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THE LOW-INCOME NEIGHBORHOOD 
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FOREWORD: THE PANEL'S ASSIGNMENT 

After many years o f neglect, 
South Central Los Angeles 

has come to be perceived as 
impoverished, unstable, and in ~ 
hospitable to investment. The 
recent riots have reinforced 
that perception. 

The riots also focused pub~ 
I ic attention on the community-
attention that could benefit the 
entire city. The current serious 
economic recession in Los An~ 

geles, characterized by outmi~ 
gration o f industry and accom~ 
panying job loss. means that 
the city must. for the sake o f all 
of its citizens, become more 
economica lly competitive. For 
that to occur. the city must shou t ~ 
der its responsibili ty to make 
the rea lity and the image of 
neglected communi ties such as 
South Centra l more attractive-
physica ll y, socia lly, and eco~ 
nomically- as places in which 
to live and work. 

Once a th riving Africa n~ 
American community, the South 
Cent ral area deteriorated as the 
city grew larger and the more 
prosperous res idents moved 
out. Over the years. the decline 
of physica l structures has been 
accompanied by deterioration 
in the economic and social fab~ 
ric of the community. Despite 
civil unrest in 1965 and the 
thoughtful assessment o f the 
community's needs that followed. 

South Central Los Angeles has 
continued to decline. Today, it 
is a vast. diverse area with great 
vitali ty but also with serious 
problems and enormous needs. 

In the wake of the April 1992 
civi l d isturbances in South Cen~ 
tral Los Angeles, ULI offered the 
services of its Advisory Servi ce 
to the city o f Los Angeles to help 
redevelop this troubled area. 
The first panel convened in re~ 
sponse to this offer was held in 
August 1992 and focused on as~ 
sisting the city and the banking 
community in establish ing a 
multi bank communi ty develop-
ment corporation (CDC) for 
economic development. 

Panel Cf1airman Smedes 
York. 
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Th is report is the result of 
the second panel. in which the 
city's housing preservation and 
product ion department (HPPD) 
asked ULI to consider reuse 
options for obsolete and under-
used strip commercial corridors 
in South Central Los Angeles. 
South Central's major commer-
cial strips are populated largely 
by small businesses and charac-
terized by inconsistent and in-
compatible land uses, old and 
deteriorated structures, and a 
large number of vacant lots and 
derelict build ings. The corridors 
contain numerous marginal busi-
nesses, such as liquor stores, 
check cashing facilit ies, and over-
priced convenience marts that 
exploit community residents. 
Many o f these businesses suf-
fered serious damage during 
the riots. 

These commercial corridors, 
which are surrounded by fa irly 
stable residential neighborhoods, 
represent thousands of acres 
of underused land that the city 
would like to put to more pro-
ductive uses-ones that could 
resu lt in needed jobs, housing 
opportunities, and services to 
the community. 

The city asked the ULI panel 
to focus its report on a single 
corridor-Vermont Avenue be-
tween Century Boulevard and 
Martin Luther King Boulevard-
and to develop proposals and 
strategies that might also serve 
as models for the revitalization 
of other commercial streets in 
the area. Specifically, the city 
wanted to know the amount and 
type of commercial development 
that should exist along Vermont 

Avenue, and the amount and 
type of residential development 
that would be appropriate to 
support the commercia l devel-
opment and serve the commu-
nity's needs. In addit ion, the 
panel was asked to look at trans-
portation needs. strategies to 
create and preserve affordable 
housing, infrastructure requ ire-
ments, and ways to encourage 
job creation and community 
ownership. Finally, the city asked 
the panel to suggest the plan-
ning tools and incentives that 
will be necessary and to outline 
a process for achieving the ob-
jectives, including a description 
of the ro les o f HPPD, the city 
planning department, and the 
Community Redevelopment 
Agency (CRA). 

Eleven panel members and 
two ULI staff members were se-
lected to accomplish this week-
long study, with the panelists 
donating thei r time on behalf 
of ULI and the citizens and city 
of Los Angeles. The HPPD gave 
the panelists extensive back-
ground materials, briefed the 
panel on its assignment, and 
conducted a tour of the Vermont 
Avenue corridor and the South 
Central area. To gain additional 
insights, the panel interviewed 
numerous neighborhood, non-
profit, governmental, and busi-
ness representatives. This report 
documents the panel's findings 
and recommendations. 



FINDINGS, CONCLUSIONS, 
AND RECOMMENDATIONS 

S UMMARY OF 
RECOMMENDATIONS 

First and foremost. the panel 
believes that South Central Los 
Angeles needs to be recognized 
as an area of urgent regional 
importance. The community's 
vi tality-or lack of it-exerts a 
regionwide influence on the 
convent ion business, on com~ 
pany relocations and startups, 
and on the avai lability of new 
job opportuni t ies. 

The panel emphasizes that 
planning must be based on a 
strong, community~based proc~ 
ess-that is, on a process gen~ 
erated from the ci t izens up, not 
from the top down. The revi ta li ~ 
zation process should involve, 
to the maximum extent possi ~ 
ble. companies, community~ 
based organizations. and citizens 
within t he communi ty. Thus, 
the panel's recommendations 
represent potential solut ions 
that shou ld be discussed and, 
i f necessary, refined at the 
grass~roots level. 

The panel's report and ap~ 
proach are based on investment 
opportunities, not on benevo~ 
lent contributions. The market 
in South Centra l is enormous. 
The panel suggests ways that 
for~profi t. public, and nonpro fi t 
enti t ies can participate in tap~ 
ping t hat market and in revi ta l ~ 
izing the community. 

The recommended plan 
concept for the Vermont Avenue 
corridor involves concentrating 
retail development at key inte r~ 
sections, introducing mixed~use 
projects, and eventually replac~ 
ing much of the existing strip 
commercial development with 
resident ial units. The panel 
hopes that its recommenda~ 
ti ons will help Vermont Avenue 
become an asset that will assist 
in defi n ing the surrounding 
neighborhoods. giving these 
neighborhoods a sense of place. 
The definition of neighborhoods 
must be aided by the addition 
of public investment in schools, 
parks, libraries, and other com~ 
munity services. And, to reinforce 
the neighborhoods' stability, the 
panel strongly endorses efforts 
to offer programs that facilitate 
and sustain homeownership. 

The panel believes that the 
provision of additiona l needed 
community~based services is 
essential to the revital ization 
o f South Central Los Angeles 
in general and of the Vermont 
Avenue corridor in particular. 
(An example o f such a needed 
service is the planned Comm u~ 
nity Finance Resource Center, 
which includes a multibank CDC. 
The mult i bank CDC was the 
subject of a previous ULI panel.) 
Basic public services to the South 
Cent ral area, such as public 
safety and st reet maintenance, 
must be increased and improved. 
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Several efforts that are now 
underway should be encour~ 
aged. The panel commends the 
outreach efforts of Rebuild Los 
Angeles (RLA). both to encour~ 
age companies to invest in South 
Central Los Angeles and to guide 
these companies in locating prop-
erly within and relating to the 
community. The panel strongly 
endorses efforts by the p rivate 
sector to provide job opportuni~ 
ties for the citizens of South 
Central Los Angeles. (For exam-
ple, Shell Oil plans to establish 
a training center in the area .) 

And the panel supports 
the concept of targeting and 
concentrating the init ial efforts 
to demonstrate successes that 
can be expanded and duplicated. 

No matter what plan is 
adopted, the key to success will 
be the plan's implementat ion. 
The panel suggests several spe~ 
cific actions that the city should 
take to revitalize Vermont Ave~ 
nue and the South Central area: 
• Institute a community~based 

planning process. 

• Reorganize the city govern~ 
ment to concentrate all eco~ 
nomic development activities 
within one department and 
al l housing activities within 
one department. 

• Use a variety o f development 
tools and techniques to stimu ~ 
late and facilitate desired out~ 
comes on Vermont Avenue. 

• Identi fy and use the wide 
variety o f financing sources 
available. 

Overa ll , the panel believes 
that the city needs to be much 
better organized to be able to im~ 
plement any plan, and that that 
organization must be achieved 
on an interagency basis. The city 
must become proactive rather 
than reactive; it must provide 
incentives rather than d isincen~ 
tives. A shift into positive, effec~ 
tive action is long overdue and 
will require energized, highly 
motivated leadership. When it 
becomes evident that the city 
is truly committed to a well~ 
conceived, realistic plan for the 
revita lization of South Centra l 
Los Angeles, private sector 
commercial and residential 
investment will fo llow. 

OVERVIEW OF ISSUES AND 
OPPORTUNITIES 

AREA DESCRIPTION 

The panel was asked to 
study the segment of Vermont 
Avenue between Martin Luther 
King Boulevard to the north and 
Century Boulevard to the south. 
Vermont Avenue is a north/ 
south arterial street located 
within the South Central Los 
Angeles Community Plan Area, 
as designated by the city's gen~ 
eral plan. The South Central Com~ 
munity Plan Area-bounded by 
Pico Boulevard to the north, 
I 20th Street to the south, Van 
Ness Avenue to the west, and 
Broadway to the east-comprises. 
9,898 acres ( 15.5 square miles) 
and has a population of ap~ 
proximately 250,000. 

South Cent ral Los Angeles 
consists of low~density residen-
tial neighborhoods of sing le~ 
family homes on small lots, with 
some small multi fa mily devel ~ 
opments. bisected by suburban 
style strip commercial corridors. 
Most of the commercial devel ~ 
opment is old, in serious disre-
pair, and interspersed with vacan 
lo ts and boarded-up structures 
Uses are often incongruent, and 
most economic activity consists 
of highway~ori ented small busi 
nesses. Few public or private 
community services are avail,· 
able, except for t hose provided 
by the area's many storefront 
churches. 

Incomes are low. In 1990, 
the median fam ily income in 
South Central Los Angeles wa! 
S 19.382, compared with a city~ 
wide median of $30,925. In 199( 
over 40 percent o f the popu la-
t ion over the age of 16 was no 
in the labor force. 
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Gary SqtJier. genera/manager 
of tf1e city's housing preserva
tion and production depart
ment. 6rie{s tr1e panel. 

Home prices are surpris-
ingly high. In 1990, the median 
home price in South Central 
was$ 121 ,291 (less than half of 
the citywide median of $244,506). 
As a result. most of the hous-
ing (67 percent) is rented. and 
one-quarter o f the units are 
severely overcrowded.' In 1990. 
58 percent of the renters and 34 
percent of the homeowners in 
South Central Los Angeles spent 
more than 30 percent of their 
incomes on rent. 

The area is ethnica lly d i-
verse. and the mix is changing 
rapid ly. In 1980, 67.2 percent 
of South Central Los Angeles's 
population was African-Ameri-
can; by 1990, that proportion 
had dropped to 44 percent. 
Latinos constituted only 13.7 
percent of the 1980 population; 
today, they represent 51 percent. 
Many of the businesses within 
South Central are owned by 
Asian-Americans who reside 
elsewhere. 

To determine what could 
be accomplished in South Cen-
tral Los Angeles. the panel first 
sought to understand the area's 
strengths. weaknesses, and op-
portunities and then to identify 
the threats that. if not mitigated. 
would limit the realization of 
those opportunities. 

I. Only 5 percent of the hous-
ing stock is severely overcrowded city-
wide. Housing is considered severely 
overcrowded when a unit houses 
more than I. 51 persons per room. 

ASSETS 

The assets that contribute 
to South Central Los Angeles's 
revitalization potential include: 
• Existing Capacity for Comm unity

Based Development. Perhaps 
the strongest asset in this 
community is the burgeon-
ing network of community 
development organizations. 
many with demonstrated 
project development exper-
tise. Organizations like the 
Vermont!Siauson Economic 
Development Corporation. 
Concerned Citizens 
of South Central Los Angeles. 
and the Coalition of Minori ty 
Developers-working both 
individually and in their new 
collaboration with the Loca l 
Ini t iatives Support Corpora-
tion (LISC) in the Coalition 
of Neighborhood Develop-
ment (CND)- embody the 
tremendous desire for posi-
tive change in the Vermont 
corridor area. 

• Population Density. About 
250,000 people live in the 
study area. at a density of 
over 15.000 per square 
mile- more than tw ice the 
city average. The sheer size 
and density of the area are 
tremendous development 
assets. and the untapped 
market power the area 
represents is enormous. 

• Large Labor Pool. The work-
force is eager and willing to 
seek opportunities for sel f-
improvement; inventive entre-
preneurial ideas are spawned 
by the necessity to survive in 
the face of nearly insurmount-
able difficu lties. 

• Proximity to Development An
chors. The corridor is located 
near downtown Los Angeles 
and even closer to the Uni-
versity o f Southern Ca lifor-
nia (USC) and the Coli-
seum/Exhibition Park 
complex. Both of these re-
sources o ffer opportunities 
for joint development and 
job creation that should be 
more ful ly explored. 

• Base of Single-Fa mily Homeown
ers. Several distinct single-fam-
ily home enclaves. such as 
Vermont Knolls on the west 
side of the corridor. are stable 
anchors that can attract new 
homeowners to the area. 

• Publicly Owned Rights-of-Way 
and Parking Lots. At Gage 
Avenue, where the Vermont 
corridor widens to boulevard 
width. large publicly owned 
parking lots are located be-
hind the commercial lots fac-
ing the east side of Vermont 
Avenue. Creative reuse of this 
space could offer t remendous 
opportunities for reorienting 
the streetscape, calming the 
traffic flows. and assembling 
development parcels of a 
proper dimension to support 
new commercia l and residen-
tial projects. 



LIABILITIES 

The area's liabil i t ies are 
also great. In the aftermath of 
the civil disturbances. signifi -
cant gang activity, drug activity, 
and crime still exist and consti-
tute seri ous deterrents to the 
high level of private investment 
that will be required to revital-
ize South Central Los Angeles. 
Other liabi li t ies include: 
• Fragmented Landownership . 

Small. narrow development 
parcels are characteristic of 
the corridor area. Coupled 
with multiple ownership 
patterns. this fragmentation 
makes assembly of land for 
even middle-sized projects 
or activities quite difficu lt. 

• Inappropriate and Incompatible 
Land Uses. The undifferenti-
ated commercial zoning of 
the corridor has resulted in a 
concentration of undesirable 
uses. particularly liquor 
stores, swap meets, and gun 
shops. The corridor also fea-
tu res numerous auto repair 
shops and "hot sheet" mo-
tels that are incompatible 
with higher-quality commer-
cia l or residential uses. 

• General Visual Disorder and 
Cfiaos. The corridor is plagued 
with deteriorated commercial 
structures, poorly maintained 
facades, eclectic signage, and 
intermittent lighting. This 
visual clutter conveys a seedy, 
disordered impression. 

• Inadequate City Services. Broken 
street lights. trash-strewn 
lots, street litter. and poorly 
maintained sidewalks and 
streets further contribute to 
the depressed quality of 
the area. 
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lses such as movie tfreaters 
ave moved out of Soutfr 
:en tral Los Angeles . Here, 
former tfreater on Vermont 

.ve11ue 11ow houses a churdr 
11d related social services. 
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• High Land Prices. Quoted land 
prices. which range from $ 12 
to $25 per square foot in a 
market with relatively low 
sales volume. indicate that 
speculators are hold ing land 
in the area. 

• Few Public Facilities. The area 
has few visible pub lic faci l i-
ties, such as libraries, recrea-
tion centers. parks. or green 
spaces, that provide evidence 
of civic investment. Such fa-
cili t ies also serve as impor-
tant anchors for new commer-
cial and residential investment. 

• Diffuse Public Sector Responsibility. 
As currently organized, the 
city government has four ma-
jor departments with signi fi-
cant overlapping responsi-
bi lities serving the area. and 
resources are scarce. Wh ile 
some init ial steps have been 
taken toward better coord i-
nation of these efforts. diffu-
sion of responsibil ity still rep-
resents a major impediment 
to the city's effect ive partici-
pation in the revitalization 
effort. 

With in city departments, 
the current system of regula-
tions and procedures limits the 
ci ty's abi lity to achieve any goal. 
The panel was told, for example. 
that beca use of the cumber-
some regu lations. it can take a 
city department a yea r-and-a-
half simply to buy a computer. 
To enable the city to respond 
effectively to the needs of its 
distressed neighborhoods, its 
departments must be able to 
act quickly and decisively. 

OPPORTUNITIES 

The time is ripe to coordi-
nate and leverage the existing ca-
pacity for community-controlled 
economic revitalization. Organi-
zations now exist. pro jects have 
been accomplished, and new 
projects are i n the pipeline. 
Targeted investment of planning 
resources and technical assis-
tance today will enable these 
organizations to plan effectively 
for the fu ture of the community. 
The public sector must encour-
age and support these efforts. 

An extraordinary opportu-
nity exists to assemble land on 
a scale that wi ll make a d iffer-
ence. Much land is publicly 
owned. The civil d isturbances 
and the resul t ing property dam-
age, though tragic. have created 
an unprecedented chance to as-
semble development parcels of 
the proper size and dimensions 
for high-impact projects. These 
opportunities should be seized 
for both publ ic and private proj-
ects o f larger sca le. 

The untapped existing pur-
chasing power of the community 
also represents a tremendous 
opportunity. Though individual 
household incomes are low, 

South Cent ral community resi -
dents collectively generate some 
$1 billion in purchas ing power 
per year. Providing the commu-
nity with higher-quality retail 
products and new, more acces-
sible services can recycle that 
money, create wealth, and aug-
ment the purchasing power 
within the area. 

The demographics o f the 
existing single-family neighbor-
hoods indicate that there will 
be significant property transfers 
in these areas in the next dec-
ade as many homeowners reach 
reti rement age. To provide for 
thei r retirement. many of these 
homeowners will sell their homes 
to obtain the home equity they 
have accumulated. Young fami-
lies, extended fami lies. or multi-
generational fami lies will have 
the opportunity to acquire the 
homes vacated by o lder house-
holds. The challenge will be to 
devise strategies to make this 
valuable housing stock afford-
able to families of modest means. 

In addition. opportuni ties 
exist to strengthen the existing 
stable residential fabric by intro-
ducing new housing products 
and concentrated retail magnets. 
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THREATS 

As is often the case. the 
opportun ities cited above are 
tempered by threats t hat can 
make effective revita lization 
difficult to achieve. Some threats 
to the revitalization of South 
Central Los Angeles include: 
• umd Speculatio11. Land specula-

t ion can be the flip side of ex-
pedited planning and of the 
perception that significant 
positive change wil l occur as 
"holdout" owners position 
themselves for windfall profits. 

• Relucta11ce to Use Co11dem11atio11 
Power. Revital ization is more 
difficult when the commu-
nity resists the use of con-
demnation and other redevel-
opment tools for assembling 
parcels and otherwise faci li-
tating public and private pro-
jects. His to rica lly, the rede-
velopment process has not 
always operated in the best 
interest of low-income com-
munities. Nonetheless. the 
panel feels that residents and 
business interests along the 
Vermont Avenue corridor are 
sufficiently experienced and 
empowered to ensure that 
these tools are used only in 
ways that are consistent with 
the community's priorities. 
Reluctance to use the powers 
of redevelopment fully will 
threaten and hamper the ef-
fectiveness of the revita liza-
tion effort. 

• Resista11ce to Higher De11sities. The 
panel has also found a resis-
tance to higher-density devel-
opments. While the panel un-
derstands that a neighborhood 
of one- or two-level , single-
fami ly homes is characteristic 
of Los Angeles and should 
be preserved to the maxi-
mum extent possible, panel 
members believe strongly 
that increased density-par-
ticu larly at key intersections 
and along the corridor at key 
locations- cou ld improve a 
project's financial feasibility 
and enable the inclusion of 
cri tically needed facilities 
and desired amenities. Insis-
tence on low-density develop-
ment along the entire corri-
dor threatens opportun ities 
for such amenity-rich proj-
ects. Community members 
must understand the trade-
offs involved and become ac-
tive participants in project 
negotiations-particularly, 
in those ta lks involving rela-
t ionships between pro ject 
mass and amenities, and 
project sca le and financial 
viabil ity. 

• Ge11tri{icalio11. Successfu l 
revitalization of the corridor 
carries the threat of gentrifi -
cation, that is, of unaffordable 
price increases and the even-
tual displacement of long-
term. low- and moderate-
income residents. Th is is 
particularly true in South 
Centra l because of its loca-
tion near downtown and other 
development anchors. 

While gentrification is 
a theoretical possibility, the 
actuality can and shou ld be 
averted for two reasons. 

First. i f South Central's com-
munity-based organizations, 
local entrepreneurs. and resi-
dents hold a significant equity 
stake in the economic devel-
opment of their commun ity, 
a rising market will benefi t 
the sitting population. 

Second, for at least the 
next three to five years. pub-
lic subsidy and support will 
be needed to stimulate private 
investment and attract equity 
capital to the community. 
Where public subsidies are 
provided, regu latory agree-
ments can be negoti ated to 
include resa le restrictions, 
recapture agreements. and 
rent increase limitations that 
will keep new development 
affordable to lower- and 
moderate-income popula-
tions over the longer term. 
(Market-rate developments 
that do not require subsid ies 
or incentives would not and 
should not be subject to 
such restrictions.) 

• Fear of Crimi11al Activity. 
Finally, the ethnic tension 
among Koreans, Latinos, and 
African-Americans and the 
high level of gang activity and 
crime threaten opportun ities 
to revitalize the corridor. Re-
peatedly, community residents 
have reported that they fear 
for their safety, especia lly 
after dark. A critica l factor in 
calming these fears will be 
the success of the community 
pol icing initiative undertaken 
by t he Los Ange les Police 
Department (LAPD) and o f 
the effective supplementary 
sel f-policing efforts made by 
the corridor's businesses and 
retail centers. 
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Sound structures and vigor
ous commercial activity char
acterize portions of Vermont 
Avenue. 
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DEVELOPMENT POTENTIAL 

The panel assessed the 
commercial/ retail and residen-
tial development potentials 
within the area and suggested 
prototypical development types 
that might meet the identi fied 
needs. 

COMMERCIAURETAIL 
DEVELOPMENT POTENTIAL 

DETERMINANTS 

Retail development poten-
tial is determined by t rade-area 
demographics (population den-
sities, disposable income. house-
hold size, and so on), the com-
petitive supply of retail outlets, 
the amount and location of va-
cant land zoned for commercial 
development, land use patterns 
and policies. and land values. 
Each type of retail development 
(for instance, neighborhood cen-
ter or regional retai l mall ) has 
unique development criteria. 

The South Central commu-
nity's aggregate buying power 
is sufficient to support signifi-
cant new retail development in 
the area. Most of the retail goods 
for South Central households 
are now purchased outside the 
community because t he area 
has few retail outlets and an 
inadequate supply of quality 
products at competitive prices. 

Although the Vermont Ave-
nue corridor has a large stock 
of storefront space. the bui ld-
ings are generally inadequate in 
quality or size to attract good 
retailers or consumers. Further-
more. the physica l environment 
of the corridor is not "consumer-
friendly." The sidewalks are 
narrow. parking is inadequate, 
graffiti and debris clutter the 
street, and traffic pattern s can 
be confusing. 

Operating retail stores are 
interspersed with vacant lots 
and boarded-up buildings; this 
mix detracts from the viability 
o f the area as a retail cen'ter. 
However, approximately 350,000 
square feet of viable. function-
ing retail space remains in the 
study area since the rebellion. 
The most vibrant retail area in 
Sou th Central Los Angeles is 
the Vermont-Slauson Shopping 
Center, where the amenities. 
such as parking, security, and 
landscaping, and the concentra-
tion of stores attract a significant 
number of neighborhood resi-
dents and workers. 

Faced with a dearth of re-
tai l shopping opportunit ies in 
South Central, residents now 
travel more than 20 minutes 
both for the basic convenience 
items stocked by supermarkets 
and for the comparison goods 
found in regional malls such as 
Baldwin Hills/Crenshaw Shop-
ping Center and Fox Hill s Mall 
in Culve r City. An assessment 
of the competitive supply of re-
tai I outlets reveals that there is 
more than 2.5 mi llion square 
feet of retail space within rea-
sonable shopping proximity to 
South Central residents. 

Existing land use policies 
governing the Vermont Avenue 
corridor make a market-based 
approach to revitalization ex-
tremely difficul t. All development 
proposa ls must undergo a pro-
tracted permitting and discre-
tionary review process that re-
sults in exorbitant holding costs. 
In a market area where develop-
ment risks are al ready high. the 
add itiona l cost and risk burden 
created by land use policies dis-
courages new development. 



And final ly, land values 
along the Vermont Avenue cor-
ridor are too high to attract new 
retail development. Retail land 
prices along Vermont Avenue 
average $25 per square foot, com-
pared with $4 to S 12 for land in 
outlying suburbs. Real estate 
brokers and developers inter-
viewed by the panel believe that 
these asking prices are not jus-
t ified by the parcels' cu rrent or 
future economic va lue. Hence. 
few transactions occur. Realign-
ment of asking price to economic 
value would help spur interest 
in commercial development 
and revitalize the Vermont 
Avenue corridor. 

PROTOTYPE RETAIL 
DEVELOPMENTS 

Given the significant supply 
of competitive regional reta il 
malls and the lack of large, vacant 
parcels of contiguous retail land 
along the Vermont corridor, the 
panel feels that the most viable 
strategy for attracting quality 
reta ilers is to develop neighbor-
hood-serving convenience cen-
ters. mixed-use projects, and 
small business incubators. Al-
though free-standing or large 
warehouse stores and other re-
tail uses that typically locate in 
"power" centers cou ld be sup-
ported by the trade area's ag-
gregate disposable income, the 
corridor lacks a location with 
sufficient land area for this type 
of center. 

Neighborhood Retail Cen-
ters. Neighborhood centers gen-
erally provide convenience goods 
and services-items for which 
accessibility ranks among the 
most important factors deter-
mining where the purchase is 
made. Typica lly, a convenience 
center is 50,000 to 125,000 square 
feet in size; draws from a market 
area with approximately a one-
to two-mile radius; contains one 
or two large anchors. such as a 
grocery or a drugstore. occupy-
ing 30,000 to 80,000 square feet; 
and includes smaller stores that 
might feature apparel , shoes, 
gifts , or personal services. 

Successfu l neighborhood 
centers have a high-qual i ty an-
chor or anchors, a compatible 
and synergistic tenant mix, and 
ample amenities. especially 
parking, security, and landscap-
ing. New neighborhood centers 
in South Central Los Angeles 
could serve the strong, unmet de-
mand for reta il and commercial 
uses, such as sit-down family 
restaurants. apparel and shoes, 
specialty shops, financial insti-
tutions, and personal services 
(laundromats/dry cleaners, travel 
agencies, notary publics, and 
the l ike). The centers might 
also include recreational uses-
skating rinks, bowling alleys, 
movie theaters, video arcades-
and health care or daycare fa-
ci lities that are also needed in 
the community and that would 
draw shoppers to the center. 

Mixed-Use Developments. 
The panel recommends the in-
troduction of mixed-use devel-
opments that provide two or 
three stories of residential units 
above ground-floor commercial 
space. This type of development 
wou ld serve severa l purposes: 
It would stabilize the corridor 
by increasing daytime and night-
time popu lation/ generate ad-
ditional demand for new retail 
development; provide housing 
for intergenerational households 
(such as seniors caring for grand-
ch ildren) that require nearby 
services; and replace deterio-
rated commercial stock or under-
used parcels with viable land 
uses. Such development would 
also encourage the community 
control , ownership, and occu-
pancy that are important ele-
ments in the renewal and pres-
ervation of South Central 
Los Angeles. 

Successful mixed-use proj-
ects require a cri tical mass. or 
density, that generates econo-
mies of scale in production and 
thus enables developers to pro-
vide higher-quality product and 
amenities. The panel recom-
mends developing prototypes 
that specify minimum project 
sizes and maximum densities. 
Generating acceptance for higher 
densities from potential new 
occupants and existing single-
family neighbors would li kely 
require the inclusion of signifi -
cant amenities-open space. 
recreational faci li ties, meeting 
rooms, daycare centers, and so 
forth-for both tenants and 
neighbors. 

2. Studies indicate that increas-
ing the density of civic activity and 
pedestrian traffic is a key element of 
crime reduction through self-policing. 

Business is good at tf1e 
Vermont-Siauson Shopping 
Center. a securitized center 
developed by a nonprofit 
community-based economic 
developme11t corporatio11 and 
a private developer. 
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In tf1is helicopter view. tfte 
section of Vermont Avenue 
sftown on tfte far rigftt ftas 
six lanes plus access lanes. 
and is lined witft automobile
related uses. Nearby residen
tial areas appear sound and 
well kept. 
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Until market acceptance of 
this new product for the area has 
been firmly established. the units 
should be targeted as mixed-
income rental housing with the 
poss ibility of conversion to 
condomin ium ownership. As 
condominium-ownership units, 
this type of product would pro-
vide excellent homeownership 
opportunities for first-time, 
low- and moderate-income 
homebuyers. 

A mixed-use development 
should include a minimum of 
5.000 square feet of retail space. 
Ideally, a pro ject would be large 
enough to include an anchor 
such as a grocery store, though 
it may be difficu lt to assemble 
enough land for this purpose 
on Vermont Avenue. Retai l uses 
compatible wit h mixed-use de-
velopments include specialty 
food items (high-end produce. 
ethnic foods, fresh meats and 
fish) and persona l services. 

Business/Retail incubators. 
The panel recommends the de-
velopment of two types o f incu-
bators. One type would be a 
business/retai l incubator to in-
crease retail and business own-
ership opportunities for loca l 
residents, to enhance the multi-
plier impact o f retail expendi-
tures, and to recycle local in-
come back into the community. 
Capturing a larger portion of 
the $ 1 billion spent annually 
by community residents cou ld 
expand the job opportunities 
within South Central and raise 
the incomes of local residents. 

A business incubator nour-
ishes and protects locally owned 
start-up businesses by providing 
business development training 
and on-site management assis-
tance (joint marketing, loan pack-
aging. financial management. 
shared support services) in a 
flexible and low-cost shell space 
that requires minimum tenant 
improvements. Business incu-
bators usually charge graduated 
rents beginning at below-market 
rates and increasing over the 

years as businesses grow. Estab-
lished firms move out of the in-
cubator in three to five years. 
providing space for new embry-
onic businesses. Ensuring re-
p lacement space for fledgling 
businesses as they move out 
is important. 

Incubators offer the same 
positive attributes as swap meets: 
flexible shell space and low rent. 
Also. because they are commu-
nity-owned. they mitigate the 
perceived negative factors of 
poor-quality products and non-
resident ownership. Most of the 
successful business incubators 
in t he country are developed. 
owned. and managed by com-
munity-based nonprofits or by 
partnerships of community de-
velopment corporations (CDCs) 
with public or private enti t ies. 
Successful models can be found 
in San Francisco, Dallas. and 
Philadelphia. . 

The panel recommends 
the development of a business/ 
retail incubator near an estab-
lished neighborhood shopping 
center. enabling the incubator 
to benefi t from the high visibil-
ity and established consumer 
traffic generated by the center. 
For example. a site near the 
Vermont-Siauson Shopping Cen-
ter would be an excellent loca-
tion. The average size of a retail 
business incubator is approxi-
mately 15.000 square feet. 



Another type of business 
incubator that should be encour-
aged is one that could function 
as a demonstration project for 
local business development and 
employment generation in light 
manufacturing, construction, and 
service trades. Several exemplary 
private sector in itiatives for em-
ployment generation are now 
underway in these business 
sectors. For example, Southern 
Edison Electric Company is cur-
rently providing training in weath-
erization for individuals from the 
public housing pro jects. After 
the training is completed, South-
ern Edison will hire the individu-
als to weatherize thei r housing 
developments. Similarly, Vidal 
Sasseen is training South Cen-
tral res idents in haircutting and 
salon services and is assisting 
them in starting their own busi-
nesses. Other corporate spon-
sors could be tapped to provide 
simi lar services. 

RESIDENTIAL DEVELOPMENT 
POTENTIAL 

DETERMINANTS 

Los Angeles and California 
as a whole are experiencing a 
severe shortage of affordable 
housing, but the problem is 
especia lly acute in low-income 
communities such as South 
Central Los Angeles. In 1990, 
the median home price in South 
Central was over S 120,000, af-
fordable on ly to families of four 
with household incomes greater 
than $45,000. Given the 1990 
median household income 
in the area (just over $19,000). 
homeownership for most South 
Central residents remains sim-
ply a dream. 

In addition. many South 
Centra l Los Angeles residents 
suffer overcrowding, occupy sub-
standard and di lapidated struc-
tures, or l ive in garages that have 
been converted into family units. 
South Central's predominant 
t)rpe of housing stock-old, small, 
single-family units-does not 
address the growing demand 
for unconventional housing 
design that can accommodate 
new types of households. such 
as large or extended families. 

The city of Los Angeles's 
Comprehensive Housing Afford-
abili ty Strategy (CHAS) indicates 
that. to accommodate modest 
projections of population growth, 
the city needs 14,000 new hous-
ing units annually, citywide. A 
major constraint to meeting this 
goal cou ld be the shortage of 
developable land zoned for resi-
dential uses. as many neighbor-
hoods in Los Angeles are com-
pletely developed. But in South 
Central. only 71 percent of the 
residential land is developed. 

Assuming that residentia l 
development to meet the tota l 
citywide housing need is distrib-
uted within all neighborhoods 
based on population, approxi-
mately I ,000 new units will be 
needed annually in South Cen-
tral. As discussed below, some 
o f these new housing units could 
be provided in South Central by 
rehabili tat ing existing vacant 
and dilapidated units. provid-
ing incentives for developing 
mixed-use projects, and encour-
aging single- and multi family 
residential development along 
the commercial corridors. 

Ge11erally stable reside111ial 
11eigfJborhoods surrou11d tfte 
Vermo11t Ave11ue corridor. 
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Terry Sch nadelbach shows 
a preliminary design concept 
wfrile team member Ray 
Brown looks on. 
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RESIDENTIAL PROTOTYPES 

The panel recommends 
that the community work with 
the ci ty to develop design/build 
prototype units that respond to 
unique community needs and 
neighborhood characteristics. 
The city cou ld preapprove the 
units for bu ilding permits in the 
targeted area. Preapproval of 
prototypes would greatly con-
tribute to the provision of afford-
able housing by reducing permit-
ting fees. architectural service 
fees, and holding costs. The 
model development could be 
coordinated through the Los 
Angeles Museum of Contempo-
rary Art (LAMOCA) Architects' 
Model Housing program. The 
panel suggests the fo llowing 
residentia l prototypes: 

Mult ifamily Rental Apart-
ments. The panel recommends 
that mult ifami ly renta l apart-
ments between two and three 
stories in height be encouraged 
along the Vermont Avenue cor-
ridor between the new commer-
cial nodes. These developments 
could be six to 100 units in size, 
depending on the available land. 
Small projects could serve to 
"infill " the narrower lots. Proto-
types for this kind o f develop-
ment have been bu ilt by Con-
cerned Citizens of South Central 
Los Angeles (on Central Avenue) 
and by the CDC associated with 
the Ward AME Church. 

Larger multifamily develop-
ments might be located adjacent 
to services and facil ities needed 
by famil ies, such as schools. day-
care centers. and recreat ional 
facil ities. The average family size 
in South Central is 3.5 people, 
indicating a need for more units 
with three to five bedrooms. 
These larger units would be wel-
comed by existing residents who 
live in overcrowded conditions 
and by the growing number of 
extended and intergenerationa l 
fami lies. 

Whi le the car-dependent 
lifestyle of Los Angeles requires 
that adequate parking be pro-
vided in residentia l develop-
ments. the panel recommends 
that strategies be explored to 
reduce the burden of providing 
parking. Strategies to address 
the significant cost of providing 
totally or partially underground 
parking might be to increase al-
lowable bu ilding heights or to 
lower required parking ratios in 
areas with nearby public trans-
portation. 

Owner-Occupied Two-
Family Units. Duplexes- hous-
ing types that provide both a 
home and a rental unit for an 
owner-occupant fami ly-are not 
characteristic of southern Cali-
forn ia. Nonetheless, because 
duplexes offer moderate-income 
families an opportunity to accu-
mulate significant homeowner-
sh ip equity, this prototype is 
an attractive option within the 
study area. 

Deteriorated units on other-· 
wise stable streets offer oppor-
tunities for the construction of 
owner-occupied two-fami ly units. 
Care must be taken to ensure 
that, in scale and character. these 
units mirror the size and tradi-
tional architectura l qualit ies 
of the existing neighborhood 
homes. Consultation with neigh-
boring property owners would 
likely be required to ga in accep-
tance of this prototype. 

Refurbished Single-Family 
Stock. Well-established resi-
dential neighborhoods exist in 
several areas adjacent to the 
Vermont Avenue corridor. Sta-
tistics show stable ownership 
patterns in these areas, with 
steady, though low, turnover. 
However, the current economic 
recess ion and the advancing 
age of the homeowners in this 
area may th reaten the relative 
stability of these neighborhoods. 
Signs that point to some in-
creased pressure are already 
evident: a poorly maintained 
house on an otherwise well-
maintained street, clusters of 
for-sale signs, a yard not as well 
mainta ined as others nearby. 

Because the housing stock 
is such a significant resource. the 
panel recommends that the ci ty 
continue to commit a fai r allo-
cation of its 1992- 1993 HOME 
rehabilitation program funds to 
South Cent ral Los Angeles 
homeowners. Equity-release 
mortgages might also be ex-
plored as a means of facil itating 
an orderly transfer of ownership 
from older property owners to 
younger fam il ies. 
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PLANNING AND DESIGN 

GENERAL COMMUNITY 
PLANNING CONSIDERATIONS 

The panel's recommended 
community design scheme has 
been derived directly from the 
ideas of South Central commu-
nity residents. who eloquently 
and passionately described 
their vision. 

The vision articulated by 
the residents of South Central 
Los Angeles was that of a com-
munity like any other-one 
that provides the fundamental 
elements required to ensure a 
reasonable quality of li fe for its 
families, including: 
• Access to locally available 

employment that would en-
able parents to support their 
children wi thout deprivation. 

• Housing constructed and 
mainta ined to be affordable. 
safe. and healthy. 

• For people of al l ages. edu-
cational opportunities that 
would enable them to com-
pete successfu lly for employ-
ment in an increasingly com-
plex society. 

• Opportunities to build eco-
nomic security, including the 
chance to start and run a 
successfu l business. 

• Equitable delivery o f basic 
public services. such as police 
protection, street mainte-
nance. and t rash pickup. 

• Clean. safe streets. parks. 
and neighborhoods. 

• An opportunity to foster a 
belief in a more positive fu-
ture for the children and to 
get on wi th the business of 
living the American dream. 

The neighborhood should 
be clean and attractive. The 
visua l image of a neighborhood 
is the most important factor in 
determining how that neighbor-
hood is perceived both by its 
residents and by others. Neigh-
borhoods tha t are visually or-
derly, fu nctionally convenient, 
and well maintained offer a pleas-
ant living environment and pro-
ject an image of stability and 
value. In South Central Los An-
geles. the city needs to mobilize 
the municipal and neighborhood 
resources necessary to get rid 
of the debris. repair the streets 
and sidewalks. replace the lights. 
and collect the garbage. In short. 
it must maintain the community 
to the same standard enjoyed 
by more affluent neighborhoods. 
And the community needs open 
space, trees, flowerbeds. and 
green space-plantings wherever 
they can be grown. As one pan-
elist noted, "It's hard to grow 
up on concrete streets and not 
feel mean." 

Livable neighborhoods in-
clude neighborhood commer-
cial centers that provide basic, 
everyday needs and a gathering 
place or foca l point for neigh-
borhood acti vities. These and 
o ther public places that provide 
opportunities for chance en-
counters and for the exchange of 
social interaction in safe. con-
vivial surroundings facilitate 
good neighboring. 

Planning for commercia l 
development must consider the 
need to create job opportuni ties. 
encourage minority entrepreneur-
ship, and support local owner-
ship of small businesses within 
the communi ty. 

Good neighborhoods o ffer 
services that are needed by their 
residents; functional and well-
located community facil it ies for 
youth groups, daycare centers. 
medical services. libraries. secu-
ri ty functi ons. and recreational 
activities add to the quality of 
daily life. The city, working with 
the community, needs to save 
the next generation by some 
cooperative effort and by strong 
action to reinforce the commu-
nity, its values. its schools. and 
its sense of itsel f. 

Piles of accumulated garbage 
contribute to t(te run-dow11 
appeara11ce of the comntullity. 
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To that end, the panel rec-
ommends that the city provide 
youth-oriented athletic fields for 
soccer, baseball, basketball, and 
footba ll, where appropriate to 
meet the needs identified by the 
residents. Ideally, these faci lities 
should be developed in conjunc-
tion with the public schools, and 
their use should include youth 
sports programs mentored by 
Los Angeles-area professiona l 
ath letes. 

Where required. new schools 
should be constructed to meet 
the needs o f the neighborhood 
population. Existing schools, 
particularly the Manual Arts High 
School, should be expanded and 
upgraded. including the addition 
of programs targeted to at-risk 
students. The neighborhood 
schools need the resources to 
become year-round, full-day 
education centers serving the 
entire neighborhood popula-
tion. Programs should include 
adult education, job training, 
Head Start. and daycare. 

THE VERMONT AVENUE 
CORRIDOR 

Vermont Avenue is a north/ 
south arterial that is typica l of 
the major streets that organize 
Los Angeles in an even-textured, 
one-mile grid pattern. It provides 
easy mobil ity through South 
Central and, like the other arte-
rials in South Central, serves as 
a business and transportation 
corridor, defines the surround-
ing neighborhoods, and links 
various subareas of the commu-
nity. By connecting the several 
neighborhoods on either side. 
Vermont Avenue also serves as 
a social center-a kind of public 
living room where people in the 
community can come together. 

Vermont Avenue is unique 
in that the street itself is d ivided 
into two physical spaces that 
are quite different from one 
another: North of Gage Avenue, 
Vermont is a typical. 80-foot-
wide street with ten-foot side-
walks, lined with a continuous 
wal lfront of commercial build-
ings; south of Gage to Century 
Boulevard, it widens to 180 feet 
of concrete and is lined by an ir-
regular facade of build ings that 
creates an uneven urban texture. 
Three lanes of traffic flow in each 
directio n, divided by a large, 
mostly concrete median space 
dedicated to turning movements. 
The visual impression is of hard 
surfaces softened only by an 
occasional. lone tree. 

To the sides of the street 
are remnants of service lanes 
that were once used to slow traf-
fic and to provide parking and 
delivery space. These areas have 
become repositories for trash 
and litter and add to t he de-
graded appearance of the area. 

The Vermont Avenue corri-
dor includes some good retail 
development and is surrounded 
by much sound housing stock. 
Neighborhoods east and west of 
Vermont Avenue are connected 
by cross-streets such as Slauson 
Avenue, Martin Luther King 
Boulevard, Century Boulevard , 
and Manchester Avenue; much 
of the community's traffic flows 
in an east/west direction. espe-
cially on Slauson and Manches-
ter. These two streets tie into the 
Harbor Freeway and also offer 
access to nearby cit ies, to the 
airport. and to ad jacent job op-
portunities for the community. 

The Vermont Avenue corri-
dor is not a homogeneous place. 
Though there is a consistent pat-
tern of d isinvestment, damage 
from the civil disturbance. and 
deterioration along the corridor, 
severa l d istinct areas can be 
identified. In redesigning use of 
the street, these areas can be 
strengthened to create a series 
of neighborhoods with concen-
trations of neighborhood-serving 
retail and other cri tical services 
at key intersections. 
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SUGGESTED PHYSICAL 
PLANNING OPPORTUNITIES 

NARROW VERMONT SOUTH 
OF GAGE 

The panel suggests that 
Vermont Avenue in a new form 
could be less of a transporta-
t ion co rridor and more of a 
pedestrian-oriented community 
spine, to integrate more effec-
tively the communities on its 
east and west sides. To achieve 
this new form, the panel recom-
mends cont inuation o f the 80-
foot street form from the north-
ern section of Vermont Avenue 
south beyond Gage, thereby 
creating a space sout h of Gage 
Avenue that would be continu-
ous with and aligned with Ver-
mont's northern segment. The 
street should be lined with trees, 
should faci litate pedestrian cir-
culation, and should offer on-
street parallel parking. 

This narrowing project would 
provide 85 feet of new space that 
would give a new image to the 
community; opportunities would 
be created to expand existing 
commercial or residential activi-
t ies or, alternatively, to develop 
community-oriented green space. 
In the aggregate. narrowing 
Vermont Avenue south of Gage 
Avenue would create more than 
six acres of linear parkland along 
the street that could serve as 
green "living rooms" for the 
communities on either side 
of Vermont. 

Tf1e panel recommends nar
rowing rfle excessivelv wide 
portion of Vermont Avenue 
and using tf1e resulting new 
space for parkland or 11ew 
commercia l or residential 
development. 

Rendering illustrating 
panel's recommendation. 
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MIXED USE 
• PRIMARILY COMMERCIAL 
• PRIMARILY RESIDENTIAL 
• OPEN SPACE/PUBLIC USE 

PROPOSED LAND USE MAP 
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Mixed-use developments witli 
apartments over grou nd
level retail can enliven tf1e 
street wf1ile providi11g addi
tional needed fwusing . 

26 

DEVELOP A NEW HEART FOR 
VERMONT AVENUE 

The panel suggests several 
ideas to improve the heart, or 
core, of Vermont Avenue between 
Slauson and Manchester. First , 
it recommends that neighbor-
hood-serving commercial devel-
opments be concentrated at 
the intersections of Vermont 
with Slauson Avenue and with 
Manchester Avenue. 

At the intersection of Ver-
mont and Slauson, the panel rec-
ommends additional community-
serving retai l and commercial 
development and the creation 
of new incubator commercial 
activity to support business de-
velopment and to generate jobs. 

Such development wou ld stabi-
lize and build upon the existing 
viable, dynamic commercial 
center. The business incubator 
could be physically and function-
ally t ied to the nearby school 
and commercial spaces and 
could provide such services as 
daycare, youth jobs programs, 
and teen pregnancy ca re. 

At the intersect ion of Ver-
mont and Manchester, the panel 
suggests the creat ion of a "town 
center" that would be the sym-
boli c heart of the community. 
This center would be developed 
as a large, integrated, master-
planned pro ject of a Planned 
Unit Development type, and 
would contain: 

--
-----

• Reta il stores and services to 
meet everyday local needs, 
including family restaurants. 

• Housing on the upper level, 
including for-sale, mixed-
income townhouses and apart-
ments bu ilt around an en-
closed area of private, resident 
open space. These units would 
include an attractive amen-
ity package and 24-hour 
security. 



• Transportation, through a 
mult inoclal interchange at this 
location. The transportation 
hub wou ld serve major ci ty 
bus routes and local bus loops 
that circulate with in the com-
munity, tying together schools 
and community services. Pro-
posed electric tro lley servi ce 
along Vermont Avenue and 
light-rail service along Man-
chester cou ld also feed into 
this transportation hub. An 
information kiosk and shel-
tered bus stops should be in-
cluded in the transportation 
center's plan. 

• A civic town hal l containing 
offices for the area's city coun-
cil members and staff, ci ty 
department staffs that are 
designated to serve South 
Central . and certa in service 
providers. such as building 
and safety inspectors and 
home improvement advisers. 
Locat ing these o ffices within 
the community would faci li-
tate interagency exchange and 
cooperation on matters relat-
ing to South Central Los An-
geles and would improve pub-
lic access to governmental 
services. The civic center could 
also conta in a community-
based police station, lib rary, 
post office, offices for neigh-
borhood groups, meeting 
rooms for community meet-
ings, drop-in youth counsel-
ing centers, and so forth . The 
center should be located and 
designed to provide a major 
public plaza that is high ly vis-
ible from the street and from 
the upper-level housing. The 
plaza would be used for festi-
vals, exhibitions. and perform-
ances and as a location to 
celebrate the rich cultural 
diversity o f the community. 

With these activit ies in place, 
additional retail activity would 
be attracted to this location. 

Between the recommended 
new commercial centers. new 
development could consist of low-
rise infill mul tifamily housing, 
local-serving retail uses. and 
mixed-use commercial and resi-
dential developments. Housing 
design should help defin e the 
street space and provide addi -
tional supervision of the street. 
Specifica lly, new green open 
space. as suggested above, would 
t ie node to node. intersection 
to intersection. and would give 
a new image to the neighbor-
hood. Additional street land-
scaping would further encour-
age pedestrian activity; create 
a cleaner, greener image; and 
"ca lm" the t raffic. 

The result along the heart 
of Vermont Avenue would be 
two nodes of largely commercial 
spaces linked by green space and 
by housing. The two linked nodes 
would yield an image of a place 
that is safe and clean. fun to 
live in , and good for raising 
families or enjoying neighbors. 

Finally, the vacant former 
Pepperdine College administra-
tive building presents an unusual 
development opportunity. If re-
developed as a theater. it cou ld 
anchor an entertainment area 
that might feature additional 
theaters. specia lty restaurants. 
and festival places that would 
be accessible by public trans-
portation. 

Tf1e pa 11el's proposed "tow11 
ce11ter' would i11clude pufJiic 
ope11 space surrow1ded fJy 
gover11me11 tal. retail. a11d 
reside111ial uses. 
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'he panel suggests tf1at the 
ww-vacant former Pepperdine 
:allege administration build
ng become the focal point 
vithin a theater/dininglenter
ainment dis trict along Ver
non! Avenue. 

Rendering of proposed arts 
1nd entertainment district. 
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DEFINE AND STRENGTHEN 
EXISTING RESIDENTIAL AREAS 

Planning for the corridor 
uses must consider potentia l 
effects on surrounding neigh-
borhoods. For example, the rec-
ommended mixed-use retail/ 
resident ial pro jects should be 
designed to respect the physi-
cal scale of the su rrounding 
community. 

Through landscaping, pav-
ing, and lighting, a series of mi-
croneighborhoods could be cre-
ated between and behind the 
major arterial streets. Micro-
neighborhoods would enhance 
the unique identities of smaller 
areas and would .foster a sense of 
ownership and belonging. Sub-
standard housing should be se-
lectively demolished to create 
open spaces within each micro-
neighborhood. and, where appro-
priate, small-scale infi ll housing 
should be constructed to in-
crease the number of units avail-
able. Each microneighborhood 
should be well lit to enhance 
security and should include ba-
sic amenities to encourage a 
sense of community ownership 
and pride. 

The city should seek to at-
t ract a more mixed-income popu-
lation by encouraging the provi-
sion of a greater range of housing 
options. This will require: 
• Reducing parking requirements 

for multifamily housing. 
• Giving dens ity allowances 

for residential pro jects with 
significant amenities, such 
as recreational facilities. in-
creased unit size, open space, 
and/or community space. 

• Wri t ing explici t design guide-
lines for signage, facade qual-
ity, setbacks, and consistency 
wi th upgraded neighborhood 
standards. 



• Providing for alternative de-
sign configu rations. such as 
zero lot line, townhouses, and 
owner-occupied two-family 
units, that increase density 
without disrupting the low-
rise character of the neigh-
borhood. 

• Provid ing for smaller-scale 
Planned Unit Development 
(PUD) zoning to facilitate co-
hesive development patterns. 

Residentia l design stand-
ards must be realistic and should 
reflect the current bui lding tech-
nologies and cost-effective prod-
ucts that can be used to create 
high-quali ty, attractive. yet afford-
able housing. The integrity of ex-
isting residential neighborhoods 
can be bolstered by an insistence 
on quality in amenities and con-
struction (including interior fin -
ishes) for all new residential and 
rehabilitated development. 

To achieve a new vision 
for Vermont Avenue and for 
South Central Los Angeles. the 
city can and must pursue sev-
eral initiatives: 
• Institute a community-based 

planning process. 
• Reorganize the city govern-

ment to concentrate all eco-
nomic development activi -
ties in one departm ent and 
all housing activities in one 
department. 

• Use a variety of tools and 
techniques to stimulate the 
desired outcomes on Ver-
mont Avenue. 

• Identify and make available 
a wide variety o f financing 
resources. 

A COMMUNITY-BASED 
PLANNING PROCESS 

Plans for the future of Ver-
mont Avenue must be based 
on a vision for the future of the 
larger South Central Los Angeles 
community. Ideally, a commu-
nity plan is formulated with the 
community as an integral partner 
in the planning process. When 
people have the opportun ity to 
share in the decisions that affect 
their dai ly lives, they feel an own-
ership in the results and a sense 
of cont ro l over their own desti-
nies. This can reduce intercul-
tural tensions and eliminate a 
major source of frustration and 
socia l unrest. Also, people tend 
to care for their neighborhoods 
when they feel a sense of own-
ership, pride, and connection 
with them. 

Thus, the revitalization of 
the Vermont Avenue corridor 
must be part of an overall vision 
for the future of South Central 
Los Angeles, as articulated in a 
new. community-based plan. 

THE CURRENT SITUATION 

Effective commercial and 
residential development strate-
gies must begin with a reformu-
lation of the comprehensive plan 
and zon ing legislation for South 
Central. The current community 
plan for South Centra l Los An-
geles was adopted 17 years ago. 
In fact. most of the city's com-
munity plans are as old and need 
updating and revision to reflect 
the t remendous changes that 
the city has experienced over 
the years. 

Virtually every development 
project. regardless o f size. must 
undergo a t ime-consuming, 
pol itica lly contentious, and very 
costly discretionary review proc-
ess. The Los Angeles review and 
approval process is legendary 
for its arbitrary application of 
regulations and exactions, vulner-
ability to Not-In-My-Back-Yard 
(NIMBY) pressures, and long 
delays caused by redesigns and 
endless negotiations. Many 
projects. especia lly the smaller, 
tightly budgeted projects that 
are typical of the majority of 
developments in South Central, 
cannot afford the cost and de-
lay associated with this process. 
Applied throughout the city. this 
expensive and unpredictable 
process helps to explain why 
Los Angeles has difficulty com-
peting in the field of economic 
development. 



A flower stand adds a dasft 
of color to the burned-out 
site of a former minimart on 
Vermont Avenue. 
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The cost of undertaking com-
munity plan revisions, coupled 
with the restructuring of city de-
partments as suggested later in 
this report, would be returned 
many times by making the city 
a more serious contender for 
economic development at all 
levels-€specially in its inner city. 

While it is not possible to 
eliminate all conflicts and delays, 
the panel believes that these 
cou ld be minimized if the com-
munity plan, zoning, and regu-
lations that direct land use and 
development decisions could be 
developed in accordance with 
two basic principles: 
I ) The community plan-its 

goals. objectives, policies, and 
priorities-should be devel-
oped through a community-
based process. Numerous 
examples of successful 
community-based planning 
exist throughout the country: 
the Comprehensive Com-
munity Revitalization Pro-
gram in New York's South 
Bronx; the Ford Foundation-
supported Neighborhood 
and Fami ly Initiative; and 
the Mon Va lley Initiative, a 
community-based planning 
program in the Pittsburgh 
area. to name a few. Other 
innovative neighborhood plan-
ning efforts from which to 
draw ideas include Baltimore's 
Community Bu ilding in Part-
nership in the Sandtown-
Winchester neighborhood, 
and President Carter's Atlanta 
Project effort in Atlanta's 
Olympic neighborhoods. 

2) The city departments having 
jurisdiction over planning, 
permitting, regulating, fund-
ing, and assisting community 
and economic development 
projects should be located 
within the community. There, 
they can work beside and in-
teract with the community 
on a day-to-day basis to ac-
complish the objectives of the 
plan. The panel's recommen-
dation to locate city offices 
in the proposed town center 
at the intersection of Vermont 
and Manchester would ac-
complish this objective. 
Publidprivate cooperation 

is essential for the process to 
work. The working relationships 
that enabled Los Angeles to re-
develop its downtown success-
fully are models for the process 
needed at the neighborhood 
and community levels in South 
Central. 

A BROAD BASE OF SUPPORT 

The Ad Hoc Committee on 
Recovery and Revitalization urges 
the development of neighbor-
hood and target area plans pre-
pared jo intly by relevant public 
agencies, community-based or-
ganizations, and Rebuild Los 
Angeles (RLA). The panel whole-
heartedly endorses this recom-
mendation. A p lanning process 
based on the neighborhood's 
va lues and community consen-
sus would give the community 
real ownership of the plan and 
would reduce future opposition 
to difficult and complex projects. 
It would tap the leadership and 
talent of community groups that 
were at work in the area long be-
fore the rebellion. And it would 
validate and institutionalize 
the efforts of the Coalition of 
Neighborhood Developers (CND) 
and the Local Initiatives Sup-
port Corporation (LISC). which 
have already designed, organ-
ized, and begun to administer a 
process for community-based 
planning. 



THE PlANNING PROCESS 

PLAN ATTRIBUTES 

The panel suggests that 
the community plan be a com-
prehensive framework for re-
newal of the area. addressing 
housing, economic develop-
ment. job development and 
training, the bui lding of com-
munity capacity, and social ser-
vice delivery. The plan should 
be a working document with 
emphasis on implementation 
strategies. and it must be up-
dated regularly-at approxi-
mately five-year intervals-to 
accommodate the inevitable 
evolutions of urban growth. 

The plan should desig-
nate opportunity and target 
areas that wi ll require major 
concentrations of resources. 
Examples would include pub-
lic and private fi nancing and 
site assembly. These areas 
should be sufficiently pre-
planned and reviewed in the 
context of the community plan, 
so that the actual development 
process can be expedited. 

The plan should include a 
capital improvement plan and 
a budget that sets specific proj-
ect and program priorities. 

GUIDING PRINCIPLES 

Several p rinciples, estab-
lished by the CND, should 
guide the effort: 
• The process should include 

all who Jive and work in the 
community. 

• The plan should be compre-
hensive. 

• The plan should support 
community ownership and 
control of the development 

process and product to the 
greatest extent feasible. 

• The plans shou ld seek to 
strengthen community 
institutions-famil ies, 
churches. neighborhoods, 
and schools. 

• The p lans should ensure 
equity and parity in the 
distribution of public and 
private resources. 

• The plans should ensure a 
process of capacity build-
ing within the community. 

DEVELOPMENT OF 
THE PLAN 

The development of a 
community-based plan for 
South Centra l should be ac-
complished in two phases: 
• Phase I. Development of 

neighborhood plans 
• Phase 2. Consolidation of 

the individual neighbor-
hood plans into a unified 
community plan 

Phase I . The neighbor-
hood p lanning process. The 
neighborhood planning proc-
ess. as devised by CND and 
USC, begins with the defini-
tion of planning area neigh-
borhoods by designated com-
munity-based organizations 
that are active in the area. The 
lead organization(s} in each 
neighborhood hire a planning 
team, composed of commu-
nity organizers. other area 
stakeholders. a planner. and 
support staff; volunteers and 
consu ltants are involved as 
necessary. 

The planning team keeps 
the community informed of 
the process; collects needed 
data; holds workshops and 

meetings to identify issues. 
concerns. goals. visions. and 
so on; and formulates and rati-
fies the plan. The plan consists 
of an enumeration of neigh-
borhood priorities; specific 
development projects that are 
to be encouraged; resource 
needs; and implementation 
strategies. 

During the planning proc-
ess. the neighborhood groups 
are guided by a planning over-
sight committee (and its_vari-
ous subcommittees) composed 
of representatives of the local 
CDCs. USC has assisted and 
helped fund neighborhood-
based organizations' participa-
tion in the planning process. 

Phase 2. Consolidation 
into a community plan. The 
individual neighborhood plans 
are merged into a community 
plan. which becomes the 
adopted general plan for the 
South Central community and 
the basis for all subsequent 
land use and development 
plans and programs. 

This process entails the 
reconciliation of the objectives, 
policies, programs. and plans 
o f each of the individual 
neighborhood plans. 

The plan and implemen-
tation program should be en-
dorsed by RLA and by all ap-
propriate agencies as the 
blueprint for action in South 
Central. 

TIMING AND BUDGET 

The panel estimates that 
this p lanning process would 
require two to three years to 
complete and more than $3 
mil lion to finance. 
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Eth11ic pride and ~teigftborfwod 
spirit are appare11t i11 tfte col
orful a11d spontaneous art
work that decorates malty of 
South Ce11tral's exterior walls. 
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The panel encourages the 
city, first, to adopt formally the 
process begun by CND and USC 
as the basis for creating a new 
community plan for South Cen-
tral Los Angeles and, second, 
to establish a clear and direct 
link between the community 
plan and the city's adopted 
policies, plans, programs, 
and priorities. . . 

Community-based plannmg 
is supported by South Central's 
council member, as well as by 
HPPD, the planning department, 
and other key agen~ies. RLA 
has dedicated senior staff to 
assisting the effort. 

The recommended planning 
process, described in the feature 
box on the preceding page, would 
involve the community, the city, 
and area stakeholders. 

CITY PARTICIPATION 

The community-based 
planning process requires the 
proactive cooperation and spon-
sorship of the various city agen-
cies that will be involved in im-
plementing the plan. Perhaps 
the most difficult part of the 
process wi ll be balancing the 
community-based effort and 
the activities of the city agencies. 
Because the locally based CDCs 
are sophisticated and success-
ful ones, the panel believes that 
the process can be successfully 
negotiated. However, city agen-
cies will need to think and act 
very differently from the way 
they think and act in the tradi-
tional, top-down approach to 
community planning. 

The planning department 
would be the lead city agency 
in this process and would be 
guided by a community-based 
advisory board composed of 
representatives of the neigh-
borhood organizations and other 
stakeholders that have played 
key roles in the development 
of the neighborhood plans. 

A special effort should be made 
to include groups that have not 
historically been part of the proc-
ess such as immigrants and rent-
ers: (The mechanism for identi-
fying community participants is 
not now in place. A fair process 
must be created through a col-
laborative effort of the planning 
department and the community-
based oversight committee.) 

During the planning process. 
the planning teams and the city 
planning department should 
anticipate the adoption of re-
development plans and should 
suggest appropriate guidelines 
and controls to ensure that the 
powerful redevelopment tools 
can be used effectively. 

The relationship of city 
council offices to the process 
will also require a new approach, 
as the plan and its implementa-
tion must take priority over frag-
mented political interests . 



A ROLE FOR THE UNIVERSITY 
OF SOUTHERNCAUFORN~ 

The University of Southern 
California (USC). as a favored 
stakeholder and responsible in-
stitutional citizen, should partici-
pate in the process of redevel-
oping South Central Los Angeles. 
Because USC is the largest pri-
vate sector employer in the area, 
its interests coincide with the 
physical , socia l, and economic 
health of the community, and it 
represents the wide demographic 
mix that cit izens of South Cen-
tral envision for the entire area. 
USC needs employee housing, 
stores. and services to accom-
modate a range of income levels. 

The institut ion's demon-
strated concern, expert resources, 
and leadership should be brought 
to bear to help in the success-
ful revitalization of the commu-
nity. For example, USC cou ld 
help South Central Los Angeles 
through: 
• Employer-assisted housing 

programs; 
• Educational outreach 

programs; 
• Development of R&D parks; 
• Grant or foundation funding 

via the school of architecture 
and urban planning; and 

• Active representation on a 
strategic p lanning council. 

CONFUCT RESOLUTION 

This process wi l l undoubt-
edly generate much heat as 
well as light, with confl ict ing 
goals and priorities emerging 
almost immediately. Anticipat-
ing this confl ict and the inter-
play of agencies, counci l offices, 
and community interests, the 
process should be organized 
with a heavy emphasis on nego-
tiations, conflict resolut ion, me-
diation. and consensus building. 
Traditional techn icians must be 
augmented by professionals in 
these areas; all must be com-
mitted to the community-
based process. 

The time, trouble, and en-
ergy expended in this effort wil l 
pay dividends in the long term. 
The community will have owner-
ship of the plan. Communica-
tions will have been greatly 
increased among diverse inter-
ests. Expectations will be more 
in line with reali ty. And the docu-
ment will be a framework for ac-
tion, not another obstacle to 
be overcome or ignored. 

INTERIM PLANNING AND 
DEVELOPMENT GUIDEUNES 

The process outlined in 
the feature box will require two 
to th ree years to complete. In 
the meant ime, important land 
use, development, and revi tali-
zation decisions must be made. 

The ci ty and representatives 
of the community-most likely, 
the CND's planning oversight 
committee-should immediately 
adopt an interim ordinance that 
designates major target areas, 
such as those suggested in this 
report. The purpose wou ld be 
to ensure: 
• That these key opportunity 

sites are not preempted by 
smal l-scale, inappropriate, 
or incompatible projects; and 

• That major projects can go 
forward in accordance with 
approved development stand-
ards and in tandem with the 
creation of the community 
plan. 
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Pa11elist De11 11 is Marti 11ez. 
deep i11 thought. 
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AN ORGANIZATIONAL 
BLUEPRINT 

Though the panel's assign-
ment was to assess revita lization 
possibili t ies for a strip commer-
cia l corridor in South Cent ral 
Los Angeles. its recommenda-
tions are intended to make Los 
Angeles as a whole more com-
petitive regionally, nationally, and 
globally. In the absence of a city-
wide economic development 
strategy, it may be possible 
to st imulate a modest number 
of community-based business 
startups and to encourage a few 
major enterprises to locate in 
South Central. However. with -
out a coordinated public invest-
ment strategy to make the en-
t ire city more competitive. these 
efforts will produce only lim-
ited results. Thus. though the 
panel focuses on South Centra l 
as a case study, the fo llowing 
recommendations are intended 
to fundamentally change the 
way in which the city of Los An-
geles addresses economic de-
velopment issues anywhere in 
its jurisdiction. 

With this in mind. the panel 
observes that improving the 
economy and generating eco-
nomic opportunit ies in the South 
Central community wil l require 
major political and institutional 
reform at the highest levels of 
city government. The primary 
purpose of that reform would 
be to coordinate and stream-
line the ci ty's economic devel-
opment efforts within a single 
responsible. accountable. and 
proactive department. 

The panel applauds the crea-
tion o f the Ad Hoc Committee 
on Recovery and Revitalization. 
whose October 2, 1992. blue-
print for a coordinated revitali-
zation strategy was signed by 
the general managers o f the 
city's p lanning. housing, com-
muni ty development. and rede-
velopment agencies. In light of 
the long-standing tradit ion in 
Los Angeles of largely inde-
pendent agencies' discharging 
their responsibilities according 
to their own program priorities. 
the significance of the ad hoc 
committee's wri tten commit-
ment to two new operating prin-
ciples cannot be overstated. 
These principles are: I ) to allo-
cate t he committee's funds in 
accordance with a citywide eco-
nomic development strategy; and 
2) to target its public resources 
at high-priority geographic ar-
eas. where they can have the 
greatest impact in jump-starting 
the revita lization process and 
in maximizing the creation of 
local economic opportunities 
for South Central residents. 

However, while the panel 
agrees with the ad hoc commit-
tee. it believes that the com-
mittee does not go far enough 
in its organizational proposa ls. 

The panel is also impressed 
with the November 3, 1992, re-
port of the city's ch ief legisla-
tive analyst. which decries the 
lack of a coordinated economic 
development policy and imple-
menting capacity and proposes 
the relocation of all economic 
development activities in a new 
department. The panel agrees 
with this assessment and be-
lieves that the most efficient 
and effective way of organizing 
the city's revitalization efforts is 
in a new department of economic de
velopment (EDD). This new depart-
ment would be better able to 
respond to the daunting task of 
initiating an economic recovery 
program for the South Cent ral 
community, and would also im-
plement policies and practices 
to make the ent ire ci ty a more 
competitive place in which to 
locate and expand business 
enterprises. 

Because a free-standing de-
partment of economic develop-
ment wi ll more effectively pos i-
tion the city to achieve an overall 
economic development strategy 
of promoting balanced growth 
and developmen t. the panel 
urges the mayor and city coun-
ci l president to use their respec-
tive powers of persuasion to en-
sure city counci l support for 
this organizational initiative. 

The EDD would not add an-
other layer of bureaucracy to an 
already overregulated land use 
and economic development 
system but rather would make 
Los Angeles more economically 
competit ive. The elected leader-
ship must determine its specific 
structu re. but the panel recom-
mends that the EDD combine. 
at minimum. the three functions 
of development review. con-
struction permitting, and busi-
ness development. 



ECONOMIC DEVELOPMENT 
DEPARTMENT 

I 
I I I 

DEVELOPMENT COORDINATION BUILDING AND SAFETY BUSINESS DEVELOPMENT 
• Design review INSPECTION • All community economic develop-
• Zoning • Building ment programs 
• Environmental impact report (EIR) • Mechanical • Economic development marketing 
• Subdivision review • Community safety • Business retention 

• Resource management • Publid private ini tiatives 

SOUTH CENTRAL 
CITY CENTER (SCCC) AT VERMONT AND MANCHESTER 

CITY AND COUNTY SERVICES 
• Police 
• HPPD/planning 
• Parks and recreation administration 
• County heal th service 
• Sanitation customer service 

"Business development" 
would , in concept. include all 
exist ing economic development 
activities now being performed 
by the community development 
department, the CRA, and the 
mayor's o ffice. The consolida-
tion o f these various funct ions 
within a single agency would 
send a clear message that the 
city of Los Angeles is preparing 
to regain its fo rmer status as a 
center of globa l economic activ-
ity. And, consistent with the 
broader theme of economic 
competit iveness. the focuses of 
the South Central revitalization 
plan will be business develop-
ment, job creation and reten-
t ion, and the generation of en-
trepreneurial opportunities for 
community residents. 

H ONE-STOP PERMIT CENTER 

DEVELOPMENT 
COORDINATION 

t-

Streamlining the develop-
ment process would be achieved 
by consolidating the various de-
velopment review offices with in 
a single development coordina-
tion function. This action would 
remove the onerous burdens 
imposed by multiple agencies' 
involvement in a development 
project's plan review and per-
mitting. (An eventual goal should 
be to eliminate many o f there-
view and regulatory contro ls, 
including fee and permit costs, 
that effectively make the city 
unfriendly to business and 
economic development.) 

BUSINESS ASSISTANCE CENTER 
• Small business technical assistance 
• Enterprise zone programs 
• Matching grant/loan program 
• Small business fund 
• Entrepreneurial assistance 
• Job training 
• Federal Small Business Administra-

tion (SBA) programs 

ONE-STOP PERMITTING 

One-stop permitting wou ld 
improve the city's ability to pro-
vide service to the users of de-
velopment review procedures 
and wou ld make the p rocess 
more "user-fr iend ly." A one-
stop permit center would make 
avai lable in one place all the 
necessary procedures for build-
ing construction permits, regis-
tration , zoning applications, 
and development review. 

As noted earlier, to stimu-
late economic development in 
the South Central area, the 
panel suggests concentrating 
city services in the proposed 
town center in South Central 
Los Angeles. A South Central 
City Center (SCCC) wi ll house 
essential city service agencies 
that will play an important ro le 
in st imulating reinvestment in 
South Central , and will comple-
ment the newly created one-stop 
permit center and business as-
sistance centers recommended 
for the community. 
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The panel at work. 

Commercial structures along 
Vermont Avenue tha t were 
burned out during the riots 
have been cleared, leaving 
large vacant parcels that 
now present opportunities for 
new development. 
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DEVELOPMENT TOOLS AND 
TECHNIQUES 

As the Vermont Avenue 
corridor planning and develop-
ment efforts move from concept 
toward implementation, the city 
and the community will need 
to adopt an array of tools and 
incentives to induce appropri-
ate, targeted commercial and 
residential development. 

FACILITATE LAND ASSEMBLY 

USE CONDEMNATION POWER 

Implementing the South 
Central community's locally 
prepared and approved revitali-
zation plan wil l entail reconfig-
uring and assembling land par-
cels at key development nodes. 
Because land assembly will be 
difficult early in the implemen-
tation phase, CND (or some 
other community-based organi-
zation) should ask the city to 
use its existing legal authority 
to assemble land on behalf of 
the community. Such a move 
would enable development to 
evolve in accordance with the 
community's approved land 
use plan. The panel is firmly 
convinced that, without taking 

such dramatic action, imple-
mentation of the community's 
p lan will at best be severely 
slowed and costly, and at worst 
be thwarted by uncontrolled 
speculation. Much of this specu-
lation will be done by absentee 
owners who have no stake in 
the neighborhood. 

The power to assemble land 
rests in the redevelopment proc-
ess, which has been designed 
by the state to achieve the de-
sired commercial. industrial, 
and resident ial improvements 
in specific eligible areas. The re-
vitalizat ion of South Centra l 
Los Angeles can be a positive, 
community-oriented experience 
if it uses redevelopment powers 
as part of a grass-roots, bottom-
up effort. 

PRESERVE RESIDENTIAL 
NEIGHBORHOODS 

Although assembling land 
is important, it should not be 
done at the expense of viable, 
existing housing in stable resi-
dential neighborhoods. South 
Central's residential neighbor-
hoods clearl y exhibit greater 
strength and vitality than do 
its commercial corridors. 

Residential neighborhoods 
shou ld be nurtured and pro-
tected in the process of assem-
bling land for needed devel-
opment. South Central land 
assembly efforts should focus 
on acquiring underused or va-
cant commercial properties at 
key development nodes, where 
community-oriented develop-
ment should occur. 

COORDINATE WITH 
COMMUNITY GROUPS 

As far as practicab le, South 
Central land assembly efforts 
should be undertaken in coop-
eration with community-based 
organizations and coalitions to 
ensure t hat those efforts con-
form with locally generated 
deve lopment priorities. 



SEEK SOURCES OF CAPITAL 

For a community-based re-
vitalization program, potential 
sources of capital for land as-
sembly could include Commu-
nity Development Block Grant 
(CDBG) funds, federal Section 
I08 loan funds, and even ph il-
anthropic funding from private 
foundations. For example, land 
assembly efforts for Boston's 
community-contro lled Dudley 
Street Neighborhood Initiative 
lured a program-related invest-
ment from the Ford Foundation 
for in it ial property acquisitions. 

PRACTICE COMMUN ITY 
LAND BANKING 

Consistent with efforts to 
address the excess of underused 
or abandoned commercial prop-
erties on the Avenue, community-
contro lled assemblages can be 
"land-banked" for futu re devel-
opment. Otherwise, the land 
banking that will occur will be 
private speculators' banking on 
future, untapped development 
potential. 

USE ZONING CREATIVELY 

REVITALIZATION ZONES 

Identi fying potential revi-
ta lization zones by using the 
city's redevelopment powers in 
a community-controlled fash-
ion would provide a rapid start 
to necessary and desirable de-
velopment. While the genera-
tion of a new plan and concomi-
tant new zoning should be done 
exped it iously, redevelopment 
plans for smaller areas empha-
sizing commercial and mixed-
use development on Vermont 
and major cross-streets can be 
designed and set in motion in 
anticipation of a full rezoning. 
When the full rezoning is ready 
to proceed, these redevelopment 
plans can be incorporated into 
the South Central master plan. 

VERMONT AVENUE ASA 
PLANNED UNIT 
DEVELOPMENT 

The panel suggests that the 
city regard the Vermont corri -
dor as a Planned Unit Develop-
ment. Th is wou ld create the 
appropriate mix of businesses 
and residentia l types to meet 
community needs, and would 
institu te the flexible zoning re-
strict ions and permitt ing re-
quirements that characterize 
such developments. 

AUTOMOBILE-USE DISTRICTS 

Creat ion of a special dis-
trict or districts for automobile-
related uses would enable the 
concentration of uses such as 
repair shops, ca rwashes. parts 
stores. and service faci li ties in 
selected locations. thereby miti-
gating the visual impact of such 
uses. The city, or a private busi-
ness in partnership with a com-
munity group, might consider • 
setting up an automobi le repair 
school for job training that would 
also serve the neighborhood's 
repair needs. Profits from that 
enterprise cou ld be reinvested 
in neighborhood improvements 
and add itional development. 

ENFORCE BUILDING CODES 

ENFORCEMENT POLICIES 

The city has not been ag-
gressive in commercial code 
enforcement. especia lly with 
respect to Vermont Avenue and 
other major commercia l corri-
dors within the area. In South 
Central, the panel believes that 
a lack of aggressive land use and 
commercial code enforcement-
including punishment of sign 
and related bui lding, parking, and 
other forms of noncompliance-
helps to create artificially high 
land prices. When there is no fi-
nancia l responsibil ity inherent 
in the ownership of commercial 
properties, t he liabil ity other-
wise associated with such own-
ership is passed to the taxpayer. 

The city must send a 
strong and consistent·message 
to the numerous commercia l 
property owners, many of whom 
are absentees, that commercial 
code enforcement is a way of 
life in the community; casua l 
attention to, or escape from. 
compliance will not be tolerated. 

Some of tf1e residentialneig(J
borftoods near Verm0111 Ave
nue. sucft as Vermont 
Knolls, are well maintained, 
attractive, and expensive. 
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Liquor stores are abu11da11t 
i11 South Ce11tral Los A11geles, 
where they also serve as COI1-

vel1iei1Ce stores and d!eck
casflil1g facilities. 
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If existing code ordinances are 
appropriate, they should be en-
forced by special task forces, in-
cluding the city attorney's office, 
if necessary. If existing code or-
dinances are insufficient, emer-
gency legislation should be 
considered to stem further 
deteriorat ion. 

REMEDIES 

Whatever code enforcement 
program is adopted in South 
Cent ral, the city must attach 
I iens or otherwise exert respon-
sible financial leverage to achieve 
compliance by those owners 
who do not bring thei r proper-
t ies up to code. Without ade-
quate en forcement provisions, 
negl igent property owners will 
continue to have artificially high 
expectat ions o f the speculat ive 
value of their holdings and wi ll 
await the opportunity to have 
government pay the bill to con-
demn, acquire, or develop. 

REVIEW LIQUOR STORE 
LICENSING 

Liquor stores are abundant 
in South Central Los Angeles. 
The panel commends the com-
munity groups that are working 
to control the concentrat ion of 
these outlets. Some of the ap-
proaches include strategies to 
transfer licenses to more desi r-
able locations, limits on license 
authorizat ions, and more strin-
gent license renewal processes. 

- - , ' 

MODERATE EXCESSIVE 
LAND COSTS 

Landowners' inflated expec-
tations of land values in South 
Central that are not supportable 
by the market create excessively 
high land costs. This paradox-
high land va lues in a market 
lacking significant effective de-
mand for developable land-
can discourage new investment 
by creating an artificial shortage 
of land. Owners withhold their 
parcels from the market in an-
ticipation of higher future values. 
Such a situat ion can slow eco-
nomic recovery by making it 
economically infeasible to build 
and locate within the commu-
nity, limiting job-generating de-
velopment opportunities. 

Despite an apparent lack 
o f market demand for land in 
the South Central community 
and an abundant supply of mar-
ginally developed parcels along 
the Vermont Avenue corridor, 
knowledgeable sources inter-
viewed by the panel have indi -
cated that asking prices for land 
are inexpl icably high (in the 
range of S 18 to $25 a foot) . For 
the most part, these high ask-
ing prices are justified neither 
on the basis of the parcels' cur-
rent economic values or on the 
basis of the ir ant icipated fu-
ture uses. 

I._:__ 
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While land deflation has 
come later to southern Ca lifor-
nia than to markets in most 
other regions, substant ial land 
writedowns have become a fact 
of life in more dynamic segments 
of the Los Angeles market and 
will eventually be recognized as 
such by landholders in South 
Central. Because of its relatively 
inact ive land market, South 
Central's price structure has yet 
to reflect the def1ationary pres-
sures that have already affected 
other. more active markets. 

The government cannot 
determine a landowner's reser-
vation price; nor can it easily 
control land speculation. Th is 
is especia lly true in California 
communities, where many prop-
erty tax valuations are low, thanks 
to Proposition 13. However. in 
its exercise of the police power, 
the city can control noxious and 
nuisance land uses and thereby 
can raise the holding costs of 
marginally productive land and 
improvements while at the 
same time bettering the visual 
environment and the quality of 
life for communi ty residents. 



The city can and shou ld 
aggressively enforce existing 
ordinances and regulations re-
quiring owners to keep vacant 
lots clean and free of debris; re-
pair or demolish at the owner's 
expense vacant and derelict build-
ings that pose a danger to pub-
lic health and safety; and enforce 
housing and building codes 
along the Vermont Avenue cor-
ridor. By doing so, the city can 
simultaneously enhance the 
quality of the visual environment. 
improve neighborhood safety, 
and increase the holding costs 
of owners who are waiting for 
government-subsidized develop-
ment initiatives to inflate the 
prices at which they can sell 
their land. 

Unrealistically high price 
expectations will also be mod-
erated along substantial portions 
of the Vermont Avenue corridor 
when community-based land use 
plans have been revised and 
adopted by the city. While iden-
tifying the locations of planned 
areas of intensive development 
might cause land prices to esca-
late in these limited locations, 
these land use plans should also 
reduce price pressures in the 
more extensive areas of the cor-
ridor identified in the plan for 
lower-density residential and 
commercial development. In this 
way, development opportun i-
t ies in the entire South Central 
community will be enlarged. 

ELIMINATE EXCESSIVE 
REGULATION 

Local regulatory policies 
contribute to high development 
costs in several ways. First, be-
cause time is money, Los Ange-
les's slow and cumbersome de-
velopment review process adds 
sign ificantly to land ca rrying 
costs and therefore to higher 
end-prices and rents. Second, 
as stated earlier, the privatiza-
tion of off-site public infrastruc-
ture costs-th rough sewer facili-
ties charges, school and dwelling 
construction impact taxes, park 
fees, and permit and processing 
fees-significantly raises pro-
duction costs. Because most of 
these fees and charges are the 
same for a $100,000 house as 
they are for a million-dollar 
dwelling, they cause proportion-
ately greater price increases for 
housing designed for the lower-
income market than they do for 
housing targeted at the higher-
income market. Make no mistake: 
Impact fees harm the poor far 
more than they hurt the rich . 

The panel was told of a 
small, affordable housing sub-
division planned for the South 
Central commun ity in which 
the combined impact fees and 
charges would total $12,000 a 
unit. This would amount to al-
most I 0 percent of the proposed 
selling price. If affordable hous-
ing development like this were 
exempted from these charges, 
as the panel recommends, the 
annual income required to af-
ford these units would be low-
ered by more than $4,000, which 
is about one-quarter of the me-
dian income for South Central 
households. 

Finally, parking requirements 
for lower-income housing are 
generally the same as for market-
rate housing, despite the fact 
that lower-income households 
own fewer automobiles than 
the rest of the population. The 
city must revise its parking re-
quirements to reflect more ac-
curately the community's actual 
automobile ownership and use 
patterns. Higher-than-necessary 
parking requirements increase 
costly land requirements and 
frequently necessitate the con-
struction of expensive under-
ground parking facilities that 
raise production costs still 
higher. The higher the produc-
tion costs, the greater the gap 
financing that is required to 
make a project work, and the 
fewer the housing units that can 
be supported from the limited 
pool of available subsidy dollars. 
Given the severe shortage of af-
fordable housing in South Cen-
tral and the city as a whole, every 
unnecessary requirement must 
be scrubbed from the develop-
ment regulations. 



This new multiuse project on 
Vermont Avenue features 
low-rise multifamily housing 
for seniors over street-level 
retail space. 
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STREAMLINE PUBLIC 
REVIEWS AND APPROVALS 

Regardless of specific area 
and master plans, a key incen-
tive for developers in the Ver-
mont Avenue corridor would 
be to streamline the processing 
of development applications. 
At a minimum, developers in 
the Vermont Avenue corridor 
should be guaranteed a devel-
opment process that achieves 
the following: 
• Lead development agency/consoli

dated project review. Rather than 
requ ire developers working 
in high-priority targeted ar-
eas to undergo multiple and 
repetitive feasibility and de-
sign reviews, the city could 
designate a lead agency for 
d i fferent types of projects 
and consolidate the reviews. 

• Expedited permit processing. 
Given the commitment to 
changing the way of doing 
business in South Central, a 
critical step would be to ex-
pedite processing of approv-
als for conforming develop-
ments proposed in South 
Central's high-priority devel-
opment areas. 

• Incentive packages. To stimulate 
development in South Central 
Los Angeles. the city cou ld 
ensure a reliable package of 
financial and regulatory in -
centives for approved for-profit 
and nonprofit developers pro-
posing pro jects that conform 
to community-based plans in 
targeted redevelopment areas 
such as South Central Los 
Angeles. This would speed 
the process and attract new 
developers to South Central. 
A good example of a pack-
age of financial incentives is 
urban enterprise zone bene-
fits. Currently, the nearest 
state urban enterprise zone 
terminates largely on the east 
side of Vermont Avenue. Con-
sistent with the commun ity's 
development priorities, the 
enterprise zone shou ld be ex-
panded to include develop-
ment sites on the west side of 
Vermont Avenue and along 
east/west avenues to Western 
Avenue. Business incentives 
in the Watts enterprise zone 
include tax credits for hiring 
disadvantaged individuals 
and corporate income tax 
credits for sales taxes paid 
on purchased machinery 
and equipment. 

FINANCING 

The panel understands the 
fisca l hardships that Los Ange-
les has suffered. along with the 
rest of the nation. due to federal 
funding cutbacks. However, there 
are resources that can be used-
or used better-to jump-start 
developments in South Central. 
Among these resources are Los 
Angeles's $73 million Commu-
nity Development Block Grant 
(CDBG) entitlement and its $23 
million HOME allocation. 

PUBLIC/PRIVATE 
PARTNERSHIPS 

Los Angeles's own Vermont-
Siauson model- like the joint 
venture between Pathmark 
(Supermarkets General) and the 
community-based nonprofit New 
Communities Corporation in 
Newark, New Jersey-illustrates 
the benefits of partnerships be-
tween the public and private 
sectors and between for-profits 
and nonpro fits. Encouraging 
CDC involvement in local devel-
opment not only empowers the 
community; it may also provide 
access to certain resources that 
the for-profit community on its 
own might not be able to tap. 



This is particularly true in the 
areas of the low-income hous-
ing tax credit and other equity 
fu nds. of below-market-rate 
loans from lending consortia, 
and of predevelopment assis-
tance and financing from na-
tional and regiona l phi lanthro-
pies and intermediaries. 

EQUITY 

Despite the 1992 veto of 
the urban aid and tax bi ll , for 
the moment terminating the 
federal low-income housing tax 
credit program, housing tax 
credits are almost certain to be 
revived in 1993 by the new ad-
min istration and the new Con-
gress. Tax credits have been 
responsible for more than 90 
percent of the affordable renta l 
housing development in the 
United States in recent years 
and can contribute approxi-
mately one-third o f the costs 
of a project. Involving nonpro fit 
organizations not only helps to 
foster a sense of community 
ownership in p ro jects but also 
gives access to equity funds, 
such as USC's National Equity 
Fund and the Enterprise Foun-
dation's Enterprise Social Invest-
ment Corporation, among others, 
that are geared to supporting 
nonprofit development. 

In addition to housing tax 
credits, there are efforts to gen-
erate equity funds for commer-
cial development, such as USC's 
recently announced Retail In-
itiative, which can be accessed 
by developers of supermarket-
anchored neighborhood and 
community shopping centers. 

PREDEVELOPMENT AND 
BRIDGE FINANCING 

The public sector, as well 
as foundations, loan pools, and 
private lenders, must grapp le 
with the need for predevelop-
ment financing. The hardest 
money to find is funding for the 
early stages of development 
planning. Under the federal 
HOME program, which the city 
of Los Angeles receives as an 
entitlement. up to I 0 percent 
of the set-aside for community 
housing development organiza-
t ions (CHDOs) can be used as 
forgivable, site-speci fic prede-
velopment financing and seed 
money. 

In the charitable sector, foun-
dations and national community 
development intermediari es 
sometimes provide predevel-
opment loans or "recoverable 
grants" to nonprofits for upfront 
planning and development costs. 
For example, a program started by 
the Ford Foundation (SEEDCO, 
based in New York City) has 
o ffered below-market predevel-
opment loans to CDCs associ-
ated with universities and hos-
pitals. Perhaps a USC-affiliated 
nonprofit could obtain this sort 
of loan. 

Residential and commercial 
development in distressed neigh-
borhoods like South Central in-
cur significant start-up costs. 
Without predevelopment fund-
ing, the development process will 
stall , especially for nonprofi ts. 

CREATIVE USE OF CDBG 
FUNDS 

The Vermont-Slauson 
Shopping Center benefited im-
mensely from Urban Develop-
ment Action Grant (UDAG) fund-
ing, which disappeared from the 
national scene some years ago. 
In its stead, however. other funds 
can be used. For example, Los 
Angeles can obtain, and appar-
ently has applied for (through 
the community development 
department), a Section I 08 loan 
guarantee to be repaid out of 
future CDBG receipts. which can 
be used for economic develop-
ment purposes. Jersey City, New 
Jersey, successfully used $26 
million in Section 108 funds for 
waterfront land acqu isition. 
Section 108 funds in Los Ange-
les could be used, for example. 
to capitalize the land assem-
blage process d iscussed above. 
Because these funds can also 
be used for residential develop-
ment, the city shou ld seek Sec-
tion I 08 authority for housing 
as well. 

Panel Cftairman Smedes 
York conducts an Ofl-tfte
spot i11terview witft t(u ow11er 
of tfte Gage Swap Meet while 
Gary Squier a11d pa11elists 
Ray Brow11 a11d Rick Cof1e11 
look 011 . 



Numerous store{ro11t cflurcfles 
occupy former commercial 
space 011 Vermo11t Ave11ue. 
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For short-term (less than 
one year). below-market prede-
ve lopment and construction 
loans, the city can use its unex-
pended CDBG funds as a loan. 
Called a CDBG float loan, such 
monies could be used for devel-
opments that are consistent with 
the purposes of the CDBG pro-
gram and would permi t the city 
to stretch the use of its CDBG 
funds. CDBG float loans and Sec-
tion 1081oans, unlike the HOME 
funds described below, can be 
used for economic development 
projects as well as housing. 

CREATIVE USE OF HOME 
FUNDS AS GAP FINANCING 

Enacted in 1990, the federal 
HOME program has not been 
easy to use. especially in Los 
Ange les. However. Los Angeles 
has received waivers on certain 
regulatory cost constraints, and 
amendments to the HOME pro-
gram enacted in the fall of 1992 
have made the program some-
what easier to use. The keys for 
the city in making HOME work 
in South Central include: 
• Making sure that HOME is 

used to leverage private capi-
tal, which is easier now that 
HOME's affordabili ty restric-
tions can be subordinated to 
a fi rst-mortgage lender in 
case of foreclosure. 

• Using HOME as critical gap 
financing in tax credit and 
mixed-income projects. now 
that particular HOME regu la-
tions on income levels and 
rents do not push projects into 
tax credit noncompliance. 

• Expanding the opportunities 
for CHDOs in the HOME pro-
gram. CHDOs are required to 
constitute at least 15 percent 
of the city's HOME invest-
ment. especia lly in South 
Central, where nonprofit de-
velopment capacity appears 
to be on the upswing. 

Central to making HOME-
and CDBG-more effective is 
the issue of leverage. Los Ange-
les, like most cities, can do bet-
ter in using its available subsi-
d ies to draw in private capital 
from lenders such as Bank of 
America and Wells Fargo. Despite 
probable changes in federal pro-
grams with a new admin istra-
tion taking office in January 1993, 
the HOME program is one that 
is likely to be maintained and 
expanded. HOME and CDBG 
funds will continue to constitute 
important sources of gap financ-
ing, the former focused solely 
on housing, the latter available 
for housing and some limited 
economic development. How-
ever. to further leverage these 
funds, the city must alter its gap 
financing approach. It should not 
on ly regularly fill the gap in a 
developer's project budget after 
the developer has negotiated for 
itself with private sector lend-
ers; the city should also take an 
upfront role with lenders to ne-
gotiate agreements for stronger 
private sector financial partici-
pation. The alternative is for the 
city to be stuck in a reactive 
posture. unable to adequately 
or effectively influence the pro-
portion and terms of private 
sector financing. 

HOME NATIONAUREGIONAL 
TECHNICAL ASSISTANCE 
FORCHDOs 

Federal money is now avai l-
able for nonprofit developers 
working in partnership with city 
agencies to carry out the HOME 
program. The funds can be used 
for technical assistance on pack-
aging deals. as well as for train-
ing nonprofit staff members and 
even for covering some CDC op-
erating and administrative costs, 
which are normally ineligible 
under the regula r HOME funds. 
It is a demand/response system. 
in that the funds go to those cit-
ies (and thei r partner nonprof-
its) that get in line first. Given 
South Central's national signifi-
cance. Los Angeles and its South 
Central-based CDCs ought to 
go to the head of the line. 

For other HOME program 
activities, additional HOME 
technical assistance is available 
directly to the city and will ap-
parently flow through the com-
munity development department. 



PRIVATE SECTOR FINANCING 

The panel applauds the posi-
tive program initiatives suggested 
in the city council's June 199 1 
report on community reinvest-
ment in South Central. Includ-
ing the potential multi bank CDC 
and the private lending spurred 
by the Community Reinvestment 
Act (CRA), the Los Angeles Com-
munity Reinvestment Commit-
tee recommended a program of 
small business expansion loans, 
a microbusiness start-up loan 
program, the establishment of 
a business assistance center, and 
a development site acqu isition 
program. These are all ventures 
worth translating into action. 

Despite the apparent will-
ingness of the banks to partici-
pate in a multibank CDC and to 
support a South Central- focused 
community development cred it 
union (CDCU). banks are st ill 
obligated under the Community 
Reinvestment Act to provide 
mortgages and rehabilitation 
loans in the inner city, especially 
in South Central. Also. CRA will 
likely be significantly strength-
ened in 1993. CRA notwithstand-
ing, banks have not failed be-
cause of their CRA portfolios 
but because of other kinds o f 
speculative investments. Local 
banks. both on their own and 
through pools such as SAMCO 
and the California Community 
Reinvestment Corporation. can 
expand their ro les and bring 
secondary market actors, such 
as Fannie Mae and Freddie 
Mac, to the table as well. 

TAX INCREMENT FINANCING 

The city's community-rooted 
revital ization effort can take ad-
vantage of tax increment financ-
ing (TIF) to spur and support 
needed development. For exam-
ple, the city can issue bonds to 
be repaid by future years' tax in-
crement revenue. While the CRA 
recently sacrificed more than 
$40 million of its TIF resources 
to sustain state and municipal 
budgets, TIF monies from South 
Central revita lization projects 
can and should be targeted to 
stay in South Central. Also im-
portant is the notion of merg-
ing redevelopment areas, so 
that South Central could bene-
fit from the TIF revenues gener-
ated by wealthier redevelop-
ment areas, such as downtown. 

PENSION FUNDS 

Despite their long-term fi -
nancing potentials, and despite 
increasingly frequent commit-
ments to "economically targeted 
investments," pension funds have 
not been a major source of financ-
ing for inner-city development. 
particularly commercia l devel-
opment. However. public pen-
sion funds might be more will-
ing to live up to their targeting 
commitments by financing South 
Central's housing and commer-
cial developments because they 
could thus achieve portfolio di-
versification and provide resi-
dents with jobs and services. 

A particularly interesting 
possibi lity is the AFL-CIO invest-
ment trust. Under new leader-
ship, the trust is aggressively 
seeking inner-city investment 
possibilities, both residential 
and commercial. It is looking at 
high-visibility target areas such 
as Atlanta's Olympic neighbor-
hoods and, more recently, post-
riot South Centra l. Publidprivate 
efforts to work with the AFL-CIO 
should continue. 

PROCESSING AND 
DEVELOPMENT FEES 

The panel was told of the 
high costs of processing and 
impact fees assessed on devel-
opment throughout Los Angeles 
and in South Central. According 
to the city's own Comprehensive 
Housing Affordabi lity Strategy 
(CHAS), these fees can add from 
S 14,000 to $20,000 to per-unit 
development costs. Add to this 
amount $15,000 for a minimum 
of two parking spaces per family 
dwelling unit, and it is no won-
der that Los Angeles's housing 
development costs have sky-
rocketed. 

Because these fees increase 
development costs, in the end 
the city must pay these costs 
through the provision of addi-
t ional layers of subsidy. In cases 
o f affordable housing, some of 
these fees can and should be 
reduced or waived for speci fi-
cally targeted South Central de-
velopment sites. In other cases, 
developers should be given the 
option to provide the desired 
amenities and improvements 
on the site rather than paying 
impact fees. In this way, the 
city could ensure that the im-
provements are buil t and that 
they will actual ly benefit the 
residents. 

Panelists Jim Goodell and 
Micftael Stegman debate 
a point. 
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Cou ncilman Mark Ridlev
Thomas addresses the panel 
during its presentation. 
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CONCLUDING COMMENTS 

The assignment was chal-
lenging and rewarding, and ULI 
hopes that its report wi ll provide 
input into the revitalization, in-
come enhancement, community 
empowerment, and pride o f 
South Central Los Angeles. 

The panel's vision for 
South Central Los Angeles is re-
ally very simple. It is a vision of 
a neighborhood where there are 
good jobs and decent housing, 
that is clean and safe, and where 
children can play. In short, the 
panel's vision embraces a neigh-
borhood that is built around 
harmony, achievement, and the 
realization that living the Ameri-
can dream is possible. 

For more than 20 years, nega-
tive publicity has distorted the 
public image of South Centra l 
Los Angeles, giving the impres-
sion that the community con-
tains no inherent assets or 
strengths. On the cont rary, the 
social and physical fabric of 
South Central Los Angeles re-
mains strong and overwhelmingly 
positive. Although tensions ex-
ist and conditions are far from 
ideal, there is much strength 
both in the human spiri t and 
courage of the people of South 
Central and in the t raditional 
structure and building stock of 
their neighborhood commercial 
and resident ial areas. 

In spite of the physical and 
economic decline caused by 
neglect and by the effects of pov-
erty and racism, the sense o f 
pride in and affection for the 
area felt by many of its residents 
is one of its most important 
building blocks toward achiev-
ing a new and brighter fu tu re. 
The panel's recommendations 
represent a framework within 
which individual acts can help 
to realize that future. 

Neither a ULI panel nor 
any other outside group can im-
pose solutions. However, ULI 
hopes that its recommendations 
have suggested opportunities 
that will help structure the dis-
cussion and decision-making 
process through which the ci ti-
zens of South Central Los Ange-
les can rebuild and strengthen 
their community. 

Meeting the needs of the 
cit izens of South Central Los 
Angeles will requi re changing 
the attitudes and habits that 
constitute "the system." The 
people have to take back the 
process. The community itself 
must become less passive and 
must advocate its own needs. 
The politicians have to put poli-
tics aside and adopt a specific 
p lan; streamline, centralize, and 
consolidate the p lanning and 
approval process; and break up 
the entrenched bureaucratic 
gridlock, so that public servants 
can truly serve the public. And 
the business community needs 
to recognize that it can gener-
ate profits wh ile serving socie-
ta lly usefu I ends. 

At issue is not just solutions 
to planning and urban design 
problems, or even the revitaliza-
tion of South Central Los Ange-
les. The city must also position 
itself to compete economically. 

The city of Los Angeles has 
a remarkable opportunity to be-
come a model o f a great city in 
the next century. Neighborhoods 
and communities are not only 
made up of bu ildings, streets, 
and trees but also of people. 
The challenge to t he city is to 
take the dreams and visions of 
its people and to create first a 
plan and then a process for real-
izing them. The people deserve a 
response to this challenge, and 
the government that serves them 
has the abi li ty and responsibi l-
ity to help in ach ieving those 
dreams. 
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