (2)





												Jobs/Household Ratio


															Market Area																					LA County


															Sub-area A			Sub-area B			Sub-area C			Sub-area D						Total Market Area


															(Boyle Heights)			(Lincoln Heights)			(El Sereno)			(East LA)





												Households (2017)			22,379			13,243			13,245			15,172						64,039						3,295,198





												Jobs (2015)			20,187			19,880			6,875			6,476						53,418						3,928,040





												Jobs/HH Ratio			0.90			1.50			0.52			0.43						0.83						1.2





												Source: US Census Bureau, ESRI, AECOM


















































Sheet6





									Market Area Employment Inflow/Outflow


									Item			2002			2010			2015





									Market Area Working Residents			63,249			66,105			74,113


									% working residents who work outside the Market Area			90%			91%			92%


									% working residents who work inside the Market Area			10%			9%			8%





									Day Population			217,144			216,291			214,032


									Day Population/Residential Population			92%			92%			91%





									Source: LEHD, US Census Bureau, AECOM


									Residential Population			236,184			235,817			234,727


									Share of Employment filled by In-commuters			86%			88%			88%
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Jobs / Households Ratio in Market Sub-Areas (Information dated 2015)
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• Sub-area B (Lincoln Heights), 
which includes General Hospital, 
has a jobs / household ratio of 
1.54, which is significantly higher 
than the County average of 1.19 
and indicates the sub-area 
functions primarily as a jobs 
center

• Sub-areas A,C, and D all have 
jobs / household ratios 
substantially below the County 
average of 1.19, which indicates 
each functions primarily as a 
bedroom community that exports 
workers to other parts of the City

• Between 2002 and 2015, 
employment in sub-areas B and D 
grew by over 50% while remaining 
somewhat static in sub-areas A 
and C

Sub-area B (Lincoln Heights), which includes General Hospital, functions as a jobs center that 
imports workers; the other sub-areas are worker-exporting residential communities primarily.

Jobs/Household Ratio

Market Area
Sub-area A Sub-area B Sub-area C Sub-area D

(Boyle Heights) (Lincoln Heights) (El Sereno) (East LA)

Households
2015 21,806 12,926 12,940 14,984
2002-2015 Change 4% 9% 4% 4%

Jobs
2015 20,187 19,880 6,875 6,476
2002-2015 Change 4% 50% -5% 52%

Jobs/HH Ratio
2015 0.93 1.54 0.53 0.43
2002-2015 Change 0% 38% -8% 46%

Source: US Census Bureau, LEHD, ESRI, AECOM
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Market Area Commuter Patterns (Information dated 2015)
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• Out-commuters travel mainly to the 
west towards Downtown LA

• In-commuters come from multiple 
directions but most heavily from the 
east and southeast

• The City of Los Angeles is the 
greatest destination for and source 
of workers in the market area

Out-Commute (2015) In-Commute (2015)

Market Area Worker Origin 2015
Los Angeles 34.6%
East Los Angeles 4.6%
Glendale 1.9%
Long Beach 1.7%
Alhambra 1.6%
Other 55.7%
Source: LEHD, AECOM

Market Area Job Destination 2015
Los Angeles 42.2%
Pasadena 3.0%
Commerce 2.9%
Vernon 2.5%
East Los Angeles 2.4%
Other 47%
Source: LEHD, AECOM

A high proportion of market area out-commuters travel in a westerly direction towards Downtown 
LA while more in-commuters come from the east and southeast.
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Market Sub-Area Commuter Patterns: Where Out-Commuters are Employed
(Information dated 2020)
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• Zip code 90012 
(Downtown LA) is the top 
employment destination for 
all 4 sub-area residents 
(5.5% of Total)

• The manufacturing centers 
of Vernon and Commerce 
are also prominent draws, 
particularly for residents of 
sub-area A (Boyle Heights) 
and sub-area D (East Los 
Angeles)

Source: LEHD, AECOM
Sub-Area A

Sub-Area B Sub-Area C

Sub-Area D
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Market Sub-Area Commuter Patterns: Where In-Commuters Live
(Information dated 2020)
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• In-Commuters to the four 
sub-areas come from all 
over the region

• The most prominent zip 
code for every sub-area is 
within the sub-area, but 
shares are small (3.8% to 
7.8%) for the largest zip 
code

Source: LEHD, AECOM
Sub-Area A

Sub-Area B Sub-Area C

Sub-Area D
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Market Area Employment Mix (Information dated 2015)
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• The market area’s four largest 
industry sectors by employment 
share are: 
• Health care (33%)
• Manufacturing (14%)
• Wholesale trade (11%)
• Educational services (10%)

• Together, the four largest sectors 
contribute 68% of jobs, compared 
with 37% for the same sectors in the 
County

• Two of the four largest industry 
sectors are knowledge-based sectors 
that depend on high educational 
attainment with employment 
concentrated around the LAC+USC 
Medical Center Campus

Healthcare, manufacturing, wholesale trade, and educational services dominate the market area 
job mix with 68% of total jobs.

Source: LEHD On the Map and AECOM
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2015
2015  

Share
2002-15 
Change

Market Area 53,418 100% 21%
Top-4 Market Area Sectors 36,477 68% 37%

Healthcare 17,774 33% 129%
Manufacturing 7,463 14% -48%
Wholesale Trade 6,039 11% 41%
Educational Services 5,201 10% 1556%

Remaining Sectors 16,941 32% -3%

Los Angeles County 3,928,040 100% 12%
Top-4 Market Area Sectors 1,461,999 37% 12%

Healthcare 549,263 14% 72%
Manufacturing 344,282 9% -31%
Wholesale Trade 232,693 6% 9%
Educational Services 335,761 9% 24%

Remaining Sectors 2,466,041 63% 12%

Employment Growth by Sector 2002-2015

Source: LEHD, AECOM

Market Area Historic Employment Growth (Information dated 2015)

27

Strong market area employment growth since 2002 has been propelled by the healthcare, 
wholesale trade, and educational services sectors.

• Since 2002, employment in the market area 
has grown faster than in the County (21% vs. 
12% total growth)

• Employment growth since 2002 in the top-
four market area sectors of 27% greatly 
exceeded County-level growth of 12%

• Educational services has been the fastest-
growing sector with a 1556% increase in jobs 
since 2002

• The 48% decline in market area 
manufacturing employment reflects both 
County and national trends


Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarket

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarket (2)

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM





Population (2)



								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Jobs

								2015		20,187		19,880		6,875		6,476		53,418

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM
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Employment Mix in Market Sub-Areas (Information dated 2015)
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• Sub-areas B (Lincoln Heights) and D 
(East LA) have very large healthcare 
concentrations, while A (Boyle Heights) 
and C (El Sereno) are highly represented 
in manufacturing

• Wholesale trade and transportation / 
warehousing is more concentrated in 
sub-areas A (Boyle Heights) and B 
(Lincoln Heights)

• Sub-area C (El Sereno) has a high 
concentration of professional / technical 
services jobs and D (East LA) has a high 
concentration of administration, support 
and waste management jobs

Source: LEHD On the Map and AECOM

In addition to healthcare and educational services jobs, manufacturing, wholesale trade, and retail 
are also well-represented in the sub-areas.
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Historic Employment Growth in Market Sub-Areas (Information dated 2015)
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Market area employment growth is being driven primarily by sub-area B (Lincoln Heights), which 
includes General Hospital and has a high concentration of fast-growth healthcare, education, 
and wholesale sectors.

• Sub-areas A (Boyle Heights) and B (Lincoln 
Heights) combine for 75% of all market area 
jobs. However, since 2002, sub-area A 
employment remained almost unchanged at 4% 
growth while sub-area B grew 50%

• Employment grew fastest in sub-areas B (50%) 
and D (52%), while sub-area C saw a decline 
(-5%)

• Healthcare is the dominant sector in sub-areas 
A, B, and D with between 25% and 48% of sub-
area jobs, while educational services, contributing 
between 8% and 17% of sub-area jobs, is the 
fastest-growing sector in each

• The structural decline in manufacturing has 
impacted sub-areas A, and C, which have 20% 
and 30% (and falling) sub-area share in this 
sector

2015
Sub-Area  

Share
Market Area 

Share
2002-15  
Change

Sub-Area A (Boyle Heights) 20,187 38% 4%
Healthcare 4,949 25% 84%
Manufacturing 3,954 20% -47%
Wholesale Trade 3,210 16% 13%
Educational Services 1,659 8% 1543%
All Other Sectors 6,415 32% 2%

Sub-Area B (Lincoln Heights) 19,880 37% 50%
Healthcare 9,569 48% 181%
Wholesale Trade 2,159 11% 256%
Transportation/Warehousing 1,534 8% 1%
Educational Services 1,449 7% 1229%
All Other Sectors 5,169 26% -32%

Sub-Area C (El Sereno) 6,875 13% -5%
Manufacturing 2,060 30% -40%
Educational Services 963 14% 32000%
Healthcare 953 14% 435%
Wholesale Trade 550 8% -13%
All Other Sectors 2,349 34% -21%

Sub-Area D (East Los Angeles) 6,476 12% 52%
Healthcare 2,303 36% 56%
Educational Services 1,130 17% 1019%
Retail Trade 701 11% 24%
Accommodation/Food Service 577 9% 48%
All Other Sectors 1,765 27% 2%

Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

Source: US Census LEHD, AECOM


Sheet1

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418







Research Completed April 2020

GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX F

Market Area Health Care Jobs Distribution (Information dated 2015)
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• Other prominent healthcare clusters 
are located near health campuses in 
Glendale, Pasadena, Downtown LA, 
and Monterey Park

Healthcare jobs in the market area are 
concentrated around General Hospital in 
sub-area B (Lincoln Heights) and 
Adventist Health White Memorial in sub-
area A (Boyle Heights).

Healthcare 
Employment
• = 10 Jobs

Source: ESRI, AECOM
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Market Area Manufacturing Jobs Distribution (Information dated 2015)
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• Structural decline in the manufacturing sector 
is providing redevelopment and adaptive 
reuse opportunities for building stock in the 
general vicinity of General Hospital

The manufacturing sector is heavily 
concentrated south of the market area 
with subsidiary clusters northwest and 
east, which spill over into sub-areas A 
(Boyle Heights), B (Lincoln Heights), and 
C (El Sereno).

Manufacturing 
Employment
• = 10 Jobs

Source: ESRI, AECOM
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Market Area Wholesale Trade Jobs Distribution (Information dated 2015)
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• Growth in the wholesale trade sector, 
driven by e-commerce and “last-mile” 
distribution requirements, is propelling 
expansion and creating growth 
opportunities throughout the market 
area

Like the manufacturing sector, wholesale 
trade jobs are heavily concentrated south 
of the market area with subsidiary 
concentrations northwest and east, which 
spill over into Sub-areas A (Boyle Heights), 
B (Lincoln Heights), and C (El Sereno).

Wholesale 
Trade 

Employment
• = 10 Jobs

Source: ESRI, AECOM
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Market Area Educational Jobs Distribution (Information dated 2015)
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Educational services has experienced 
tremendous job growth in all sub-areas 
with USC (in sub-area B) and Cal-State 
LA (in sub-area C) as engines of growth.

Education 
Employment
• = 10 Jobs

Source: ESRI, AECOM

• Growth in educational services projected 
to continue to see strong growth in LA 
County with nearby clusters in Pasadena 
and around USC’s campuses
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Market Area Expected Employment Growth by Sector (Information dated 2020)

• County-wide projections indicate fast 
growth in health care and education 
sectors
− Sub-areas A (Boyle Heights) and B 

(Lincoln Heights) should benefit most 
from healthcare growth

− Sub-areas B (Lincoln Heights), and C 
(El Sereno) should benefit most from 
education growth

• Projections also show continued 
decline in manufacturing, which will 
most strongly impact sub-areas A 
(Boyle Heights) and C (El Sereno), 
which have significant manufacturing 
concentrations

• Other expected fast-growth 
employment sectors in LA 
County include professional services, 
arts / entertainment, construction, and 
accommodation / food services

Source: EDD, LEHD, AECOM

Projected fast growth in health care and education will benefit the market area, while expected 
decline in manufacturing will have a negative impact.
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Projected Market Area Employment Growth (Information dated 2020)
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A preliminary estimate suggests the market area could support up to 10,000 additional jobs by 
2025, a 19% increase over 2015.

• If the market area employment sector 
categories grow at County-wide rates 
(using California’s Employment 
Development Department (EDD) 
projections), the market area could 
add over 10,085 jobs by 2025, an 
increase of 19%

• Of these, approximately 7,500 jobs 
(75% of growth) is projected to occur 
in the healthcare and education 
categories

• Other notable growth areas include 
accommodation / food and 
warehousing

• Manufacturing could experience a 
loss of nearly 700 jobs

NAICS Sector Primary Jobs 2015
Applied 
CAGR1 2025

Job 
Growth

2015-25 
Change

Health Care and Social Assistance 17,774 3.0% 23,816 6,042 34%
Manufacturing 7,463 -1.0% 6,780 -683 -9%
Wholesale Trade 6,039 0.9% 6,610 571 9%
Educational Services 5,201 2.5% 6,677 1,476 28%
Retail Trade 3,672 0.9% 4,014 342 9%
Accommodation and Food Services 3,385 2.5% 4,335 950 28%
Transportation and Warehousing 2,874 1.4% 3,290 416 14%
Professional, Scientific, and Technical Services 1,829 1.5% 2,123 294 16%
Admin. & Support, Waste Mngmt. 1,438 1.4% 1,654 216 15%
Other Services (excluding Public Administration) 1,355 1.1% 1,511 156 12%
Construction 937 2.3% 1,172 235 25%
Finance and Insurance 410 -0.1% 406 -4 -1%
Real Estate and Rental and Leasing 273 1.2% 307 34 12%
Management of Companies and Enterprises 244 0.4% 254 10 4%
Information 241 0.8% 261 20 8%
Utilities 131 -0.4% 126 -5 -4%
Arts, Entertainment, and Recreation 72 1.7% 85 13 18%
Public Administration 71 0.5% 74 3 5%
Agriculture, Forestry, Fishing and Hunting 9 -1.0% 8 -1 -9%
Mining, Quarrying, and Oil and Gas Extraction 0 0.5% 0 0 0%

Total 53,418 1.7% 63,503 10,085 19%
Source: LEHD for 2015 employment, EDD for County-wide growth rates/sector

Market Area Employment Projections by Sector
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Market Area Residential Market Opportunity Summary (Information dated 2020)
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Drivers Findings Implications
Location Attributes
• Near Downtown LA, historic / 

interesting building, near other 
redeveloping areas

Trends
• 17% market area inventory growth 

since 2000 (2,300 units) exceeds 11% 
County growth

• 2,900-unit pipeline may increase 
inventory 21% and indicates 
accelerating development

• 86% of all market area units built 
since 2000 are affordable, but 71% of 
all pipeline units are market rate

• Sub-area A (Boyle Heights), the 
largest sub-area with 50% of total 
market area inventory, experienced 
50% of market area growth since 
2000 and contains 50% of the 
development pipeline

Residential-Specific
• General Hospital in the middle of a 

band of relatively high market area 
growth

• Shift from mostly affordable to 
mostly market rate development

• Most new market rate units are 
largely unaffordable for long-term 
residents

General
• General Hospital site is isolated from 

transit and from walkable amenities
• “Institutional” look of the structure 

may not be welcoming
• Community resistance may be 

discouraging investment

• Despite supply pipeline, desirable 
location and pool of pent-up demand 
and should support affordable and 
market rate residential uses at 
General Hospital

• Market rate pipeline indicates 
potential rapid in-migration of 
higher-income residents

• Site isolation / lack of transit means 
car ownership may be necessary

• To address site isolation, need 
diversity of uses / services so site can 
function as a city within the city
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Market Area Multifamily Inventory Growth (Information dated 2018)
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• The market area inventory of 13,952 units, of which 30% are 
affordable*, contributes 1.25% of total County units

• 2,284 new housing units have been added to the market area 
since 2000, a 17% inventory growth that exceeds the County rate 
of 11%

• The market area pipeline of approximately 2,936 units, a further 
21% growth in inventory, indicates an acceleration of housing 
production

*Affordable housing includes units for low income households, seniors, 
veterans, the homeless and disabled persons.

New Multifamily Residential
Inventory Since 2000

The market area has added multifamily housing faster than the County, and the current pipeline 
indicates an acceleration of inventory growth.

Multifamily Residence Inventory and Growth 2000-18

Market Area LA County
Inventory (Units) 13,392 1,112,299

Market Rate 70% NA
Affordable 30% NA

Share of LAC 1.20% 100%
Growth 2000-18 (Units) 2,284 127,855
Growth 2000-18 (%) 17% 11%
Share of County Growth 2% 100%
Source: Costar, AECOM
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Multifamily Inventory Growth in Market Sub-Areas (Information dated 2018)
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• Sub-area A (Boyle Heights) has experienced the greatest multifamily unit growth since 2000 with 
1,233 new units (54% of total growth), and sub-area B (Lincoln Heights) has added 830 new units 
(36%)

• Sub-area C (El Sereno) has added the fewest multifamily units since 2000 contributing only 3% of 
market area growth

• Sub-area D (East LA) has the smallest multifamily inventory, although its population is larger than 
sub-areas B and C, indicating both larger household size and more single-family residences

Sub-areas A (Boyle Heights) and B (Lincoln Heights) have seen the most multifamily unit growth 
since 2000, accounting for 54% and 36% of all added inventory respectively.

Sub-Area Inventory and Growth 2000-2018: All Multifamily Units
Market Area

Sub-Area A Sub-Area B Sub-Area C Sub-Area D Total
(Boyle Heights) (Lincoln Heights) (El Sereno) (East LA)

Inventory (Units) 6,618 3,830 2,011 933 13,392
Share of Market Area 49% 29% 15% 7% 100%
Growth 2000-18 (Units) 1,233 830 64 157 2,284
Growth 2000-18 (%) 23% 28% 3% 20% 17%
Share of Market Area Growth 54% 36% 3% 7% 100%
Source: Costar, AECOM
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Multifamily Inventory Growth: Affordable Units in Market Sub-Areas
(Information dated 2018)
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• Almost 2,000 new Affordable units were added to the inventory of the market area from 2000 to 2018
• Sub-area A (Boyle Heights) was the location of 1,211 new affordable units or 63% of the market area 

total
• No affordable multifamily units were built in sub-area C (El Sereno) in this period
• The affordable housing stock doubled from 2000-2018, and there are multiple projects in the current 

pipeline

86%, or 1,969 units, of multifamily units built since 2000 were dedicated to some category of 
affordable housing, over 90% of which are in sub-areas A (Boyle Heights) and B (Lincoln Heights).

Sub-Area Inventory and Growth 2000-2018: Affordable Multifamily  Units
Market Area

Sub-Area A Sub-Area B Sub-Area C Sub-Area D Total
(Boyle Heights) (Lincoln Heights) (El Sereno) (East LA)

Inventory (Units) 2,229 921 503 373 4,026
Share of Market Area 55% 23% 12% 9% 100%
Growth 2000-18 (Units) 1,211 603 0 155 1,969
Growth 2000-18 (%) 119% 190% 0% 71% 96%
Share of Market Area Growth 62% 31% 0% 8% 100%

Source: Costar, AECOM
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Multifamily Inventory Growth: Market Rate Units in Market Sub-Areas
(Information dated 2018)
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• 315 market rate units were added to the inventory of the market area from 2000 to 2018
• Sub-area A (Boyle Heights) contains approximately 4,400 multifamily units or 50% of the market area
• 72% of all new multifamily units built in the market area are located in sub-area B (Lincoln Heights)
• Approximately 70% of multifamily units in the market area are market rate, but growth has been very 

slow since 2000

Only 14%, or 315 units, of all new multifamily units developed in the market area between 2000 
and 2018 were market rate.

Sub-Area Inventory and Growth 2000-2018: Market Rate MFR Units

Market Area
Sub-Area A Sub-Area B Sub-Area C Sub-Area D Total

(Boyle Heights) (Lincoln Heights) (El Sereno) (East LA)

Inventory (Units) 4,389 2,909 1,508 560 9,366

Share of Market Area 47% 31% 16% 6% 100%

Growth 2000-18 (Units) 22 227 64 2 315

Growth 2000-18 (%) 1% 8% 4% 0% 3%
Share of Market Area Growth 7% 72% 20% 1% 100%

Source: Costar, AECOM
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Contrary to recent market area trends, most of the proposed pipeline development (72%) is for 
market rate housing, with the highest concentration in sub-area A (Boyle Heights).

• Approximately half of the residential pipeline is in sub-area A (Boyle Heights), followed by 29% in C (El Sereno), 13% in 
B (Lincoln Heights), and 8% in D (East LA)

• In only sub-area D (East LA) is the majority of pipeline designated as affordable; in all other sub-areas, the majority is 
market rate

• The 1,100 market rate pipeline units in sub-area A (Boyle Heights) represents 84% of all sub-area A pipeline and fully 
41% of all pipeline units in the market area

Market Area MFR Pipeline
Sub-Areas Total

Sub-Area A Sub-Area B Sub-Area C Sub-Area D Market Area
(Boyle Heights) (Lincoln Heights) (El Sereno) (East LA)

Market Rate
Market Rate Pipeline Units 1,152 373 500 61 2,086
Market Rate Share of Sub-Area 78% 79% 64% 29% 71%
Sub-Area Share of Market Area 55% 18% 24% 3% 100%

Affordable
Affordable Pipeline Units 327 100 276 147 850
Affordable Share of Sub-Area 22% 21% 36% 71% 29%
Sub-Area Share of Market Area 38% 12% 32% 17% 100%

Total
Units 1,479 473 776 208 2,936
Sub-Area Share of Market Area 50% 13% 29% 8% 100%

Source: Costar, LACDA, AECOM



Research Completed April 2020

GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX F43

Selected Residential Pipeline by Project in Market Sub-Areas
(Information dated 2020)
The residential pipeline includes a wide range of products such as master-planned communities, 
adaptive reuse, all-residential, mixed-use, for sale, for rent, market rate, and affordable.

Name/Address Sub-Area Description Status Market Afford. Total
2418 Folsom A (Boyle Heights) Market-Rate Condominiums Construction; expected 2019 4 0 4
Downey II D (East LA) New Construction Affordable Apartments Construction; expected 2019 0 71 71
Currie Hall B (Lincoln Heights Market Rate Student Housing with commercial space Construction; expected 2020 95 0 95
3651 E. 1st Street D (East LA) New Construction Affordable Apartments Construction; expected 2020 0 59 59
Lincoln Heights Jail B (Lincoln Heights) Adaptive reuse apartments, live-work, public market, commercial Seeking City Council approval 150 0 150
Wyvernwood Apartments A (Boyle Heights) Mixed-use condos, apartments, commercial, open space Seeking City Council approval 2,553 660 3,213
Sears Building Ph 1 A (Boyle Heights) Adaptive reuse apartments, condos On hold due to Sears bankruptcy 1,030 0 1,030
Lorenza Plaza A (Boyle Heights) Mixed-Use affordable family housing and ground retail Proposed for 2020 0 49 49
Cielito Lindo Ph 2 A (Boyle Heights) New Construction Affordable Apartments Proposed for 2020 0 28 28
731 S. Boyle A (Boyle Heights) New Construction Market Rate Apartments Proposed for 2020 4 1 5
La Veranda A (Boyle Heights) Mixed-Use affordable family housing and ground retail Proposed for 2020 0 77 77
1724 Penn. Ave A (Boyle Heights) New Construction Affordable Apartments Proposed for 2020 0 60 60
3429 Percy St. A (Boyle Heights) New Construction Market Rate Condos Proposed for 2020 6 0 6
4201 N Figueroa St B (Lincoln Heights) New Construction Market Rate Apartments Proposed for 2020 13 0 13
The Brine B (Lincoln Heights) Mixed-Use affordable  housing with ground retail and amenities Proposed for 2020 0 97 97
1817 Sichel St B (Lincoln Heights) New Construction Market Rate Apartments Proposed for 2020 18 0 18
The Whittier D (East LA) New Construction Affordable Apartments Proposed for 2020 0 34 34
2524 E Caesar Chavez A (Boyle Heights) Mixed-use Market Rate with ground retail Proposed for 2021 60 0 60
1st and Boyle A (Boyle Heights) Mixed-Use affordable family housing and ground retail Proposed for 2021 1 43 44
1550 E Pleasant A (Boyle Heights) Market Rate with Some Affordable Apartments Propsed for 2021 30 4 34
1612 E Pleasant A (Boyle Heights) Market Rate with Some Affordable Apartments Propsed for 2021 16 2 18
113 S Soto St. A (Boyle Heights) Mixed-Use affordable family housing and ground retail Propsed for 2021 1 63 64
181 N Ave 21 B (Lincoln Heights) Market Rate Apartments with some Affordable and ground retail Propsed for 2021 97 3 100
Rose Hill Court C (El Sereno) Two-phase redevelopment with apartments, townhomes and flats Proposed for 2020 0 191 191
Rosa de Castilla C (El Sereno) Mixed-Use affordable family housing and ground retail Proposed for 2021 0 85 85
1st and Rowan D (East LA) New Construction Market Rate Apartments Proposed for 2021 61 0 61
Downey I D (East LA) New Mixed-Use affordable family housing and ground retail Proposed for 2021 0 42 42
2110 Landsowne Ave C (El Sereno) Market Rate Student Housing for Cal State Proposed for 2023 500 0 500

Total 4,639 1,569 6,208

Selected Projects in Market Area Residential Pipeline

Source: Costar, Urbanize, Curbed LA, 
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Market Analysis - Multifamily Housing Rent and Vacancy Rate Analysis (Information 
dated 2021)
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• Market rate multifamily rents have increased, and vacancy rates have decreased since 2019 in 
each sub-area and across Los Angeles County

• These data indicate a healthy multifamily market with potential for continued growth

Source: Costar, AECOMSource: Costar, AECOM

Research Completed April 2022
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Market Area Rate and Affordable Housing Market Unit Size and Mix
(Information dated 2020)

Market Area Multifamily Rental Units Average Size Since 2000 Extended Area Multifamily Rental Units Average Size Since 2000

• Multifamily residential inventory growth in the market area has been about 85% affordable 
since 2000, which skews heavily towards larger units. Please note one development, Pueblo 
del Sol, has 125 3-Bedrooms and 127 4-Bedrooms

Units % Total Average Size (SF)

Studio 119 5% 501
1 Bedroom 753 33% 650
2 Bedroom 554 24% 890
3 Bedroom 646 28% 1,125
4 Bedroom 212 9% 1,350
Total 2,284 100% 936
Source: Costar, AECOM

Units % Total Average Size (SF)

Studio 5,202 20% 591
1 Bedroom 11,199 44% 752
2 Bedroom 7,282 29% 1,099
3 Bedroom 1,530 6% 1,244
4 Bedroom 325 1% 1,334
Total 25,537 100% 855

Source: Costar, AECOM

(1) Extended Area includes DTLA and the Arts District
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Market Area Market Rate Housing: Comparative New Construction
(Information dated 2020)
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The Aliso
Type Size $/unit $/SF
Studio 564 $2,405 $4.32
1 Bedroom 854 $3,074 $3.60
2 Bedrooms 1,135 $3,639 $3.46
3 Bedrooms N/A N/A N/A
Total Units: 472
Year Built: 2019
Total Land Area of Site: 5.2 Acres
Market Segment: Arts District

One Santa Fe
Type Size $/unit $/SF
Studio 466 $2,038 $4.37
1 Bedroom 699 $2,443 $3.50
2 Bedrooms 1,001 $3,152 $3.15
3 Bedrooms N/A N/A N/A
Total Units: 438
Year Built: 2014
Total Land Area of Site: 4.5 Acres
Market Segment: Arts District

• High-end residential units in the Arts District command between $3.15-$4.40 per square foot 
depending on unit type, size, location and amenities

• New construction in the West Campus or adaptive reuse of top floors would likely command 
competitive high-end rents

Recent additions to multifamily inventory include high-end units that signal potential demand and 
price-points for new market rate products in General Hospital and on West Campus.
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Market Area Market Rate Housing: Comparative New Construction
(Information dated 2020)
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Eighth & Grand
Type Size $/unit $/SF
Studio 528 $2,380 $4.51
1 Bedroom 719 $2,909 $4.04
2 Bedrooms 1,076 $3,764 $3.50
3 Bedrooms 1,323 $5,836 $4.41
Total Units: 700
Year Built: 2015
Total Land Area of Site: 2.92 Acres
Market Segment: Downtown LA

The Trademark
Type Size $/unit $/SF
Studio 503 $2,143 $4.26
1 Bedroom 653 $2,518 $3.83
2 Bedrooms 1,028 $3,601 $3.50
3 Bedrooms 1,227 $4,965 $4.05
Total Units: 313
Year Built: 2019
Total Land Area of Site: 2.86 Acres
Market Segment: Downtown LA

• High-end residential units in Downtown LA command between $3.50-$4.50 per square foot 
depending on unit type, size, location and amenities
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Market Area Affordable Housing Market Unit Size and Mix (Information dated 2020)

% Total Avg SF % Total Avg SF % Total Avg SF % Total Avg SF % Total Avg SF
Downey II 71 0% N/A 48% 500 27% 750 25% 1,000 0% N/A
Cielito Lindo 49 0% N/A 61% 696 8% 967 31% 1,235 0% N/A
Santa Cecila Apartments 80 0% N/A 25% 626 25% 809 50% 1,205 0% N/A
Terrace Heights 8 0% N/A 0% N/A 100% 995 0% N/A 0% N/A
Whittier Place 24 0% N/A 42% 733 58% 987 0% N/A 0% N/A
Sol y Luna 53 0% N/A 28% 700 30% 930 42% 1,175 0% N/A
Linda Vista Senior Apartments 23 0% N/A 65% 725 35% 825 0% N/A 0% N/A
The Whittier 60 0% N/A 37% 550 32% 650 32% 850 0% N/A
Las Margaritas Apartments 41 27% 495 27% 613 15% 829 32% 1,089 0% N/A
Tesoro Del Valle 121 0% N/A 0% N/A 21% 1,000 50% 1,200 29% 1,400

Property Name

Market Area Affordable Housing Representative Comparisons: Unit Size and Mix

Source: Costar, AECOM

Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 BedroomTotal Units

• Rents for affordable housing depend on unit types, mix, and target income levels
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4. Office Market Analysis
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Office Market Area Opportunity Summary (Information dated 2020)

50

Drivers Findings Implications
Location Attributes
• USC Health Sciences Campus a 

natural anchor for medical office 
growth, with additional demand from 
Adventist Health White Memorial in 
Boyle Heights

• Lincoln Heights Biotech Corridor 
vision could support medical office 
development

• Building stock could support adaptive 
reuse for high-tech / creative office

Trends
• USC’s Keck School of Preventative 

Medicine building (120K square feet) 
the largest project since 2000

• USC planning a new hospital
• Tight supply and nearly full 

occupancy (98%) for all market area 
office signals opportunity for new 
construction

Office-Specific
• Non-USC medical office activity 

weak: low rents and little new 
development

• Medical office uses may not 
support community economic 
development goals

• Insignificant market for non-
medical office

General
• General Hospital site is isolated 

from transit and from walkable 
amenities

• Community resistance may be 
discouraging investment

• Tight supply and strong demand from 
USC- and Adventist-affiliated doctors 
indicates a medical office development 
opportunity

• General Hospital offers a unique, 
differentiated, and well-located option for 
medical office development

• Medical office development will benefit 
from partnering with USC and Adventist 
Health White Memorial

• Longer-term, General Hospital may 
provide a resource to support Lincoln 
Biotech Corridor vision

• Some brokers believe long-term the 
market area will be the next Arts District 
for creative office

• Site isolation / lack of transit means car 
ownership and parking provision will be 
necessary

• To address isolation, need diversity of 
uses / services on-site
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Office Inventory Growth in and around the Market Area (Information dated 2018)
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The office market area is defined as the 10-
minute drive time from General Hospital, a 
radius that also includes major office clusters 
in Downtown LA and the Arts District / 
Cleantech Corridor.

• The market area contains a small stock of office inventory 
relative to the Office market area, which concentrates a 
large amount of inventory mainly to the west in Downtown 
LA

• The 250,000 square feet added to the market area since 
2000 increased inventory by 14%, a faster growth rate than 
in either the office market area or County

• USC’s 120,000-square foot Keck School of Preventative 
Medicine building in 2011 was the largest project 
constructed in the market area since 2000

Office Inventory Growth 2000-2018

Source: CoStar, AECOM

The market area, a small contributor to regional office supply, has grown in recent years due 
mainly to USC-affiliated medical office projects.

Market Area

Market Area
Office Market 

Area LA County
Inventory (Sq.Ft.) 1,849,976 68,393,330 416,137,573
Share of LAC 0.40% 16% 100%
Growth 2000-18 (Sq.Ft.) 252,329 3,696,889 41,538,039
Growth 2000-18 (%) 14% 5% 10%
Share of County Growth 0.60% 9% 100%

Office Inventory and Growth 2000-2018

Source: Costar, AECOM

Office Market Area


Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarketHorizontal

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarketVertical

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM

										40%		37%		16%		27%		32%





JobsHHRatio



								Jobs/Household Ratio

										Market Area														LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D				Total Market Area

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)



								Households (2017)		22,379		13,243		13,245		15,172				64,039				3,295,198



								Jobs (2015)		20,187		19,880		6,875		6,476				53,418				3,928,040



								Jobs/HH Ratio		0.90		1.50		0.52		0.43				0.83				1.2



								Source: US Census Bureau, ESRI, AECOM





InfloOutflow

						Market Area Employment Inflow/Outflow

						Item		2002		2010		2015



						Market Area Jobs		63,249		66,105		74,113

						% working residents who work outside the Market Area		90%		91%		92%

						% working residents who work inside the Market Area		10%		9%		8%



						Day Population		217,144		216,291		214,032

						Day Population/Residential Population		92%		92%		91%



						Source: LEHD, US Census Bureau, AECOM

						Residential Population		236,184		235,817		234,727

						Share of Employment filled by In-commuters		86%		88%		88%





HOmeValues

								In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East LA median home values were both x%, x%, X%, and X% lower than the County average. 

								Median Home Values

										Median Value						4/96-10/18 Change

										Apr-96		Oct-18				%		CAGR				96 v county		18 v county

								Boyle Heights		$124,200		$434,200				250%		5.9%				23%		30%

								Lincoln Heights		$123,400		$564,500				357%		7.2%				23%		8%

								El Sereno		$130,000		$601,000				362%		7.2%				19%		2%

								East Los Angeles		$125,300		$465,400				272%		6.2%				22%		24%

								Los Angeles County		$160,800		$616,300				283%		6.3%				0%		0%

								Source: Zillow Research, AECOM





SectorEmpProjections



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*

												Growth by NAICS Sector was estimated by applying EDD projections for LA County to LEHD Employment data

												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

												Subtotal Goods-Producing		8,540		8,086		-454		-5%



										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Subtotal Service-Producing		44,878		55,417		10,539		23%



												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

												Health Care and Social Assistance		17,774		23,816		6,042		34%		2.97%

												Manufacturing		7,463		6,780		-683		-9%		-0.96%

												Wholesale Trade		6,039		6,610		571		9%		0.91%

												Educational Services		5,201		6,677		1,476		28%		2.53%				7,518		0.7454635597

												Retail Trade		3,672		4,014		342		9%		0.89%

												Accommodation and Food Services		3,385		4,335		950		28%		2.51%

												Transportation and Warehousing		2,874		3,290		416		14%		1.36%

												Professional, Scientific, and Technical Services		1,829		2,123		294		16%		1.50%

												Admin. & Support, Waste Mngmt.		1,438		1,654		216		15%		1.41%

												Other Services (excluding Public Administration)		1,355		1,511		156		12%		1.10%

												Construction		937		1,172		235		25%		2.27%

												Finance and Insurance		410		406		-4		-1%		-0.10%

												Real Estate and Rental and Leasing		273		307		34		12%		1.17%

												Management of Companies and Enterprises		244		254		10		4%		0.41%

												Information		241		261		20		8%		0.78%

												Utilities		131		126		-5		-4%		-0.41%

												Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

												Public Administration		71		74		3		5%		0.46%

												Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

												Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*





MedCenters

												Nearby Medical Centers 

												Location		Anchor Institutions		Miles from Site*

										1		Boyle Heights		Adventist Health White Memorial		0.75

										2		Downtown LA 		California Hospital Medical Center		3.5

										3		Alhambra 		Alhambra Hospital Medical Center		4

										4		Glendale  		Glendale Memorial Hospital		5.5

										5		Pasadena		Huntington Hospital		6

										6		Rosemead		Silver Lake Medical Center 		6

										7		Glendale  		Adventist Health Glendale		6.5

												*Euclidean Distance

												Source: AECOM





MFRIventory

								Multi-Family Residence Inventory and Growth 2000-2018

										Market Area		LA County

								Inventory (Units)		13,952		1,112,299

								Share of LAC		1.25%		100%

								Growth 2000-18 (Units)		2,335		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM





MFR Pipeline



								Market Area Residential Pipeline

								Name				Sub-Area		Description		Status				Units

																				Market		Afford.		Total



								Under Construction or Permitted

								Sears Building				A (Boyle Heights)		Adaptive reuse apartments and condominiums		On hold due to Sears bankruptcy				50		10		60

								Wyvernwood Apartments				Sub-Area		Desc		Status				#		#		#

								Project				Sub-Area		Desc		Status				#		#		#

								Project				Sub-Area		Desc		Status				#		#		#

								Subtotal												#		#		#



								Proposed and/or Seeking Entitlements

								Project				Sub-Area		Desc		Status				#		#		#

								Project				Sub-Area		Desc		Status				#		#		#

								Project				Sub-Area		Desc		Status				#		#		#

								Project				Sub-Area		Desc		Status				#		#		#

								Project				Sub-Area		Desc		Status				#		#		#

								Subtotal												#		#		#



								Total												#		#		#



								Source: X



























Office Inventory

										Office Inventory and Growth 2000-2018

												Market Area		Office Market Area		LA County

										Inventory (Sq.Ft.)		1,849,976		68,393,330		416,137,573

										Share of LAC		0.40%		16%		100%

										Growth 2000-18 (Sq.Ft.)		252,329		3,696,889		41,538,039

										Growth 2000-18 (%)		14%		5%		10%

										Share of County Growth		0.60%		9%		100%

										Source: Costar, AECOM
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Office Rent and Vacancy Trends (All Office Types) in Market Area
(Information dated 2018)

52

• Market area average rents significantly 
underperform compared to the County because 
the vast majority of office inventory is older Class 
B and Class C stock

• Market area office vacancy has trended down 
steadily since 2000 and now is at essentially full 
occupancy, which may indicate an opportunity for 
new construction
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Market area office has underperformed regional rents, but low vacancy rates may suggest 
demand for new construction.
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Office Rent and Vacancy Trends (All Office Types) for the 4 Market Sub-Areas
(Information dated 2018)

53

• Gross rent for office space in the 3 sub-areas 
excluding Lincoln Heights dropped during the 
Great Recession

• Rent across the market area has seen 
convergence in recent years, although Lincoln 
Heights saw a significant drop since 2017

• 3 of the 4 sub-areas, excluding East LA have seen 
additions of between 138,000-150,000 square feet 
of office space to their inventory. These additions 
explain the sudden spikes in vacancy

• East LA has had the highest vacancy rate in recent 
years and has added less than 3,000 square feet 
since 2000

While there is office rent variability between sub-areas, all underperform County and office market 
area averages.
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Location Anchor Institutions
Miles from 
Site*

1 Boyle Heights Adventist Health White Memorial 0.75
2 Downtown LA California Hospital Medical Center 3.5
3 Alhambra Alhambra Hospital Medical Center 4
4 Glendale  Glendale Memorial Hospital 5.5
5 Pasadena Huntington Hospital 6
6 Rosemead Silver Lake Medical Center 6
7 Glendale  Adventist Health Glendale 6.5
*Euclidean Distance
Source: AECOM

Nearby Medical Centers 

Medical Office Area Concentrations in the Market Area (Information dated 2020)

Medical offices cluster around major medical centers such as the LAC+USC Medical Center, 
Glendale Adventist, Huntington Hospital in Pasadena, and the Alhambra Medical Center.

• There are seven major hospital-anchored 
medical office clusters within a 20-minute drive 
of LAC+USC Medical Center

• The market area contains two: LAC+USC 
Medical Center and Adventist Health White 
Memorial in Boyle Heights
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Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarketHorizontal

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarketVertical

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

				73100				% of 2019 AMI		50%		ERROR:#DIV/0!		ERROR:#VALUE!

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM

										40%		37%		16%		27%		32%





JobsHHRatio



								Jobs/Household Ratio

										Market Area														LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D				Total Market Area

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)



								Households (2017)		22,379		13,243		13,245		15,172				64,039				3,295,198



								Jobs (2015)		20,187		19,880		6,875		6,476				53,418				3,928,040



								Jobs/HH Ratio		0.90		1.50		0.52		0.43				0.83				1.2



								Source: US Census Bureau, ESRI, AECOM





InfloOutflow

						Market Area Employment Inflow/Outflow

						Item		2002		2010		2015



						Market Area Jobs		63,249		66,105		74,113

						% working residents who work outside the Market Area		90%		91%		92%

						% working residents who work inside the Market Area		10%		9%		8%



						Day Population		217,144		216,291		214,032

						Day Population/Residential Population		92%		92%		91%



						Source: LEHD, US Census Bureau, AECOM

						Residential Population		236,184		235,817		234,727

						Share of Employment filled by In-commuters		86%		88%		88%





HOmeValues

								In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East LA median home values were both x%, x%, X%, and X% lower than the County average. 

								Median Home Values

										Median Value						4/96-10/18 Change

										Apr-96		Oct-18				%		CAGR				96 v county		18 v county

								Boyle Heights		$124,200		$434,200				250%		5.9%				23%		30%

								Lincoln Heights		$123,400		$564,500				357%		7.2%				23%		8%

								El Sereno		$130,000		$601,000				362%		7.2%				19%		2%

								East Los Angeles		$125,300		$465,400				272%		6.2%				22%		24%

								Los Angeles County		$160,800		$616,300				283%		6.3%				0%		0%

								Source: Zillow Research, AECOM





SectorEmpProjections



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*

												Growth by NAICS Sector was estimated by applying EDD projections for LA County to LEHD Employment data

												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

												Subtotal Goods-Producing		8,540		8,086		-454		-5%



										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Subtotal Service-Producing		44,878		55,417		10,539		23%



												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

												Health Care and Social Assistance		17,774		23,816		6,042		34%		2.97%

												Manufacturing		7,463		6,780		-683		-9%		-0.96%

												Wholesale Trade		6,039		6,610		571		9%		0.91%

												Educational Services		5,201		6,677		1,476		28%		2.53%				7,518		0.7454635597

												Retail Trade		3,672		4,014		342		9%		0.89%

												Accommodation and Food Services		3,385		4,335		950		28%		2.51%

												Transportation and Warehousing		2,874		3,290		416		14%		1.36%

												Professional, Scientific, and Technical Services		1,829		2,123		294		16%		1.50%

												Admin. & Support, Waste Mngmt.		1,438		1,654		216		15%		1.41%

												Other Services (excluding Public Administration)		1,355		1,511		156		12%		1.10%

												Construction		937		1,172		235		25%		2.27%

												Finance and Insurance		410		406		-4		-1%		-0.10%

												Real Estate and Rental and Leasing		273		307		34		12%		1.17%

												Management of Companies and Enterprises		244		254		10		4%		0.41%

												Information		241		261		20		8%		0.78%

												Utilities		131		126		-5		-4%		-0.41%

												Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

												Public Administration		71		74		3		5%		0.46%

												Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

												Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*





MedCenterSupply

										Nearby Medical Centers 

												Location		Anchor Institutions		Miles from Site*

										1		Boyle Heights		Adventist Health White Memorial		0.75

										2		Downtown LA 		California Hospital Medical Center		3.5

										3		Alhambra 		Alhambra Hospital Medical Center		4

										4		Glendale  		Glendale Memorial Hospital		5.5														l

										5		Pasadena		Huntington Hospital		6

										6		Rosemead		Silver Lake Medical Center 		6

										7		Glendale  		Adventist Health Glendale		6.5

										*Euclidean Distance

										Source: AECOM

																												Medical Office Inventory and Growth 2000-2018

																														Market Area		Medical Office Market Area		LA County

																												Inventory (Sq.Ft.)		730,294		8,150,503		45,507,663

																												Share of LA County		2%		18%		100%

																												Growth 2000-18 (Sq.Ft.)		105,583		1,068,748		5,373,092

																												Growth 2000-18 (%)		14%		13%		12%

																												Share of LA County Growth		2%		20%		100%

																												Source: Costar, AECOM





MFRIventoryMarketArea

								Multifamily Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,952		1,112,299

								Market-Rate		70%		NA

								Affordable		30%		NA

								Share of LAC		1.25%		100%

								Growth 2000-18 (Units)		2,335		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM





4NabeLeakage

																										                                    

										Retail Inventory and Growth 2000-2018

												Market Area		LA County

										Inventory (Sq.Ft.)		5,233,843		439,700,945

										Share of LA County		1.19%		100%

										Growth 2008-18 (Sq.Ft.)		34,535		17,066,874

										Growth 2008-18 (%)		0.7%		4.0%

										Share of LA County Growth		0.20%		100%

										Source: Costar, AECOM

																								Market Area Retail Gap Analysis (2018)

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$1,406,980,394		$1,192,391,434		$214,588,960		8.3		898				0.1525173776

																								Food & Drink		$155,606,205		$167,672,955		($12,066,750)		-3.7		344

																								Total		$1,562,586,599		$1,360,064,389		$202,522,210		4.6		1,242

																								Source: ESRI, AECOM

																														-0.0775467148

																								Boyle Heights Retail Gap Analysis  2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$430,518,991		$589,506,987		($158,987,996)		-15.6		428

																								Food & Drink		$47,541,745		$79,375,650		($31,833,905)		-25.1		168

																								Total		$478,060,736		$668,882,637		($190,821,901)		-16.6		596

																								Source: ESRI, AECOM



																								Lincoln Heights Retail Gap Analysis 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$285,025,072		$233,496,255		$51,528,817		9.9		159

																								Food & Drink		$31,481,654		$49,944,115		($18,462,461)		-22.7		91

																								Total		$316,506,726		$283,440,370		$33,066,356		5.5		250

																								Source: ESRI, AECOM

																								El Sereno Retail Gap Analysis Summary 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$365,799,090		$197,072,564		$168,726,526		30		142

																								Food & Drink		$40,534,888		$16,874,987		$23,659,901		41.2		44

																								Total		$406,333,978		$213,947,551		$192,386,427		31		186

																								Source: ESRI, AECOM

																								East LA Retail Gap Analysis Summary 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$325,637,241		$172,315,628		$153,321,613		30.8		169

																								Food & Drink		$36,047,918		$21,478,203		$14,569,715		25.3		41

																								Total		$361,685,159		$193,793,831		$167,891,328		30.2		210

																								Source: ESRI, AECOM





SupermarketSupply













														Nearby Supermarkets

																Location		Supermarket		Distance from Site*

														1		Boyle Heights		Northgate Market		1 mile

														2		Boyle Heights		Food 4 Less		1 mile

														3		Montecito Heights		Smart and Final Extra		1.5 miles

														4		Boyle Heights		Vallarta Supermarkets		2 miles

														5		Boyle Heights		El Super		2 miles

														6		Downtown LA 		Ralphs		3 miles

														7		Downtown LA 		Whole Foods		3 miles

														8		Alhambra		Albertsons		3 miles

														9		South Pasadena		Trader Joe’s		4 miles

														*Euclidean Distance





4NabesMFR



										Sub-Area Inventory and Growth 2000-2018: All Multifamily Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		6,618		3,830		2,011		933		13,392

										Market-Rate		4,389		2,909		1,508		560		9,366

										Affordable		2,229		921		503		373		4,026

										Market-Rate		66%		76%		75%		60%		70%

										Affordable		34%		24%		25%		40%		30%

										Share of Market Area (All Units)		49%		29%		15%		7%		100%

										Share of Market Area (Market Rate)		47%		31%		16%		6%		100%

										Share of Market Area (Affordable)		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,233		830		64		157		2,284

										Market-Rate		1,211

										Affordable

										Growth 2000-18 (%)		23%		28%		3%		20%		17%

										Share of Market Area Growth		54%		36%		3%		7%		100%

										Source: Costar, AECOM





										Sub-Area Inventory and Growth 2000-2018: Affordable Multifamily  Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		2,229		921		503		373		4,026

										Share of Market Area		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,211		603		0		155		1,969

										Growth 2000-18 (%)		119%		190%		0%		71%		96%

										Share of Market Area Growth		62%		31%		0%		8%		100%

										Source: Costar, AECOM



										Sub-Area Inventory and Growth 2000-2018: Market Rate MFR Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		4,389		2,909		1,508		560		9,366

										Share of Market Area		47%		31%		16%		6%		100%

										Growth 2000-18 (Units)		22		227		64		2		315		14%

										Growth 2000-18 (%)		1%		8%		4%		0%		3%

										Share of Market Area Growth		7%		72%		20%		1%		100%

										Source: Costar, AECOM





Indoor Amusements

								Indoor Amusements

								Category		Examples		Building Criteria		Parking Requirements		Site and Market Criteria		Rents		Implications for GH

								Standard Movie Theaters		AMC, Regal, Ipic		Purpose-built		1/5 seats		Retail destination anchor		Low

								Premium Movie Theaters		iPic, Alamo Draft House		Purpose-built		1/5 seats		Retail destination anchor		Low

								Family Entertainment		Dave and Busters, Chuck E Cheese		Adaptive reuse or purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Premium Bowling		Lucky Strike, Pinstripes, Bowlmor		Purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Other		Trampoline parks, bounce houses		Adaptive reuse or purpose-built		1/100 sq.ft.		Can be stand-alone		Low





Office Inventory

										Office Inventory and Growth 2000-2018

												Market Area		Office Market Area		LA County

										Inventory (Sq.Ft.)		1,849,976		68,393,330		416,137,573

										Share of LAC		0.40%		16%		100%

										Growth 2000-18 (Sq.Ft.)		252,329		3,696,889		41,538,039

										Growth 2000-18 (%)		14%		5%		10%

										Share of County Growth		0.60%		9%		100%

										Source: Costar, AECOM





MFPipelinebyAfford

		mfrpipeline

										Pipeline

												Sub-Areas								Total

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Market Area

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Market-Rate

										Market-Rate Pipeline Units		1,100		258		500		61		1,919

										Market-Rate Share of Sub-Area		84%		73%		64%		29%		72%

										Sub-Area Share of Market Area		57%		13%		26%		3%		 100%				0.1900157571

										Affordable

										Affordable Pipeline Units		214		97		276		147		734

										Affordable Share of Sub-Area		16%		27%		36%		71%		28%				41%

										Sub-Area Share of Market Area		29%		13%		38%		20%		 100%

										Total

										Units		1,315		355		776		208		2,653

										Sub-Area Share of Market Area		50%		13%		29%		8%		 100%

										Source: Costar, LACDA, AECOM





MFPipelinebyProject

								Market Area Residential Pipeline: Select Projects

								Name		Sub-Area		Description		Status		Market		Afford.		Total

								Under Construction or Permitted

								Sears Building Ph 1		A (Boyle Heights)		Adaptive reuse apartments, condos		On hold due to Sears bankruptcy		50		10		60

								Downey II		D (East LA)		New Construction Affordable Apartments		Construction; expected 2019		0		71		71

								2841 Folsom		A (Boyle Heights)		Market-Rate Condominiums		Construction; expected 2019		4		0		4

								Currie Hall		B (Lincoln Heights		Market Rate Student Housing with commercial space		Construction; expected 2020		95		0		95

								Subtotal Permitted								149		81		230

								Proposed and/or Seeking Entitlements

								Wyvernwood Apartments*		A (Boyle Heights)		Mixed-use condos, apartments, commercial, open space		Seeking City Council approval		3,740		660		4,400

								2524 E Caesar Chavez		A (Boyle Heights)		Mixed-use 		TBD		200		0		200

								Lorenza Plaza		A (Boyle Heights)		Mixed-Use affordable family housing and ground retail		Proposed for 2020		0		77		77

								Lincoln Heights Jail		B (Lincoln Heights)		Adaptive reuse apartments, live-work, public market, commercial		TBD		150		0		150

								Rose Hill Court		C (El Sereno)		Two-phase redevelopment with apartments, townhomes and flats		Proposed for 2020		0		191		191

								Subtotal Proposed								4,090		928		5,018

								Total								4,239		1,009		5,248

								Total without Wyvernwood								499		349		848

								Source: Costar, Urbanize, Curbed LA, 



								* Not included in previous total as project outcome is uncertain

												400



								Multi-Family Residence Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,392		1,112,299

								Share of LAC		1.20%		100%

								Growth 2000-18 (Units)		2,284		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM

								Units/Year		127





GHTenants

								General Hospital Tenants and Leases

								Tenant		Employees		Occupied SF

								LAC/USC		350

								DHS		307

								Wellness Center		66

								Residency		80

								Navy		13

								LASD		8

								Credit Union		5

								Other		36

								Total		865

								Source: LA County





Dave and Busters

		Site Requirements

		Looking for freestanding or inline with the following specifications: 

		• 26,500 square feet (+/- 1,000 square feet) OR 40,000 square feet (+/- 1,000 square feet) 

		• Midway Seating: 50 

		• Special Events Seating: 200 

		• +/- 175' x 200' Footprint 

		• 300 to 400 Parking Spaces (can be shared) 

		• Two-Level Storefront Height/Facade • Clear Height = +/- 16'0"

		26500		11.320754717		15.0943396226

		40000		7.5		10





Sheet1

								Area Retail Destinations

										Center		Description		Drivetime from Site*

								1		Downtown LA		Diverse district with malls and large walkable downtown retail area		2.5 miles

								2		Alhambra Commercial		Big box retail		3.5 miles

								3		Commerce Outlets 		Mall and big box retail		5 miles

								4		Glendale Galleria 		Mall and big box retail		6.5 miles

								5		Old Pasadena		Walkable downtown retail area		7 miles

								*Google Maps drivetime to center of area
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Market Area
Medical Office 

Market Area LA County
Inventory (Sq.Ft.) 730,294 8,150,503 45,507,663
Share of LA County 2% 18% 100%
Growth 2000-18 (Sq.Ft.) 105,583 1,068,748 5,373,092
Growth 2000-18 (%) 14% 13% 12%
Share of LA County Growth 2% 20% 100%

Medical Office Inventory and Growth 2000-2018

Source: Costar, AECOM

Medical Office Inventory and Growth in Market Area (Information dated 2018)

55

• While market area medical office inventory grew at 
approximately the same rate as the region, it 
remains a small contributor overall with 2% of 
County total

• Most market area medical office growth since 2000 
is attributable to USC, but brokers interviewed report 
strong demand for office in conjunction with both 
LAC+USC Medical Center and Adventist Health 
White Memorial in Boyle Heights

New Medical Office Inventory since 2000

Source: CoStar, AECOM

Medical office inventory growth in the market area has been consistent with sub-regional rates, 
although the area is a small contributor overall.

The medical office market area is defined as the 
20-minute drive time from General Hospital, a 
radius that also includes medical campuses in 
Glendale, Pasadena, and Downtown LA.

Medical 
Office 
Market 
Area

Market Area


Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarketHorizontal

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarketVertical

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

				73100				% of 2019 AMI		50%		ERROR:#DIV/0!		ERROR:#VALUE!

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM

										40%		37%		16%		27%		32%





JobsHHRatio



								Jobs/Household Ratio

										Market Area														LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D				Total Market Area

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)



								Households (2017)		22,379		13,243		13,245		15,172				64,039				3,295,198



								Jobs (2015)		20,187		19,880		6,875		6,476				53,418				3,928,040



								Jobs/HH Ratio		0.90		1.50		0.52		0.43				0.83				1.2



								Source: US Census Bureau, ESRI, AECOM





InfloOutflow

						Market Area Employment Inflow/Outflow

						Item		2002		2010		2015



						Market Area Jobs		63,249		66,105		74,113

						% working residents who work outside the Market Area		90%		91%		92%

						% working residents who work inside the Market Area		10%		9%		8%



						Day Population		217,144		216,291		214,032

						Day Population/Residential Population		92%		92%		91%



						Source: LEHD, US Census Bureau, AECOM

						Residential Population		236,184		235,817		234,727

						Share of Employment filled by In-commuters		86%		88%		88%





HOmeValues

								In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East LA median home values were both x%, x%, X%, and X% lower than the County average. 

								Median Home Values

										Median Value						4/96-10/18 Change

										Apr-96		Oct-18				%		CAGR				96 v county		18 v county

								Boyle Heights		$124,200		$434,200				250%		5.9%				23%		30%

								Lincoln Heights		$123,400		$564,500				357%		7.2%				23%		8%

								El Sereno		$130,000		$601,000				362%		7.2%				19%		2%

								East Los Angeles		$125,300		$465,400				272%		6.2%				22%		24%

								Los Angeles County		$160,800		$616,300				283%		6.3%				0%		0%

								Source: Zillow Research, AECOM





SectorEmpProjections



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*

												Growth by NAICS Sector was estimated by applying EDD projections for LA County to LEHD Employment data

												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

												Subtotal Goods-Producing		8,540		8,086		-454		-5%



										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Subtotal Service-Producing		44,878		55,417		10,539		23%



												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

												Health Care and Social Assistance		17,774		23,816		6,042		34%		2.97%

												Manufacturing		7,463		6,780		-683		-9%		-0.96%

												Wholesale Trade		6,039		6,610		571		9%		0.91%

												Educational Services		5,201		6,677		1,476		28%		2.53%				7,518		0.7454635597

												Retail Trade		3,672		4,014		342		9%		0.89%

												Accommodation and Food Services		3,385		4,335		950		28%		2.51%

												Transportation and Warehousing		2,874		3,290		416		14%		1.36%

												Professional, Scientific, and Technical Services		1,829		2,123		294		16%		1.50%

												Admin. & Support, Waste Mngmt.		1,438		1,654		216		15%		1.41%

												Other Services (excluding Public Administration)		1,355		1,511		156		12%		1.10%

												Construction		937		1,172		235		25%		2.27%

												Finance and Insurance		410		406		-4		-1%		-0.10%

												Real Estate and Rental and Leasing		273		307		34		12%		1.17%

												Management of Companies and Enterprises		244		254		10		4%		0.41%

												Information		241		261		20		8%		0.78%

												Utilities		131		126		-5		-4%		-0.41%

												Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

												Public Administration		71		74		3		5%		0.46%

												Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

												Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*





MedCenters

												Nearby Medical Centers 

												Location		Anchor Institutions		Miles from Site*

										1		Boyle Heights		Adventist Health White Memorial		0.75

										2		Downtown LA 		California Hospital Medical Center		3.5

										3		Alhambra 		Alhambra Hospital Medical Center		4

										4		Glendale  		Glendale Memorial Hospital		5.5														l

										5		Pasadena		Huntington Hospital		6

										6		Rosemead		Silver Lake Medical Center 		6

										7		Glendale  		Adventist Health Glendale		6.5

												*Euclidean Distance

												Source: AECOM

																												Medical Office Inventory and Growth 2000-2018

																														Market Area		Medical Office Market Area		LA County

																												Inventory (Sq.Ft.)		730,294		8,150,503		45,507,663

																												Share of LA County		2%		18%		100%

																												Growth 2000-18 (Sq.Ft.)		105,583		1,068,748		5,373,092

																												Growth 2000-18 (%)		14%		13%		12%

																												Share of LA County Growth		2%		20%		100%

																												Source: Costar, AECOM





MFRIventoryMarketArea

								Multifamily Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,952		1,112,299

								Market-Rate		70%		NA

								Affordable		30%		NA

								Share of LAC		1.25%		100%

								Growth 2000-18 (Units)		2,335		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM





Sheet3

		mfrpipeline

										Pipeline

												Sub-Areas								Total

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Market Area

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Market-Rate

										Market-Rate Pipeline Units		1,100		258		500		61		1,919

										Market-Rate Share of Sub-Area		84%		73%		64%		29%		72%

										Sub-Area Share of Market Area		57%		13%		26%		3%		 100%				0.1900157571

										Affordable

										Affordable Pipeline Units		214		97		276		147		734

										Affordable Share of Sub-Area		16%		27%		36%		71%		28%				41%

										Sub-Area Share of Market Area		29%		13%		38%		20%		 100%

										Total

										Units		1,315		355		776		208		2,653

										Sub-Area Share of Market Area		50%		13%		29%		8%		 100%

										Source: Costar, LACDA, AECOM
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										Sub-Area Inventory and Growth 2000-2018: All Multifamily Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		6,618		3,830		2,011		933		13,392

										Market-Rate		4,389		2,909		1,508		560		9,366

										Affordable		2,229		921		503		373		4,026

										Market-Rate		66%		76%		75%		60%		70%

										Affordable		34%		24%		25%		40%		30%

										Share of Market Area (All Units)		49%		29%		15%		7%		100%

										Share of Market Area (Market Rate)		47%		31%		16%		6%		100%

										Share of Market Area (Affordable)		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,233		830		64		157		2,284

										Market-Rate		1,211

										Affordable

										Growth 2000-18 (%)		23%		28%		3%		20%		17%

										Share of Market Area Growth		54%		36%		3%		7%		100%

										Source: Costar, AECOM





										Sub-Area Inventory and Growth 2000-2018: Affordable Multifamily  Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		2,229		921		503		373		4,026

										Share of Market Area		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,211		603		0		155		1,969

										Growth 2000-18 (%)		119%		190%		0%		71%		96%

										Share of Market Area Growth		62%		31%		0%		8%		100%

										Source: Costar, AECOM



										Sub-Area Inventory and Growth 2000-2018: Market Rate MFR Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		4,389		2,909		1,508		560		9,366

										Share of Market Area		47%		31%		16%		6%		100%

										Growth 2000-18 (Units)		22		227		64		2		315		14%

										Growth 2000-18 (%)		1%		8%		4%		0%		3%

										Share of Market Area Growth		7%		72%		20%		1%		100%

										Source: Costar, AECOM





Indoor Amusements

								Indoor Amusements

								Category		Examples		Building Criteria		Parking Requirements		Site and Market Criteria		Rents		Implications for GH

								Standard Movie Theaters		AMC, Regal, Ipic		Purpose-built		1/5 seats		Retail destination anchor		Low

								Premium Movie Theaters		iPic, Alamo Draft House		Purpose-built		1/5 seats		Retail destination anchor		Low

								Family Entertainment		Dave and Busters, Chuck E Cheese		Adaptive reuse or purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Premium Bowling		Lucky Strike, Pinstripes, Bowlmor		Purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Other		Trampoline parks, bounce houses		Adaptive reuse or purpose-built		1/100 sq.ft.		Can be stand-alone		Low





Office Inventory

										Office Inventory and Growth 2000-2018

												Market Area		Office Market Area		LA County

										Inventory (Sq.Ft.)		1,849,976		68,393,330		416,137,573

										Share of LAC		0.40%		16%		100%

										Growth 2000-18 (Sq.Ft.)		252,329		3,696,889		41,538,039

										Growth 2000-18 (%)		14%		5%		10%

										Share of County Growth		0.60%		9%		100%

										Source: Costar, AECOM





MFRPipeline

								Market Area Residential Pipeline: Select Projects

								Name		Sub-Area		Description		Status		Market		Afford.		Total

								Under Construction or Permitted

								Sears Building Ph 1		A (Boyle Heights)		Adaptive reuse apartments, condos		On hold due to Sears bankruptcy		50		10		60

								Downey II		D (East LA)		New Construction Affordable Apartments		Construction; expected 2019		0		71		71

								2841 Folsom		A (Boyle Heights)		Market-Rate Condominiums		Construction; expected 2019		4		0		4

								Currie Hall		B (Lincoln Heights		Market Rate Student Housing with commercial space		Construction; expected 2020		95		0		95

								Subtotal Permitted								149		81		230

								Proposed and/or Seeking Entitlements

								Wyvernwood Apartments*		A (Boyle Heights)		Mixed-use condos, apartments, commercial, open space		Seeking City Council approval		3,740		660		4,400

								2524 E Caesar Chavez		A (Boyle Heights)		Mixed-use 		TBD		200		0		200

								Lorenza Plaza		A (Boyle Heights)		Mixed-Use affordable family housing and ground retail		Proposed for 2020		0		77		77

								Lincoln Heights Jail		B (Lincoln Heights)		Adaptive reuse apartments, live-work, public market, commercial		TBD		150		0		150

								Rose Hill Court		C (El Sereno)		Two-phase redevelopment with apartments, townhomes and flats		Proposed for 2020		0		191		191

								Subtotal Proposed								4,090		928		5,018

								Total								4,239		1,009		5,248

								Total without Wyvernwood								499		349		848

								Source: Costar, Urbanize, Curbed LA, 



								* Not included in previous total as project outcome is uncertain

												400



								Multi-Family Residence Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,392		1,112,299

								Share of LAC		1.20%		100%

								Growth 2000-18 (Units)		2,284		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM

								Units/Year		127





Sheet1

								General Hospital Tenants and Leases

								Tenant		Employees		Occupied SF

								LAC/USC		350

								DHS		307

								Wellness Center		66

								Residency		80

								Navy		13

								LASD		8

								Credit Union		5

								Other		36

								Total		865

								Source: LA County





Dave and Busters

		Site Requirements

		Looking for freestanding or inline with the following specifications: 

		• 26,500 square feet (+/- 1,000 square feet) OR 40,000 square feet (+/- 1,000 square feet) 

		• Midway Seating: 50 

		• Special Events Seating: 200 

		• +/- 175' x 200' Footprint 

		• 300 to 400 Parking Spaces (can be shared) 

		• Two-Level Storefront Height/Facade • Clear Height = +/- 16'0"

		26500		11.320754717		15.0943396226

		40000		7.5		10
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Medical Office Rent and Vacancy Trends in the Market Area (Information dated 2018)
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• Rents in the market area have been consistently lower 
than in both comparative areas, although a few 
desirable buildings rent at or above the County average

• Vacancy rates for the market area have dropped 
considerably since 2000 and are now lower than the 
average for the 20-minute drivetime and Los Angeles 
County

Low vacancies indicate a tight office supply and an opportunity for new development that 
supports demand from both USC Medical Center and Adventist Health White Memorial. 

• Brokers interviewed indicate a tight medical office 
market and believe there is considerable unserved 
medical office demand in the market area in the areas 
near Adventist Health White Memorial and USC with 
particular need for doctors’ offices and clinic space for 
specialties such as pediatrics, dialysis, cardiology, and 
OB/GYN
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Market Area Office Space: Comparative New Construction (Information dated 2020)
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Approximate Rent1 $53-65
RBA 185,554
Floors 3
Land Area of Site 4 Acres
Year Built 2017
Market Segment Arts District

555 Mateo St.

(1) SF/Year, rent varies by floor, Source: Costar

Approximate Rent1 $60-75
RBA 102,010
Floors 5
Land Area of Site 2.2 Acres
Year Built 2019
Market Segment Arts District

500 S Santa Fe Ave.

(1) SF/Year, rent varies by floor, Source: Costar

• New creative and professional office space in the Arts District commands between $53-$75 per square foot annually

• Office space with open floors and tall windows and views commands a premium rental price

• Access to freeways and proximity to employment clusters from General Hospital are also favorable attributes

Recent additions to office inventory include creative and professional products that signal 
potential demand and price-points for office development in General Hospital.
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5. Retail Market Analysis
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Retail Market Area Opportunity Summary (Information dated 2020)
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Drivers Findings Implications 
Location Attributes
• General Hospital is iconic, visible, and 

freeway accessible
• The market area has high population 

density

Trends
• Static market area retail growth since 

2008 (1% vs. 4% for the County)
• Leakage analysis shows losses in 

general merchandise, electronics / 
appliance, furniture / home 
furnishings, building materials / 
garden equipment and supply, and 
health and personal care categories

• Undersupply of supermarket space 
near General Hospital has led to a 
“food desert” condition

Retail-Specific
• Standard retail brands typically 

require conventional building formats 
and shopping center environments, 
which General Hospital is not

• General Hospital location, parking, 
visibility, accessibility, serviceability, 
and overall convenience is sub-
optimal for many neighborhood retail 
and supermarket uses

• Space needs to “work” for specialty 
uses like a food hall or brewery

General
• General Hospital site is isolated from 

transit and from walkable amenities
• Community resistance may be 

discouraging investment, especially 
for high-end and / or artisanal retail 
uses

• For conventional retail uses and 
brands, ground-up development on 
the West Campus would be 
preferable compared to adaptive 
reuse of General Hospital.

• Specialty retail such as a food hall or 
brewery can be fitted into an 
idiosyncratic space like General 
Hospital, subject to design solutions 
that create a showcase environment

• Accessibility and parking issues need 
to be overcome to support many 
retail categories

• Site isolation / lack of transit means 
car ownership may be necessary for 
visitors and employees

• A minimal retail component may be 
necessary to support the needs of 
non-retail users such as residents and 
employees
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Market Area Retail Inventory and Growth (Information dated 2018)
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New Retail Inventory since 2008

• Following national trends, brick and mortar retail 
has grown slowly in light of online shopping and 
other competitive models

• The market area has experienced very little retail 
growth since 2008, adding less than 1% compared 
to the County at 4%

Source: Costar, AECOM

Consistent with the market area population, retail inventory has remained essentially static since 
2000.

Market Area LA County
Inventory (Sq.Ft.) 5,233,843 439,700,945

Share of LA County 1.19% 100%
Growth 2008-18 (Sq.Ft.) 34,535 17,066,874
Growth 2008-18 (%) 0.7% 4.0%

Share of LA County Growth 0.20% 100%
Source: Costar, AECOM

Retail Inventory and Growth 2000-2018


Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarketHorizontal

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarketVertical

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

				73100				% of 2019 AMI		50%		ERROR:#DIV/0!		ERROR:#VALUE!

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM

										40%		37%		16%		27%		32%





JobsHHRatio



								Jobs/Household Ratio

										Market Area														LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D				Total Market Area

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)



								Households (2017)		22,379		13,243		13,245		15,172				64,039				3,295,198



								Jobs (2015)		20,187		19,880		6,875		6,476				53,418				3,928,040



								Jobs/HH Ratio		0.90		1.50		0.52		0.43				0.83				1.2



								Source: US Census Bureau, ESRI, AECOM





InfloOutflow

						Market Area Employment Inflow/Outflow

						Item		2002		2010		2015



						Market Area Jobs		63,249		66,105		74,113

						% working residents who work outside the Market Area		90%		91%		92%

						% working residents who work inside the Market Area		10%		9%		8%



						Day Population		217,144		216,291		214,032

						Day Population/Residential Population		92%		92%		91%



						Source: LEHD, US Census Bureau, AECOM

						Residential Population		236,184		235,817		234,727

						Share of Employment filled by In-commuters		86%		88%		88%





HOmeValues

								In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East LA median home values were both x%, x%, X%, and X% lower than the County average. 

								Median Home Values

										Median Value						4/96-10/18 Change

										Apr-96		Oct-18				%		CAGR				96 v county		18 v county

								Boyle Heights		$124,200		$434,200				250%		5.9%				23%		30%

								Lincoln Heights		$123,400		$564,500				357%		7.2%				23%		8%

								El Sereno		$130,000		$601,000				362%		7.2%				19%		2%

								East Los Angeles		$125,300		$465,400				272%		6.2%				22%		24%

								Los Angeles County		$160,800		$616,300				283%		6.3%				0%		0%

								Source: Zillow Research, AECOM





SectorEmpProjections



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*

												Growth by NAICS Sector was estimated by applying EDD projections for LA County to LEHD Employment data

												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

												Subtotal Goods-Producing		8,540		8,086		-454		-5%



										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Subtotal Service-Producing		44,878		55,417		10,539		23%



												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

												Health Care and Social Assistance		17,774		23,816		6,042		34%		2.97%

												Manufacturing		7,463		6,780		-683		-9%		-0.96%

												Wholesale Trade		6,039		6,610		571		9%		0.91%

												Educational Services		5,201		6,677		1,476		28%		2.53%				7,518		0.7454635597

												Retail Trade		3,672		4,014		342		9%		0.89%

												Accommodation and Food Services		3,385		4,335		950		28%		2.51%

												Transportation and Warehousing		2,874		3,290		416		14%		1.36%

												Professional, Scientific, and Technical Services		1,829		2,123		294		16%		1.50%

												Admin. & Support, Waste Mngmt.		1,438		1,654		216		15%		1.41%

												Other Services (excluding Public Administration)		1,355		1,511		156		12%		1.10%

												Construction		937		1,172		235		25%		2.27%

												Finance and Insurance		410		406		-4		-1%		-0.10%

												Real Estate and Rental and Leasing		273		307		34		12%		1.17%

												Management of Companies and Enterprises		244		254		10		4%		0.41%

												Information		241		261		20		8%		0.78%

												Utilities		131		126		-5		-4%		-0.41%

												Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

												Public Administration		71		74		3		5%		0.46%

												Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

												Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*





MedCenters

												Nearby Medical Centers 

												Location		Anchor Institutions		Miles from Site*

										1		Boyle Heights		Adventist Health White Memorial		0.75

										2		Downtown LA 		California Hospital Medical Center		3.5

										3		Alhambra 		Alhambra Hospital Medical Center		4

										4		Glendale  		Glendale Memorial Hospital		5.5														l

										5		Pasadena		Huntington Hospital		6

										6		Rosemead		Silver Lake Medical Center 		6

										7		Glendale  		Adventist Health Glendale		6.5

												*Euclidean Distance

												Source: AECOM

																												Medical Office Inventory and Growth 2000-2018

																														Market Area		Medical Office Market Area		LA County

																												Inventory (Sq.Ft.)		730,294		8,150,503		45,507,663

																												Share of LA County		2%		18%		100%

																												Growth 2000-18 (Sq.Ft.)		105,583		1,068,748		5,373,092

																												Growth 2000-18 (%)		14%		13%		12%

																												Share of LA County Growth		2%		20%		100%

																												Source: Costar, AECOM





MFRIventoryMarketArea

								Multifamily Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,952		1,112,299

								Market-Rate		70%		NA

								Affordable		30%		NA

								Share of LAC		1.25%		100%

								Growth 2000-18 (Units)		2,335		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM





Sheet3

		mfrpipeline

										Pipeline

												Sub-Areas								Total

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Market Area

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Market-Rate

										Market-Rate Pipeline Units		1,100		258		500		61		1,919

										Market-Rate Share of Sub-Area		84%		73%		64%		29%		72%

										Sub-Area Share of Market Area		57%		13%		26%		3%		 100%				0.1900157571

										Affordable

										Affordable Pipeline Units		214		97		276		147		734

										Affordable Share of Sub-Area		16%		27%		36%		71%		28%				41%

										Sub-Area Share of Market Area		29%		13%		38%		20%		 100%

										Total

										Units		1,315		355		776		208		2,653

										Sub-Area Share of Market Area		50%		13%		29%		8%		 100%

										Source: Costar, LACDA, AECOM





Sheet4

										Retail Inventory and Growth 2000-2018

												Market Area		LA County

										Inventory (Sq.Ft.)		5,233,843		439,700,945

										Share of LA County		1.19%		100%

										Growth 2008-18 (Sq.Ft.)		34,535		17,066,874

										Growth 2008-18 (%)		0.7%		4.0%

										Share of LA County Growth		0.20%		100%

										Source: Costar, AECOM





4NabesMFR



										Sub-Area Inventory and Growth 2000-2018: All Multifamily Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		6,618		3,830		2,011		933		13,392

										Market-Rate		4,389		2,909		1,508		560		9,366

										Affordable		2,229		921		503		373		4,026

										Market-Rate		66%		76%		75%		60%		70%

										Affordable		34%		24%		25%		40%		30%

										Share of Market Area (All Units)		49%		29%		15%		7%		100%

										Share of Market Area (Market Rate)		47%		31%		16%		6%		100%

										Share of Market Area (Affordable)		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,233		830		64		157		2,284

										Market-Rate		1,211

										Affordable

										Growth 2000-18 (%)		23%		28%		3%		20%		17%

										Share of Market Area Growth		54%		36%		3%		7%		100%

										Source: Costar, AECOM





										Sub-Area Inventory and Growth 2000-2018: Affordable Multifamily  Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		2,229		921		503		373		4,026

										Share of Market Area		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,211		603		0		155		1,969

										Growth 2000-18 (%)		119%		190%		0%		71%		96%

										Share of Market Area Growth		62%		31%		0%		8%		100%

										Source: Costar, AECOM



										Sub-Area Inventory and Growth 2000-2018: Market Rate MFR Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		4,389		2,909		1,508		560		9,366

										Share of Market Area		47%		31%		16%		6%		100%

										Growth 2000-18 (Units)		22		227		64		2		315		14%

										Growth 2000-18 (%)		1%		8%		4%		0%		3%

										Share of Market Area Growth		7%		72%		20%		1%		100%

										Source: Costar, AECOM





Indoor Amusements

								Indoor Amusements

								Category		Examples		Building Criteria		Parking Requirements		Site and Market Criteria		Rents		Implications for GH

								Standard Movie Theaters		AMC, Regal, Ipic		Purpose-built		1/5 seats		Retail destination anchor		Low

								Premium Movie Theaters		iPic, Alamo Draft House		Purpose-built		1/5 seats		Retail destination anchor		Low

								Family Entertainment		Dave and Busters, Chuck E Cheese		Adaptive reuse or purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Premium Bowling		Lucky Strike, Pinstripes, Bowlmor		Purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Other		Trampoline parks, bounce houses		Adaptive reuse or purpose-built		1/100 sq.ft.		Can be stand-alone		Low





Office Inventory

										Office Inventory and Growth 2000-2018

												Market Area		Office Market Area		LA County

										Inventory (Sq.Ft.)		1,849,976		68,393,330		416,137,573

										Share of LAC		0.40%		16%		100%

										Growth 2000-18 (Sq.Ft.)		252,329		3,696,889		41,538,039

										Growth 2000-18 (%)		14%		5%		10%

										Share of County Growth		0.60%		9%		100%

										Source: Costar, AECOM





MFRPipeline

								Market Area Residential Pipeline: Select Projects

								Name		Sub-Area		Description		Status		Market		Afford.		Total

								Under Construction or Permitted

								Sears Building Ph 1		A (Boyle Heights)		Adaptive reuse apartments, condos		On hold due to Sears bankruptcy		50		10		60

								Downey II		D (East LA)		New Construction Affordable Apartments		Construction; expected 2019		0		71		71

								2841 Folsom		A (Boyle Heights)		Market-Rate Condominiums		Construction; expected 2019		4		0		4

								Currie Hall		B (Lincoln Heights		Market Rate Student Housing with commercial space		Construction; expected 2020		95		0		95

								Subtotal Permitted								149		81		230

								Proposed and/or Seeking Entitlements

								Wyvernwood Apartments*		A (Boyle Heights)		Mixed-use condos, apartments, commercial, open space		Seeking City Council approval		3,740		660		4,400

								2524 E Caesar Chavez		A (Boyle Heights)		Mixed-use 		TBD		200		0		200

								Lorenza Plaza		A (Boyle Heights)		Mixed-Use affordable family housing and ground retail		Proposed for 2020		0		77		77

								Lincoln Heights Jail		B (Lincoln Heights)		Adaptive reuse apartments, live-work, public market, commercial		TBD		150		0		150

								Rose Hill Court		C (El Sereno)		Two-phase redevelopment with apartments, townhomes and flats		Proposed for 2020		0		191		191

								Subtotal Proposed								4,090		928		5,018

								Total								4,239		1,009		5,248

								Total without Wyvernwood								499		349		848

								Source: Costar, Urbanize, Curbed LA, 



								* Not included in previous total as project outcome is uncertain

												400



								Multi-Family Residence Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,392		1,112,299

								Share of LAC		1.20%		100%

								Growth 2000-18 (Units)		2,284		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM

								Units/Year		127





Sheet1

								General Hospital Tenants and Leases

								Tenant		Employees		Occupied SF

								LAC/USC		350

								DHS		307

								Wellness Center		66

								Residency		80

								Navy		13

								LASD		8

								Credit Union		5

								Other		36

								Total		865

								Source: LA County





Dave and Busters

		Site Requirements

		Looking for freestanding or inline with the following specifications: 

		• 26,500 square feet (+/- 1,000 square feet) OR 40,000 square feet (+/- 1,000 square feet) 

		• Midway Seating: 50 

		• Special Events Seating: 200 

		• +/- 175' x 200' Footprint 

		• 300 to 400 Parking Spaces (can be shared) 

		• Two-Level Storefront Height/Facade • Clear Height = +/- 16'0"

		26500		11.320754717		15.0943396226

		40000		7.5		10
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Market Area Retail Rent and Vacancy Trends (Information dated 2018)

61

• The majority of retail space in the market area 
is older stock

• The vacancy rate has declined steadily since 
2008 and is now lower than the LA County 
average

• Rents have been consistently lower than the 
County, despite nearly reaching parity in 2017 
at $28 per square foot

Falling vacancy rates coupled with essentially flat rents may suggest market support for replacing 
old building stock.
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• Extremely variable rents are likely due to the 
small data set, although it appears that rents are 
converging, and that sub-area B (Lincoln 
Heights) has the highest rent of any sub-area. It 
also has a higher average rent than the County.

Retail Rent and Vacancy Trends in Market Sub-Areas (Information dated 2018)

62

• Sub-area A (Boyle Heights) vacancy rates have 
only just recovered from the 2008 Recession

Sub-area rent and vacancy variability is likely attributable mainly to small sample sizes, although 
all areas appear to be converging on rents and vacancies.
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Demand Supply Leakage Factor Businesses
Retail $1,406,980,394 $1,192,391,434 $214,588,960 8.3 898
Food & Drink $155,606,205 $167,672,955 ($12,066,750) -3.7 344

Total $1,562,586,599 $1,360,064,389 $202,522,210 4.6 1,242

Market Area Retail Gap Analysis (2018)

Source: ESRI, AECOM

Market Area Retail Leakage / Surplus Analysis (Information dated 2018)

63

There is considerable market area leakage in general merchandise, electronics / appliances, 
furniture, and garden equipment, which typically occupy shopping malls or big box centers.

• The retail leakage / surplus factor describes the 
relationship between local retail demand and 
supply and whether there is a surplus (i.e., retail 
spending exceeds local demand) or leakage 
(retail spending lags local demand)

• Market area retail supply underperforms demand 
by $215 million

• Food and drink establishments, on the other 
hand, outperform demand by $12 million, which 
indicates the market area is attracting retail 
expenditure from outside the area
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Center Description Drivetime from 
Site*

1 Downtown LA Diverse district with malls and 
large walkable downtown retail 
area

2.5 miles

2 Alhambra Commercial Big box retail 3.5 miles
3 Commerce Outlets Mall and big box retail 5 miles
4 Glendale Galleria Mall and big box retail 6.5 miles
5 Old Pasadena Walkable downtown retail area 7 miles

Area Retail Destinations

*Google Maps drivetime to center of area

Destination Retail Competitive Supply near the Market Area (Information dated 2020)

64

Most market area leakage can be attributed to the fact of being ringed by major retail 
destinations in Glendale, Pasadena, Alhambra, Downtown LA and Commerce.

1

3

2

54

• The regional supply of town center, big box, 
regional mall, and auto mall destination retail is 
extensive


Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarketHorizontal

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarketVertical

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

				73100				% of 2019 AMI		50%		ERROR:#DIV/0!		ERROR:#VALUE!

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM

										40%		37%		16%		27%		32%





JobsHHRatio



								Jobs/Household Ratio

										Market Area														LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D				Total Market Area

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)



								Households (2017)		22,379		13,243		13,245		15,172				64,039				3,295,198



								Jobs (2015)		20,187		19,880		6,875		6,476				53,418				3,928,040



								Jobs/HH Ratio		0.90		1.50		0.52		0.43				0.83				1.2



								Source: US Census Bureau, ESRI, AECOM





InfloOutflow

						Market Area Employment Inflow/Outflow

						Item		2002		2010		2015



						Market Area Jobs		63,249		66,105		74,113

						% working residents who work outside the Market Area		90%		91%		92%

						% working residents who work inside the Market Area		10%		9%		8%



						Day Population		217,144		216,291		214,032

						Day Population/Residential Population		92%		92%		91%



						Source: LEHD, US Census Bureau, AECOM

						Residential Population		236,184		235,817		234,727

						Share of Employment filled by In-commuters		86%		88%		88%





HOmeValues

								In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East LA median home values were both x%, x%, X%, and X% lower than the County average. 

								Median Home Values

										Median Value						4/96-10/18 Change

										Apr-96		Oct-18				%		CAGR				96 v county		18 v county

								Boyle Heights		$124,200		$434,200				250%		5.9%				23%		30%

								Lincoln Heights		$123,400		$564,500				357%		7.2%				23%		8%

								El Sereno		$130,000		$601,000				362%		7.2%				19%		2%

								East Los Angeles		$125,300		$465,400				272%		6.2%				22%		24%

								Los Angeles County		$160,800		$616,300				283%		6.3%				0%		0%

								Source: Zillow Research, AECOM





SectorEmpProjections



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*

												Growth by NAICS Sector was estimated by applying EDD projections for LA County to LEHD Employment data

												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

												Subtotal Goods-Producing		8,540		8,086		-454		-5%



										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Subtotal Service-Producing		44,878		55,417		10,539		23%



												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

												Health Care and Social Assistance		17,774		23,816		6,042		34%		2.97%

												Manufacturing		7,463		6,780		-683		-9%		-0.96%

												Wholesale Trade		6,039		6,610		571		9%		0.91%

												Educational Services		5,201		6,677		1,476		28%		2.53%				7,518		0.7454635597

												Retail Trade		3,672		4,014		342		9%		0.89%

												Accommodation and Food Services		3,385		4,335		950		28%		2.51%

												Transportation and Warehousing		2,874		3,290		416		14%		1.36%

												Professional, Scientific, and Technical Services		1,829		2,123		294		16%		1.50%

												Admin. & Support, Waste Mngmt.		1,438		1,654		216		15%		1.41%

												Other Services (excluding Public Administration)		1,355		1,511		156		12%		1.10%

												Construction		937		1,172		235		25%		2.27%

												Finance and Insurance		410		406		-4		-1%		-0.10%

												Real Estate and Rental and Leasing		273		307		34		12%		1.17%

												Management of Companies and Enterprises		244		254		10		4%		0.41%

												Information		241		261		20		8%		0.78%

												Utilities		131		126		-5		-4%		-0.41%

												Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

												Public Administration		71		74		3		5%		0.46%

												Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

												Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*





MedCenterSupply

												Nearby Medical Centers 

												Location		Anchor Institutions		Miles from Site*

										1		Boyle Heights		Adventist Health White Memorial		0.75

										2		Downtown LA 		California Hospital Medical Center		3.5

										3		Alhambra 		Alhambra Hospital Medical Center		4

										4		Glendale  		Glendale Memorial Hospital		5.5														l

										5		Pasadena		Huntington Hospital		6

										6		Rosemead		Silver Lake Medical Center 		6

										7		Glendale  		Adventist Health Glendale		6.5

												*Euclidean Distance

												Source: AECOM

																												Medical Office Inventory and Growth 2000-2018

																														Market Area		Medical Office Market Area		LA County

																												Inventory (Sq.Ft.)		730,294		8,150,503		45,507,663

																												Share of LA County		2%		18%		100%

																												Growth 2000-18 (Sq.Ft.)		105,583		1,068,748		5,373,092

																												Growth 2000-18 (%)		14%		13%		12%

																												Share of LA County Growth		2%		20%		100%

																												Source: Costar, AECOM





MFRIventoryMarketArea

								Multifamily Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,952		1,112,299

								Market-Rate		70%		NA

								Affordable		30%		NA

								Share of LAC		1.25%		100%

								Growth 2000-18 (Units)		2,335		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM





4NabeLeakage

																										                                    

										Retail Inventory and Growth 2000-2018

												Market Area		LA County

										Inventory (Sq.Ft.)		5,233,843		439,700,945

										Share of LA County		1.19%		100%

										Growth 2008-18 (Sq.Ft.)		34,535		17,066,874

										Growth 2008-18 (%)		0.7%		4.0%

										Share of LA County Growth		0.20%		100%

										Source: Costar, AECOM

																								Market Area Retail Gap Analysis (2018)

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$1,406,980,394		$1,192,391,434		$214,588,960		8.3		898				0.1525173776

																								Food & Drink		$155,606,205		$167,672,955		($12,066,750)		-3.7		344

																								Total		$1,562,586,599		$1,360,064,389		$202,522,210		4.6		1,242

																								Source: ESRI, AECOM

																														-0.0775467148

																								Boyle Heights Retail Gap Analysis  2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$430,518,991		$589,506,987		($158,987,996)		-15.6		428

																								Food & Drink		$47,541,745		$79,375,650		($31,833,905)		-25.1		168

																								Total		$478,060,736		$668,882,637		($190,821,901)		-16.6		596

																								Source: ESRI, AECOM



																								Lincoln Heights Retail Gap Analysis 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$285,025,072		$233,496,255		$51,528,817		9.9		159

																								Food & Drink		$31,481,654		$49,944,115		($18,462,461)		-22.7		91

																								Total		$316,506,726		$283,440,370		$33,066,356		5.5		250

																								Source: ESRI, AECOM

																								El Sereno Retail Gap Analysis Summary 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$365,799,090		$197,072,564		$168,726,526		30		142

																								Food & Drink		$40,534,888		$16,874,987		$23,659,901		41.2		44

																								Total		$406,333,978		$213,947,551		$192,386,427		31		186

																								Source: ESRI, AECOM

																								East LA Retail Gap Analysis Summary 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$325,637,241		$172,315,628		$153,321,613		30.8		169

																								Food & Drink		$36,047,918		$21,478,203		$14,569,715		25.3		41

																								Total		$361,685,159		$193,793,831		$167,891,328		30.2		210

																								Source: ESRI, AECOM





SupermarketSupply













														Nearby Supermarkets

																Location		Supermarket		Distance from Site*

														1		Boyle Heights		Northgate Market		1 mile

														2		Boyle Heights		Food 4 Less		1 mile

														3		Montecito Heights		Smart and Final Extra		1.5 miles

														4		Boyle Heights		Vallarta Supermarkets		2 miles

														5		Boyle Heights		El Super		2 miles

														6		Downtown LA 		Ralphs		3 miles

														7		Downtown LA 		Whole Foods		3 miles

														8		Alhambra		Albertsons		3 miles

														9		South Pasadena		Trader Joe’s		4 miles

														*Euclidean Distance





4NabesMFR



										Sub-Area Inventory and Growth 2000-2018: All Multifamily Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		6,618		3,830		2,011		933		13,392

										Market-Rate		4,389		2,909		1,508		560		9,366

										Affordable		2,229		921		503		373		4,026

										Market-Rate		66%		76%		75%		60%		70%

										Affordable		34%		24%		25%		40%		30%

										Share of Market Area (All Units)		49%		29%		15%		7%		100%

										Share of Market Area (Market Rate)		47%		31%		16%		6%		100%

										Share of Market Area (Affordable)		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,233		830		64		157		2,284

										Market-Rate		1,211

										Affordable

										Growth 2000-18 (%)		23%		28%		3%		20%		17%

										Share of Market Area Growth		54%		36%		3%		7%		100%

										Source: Costar, AECOM





										Sub-Area Inventory and Growth 2000-2018: Affordable Multifamily  Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		2,229		921		503		373		4,026

										Share of Market Area		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,211		603		0		155		1,969

										Growth 2000-18 (%)		119%		190%		0%		71%		96%

										Share of Market Area Growth		62%		31%		0%		8%		100%

										Source: Costar, AECOM



										Sub-Area Inventory and Growth 2000-2018: Market Rate MFR Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		4,389		2,909		1,508		560		9,366

										Share of Market Area		47%		31%		16%		6%		100%

										Growth 2000-18 (Units)		22		227		64		2		315		14%

										Growth 2000-18 (%)		1%		8%		4%		0%		3%

										Share of Market Area Growth		7%		72%		20%		1%		100%

										Source: Costar, AECOM





Indoor Amusements

								Indoor Amusements

								Category		Examples		Building Criteria		Parking Requirements		Site and Market Criteria		Rents		Implications for GH

								Standard Movie Theaters		AMC, Regal, Ipic		Purpose-built		1/5 seats		Retail destination anchor		Low

								Premium Movie Theaters		iPic, Alamo Draft House		Purpose-built		1/5 seats		Retail destination anchor		Low

								Family Entertainment		Dave and Busters, Chuck E Cheese		Adaptive reuse or purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Premium Bowling		Lucky Strike, Pinstripes, Bowlmor		Purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Other		Trampoline parks, bounce houses		Adaptive reuse or purpose-built		1/100 sq.ft.		Can be stand-alone		Low





Office Inventory

										Office Inventory and Growth 2000-2018

												Market Area		Office Market Area		LA County

										Inventory (Sq.Ft.)		1,849,976		68,393,330		416,137,573

										Share of LAC		0.40%		16%		100%

										Growth 2000-18 (Sq.Ft.)		252,329		3,696,889		41,538,039

										Growth 2000-18 (%)		14%		5%		10%

										Share of County Growth		0.60%		9%		100%

										Source: Costar, AECOM





MFPipelinebyAfford

		mfrpipeline

										Pipeline

												Sub-Areas								Total

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Market Area

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Market-Rate

										Market-Rate Pipeline Units		1,100		258		500		61		1,919

										Market-Rate Share of Sub-Area		84%		73%		64%		29%		72%

										Sub-Area Share of Market Area		57%		13%		26%		3%		 100%				0.1900157571

										Affordable

										Affordable Pipeline Units		214		97		276		147		734

										Affordable Share of Sub-Area		16%		27%		36%		71%		28%				41%

										Sub-Area Share of Market Area		29%		13%		38%		20%		 100%

										Total

										Units		1,315		355		776		208		2,653

										Sub-Area Share of Market Area		50%		13%		29%		8%		 100%

										Source: Costar, LACDA, AECOM





MFPipelinebyProject

								Market Area Residential Pipeline: Select Projects

								Name		Sub-Area		Description		Status		Market		Afford.		Total

								Under Construction or Permitted

								Sears Building Ph 1		A (Boyle Heights)		Adaptive reuse apartments, condos		On hold due to Sears bankruptcy		50		10		60

								Downey II		D (East LA)		New Construction Affordable Apartments		Construction; expected 2019		0		71		71

								2841 Folsom		A (Boyle Heights)		Market-Rate Condominiums		Construction; expected 2019		4		0		4

								Currie Hall		B (Lincoln Heights		Market Rate Student Housing with commercial space		Construction; expected 2020		95		0		95

								Subtotal Permitted								149		81		230

								Proposed and/or Seeking Entitlements

								Wyvernwood Apartments*		A (Boyle Heights)		Mixed-use condos, apartments, commercial, open space		Seeking City Council approval		3,740		660		4,400

								2524 E Caesar Chavez		A (Boyle Heights)		Mixed-use 		TBD		200		0		200

								Lorenza Plaza		A (Boyle Heights)		Mixed-Use affordable family housing and ground retail		Proposed for 2020		0		77		77

								Lincoln Heights Jail		B (Lincoln Heights)		Adaptive reuse apartments, live-work, public market, commercial		TBD		150		0		150

								Rose Hill Court		C (El Sereno)		Two-phase redevelopment with apartments, townhomes and flats		Proposed for 2020		0		191		191

								Subtotal Proposed								4,090		928		5,018

								Total								4,239		1,009		5,248

								Total without Wyvernwood								499		349		848

								Source: Costar, Urbanize, Curbed LA, 



								* Not included in previous total as project outcome is uncertain

												400



								Multi-Family Residence Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,392		1,112,299

								Share of LAC		1.20%		100%

								Growth 2000-18 (Units)		2,284		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM

								Units/Year		127





GHTenants

								General Hospital Tenants and Leases

								Tenant		Employees		Occupied SF

								LAC/USC		350

								DHS		307

								Wellness Center		66

								Residency		80

								Navy		13

								LASD		8

								Credit Union		5

								Other		36

								Total		865

								Source: LA County





Dave and Busters

		Site Requirements

		Looking for freestanding or inline with the following specifications: 

		• 26,500 square feet (+/- 1,000 square feet) OR 40,000 square feet (+/- 1,000 square feet) 

		• Midway Seating: 50 

		• Special Events Seating: 200 

		• +/- 175' x 200' Footprint 

		• 300 to 400 Parking Spaces (can be shared) 

		• Two-Level Storefront Height/Facade • Clear Height = +/- 16'0"

		26500		11.320754717		15.0943396226

		40000		7.5		10





Sheet1

								Area Retail Destinations

										Center		Description		Drivetime from Site*

								1		Downtown LA		Diverse district with malls and large walkable downtown retail area		2.5 miles

								2		Alhambra Commercial		Big box retail		3.5 miles

								3		Commerce Outlets 		Mall and big box retail		5 miles

								4		Glendale Galleria 		Mall and big box retail		6.5 miles

								5		Old Pasadena		Walkable downtown retail area		7 miles

								*Google Maps drivetime to center of area
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Demand Supply Leakage Factor Businesses
Retail $430,518,991 $589,506,987 ($158,987,996) -15.6 428
Food & Drink $47,541,745 $79,375,650 ($31,833,905) -25.1 168

Total $478,060,736 $668,882,637 ($190,821,901) -16.6 596

Boyle Heights Retail Gap Analysis  2018

Source: ESRI, AECOM
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Sub-area A (Boyle Heights) Retail Factor

Retail Leakage / Surplus Analysis: Market Sub-Area A (Boyle Heights)
(Information dated 2018)
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Contrary to the market area, sub-area A has a relatively robust retail sector that generates a 
surplus of approximately $190 million.
• The 596 retail businesses in sub-area A 

contribute approximately two-thirds of the 
market area total

• Market area retail supply outperforms 
demand in all retail sectors but general 
merchandise, electronics and appliances, 
furniture and home furnishings, and motor 
vehicle and parts dealers—all categories 
associated with large traditional shopping 
centers, big-box centers, or auto-malls


Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarketHorizontal

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarketVertical

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

				73100				% of 2019 AMI		50%		ERROR:#DIV/0!		ERROR:#VALUE!

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM

										40%		37%		16%		27%		32%





JobsHHRatio



								Jobs/Household Ratio

										Market Area														LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D				Total Market Area

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)



								Households (2017)		22,379		13,243		13,245		15,172				64,039				3,295,198



								Jobs (2015)		20,187		19,880		6,875		6,476				53,418				3,928,040



								Jobs/HH Ratio		0.90		1.50		0.52		0.43				0.83				1.2



								Source: US Census Bureau, ESRI, AECOM





InfloOutflow

						Market Area Employment Inflow/Outflow

						Item		2002		2010		2015



						Market Area Jobs		63,249		66,105		74,113

						% working residents who work outside the Market Area		90%		91%		92%

						% working residents who work inside the Market Area		10%		9%		8%



						Day Population		217,144		216,291		214,032

						Day Population/Residential Population		92%		92%		91%



						Source: LEHD, US Census Bureau, AECOM

						Residential Population		236,184		235,817		234,727

						Share of Employment filled by In-commuters		86%		88%		88%





HOmeValues

								In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East LA median home values were both x%, x%, X%, and X% lower than the County average. 

								Median Home Values

										Median Value						4/96-10/18 Change

										Apr-96		Oct-18				%		CAGR				96 v county		18 v county

								Boyle Heights		$124,200		$434,200				250%		5.9%				23%		30%

								Lincoln Heights		$123,400		$564,500				357%		7.2%				23%		8%

								El Sereno		$130,000		$601,000				362%		7.2%				19%		2%

								East Los Angeles		$125,300		$465,400				272%		6.2%				22%		24%

								Los Angeles County		$160,800		$616,300				283%		6.3%				0%		0%

								Source: Zillow Research, AECOM





SectorEmpProjections



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*

												Growth by NAICS Sector was estimated by applying EDD projections for LA County to LEHD Employment data

												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

												Subtotal Goods-Producing		8,540		8,086		-454		-5%



										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Subtotal Service-Producing		44,878		55,417		10,539		23%



												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

												Health Care and Social Assistance		17,774		23,816		6,042		34%		2.97%

												Manufacturing		7,463		6,780		-683		-9%		-0.96%

												Wholesale Trade		6,039		6,610		571		9%		0.91%

												Educational Services		5,201		6,677		1,476		28%		2.53%				7,518		0.7454635597

												Retail Trade		3,672		4,014		342		9%		0.89%

												Accommodation and Food Services		3,385		4,335		950		28%		2.51%

												Transportation and Warehousing		2,874		3,290		416		14%		1.36%

												Professional, Scientific, and Technical Services		1,829		2,123		294		16%		1.50%

												Admin. & Support, Waste Mngmt.		1,438		1,654		216		15%		1.41%

												Other Services (excluding Public Administration)		1,355		1,511		156		12%		1.10%

												Construction		937		1,172		235		25%		2.27%

												Finance and Insurance		410		406		-4		-1%		-0.10%

												Real Estate and Rental and Leasing		273		307		34		12%		1.17%

												Management of Companies and Enterprises		244		254		10		4%		0.41%

												Information		241		261		20		8%		0.78%

												Utilities		131		126		-5		-4%		-0.41%

												Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

												Public Administration		71		74		3		5%		0.46%

												Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

												Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*





MedCenters

												Nearby Medical Centers 

												Location		Anchor Institutions		Miles from Site*

										1		Boyle Heights		Adventist Health White Memorial		0.75

										2		Downtown LA 		California Hospital Medical Center		3.5

										3		Alhambra 		Alhambra Hospital Medical Center		4

										4		Glendale  		Glendale Memorial Hospital		5.5														l

										5		Pasadena		Huntington Hospital		6

										6		Rosemead		Silver Lake Medical Center 		6

										7		Glendale  		Adventist Health Glendale		6.5

												*Euclidean Distance

												Source: AECOM

																												Medical Office Inventory and Growth 2000-2018

																														Market Area		Medical Office Market Area		LA County

																												Inventory (Sq.Ft.)		730,294		8,150,503		45,507,663

																												Share of LA County		2%		18%		100%

																												Growth 2000-18 (Sq.Ft.)		105,583		1,068,748		5,373,092

																												Growth 2000-18 (%)		14%		13%		12%

																												Share of LA County Growth		2%		20%		100%

																												Source: Costar, AECOM





MFRIventoryMarketArea

								Multifamily Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,952		1,112,299

								Market-Rate		70%		NA

								Affordable		30%		NA

								Share of LAC		1.25%		100%

								Growth 2000-18 (Units)		2,335		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM





Sheet3

		mfrpipeline

										Pipeline

												Sub-Areas								Total

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Market Area

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Market-Rate

										Market-Rate Pipeline Units		1,100		258		500		61		1,919

										Market-Rate Share of Sub-Area		84%		73%		64%		29%		72%

										Sub-Area Share of Market Area		57%		13%		26%		3%		 100%				0.1900157571

										Affordable

										Affordable Pipeline Units		214		97		276		147		734

										Affordable Share of Sub-Area		16%		27%		36%		71%		28%				41%

										Sub-Area Share of Market Area		29%		13%		38%		20%		 100%

										Total

										Units		1,315		355		776		208		2,653

										Sub-Area Share of Market Area		50%		13%		29%		8%		 100%

										Source: Costar, LACDA, AECOM





Sheet4

																										                                    

										Retail Inventory and Growth 2000-2018

												Market Area		LA County

										Inventory (Sq.Ft.)		5,233,843		439,700,945

										Share of LA County		1.19%		100%

										Growth 2008-18 (Sq.Ft.)		34,535		17,066,874

										Growth 2008-18 (%)		0.7%		4.0%

										Share of LA County Growth		0.20%		100%

										Source: Costar, AECOM

																								Market Area Retail Gap Analysis (2018)

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$1,406,980,394		$1,192,391,434		$214,588,960		8.3		898				0.1525173776

																								Food & Drink		$155,606,205		$167,672,955		($12,066,750)		-3.7		344

																								Total		$1,562,586,599		$1,360,064,389		$202,522,210		4.6		1,242

																								Source: ESRI, AECOM

																														-0.0775467148

																								Boyle Heights Retail Gap Analysis  2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$430,518,991		$589,506,987		($158,987,996)		-15.6		428

																								Food & Drink		$47,541,745		$79,375,650		($31,833,905)		-25.1		168

																								Total		$478,060,736		$668,882,637		($190,821,901)		-16.6		596

																								Source: ESRI, AECOM





4NabesMFR



										Sub-Area Inventory and Growth 2000-2018: All Multifamily Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		6,618		3,830		2,011		933		13,392

										Market-Rate		4,389		2,909		1,508		560		9,366

										Affordable		2,229		921		503		373		4,026

										Market-Rate		66%		76%		75%		60%		70%

										Affordable		34%		24%		25%		40%		30%

										Share of Market Area (All Units)		49%		29%		15%		7%		100%

										Share of Market Area (Market Rate)		47%		31%		16%		6%		100%

										Share of Market Area (Affordable)		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,233		830		64		157		2,284

										Market-Rate		1,211

										Affordable

										Growth 2000-18 (%)		23%		28%		3%		20%		17%

										Share of Market Area Growth		54%		36%		3%		7%		100%

										Source: Costar, AECOM





										Sub-Area Inventory and Growth 2000-2018: Affordable Multifamily  Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		2,229		921		503		373		4,026

										Share of Market Area		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,211		603		0		155		1,969

										Growth 2000-18 (%)		119%		190%		0%		71%		96%

										Share of Market Area Growth		62%		31%		0%		8%		100%

										Source: Costar, AECOM



										Sub-Area Inventory and Growth 2000-2018: Market Rate MFR Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		4,389		2,909		1,508		560		9,366

										Share of Market Area		47%		31%		16%		6%		100%

										Growth 2000-18 (Units)		22		227		64		2		315		14%

										Growth 2000-18 (%)		1%		8%		4%		0%		3%

										Share of Market Area Growth		7%		72%		20%		1%		100%

										Source: Costar, AECOM





Indoor Amusements

								Indoor Amusements

								Category		Examples		Building Criteria		Parking Requirements		Site and Market Criteria		Rents		Implications for GH

								Standard Movie Theaters		AMC, Regal, Ipic		Purpose-built		1/5 seats		Retail destination anchor		Low

								Premium Movie Theaters		iPic, Alamo Draft House		Purpose-built		1/5 seats		Retail destination anchor		Low

								Family Entertainment		Dave and Busters, Chuck E Cheese		Adaptive reuse or purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Premium Bowling		Lucky Strike, Pinstripes, Bowlmor		Purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Other		Trampoline parks, bounce houses		Adaptive reuse or purpose-built		1/100 sq.ft.		Can be stand-alone		Low





Office Inventory

										Office Inventory and Growth 2000-2018

												Market Area		Office Market Area		LA County

										Inventory (Sq.Ft.)		1,849,976		68,393,330		416,137,573

										Share of LAC		0.40%		16%		100%

										Growth 2000-18 (Sq.Ft.)		252,329		3,696,889		41,538,039

										Growth 2000-18 (%)		14%		5%		10%

										Share of County Growth		0.60%		9%		100%

										Source: Costar, AECOM





MFRPipeline

								Market Area Residential Pipeline: Select Projects

								Name		Sub-Area		Description		Status		Market		Afford.		Total

								Under Construction or Permitted

								Sears Building Ph 1		A (Boyle Heights)		Adaptive reuse apartments, condos		On hold due to Sears bankruptcy		50		10		60

								Downey II		D (East LA)		New Construction Affordable Apartments		Construction; expected 2019		0		71		71

								2841 Folsom		A (Boyle Heights)		Market-Rate Condominiums		Construction; expected 2019		4		0		4

								Currie Hall		B (Lincoln Heights		Market Rate Student Housing with commercial space		Construction; expected 2020		95		0		95

								Subtotal Permitted								149		81		230

								Proposed and/or Seeking Entitlements

								Wyvernwood Apartments*		A (Boyle Heights)		Mixed-use condos, apartments, commercial, open space		Seeking City Council approval		3,740		660		4,400

								2524 E Caesar Chavez		A (Boyle Heights)		Mixed-use 		TBD		200		0		200

								Lorenza Plaza		A (Boyle Heights)		Mixed-Use affordable family housing and ground retail		Proposed for 2020		0		77		77

								Lincoln Heights Jail		B (Lincoln Heights)		Adaptive reuse apartments, live-work, public market, commercial		TBD		150		0		150

								Rose Hill Court		C (El Sereno)		Two-phase redevelopment with apartments, townhomes and flats		Proposed for 2020		0		191		191

								Subtotal Proposed								4,090		928		5,018

								Total								4,239		1,009		5,248

								Total without Wyvernwood								499		349		848

								Source: Costar, Urbanize, Curbed LA, 



								* Not included in previous total as project outcome is uncertain

												400



								Multi-Family Residence Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,392		1,112,299

								Share of LAC		1.20%		100%

								Growth 2000-18 (Units)		2,284		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM

								Units/Year		127





Sheet1

								General Hospital Tenants and Leases

								Tenant		Employees		Occupied SF

								LAC/USC		350

								DHS		307

								Wellness Center		66

								Residency		80

								Navy		13

								LASD		8

								Credit Union		5

								Other		36

								Total		865

								Source: LA County





Dave and Busters

		Site Requirements

		Looking for freestanding or inline with the following specifications: 

		• 26,500 square feet (+/- 1,000 square feet) OR 40,000 square feet (+/- 1,000 square feet) 

		• Midway Seating: 50 

		• Special Events Seating: 200 

		• +/- 175' x 200' Footprint 

		• 300 to 400 Parking Spaces (can be shared) 

		• Two-Level Storefront Height/Facade • Clear Height = +/- 16'0"

		26500		11.320754717		15.0943396226

		40000		7.5		10
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Lincoln Heights Retail Gap Analysis Summary 2018
Demand Supply Leakage Factor Businesses

Retail $285,025,072 $233,496,255 $51,528,817 9.9 159
Food & Drink $31,481,654 $49,944,115 -$18,462,461 -22.7 91
Total $316,506,726 $283,440,370 $33,066,356 5.5 250
Source: ESRI, AECOM
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Retail Leakage / Surplus Analysis: Market Sub-Area B (Lincoln Heights)
(Information dated 2018)
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• Sub-area B has the second-most retail 
businesses after sub-area A in the market 
area with 250 businesses

• While the market area has a surplus of food 
and beverage stores, sub-area B shows 
leakage in this sector, suggesting the 
opportunity for a grocery store

• Other retail categories with significant 
leakage include non-store retailers, building 
materials and furniture

Demand Supply Leakage Factor Businesses
Retail $285,025,072 $233,496,255 $51,528,817 9.9 159
Food & Drink $31,481,654 $49,944,115 ($18,462,461) -22.7 91

Total $316,506,726 $283,440,370 $33,066,356 5.5 250
Source: ESRI, AECOM

Lincoln Heights Retail Gap Analysis 2018

Sub-area B, in which General Hospital is located, has significant retail leakage in most categories 
suggesting potential for retail development.
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Demand Supply Leakage Factor Businesses
Retail $365,799,090 $197,072,564 $168,726,526 30 142
Food & Drink $40,534,888 $16,874,987 $23,659,901 41.2 44

Total $406,333,978 $213,947,551 $192,386,427 31 186

El Sereno Retail Gap Analysis Summary 2018

Source: ESRI, AECOM
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Retail Leakage / Surplus Analysis: Market Sub-Area C (El Sereno)
(Information dated 2018)
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• Most retail businesses in sub-area C are 
clustered around the southern corridor and 
Huntington Drive, while residential 
neighborhoods prevail elsewhere

• Sub-area C has a retail surplus only for 
Sporting goods / hobby / books / music and 
clothing categories

• The large retail demand from this sub-area 
could support commercial activities of the 
site

• At approximately $192 million, sub-area C 
has the largest total retail leakage of the 4 
sub-areas

Sub-area C has the fewest businesses of the 4 sub-areas and significant leakage in most retail 
categories.


Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarketHorizontal

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarketVertical

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

				73100				% of 2019 AMI		50%		ERROR:#DIV/0!		ERROR:#VALUE!

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM

										40%		37%		16%		27%		32%





JobsHHRatio



								Jobs/Household Ratio

										Market Area														LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D				Total Market Area

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)



								Households (2017)		22,379		13,243		13,245		15,172				64,039				3,295,198



								Jobs (2015)		20,187		19,880		6,875		6,476				53,418				3,928,040



								Jobs/HH Ratio		0.90		1.50		0.52		0.43				0.83				1.2



								Source: US Census Bureau, ESRI, AECOM





InfloOutflow

						Market Area Employment Inflow/Outflow

						Item		2002		2010		2015



						Market Area Jobs		63,249		66,105		74,113

						% working residents who work outside the Market Area		90%		91%		92%

						% working residents who work inside the Market Area		10%		9%		8%



						Day Population		217,144		216,291		214,032

						Day Population/Residential Population		92%		92%		91%



						Source: LEHD, US Census Bureau, AECOM

						Residential Population		236,184		235,817		234,727

						Share of Employment filled by In-commuters		86%		88%		88%





HOmeValues

								In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East LA median home values were both x%, x%, X%, and X% lower than the County average. 

								Median Home Values

										Median Value						4/96-10/18 Change

										Apr-96		Oct-18				%		CAGR				96 v county		18 v county

								Boyle Heights		$124,200		$434,200				250%		5.9%				23%		30%

								Lincoln Heights		$123,400		$564,500				357%		7.2%				23%		8%

								El Sereno		$130,000		$601,000				362%		7.2%				19%		2%

								East Los Angeles		$125,300		$465,400				272%		6.2%				22%		24%

								Los Angeles County		$160,800		$616,300				283%		6.3%				0%		0%

								Source: Zillow Research, AECOM





SectorEmpProjections



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*

												Growth by NAICS Sector was estimated by applying EDD projections for LA County to LEHD Employment data

												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

												Subtotal Goods-Producing		8,540		8,086		-454		-5%



										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Subtotal Service-Producing		44,878		55,417		10,539		23%



												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

												Health Care and Social Assistance		17,774		23,816		6,042		34%		2.97%

												Manufacturing		7,463		6,780		-683		-9%		-0.96%

												Wholesale Trade		6,039		6,610		571		9%		0.91%

												Educational Services		5,201		6,677		1,476		28%		2.53%				7,518		0.7454635597

												Retail Trade		3,672		4,014		342		9%		0.89%

												Accommodation and Food Services		3,385		4,335		950		28%		2.51%

												Transportation and Warehousing		2,874		3,290		416		14%		1.36%

												Professional, Scientific, and Technical Services		1,829		2,123		294		16%		1.50%

												Admin. & Support, Waste Mngmt.		1,438		1,654		216		15%		1.41%

												Other Services (excluding Public Administration)		1,355		1,511		156		12%		1.10%

												Construction		937		1,172		235		25%		2.27%

												Finance and Insurance		410		406		-4		-1%		-0.10%

												Real Estate and Rental and Leasing		273		307		34		12%		1.17%

												Management of Companies and Enterprises		244		254		10		4%		0.41%

												Information		241		261		20		8%		0.78%

												Utilities		131		126		-5		-4%		-0.41%

												Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

												Public Administration		71		74		3		5%		0.46%

												Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

												Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*





MedCenters

												Nearby Medical Centers 

												Location		Anchor Institutions		Miles from Site*

										1		Boyle Heights		Adventist Health White Memorial		0.75

										2		Downtown LA 		California Hospital Medical Center		3.5

										3		Alhambra 		Alhambra Hospital Medical Center		4

										4		Glendale  		Glendale Memorial Hospital		5.5														l

										5		Pasadena		Huntington Hospital		6

										6		Rosemead		Silver Lake Medical Center 		6

										7		Glendale  		Adventist Health Glendale		6.5

												*Euclidean Distance

												Source: AECOM

																												Medical Office Inventory and Growth 2000-2018

																														Market Area		Medical Office Market Area		LA County

																												Inventory (Sq.Ft.)		730,294		8,150,503		45,507,663

																												Share of LA County		2%		18%		100%

																												Growth 2000-18 (Sq.Ft.)		105,583		1,068,748		5,373,092

																												Growth 2000-18 (%)		14%		13%		12%

																												Share of LA County Growth		2%		20%		100%

																												Source: Costar, AECOM





MFRIventoryMarketArea

								Multifamily Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,952		1,112,299

								Market-Rate		70%		NA

								Affordable		30%		NA

								Share of LAC		1.25%		100%

								Growth 2000-18 (Units)		2,335		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM





Sheet3

		mfrpipeline

										Pipeline

												Sub-Areas								Total

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Market Area

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Market-Rate

										Market-Rate Pipeline Units		1,100		258		500		61		1,919

										Market-Rate Share of Sub-Area		84%		73%		64%		29%		72%

										Sub-Area Share of Market Area		57%		13%		26%		3%		 100%				0.1900157571

										Affordable

										Affordable Pipeline Units		214		97		276		147		734

										Affordable Share of Sub-Area		16%		27%		36%		71%		28%				41%

										Sub-Area Share of Market Area		29%		13%		38%		20%		 100%

										Total

										Units		1,315		355		776		208		2,653

										Sub-Area Share of Market Area		50%		13%		29%		8%		 100%

										Source: Costar, LACDA, AECOM





Sheet4

																										                                    

										Retail Inventory and Growth 2000-2018

												Market Area		LA County

										Inventory (Sq.Ft.)		5,233,843		439,700,945

										Share of LA County		1.19%		100%

										Growth 2008-18 (Sq.Ft.)		34,535		17,066,874

										Growth 2008-18 (%)		0.7%		4.0%

										Share of LA County Growth		0.20%		100%

										Source: Costar, AECOM

																								Market Area Retail Gap Analysis (2018)

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$1,406,980,394		$1,192,391,434		$214,588,960		8.3		898				0.1525173776

																								Food & Drink		$155,606,205		$167,672,955		($12,066,750)		-3.7		344

																								Total		$1,562,586,599		$1,360,064,389		$202,522,210		4.6		1,242

																								Source: ESRI, AECOM

																														-0.0775467148

																								Boyle Heights Retail Gap Analysis  2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$430,518,991		$589,506,987		($158,987,996)		-15.6		428

																								Food & Drink		$47,541,745		$79,375,650		($31,833,905)		-25.1		168

																								Total		$478,060,736		$668,882,637		($190,821,901)		-16.6		596

																								Source: ESRI, AECOM



																								Lincoln Heights Retail Gap Analysis 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$285,025,072		$233,496,255		$51,528,817		9.9		159

																								Food & Drink		$31,481,654		$49,944,115		($18,462,461)		-22.7		91

																								Total		$316,506,726		$283,440,370		$33,066,356		5.5		250

																								Source: ESRI, AECOM

																								El Sereno Retail Gap Analysis Summary 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$365,799,090		$197,072,564		$168,726,526		30		142

																								Food & Drink		$40,534,888		$16,874,987		$23,659,901		41.2		44

																								Total		$406,333,978		$213,947,551		$192,386,427		31		186

																								Source: ESRI, AECOM
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										Sub-Area Inventory and Growth 2000-2018: All Multifamily Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		6,618		3,830		2,011		933		13,392

										Market-Rate		4,389		2,909		1,508		560		9,366

										Affordable		2,229		921		503		373		4,026

										Market-Rate		66%		76%		75%		60%		70%

										Affordable		34%		24%		25%		40%		30%

										Share of Market Area (All Units)		49%		29%		15%		7%		100%

										Share of Market Area (Market Rate)		47%		31%		16%		6%		100%

										Share of Market Area (Affordable)		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,233		830		64		157		2,284

										Market-Rate		1,211

										Affordable

										Growth 2000-18 (%)		23%		28%		3%		20%		17%

										Share of Market Area Growth		54%		36%		3%		7%		100%

										Source: Costar, AECOM





										Sub-Area Inventory and Growth 2000-2018: Affordable Multifamily  Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		2,229		921		503		373		4,026

										Share of Market Area		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,211		603		0		155		1,969

										Growth 2000-18 (%)		119%		190%		0%		71%		96%

										Share of Market Area Growth		62%		31%		0%		8%		100%

										Source: Costar, AECOM



										Sub-Area Inventory and Growth 2000-2018: Market Rate MFR Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		4,389		2,909		1,508		560		9,366

										Share of Market Area		47%		31%		16%		6%		100%

										Growth 2000-18 (Units)		22		227		64		2		315		14%

										Growth 2000-18 (%)		1%		8%		4%		0%		3%

										Share of Market Area Growth		7%		72%		20%		1%		100%

										Source: Costar, AECOM





Indoor Amusements

								Indoor Amusements

								Category		Examples		Building Criteria		Parking Requirements		Site and Market Criteria		Rents		Implications for GH

								Standard Movie Theaters		AMC, Regal, Ipic		Purpose-built		1/5 seats		Retail destination anchor		Low

								Premium Movie Theaters		iPic, Alamo Draft House		Purpose-built		1/5 seats		Retail destination anchor		Low

								Family Entertainment		Dave and Busters, Chuck E Cheese		Adaptive reuse or purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Premium Bowling		Lucky Strike, Pinstripes, Bowlmor		Purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Other		Trampoline parks, bounce houses		Adaptive reuse or purpose-built		1/100 sq.ft.		Can be stand-alone		Low





Office Inventory

										Office Inventory and Growth 2000-2018

												Market Area		Office Market Area		LA County

										Inventory (Sq.Ft.)		1,849,976		68,393,330		416,137,573

										Share of LAC		0.40%		16%		100%

										Growth 2000-18 (Sq.Ft.)		252,329		3,696,889		41,538,039

										Growth 2000-18 (%)		14%		5%		10%

										Share of County Growth		0.60%		9%		100%

										Source: Costar, AECOM





MFRPipeline

								Market Area Residential Pipeline: Select Projects

								Name		Sub-Area		Description		Status		Market		Afford.		Total

								Under Construction or Permitted

								Sears Building Ph 1		A (Boyle Heights)		Adaptive reuse apartments, condos		On hold due to Sears bankruptcy		50		10		60

								Downey II		D (East LA)		New Construction Affordable Apartments		Construction; expected 2019		0		71		71

								2841 Folsom		A (Boyle Heights)		Market-Rate Condominiums		Construction; expected 2019		4		0		4

								Currie Hall		B (Lincoln Heights		Market Rate Student Housing with commercial space		Construction; expected 2020		95		0		95

								Subtotal Permitted								149		81		230

								Proposed and/or Seeking Entitlements

								Wyvernwood Apartments*		A (Boyle Heights)		Mixed-use condos, apartments, commercial, open space		Seeking City Council approval		3,740		660		4,400

								2524 E Caesar Chavez		A (Boyle Heights)		Mixed-use 		TBD		200		0		200

								Lorenza Plaza		A (Boyle Heights)		Mixed-Use affordable family housing and ground retail		Proposed for 2020		0		77		77

								Lincoln Heights Jail		B (Lincoln Heights)		Adaptive reuse apartments, live-work, public market, commercial		TBD		150		0		150

								Rose Hill Court		C (El Sereno)		Two-phase redevelopment with apartments, townhomes and flats		Proposed for 2020		0		191		191

								Subtotal Proposed								4,090		928		5,018

								Total								4,239		1,009		5,248

								Total without Wyvernwood								499		349		848

								Source: Costar, Urbanize, Curbed LA, 



								* Not included in previous total as project outcome is uncertain

												400



								Multi-Family Residence Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,392		1,112,299

								Share of LAC		1.20%		100%

								Growth 2000-18 (Units)		2,284		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM

								Units/Year		127





Sheet1

								General Hospital Tenants and Leases

								Tenant		Employees		Occupied SF

								LAC/USC		350

								DHS		307

								Wellness Center		66

								Residency		80

								Navy		13

								LASD		8

								Credit Union		5

								Other		36

								Total		865

								Source: LA County





Dave and Busters

		Site Requirements

		Looking for freestanding or inline with the following specifications: 

		• 26,500 square feet (+/- 1,000 square feet) OR 40,000 square feet (+/- 1,000 square feet) 

		• Midway Seating: 50 

		• Special Events Seating: 200 

		• +/- 175' x 200' Footprint 

		• 300 to 400 Parking Spaces (can be shared) 

		• Two-Level Storefront Height/Facade • Clear Height = +/- 16'0"

		26500		11.320754717		15.0943396226

		40000		7.5		10
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Demand Supply Leakage Factor Businesses
Retail $325,637,241 $172,315,628 $153,321,613 30.8 169
Food & Drink $36,047,918 $21,478,203 $14,569,715 25.3 41

Total $361,685,159 $193,793,831 $167,891,328 30.2 210

East LA Retail Gap Analysis Summary 2018

Source: ESRI, AECOM
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Sub-area D (East LA) Retail Factor

Retail Leakage / Surplus Analysis: Market Sub-Area D (East LA)
(Information dated 2018)
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• Similar to sub-area C, sub-area D has more 
residential neighborhoods and fewer retail 
businesses

• Only food and beverage stores and gasoline 
stations have a retail surplus

• At approximately $168 million, sub-area C 
has the second largest total retail leakage, 
suggesting opportunities for commercial 
development in multiple categories

Sub-area D also has significant total retail leakage from the combined demand of nearly every 
retail category.


Employment SubAreas

												rate of 53%



												Employment and Growth for Top-4 Sectors by Sub-Area, 2002-2015

														2015		Sub-Area  Share		2002		Market Area Share		2002-15  Change

												Sub-Area A (Boyle Heights)		20,187				19,411		38%		4%

												Healthcare		4,949		25%		2,690				84%				2689.6739130435		2259.3260869565		4949

												Manufacturing		3,954		20%		7,460				-47%

												Wholesale Trade		3,210		16%		2,841				13%

												Educational Services		1,659		8%		101				1543%

												All Other Sectors		6,415		32%		6,319				2%



												Sub-Area B (Lincoln Heights)		19,880				13,253		37%		50%

												Healthcare		9,569		48%		3,405				181%

												Wholesale Trade		2,159		11%		606				256%

												Transportation/Warehousing		1,534		8%		1,519				1%

												Educational Services		1,449		7%		109				1229%

												All Other Sectors		5,169		26%		7,614				-32%



												Sub-Area C (El Sereno)		6,875				7,237		13%		-5%

												Manufacturing		2,060		30%		3,433				-40%

												Educational Services		963		14%		3				32000%

												Healthcare		953		14%		178				435%

												Wholesale Trade		550		8%		632				-13%

												All Other Sectors		2,349		34%		2,990				-21%



												Sub-Area D (East Los Angeles)		6,476				4,261		12%		52%

												Healthcare		2,303		36%		1,476				56%

												Educational Services		1,130		17%		101				1019%

												Retail Trade		701		11%		565				24%

												Accommodation/Food Service		577		9%		390				48%

												All Other Sectors		1,765		27%		1,728				2%

												Source: US Census LEHD, AECOM



														53,418						75%





EmploymentMarketHorizontal

												Employment Growth by Sector 2002-2015

														Market Area								Los Angeles County

														2015		2015  Share		2002-15 Change				2015 Total		2015  Share		2002-15 Change

												Total Jobs		53,418		100%		21%				3,928,040		100%		12%



												Top-4 Sectors

												Healthcare		17,774		33%		129%				549,263		14%		72%

												Manufacturing		7,463		14%		-48%				344,282		9%		-31%

												Wholesale Trade		6,039		11%		41%				232,693		6%		9%

												Educational Services		5,201		10%		1556%				335,761		9%		24%



												Remaining Sectors		16,941		32%		-3%				2,466,041		63%		12%

												Source: LEHD, AECOM





EmploymentMarketVertical

												Employment Growth by Sector 2002-2015

														2015		2015  Share		2002		2002-15 Change



												Market Area		53,418		100%		44,147		21%

												Top-4 Market Area Sectors		36,477		68%		26,711		37%

												Healthcare		17,774		33%		7,762		129%

												Manufacturing		7,463		14%		14,352		-48%

												Wholesale Trade		6,039		11%		4,283		41%

												Educational Services		5,201		10%		314		1556%

												Remaining Sectors		16,941		32%		17,465		-3%



												Los Angeles County		3,928,040		100%		3,507,179		12%

												Top-4 Market Area Sectors		1,461,999		37%		1,302,553		12%

												Healthcare		549,263		14%		319,339		72%

												Manufacturing		344,282		9%		498,959		-31%

												Wholesale Trade		232,693		6%		213,480		9%

												Educational Services		335,761		9%		270,775		24%

												Remaining Sectors		2,466,041		63%		2,201,822		12%



												Source: LEHD, AECOM





Population





								Population and Household Trends

										Market Area										LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D		Total

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

								Population

								2017		86,647		45,651		44,757		59,630		 236,85 		10,105,722

								2000-2017 Change		0.90%		1.20%		5.00%		-4.50%		0.30%		2.92%

								2000-2017 CAGR		0.10%		0.10%		0.30%		-0.30%		0.00%		0.41%

								Households

								2017		22,379		13,243		13,245		15,172		64,039		3,295,198

								   Owner %		26%		30%		53%		32%		34%		46%

								   Renter %		74%		70%		47%		68%		66%		54%

								   Average HH Size		3.85		3.36		3.26		3.92		3.64		3.01

								2000-2017 Change		7.00%		12.90%		6.80%		6.30%		8%		5.20%

								2000-2017 CAGR		0.40%		0.70%		0.40%		0.40%		0%		0.30%

								Median HH Income

								2017

								   Real 		$36,688		$38,437		$51,387		$44,243		$41,786		$61,015

				73100				% of 2019 AMI		50%		ERROR:#DIV/0!		ERROR:#VALUE!

								2000-2017 Change

								   Real		1%		6%		-7%		4%		2%		-3%

								   Nominal		15%		20%		5%		18%		15%		10%

								Source: US Census Bureau, ESRI, AECOM

										40%		37%		16%		27%		32%





JobsHHRatio



								Jobs/Household Ratio

										Market Area														LA County

										Sub-area A		Sub-area B		Sub-area C		Sub-area D				Total Market Area

										(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)



								Households (2017)		22,379		13,243		13,245		15,172				64,039				3,295,198



								Jobs (2015)		20,187		19,880		6,875		6,476				53,418				3,928,040



								Jobs/HH Ratio		0.90		1.50		0.52		0.43				0.83				1.2



								Source: US Census Bureau, ESRI, AECOM





InfloOutflow

						Market Area Employment Inflow/Outflow

						Item		2002		2010		2015



						Market Area Jobs		63,249		66,105		74,113

						% working residents who work outside the Market Area		90%		91%		92%

						% working residents who work inside the Market Area		10%		9%		8%



						Day Population		217,144		216,291		214,032

						Day Population/Residential Population		92%		92%		91%



						Source: LEHD, US Census Bureau, AECOM

						Residential Population		236,184		235,817		234,727

						Share of Employment filled by In-commuters		86%		88%		88%





HOmeValues

								In 1996, Boyle Heights, Lincoln Heights, El Sereno, and East LA median home values were both x%, x%, X%, and X% lower than the County average. 

								Median Home Values

										Median Value						4/96-10/18 Change

										Apr-96		Oct-18				%		CAGR				96 v county		18 v county

								Boyle Heights		$124,200		$434,200				250%		5.9%				23%		30%

								Lincoln Heights		$123,400		$564,500				357%		7.2%				23%		8%

								El Sereno		$130,000		$601,000				362%		7.2%				19%		2%

								East Los Angeles		$125,300		$465,400				272%		6.2%				22%		24%

								Los Angeles County		$160,800		$616,300				283%		6.3%				0%		0%

								Source: Zillow Research, AECOM





SectorEmpProjections



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*

												Growth by NAICS Sector was estimated by applying EDD projections for LA County to LEHD Employment data

												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

										1		Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

										2		Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

										3		Utilities		131		126		-5		-4%		-0.41%

										4		Construction		937		1172		235		25%		2.27%

										5		Manufacturing		7,463		6780		-683		-9%		-0.96%

												Subtotal Goods-Producing		8,540		8,086		-454		-5%



										6		Wholesale Trade		6,039		6610		571		9%		0.91%

										7		Retail Trade		3,672		4014		342		9%		0.89%

										8		Transportation and Warehousing		2,874		3290		416		14%		1.36%

										9		Information		241		261		20		8%		0.78%

										10		Finance and Insurance		410		406		-4		-1%		-0.10%

										11		Real Estate and Rental and Leasing		273		307		34		12%		1.17%

										12		Professional, Scientific, and Technical Services		1,829		2123		294		16%		1.50%

										13		Management of Companies and Enterprises		244		254		10		4%		0.41%

										14		Admin. & Support, Waste Mngmt.		1,438		1654		216		15%		1.41%

										15		Educational Services		5,201		6677		1476		28%		2.53%

										16		Health Care and Social Assistance		17,774		23816		6042		34%		2.97%

										17		Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

										18		Accommodation and Food Services		3,385		4335		950		28%		2.51%

										19		Other Services (excluding Public Administration)		1,355		1511		156		12%		1.10%

										20		Public Administration		71		74		3		5%		0.46%

												Subtotal Service-Producing		44,878		55,417		10,539		23%



												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*



												Market Area Employment Projections by Sector

												 NAICS Sector Primary Jobs		2015		2025		Job Growth		2015-25 Change		CAGR

												Health Care and Social Assistance		17,774		23,816		6,042		34%		2.97%

												Manufacturing		7,463		6,780		-683		-9%		-0.96%

												Wholesale Trade		6,039		6,610		571		9%		0.91%

												Educational Services		5,201		6,677		1,476		28%		2.53%				7,518		0.7454635597

												Retail Trade		3,672		4,014		342		9%		0.89%

												Accommodation and Food Services		3,385		4,335		950		28%		2.51%

												Transportation and Warehousing		2,874		3,290		416		14%		1.36%

												Professional, Scientific, and Technical Services		1,829		2,123		294		16%		1.50%

												Admin. & Support, Waste Mngmt.		1,438		1,654		216		15%		1.41%

												Other Services (excluding Public Administration)		1,355		1,511		156		12%		1.10%

												Construction		937		1,172		235		25%		2.27%

												Finance and Insurance		410		406		-4		-1%		-0.10%

												Real Estate and Rental and Leasing		273		307		34		12%		1.17%

												Management of Companies and Enterprises		244		254		10		4%		0.41%

												Information		241		261		20		8%		0.78%

												Utilities		131		126		-5		-4%		-0.41%

												Arts, Entertainment, and Recreation		72		85		13		18%		1.68%

												Public Administration		71		74		3		5%		0.46%

												Agriculture, Forestry, Fishing and Hunting		9		8		-1		-9%		-0.96%

												Mining, Quarrying, and Oil and Gas Extraction		0		0		0		0%		0.47%

												Total		53,418		63,503		10,085		19%

												Source: LEHD, EDD, AECOM*





MedCenters

												Nearby Medical Centers 

												Location		Anchor Institutions		Miles from Site*

										1		Boyle Heights		Adventist Health White Memorial		0.75

										2		Downtown LA 		California Hospital Medical Center		3.5

										3		Alhambra 		Alhambra Hospital Medical Center		4

										4		Glendale  		Glendale Memorial Hospital		5.5														l

										5		Pasadena		Huntington Hospital		6

										6		Rosemead		Silver Lake Medical Center 		6

										7		Glendale  		Adventist Health Glendale		6.5

												*Euclidean Distance

												Source: AECOM

																												Medical Office Inventory and Growth 2000-2018

																														Market Area		Medical Office Market Area		LA County

																												Inventory (Sq.Ft.)		730,294		8,150,503		45,507,663

																												Share of LA County		2%		18%		100%

																												Growth 2000-18 (Sq.Ft.)		105,583		1,068,748		5,373,092

																												Growth 2000-18 (%)		14%		13%		12%

																												Share of LA County Growth		2%		20%		100%

																												Source: Costar, AECOM





MFRIventoryMarketArea

								Multifamily Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,952		1,112,299

								Market-Rate		70%		NA

								Affordable		30%		NA

								Share of LAC		1.25%		100%

								Growth 2000-18 (Units)		2,335		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM





Sheet3

		mfrpipeline

										Pipeline

												Sub-Areas								Total

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Market Area

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Market-Rate

										Market-Rate Pipeline Units		1,100		258		500		61		1,919

										Market-Rate Share of Sub-Area		84%		73%		64%		29%		72%

										Sub-Area Share of Market Area		57%		13%		26%		3%		 100%				0.1900157571

										Affordable

										Affordable Pipeline Units		214		97		276		147		734

										Affordable Share of Sub-Area		16%		27%		36%		71%		28%				41%

										Sub-Area Share of Market Area		29%		13%		38%		20%		 100%

										Total

										Units		1,315		355		776		208		2,653

										Sub-Area Share of Market Area		50%		13%		29%		8%		 100%

										Source: Costar, LACDA, AECOM





Sheet4

																										                                    

										Retail Inventory and Growth 2000-2018

												Market Area		LA County

										Inventory (Sq.Ft.)		5,233,843		439,700,945

										Share of LA County		1.19%		100%

										Growth 2008-18 (Sq.Ft.)		34,535		17,066,874

										Growth 2008-18 (%)		0.7%		4.0%

										Share of LA County Growth		0.20%		100%

										Source: Costar, AECOM

																								Market Area Retail Gap Analysis (2018)

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$1,406,980,394		$1,192,391,434		$214,588,960		8.3		898				0.1525173776

																								Food & Drink		$155,606,205		$167,672,955		($12,066,750)		-3.7		344

																								Total		$1,562,586,599		$1,360,064,389		$202,522,210		4.6		1,242

																								Source: ESRI, AECOM

																														-0.0775467148

																								Boyle Heights Retail Gap Analysis  2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$430,518,991		$589,506,987		($158,987,996)		-15.6		428

																								Food & Drink		$47,541,745		$79,375,650		($31,833,905)		-25.1		168

																								Total		$478,060,736		$668,882,637		($190,821,901)		-16.6		596

																								Source: ESRI, AECOM



																								Lincoln Heights Retail Gap Analysis 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$285,025,072		$233,496,255		$51,528,817		9.9		159

																								Food & Drink		$31,481,654		$49,944,115		($18,462,461)		-22.7		91

																								Total		$316,506,726		$283,440,370		$33,066,356		5.5		250

																								Source: ESRI, AECOM

																								El Sereno Retail Gap Analysis Summary 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$365,799,090		$197,072,564		$168,726,526		30		142

																								Food & Drink		$40,534,888		$16,874,987		$23,659,901		41.2		44

																								Total		$406,333,978		$213,947,551		$192,386,427		31		186

																								Source: ESRI, AECOM

																								East LA Retail Gap Analysis Summary 2018

																										Demand		Supply 		Leakage		Factor		Businesses

																								Retail		$325,637,241		$172,315,628		$153,321,613		30.8		169

																								Food & Drink		$36,047,918		$21,478,203		$14,569,715		25.3		41

																								Total		$361,685,159		$193,793,831		$167,891,328		30.2		210

																								Source: ESRI, AECOM
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										Sub-Area Inventory and Growth 2000-2018: All Multifamily Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		6,618		3,830		2,011		933		13,392

										Market-Rate		4,389		2,909		1,508		560		9,366

										Affordable		2,229		921		503		373		4,026

										Market-Rate		66%		76%		75%		60%		70%

										Affordable		34%		24%		25%		40%		30%

										Share of Market Area (All Units)		49%		29%		15%		7%		100%

										Share of Market Area (Market Rate)		47%		31%		16%		6%		100%

										Share of Market Area (Affordable)		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,233		830		64		157		2,284

										Market-Rate		1,211

										Affordable

										Growth 2000-18 (%)		23%		28%		3%		20%		17%

										Share of Market Area Growth		54%		36%		3%		7%		100%

										Source: Costar, AECOM





										Sub-Area Inventory and Growth 2000-2018: Affordable Multifamily  Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		2,229		921		503		373		4,026

										Share of Market Area		55%		23%		12%		9%		100%

										Growth 2000-18 (Units)		1,211		603		0		155		1,969

										Growth 2000-18 (%)		119%		190%		0%		71%		96%

										Share of Market Area Growth		62%		31%		0%		8%		100%

										Source: Costar, AECOM



										Sub-Area Inventory and Growth 2000-2018: Market Rate MFR Units

												Market Area

												Sub-Area A		Sub-Area B		Sub-Area C		Sub-Area D		Total

												(Boyle Heights)		(Lincoln Heights)		(El Sereno)		(East LA)

										Inventory (Units)		4,389		2,909		1,508		560		9,366

										Share of Market Area		47%		31%		16%		6%		100%

										Growth 2000-18 (Units)		22		227		64		2		315		14%

										Growth 2000-18 (%)		1%		8%		4%		0%		3%

										Share of Market Area Growth		7%		72%		20%		1%		100%

										Source: Costar, AECOM





Indoor Amusements

								Indoor Amusements

								Category		Examples		Building Criteria		Parking Requirements		Site and Market Criteria		Rents		Implications for GH

								Standard Movie Theaters		AMC, Regal, Ipic		Purpose-built		1/5 seats		Retail destination anchor		Low

								Premium Movie Theaters		iPic, Alamo Draft House		Purpose-built		1/5 seats		Retail destination anchor		Low

								Family Entertainment		Dave and Busters, Chuck E Cheese		Adaptive reuse or purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Premium Bowling		Lucky Strike, Pinstripes, Bowlmor		Purpose-built		1/100 sq.ft.		Retail destination anchor		Low

								Other		Trampoline parks, bounce houses		Adaptive reuse or purpose-built		1/100 sq.ft.		Can be stand-alone		Low





Office Inventory

										Office Inventory and Growth 2000-2018

												Market Area		Office Market Area		LA County

										Inventory (Sq.Ft.)		1,849,976		68,393,330		416,137,573

										Share of LAC		0.40%		16%		100%

										Growth 2000-18 (Sq.Ft.)		252,329		3,696,889		41,538,039

										Growth 2000-18 (%)		14%		5%		10%

										Share of County Growth		0.60%		9%		100%

										Source: Costar, AECOM





MFRPipeline

								Market Area Residential Pipeline: Select Projects

								Name		Sub-Area		Description		Status		Market		Afford.		Total

								Under Construction or Permitted

								Sears Building Ph 1		A (Boyle Heights)		Adaptive reuse apartments, condos		On hold due to Sears bankruptcy		50		10		60

								Downey II		D (East LA)		New Construction Affordable Apartments		Construction; expected 2019		0		71		71

								2841 Folsom		A (Boyle Heights)		Market-Rate Condominiums		Construction; expected 2019		4		0		4

								Currie Hall		B (Lincoln Heights		Market Rate Student Housing with commercial space		Construction; expected 2020		95		0		95

								Subtotal Permitted								149		81		230

								Proposed and/or Seeking Entitlements

								Wyvernwood Apartments*		A (Boyle Heights)		Mixed-use condos, apartments, commercial, open space		Seeking City Council approval		3,740		660		4,400

								2524 E Caesar Chavez		A (Boyle Heights)		Mixed-use 		TBD		200		0		200

								Lorenza Plaza		A (Boyle Heights)		Mixed-Use affordable family housing and ground retail		Proposed for 2020		0		77		77

								Lincoln Heights Jail		B (Lincoln Heights)		Adaptive reuse apartments, live-work, public market, commercial		TBD		150		0		150

								Rose Hill Court		C (El Sereno)		Two-phase redevelopment with apartments, townhomes and flats		Proposed for 2020		0		191		191

								Subtotal Proposed								4,090		928		5,018

								Total								4,239		1,009		5,248

								Total without Wyvernwood								499		349		848

								Source: Costar, Urbanize, Curbed LA, 



								* Not included in previous total as project outcome is uncertain

												400



								Multi-Family Residence Inventory and Growth 2000-18

										Market Area		LA County

								Inventory (Units)		13,392		1,112,299

								Share of LAC		1.20%		100%

								Growth 2000-18 (Units)		2,284		127,855

								Growth 2000-18 (%)		17%		11%

								Share of County Growth		2%		100%

								Source: Costar, AECOM

								Units/Year		127





Sheet1

								General Hospital Tenants and Leases

								Tenant		Employees		Occupied SF

								LAC/USC		350

								DHS		307

								Wellness Center		66

								Residency		80

								Navy		13

								LASD		8

								Credit Union		5

								Other		36

								Total		865

								Source: LA County





Dave and Busters

		Site Requirements

		Looking for freestanding or inline with the following specifications: 

		• 26,500 square feet (+/- 1,000 square feet) OR 40,000 square feet (+/- 1,000 square feet) 

		• Midway Seating: 50 

		• Special Events Seating: 200 

		• +/- 175' x 200' Footprint 

		• 300 to 400 Parking Spaces (can be shared) 

		• Two-Level Storefront Height/Facade • Clear Height = +/- 16'0"

		26500		11.320754717		15.0943396226

		40000		7.5		10
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Retail Space: Comparable New Construction (Information dated 2020)
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Approximate Rent1 $34-42
RBA 150,000
Floors 1
Retail Type Community Center
Year Built 2017
Market Segment Mid-Wilshire

3129 S Hoover St.

(1) SF/Year NNN, Source: Costar

Approximate Rent1 $28-34
RBA 8,409
Floors 1
Retail Type Convenience
Year Built 2018
Market Segment Downtown LA

539 Los Angeles St.

(1) SF/Year NNN, Source: Costar

• New retail space in and around Downtown LA commands between $28-$42 per square foot annually 
• Retail space typically occupies the first floor of a residential or office development
• Induced demand from other General Hospital uses could support various retail types

Recent additions to retail inventory include community center and convenience types that signal 
potential demand and price-points for retail development in General Hospital.
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Location Supermarket
Distance 
from Site*

1 Boyle Heights Northgate Market 1 mile
2 Boyle Heights Food 4 Less 1 mile
3 Montecito Heights Smart and Final Extra 1.5 miles
4 Boyle Heights Vallarta Supermarkets 2 miles
5 Boyle Heights El Super 2 miles
6 Downtown LA Ralphs 3 miles
7 Downtown LA Whole Foods 3 miles
8 Alhambra Albertsons 3 miles
9 South Pasadena Trader Joe’s 4 miles

Nearby Supermarkets

*Euclidean Distance

Supermarket Competitive Supply near the Market Area (Information dated 2020)

70

Competitive supply indicates a “hole in the donut” that suggests potential to support a 
supermarket in the under-served area.

6 7

3

4

5

21

9

8
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Food Desert Condition Adjacent to Market Area (Information dated 2015)
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The USDA Food Access Research Atlas identifies the area just east of General Hospital as a “food 
desert”.

Source: USDA Food Access Research Atlas 2015

• A food desert is defined by the USDA as an area 
where more than 30% of residents live in poverty and 
are located at least one mile away from a 
supermarket, supercenter, or large grocery store 

• Food deserts may either have no food access or are 
served only by fast food restaurants and convenience 
stores that offer few healthy, affordable options

• Stores must have at least $2 million annual sales 
(which typically excludes local bodegas) and have 
separate fresh produce, fresh meat and poultry, dairy, 
dry and packaged foods, and frozen foods 
departments

• The 9 census tracts to the east of the General Hospital 
site are dominated by industrial and institutional land-
uses, and their residential zones are low density due 
to the hilly topography

• The combination of low income and low access to a 
major supermarket meet the dual criteria for a “food 
desert”



Research Completed April 2020

GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX F

Market Area Hotel Competitive Supply (Information dated 2020)
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Downtown LA has a large and diverse supply of hotels, while the market area has few offerings 
dominated by motels and single room occupancy (SRO) options. 

• The Downtown LA hotel market is robust, diverse and 
growing 

• The Downtown LA market had over 10,000 hotel 
rooms in 2018, clustered around the Convention 
Center and the core of the commercial district, with 
an approximately 3,500 additional rooms in the 
pipeline, per CBRE and Costar

• Excluding SRO’s, the market area has approximately 
230 rooms, with 200 rooms in the current pipeline. 
No new hotels have been added to the inventory 
since 1989

Source: ESRI AECOM

Current Supply of Hotels/Motels
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Hotel Feasibility Analysis (Information dated 2020)
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Proximity to the Downtown LA market and the development of the USC Hyatt House (target 
opening 2020) will likely address hotel demand in the short term.

Boutique Hotel Opportunity

• Of the three current most prevalent market-preferred 
hotel types (boutique, extended-stay, and limited-
service), only boutique could fit the General Hospital 
building as the others require standardized formats

• However, boutique hotel operators are rarely first-
movers into transitioning districts, and a successful 
first phase of General Hospital redevelopment is a 
likely pre-condition for a boutique hotel operator

• The diverse and growing stock of hotel options in 
Downtown LA offers a significant source of 
competitionUSC Hyatt House

• The extended-stay hotel under construction and set to 
open in 2020 will bring 200 new hotel rooms adjacent to 
the LAC+USC Medical Center Campus

• The addition of this hotel is likely to satisfy market 
demand for new hotel rooms in the short term, unless 
the General Hospital site grows quickly as an 
employment node and spurs demand

Source: Urbanize LA
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Indoor Attractions Criteria (Information dated 2020)
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Indoor attraction destinations are typically part of larger retail / dining / entertainment destinations 
and have high access, co-location, and building requirements that General Hospital cannot meet.

Category Examples Building Criteria Site and Market 
Criteria

Parking 
Required

Rent / 
Square Feet

Implications 

Standard 
Movie Theater

• AMC
• Regal
• Cinemark

• Purpose-built 
(stand-alone or in 
a mall)

• Retail / dining /  
entertainment 
destination anchor

• High visibility and / or 
foot traffic

High: 
1 per 

5 seats

• Low 
(loss-
deader)

• Not compatible with 
General Hospital physical 
structure

• Not highest-best-use

Premium 
Movie Theater

• iPic
• Alamo Draft 

House

• Purpose-built 
(stand-alone or in 
mall)

• Retail / dining / 
entertainment 
destination anchor

High: 
1 per 

5 seats

• Low 
(loss-
leader)

• Not compatible with 
General Hospital physical 
structure

• Not highest-best-use
Family 
Entertainment

• Dave and 
Busters

• Chuck E 
Cheese

• Inline or stand-
alone

• 2-story storefront 
façade

• Retail / dining / 
entertainment / life-
style destination co-
anchor

High: 
1 per 100 

square feet

• Low 
(loss-
leader)

• Not compatible with 
General Hospital physical 
structure

• Not highest-best-use
Premium 
Bowling

• Lucky Strike
• Pinstripes
• Bowlmor

• Purpose-built 
(stand-alone or in 
mall) or updated 
facility

• Retail / dining / 
entertainment / life-
style destination co-
anchor

• Affluent demo

High: 
1-2 per 200 
square feet

• Low 
(loss-
leader)

• Not compatible with 
General Hospital physical 
structure

• Not highest-best-use

Indoor 
Adventure 
Park

• Skyzone 
Trampoline Park

• Adventure Zone 
–Obstacle 
Course

• Adaptive reuse 
(former industrial) 
or purpose-built 
(stand-alone or in 
mall)

• Retail / dining / 
entertainment 
destination anchor or 
stand-alone

High: 
1-2 per 200 
square feet

• Low • Not highest-best-use

Source: AECOM
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Data Center, Logistics, Distribution, Industrial and Parking Assessment in the 
Market Area (Information dated 2020)
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Data Center, logistics, distribution, and pay parking uses are an awkward fit with General Hospital 
physical characteristics and not the highest and best use economically.

Category Building 
Characteristics

Site and Market Criteria Rents Implications 

Data Center Stand-alone 
purpose-built 
structure

• Strong infrastructure
• Cheap electricity
• Natural protection against 

force majeure

Low • General Hospital structure not 
viable for adaptive reuse

• Not highest and best use 
economically

Logistics/ 
Distribution

Large stand-alone 
purpose-built 
structure

• Large site
• Relatively low land and 

development costs
• Infrastructure can support 

high truck volume

Low • General Hospital structure not 
viable for adaptive reuse

• Access infrastructure not 
optimal

• Not highest and best use 
economically

Pay Parking Large stand-alone 
purpose-built 
structure or adaptive 
reuse

• Relatively low land and 
development costs

Low • General Hospital structure not 
optimal for adaptive reuse

• Not highest and best use 
economically
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Office and Retail Rental Rates in the Market Area Summary (Information dated 2021)

• Office rents in two of the four sub-areas and LA County rose between 2019 and 2021
• Retail rents have generally stagnated since 2019, with a drop recorded in East Los Angeles
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6. Hotel Market Analysis
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• Purpose of Hotel Market Area Analysis and Summary Findings
• Hotel Market Analysis Site Conditions

• General Hospital
• West Campus
• Budget Hotel Site Requirements

• Hotel Market Analysis Budget Hotel Opportunity Analysis
• Demand Assessment
• Supply Assessment
• Estimated Supportable Room Nights
• Conclusion and Recommendation

• Hotel Market Analysis Temporary Lodging Alternatives
• Need Assessment
• Program Opportunities
• Conclusion and Recommendation

Hotel Market Analysis Table of Contents
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Purpose of Hotel Market Analysis 
and Summary Findings
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Purpose of Hotel Market Area Analysis

80

• Expand upon initial market findings regarding hotel potential at General Hospital
• Consider opportunity for both General Hospital facility and adjacent West Campus
• Focus on budget price tier in conventional and extended-stay formats
• Summarize alternatives for providing local accommodations for at-need families 
• Profile Ronald McDonald House 

• Physical site compatibility
• Regional demand
• Market area demand
• Demand for hospital-adjacent hotels
• Regional supply and pipeline
• Market area supply and pipeline
• Estimated supportable rooms
• Alternative lodging strategies

Summary Findings
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Hotel Market Analysis 
Site Conditions
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General Hospital Site Opportunity for Hospitality Use
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1. 160,000 SF

2. 25,000 SF

3. 166,000 SF

4. 160,000 SF

5. 104,000 SF

6. 93,000 SF

7. 160,000 SF

8. 181,000 SF

Approximate 
Square Feet (SF) 
of Areas
Colors are not associated with 
specific uses

1
2

3

4

5

6

7

8

Several areas within the General Hospital facility could potentially be adapted to accommodate a 
hotel use. 

• Area 3
− Up to 166,000 square feet

• Area 4
− Up to 160,000 square feet

• Area 5
− Up to 104,000 square feet

• Area 6
− Up to 93,000 square feet

• Area 7
− Up to 160,000 square feet
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West Campus Site Opportunity for Hospitality Use
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• Opportunity Site A
− Estimated 5.5 acres
− Marengo Street frontage
− Up to 7 stories

• Opportunity Site B
− Estimated 3 acres
− Mission Road frontage
− Up to 7 stories

Two discrete areas on the West Campus could potentially accommodate a ground-up hotel.
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Budget Hotel Physical Site and Market Requirements (Information dated 2020)
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West Campus parcels could physically accommodate a branded hotel at a density of 0.5 to 0.6 
Floor to Area Ratio (FAR).

Example Brand Type and Pricing 
Tier

Building Program Market and Site 
Criteria

Implications

Days Inn 
(Wyndham)

• Conventional
• Economy

• Ground-up construction based on prototype
• Hotel only (no mixed use)
• 4 stories, 82 rooms
• 30-35,000 square feet
• 1.3 acres
• 0.53-0.62 FAR
• Surface parking (1 space/key)

• Multiple market 
demand drivers

• Highway visibility
• Easy access

• West Campus if 
highest and best use

Microtel
MODA Prototype 
(Wyndham)

• Conventional
• Economy

• Ground-up construction based on prototype
• Hotel only (no mixed use)
• 4 stories, 82 rooms
• 35,000 square feet
• 1.4 acres
• 0.57 FAR
• Surface parking (1.06 space/key)

• Multiple market 
demand drivers

• Highway visibility
• Easy access

• West Campus if 
highest and best use

Extended Stay 
America

• Extended Stay
• Economy

– West Campus opportunity sites offer size and freeway visibility to support the physical requirements of several economy 
hotel brands

– Adaptive reuse of the General Hospital facility—according to interviewees—would not pencil in this market
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Criteria for Upper-Priced and Lower-Priced Hotels (Information dated 2020)
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Hotel Demand, Site, and Facility Criteria
Pricing Tier STR Chainscale 

Classification
User
Segments

Location 
Requirements

Facility 
Requirements

Demand 
Drivers

Upper-Priced • Luxury
• Upper Upscale
• Upscale
• Upper Midscale

• Business
• Leisure
• Conference

• Area attractions (e.g., 
retail, restaurants, 
entertainment 
destinations)

• Area employment 
density

• High accessibility

• Full service
• Conference / 

banqueting amenities

• Income growth
• Employment growth
• Employment / capita
• International and 

domestic deplanements
• Weather
• Convention space

Lower-Priced • Midscale
• Economy

• Business
• Leisure

• High visibility
• High accessibility
• Area attractions (e.g., 

retail, restaurants, 
entertainment 
destinations)

• Employment density

• Limited service
• Prototypical program 

and design

• Income growth
• Employment growth
• Employment / capita
• International and 

domestic deplanements
• Weather

Location and facility requirements vary for lower- and upper-priced hotels, but demand drivers—
consisting of income growth, employment concentration, deplanements, nearby entertainment 
attractions, and nearby convention space—are largely the same.

Source: CBRE/PKF, STR, and AECOM
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• Leisure and entertainment attractions, good weather, multiple 
business clusters, multiple convention facilities, and growing 
deplanements (including a large portion from international 
travelers) drive the LA region’s strong hotel market

• Both room supply and room demand is forecast to grow faster 
over the next five years than in the previous five (although future 
Revenue Per Available Room (REVPAR) growth will lag the 
previous growth as supply starts to catch up)

• The upper-priced hotel categories will significantly outperform 
lower-price categories

Strong demand drivers are propelling robust hotel supply and demand growth in the Los Angeles market.

5.4%

4.3%

6.7%

3.0%
2.6% 2.6%

0.0%

1.0%

2.0%

3.0%

4.0%

5.0%

6.0%

7.0%

8.0%

All Hotels Upper-Priced Lower-Priced

Annual Average REVPAR Change, LA Market
CBRE Hotels, STR, Q3  2019

2014-19 2020-2025



Research Completed April 2020

GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX F

Los Angeles Market Area: Historic and Forecast Average Daily Rate (ADR), 
Occupancy, and Revenue Per Available Room (REVPAR) (Information dated 2019)
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After an expected short-term decline in occupancy in 2020-2021, the Los Angeles hotel market is 
forecast to continue its decade-long strong performance.
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Market Area in Relation to Adjacent Hotel Submarkets (Information dated 2020)
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• Hotel submarkets generally behave independently, even if 
strong demand can “spill over” across a region

• The General Hospital market area is located within CBRE’s 
“San Gabriel Valley” submarket1.The market area is directly 
adjacent to CBRE’s “Downtown 2” submarket2, with which it 
may also share some characteristics

• The market area is also near CBRE’s “Downtown 1” 
submarket, which is one of the largest and strongest in the 
County due to a high concentration of jobs, attractions, and 
amenities; however, major geographical and socio-
economic boundaries between the market area and 
“Downtown 1” means that each behaves independently

(1) San Gabriel Valley submarket occupies an area between the San Gabriel Mountains in the 
north, I-5 in the west, LA County line in the east, and Orange County to the south. It includes 
cities such as Alhambra, Monterey Park, and Rosemead but excludes Pasadena, Burbank, and 
Glendale.

(2) The “Downtown 2” submarket, compared to  the “Downtown 1” submarket, includes outlets that 
are more outside of the central core, smaller, and command lower room rates. Source: Google Earth, AECOM

The market area is the socio-economic and real estate context in which the project will compete to 
attract hotel demand.
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Market Area Demand Drivers: Population, Household, and Income Growth
(Information dated 2020)
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Population and income growth, which correlate with hotel demand, have been sluggish in the 
market area and are projected to continue to lag County growth.

Population and Household Trends
Market Area LA County

Population
2017 A 236,685 10,105,722
2000-2017 Change 0.3% 6.20%
2000-2017 CAGR 0.02% 0.35%

Households
2017 A 64,039 3,295,198
Owner % 34% 46%
Renter % 66% 54%
Average HH Size 3.64 3.01
2000-2017 Change 7.9% 5.2%
2000-2017 CAGR 0.45% 0.30%

Median Household Income
2017 A
Current (2017 Dollars) $41,786 $61,015 

2010-2017 Change
Nominal 15% 10%
Real 2% -3%

Source: US Census Bureau, ESRI, AECOM
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• Nearly static population growth in the market area (<1%) compared with the County (6.2%) since 2000, and market area median 
household income is 32% lower than the County average

• Market area population and household growth between 2010 and 2035 is expected to be faster than the 2000-2017 historical rate
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Market Area Hotel Demand Drivers: Employment Concentration
(Information dated 2020)

91

• The market area jobs / household ratio of 0.85 is well 
below the County average of 1.2, which indicates that it 
functions largely as residential community that exports 
workers to other parts of the City

• Several major employment centers surround the market 
area, the most prominent of which are the downtowns of 
Los Angeles, Glendale, and Pasadena and the 
manufacturing clusters of Vernon and Commerce
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Employment concentration, which correlates closely with hotel demand for business and conference 
travelers, is low in the market area relative to the County and nearby Downtown LA.
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Source: ESRI, AECOM
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Local Submarket Trends: Historic Average Daily Rate (ADR) for Hotel Rooms
(Information dated 2018)
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• The average daily room rate 
(ADR) in 2018 for San Gabriel 
Valley submarket of $130 is the 
lowest in the County and 39% 
lower than the County average of 
$213

• However, the Downtown 2 
submarket, which due to 
proximity to the General Hospital 
area may represent a more 
relevant market indicator, 
performed better with an ADR of 
$181

San Gabriel Valley hotels command the lowest average daily rate among all County submarkets.
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Local Submarket Trends: Average Daily Rate (ADR) Growth Rates
(Information dated 2018)
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• Between 2014 and 2018, ADR in 
the San Gabriel Valley hotel 
submarket grew at an annual 
average rate of 2.11%, which is 
32% lower than the County 
average rate of 3.09% 

• The nearby Downtown 2 
submarket, however, reflecting the 
robust development trends within 
the Downtown area, grew 
extremely rapidly at 5.3%—the 
second fastest growth in the sub-
area. If trends continue, some of 
this demand could eventually spill 
over into the General Hospital 
market area

Hotel Room rates grew slowly between 2014 and 2018 for San Gabriel Valley hotels relative to 
other submarkets.

Source: CBRE Hotels: Trends in the Hotel Industry, Los Angeles County: December 2015-
2018; AECOM
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• Revenue per available room (REVPAR), 
which is calculated by multiplying ADR by 
occupancy, is a more comprehensive 
measure of hotel performance than ADR 

• The REVPAR in 2018 for San Gabriel 
Valley submarket of $101 is the lowest in 
the County and 43% lower than the 
County average of $177

• However, the Downtown 2 submarket, 
which may represent a better guide to 
potential hotel performance near General 
Hospital, recorded a stronger average 
REVPAR of $162

San Gabriel Valley hotels command the lowest REVPAR among all Los Angeles County hotel 
submarkets.

Source: CBRE Hotels: Trends in the Hotel Industry, Los Angeles County: December 2015-2018; AECOM
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• Between 2014 and 2018, 
REVPAR in the San Gabriel Valley 
hotel submarket grew at an annual 
average rate of 1.56%, which is 
53% lower than the County 
average rate of 3.32%

• In contrast, nearby Downtown 2 
grew faster than any other 
submarket in the sub-area at 
8.81%

Hotel Room REVPAR grew slowly between 2014 and 2018 for San Gabriel Valley hotels relative to 
other submarkets in the County, but the nearby Downtown 2 sub-area grew very quickly.

Source: CBRE Hotels: Trends in the Hotel Industry, Los Angeles County: December 2015-2018; AECOM
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Market Area Hotel Demand Drivers: Healthcare Cluster (Information dated 2020)
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Healthcare, the largest and fastest-growing sector within the market area due to its three medical 
campuses (LAC+USC Medical Center, Adventist Health White Memorial, and Keck) represents the 
most significant potential generator of hotel demand.

• If the market area employment 
sector categories grow at County-
wide rates (using California’s 
Employment Development 
Department (EDD) projections), 
the market area could add over 
10,085 jobs by 2025, an increase 
of 19%

• Of these, approximately 6,000 jobs 
(60% of growth) occurs in the 
healthcare and social services 
sector (as defined by the North 
American Industrial Classification 
System (NAICS))

NAICS Sector Primary Jobs 2015
Applied 
CAGR1 2025

Job 
Growth

2015-25 
Change

Health Care and Social Assistance 17,774 3.0% 23,816 6,042 34%
Manufacturing 7,463 -1.0% 6,780 -683 -9%
Wholesale Trade 6,039 0.9% 6,610 571 9%
Educational Services 5,201 2.5% 6,677 1,476 28%
Retail Trade 3,672 0.9% 4,014 342 9%
Accommodation and Food Services 3,385 2.5% 4,335 950 28%
Transportation and Warehousing 2,874 1.4% 3,290 416 14%
Professional, Scientific, and Technical Services 1,829 1.5% 2,123 294 16%
Admin. & Support, Waste Mngmt. 1,438 1.4% 1,654 216 15%
Other Services (excluding Public Administration) 1,355 1.1% 1,511 156 12%
Construction 937 2.3% 1,172 235 25%
Finance and Insurance 410 -0.1% 406 -4 -1%
Real Estate and Rental and Leasing 273 1.2% 307 34 12%
Management of Companies and Enterprises 244 0.4% 254 10 4%
Information 241 0.8% 261 20 8%
Utilities 131 -0.4% 126 -5 -4%
Arts, Entertainment, and Recreation 72 1.7% 85 13 18%
Public Administration 71 0.5% 74 3 5%
Agriculture, Forestry, Fishing and Hunting 9 -1.0% 8 -1 -9%
Mining, Quarrying, and Oil and Gas Extraction 0 0.5% 0 0 0%

Total 53,418 1.7% 63,503 10,085 19%
Source: LEHD for 2015 employment, EDD for County-wide growth rates/sector

Market Area Employment Projections by Sector
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Criteria for Hospital-Anchored Hotels (Information dated 2020)
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Hospital-anchored hotels are a niche market catering to medical centers that draw a high 
proportion of professionals and patients from outside the region.

Medical Center Visitor Segments for Hospitality Uses
User Segment Pricing Tier Site 

Requirements
Facility Requirements Demand Drivers

Visiting 
Professionals 
(doctors, nurses, 
faculty, 
researchers, sales 
representatives)

• Upper-priced • Proximity to 
convention / 
conference 
space

• Proximity to 
medical center 
(beneficial but 
not critical)

• Full service
• Conference / banquet 

amenities
• Area attractions 

(e.g., retail, 
restaurants, 
entertainment 
destinations)

• Continuing education program for 
medical professionals

• Conferences
• Visiting faculty and medical 

researchers to academic medical 
centers

Patients and 
caregivers

• Upper-priced
• Lower-priced

• Proximity to 
medical center

• Limited service • Specialized medical treatments and 
medical tourism

• Under-served areas requiring 
patients to travel long distances for 
care

• Increasing hospital focus on 
reducing in-patient nights

Source: Pinnacle Consulting, AECOM
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Hospital Operations: LAC+USC and Comparison Hospitals

Facility
Miles 
from 
GH

Trauma 
center 
class-

ification 
(1 = high)

Beds Beds 
Market 
Share

Dis-
charges

Dis-
charges 
Market 
Share

Share of 
Dis-

charges

Share of 
Dis-

charges

Avg. 
Stay 

(Days)

From 
LA 

County

Market Area
LAC+USC Medical Center 0 1 676     47% 167,781 59% 92% 18% 6.4 90%
Keck Hospital of USC 0 N/A 401     28% 31,356  11% 0% 39% 6.9 72%
Adventist Health White Memorial 1 N/A 353     25% 86,298  30% 71% 21% 4.6 96%

Subtotal Market Area 1,430   100% 285,435 100% 76% 21% 6.0 90%

Outside Market Area (Sample)
Alhambra Hospital Medical Center 6 N/A 144     23,989  83% 23% 6.1 96%
Glendale Memorial 6 N/A 334     48,498  78% 20% 4.4 95%
San Gabriel Valley Medical Center 8 N/A 273     35,926  72% 26% 6.6 95%
Huntington Memorial Hospital 9 2 619     91,226  83% 39% 3.4 93%
LAC/Harbor-UCLA Medical Center 24 1 453     95,497  90% 18% 6.0 94%

Subtotal Outside Market Area 1,823   295,136 83% 26% 4.7 94%

Source: Office of Statewide Health Planning and Development, California Health and Human Services, AECOM

Emer-
gencyGeneral

Patient 
OriginIn-Patient

Market Area Demand Drivers: Hospital Visitation (Information dated 2020)
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The market area includes two distinct patient segments: (1) emergency room visitors (mostly) to 
LAC+USC Medical Center and Adventist Health White Memorial; (2) visitors seeking scheduled 
specialist treatment at Keck.

• LAC+USC Medical Center is a high-
volume community-serving facility 
handling 59% of market area 
discharges–far more than any other 
facility in the sub-area

• As a Class 1 trauma center, 92% of 
LAC+USC Medical Center’s discharges 
are emergency room visits—the highest 
such share in the sub-area. By 
comparison, 0% of Keck discharges are 
emergency room visits

• In-patients make up 18% of discharges 
at LAC+USC Medical Center, which is 
the lowest in the sub-area; by 
comparison, Keck and Huntington 
Memorial are the highest at 39% of 
discharges

• 10% of LAC+USC Medical Center 
patients come from outside LA County, 
which is high compared to all other 
hospitals in the sub-area except Keck at 
28%
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Patient Origin by Zip Code for LAC+USC Medical Center, Adventist Health 
White Memorial, and Keck   (Information dated 2018)
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Adventist Health White Memorial and LAC+USC Medical Center are primarily community-serving 
facilities, while Keck patients come from the entire Southern California region.

Keck HospitalLAC+USC Medical CenterAdventist Health 
White Memorial
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Hotel Demand Summary (Information dated 2020)
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Traditional Hotel Demand Drivers: Market Area Summary
User Segment Demand Drivers Market Area
Business, 
Conference, 
Leisure

• International and domestic deplanements
• Traffic
• Visibility
• Income level and income growth
• Employment / capita and growth
• Convention space nearby
• Entertainment/leisure attractions nearby

High
Low-Mid
Low-Mid
Low-Mid
Low-Mid

Low
Low

The market area, which has not been a strong lodging market historically, does not rank highly in most 
traditional hotel demand-driver categories.
Only Keck among market area hospitals, generates strong hotel demand for hospital-adjacent lodging 
from visiting professionals, patients, and caregivers.
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Hospital-Adjacent Demand Drivers: Summary by User Segment and Market Area Hospital
User Segment Demand Drivers LAC+USC 

Medical Center
Adventist  

Health White 
Memorial

Keck

Visiting Professionals 
(doctors, faculty, etc.)

• Continuing education for medical professionals
• Conference and seminar attendees
• Entertainment / leisure attractions

Low
Low
Low

Low
Low
Low

High
High
Low

Patients and 
caregivers

• High share of in-patients vs. out-patients
• Availability of specialized treatments
• Medical tourism
• Large out-of-region patient cohort 
• Increasing out-patient orientation of hospitals

Low
Mid
Low
Low
High
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High

S
ou

rc
e:

 A
E

C
O

M



Research Completed April 2020

GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX F

• Excluding single room occupancy (SRO) units, the market area has 230 rooms (and 202 additional rooms just 
outside the market area)

• Nearby Downtown LA market is one of the County’s largest hotel concentrations with over 13,000 hotel rooms 
serving strong demand from business travelers, conventions, and leisure travelers

Competitive Supply and Concentration (Information dated 2020)
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The market area’s low concentration of hotels, consisting mainly of older, independent, lower-
rated, and budget-priced outlets, illustrates the modest nature of the sub-market.

Current Hotel/Motel Outlets
shown in red dotsName Neighborhood Costar 

Rating

STR 
Chainscale 

Classification
Rooms Room 

Rate1
Year 
Built

Distance 
to GH 

(miles)

USC Hyatt House Lincoln Heights 4 Star Upscale 200 N/A 2020 0.40
Marengo Inn Boyle Heights 3 Star Not Classified 28 $120 1989 0.10
Starlight Inn El Sereno 3 Star Not Classified 27 $90 1991 1.75
Vinogrand Hotel Boyle Heights 2 Star Not Classified 18 $65 1925 0.50
Lincoln Park Motel Lincoln Heights 2 Star Not Classified 25 $72 1936 0.75
Hotel Antonio Boyle Heights 1 Star Not Classified 49 $85 1925 0.50
Soto Hotel Boyle Heights 1 Star Not Classified 29 $65 1980 0.75
America Motel Lincoln Heights 1 Star Not Classified 25 $60 1941 1.00
Vista Motel East Los Angeles 1 Star Not Classified 19 $65 1988 1.70
Gardens Hotel East Los Angeles 1 Star Not Classified 10 $68 1984 1.50

430

Arroyo Vista Inn Outside El Sereno 3 Star Not Classified 10 $185 1925 4.00
Super 8 Wyndham Outside El Sereno 3 Star Economy 50 $103 1984 3.00
Ambassador Inn Alhambra Outside El Sereno 3 Star Not Classified 56 $95 1988 3.00
Motel 6 Outside El Sereno 3 Star Economy 54 $95 1984 2.75
Wayfare Motel Outside East LA 2 Star Not Classified 32 $75 1980 3.00

202
(1) Survey conducted in January 2020 and likely reflects off-season (low er) rates

Market Area Hotel Inventory

Market Area

Near Market Area2

(2) Within one mile of Market Area, East of the LA River
Source: ESRI, Costar, Hotels.com, Booking.com

Source: ESRI, AECOM
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• The current development pipeline for 
LA County indicates 5,500 hotel 
rooms under construction and an 
additional 12,300 hotel rooms 
proposed or in planning. This pipeline 
represents an acceleration of room 
development from over the past five 
years. These projects would increase 
overall room inventory by 17%

• The largest proportion of pipeline is 
occurring in the Downtown LA Central 
Business District, which includes 
5,900 rooms under construction or in 
planning, making up 33% of the total 
pipeline (over a base of 13% total 
supply)

• The USC Hyatt House with 200 rooms 
is the only pipeline project within the 
market area

Regional Hotel Supply Pipeline (Information dated 2020)
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A substantial pipeline with 5,900 rooms in the Downtown LA Central Business District alone 
indicates that new hotel development in the market area could face strong competition from new 
nearby supply.

Source: CBRE, ESRI, AECOM

• Under Construction
• Proposed

Hotel Development Pipeline
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Market Area Supply Pipeline (Information dated 2020)
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The USC Hyatt House will be the first new hotel in the market area in decades.

• The upscale extended-stay hotel currently under 
construction will bring 200 new hotel rooms 
adjacent to the LAC+USC Medical Center 
Campus

• The format and pricing tier will directly address 
demand generated by Keck from visiting doctors, 
nurses, and academics; conference and seminar 
attendees; and out-of-region patients seeking 
specialized medical care

• The facility is part of the school’s vision and plan 
for medical center investment and expansion

• Lodging professionals interviewed noted that due 
to only one core demand driver (Keck-generated 
visitation), the facility was unlikely to perform 
well. The underlying transaction, they suggested, 
most likely included some form of subsidy to the 
developer

Source: Urbanize LA
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Trends in Medical Center-Adjacent Lodging Development (Information dated 2020)
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Medical center-adjacent lodging development is growing for reasons that range from 
globalization to expanded consumer choice to the pursuit of operational efficiencies and 
improved medical outcomes.

Trend Market Area Demand Opportunity
Elite medical institutions are increasingly marketing specialized care to 
customers with the ability to pay, both domestic and international.

Keck patients and professionals

International medical tourism is a growing global market led by institutions in 
lower-cost countries such as Malaysia, Thailand, Costa Rica, and Brazil. 
American destinations, which are higher-cost than international counterparts, 
mainly consist of elite and best-in-class institutions such as the Mayo Clinic, the 
Cleveland Clinic, Massachusetts General, and Memorial Sloan Kettering.

Keck patients and professionals

Consumers are demanding more (and more luxurious) options in hospital 
lodging.

Keck patients

Hospitals are focused on reducing in-patient stays as a cost-cutting 
measure, and off-site lodging is frequently more cost-effective than hospital room 
occupancy.

LAC+USC Medical Center, Adventist 
Health White Memorial, and Keck patients

Health care professionals increasingly recognize the practical importance and 
cost-effectiveness of short-term housing to assure continuum of care for at-
risk patients.

LAC+USC Medical Center, Adventist 
Health White Memorial, and Keck patients

Limited-service and extended stay/suites categories, which align with much 
hospital-anchored lodging demand, are favored by investors.

LAC+USC Medical Center, Adventist 
Health White Memorial, and Keck patients

Hospital-adjacent lodging demand is counter-cyclical and represents an 
important investment category for portfolio balancing.

LAC+USC Medical Center, Adventist 
Health White Memorial, and Keck patients
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Hospital Hotel within Half-Mile Address CoStar 
Rating

STR 
Chainscale 

Classification

Rooms Year 
Built

LAC+USC, Keck USC Hyatt House 1601 Alcazar St 4 Star Upscale 200 2020
Marengo Inn 2050 Marengo St 3 Star Not Classified 29 1989
Lincoln Park Motel 2101 Parkside Ave 2 Star Not Classified 24 1936

Adventist White Memorial No hotels within half mile 1

Alhambra Hospital Alhambra Inn 2221 W Commonweal  2 Star Not Classified NA 1984
Greentree Inn & Suites 2451 W Main St 3 Star Economy 60 1983

Glendale Adventist No hotels within half mile 2

San Gabriel Valley Medical Center No hotels within half mile 3

Huntington Memorial Pasadena Inn 400 S Arroyo Pky 2 Star Not Classified 66 1962
Evanston Inn 385 Marengo Ave 1 Star Not Classified 29 1887

UCLA Medical Center W Los Angeles 930 Hilgard Ave 4 Star Luxury 297 1969
HilgardHouse 927 Hilgard Ave 4 Star Not Classified 47 1984
Palihotel Westwood 1044 Tiverton Ave 4 Star Not Classified 51 1940

Cedars-Sinai SLS Hotel at Beverly Hills 465 S La Cienega Blvd 4 Luxury 297 2008
Sofitel Hotel 8501 Beverly Blvd 3 Luxury 295 1988
Elan Hotel 8435 Beverly Blvd 4 Not Classified 49 1971

Harbor-UCLA No hotels within half mile 4

(1) White Memorial is w ithin 1 mile of the the USC-LAC-adjacent hotels

(4) UCLA-Torrance is w ihtin one mile of the Miyako Hotel, w hich primarily serves business travelers
Source: CoStar, GoogleMaps, STR

Hospital Hotel Co-Location

(2) Glendale Adventist is w ithin one mile of a number of branded hotels serving area business and leisure travelers; these include Best Western and Holiday Inn Suites
(3) The San Gabriel Valley Medical Center is w ihtin tw o miles of a number of branded hotels serving area leisure and business travelers; these include Sheraton, Hyatt, 
and New  Century

Regional Competitive Set

Outside the Regional Competitive Set

Regional Medical Center / Hotel Co-Location Patterns (Information dated 2020)
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There are few current examples in the Los Angeles area for hotels developed primarily to serve an 
adjacent medical complex.
• Among surveyed hospitals, 

the USC Hyatt House 
(under construction) is the 
only project developed 
primarily to serve demand 
generated by an adjacent 
medical complex

• While UCLA Reagan and 
Cedars-Sinai are 
surrounded by several high-
quality hotels, the locations 
also capitalize on demand 
from leisure and business 
travelers drawn to nearby 
retail, entertainment, and 
employment concentrations

• UCLA Medical Center (#5 
ranking, U.S. News 2019-20 
Best Hospitals survey), 
Cedars-Sinai (#8), and Keck 
(#16) all likely have potential 
to cultivate more medical 
tourism and associated 
hospital-adjacent lodging  
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Hotel Market Competitive Supply Summary
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• The market area’s low concentration of older lower-rated hotels reflects the historically modest 
nature of the sub-market

• A substantial pipeline with 5,900 rooms in the Central Business District alone indicates that new 
hotel development in the market area could face heavy competition from new nearby supply

• The USC Hyatt House Hotel is likely a strategic investment for USC to support its long-term 
expansion vision rather than one intended to be financially feasible in the short-term

• There are not many examples of hospital-proximate hotel developments in Los Angeles that rely 
exclusively on hospital-related demand
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Assumptions for Medical Center Adjacent Hotel Room Night Demand
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• The budget hotel opportunity resides primarily with providing lodging for patients of LAC+USC 
Medical Center and Adventist Health White Memorial and their caregivers. Other potential users 
who do not require close proximity to the hospitals will be better served by options in more 
established markets with more amenities

• Keck-generated demand from medical professionals and patients seeking specialty treatment, 
which are different market segments than those addressed by LAC+USC Medical Center and 
Adventist Health White Memorial, will be fully absorbed by the Hyatt House Hotel

• Only the near-term opportunity is considered. Ultimate redevelopment of General Hospital may 
substantially transform the residential base, job base, and visitor patterns around General Hospital, 
but hotel developers do not typically act as pioneering first movers in unproven or transitioning 
markets
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Item
Within 30-

minute 
drive2

Outside 
30-minute 

drive2 Total1

Within 30-
minute 

drive2

Outside 
30-minute 

drive2 Total1

Within 30-
minute 

drive2

Outside 
30-minute 

drive2 Total1

Patients by Drive Time
LAC-USC 22,943   6,991     29,934   114,126 23,721   137,847 137,069 30,712   167,781 
Adventist White 19,268   3,017     22,285   59,345   4,668     64,013   78,613   7,685     86,298   

Total 42,211   10,008   52,219   173,471 28,389   201,860 215,682 38,397   254,079 
Share 81% 19% 86% 14% 85% 15%

Patients Using Off-Site Hotels
Share of patients using hotels3 5% 25% 8.8% 2.5% 12.5% 3.9% 3.0% 15.8% 4.9%

LAC-USC 1,147     1,748     2,895     2,853     2,965     5,818     4,000     4,713     8,713     
Adventist White 963        754        1,968     1,484     584        2,501     2,447     1,338     3,785     

Total 2,111     2,502     4,613     4,337     3,549     7,885     6,447     6,051     12,498   

Patient Hotel Nights
Patients coming a day early3 20% 20% 10% 10%
Patients staying an extra day3 20% 20% 10% 10%
Patients coming early and staying an extra day3

10% 10% 5% 5%
Total hotel nights/patient 0.60 0.60 0.30 0.30

LAC+USC Total 688        1,049     1,737     856        890        1,745     1,544     1,938     3,482     
Adventist White Total 578        453        1,031     445        175        620        1,023     628        1,651     

Total 1,266     1,501     2,768     1,301     1,065     2,366     2,567     2,566     5,133     

Estimated Patient Hotel Nights

(3) AECOM Estimate based on interview s and literature review

In-Patient Discharges Out-Patient Discharges All Discharges

(1) Off ice of Statew ide Health Planning and Development, California Health and Human Services
(2) AECOM analysis based on patient zipcode data

Patient Hotel Days Analysis (Information dated 2018)
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Key Assumptions
• Patient demand for 

hotel nights is a 
function of:
− Driving distance 

from home to 
medical center. 
AECOM has 
assumed higher 
hotel demand for 
patients driving 
more than 30 
minutes for care  

− In-patient vs. out-
patient: AECOM 
assumes in-
patients are more 
likely to generate 
hotel demand

LAC+USC Medical Center generates potential demand for approximately 3,500 patient hotel nights and 
Adventist Health White Memorial for 1,650 nights; together they total approximately 5,100 hotel nights of 
demand.

Adventist Health White Memorial

Adventist Health White Memorial

Adventist Health White Memorial
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Item
Within 30-

minute 
drive

Outside 
30-minute 

drive Total

Within 30-
minute 

drive

Outside 
30-minute 

drive Total

Within 30-
minute 

drive

Outside 
30-minute 

drive Total
Patient Hotel Nights

LAC+USC Total 688        1,049     1,737     856        890        1,745     1,544     1,938     3,482     
Adventist White Total 578        453        1,031     445        175        620        1,023     628        1,651     

Total 1,266     1,501     2,768     1,301     1,065     2,366     2,567     2,566     5,133     

Caregiver Hotel Nights
Share of patients w/caregivers staying overnight1 25% 25% 25% 25%
Share of patient days caregivers stay overnight1 50% 50% 50% 50%
Average days of patient stay2

LAC+USC 6.4        6.4        1.0        1.0        
Adventist White 4.6        4.6        1.0        1.0        

LAC+USC Total 551        839        1,390     107        111        218        658        950        1,608     
Adventist White Total 332        260        593        56         22         78         388        282        670        

Total 883        1,099     1,982     163        133        296        1,046     1,232     2,278     

All Hotel Nights 2,149     2,600     4,750     1,464     1,198     2,661     3,613     3,798     7,411     
Supportable rooms at 75% occupancy 8           9           17         5           4           10         13         14         27         

(1) AECOM Estimate based on interview s and literature review
(2) Office of Statew ide Health Planning and Development, California Health and Human Services

Estimated Caregiver and Total Hotel Nights
In-Patient Discharges Out-Patient Discharges All Discharges

Caregiver and Total Hotel Days Analysis (Information dated 2018)
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Key Assumptions
• Caregiver demand 

for hotel nights a 
function of:
− Number of patient 

hotel nights
− Length of patient 

stay

LAC+USC Medical Center generates potential demand for approximately 1,600 caregiver hotel nights and 
Adventist Health White Memorial for 670 hotel nights; together they total approximately 2,300 hotel nights 
of demand.
Combined demand from patient and caregiver stays totals 7,400 hotel nights, which at stabilized 
occupancy of 75% represents support for 27 budget rooms in the market area.

Adventist Health White Memorial Total

Adventist Health White Memorial

Adventist Health White Memorial Total
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Hotel Market Analysis 
Temporary Lodging Alternatives

110



Research Completed April 2020

GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX F

Medical Campus Strategies For Local Accommodations
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Hospitals have developed a variety of lodging strategies for patients and their families including 
market rate branded hotels, in-hospital premium suites, negotiated rates at area hotels, free 
housing from charitable organizations, volunteer home-host networks, and on-site RV parking

Type of Accommodation Examples Offer
Hospital-Adjacent Branded 
Hotel

• Hyatt House at Keck (upper-price)
• Edge Hotel at New York-Presbyterian Hospital (upper-price)
• Holiday Inn and Suites at the Cleveland Clinic (lower-price)
• Intercontinental Hotel and Conference Center at the Cleveland Clinic (upper-price)
• InterContinental Houston Medical Center at Texas Medical Center (upper-price)
• Home2 Suites by Hilton at Baylor Medical Center (upper-price)
• Residence Inn at Dell Children's Medical Center (lower-price)

• Market rate hotels
• Conferencing and extended-stay facilities
• Mainly upper-priced
• Mostly at prestige medical centers catering to 

medical tourism, professional training, and 
conferences

In-Hospital Hospitality 
Suites

• Stamford Hospital Signature Suites
• Brigham and Women’s Shapiro Tower Pavilion

• Premium alternative to patient rooms for 
patients with ability to pay 

Temporary Furnished 
Housing Nearby

• ASI Suites (Seattle)
• Furnished Quarters (New York, Boston, San Francisco)

• For-profit apartment booking and 
management companies with locations and 
units optimized for medical patients

Hospital-Owned 
Independent Facility

• Keck Suites at Currie Hall
• Tiverton House at UCLA Medical Center
• Stanford Guest House at Stanford Medicine
• Med Inn at University of Michigan Medical Complex

• For patients and their families
• Both subsidized and unsubsidized

Negotiated Rates at 
Existing Area Hotels

• University of Michigan Medical Center (MI) 
• Brigham and Women’s Hospital (MA)
• Prisma Health (SC)

• Negotiated discount rates at area hotels

Dedicated Housing from 
Charitable Organizations

• Ronald McDonald House (many global locations)
• St. James Inn (Los Angeles)
• American Cancer Society Hope Lodge (30 national locations)
• Compassion Inn (First Wesleyan Church of Ypsilanti, Michigan)
• Kiwanis House (Sacramento)
• Terry's House (Fresno)

• Reduced-cost / free lodging for at-need 
patients and their families

• Run by charitable organizations

Volunteer Networks • Hospitality Homes (Boston)
• Hosts for Hospitals (Philadelphia, Delaware, New Jersey)
• Leon S. Peters Host Family Program (Fresno)

• Volunteer networks providing free short-term 
housing for families and friends of patients

• Run by charitable organizations
On-Site RV Parking • St. Louis Children’s Hospital

• Portneuf Health Partners
• Free hook-ups in hospital parking lots
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Profile: Ronald McDonald House
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• Foundation-funded charity operating over 300 locations worldwide

• Access limited to families with a child undergoing care 

• 6 locations in Southern California
− Los Angeles (near Children’s Hospital)
− Pasadena
− Inland Empire
− Long Beach
− Orange County
− Bakersfield
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7. Market Analysis - Summary of 
Key Interviews
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Economic Development is an important goal for 
community

• Top priority should be economic development 
opportunities. Creating opportunities for technical jobs that 
require 6-12 months training rather than an advanced 
degree is important

Drivers of Demand

• Locations close to Downtown LA are in high demand. Now 
Boyle Heights is in demand with Lincoln Heights next

• USC is a major driver of change, both in terms of 
development projects and in-migration

• Arts District redevelopment is starting to move over the 
river to Boyle Heights. Pattern will accelerate with 
completion of 6th Street bridge

• Biotech investments by USC and others. There is a 
potential opportunity to further the County’s biotech cluster 
goals by creating not only workspace but also social and 
collaborative space

Additional Factors

• Real estate in the area is becoming more expensive, 
which has priced out some long-term residents

• Resistance to change from some members of the 
community, including the provision of community-serving 
projects such as affordable housing

Market Economics Interviews Summary (1 of 2)

114

Key themes emerging from interviews. 
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• Medical Office
− Strong demand due to tight supply and need from 

LAC+USC Medical Center and Adventist Health White 
Memorial

• Non-Medical Office
− Creative office longer-term potential

• Non-Commercial Uses
− Vocational schooling or community college to serve 

community needs

Design and access issues are critical

• Site is hard to get to without a car 

• Circulation can be difficult, and distances are long, such as 
the walk from Marengo to General Hospital

• Freeway a major impediment to circulation between Boyle 
Heights and Lincoln Heights. This may maintain the two 
communities as distinct sub-markets

• Pedestrian access is limited and crossing Soto Street is 
challenging

• The size and location of General Hospital suggests that 
the future program must feature a diverse range of uses 
and services so that it can function as a city within the city 
for tenants

Real Estate / Tenanting / Use Opportunities

• Retail
− Pent-up demand for good-quality neighborhood retail
− A need for a grocery store / supermarket. But note that 

most supermarket retailers have extremely specific site 
needs that emphasize high visibility and easy access 
and parking

− Iconic, visible, and freeway accessible, General 
Hospital may be a good location for destination retail 
such as a food hall. But note that the space needs to 
work (i.e., high ceilings, appropriate column widths)

− Opportunity to connect retail with economic 
development and locally serving incubator businesses

− Opportunity to develop retail as a ground-up in West 
Campus

• Residential
− Spillover demand from younger residents seeking less 

expensive housing near Downtown LA
− Pent-up demand for larger units for multi-generational 

living
− An all-affordable project is not a great idea according 

to developers including affordable housing developers. 
Goal should be a mix of incomes

Market Economics Interviews Summary (2 of 2)
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The following details the Affordable 
Housing Analysis for the areas surrounding 
LAC+USC Medical Center. 

The majority of the research was 
completed in April 2020 and may present 
data from several prior years. More recent 
data is noted. 

The research provides affordable 
housing definitions and context. The 
Affordable Housing Analysis highlights 
key parameters including the current 
supply and need or residents in the area, 
sources for funding and financing and 
provides case studies for relevant 
affordable housing projects.

Introduction
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1. Affordable Housing Definitions 
and Context

4
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30% of Income on Housing: 
$1,500/mo.

69% of LA County’s Area Median Income 
($1,427 Median Gross Rent for General 

Hospital Market Area)

General Hospital Market Area Median 
Household Income $42,000

What is Affordable Housing? (Information dated 2017)

5

Market area median household income* (2017) of $42,000 
is 31% lower than the County Average of $61,000.

*Median household income from Census Data for a family of four.

Housing is considered affordable when a family or individual pays no more 
than 30% of household income on the total costs of housing (rent, utilities, 
etc.). Households that pay more than 30% are considered cost burdened.
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30% of Income on Housing: 
$1,500/mo.

47% of LA County’s Area Median 
Income for a 2-Person Household

Annual Salary @ Minimum Wage 
~$30,000

75% of LA County’s Area Median 
Income for a 4-Person Household

Annual Salary @ Minimum Wage 
~$30,000

Two Wage Earners @ Minimum 
Wage ~$60,000

What is Affordable Housing? (Information dated 2021)

6

LA County Area Median Income 2021:
4-Person Household: $80,000
2-Person Household: $64,000

One Wage Earner @ Minimum Wage 
~$30,000

Family 1 
4-Person Household

Family 2 
2-Person Household

30% of Income on Housing: $750/mo.

Research Completed April 2022
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How do we define AMI and Low Income Housing? (Information dated 2018)
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LA County Household Income Distribution 2018

Notes: 
• The red income bracket is where median falls
• True median: $68,000 for all LA County households

Source: Bureau of Labor Statistics Occupational Employment Statistics Survey, 2018

• Area Median Income (AMI) is the midpoint of a region’s income 
distribution, with half of households earning more and half earning 
less

• For new housing to be built to serve community needs, affordability is 
defined by income level as a percent of the AMI, as determined by the 
Department of Housing and Urban Development (HUD) and the State 
of California

• Cost Burden
− Cost burden is defined as paying more than 30% of household 

income for housing
− Extreme cost burden is defined as paying more than 50% of 

household income for housing

• Special Needs 
− LA County defines special needs populations as those who face 

greater challenges finding housing and might require special 
accommodations, including seniors, persons with disabilities, the 
homeless, farmworkers, persons living with HIV / AIDS, large 
households, single parent households, and those in transition from 
foster care or incarceration
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• AECOM applied the California Housing Partnership AMI breakdown and updated with 2021 data
• Middle Income category has been added below—not an official income category for HUD or HCD

8

AMI Definition (Information dated 2021)   

Los Angeles County Household Income and Estimated Rent 2021
Number of Persons in Household / Maximum Defined Annual Income by Income Range

Income (% AMI) 1 2 3 4 5 6 7 8
Deeply Low (Up to 15%)1 $12,420 $14,190 $15,960 $17,730 $19,155 $20,580 $21,990 $23,415 
Extremely Low (15 to 30%)2 $24,850 $28,400 $31,950 $35,450 $38,300 $41,150 $44,000 $46,800 
Very Low (31-50%) $41,400 $47,300 $53,200 $59,100 $63,850 $68,600 $73,300 $78,050 
Low (51-80%)3 $66,250 $75,700 $85,150 $94,600 $102,200 $109,750 $117,350 $124,900 
Moderate (81-120%)4 $99,360 $113,520 $127,680 $141,840 $153,240 $164,640 $175,920 $187,320 
Middle Income (120-160%) 5 $132,480 $151,360 $170,240 $189,120 $204,320 $219,520 $234,560 $249,760 
Area Median Income (100%)6 $56,000 $64,000 $72,000 $80,000 $86,400 $92,800 $99,200 $105,600 

Estimated Rent Maximum Estimated Monthly Rents for Each Income Range
Deeply Low (Up to 15%) $311 $355 $399 $443 $479 $515 $550 $585
Extremely Low (15 to 30%) $621 $710 $799 $886 $958 $1,029 $1,100 $1,170
Very Low (31-50%) $1,035 $1,183 $1,330 $1,478 $1,596 $1,715 $1,833 $1,951
Low (51-80%) $1,656 $1,893 $2,129 $2,365 $2,555 $2,744 $2,934 $3,123
Moderate (81-120%) $2,484 $2,838 $3,192 $3,546 $3,831 $4,116 $4,398 $4,683
Middle Income (120-160%) $3,312 $3,784 $4,256 $4,728 $5,108 $5,488 $5,864 $6,244
(1)  According to the US Department of Housing and Urban Development (HUD), calculated by multiplying the Very Low Income Limit by 30%
(2) Approximately 30%, normalized by the federal poverty line adjusted for local conditions
(3) According to LAHD, “80% median income exceeding median income is an anomaly just for this county due to HUD historical high-cost adjustments”
(4) According to the California Housing Partnership, calculated by multiplying the Very Low Income Limit by 2.4
(5) Middle Income is not an official income category for HUD or HCD. Calculated by multiplying the Very Low Income Limit by 3.2
(6) Based on data from California Department of Housing and Community Development (HCD), 2021

Source: California Department of Housing and Community Development (HCD), Los Angeles Housing & Community Investment Department (LAHD), 2021, 2022 AECOM
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JOB CATEGORY Median Income2 Income Category (%AMI)
(Four Person Household)

Maximum Housing Expense 
(Four Person Household)

Childcare Workers3 $18,336 Extremely Low (15-30% AMI) $886

Cashiers $29,550 Extremely Low (15-30% AMI) $886

Dental Assistants $40,040 Very Low (31-50% AMI) $1478

Biological Technicians $47,000 Very Low (31-50% AMI) $1478

Commercial Drivers $51,090 Very Low (31-50% AMI) $1478

Postal Service Workers $65,020 Low (51-80% AMI) $2365

Electricians $74,330 Low (51-80% AMI) $2365

Healthcare Social Workers $77,990 Low (51-80% AMI) $2365
(1) Department of Housing and Urban Development (HUD) establishes median incomes for 4-person households regardless of ratio of workers to residents in 

the household. Incomes include state and federal benefits, as well as unearned income owed to minors. 
(2) Source: Bureau of Labor Statistics Occupational Employment Statistics 2020; Job categories from North American Industry Classification System. 

Assumes median salary for fulltime employment (2,080 hours annually). Estimates for part-time employment would be adjusted downwards at an hourly 
rate. Incomes are based on one employed resident in household. Households with multiple workers would be eligible if combined incomes are below HUD 
thresholds.

(3) Assumes less than Full-time employment (median hourly wage at average of 24 hours / week annually).

Four Person Household Area Median Incomes (AMIs) and Rents in LA County 
(Information dated 2021) 

Research Completed April 2022
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JOB CATEGORY Median Income1 Income Category (% AMI)
(One Person Household)

Maximum Housing Expense 
(One Person Household)

Food Preparation Workers3 $17,142 Extremely Low (15-30% AMI) $621

Waiters and Waitresses3 $17,616 Extremely Low (15-30% AMI) $621

Retail Salespersons $31,230 Very Low (31-50% AMI) $1,035

Industrial Truck Workers $36,710 Very Low (31-50% AMI) $1,035

Preschool Teachers $32,760 Very Low (31-50% AMI) $1,035

Medical Assistants $37,080 Very Low (31-50% AMI) $1,035

Administrative Assistants $44,710 Low (51-80% AMI) $1656

Plumbers and Pipefitters $55,760 Low (51-80% AMI) $1,656
(1) Department of Housing and Urban Development (HUD) establishes median incomes for households. Incomes include state and federal benefits, as well 

as unearned income owed to minors. 
(2) Source: Bureau of Labor Statistics Occupational Employment Statistics 2020; Job categories from North American Industry Classification System. 

Assumes median salary for fulltime employment (2,080 hours annually). Estimates for part-time employment would be adjusted downwards at an hourly 
rate. Incomes are based on one employed resident in household. 

(3) Assumes less than Full-time employment (median hourly wage at average of 24 hours / week annually).

One Person Household Area Median Incomes (AMIs) and Rents in LA County 
(Information dated 2021)
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LA County Context: LA County’s Affordable Housing Needs
(Information dated 2021)

12

Based on the 2021 California Housing Partnership 
Los Angeles County Affordable Housing Needs 
Report, the County continues to have a tremendous 
need for affordable housing. A few highlights include:

• 78% of extremely low income households are 
extremely cost burdened

• Los Angeles County needs nearly half a 
million more affordable rental homes to meet 
current demand

• Renters in Los Angeles County need to earn $38.23 
per hour - approximately 2.5 times the local 
minimum wage - to afford the median monthly 
asking rent of $1,988 

Source: California Housing Partnership, Los Angeles County’s Housing 
Emergency Update, May 2019
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LA County Context: Investment in Affordable Housing
(Information dated 2021)

13

• In FY 2019-20, state housing funding increased 108% and federal funding increased 48% for housing 
production and preservation in Los Angeles County compared to FY 2018-19

• Such funding increases over the past couple of years have helped to offset the decreases in funding 
that had occurred over the prior decade, but there is still a significant need for affordable housing

• To meet affordable housing needs, funding streams need to continue to grow across all local, state, and 
federal jurisdictions

Source: California Housing Partnership, Los Angeles County’s Housing Emergency Update, May 2019
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LA County Context: Affordable Housing Shortage (Information dated 2021)
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• Los Angeles County needs 499,430 more affordable rental 
homes to meet current demand

• With a shortage in affordable housing options across 
income brackets, very low income and extremely low 
income households are either forced to spend more of their 
income on housing or leave the County to find more 
affordable housing options

Source: Los Angeles County 2021 Affordable Housing Needs Report, California Housing Partnership
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LA County Context: Cost Burden of Extremely Low-Income Households
(Information dated 2021)
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• 78% of extremely low income households are 
spending more than half of their income on 
housing costs compared to just 2% of moderate 
income households

• Extremely low income households are 
disproportionally impacted by housing costs 
compared to higher income brackets

Source: Los Angeles County 2021 Affordable Housing Needs Report, 
California Housing Partnership
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LA County Context: Wages versus Housing Costs (Information dated 2021)

• Renters in Los Angeles County need to earn $38.23 per hour – approximately 2.5 times the local 
minimum wage - to afford the median monthly asking rent of $1,988

Source: California Housing Partnership, Los Angeles County’s Housing Emergency Update, May 2019

Research Completed April 202216



Research Completed April 2020

GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX G

LA County Context: Affordable Housing Need and Demand (Information dated 2021)
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• Regional Housing Needs Assessment
− California state law obligates jurisdictions to 

provide housing for its “fair share” of regional 
need

− City of Los Angeles – 82,002 units, as 
shown on table at right

− Unincorporated LA County – 30,145 units
− SCAG Region – 412,721 units

• Quantified Objectives
− Units anticipated through implementation of 

policies and programs in 2013-2021 Housing 
Element

− Number of units anticipated is more than 
22,000 units short of Regional Housing 
Needs Assessment Goal

Regional Housing Needs Assessment Allocation for City of LA (2014-2021) 

AMI Level Number of Units

<=30% AMI 10,213

31-50% AMI 10,213

51-80% AMI 12,435

81-120% AMI 13,728

>120% AMI 35,412

Total 82,001

Housing Supply – Quantified Objectives for City of LA (2013-2021) 

AMI Level Number of Units

<=30% AMI 1,730

31-50% AMI 3,834

51-80% AMI 4,873

81-120% AMI 1,122

>120% AMI 48,000

Total 59,559

Difference from RHNA -22,443
Source: 
City of LA Housing Element 
LA Housing Element sets out policies and goals for 2013-2021; the RHNA cycle that 
allocates portions of demand is 2014-2021.
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LA City Context: Housing Cost Burden by Income Level (Information dated 2018)
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City of Los Angeles: Share of households with a Housing Burden

Spatial Distribution of Cost Burden
• Households with housing cost burdens and 

extreme housing cost burdens are concentrated 
in southern and eastern neighborhoods of Los 
Angeles, as well as in the center of the San 
Fernando Valley

• Areas with high levels of housing burden are 
strongly correlated with neighborhoods that the 
Department of Housing and Urban 
Development (HUD) has classified as 
Racially/Ethnically Concentrated Areas of 
Poverty (R/ECAPs)

Source: Consolidated Plan, City of Los Angeles 
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Market Analysis: Housing Cost Burden by Income Level (Information dated 2019)

19

Market Area Context
• Census tracts with high percentages of cost 

burdened households are clustered in the south 
and west of the market area

• 58% of census tracts reported high percentages 
(75% or more) of cost burdened and extremely 
cost burdened households

• 22% of census tracts reported low percentages 
(less than 25%) of cost burdened and extremely 
cost burdened households

Source: AECOM, June 2019

Market Area: Share of households with a Housing Burden
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Area Median Income
• 55% of all households in the City of Los Angeles  

(723,290) have incomes below 80% of the 
Household Median Area Family Income

Special Needs
• 20% of all City of Los Angeles residents 

(784,000) are elderly, disabled or homeless
• 153,000 of the 400,000 seniors are disabled 

(39%)
• 173,000 aged 16-64 have one or more disability 

(7% total population)
• 27% of residents with disabilities have incomes 

below the poverty line

Housing Demand – Special Needs 

AMI Level Households % Total

0-30% 288,625 22%

31-50% 203,230 15%

51-80% 231,435 18%

Housing Demand – By Target Population

Population with 
Special Needs Residents % Total

Elderly 400,000 10%

Disabled 350,000 9%

Homeless 34,000 1%

LA City Context: Affordable Housing Need and Demand – Special Needs
(Information dated 2020)

Source: 
City of LA Housing Element 

Source: 
City of LA Housing Element 
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Market Analysis: Housing Cost Burden by Income Level (Information dated 2019)

21

• 51% of households in the General Hospital market area face cost burdens, compared to 46% 
in the County (updated based on US Census 2019 data)

• The General Hospital market area has larger portions of households in the extremely low to 
low income ranges

Cost Burdened Households by Income Range 2019
Market Area Los Angeles County

Approximate AMI Income Range Households % Total Households % Total
<30% <$20,000 11,531 18% 379,133 12%
30%-50% $20,000-$34,999 11,64 19% 365,664 11%
50%-80% $35,000-$49,000 9,660 15% 343,865 11%
80%-120% $50,000-$74,999 11,017 18% 531,692 16%
>120% >$75,000 18,653 30% 1,612,521 50%

Total 62,505 3,232,875

Approximate AMI Income Range Cost Burdened HH % Income Range Cost Burdened HH % Income Range
<30% <$20,000 10,048 87% 343,767 91%
30%-50% $20,000-$34,999 9,470 81% 312,200 85%
50%-80% $35,000-$49,000 6,353 66% 259,247 75%
80%-120% $50,000-$74,999 3,738 34% 290,098 55%
>120% >$75,000 2,301 12% 292,084 18%

Total 31,910 51% 1,497,396 46%
Source: US Census Bureau, AECOM
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• 9% of the Total Population of the General Hospital market area experience hearing, vision or 
ambulatory difficulties, compared to 10% people in the County as a whole

• An additional 23,420 people in the General Hospital market area and over one million people 
in the County experience a cognitive, self-care or independent living difficulty

Market Analysis: Affordable Housing Need and Demand – Special Needs
(Information dated 2020)

Housing Demand - Person with Disabilities by Type

Market Area Los Angeles County

Disability Persons % Population Persons % Population

Hearing Difficulty 6,587 2.80% 252,142 2.50%

Vision Difficulty 5,783 2.50% 196,474 2.00%

Ambulatory Difficulty 13,421 3.70% 544,360 5.80%

Total 25,791 9.00% 992,976 10.30%

Source: US Census Bureau, AECOM
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Elderly Persons
Market Area Los Angeles County

65-74 years old

Persons 13,723 171,288

% Population 5.8% 7.0%

% With Disability 32% 24%

75+ years old

Persons 11,034 279,907

% Population 4.7% 5.3%

% With Disability 55% 52%

Total Elderly

Persons 24,757 451,195

% Population 10.5% 12.3%

% With Disability 42% 36%

Source: US Census, AECOM

• 10.5% of the Total Population of the market 
area is at least 64 years old, compared to 
12.3% of the County 

• Of the approximately 25,000 elderly persons 
in the market area, 42% experience one or 
more disability

Market Analysis: Affordable Housing Need and Demand – Special Needs
(Information dated 2020)
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Los Angeles Homeless Needs Assessment 2020

Sheltered Unsheltered Total

Total 17,616 46,090 63,706

Source: 2020 Los Angeles Homeless Count

*Veterans extracted from data as separate category

• The Homeless Population of Los Angeles County has increased by 55% since 2015
• 80% of the Homeless Population are individuals, 19% are members of families, and less 

than 1% are unaccompanied minors
• 28% of the Homeless Population is sheltered, and 72% is unsheltered

LA County Context: Affordable Housing Need and Demand – Homelessness 
(Information is dated 2020)
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Market Analysis: Select Household Characteristics
(Information dated 2020)
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Households in the market area are significantly more financially constrained than LA County
• 53% of households in the market are cost-burdened versus 49% in the County 
• 73% of households in the market area live below 120% AMI versus only 59% in the County

Certain “Special Needs” populations in the market area are slightly lower than LA County
• 10.5% of the total population of the market area is at least 64 years old, compared to 12.3% of the 

County
• 9% of the market area population has a registered disability, compared to 10% of the County

Source: ACS 2018
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Market Analysis: Total Lower Income Units (Information dated 2018)
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• Overall, the greatest amount of affordable housing 
units have been allocated to families and seniors

• Seniors in the market area received respectively fewer 
housing units than in the rest of LA

• Affordable Housing development in the market area 
has focused largely on families, which could present 
an opportunity to develop affordable housing for other 
underserved special needs populations825 

16,159 15,802 

829 

11,610 

DISABLED SENIORS FAMILY HOMELESS N/A

Total LI units in LA County

89

436 

1,572 

12
214 

DISABLED SENIORS FAMILY HOMELESS N/A

Total LI units in Market Area

Source: Data from HCIDLA, LIHTC, LACDA and created by AECOM
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• In total, 850 affordable housing units are under construction or proposed in the market area
• Additionally, 2,086 units are proposed or under construction at market rate 
• The majority of new developments are concentrated in Boyle Heights (50%) for both affordable housing 

units (38%) and market rate units (55%)

28

Market Analysis: Future Supply of Lower Income Units
(Information dated 2020)

Sub-Area Proposed and Under Construction

Boyle Heights Lincoln Heights El Sereno East LA Market Area

Market Rate

Units 1,152 373 500 61 2,086

Percentage of Market Area 55% 18% 24% 3%
Affordable

Units 327 100 276 147 850

Percentage of Market Area 38% 12% 32% 17%
Total

Units 1,479 473 776 208 2,936

Percentage of Market Area 50% 16% 26% 7%

Source: Costar, LACDA, AECOM

28
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Affordable Housing Case Study (Information dated 2020)
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• Building / proposing new senior affordable housing in Pico Robertson and Sherman Oaks by Mercy 
Housing
− Pico Robertson includes 48 units in a six-story building; $28.7M development; mix of studios and one-

bedrooms to serve seniors between 30-60% AMI
− Proposed Sherman Oaks redevelopment on-site of 1940s triplex with 55 units for low and very low 

income senior residents

Affordable Housing Case Study
• Redeveloped Linda Vista hospital in Boyle Heights for affordable senior housing development 

Hollenbeck Terrace by AMCAL
− Approximately 120 units with a mix of single room occupancies, one-bedroom and two-bedroom 
− Leveraged multiple funding and financing sources (e.g., LIHTC, NSP, AHTF, HPTC)
− Built-in additional contingency funds to address delays and challenges with historic structures
− Significant public support for the project, including the City of Los Angeles
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Affordable Housing Case Study Linda Vista Hospital to Hollenbeck Terrace
(Information dated 2020)
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Affordable Housing Case Study (Information dated 2020)
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• Primarily develops new construction, including recent Santa Cecilia (Boyle Heights) by McCormack 
Baron Salazar
− 80 apartments on second floor set aside for families making between 30 and 60 AMI, with mix of 

one-bedroom, two-bedroom and three-bedroom units 
− 4,000 square feet of commercial space on first floor with additional parking lot
− Significant stakeholder engagement, which resulted in scaling back density
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Affordable Housing Case Study (Information dated 2020)
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• Los Lirios (Boyle Heights) by Bridge Housing Corporation
− Bridge partnership with East LA Community Corporation (ELACC) – Community Development 

Corporation based in Boyle Heights
− Mixed use affordable housing: 65 units (30-50% AMI), 7,000 square feet of retail
− Major community outreach: small business outreach, community meetings, focus groups, community 

organization participation
− Adjacent to Metro Gold Line Soto Station
− Estimated development cost: $30M; construction start estimate 2021
− Multiple funding sources proposed including: AHSC, HCIDLA, AHTF
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Affordable Housing Case Study (Information dated 2020)
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• St Joseph’s (Oakland) by Bridge Housing Corporation
− Historic landmark acquired for adaptive reuse/ affordable housing in 2006
− Two main phases:
 Historic St. Joseph’s Senior Apartments: 84 Project-based Section 8 units for seniors
 Terraza Palmera: second phase of redevelopment which includes 62 affordable family rental 

apartments in both rehabilitated structures and newly constructed building
− Had to develop project in phases; involved complicated and lengthy sub-division process
− NEPA process was required – had higher level of rigor to the environmental review of the historical 

structure than under CEQA; took more time and costlier
− Financing from many sources including: Project-based Section 8, AHP funds, CalReUSE grant, low 

income housing tax credits, historic tax credits, NSP, HOME loan
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Affordable Housing Case Study Example Capital Stack: Terraza Palmera 
(Phase 2 St Joseph’s)
(Information dated 2020)

35

Senior debt

Gap Financing
(State+Local)

Grants

LIHTC

$0

$5,000,000

$10,000,000

$15,000,000

$20,000,000

$25,000,000

$30,000,000

$35,000,000

Permanent

Tax-exempt bond 
loans

Oakland 
Redevelopment 

Agency Loan

Oakland HOME 
Loan

AHP 

Prop 1C
Private Grants

General partner

Investor equity 
(LIHTC)



Research Completed April 2020

GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX G

Affordable Housing Case Study (Information dated 2020)
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• Linda Vista (Los Angeles) by ELACC
− The Linda Vista hospital has been converted into a 120-unit development for seniors
− Cooperation between ELACC and AMCAL Multi-Housing
− Located in Boyle Heights, Linda vista serves seniors earning 30% to 60% of the area median 

income. In addition, 25% of the units are reserved for Housing for Health households, a Los 
Angeles County Department of Health Services program that provides housing opportunities 
coupled with supportive services to homeless, high utilizers of the healthcare system

− Two phases 
• Phase one involved the rehabilitation of a modestly sized nurses’ dormitory into 23 

apartments 
• Phase two incorporated the rehabilitation of a complex, six-story main hospital building 

into 97 apartments. The latter phase is expected to achieve LEED Gold certification
− The redesign of the interior was key for making these new apartments to be received well
− The $47.7 million development was financed with historic tax credits as well as low income 

housing tax credits. Union Bank was the tax credit investor. Linda Vista also utilized 
Neighborhood Stabilization Program funds
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• Identify key affordable housing financing sources
− Low Income Housing Tax Credits, Affordable Housing and Sustainable Communities Program, Historic 

Preservation Tax Credits, Affordable Housing Program, Local Housing Trust Fund and gap financing
− Potential for Opportunity Zones but have yet to be explored in-depth

• Adaptive reuse poses challenges that require longer timeframe, increased reserve funds
− Seismic retrofits and other improvements necessary for historic structures
− Historic preservation requirements / NEPA requirements if Federal funds are used

• Critical to involve the community early and often
− Establish key community partner(s)
− Develop clear goals and objectives of the development; balance varying interests; identify who housing is 

being developed for early in the process 
− With these objectives, develop phasing and funding strategy, long-term property management needs and 

onsite services

• Project will likely occur in multiple phases
− This affects financing strategy
− Make sure it is clear what communities will be served by which phase; consider where different populations 

will be located on the site and how they interact with each other; think through phasing, programming, and 
public support

Takeaways from Interviews and Case Studies 
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Takeaways from Interviews and Case Studies (Continued)
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• State and local funding sources are prioritizing permanent service-enriched housing for the homeless, providing new opportunities but also 
challenges in terms of finding suitable sites 

• The surrounding community services and infrastructure (transportation in particular) would need to be improved to support housing for those who 
are transit-dependent 

• Service-enriched supportive housing for the homeless would likely need to be some part of the future redevelopment based on local funding 
priorities

• Few sites in Boyle Heights can support large scale redevelopment
• Consider costs of seismic retrofitting and other improvements (e.g., lead contamination from cleaning external skin) that goes into redevelopment 

of a historic structure
• The natural cycle of construction is going to result in a lower amount of available funds because of market forces, with increases in construction 

costs and purses tightening/less investment dollars available 
• Opportunity zones don't appear to add much value for affordable housing because of the mismatch of years for vesting, though could be good for 

workforce housing, anywhere from 60% to 150% AMI
• Consider job creation and job training (job training center nearby) as it would be ideal if people could be trained up to support the redevelopment 

and future operations
• Adaptive reuse projects – require longer timeframe, increased contingency and reserve funds to take into account unexpected complications such 

as longer entitlement process
• Concerns 

− Concentration of funds in LA General Hospital will dry up any other development in the area 
− Interior design is quintessential to attract young Spanish speaking population who otherwise shy away from the hospital design

• Takeaways 
− Communal use of space 
 Hospital: Top floors (common area) can include childcare, restaurants or an incubator
 West Campus can include restaurant, coffeehouse, wellness, groceries 

− Connectivity outside motorized vehicles is key for appeal and opens new funding sources 
− Idea of creating a “piggy bank” for the development of the General Hospital now so that funding needs can be met later
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Previous California Housing Legislation – Increasing Density and Housing 
Opportunities (Information dated 2020)

Category Legislation name Description

Increasing Density and 
Housing Opportunities

AB 2372 (Assembly Member Todd Gloria) – State Density 
Bonus Law Floor Area Ratio Bonus

AB 2372 authorizes cities or counties to grant a developer of an eligible housing development under the 
State Density Bonus Law a floor area ratio bonus in lieu of a bonus based on dwelling units per acre. An 
eligible housing development under the law is a multifamily housing development that provides at least 
20% affordable units, is located within a transit priority area or a half-mile from a major transit stop, meets 
requirements for the replacement of existing units and complies with height requirements applicable to the 
underlying zone.

SB 1227 (Sen. Nancy Skinner) – Density Bonus for Student 
Housing

SB 1227 allows student housing projects where at least 20% of the units are affordable for lower income 
students to receive a 35% density bonus.

AB 2797 (Assembly Member Richard Bloom) – Reconciling 
the State Density Bonus Law and the Coastal Act

AB 2797 requires the State Density Bonus Law to be harmonized with the California Coastal Act so that both 
statutes can be given effect within the coastal zone to increase affordable housing in the coastal zone while 
protecting coastal resources and access.

The housing legislation research below and on the following pages was completed in 2020—therefore 
some information may be out of date or may no longer apply.
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Previous California Housing Legislation – Streamlining and Removing Barriers 
to Housing Production (Information dated 2020)

Category Legislation name Description

Streamlining and 
Removing Barriers to 
Housing Production

AB 3194 (Assembly Member Tom Daly) – Housing 
Accountability Act Amendments

AB 3194 makes three important revisions to strengthen the Housing Accountability Act (HAA). 
1. If the zoning for a project site is inconsistent with the general plan, a proposed housing development 

project cannot be considered "inconsistent" with a jurisdiction's zoning standards and cannot be 
required to seek a rezoning, as long as the project complies with the jurisdiction's objective general plan 
standards. 

2. Local agencies must now apply zoning standards and criteria to facilitate and accommodate 
development at the density allowed on the site by the general plan. 

3. The Legislature declared its intent that a "specific, adverse impact on the public health and safety" – the 
only permissible basis on which a local government can reject or reduce the size of a project that 
complies with objective standards—will "arise infrequently."

AB 2162 (Chiu and Daly) – Supportive Housing Use "By Right"

AB 2161 requires supportive housing to be considered a use "by right" in zones where multifamily and mixed 
uses are permitted, including nonresidential zones permitting multifamily uses, if the proposed housing 
development meets specified criteria. Supportive housing is housing linked to an onsite or offsite service that 
assists the resident in retaining the housing, improving his or her health status and ability to live and work in 
the community.

AB 829 (Chiu) – Prohibitions on Local Government 
Requirements for State Funding Assistance

AB 829 prohibits local governments from requiring a developer of obtain a letter of acknowledgment or 
similar document prior to applying for state assistance for a housing development.

SB 35 (Wiener, Chapter 366, Statutes of 2017)
Streamlines multifamily housing project approvals, at the request of a developer, in a city that fails to issue 
building permits for its share of the regional housing need by income category.

SB 540 (Roth, Chapter 369, Statutes of 2017)

SB 540 streamlines the housing approval process by allowing jurisdictions to establish Workforce Housing 
Opportunity Zones (WHOZs), which focus
on workforce and affordable housing in areas close to jobs and transit and conform to California’s 
greenhouse gas reduction laws. SB 540’s objective is to set the stage for approval of housing developments 
by conducting all of the necessary planning, environmental review and public input on the front end through 
the adoption of a detailed Specific Plan.

AB 73 (Chiu, Chapter 371, Statutes of 2017)
AB 73 streamlines the housing approval process by allowing jurisdictions to create a housing sustainability 
district to complete upfront zoning and environmental review in order to receive incentive payments for 
development projects that are consistent with the ordinance.
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Previous California Housing Legislation – Accountability Measures 
(Information dated 2020)

Category Legislation name Description

Accountability 
Measures

SB 167 (Skinner, Chapter 368, Statutes of 2017), 
AB 678 (Bocanegra, Chapter 373, Statutes of 2017),
AB 1515
(Daly, Chapter 378, Statutes of 2017)

These are three measures that were amended late in the 2017 legislative session to incorporate nearly all of 
the same changes to the Housing Accountability Act (HAA). The HAA significantly limits the ability of a 
jurisdiction to deny an affordable or market rate housing project that is consistent with existing planning 
and zoning requirements (see “About the Housing Accountability Act” below).

Previous California Housing Legislation - Other Measures of Importance
Category Legislation name Description

Funding measures

SB 2 (Atkins, Chapter 364, Statutes of 2017) Building Homes
and Jobs Act

SB 2 is projected to generate hundreds of millions of dollars annually for affordable housing, supportive 
housing, emergency shelters, transitional housing and other housing needs via a $75 to $225 recording fee 
on specified real estate documents.

SB 3 (Beall, Chapter 365, Statutes of 2017) Veterans and 
Affordable
Housing Bond Act of 2018

SB 3 grants $4 billion in general obligation bonds on to fund affordable housing programs and the veteran's 
homeownership program (CalVet).



Research Completed April 2020

GENERAL  HOSPITAL  AND WEST  CAMPUS FEASIBIL ITY  STUDY

|   APPENDIX G43

Previous California Housing Legislation – Planning, RHNA & Fair Housing Goals 
(Information dated 2020)

Category Legislation name Description

Planning, RHNA and 
Fair Housing Goals

SB 828 (Wiener) and AB 1771 (Bloom) - RHNA Process 
Amendments

SB 828 makes several changes to the Regional Housing Needs Assessment (RHNA) process to use more data 
to more accurately and fairly reflect job growth and housing needs, with an emphasis on fair housing goals. 
RHNA is the process to identify the total number of housing units and income levels that each jurisdiction 
must accommodate in its housing element.

AB 686 (Assembly Member Miguel Santiago) – Affirmatively 
Further Fair Housing

AB 686 requires a public agency to administer its programs and activities relating to housing and community 
development in a manner to affirmatively further fair housing and not take any action that is inconsistent 
with this obligation. "Affirmatively furthering fair housing" means, among other things, "taking meaningful 
actions ... that overcome patterns of segregation and foster inclusive communities" and "address significant 
disparities in housing needs and in access to opportunity."

SB 1333 (Sen. Bob Wieckowski) – Planning Requirements for 
Charter Cities

SB 1333 makes charter cities (those governed by a city charter document rather than by general law) 
subject to a number of planning laws that previously only applied to general law cities. These include laws 
related to general plan amendment processing, accessory dwelling unit permitting and the preparation of 
housing elements.
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Previous California Housing Legislation – Miscellaneous (Information dated 2020)

Category Legislation name Description

Miscellaneous

AB 1919 (Assembly Member Jim Wood) – Anti-"Price 
Gouging" During Emergencies

AB 1919 this new law expands the existing crime of price gouging to include new rentals that 
were not on the market at the time of the emergency within the types of goods and services 
that are price-controlled in the immediate aftermath of an emergency.

AB 2913 (Wood) – Extending the Duration of Building 
Permits

AB 2913 extends the duration of a building permit from six months (180 days) to 12 months, 
as long as construction has started and has not been abandoned. The law also provides that a 
permit is subject to the building standards in effect on the date of original issuance, and if the 
permit does expire, the developer may obtain approval from the local building official for one 
or more six-month extensions.
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6. Affordable Housing Analysis 
Summary
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Socio-Economic Conditions and Trends (Information dated 2020)

Finding Implication
• Market area median household income (2017) of $42,000 

is 31% lower than the County at $61,000
• Market rate residential development may be unaffordable 

to many community residents
• Since 2000, market area population growth has remained 

static while the County grew 6%
• Projections indicate the market area population growth will 

accelerate but still lag County growth

• After a long period of nearly no growth, a population 
increase in the market area would be noticeable to long-
term residents 

• In 1996, Boyle Heights and Lincoln Heights average 
median home value was 23% lower than the County’s

• By 2018, the home value gap with the County had widened 
in Boyle Heights to 30% while in Lincoln Heights it 
narrowed to 8%

• Slow home value appreciation in Boyle Heights has 
preserved affordability but also resulted in low wealth 
accumulation, both factors that help illustrate community 
sensitivity to new investment

• 47% of market area residents lack a high school degree 
compared with 22% for the County

• Low market area educational attainment highlights the 
community’s challenge of participating in higher-paying 
sectors such as biotechnology and high tech

• Healthcare, Manufacturing, Wholesale, and Education are 
dominant sectors in the market area contributing 68% of 
jobs (vs. 37% for the County)

• Expected fast growth in three of the Area’s largest sectors: 
Healthcare, Education, and Warehousing

• Concentration of Healthcare and Education near General 
Hospital; both are fast-growth sectors

• Preliminary estimate: 5,000-10,000 new jobs in market 
area by 2025
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Market Rate and Affordable Housing (Information dated 2020)

Findings Implications

M
ar

ke
t R

at
e • Strong market area growth and pipeline, but most north 

and south of General Hospital
• Low average rents but recently constructed units asking 

$2.76 per square feet
• Community resistance may be discouraging new 

residential development

• Growth occurring north and south will eventually flow 
into the General Hospital vicinity

• Pent-up demand for residential (esp. larger units)
• Market rate largely unaffordable for current residents
• Appeal of architecture, uniqueness, and views could 

support a range of housing types

Af
fo

rd
ab

le

• Funding and financing sources have not kept pace with 
construction cost growth and housing need, adding to 
supply challenge

• Financing and property management complexity 
increases when combining multiple affordable housing 
product types, target income levels  and service 
populations (e.g., family, elderly, workforce, permanent 
supportive housing) in the same building or campus

• Affordable and supportive housing benefits from co-
location with job-training and other services

• Opportunity Zones an untested financing vehicle for 
affordable housing because vesting timing may be too 
short for typical unit covenant terms, but could be used 
for district-level public infrastructure improvements or 
amenities 

• Multiple sources of funding required
• Limited resources may require multiple phases sized 

and timed to funding as it becomes available
• Subdivision to separately serve different user groups 

may be necessary for underwriting and property 
management

• Underwriting complexity and risk increases with size and 
variety of affordable component, so a manageable 
proportion of affordable may be critical to success

• Investing in supporting infrastructure (transit, public 
services, etc.) will be critical to making affordable 
housing feasible for General Hospital 
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Affordable Housing Flyer
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Los Angeles County Household Income and Estimated Rent 2021

Number of Persons in Household / Maximum Defined Annual Income by Income Range
Income (% AMI) 1 2 3 4 5 6 7 8

Deeply Low (Up to 15%)1 $12,420 $14,190 $15,960 $17,730 $19,155 $20,580 $21,990 $23,415 
Extremely Low (15 to 30%)2 $24,850 $28,400 $31,950 $35,450 $38,300 $41,150 $44,000 $46,800 
Very Low (31-50%) $41,400 $47,300 $53,200 $59,100 $63,850 $68,600 $73,300 $78,050 
Low (51-80%)3 $66,250 $75,700 $85,150 $94,600 $102,200 $109,750 $117,350 $124,900 
Moderate (81-120%)4 $99,360 $113,520 $127,680 $141,840 $153,240 $164,640 $175,920 $187,320 
Middle Income (120-160%) 5 $132,480 $151,360 $170,240 $189,120 $204,320 $219,520 $234,560 $249,760 
Area Median Income (100%)6 $56,000 $64,000 $72,000 $80,000 $86,400 $92,800 $99,200 $105,600 

Estimated Rent Maximum Estimated Monthly Rents for Each Income Range
Deeply Low (Up to 15%) $311 $355 $399 $443 $479 $515 $550 $585
Extremely Low (15 to 30%) $621 $710 $799 $886 $958 $1,029 $1,100 $1,170
Very Low (31-50%) $1,035 $1,183 $1,330 $1,478 $1,596 $1,715 $1,833 $1,951
Low (51-80%) $1,656 $1,893 $2,129 $2,365 $2,555 $2,744 $2,934 $3,123
Moderate (81-120%) $2,484 $2,838 $3,192 $3,546 $3,831 $4,116 $4,398 $4,683
Middle Income (120-160%) $3,312 $3,784 $4,256 $4,728 $5,108 $5,488 $5,864 $6,244

(1)  According to the US Department of Housing and Urban Development (HUD), calculated by multiplying the Very Low Income Limit by 30%

(2) Approximately 30%, normalized by the federal poverty line adjusted for local conditions

(3) According to LAHD, “80% median income exceeding median income is an anomaly just for this county due to HUD historical high-cost adjustments”

(4) According to the California Housing Partnership, calculated by multiplying the Very Low Income Limit by 2.4

(5) Middle Income is not an official income category for HUD or HCD. Calculated by multiplying the Very Low Income Limit by 3.2

(6) Based on data from California Department of Housing and Community Development (HCD), 2021

Source: California Department of Housing and Community Development (HCD), Los Angeles Housing & Community Investment Department (LAHD), 2021, 2022 AECOM
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