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uli loS angeleS MiSSion StateMent
At the Urban Land Institute, our mission is to provide leadership in the responsible use of land and in creating and 
sustaining thriving communities worldwide. ULI Los Angeles, a district council of the Urban Land Institute, carries forth that 
mission as the preeminent regional real estate organization providing inclusive and trusted leadership influencing public 
policy and practice.

about the uli loS angeleS technical aSSiStance PanelS
In keeping with the Urban Land Institute mission, Technical Assistance Panels are convened to provide pro-bono planning 
and development assistance to public officials and local stakeholders of communities and nonprofit organizations who have 
requested assistance in addressing their land use challenges.

A group of diverse professionals representing the full spectrum of land use and real estate disciplines typically spend one 
day visiting and analyzing the built environments, identifying specific planning and development issues, and formulating 
realistic and actionable recommendations to move initiatives forward in a fashion consistent with the applicant’s goals and 
objectives.
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AssIGnMEnT AnD PRoCEss
The society of saint vincent de Paul, Council of Los Angeles 

(svDPLA) is a Catholic charitable organization serving the 

needy, with a long global history and an excellent track record 

across the LA region. of late, svDPLA has become aware 

of changes in two neighborhoods where it owns property: 

Downtown Los Angeles’ skid Row and Lincoln heights.

The recent growth in Downtown LA’s residential market 

and the area’s cultural resurgence has led to increased 

development at the borders of skid Row. This reality 

has called into question the future of svDPLA’s Cardinal 

Manning Center (CMC), a homeless shelter that serves men 

transitioning from the streets to permanent housing, located 

within that same neighborhood. 

ExECUTIvE sUMMARy

In Lincoln heights, a plethora of visioning and planning 

processes have generated numerous concepts for area 

transformation in the coming years—with an emphasis on 

LA River revitalization, innovation economies, and economic 

development for local residents. Partly as a result of these 

exercises, development interest in Lincoln heights is growing. 

still, it is a percolating area. svDPLA has an interest in the 

neighborhood character and makeup going forward because 

its 4-plus acre headquarters site is located there, including its 

well-known, heavily utilized thrift store.

With these shifting market realities at the fore, svDPLA is 

evaluating how best to position its real-estate holdings and 

deliver services that meet its mission. The organization is 

considering whether to sell or lease certain parcels in the 

short or long term. Alternatively, svDPLA is open to design 

recommendations that would improve space utilization at both 

sites, were it to retain its CMC and headquarters locations.

Recent growth in 
Downtown LA’s residential 
market and the area’s 
cultural resurgence 
has led to increased 
development at the 
borders of Skid Row. 
This reality has called 
into question the future 
of SVDPLA’s Cardinal 
Manning Center pictured 
above.
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In the context of these transitions, svDPLA has asked the 

Urban Land Institute’s Los Angeles District Council to make a 

preliminary study of findings and recommendations for these 

two properties. ULI has used a modified Technical Assistance 

Panel (TAP) model for this report, meeting over a two-day 

period instead of the customary one-day format, with a focus 

on real-estate submarket analysis and design concepts 

in the short and long term for the CMC and headquarters 

sites. Finally, the TAP provides a set of next steps to begin 

implementation of its recommendations.

 

KEy QUEsTIons
The panel was asked to consider the following questions 

during its study:

Cardinal Manning Center

Land Residual Analysis
• Define a range of value for the Cardinal Manning 

Center property taking into account the real estate/

development potential and options for the next 5 

years with the realization that our covenant of running 

a shelter on the premises expires in 2019.

Market Trends
• Considering the zoning and trends of the Toy District, 

what would be the potential avenues to pursue with 

respect to the property in the following scenarios:

- Keeping the site and continuing our current 

services and Programs

- selling the site and investing in the Avenue 21 

site or another site

Headquarters Site

Land Residual Analysis
• Define a range of value of the st vincent De Paul’s 

headquarters’ property, taking into account the real 

estate / development potential of the site over the 

next 5 years.

Market Trends
• What are the potential options to pursue with respect 

to Avenue 21 in the following scenarios?

- Retain the site and continue current 

operations, services and Programs

- Relocate operations off-site and pursue a 

variety of development alternatives. What are 

these potential alternatives that may include 

developing or leasing the property on a long-

term basis?

Campus Expansion
• Would expanding the site into a “svDPLA Campus” 

uniting all our departments into one site offer 

advantages? What other uses/services could a 

larger campus accommodate: housing, Workforce 

Development, Job Training, Community Center, 

Medical/Dental Clinic, and Child Care?

Current Area and Local Stakeholder’s Plans
• What are the pros/cons of expansion in relationship 

to the local area’s urban plans with relationship to 

the City’s Cornfields Arroyo seco Plan, the L.A. River 

Revitalization Plan, and the san Antonio Winery Plan?

• how could development of our site complement our 

neighbors’ future plans and vision over the next 5 

years?

Incentives
• What are the Federal, state, County and City 

incentives/funds that can benefit svDPLA in 

potentially developing priorities listed above?
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MAJoR ConCLUsIons

The TAP recommends that svDPLA neither redevelop nor 

sell either property in the short-term. The organization 

is currently using both sites productively and both are in 

reasonable condition. since the real-estate submarkets are 

still developing, with optimism about the trajectories of both 

Downtown Los Angeles and Lincoln heights, svDPLA’s 

properties will likely appreciate and realize greater value 

in the future. Rather than acting as a “pioneer” in these 

neighborhoods, the TAP suggests waiting before taking 

dramatic action. svDPLA should reevaluate development 

opportunities, and any changes to its mission, in five years 

time. 

svDPLA can utilize the coming five years to monitor the 

submarkets, track adjacent development and initiate 

conversations with potential development partners. The 

organization can also make short-term, cost-effective 

improvements at both the CMC and headquarters to 

maximize its service delivery and create greater efficiencies. 

These actions will position svDPLA and its properties to take 

advantage of future opportunities when they arise.

Should SVDPLA choose to 
redevelop its headquarters 
site in the long-term, 
the panel recommends 
a shared development 
concept in which SVDPLA 
acts as a master plan 
developer, carving out 
some parcels to use for 
its own operations and 
carving out others to 
sell or lease in order to 
support the development 
of its facility.
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ULI’s TEChnICAL AssIsTAnCE PAnELs

TAP PRoCEss
Prior to the Technical Assistance Panel, ULI staff consulted 

with svDPLA staff to determine the scope of the panel 

assignment. ULI selected panel members with practiced 

and professional skills that address the stated objectives for 

the TAP as provided by svDPLA. Panel members reviewed 

background materials prepared by svDPLA prior to the TAP.

The TAP process is usually a day-long event, but given 

svDPLA’s desire for a thorough study of the opportunities and 

challenges of development at two distinct locations, this TAP 

lasted for a day and a half. on the first day, panel members 

toured both sites and later met with key stakeholders. on the 

second day, panelists worked through an intensive analysis 

in a range of disciplines on the specified issues before 

presenting their findings to select stakeholders and program 

sponsors.

TAP PAnEL oF ExPERTs
ULI convened a panel of professionals representing a variety 

of disciplines connected to land use and development, such 

as: architecture and design, real estate development, city 

planning, economic analysis, and financing. ULI selected 

panel members with the intent to collect a robust array of 

professional expertise relevant to svDPLA’s objectives for 

the study. ULI also selected panel members with a working 

knowledge in the sectors of the real estate market and the 

design typologies common in the study areas. All panel 

members volunteered to participate in the panel process and 

did not receive compensation for their work.

ConCEPT
svDPLA’s real estate serves two purposes: facilitating the 

organization’s mission and acting as a financial asset that 

can support that mission. If managed well, real estate can 

appreciate in value and spin off dividends, or ultimately—if 

disposed of—can generate significant revenue. 

For many organizations, real estate drives the mission—

dictating operations and services. In this case, however, real 

estate should instead serve the mission of svDPLA because 

of the non-profit’s exceptional commitment to service as 

the driving force behind its existence. still, even given these 

priorities, svDPLA should seek to maximize its real estate 

value.

since an organization’s mission evolves over time, svDPLA 

must assess whether there is currently a match between 

its mission and facilities. This determination will impact the 

choices svDPLA may make regarding its properties in the 

future.

Given that no imminent deadline—such as a loan coming 

due—is forcing svDPLA to make a decision about its real 

estate today, the TAP recommends not selling or dramatically 

redeveloping either property in the next five years. Instead, 

svDPLA can use that time to plan ahead and consider how to 

maximize the value of these resources, making smaller-scale 

improvements at both sites. 

Panelists discuss the 
key questions posed by 
SVDPLA over the course 
of the two-day exercise..
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sAInT vInCEnT DE PAUL soCIETy – 
Los AnGELEs

The society of saint vincent de Paul, Council of Los Angeles  

(svDPLA) has been in operation for over 100 years. svDPLA 

is part of a worldwide organization stretching back to 

1833, comprised of lay Catholic men and women who are 

committed to live and grow in their Christian faith through 

prayer and personal involvement in charitable works. The 

society’s mission is accomplished through parish and 

community-based volunteer groups and through programs. 

Any actions that promote the dignity of the person and 

alleviate suffering and distress while correcting the conditions 

that cause them fall within svDPLA’s mission.

svDPLA serves over 200,000 individuals in need throughout 

Los Angeles, ventura, and santa Barbara Counties, providing 

food, funds for utilities and rent, furniture and appliances, 

clothing, general financial assistance, and other forms of 

help. Additional elements of svDPLA’s broad organizational 

scope include operating a camp for underserved children and 

offering transitional and permanent supportive housing for 

women and children.

The two properties under consideration in this TAP are the 

Cardinal Manning Center and the svDPLA headquarters, 

which includes a thrift store—the proceeds from which 

support many of svDPLA’s other programs. (In 2013-2014, 

store sales from svDPLA’s two LA-area thrift-store locations 

totaled 13 percent of the financial support received by the 

organization.) Because the store is so well-known within 

the Catholic community, svDPLA has adopted the tagline 

“more than just a store” to indicate that its services span well 

beyond retail.

The TAP evaluated the 
market and collected a 
number of observations—
obtained by touring the 
facility, interviewing 
stakeholders, and 
referencing background 
materials—that impact 
the future of the Cardinal 
Manning Center.
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svDPLA’s Cardinal Manning Center is located at 231 Winston 

st. in Downtown Los Angeles. The building is 22,462 sq. 

ft., situated on a 12,490 sq. ft. parcel of land. This shelter 

for homeless men provides a comprehensive program to 

help them transition off the streets and into housing through 

transitional housing and intensive case management services. 

The building is generally at 85-95 percent occupancy, 

according to interviews with svDPLA staff.

AREA DEsCRIPTIon: DoWnToWn LA’s sKID 
RoW
The Cardinal Manning Center is located in Downtown Los 

Angeles’ Toy District. Its loose borders are: Los Angeles st. to 

the west, san Pedro st. to the east, Third st. to the north, and 

Fifth st. to the south. The Toy District is within the bounds 

of Los Angeles’ skid Row, an area said to contain one of the 

largest stable populations of homeless people in the United 

states. 

skid Row’s technical boundaries, as determined by a court 

decision in 2006, stretch east of Main st. however, in 

recent years—as Downtown’s historic Core has seen a 

resurgence in restaurants, retail, night life, and residents—

establishments aimed at upscale populations have extended 

east of Main st. to Los Angeles st. This shifting boundary on 

the ground speaks to changes that might continue to shrink 

skid Row’s primarily homeless-occupied areas. 

still, to date, development activity has primarily been focused 

on areas northwest of Los Angeles st.

ConTExT AnD BACKGRoUnD
In recent years, Downtown Los Angeles has evolved into a 

thriving apartment market. This shift has been driven by:  

• Changing lifestyle and preferences: Multiple 

demographics—from Millennials to Boomers—seek a 

more urban experience surrounding where they live.

• Downtown’s expanding retail and entertainment 

diversity: The plethora of options for those wishing 

to “play” Downtown—from activity at LA Live to 

top-caliber chefs stewarding innovative restaurant, to 

the well-attended bar scene Downtown—increase 

the area’s attractiveness as a residential location. 

Uses now span multiple times of day, creating a 

more vibrant street life. Formerly, many Downtown 

establishments closed after office hours.

• The evolving regional public transit network—namely, 

Metro rail—emphasizes Downtown’s centrality. Metro 

is spearheading one of the largest county-wide build 

outs of rail infrastructure in the country, funded by a 

2008 half-cent sales tax called Measure R. Currently, 

five lines are under construction, with four crossing 

Downtown. Union station and 7th street/Metro Center 

both serve as system hubs. This expansion of rail 

across metro Los Angeles, which is making it viable to 

commute without a car, has led Downtown’s density to 

become additionally attractive. 

Downtown LA now ranks as one of the premier residential 

submarkets in southern California. As a 2014 GQ article 

stated, “Downtown has approached a critical mass of cool.”

CARDInAL MAnnInG CEnTER
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MARKET AssEssMEnT AnD oBsERvATIons
The TAP evaluated the market and collected a number of 

observations—obtained by touring the facility, interviewing 

stakeholders, and referencing background materials—that 

impact the future of the CMC.

Downtown’s rental market has consistently and quickly 

absorbed new inventory. The submarket has added over 

10,000 units in 12 years, and the approximately 2,000 units 

currently in the pipeline are expected to be absorbed, as 

well. This has occurred against a background of declining 

employment. since 2000, market demographics favoring 

Downtown’s urban living— and not job growth—have fueled 

Downtown’s residential growth. Currently, apartment rents for 

newer developments Downtown start at approximately $3.50 

per sq. ft. 

over the next five years, Downtown households are projected 

to grow by 10.2 percent to approximately 32,000—an 

increase of 7,000 over 10 years. Average household income 

is projected to grow by 4.1 percent over that same period to 

approximately $56,000 per year. Rents are also expected to 

grow.

During interviews and the tour, svDPLA staff familiar with the 

CMC expressed:

• concerns that uses might change surrounding the 

site, rendering it less relevant

• a desire to take advantage of underutilized space

• interest in expanding day services at the site, 

particularly opening shower facilities to non-residents 

In considering the future of skid Row, the TAP posits that 

the smaller size of buildings and sites southwest of Los 

Angeles st., including the Cardinal Manning Center, may limit 

development opportunities in the Toy District over the short 

term. 

The continued presence of institutions serving the 

homeless—like Midnight Mission—will ensure that a 

critical mass of those in need remain near the CMC for the 

foreseeable future. While skid Row is already being pressed 

by development on multiple sides, this cluster of services 

means that demand for what CMC is offering will continue to 

exist on Winston st. in the near term.

over the long term, however, as development volume 

expands southwest of Los Angeles st., redevelopment 

opportunities and value of the property will increase. This 

could present an opportunity for sale at that later date.

Current market comparables indicate a value for the CMC 

property today of $4-$5 million. 

SVDPLA’s Cardinal 
Manning Center is located 
in close proximity to 
Downtown’s resurgent 
Historic Core. However, 
the panel believes that 
demand for CMC’s 
services will continue in 
the near term.  
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PhysICAL AnD DEsIGn IMPRovEMEnTs
Taking into account the market conditions, svDPLA’s 

mission, and the facility in question, the TAP provided its 

analysis of effective physical improvements to support 

adaptive use of the CMC in the short term. It also considered 

possibilities for lease and sale in the mid- to long-term.

Short term: Given the Downtown Los Angeles real estate 

submarket’s current state of growth, the TAP recommends 

optimizing the use of existing space at the Cardinal Manning 

Center at this time—rather than selling the property.

The changes recommended here, to be made over the next 

five years to enhance operations, all entail investment in 

building code upgrades, programmatic and interior changes.

Retail: svDPLA might consider offering retail at the CMC site. 

Given the success in both a mission-driven and financial 

sense of svDP’s retail operation in Lincoln heights, the TAP 

sees an opportunity to meet the immediate needs of those 

living at the CMC and surrounding streets for clothing by 

opening a boutique-size retail offshoot within the center, and 

take advantage of a growing pedestrian market of cost-

conscious or vintage clothing shoppers.

Precedents for similar, successful operations abound across 

Los Angeles street and up Winston street—including 

adaptive reuse projects that include retail, restaurants, clubs, 

and apartments. In fact, the Cardinal Manning Center is 

located near the san Fernando Building—the first adaptive 

reuse project of developer Tom Gilmore, who is often credited 

with kick-starting the residential renaissance Downtown.  

The boutique could either occupy the shallow street-front 

portion of the building, or—with deeper analysis—the 

majority of the first floor. This decision should depend on an 

analysis of RoI and the current space needs for provision of 

services and programs. 

The construction would entail additions to circulation, 

entrance, and exits to help meet code requirements. Ideally, 

there would be a different entrance for residential and retail 

uses. If a rear entry were created, it could serve residents and 

provide access to receive goods for the boutique. 

Improvements to the first floor could include upgrades to the 

shower facilities, to create an opportunity for additional men 

in need to use them even when the overnight facilities are full.

Storage Space: svDPLA can investigate the interstitial 

storage space on the third floor for opportunities to reroute 

mechanical systems that would support operations on the 

first and second floors. Available space that could undergo 

renovations totals approximately 8 feet by 15 feet.

Taking into account 
the market conditions, 
SVDPLA’s mission, and 
the facility in question, the 
TAP provided its analysis 
of effective physical 
improvements to support 
adaptive use of the CMC 
in the short term.
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Rooftop: svDPLA can update the CMC roof for use as an 

outdoor urban “refuge.”  

Areas could be partially covered using fabric for sun shading 

or could house solar structures. The rooftop could include 

spaces for moderate exercise (e.g. yoga, stretch ‘n flex, etc.), 

reading, lectures, classes, informal dining, or movie viewing. 

Providing a respite from the stress present at ground level on 

skid Row could be beneficial for residents.

These changes would involve substantial code analysis and 

upgrades to the facility—including bringing up another stair 

and elevator for roof access. The TAP believes the 10,000 

square foot space to be viable for these uses. 

Mid to Long-Term: Looking to the future, residential and 

commercial developments may continue to push toward the 

CMC. In five years, the TAP recommends reassessing the 

submarket to consider sale of the building for creative office 

space, live/work development, or mixed-use projects with 

retail or offices on the first floor and residential on the floors 

above. 

This choice should only be pursued, however, if the 

circumstances in the Toy District have changed so much that 

providing CMC’s services there no longer best meets the 

organization’s mission. If that is the case, moving locations 

and selling the property might be both financially viable and 

strategically logical. (see long-term strategies for the svDPLA 

headquarters site, below, for consolidation possibilities.)

SVDPLA can update the 
CMC roof for use as an 
outdoor urban “refuge.”
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The saint vincent de Paul headquarters site, located at 210 

n. Avenue 21 in Lincoln heights, includes a 163,543 sq. ft. 

building on a 4.14-acre site. The property holds svDPLA’s 

administrative functions and its Los Angeles Thrift store. This 

retail location has been called the “the largest thrift shop in 

the world.”

AREA DEsCRIPTIon: LInCoLn hEIGhTs
Lincoln heights is located northwest of Chinatown and 

Downtown Los Angeles, among the neighborhoods referred 

to as northeast LA. 

Lincoln heights is a percolating area, with substantial 

developer interest in commercial and residential projects 

there. While current development immediately surrounding 

the site is limited, there has been activity scattered nearby—

namely, acquisitions and development on Lacy st. Proximity 

to Metro’s Gold Line at the Lincoln heights/Cypress Park 

station on Avenue 26 offers easy Downtown access.

Three primary types of landowners in the area possess 

available land for development: government; nonprofit 

institutions—including religious organizations and Goodwill; 

and private parties. Collectively, government and nonprofits 

hold about 50 percent of the available land. specifically, 

government entities own approximately 150 acres—one 

third of available land—and are likely not prepared to move, 

particularly because substantial improvements were recently 

made to some of these sites. still, these parcels—particularly 

ones with raw land or ones that are currently underutilized—

may be put into play in coming years. 

ConTExT AnD BACKGRoUnD
Lincoln heights has undergone a number of public and 

community-driven processes resulting in visions and plans for 

the area. Certain of these documents simply imagine a future, 

while others have regulatory “teeth.” Understanding this 

distinction, and also the timeframe for expected changes, can 

help guide development decisions. 

The TAP has selected four documents to highlight, due 

to their relevance to the svDPLA site. Additional planning 

and vision documents do exist for the area beyond what is 

discussed here.

City of LA Los Angeles River Revitalization Master Plan

Efforts to re-envision the largely concretized Los Angeles 

River as a multi-use waterway, rather than a single-purpose 

flood control channel, began in the 1980s. Decades after the 

river was first channelized, different public entities undertook 

planning processes with the intention of revitalization, 

reflecting a growing desire to return the river to its more 

natural setting and open it up for public use

The Los Angeles River 
Revitalization Master Plan, 
adopted by the City of Los 
Angeles in April 2007, 
focuses on the 32 miles of 
the Los Angeles River that 
flow through 10 council 
districts.

sAInT vInCEnT DE PAUL hEADQUARTERs

LOS ANGELES RIVER REVITALIZATION MASTER PLAN
A p r i l  2 0 0 7
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The Los Angeles River Revitalization Master Plan, adopted by 

the City of Los Angeles in April 2007, focuses on the 32 miles 

of the Los Angeles River that flow through 10 council districts. 

The plan includes 240 projects of varying sizes and its 

estimated total build out cost exceeds $2 billion. While much 

of the master plan focuses on habitat restoration, enabling 

safe public access is also a goal—which has implications for 

development in Lincoln heights.

This Master Plan provided the groundwork for the Army 

Corps of Engineers study, which address 11 miles within the 

32-mile stretch looked at here. Today, while the Master Plan 

remains the guiding document for river revitalization within 

the City of LA, efforts have focused on identifying funding to 

realize the Army Corps alternative outlined below. 

US Army Corps of Engineers LA River Ecosystem 

Restoration Integrated Study 

The Los Angeles River Ecosystem Restoration Feasibility 

study—referred to as the ARBoR study—is a project 

of the Us Army Corps of Engineers with the City of Los 

Angeles serving as local sponsor. The study focused on 

recommendations for ecosystem restoration along 11 miles 

of the Los Angeles River, from approximately Griffith Park to 

Downtown Los Angeles. 

The Corps recommended Alternative 20, the most 

comprehensive restoration option, in May 2014. While 

this announcement generated intense media attention and 

excited residents across the region—as well as potentially 

contributing to speculative real-estate purchases along the 

banks of the river within the study area—steps must still 

be taken before Alternative 20 moves forward. Congress 

must authorize construction in a future Water Resources 

Development Act (WRDA), and a separate act of Congress 

will be necessary to appropriate funds for its implementation. 

While preliminary design can commence, construction on the 

study’s recommended projects must wait until it is authorized 

and funds are appropriated in future bills. 

Additionally, the initial cost estimate for Alternative 20 ($1.08 

billion) has risen to $1.36 billion because of changes to 

real-estate cost estimations. Also of relevance, the cost split 

between federal and local sources is unresolved. While the 

City of LA has adopted a preliminary funding framework to 

explore numerous options, actually securing those funds will 

likely take significant effort and time. 

These factors indicate that revitalization along the river—

while underway in terms of improving access and adjacent 

parks, energizing the citizen base, and embarking on a 

federal process—will take many years to fully materialize. 

Lincoln Heights has 
undergone a number of 
public and community-
driven processes resulting 
in visions and plans for the 
area. Understanding the 
relationships and also the 
timeframe for expected 
changes can help guide 
development decisions. 

Back of house Uses

Cap Park Potential

LA River/ Arroyo seco

legend

River Feature

Access to Transit Metro

Retail

Existing/Future open space
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The aim of the NELA 
Riverfront District Vision 
Plan is to connect the 
Northeast Los Angeles 
community with the River.

NELA Riverfront District Vision Plan 

The northeast Los Angeles (nELA) Riverfront District 

vision Plan, published in May 2014, was the product of 

community engagement activities with a focus on Atwater 

village, Cypress Park, Elysian valley, Glassell Park, and 

Lincoln heights. The nELA River Collaborative spearheaded 

the project, with a group of diverse partners that included 

non-profits, architects and landscape architects, academic 

institutions, and municipal partners contributing to the effort.

The report states: “The aim of the vision Plan is to continue 

the revitalization efforts by connecting the northeast Los 

Angeles community with the River, and therefore creating 

a symbiotic partnership that boasts the values of equitable 

community and economic development.” 

The eight goals articulated in the plan are: 1. Enhance 

a sense of place, 2. Enliven the riverfront open-space 

experience, 3. Connect neighborhoods and River via 

enhanced mobility, 4. Improve ecological health of the 

built environment, 5. strengthen and support employment 

opportunities, 6. Improve governmental regulation and 

coordination of the River, 7. Make space for social equity, and 

8. Promote sustainable economic development.

It is evident from these aims that the plan focuses on the 

quality of life for those living adjacent to the river, rather than 

habitat restoration—the focus of both the City Master Plan 

and the Army Corps of Engineers’ Alternative 20. The report 

cultivates a shared identity among the neighborhoods in 

question, which all belong—in theory—to the river district.

The vision Plan contains the results of the Collaborative’s 

public engagement effort and articulates ideas for how to 

meet community needs and preferences. however, it is not a 

regulatory document and will not be enforced as such.

The Cornfield Arroyo Seco Specific Plan

The Cornfield Arroyo seco specific Plan (CAsP), adopted by 

the City of LA in June 2013, is a zoning document created by 

the Los Angeles Department of City Planning. The svDPLA 

headquarters site falls within the CAsP area, and is located in 

an “Urban Innovation” zone.

The plan has regulatory authority—those who choose to 

pursue development in the area it governs will be subject to 

its rules. Were a developer to propose a project that does not 

match the zoning outlined in it, that developer would need 

to seek a “variance,” or a rezoning rather than proceeding 

“by-right.”

The CAsP has been lauded as a groundbreaking planning 

document. It creates four new zones and eliminates parking 

minimums to encourage transit-oriented development. The 

Los Angeles Times, in an editorial praising the concept before 

it was adopted, described the CAsP as follows:

“There is a greenway zone, oriented toward 
enhancing the river as the neighborhood’s front yard. 
There is an urban village zone, focused on housing 
and other residential use, with some ground-floor 
retail. There is a denser urban center zone, close to 
rail stations, geared for job-creating uses but with 
residential space included. And there is an urban 
innovation zone, with flexible space geared toward 
anything from artists’ studios to light manufacturing.”
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The CAsP emphasizes the LA River, bringing it from the 

“backyard” into the “frontyard.” Rather than relegating 

industrial uses and auto repair to the corridor alongside the 

river, the CAsP instead seeks to mingle jobs that are less 

heavily industrial and create access to the river’s future green 

space for communities that traditionally don’t have access to 

recreational uses.

The CAsP prioritizes new modes of transportation and 

seeks to create economic development without driving out 

residents. It provides a floor-area bonus for both affordable 

housing and community benefits. In other words, if a project 

sets aside a certain amount of units for affordable housing, 

that project is allowed to build a denser structure than would 

otherwise be allowed in the zone. Density is measured in 

“floor area ratio” (FAR), so projects taking advantage of these 

bonuses can build to higher FARs than they otherwise could. 

similarly, if a project provides open space, a community 

facility, or a passageway, it can also take advantage of FAR 

above the amount generally allowed in that zone. These 

bonuses encourage the production of affordable housing and 

community benefits, allowing developers who incorporate 

those elements more flexibility.

Beyond that, the CAsP does allow for the transfer of FAR 

between certain sites in the same zoning district. If one 

qualifying parcel builds out to a point under the maximum 

FAR allowed there, that FAR can be transferred to another 

qualifying location, which can then build more densely 

than would usually be allowed within that zone. This option 

provides additional flexibility for developers.

since the CAsP has so recently gone into effect, evidence 

of its transformative potential are only beginning to show. 

LA Prep, a facility on W. Ave. 26 that houses 50 wholesale 

commercial kitchens and production spaces for rent to local 

foodmakers, is one of the first developments to make explicit 

use of the CAsP to create an innovative facility that might not 

be possible elsewhere. 

The Northeast Los Angeles 
(NELA) Riverfront District 
Vision Plan, published 
in May 2014, was the 
product of community 
engagement activities and 
includes Lincoln Heights.
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MARKET AssEssMEnT
Development interest in the area surrounding the svDPLA 

headquarters site has centered on san Fernando Road, Ave. 

19, and Ave. 26, according to TAP stakeholder interviews.

Evaluating the market, the TAP found that recent rental 

activity for creative office tenants in the area indicates rents of 

approximately $1.95 per sq. ft. 

Residential rents vary based on whether the development 

is market rate or low-income housing. For comparison, 

weighted average rents at Alta Lofts—a nearby market-rate 

development—approximate $2.50 per sq. ft. Weighted 

average rents at low-income Ave. 26 properties approximate 

$1.25 per sq. ft.

Market transactions near the svDPLA headquarters property 

indicate a value of approximately $100 per sq. ft. This figure 

was arrived at using multiple data points, including the 

opinion of a real-estate broker who works in the area. (he 

estimated a value of $100-110 per sq. ft.) Given that, the 

TAP approximates the value of the svDPLA headquarters site 

today to be $18 million. 

The same real-estate broker noted the “development frenzy” 

in the area after the selection of the Army Corps of Engineers’ 

Alternative 20 for the river. he explained that developers 

perceive the area to be flexible and easy to work within 

because of the CAsP. Many that are pursuing multi-family 

and low-income development are taking advantage of the 

ability under the CAsP to trade FAR, he said. Building creative 

office is also gaining popularity. 

over the next five years, Lincoln heights is expected to 

change as follows. households are projected to grow by 3.9 

percent, with median household income projected to grow 

by 14.4 percent to approximately $37,000 per year—at a 

greater pace than the county. Families comprise the majority 

of residents at 78 percent of the area. This demographic 

makeup is not expected to change; average household size is 

projected to remain at 3.15 by 2020, from 3.17 in 2010.

With these factors in mind, a long-term strategy of 

redevelopment into commercial or residential uses, or exiting 

the property entirely, may yield substantial value. These 

options are explored below.

Residential rents vary 
based on whether the 
development is market 
rate or low-income 
housing. For comparison, 
weighted average 
rents at Alta Lofts—a 
nearby market-rate 
development—
approximate $2.50 per 
sq. ft. Weighted average 
rents at low-income Ave. 
26 properties approximate 
$1.25 per sq. ft.
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The TAP also provides its own professional assessment 

of strengths, weaknesses, opportunities and perceived 

threats in the area surrounding the headquarters and in the 

circumstances facing svDLPA.

Strengths

• The area surrounding the svDPLA headquarters 

site enjoys close-by access to public transit due 

to Metro’s Gold Line Lincoln heights/Cypress Park 

station, within a five-minute walk. The proximity of 

this stop likely encourages bicycling and walking in 

the vicinity.

• The neighborhood character is unique

• There are many large parcels and single-owner 

properties.

• Unlike many neighborhoods in the City of Los 

Angeles, planning regulations in the area do align 

with a broader vision determined by community-

driven processes.

Weaknesses

• There is a perceived lack of development activity, 

despite interest.

• numerous community planning and visioning 

processes have centered on Lincoln heights, leading 

to fatigue.

• Freeways create a perceptional barrier, making it 

seem challenging to traverse the neighborhood on 

foot—particularly, crossing Ave. 26 to get to the 

Figueroa corridor.

• Walkable connections are generally poor, making 

pedestrian activity less attractive and safe.

• A plethora of back-of-house uses by the City of LA—

including DWP operations, fire trucks, and parking 

areas—do not create people-focused street life. 

These sites are also a key reason why development 

has remained fairly quiet in the past, and could 

point to potential changes in the future if those uses 

leave. however, such necessary uses are not easy to 

relocate.

A plethora of back-of-
house uses by the City 
of LA—including DWP 
operations, fire trucks, 
and parking areas—do 
not create people-focused 
street life.

oBsERvATIons
The TAP collected a number of observations—obtained by 

touring the facility, interviewing stakeholders, and referencing 

background materials—that impact the future of the svDPLA 

site.

views from a number of stakeholder groups, including 

neighborhood-council representatives, staff from Council 

District 1, and neighboring institutions, included:

Concerns that…

• the area has been over-visioned

• there are high levels of interest in development 

without outcomes

• residents might be forced out of the neighborhood 

due to incoming development

Desire for…

• housing at all levels, particularly affordable and 

transitional

• parking

• amenities and retail

Interest in…

• collaborating between like-minded, mission-driven, 

altruistic organizations

• continuing svDPLA’s thrift store operations, which 

are viewed positively by neighbors

• accommodating local institutions’ regional draws 
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Opportunities 

• The CAsP has created flexibility in planning 

regulations, as discussed above.

• Like-minded neighbors provide natural partners for 

advocacy—including young nak and Goodwill—

who could help svDPLA express its needs to 

Council District 1. This collaboration could speed up 

interactions with public representatives. 

• A physical “face lift” and internal rebranding at 

svDPLA could benefit the organization.

• Provision of amenities and programs by svDPLA, 

given the neighborhood’s need for such 

improvements, could improve the quality of life in the 

area.

(Perceived) Threats

• Large changes may appear to gentrify the 

neighborhood, with the risk of losing existing 

residents who are “pushed out” by upscaling. 

• Developing prematurely could put svDPLA ahead of 

the market, creating a loss.

• Moving out of the neighborhood could result in losing 

a connection to the supportive community svDPLA 

has cultivated there.

• A lack of capital makes development challenging.

Lincoln heights is understood to be one of the oldest 

neighborhood in Los Angeles, and its location along the 

river therefore makes sense—given the original pueblo’s 

relationship to the waterway. Lincoln heights began as 

a single-family neighborhood, then shifted to industrial 

uses centered on the rail lines passing through the area. 

The TAP believes the future will be a reimaging of these 

remnants of the past. The area will likely include residential 

development—but now multifamily, rather than single 

family—and jobs—but now in the creative and shared office 

vein, rather than heavy industry.

The area is still in the early stages of a significant shift. This 

will likely include green space additions. however, the TAP 

does not believe the area will see a transformation akin to 

what has occurred in the Arts District. First, the building stock 

in Lincoln heights does not match what was available in the 

Arts District, where distinctive historic buildings were suitable 

for adaptive reuse. Without a plethora of appropriate “bones,” 

extensive revitalization in the form of residential lofts seems 

unlikely. 

second, a sizeable amount of land surrounding the svDPLA 

site is held by a small number of government and non-profit 

entities, which will limit the full development of the area and 

does not facilitate Arts-District-style adaptive reuse.

Instead, the TAP anticipates that Lincoln heights, and 

particularly the area surrounding the svDPLA headquarters, 

in the long-term will become one of the more eclectic areas 

in the city. The mission of svDPLA should continue to fit in 

well with the heterogeneous mix of uses the TAP expects 

will gravitate there—particularly because of the strong 

foothold svDPLA already has established in the community. 

neighbors perceive svDPLA to be a powerful ally, allowing 

the organization to help shape the unique quality that the TAP 

believes the area will possess.

A physical “face lift” and 
internal rebranding at 
SVDPLA could benefit the 
organization.
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PhysICAL AnD DEsIGn IMPRovEMEnTs
Short-term: The TAP recommends leaving the property 

largely as-is today, but making incremental, strategic changes 

to maximize the existing facility. To do so, svDPLA would 

arrange for an architect to study the entire campus, develop 

a space plan, and determine a project budget. Achievable 

physical improvements that could create significant impact 

include:

• Creating a street presence through a new façade 

to tie the building together, including landscaping 

opportunities.

• Improving the store’s entry and interior by focusing 

on: lighting, shopping flow, and location/arrangement 

of offices.

• Investigating opportunities to incorporate solar 

collectors onto the roof, through association with 

solar collector groups that could help offset the 

power costs of the center.

• Utilizing the existing second and third floors—at 

6,000 square feet each—for mission goals, which 

could include: office/administration functions, 

meeting rooms/common area, or possibly housing. 

These spaces would require improvements, but are 

already sprinklered. The TAP believes that, while 

they are fairly structurally sound, they might require 

additional structural work and are currently grossly 

underutilized.

• studying the existing parking in order to: eliminate 

donated car sales to free up spaces or build a 130 

car, 2-level parking structure on the center’s back lot 

to suffice for the short-term/mid-term.

Long term: The TAP explored two development scenarios 

for the svDPLA headquarters site. In both cases, it 

adopted a broad, loose interpretation of the tagline “more 

than just a store” to imagine how svDPLA could deliver 

that promise strongly in one location. Constituents would 

experience svDPLA’s services as a series of complementary 

experiences rather than distinct and different operations at 

the headquarters and CMC sites. This would enhance the 

svDPLA brand, create a more charismatic public face, and 

allow for the flexibility inherent in consolidation.

of note, the existing zoning for the area presents a challenge. 

As mentioned, under the CAsP, the svDPLA headquarters 

site falls into the “Urban Innovation” district category. That 

limits multi-family residential use to only 15 percent of the 

floor area occupied by all uses on the site. however, since 

svDPLA is a major player in the area, it can drive discussion 

as an anchor use and potentially take advantage of flexibility 

within the CAsP.

In considering how to develop the svDPLA site moving 

forward, the organization can look to examples of other 

successful mission-oriented organizations—taking inspiration 

from successful endeavors like homeboy Industries in the 

area. Expanding partnerships, like the already-successful 

collaboration with Forever 21, could also be useful. 

The TAP provides the following design concepts to 

demonstrate how various uses might be accommodated on 

the svDPLA headquarters site in two different scenarios. 

These ideas should serve as examples to generate further 

discussions and study, rather than serving as concrete plans 

for development.

The TAP recommends 
leaving SVDPLA’s 
headquarters property 
largely as-is, but making 
incremental, strategic 
changes to maximize the 
existing facility.
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Scenario 1: Collaborative Village (Recommended)

In the Collaborative village shared development concept, 

svDPLA acts as a master plan developer, carving out some 

parcels to use for its own operations and carving out others to 

sell or lease in order to support the development of its facility.

The site’s existing parking constraints present a challenge 

and would limit new construction if left as-is. Because 

parking capacity defines the development potential of 

the site, the design process began first by assessing the 

amount of parking that could feasibly be added. The TAP 

recommends using parking as an anchor to diversify. 

Densifying and clustering uses around shared parking—

going vertical instead of going adjacent—creates efficiencies 

in existing operations (although the TAP does acknowledge 

that structured parking is a costly choice). The elements 

outlined below would be oriented around a shared deck at 

the center—with six vertical levels and 75 spaces per level 

creating 450 spaces. 

Caption
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A signature building for the facility sits at the northern corner 

of the property, with a flagship store that contains a prime 

showroom (25,000 sq. ft.), plus additional ground-floor 

retail and storage (20,000 sq. ft.) adjacent in the “mission 

campus.” The upper three floors of the signature building 

would provide corporate offices for svDPLA (15,000 sq. ft.) 

and creative office space (30,000 sq. ft.).

The side of the property southeast of the prime showroom 

would contain the “mission campus,” a three or four story 

block that combines transitional housing with learning and 

vocational training. In one arrangement, the learning center 

could occupy the second floor (10,000 sq. ft.), with creative, 

Class-A offices above on floors three and four (20,000 sq. ft.). 

The southwest corner of the mission campus could house 50 

units per level at 350 square feet each, in an sRo format—

creating 150 units over three floors (60,000 sq. ft.)

If instead transitional housing moved over the office and 

learning center, svDPLA could add an additional live-work 

market-rate townhouse cluster of 10 units in that southwest 

corner (16,000 sq. ft.). Alternatively, that corner could hold 

market rate housing in a courtyard format (80,000 sq. ft.).

The retail and storage capacity for svDPLA in this concept 

totals half as much space as is currently available for these 

operations at the headquarters site today. however, the TAP 

learned from interviews that svDPLA staff believe significant 

increases in efficiency and consolidation of operations to be 

possible.
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In a scenario where svDPLA wished to sell the Cardinal 

Manning Center property, operations from CMC could be 

collapsed into the mission campus area vertically.  

The western and northwestern portions of the property—

along Avenue 21 and humboldt st.—would then be available 

to sell or lease for commercial or mixed-use development. 

Uses could include a café and ground-floor support retail 

(22,000 sq. ft.)—and three floors of market-rate housing 

above (60,000 sq. ft.). Food services on the ground floor 

could serve sRo inhabitants, as well. 

The concept includes a public entry with a town green on the 

southern edge of the property. A complementary event plaza 

would be incorporated at the northern edge.
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Scenario 2: Money Play

In this scenario, saint vincent de Paul consolidates its 

operations at the CMC, or elsewhere, and sells off the 

current headquarters site in total. The property would then be 

developed to its maximum capacity.

The development potential in this scenario is not significantly 

different from the Collaborative village option. however, the 

Money Play is much more contingent on a for-sale product. 

A podium-parking element would need to be built for 

this route to be viable. Creative office could occupy the 

southeastern portion of the site (36,000 sq. ft.). The majority 

of the property would be devoted to residential and mixed-

use development, with conventional retail to the northwest 

(11,000 sq. ft.) and 306 residential apartments in the 

remainder of the area (270,000). A “community spine,” 

along the northwest to southeast axis, would provide a public 

entryway and a plaza accessible to the community. 

In this scenario, svDPLA would “take the money and run,” 

in order to use the revenue for its mission. however, it does 

not offer all that much more space than the Collaborative 

village alternative presented. Given this surprising finding 

and svDPLA’s mission as a non-profit, the TAP does not 

recommending pursuing the Money Play but instead suggests 

pursuing the Collaborative village.
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FUTURE PRoPERTy vALUE AnD FUnDInG GAP
The TAP offers a potential valuation five years out for the 

svDPLA headquarters site, based on a static pro forma:

• Total Development Costs Excluding Land = $82 

million

• Projected net operating Income = $8.3 million

(Assume target of 8 percent overall return on cost)

• Land value = $21 million

($8.3M / 8% = $103M - $83M = $21M)

The TAP looked at projected future rents in the area, being a 

bit more aggressive than some of the comparables today, to 

arrive at a $21 million future value for the property. note that 

this value increase is not dramatic when compared to today’s 

valuation of $18 million. This is in part because the market 

has already priced in much of the improvements expected 

for the neighborhood. Current valuations are a function of 

future income, and what return investors and developers are 

willing to accept. Today’s optimism and willingness to accept 

low yields stems in part from the promising outlook for the 

neighborhood, but also from macro economic factors outside 

of local control, like interest rates, capitalization rates, and 

international capital flows.

It is important to keep in mind that real estate is cyclical in the 

short term, and that the figures above are based on today’s 

return thresholds—not necessarily tomorrow’s.

The TAP assessed the costs and revenues associated with 

svDPLA pursuing the Collaborative village design, breaking 

up the site into some components it would use for its own 

service delivery and others that it would sell, with shared 

parking in the middle.

If svDPLA did sell the CMC site in an effort to consolidate at 

the headquarters site, and also sold off the parcels indicated 

in the Collaborative village design, a sizeable gap between 

costs and revenue would still exist, totaling $24.5 million. 

The following demonstrates how the cost of constructing the 

new svDPLA-owned portions of the campus and its share of 

the parking structure exceed the revenues from sale of the 

commercial, residential, and CMC land.

Sources of funds for SVDPLA Consolidation 

• Manning Center sale: $4 million  

• Avenue 21 Parcel sales: $8.7 million 

Total: $12.7 million

Uses of funds for SVDPLA Consolidation 

• Thrift store (45K sF): $11.25 million

• Admin. offices (15K sF): $3.75 million 

• Learning Center (10K sF): $2.5 million

• sRo Residential (60K sF): $15 million

• Parking (192 spaces): $4.67 million

Total: $37.17 million 

Gap: $24.5 million
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IMPLEMEnTATIon

The above $24.5 gap does not indicate that the opportunity 

to construct the Collaborative village should not be pursued. 

It does, however, raise questions about which funds could 

help fill it. The TAP evaluates svDPLA’s spectrum of options 

for securing dollars—for both this development scenario and 

others.

Sale: The TAP estimates that selling the 4.4-acre svDPLA 

headquarters property five years from now would generate 

$21 million. Economists disagree on projections, however. In 

evaluating this option, svDPLA must consider where else to 

move the facility and how doing so would impact its ability to 

deliver services. Relocation costs must also be factored in.

Land Lease: The TAP estimates that a land-lease on the 

svDPLA headquarters property would generate $1.5-2 

million per year. svDPLA could remain the owner, with the 

property generating ongoing revenue—both positives for 

the organization. This option also allows the non-profit not 

to take on the risks associated with development, given 

the unpredictability of the market and real-estate cycles. 

Considering svDPLA’s mission as a non-profit, remaining at a 

distance from the responsibilities of direct development might 

be wise. 

however, developers participating in a land-lease require, at 

minimum, a 60-year term. This could limit svDPLA’s ability 

to change course over the next decades and react to shifts in 

the real-estate submarket as it continues to develop.

 

Fee-Based Developer: svDPLA could select a financially 

strong fee-based developer through an RFP process. It 

would be best if the developer had an interest in and deep 

understanding of svDPLA’s mission.

Joint-Venture: svDPLA could choose to partner with a well-

heeled developer to develop the site as a joint venture. This 

would also require an RFP process to identify the appropriate 

developer and development concept. since svDPLA would be 

acting as a partner in this scenario, the non-profit would need 

to be aware of and comfortable with the risks associated with 

that role. 

Tax Credit Development: In the Los Angeles area, there is 

precedent for religious organizations utilizing a portion of their 

land for affordable housing, through a long-term land-lease 

and tax-credit transaction. selecting a developer experienced 

with tax-credit projects would be essential to success.  This 

option fits well within svDPLA’s mission because it entails 

providing housing for those in need.

Changes to maximize the 
existing headquarters 
facility could include 
improving the store’s 
interior by focusing on 
lighting and shopping flow.
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Raise capital: simply locating additional funds is another 

method for filling the gap. This could include selling air rights 

on the property. Air rights are the ability to build a certain 

amount of capacity on a parcel. If that parcel is not developed 

to its maximum capacity, the extra capacity can be sold to 

others, who then use it to build higher on their own nearby 

property.

The current svDPLA headquarters does not make use of the 

maximum capacity available on the property (4:1 Floor Area 

Ratio, under the CAsP). Even under the different, denser 

development scenarios outlined in this report, the property 

would likely continue to have unutilized air rights. It is possible 

that those air rights could be transferred through sale. 

however, it is extremely difficult in today’s marketplace to 

sell transferable air rights—because, in this particular area 

of Lincoln heights, large landowners, including the city and 

county, could make their own properties’ air rights available 

for sale to developers and the market has not developed.  

Funding Sources: numerous sources of funding can be 

explored. Third-party borrowing would be an option. The TAP 

also recommends exploring whether the archdiocese could 

provide a low-cost loan, given svDPLA’s status as a Catholic 

non-profit. 

Philanthropic funding, accessible through foundations’ grant 

programs and personal relationships, is another possibility. 

however, cultivating these opportunities requires extensive 

time investment by the board, or possibly svDPLA staff. since 

securing capital dollars is often easier than securing operating 

dollars, launching a capital campaign is also an option.

Each of these opportunities requires significant exploration 

and consideration. The TAP envisions these as long-term in 

nature, just as the two development options for the svDPLA 

site are long-term possibilities.

Next Steps

In the short term, the TAP recommends the following

• Wait to evaluate the two sites for significant 

development opportunities for the time being, as 

these possibilities are best pursued in, at minimum, 

five years’ time.

• Reassess the RFP that svDPLA is intending to 

release, adjusting it to focus on current key needs. 

The TAP suggests enlisting consulting services on 

space utilization in order to develop a program of 

short-term, cost-effective improvements for the 

headquarters and CMC site.

• Participate actively—and consider providing 

leadership—as Lincoln heights and Downtown 

LA continue to evolve. Working with neighboring 

stakeholders and public agencies to not only track 

the changes, but to also drive them in a direction 

suitable for svDPLA, will position the non-profit 

to take effective real-estate action when that is 

appropriate.

• Monitor the sub-markets and development activity 

closely. Paying attention to the realities on the ground 

in the blocks surrounding the headquarters site and 

the CMC will help svDPLA sort out rumor from fact. 

svDPLA can also consider beginning preliminary 

discussions with potential development partners.

The TAP recommends 
waiting to evaluate the 
two sites for significant 
development opportunities 
for the time being, as 
these possibilities are best 
pursued in, at minimum, 
five years’ time.
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ConCLUsIon
The TAP commends svDPLA for its exemplary service 

provision and commitment to helping those in need. The 

mission-driven nature of the organization inspired and 

energized the TAP. Participants felt privileged to offer 

consultation to such a worthy entity.

svDPLA is prudent to consider the implications of 

neighborhood transformation surrounding both the CMC 

and headquarters sites. Remaining aware and involved 

as these areas change is essential to maximizing the 

value of the properties. The TAP believes that monitoring 

these submarkets while making strategic, incremental 

improvements over the next five years will position svDPLA 

to take smart real-estate action, when appropriate, in the 

service of its mission. 

The TAP is enthusiastic to witness svDPLA’s ongoing efforts 

to make full use of its properties so that it can continue to 

enhance its services as a leading charitable organization in 

the Los Angeles area.

As SVDPLA monitors 
the sub-markets and 
development activity 
closely, it can begin 
preliminary discussions 
with potential development 
partners.
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infill, small lot and affordable housing. Previously he was 
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vince has been active on statewide legislation; having served 

on the housing Element Reform Working Group formed by 

the state Assembly and senate and testified before the state 
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vince has a Bachelor’s Degree in Transportation and Urban 

Geography from san Diego state University and is a member 

of the American Institute of Certified Planners.
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The TAP process is 
usually a day-long event, 
but given SVDPLA’s desire 
for a thorough study of 
the opportunities and 
challenges of development 
at two distinct locations, 
this TAP lasted for a day 
and a half.
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throughout the United states and Canada. With 25 years 

of experience as a planner, urban designer and architect 

he specializes in large downtown redevelopment planning, 
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& entertainment district planning. he has designed and 

entitled over 300 masterplans and has won numerous design 

and research awards. he has authored and contributed 

to several books on planning and urban design, including 

UrbanRx. he was elevated to the American Institute of 

Architects College of Fellows in 2011.  he teaches at the 

University of southern California. 

WILL CIPEs
vice President, Kanon ventures

Will Cipes is vice President of Kanon ventures, a private 

equity firm focused on value-add opportunistic real estate 

investment. In this capacity, Will is responsible for overall 

asset performance for Kanon’s 2.5 million square foot real 

estate portfolio, including spearheading repositioning and 

ground up development efforts. Will is currently leading the 

development of a 1.6 million square foot mixed-use project 

on the parking lots surrounding Kanon’s Reef building in Los 

Angeles. Prior to joining Kanon, Will held key positions at 

Thomas safran & Associates, the Los Angeles Community 

Redevelopment Agency, and CIM Group. Will received a 

Master of Real Estate Development from the University of 

southern California, and a B.A. in Political studies from Pitzer 

College.



30 Saint Vincent de Paul Technical Assistance Panel

BEn FELDMAnn AsLA, LEED AP
Principal, Mia Lehrer + Associates 

Ben Feldmann is both a landscape architect and urban 

designer who emphasizes the integration of sustainable 

methodologies, contextual adaptation and systems thinking. 

he brings over 15 years of experience working on projects 

throughout California and the U.s. as well as abroad including 

Asia, Central America and Europe. Furthering the aim for 

resilient communities and urban regeneration, Ben seeks out 

solutions that greatly enhance living environments, evoking 

ecological synergies between built, social and natural realms. 

his design approach looks to provide innovative solutions that 

build upon the unique qualities to the site’s context, climate 

and character.

over the past several years, Ben has focused his career 

around the revitalization of the Los Angeles River. his work 

includes large scale urban design and planning efforts 

such as the Piggyback yard Conceptual Master Plan and 

Feasibility study (Mission Railyard), Los Angeles Union 

station Master Plan, nELA Riverfront District Placemaking 

Plan, implementation projects such as the La Kretz Crossing/

Atwater Multimodal Bridge and design visions for the Us Army 

Corps River Ecosystem Restoration Report. Beyond the River, 

he is involved in several key projects within the context of Los 

Angeles including the cultural, sports, civic, entertainment, 

transportation and educational facilities in the area. 

BEn MAsLAn
vice President, RCLCo

Ben Maslan is a vice President based in RCLCo’s Los 

Angeles, California office.

Ben serves across RCLCo’s practice groups with a focus 

on strategic planning and litigation support services and 

investment analysis on behalf of the firm’s institutional 

accounts. In these engagements he brings to bear his 

experience in various aspects within commercial and 

residential real estate, including risk management, due 

diligence, and underwriting processes. he has experience 

examining national, regional, and local market trends for 

all types of real estate, including commercial, residential, 

construction, and land. he has analyzed issues related to 

overall real estate industry and regulatory trends, as well as 

location-specific concerns.

Prior to joining RCLCo, Ben spent six years at Cornerstone 

Research, where he managed a variety of economic and  

financial consulting projects. Ben previously worked at 

Transom Consulting Group in Los Angeles, a start-up strategy 

consulting firm, where he provided strategic solutions to  

financial services firms. Earlier in his career, Ben worked as 

a summer Associate for Bank of America securities and as a 

senior Analyst at Mercer.

Ben holds an MBA from the UCLA Anderson school 

of Management and a Bachelor of Arts in Business 

Administration from the University of Washington. he is a 

Chartered Financial Analyst (CFA) charterholder.
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ToM nEARy
Producer, Aon Risk solutions

Tom earned his degree in Urban studies from the University 

of nebraska, focusing on in-fill housing design standards and 

the adaptive reuse of older urban industrial and commercial 

structures for residential and mixed-use development

Following a tour with the U.s. Peace Corps in Latin America, 

Tom has spent the majority of his career working in real 

estate planning, design and construction in both the public 

and private sectors.  he has been primarily involved in 

institutional and residential sectors, representing general 

contractors, architects / engineers, investors and risk 

management.

Tom’s current and recent service to business and community 

organizations includes: 

• Advisory Board of the Urban Land Institute’s Los 

Angeles District Council

• Founding Board Member and Treasurer of the Us 

Green Building Council – Los Angeles Chapter

• Past Chair, santa Monica Chamber of Commerce 

Board of Directors

• Trustee Emeritus and Board Chair - California 

Preservation Foundation

• Past President of the society for Marketing 

Professional services (sMPs) Los Angeles Chapter

• Advisory Board of Little sisters of the Poor - san 

Pedro, CA

• LAMP Community Los Angeles – Board of Directors

• Past President of habitat for humanity san Fernando 

/ santa Clarita valleys

• Past President – University of nebraska Rugby Club

D. RoCKy RoCKEFELLER
CEo & President, Rockefeller Partners Architects, Inc.

Darrell s. “Rocky” Rockefeller, AIA, received his Bachelor 

of science in Architecture from California Polytechnic state 

University at san Luis obispo in 1978 and his Associate in 

science in Construction Technology from Long Beach City 

College in 1974.

Rocky apprenticed under the guidance of Case study 

Architect Edward Killingsworth, FAIA. since 1984 he has been 

a Registered Architect in California and is the senior Principal 

of the award-winning firm of Rockefeller Partners Architects 

that he established in 2002. he is an active member of the 

Urban Land Institute and the American Institute of Architects, 

currently serving as a Director of the AIA | LA. he is also a 

Partner in Metro Partners 5 Development Group, LLC, formed 

specifically to redevelop and give new life to underutilized 

historic buildings in Los Angeles historic core.

he has 35 years of experience as principal in his own firm 

and is adept in design and construction of commercial 

mixed-use and adaptive reuse developments, corporate 

interiors, private residential estates, financial institutions, 

multifamily housing, boutique hospitality, critical service 

facilities, and, strategic and long-range master planning, 

all with a commitment to developments that balance the 

simplicity of modernism with provocative natural, renewable, 

and sustainable materials while combining a multitude of 

contemporary technologies. he has been recognized by many 

for his award winning work and has been featured in many 

national, international and local publications.
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John yonAI
Principal, Tierra West Advisors

John yonai of Tierra West Advisors, Inc. has thirty (30) years 

of experience in the real estate industry.  Mr. yonai’s has 

provided real  estate and redevelopment related services to 

corporations, developers, trusts, high net worth individuals, 

local governmental agencies, cities, redevelopment agencies, 

school districts, water districts, county agencies and state 

agencies.  

Mr. yonai’s expertise is in the area of public and private 

sector real estate projects.  his involvement in over $8 

Billion in projects has included a wide range of product 

types including housing, industrial, commercial, retail, 

entertainment, automotive, and other specialty products.  

Tierra West Advisors services include project site strategies, 

market analysis, economic feasibility, public outreach, 

planning services, transactional structuring, development 

agreement negotiations, financing, gap financing, marketing, 

implementation services, economic development strategies, 

brokerage services and redevelopment services.    

Mr. yonai is a member of the Urban Land Institute (ULI), 

International Council of shopping Center owners (ICsC), 

California League of Cities, Former California Redevelopment 

Association (CRA), California Association of Realtors (CAR), 

California Restaurant Association (CRA), California licensed 

Real Estate Broker, national Association of Realtors (nAR).  
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Panelists  from left to right:  
Ben Maslan,  Vince Bertoni,  
Molly Strauss,  
Jonathan Nettler,  
Will Cipes, Con Howe,   
D. Rocky Rockefeller,  
Nate Cherry, Tom Neary, 
John Yonai,   
Benjamin Feldmann



at the urban land institute, our mission is to 
provide leadership in the responsible use of 
land and in creating and sustaining thriving 
communities worldwide.

ULI Los Angeles, a district council of the Urban Land Institute, carries forth that 
mission as the preeminent real estate forum in southern California, facilitating the 
open exchange of ideas, information and experiences among local, national and 
international industry leaders and policy makers. 

Established in 1936, ULI is a nonprofit education and research institute with over 
40,000 members across the globe –1,600 here in the Greater Los Angeles area. 
As a nonpartisan organization, the Institute has long been recognized as one of 
America’s most respected and widely quoted sources of objective information on 
urban planning, growth, and development. 

The membership of ULI Los Angeles represents the entire spectrum of land use and 
real estate development disciplines. They include developers, builders, investors, 
architects, public officials, planners, real estate brokers, appraisers, attorneys, 
engineers, lenders, academics and students. Members of the Urban Land Institute in 
the counties of Los Angeles, ventura, Kern, san Luis obispo, and santa Barbara are 
automatically members of ULI Los Angeles.

700 South Flower Street Suite 1406
Los Angeles, California 90017

(213) 221-7827
la.uli.org

v1.5-20151218
A Document of ULI Los Angeles

©Copyright 2015


