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Executive Summary 
The proposed development area is 

approximately 56 acres of land that 

currently houses a mix of uses including 

commercial and industrial uses as well as an 

educational facility.  This study looked to 

create a concept plan to provide for the 

creation of a vibrant, “people-oriented 

place” which combines a wide range of 

shops, restaurants, logistics, and 

entertainment uses along with a residential 

village that features a variety of home types 

for seniors and families alike.  

Zone Analysis 
It is proposed that the Highest & Best Use for the proposed development site is as a mixed-use, master 

planned development community that will benefit greatly from the coming Metro Station to be located 

at the corner of Rosecrans and Paramount.  Additionally, the development will result in substantial benefit 

to those working and living in the City of Paramount as well as those traveling along the Metro into the 

Los Angeles metroplex, including: 

• Having a destination oriented, “people place” in a unique and pleasant village setting with quality 

restaurants, shops, offices, and entertainment uses; 

• Providing for up to 50 medium density residential units and close to 300 high density (senior and 

market rate) multi-family residences that provide for traditional living environments. 

• Balancing jobs and housing by providing for a mix of residential, commercial and office uses within 

the overall development area.  

• Creating new employment opportunities through the development of small and medium box 

commercial facilities, flex office/industrial buildings as well as the restaurants and miscellaneous 

retail that will be included in the development area. 

Market Analysis 
The study recognizes that the proposed development will play a vital role in the growth and 

redevelopment of the city of Paramount and will enhance and create a positive image of quality 

development throughout the trade area by: 

• Improving significant public facility and infrastructure improvement, including streets, storm 

drains, sewers, curb, gutter and sidewalks and other utilities that benefit the development site 

and the adjacent area. 

• Encouraging new sources of sales tax revenue created by major retail uses, by a variety of shops, 

restaurants, and entertainment facility.  

• A mixed-use development in combination with quality site amenities and features that creates a 

unique village environment for those that live, work, and shop as well as travel along the Metro 

within and throughout the trade area.  

• Connecting the trade are to jobs that are generated from the urban sprawl of Los Angeles which 

will increase daytime population, raise wages, and increase retail attraction opportunities.     
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Overview 
To arrive at an optimum master plan that will be both market relevant and able to be implemented, the 

plan must account for past development activity as well as current market factors and conditions that 

shape land use.  Because land use is a people-oriented process, personal opinions and desires, attitudes, 

legal and political considerations all have land use impacts.  To adequately consider the preparation of a 

highest and best use plan, these factors must be considered.   

This analysis will look at the following:  

• Site Analysis 

• Zoning Considerations 

• Market Analysis 

• Market Feasibility 
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Site Analysis 
The project area is located on approximately 56 acres of land (68 acres if the existing strip retail center at 

the southwest corner of Rosecrans and Paramount is included) on the southeast corner of Rosecrans 

Avenue and the Union Pacific railroad easement.  It is bordered to the north by Rosecrans Avenue, south 

to Somerset Boulevard, west to the Union Pacific railroad tracks and east to Paramount Boulevard.  One 

of the biggest competitive advantages this site offers is that it is approximately one mile south of the 105 

freeway, less than two miles to the 710 freeway and just south of a proposed Los Angeles County 

Metropolitan Transit Authority (Metro) expansion station (to be called the Paramount-Rosecrans Station); 

currently there are three LA Metro stations with fairly close proximity to the site including; Compton 

Station which is 4 miles west, Long Beach Station 3.5 miles northwest and Artesia Station which is 5.5 

miles southwest.  Additionally, it is strategically located just north of the 91 freeway and west of the 605 

freeway, providing excellent access from all directions.    

 

 

  

Project Area outlined in red  
7-minute drivetime in blue 
3-minute drivetime in red 
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Paramount-Rosemead Station 
In collaboration with ECO-Rapid Transit and the 14 communities along the West Santa Ana Branch (WSAB) 

Transit Corridor, the Los Angeles County Metropolitan Transit Authority (Metro) has prepared a transit-

oriented development (TOD) strategic implementation plan for the expansion of the corridor which will 

have a direct impact on the adjacent development areas.  The WSAB transit corridor is a proposed 20-

mile light rail line that will connect southeast corridor cities to Union Station in downtown Los Angeles.  

By 2040, the corridor will be home to 1.5 million residents and 670,000 jobs.  The WSAB corridor is funded 

by the Federal Transit Administration’s Pilot Program for TOD Planning and anticipated to break ground 

by 2022. 

Stations are proposed at I-105 between Garfield Avenue and Paramount Boulevard and near the 

intersection of Rosecrans Avenue and Paramount Boulevard.  The Station Area Plan (SAP) will guide how 

areas within ½ mile of the stations can develop over time, complementing the future WSAB Transit 

Corridor and existing community character.  The SAP will preserve the existing urban fabric while 

promoting new economic growth by identifying pedestrian and bicycle improvements and community 

development opportunities for residents and businesses. 

The Vision Plan is a nine-month long process which is currently underway and will provide the community 

with multiple opportunities for community input to shape the Vision of the plan, which is estimated to be 

completed by the end of 2018.  The final strategic implementation plan once complete, will serve as a 

planning toolkit with implementation strategies for the community included in the expansion of the 

WSAB.  The project development process timeline is as follows:  

Project Goals 

• The goals of the plan are to prepare a land use and economic development strategy that builds 

on the shared vision of the corridor by: 

o Supporting community-led TOD planning efforts 

o Providing resources and support to cities for TOD implementation 

o Facilitating a shared vision for the corridor that recognizes the character of distinct 

communities 

o Building on the community assets in the corridor 

o Maximizing the potential benefits from the investment in transit infrastructure 

o Developing implementation strategies that reflect the unique strengths and needs of each 

community 

o Ensuring transportation investment produce equitable outcomes that serve and benefit 

local, disadvantaged, and underrepresented communities  

Analysis of Existing 
Conditions

•Fall 2017

Land Use & Economic 
Development 

Concepts

•Spring 2018

Develop Station Area 
Strategy

•Summer 2018

Release of Draft and 
Final Strategic 

Implementation Plan

•Winter 2018
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Zoning Analysis 
The city of Paramount incorporated in 1957, and 

inherited land uses that were initially designated 

in the County of Los Angeles.  Some changes have 

been made overtime, but the basic land use plan 

resulted in the zoning that currently exist today.  

The entire land use percentages for the City of 

Paramount are as follows: 

The City of Paramount General Plan was updated 

in 2007.  While a specific vision for the City of 

Paramount is not stated in the General Plan, the 

guiding principle for the General Plan is to build 

upon prior revitalization efforts of the past several 

decades to address new opportunities. It 

recognizes the City of Paramount as a key 

employment and commercial center in the 

southeast Los Angeles region as well as a desirable 

place for families.  Providing a balance of housing and jobs is important to a community. 

The project site is currently zoned M-1 Light Manufacturing.  Typical uses in the zone incorporate some 

sort of minor fabrication, warehousing, or wholesale sales.  To the west of the Union Pacific railroad 

easement, the designated zoning is M-2 Heavy Manufacturing, and accommodates those uses that are 

fabricators, refineries or warehousing and wholesale.  To the east of the site, the land use designation is 

R-M Multi-Family Residential and includes condominiums, apartments, duplexes, triplexes, etc.  Lastly, 

there are two areas north and south of the project areas that are designated at PD-PS Planned 

Development with Performance Standard; this special use can result in a mix of residential, commercial, 

and industrial uses that address site specific issues. 

In addition to policies governing interaction among land uses, there are specific policies provided for 

individual land uses: residential development, commercial development, industrial development, and 

open space, which include requirements related to their urban design. For residential uses, the City seeks 

to preserve its existing residential neighborhoods by improving the unity and identity of each 

neighborhood as well as examine potential opportunities for new residential. For commercial uses, the 

City prioritizes new auto-oriented commercial types (e.g. strip retail, regional shopping centers) near 

freeway corridors while preserving existing commercial along primary corridors. Industrial land uses are 

an important land use within the City and will be promoted through new, attractive business parks. Finally, 

the City will develop new open space along utility corridors and the Los Angeles River.  

Land Use Type Allocation Percentage 

Residential 53% 

Commercial 5% 

Industrial 27% 

Public/Quasi Public 15% 
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Clearwater East Specific Plan 
The study site is included in an established specific plan – the Clearwater East Specific Plan. Adopted in 

August 1987, The Clearwater East Specific Plan covers an area of approximately 68 acres bounded by the 

Union Pacific rail corridor to the west, Rosecrans Avenue to the north, Paramount Boulevard to the east, 

and Somerset Boulevard. The area includes the existing Paramount swap meet as well as other retail, 

industrial, and institutional uses. Due to proximity to multiple arterial corridors, the Clearwater East 

Specific Plan is proposed as a multi-purpose redevelopment district supporting multiple land uses. Specific 

land use recommendations for the Specific Plan area include: light industrial, office/business park, 

commercial, and public/quasi-public uses.   

Proximity to the proposed Rosecrans-Paramount station will attract attention for a mixed-use district with 

multiple land uses, including high and medium density residential and diminish auto-oriented land uses 

in favor of pedestrian-friendly development, as well as access to metro station. 
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Market Analysis 
Within the 7-mile drivetime trade area of this site, there are three regional destinations centers including 

the Paramount Swap Meet located within the proposed development site, which was a former drive-in 

movie theater.  The Paramount Swap Meet is the largest daily swap meet in California, occupying 

approximately 46 acres with over 800 vendor spaces and more than 2.5 million annual visitors.  Other 

regional destination centers within the 7-mile trade area include, Downtown Downey and the Kaiser 

Permanente – Downey Medical Center, which are both approximately three miles to the northeast. 

Local destinations primarily consist of retail shopping centers within 3.5 miles of the proposed 

development site that serve residents in both the 3-mile and 7-mile trade areas.  The Edwards South Gate 

Center and the Lakewood Center are both auto-oriented retail centers.  The Edwards Center is an outdoor 

lifestyle center anchored by a movie theater and Sam’s Club with other supporting retail.  The Lakewood 

Center is a traditional indoor mall with typical anchor and supporting retail tenants.  Rosecrans Avenue, 

Alondra Boulevard, and Paramount Avenue are retail corridors that provide traditional neighborhood 

shopping centers and support services.  National and regional uses nearby include, Lazyboy Furniture, 

Ross, Northgate Market, Starbucks, WSS, Carl’s Jr., Waba Grill, and the Habit Burger Grill.  Paramount 

Boulevard also includes non-retail uses such as Paramount City Hall, Suburban Medical Center and 

Paramount High School that will provide a flow of users to new retail developed in and around the 

immediate area at varying times other than the typical 8 am to 5 pm usage.  

Rail and Truck Routes 
In the City of Paramount, truck routes are located along all the primary arterials: Garfield Avenue, 

Paramount Boulevard, and Rosecrans Avenue, as well as the secondary arterial Somerset Boulevard. 

However, Paramount Boulevard is only designated as a truck route north of Rosecrans Avenue.  Union 

Pacific Rail Road has a north-south freight corridor that runs along the dedicated right-of-way that is to 

the west of the proposed development site.  The West Santa Ana Branch Rail Road as previously 

mentioned (Paramount-Rosemead Station) runs from the southeast to the northwest and crosses the 

intersection at Paramount Blvd. and Rosecrans Ave. 

Auto-Oriented/Strip Retail 
Auto-oriented retail within a 1/2 mile of the 

development area has features such as surface 

parking lots in front of buildings adjacent to 

streets, are single story and single use, and do 

not promote a pedestrian-friendly environment. 

Retail is likely mid-90’s construction (1990s and 

more recent) and often includes Spanish 

architecture inspired features such as tile roof, 

arched walkways, and stucco.  The auto-oriented 

retail areas are located along most of the 

commercial corridors including: Paramount 

Boulevard, and Rosecrans Avenue west of 

Paramount Boulevard. 
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Industrial Parks 
Industrial parks west of the proposed development site, are comprised of multiple light industrial and 

warehouse buildings types that include auto and tire shops, warehouse, and distribution facilities. This 

area is also characterized by large surface parking lots and superblocks. The industrial park character area 

is located west of Paramount Boulevard, except directly along the south side of Rosecrans Avenue. 

Residential 
Single-family residential areas near the proposed development site are primarily single-story ranch homes 

typical of the tract housing developed after WWII in Southern California.  The majority of single-family 

residential units are found north of Rosecrans with a small pocket of single-family units in the southeast 

quadrant of the City.   

The multi-family residential buildings are residential only buildings, rather than mixed-use buildings with 

ground floor retail and apartments above.  Multi-family residential buildings provide a mix of building 

types including: traditional multi-family apartment buildings from two to four stories, courtyard 

apartments, bungalow courtyard, and other structures that look like single-family homes.  The majority 

of multi-family units are found north of Rosecrans with a smattering of multi-family units in the southeast 

quadrant of the City 
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Highest & Best Use 
This development site will play a vital role in the growth and redevelopment of this area of the city.  In 

conjunction with the expansion of the WASB and the proposed Rosecrans/Paramount Metro Station, the 

development looks to enhance a positive image of quality development and an increase in daytime 

population through residential and employment generation development.  The intent of the suggested 

uses is to not only provide new residential options for those traveling to Los Angeles along the Metro light 

rail line, but to also increase city revenues through property tax and sales tax revenues that will be realized 

with new development.  The proposed uses are outlined below: 

Medium Density Residential – 5-acres of 

attached townhome product.  Using a density of 

10 DUA.  Total of 50 single-family residential 

units. 

High Density Residential Area 1 – 4-acres in the 

northeast corner of the project area.  20 DUA 

total 80 units of 1 and 2-bedroom apartments.  

Possible location for affordable senior housing 

product.  City could partner with a developer to 

assist with providing affordability through tax 

credits and HUD programs.  Additionally, the 

project should include a like a senior 

community center or recreational room with 

activities geared toward seniors. 

High Density Residential Area 2 – 7-acres in the 

center or the project area.  25 DUA totaling 210 

units or 1, 2, and 3-bedroom apartments.  

Market rate rental with the possibility of adding 

a percentage of affordability.  Work with a 

multi-family developer that can assist in 

providing a percentage of affordability. 

General Commercial – 20-acres to service the 

new residential community and possibly 

incorporate the existing entertainment use and 

provide space to relocate the Paramount Adult School located on the southwest corner of All American 

City Way and Paramount Blvd.  Please note that if the property containing the existing strip center is not 

included the size of commercial retail is reduced to 12-acres.  

Light Industrial – 10-acres to include small to medium-sized industrial buildings (total building square foot 

no more than 170,000).  Site could attract small e-commerce users and/or incubator warehouse space for 

the attraction of small business development entrepreneurs. This zoning is important to provide a buffer 

and transition to more industrial uses adjacent.  

Open Space – 6-acres of green space near the MFR and SFR units acting as a transition between the 

commercial and light industrial uses, as well as the Union Pacific ROW.  

Note: The land use concept is illustrative to show possible land use, not meant to 

show design layout 
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Revenue Analysis 
The proposed development at Rosecrans and Paramount has the potential of generating new sales tax 

revenue to the city as well as new revenue from property tax through an increase in the assessed valuation 

of new development for both residential and commercial.  Below are two economic analysis of both sales 

and property tax revenue at buildout.   

Scenario 1 

The first scenario shows an option to include 20 acres of commercial retail uses (which would include the 

property that contains the existing strip center on the southwest corner of Rosecrans and Paramount).  

68 Acre Project with 20 Acres of Commercial Retail 

Commercial Land Use Sales Tax Revenue Assumptions  

Use Type SQFT Sales/SQFT Annual Sales/SQFT Annual Sales Tax Revenue 

Restaurant Use (2) 11,000 $350 $3,850,000 $38,500 

QSR (3) 10,500 $500 $5,250,000 $52,000 

Health/Beauty Retail 10,000 $250 $2,500,000 $25,000 

Grocery 20,000 $125 $2,500,000 $25,000 

Apparel 20,000 $250 $5,000,000 $50,000 

Entertainment 50,000 $50 $2,500,000 $25,000 

General Merchandise  10,000 $150 $1,500,000 $15,000 

Big Box Retailer (40K SQFT per site) 80,000 $125 $10,000,000 $100,000 

Medical Office 40,000    

Misc. Office Use 15,000    

     

Total 266,500  $33,100,000 $331,000 

 
Property Tax Revenue from Light Industrial and Commercial Land Use – City Share of the 1% 

Use Type SQFT Cost/SQFT Total Valuation Annual Property Tax Revenue 

Commercial Center 266,500 $150 $39,975,000 $26,849 

eCommerce/Light Manufacturing 170,000 $75 $12,750,000 $8,563 

 
Property Tax Revenue from Residential – City Share of the 1% 

Use Type Total Units Value/Unit Total Valuation Annual Property Tax Revenue 

Medium Density Residential 50 $350,000 $17,500,000 $11,754 

High Density (senior)  80 $265,000 $21,200,000 $14,239 

High Density Market Rate 210 $200,000 $42,000,000 $28,209 

 
Total potential annual revenue generated from both sales tax and property tax revenue using the 

conceptual buildout assumption for the 68 acres is $420,613. 
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Scenario 2 

The second scenario shows an option to include approximately 12 acres of commercial retail uses (does 

not include the property with the existing strip center on the southwest corner of Rosecrans and 

Paramount).  

56 Acre Project with 12 Acres of Commercial Retail 

Commercial Land Use Sales Tax Revenue Assumptions  

Use Type SQFT Sales/SQFT Annual Sales/SQFT Annual Sales Tax Revenue 

Restaurant Use (1) 5,000 $350 $1,750,000 $17,500 

QSR (2) 7,000 $500 $3, 500,000 $35,000 

Health/Beauty Retail 10,000 $250 $2,500,000 $25,000 

Grocery 20,000 $125 $2,500,000 $25,000 

Entertainment 50,000 $50 $2,500,000 $25,000 

General Merchandise  10,000 $150 $1,500,000 $15,000 

Big Box Retailer 40,000 $125 $5,000,000 $50,000 

Medical Office 20,000    

     

Total 162,000  $19,250,000 $192,500 

 
Property Tax Revenue from Light Industrial and Commercial Land Use – City Share of the 1% 

Use Type SQFT Cost/SQFT Total Valuation Annual Property Tax Revenue 

Commercial Center 162,000 $150 $24,300,000 $16,321 

eCommerce/Light Manufacturing 170,000 $75 $12,750,000 $8,563 

 
Property Tax Revenue from Residential – City Share of the 1% 

Use Type Total Units Value/Unit Total Valuation Annual Property Tax Revenue 

Medium Density Residential 50 $350,000 $17,500,000 $11,754 

High Density (senior)  80 $265,000 $21,200,000 $14,239 

High Density Market Rate 210 $200,000 $42,000,000 $28,209 

 
Total potential annual revenue generated from both sales tax and property tax revenue using the 

conceptual buildout assumption for the 56 acres is $271,585. 

Implementation  
The development site area should be repositioned through redevelopment to maximize its ability to 

realize the proposed revenue projections.  The future success of the development will be directly related 

to being able to successfully obtain “buy-in” from the various property owners included in the 

development site area.  In addition to securing owner participation, the city should partner with a quality 

master developer that will oversee the development and phasing of the entire project.   

Mixed-use developments that include residential and retail uses, has generally has been accepted if 

automobiles are accommodated and convenience retail is near.  However, developers avoid what they 

see as the risk of trying new types of projects, so being open to offering economic development incentive 

tools, like subsidies for affordable housing or zoning granting density bonusses to developers who provide 

certain amenities may help in attracting a quality master developer.   

In addition to the possible revenues to the city from sales tax and property tax revenue, the existing 

property owners shall have the opportunity of producing revenue through the sale of the property and/or 
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pursing a joint venture relationship with a master developer. A possible venture development project 

could significantly enhance revenue 

possibilities for property owners.     

Issues & Opportunities 
The project area is comprised of the industrial, 

retail and parking lot areas bounded by 

Rosecrans to the north, Paramount Boulevard 

to the east and the Union Pacific Railroad right-

of-way to the west. 

 Issues  
Brownyard Properties – Site 

potentially will be classified as a 

“brownfield” location where 

development may be complicated by 

real or perceived environmental 

contamination. 

Paramount Adult School – Will school 

district agree to relocation either 

within the development or at another 

location within the city.  School district 

needs to be brought on board early in the process. 

Rosecrans Ave Retail – creating shared access with existing retail on the SWC of Rosecrans and 

Paramount and the proposed development.  The existing shopping center is more than ninety 

percent leased; but having access and incorporating the site may make for a more cohesive 

development.  

 Opportunities 
Proposed Expansion Metro Station – expansion of the Light Rail line at the proposed Rosecrans-

Paramount Station will generate increased traffic to the intersection which will assist in driving 

consumer demand and attraction to the proposed development site.  

Swap Meet site, Paramount Adult School, Theater – reposition site to allow for integration of 

retail on the SWC of Paramount and Rosecrans to a larger mixed-use site.  

Residential – opportunity to increase residential offerings in the city and specifically near the 

proposed TOD site.  Specifically, a place to provide needed affordable housing options within the 

city, as identified in the Housing Element Update 5th Cycle, 2014-2021 which was adopted 

February 4, 2014. 

Rosecrans Ave Retail -  once TOD develops and potential residential has been approved work with 

the existing shopping center (SWC of Paramount and Rosecrans) owner to redevelop the site with 

a transformed high quality integrated retail development. 

Public Parking – provide access for shared parking for those using Rosecrans-Paramount Station.  
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Market Acceptance 
Since the economic downturn of 2008, California’s cities have endured several years of slow job growth 

and tight fiscal constraints that have squeezed local agencies’ ability to provide essential public services. 

As a result, businesses and civic leaders alike are searching for ways to achieve lasting prosperity for their 

communities.  Many city officials have found that sustainable communities are often better able to 

succeed, thrive and become more prosperous. Sustainability is not just about the environment. 

Nowhere is the challenge of pursuing prosperity more evident than in the state’s most disadvantaged 

communities.  While some cities in California have rebounded from the Great Recession, others continue 

to experience unacceptable levels of unemployment, under-employment, and income disparity.  Many of 

these communities also suffer greater exposure to health and environmental hazards that pose risks to 

their residents.  Investing in, affordable housing, clean energy, better transit, water conservation, 

recycling, and reuse, and “green tech” manufacturing creates local jobs and improves air and water 

quality, which provides significant health benefits for residents. 

One area making a concerted effort to pursue prosperity through sustainability is the Gateway Cities 

region of Southern Los Angeles County.  Home to over 2 million residents, the region includes 27 cities 

(which includes Paramount) and a dozen unincorporated communities.  It covers more than 200 square 

miles, stretching from Long Beach to the borders of downtown Los Angeles.  This area was formerly the 

heart of Southern California’s defense and aerospace industries; today the Gateway Cities are working 

hard to adapt to changing economic trends and emerging business opportunities. 

Case Study – South Gate Model 
 The City of South Gate, once a 

thriving manufacturing center, was 

hit hard by the decline of industrial 

employment in Southern California.  

The new Azalea Shopping Center 

offers perhaps the most prominent 

example of South Gate’s pursuit of 

sustainable economic development.  

The center transformed 30 acres of 

vacant industrial land into a retail 

amenity that incorporates a host of 

environmentally friendly features, 

including the use of recycled water, electric vehicle charging stations, energy-efficient lighting and a “living 

wall” of plants.  The city and the developer worked with the Hub Cities Consortium, a regional workforce 

development nonprofit organization, to establish the Azalea Local Hire Program.  South Gate reported 

that in 2014, 40 percent of the jobs in the center were held by South Gate residents, and the city expects 

the center to eventually employ 800 people as additional businesses open.  The proposed development 

site in Paramount, could be transformed into a similar development like the Azalea shopping center, with 

a slightly smaller scale of retail and the addition of residential uses.    
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Case Study – Downey Model 
Downey transformed the former 

NASA Industrial Plant site, the main 

production facility for the Apollo, 

Skylab, and Space Shuttle programs, 

into a mixed-use development. The 

most recent addition to the 

development is the Promenade at 

Downey, a pedestrian-oriented retail, 

entertainment, and business center 

that has revitalized the intersection 

of Imperial Highway and Lakewood 

Boulevard. 

The redevelopment of the NASA site offers a prime example of sustainable economic development.  The 

city prepared a Specific Plan to govern its development and coordinated efforts to clean up contaminated 

groundwater and soil. The redeveloped site includes a new hospital and medical offices with 

environmentally friendly features and a sports complex that provides the first new public park space in 

Downey in 30 years and promotes healthier lifestyles.  Concentrating retail and restaurant businesses at 

the complex, with access to the nearby Metro Green Line and other transit services, reduces the need for 

residents to travel long distances to work, shop and socialize. 
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Conclusion 
As its been acknowledged in the City of Paramount 2017-21 Consolidated Plan, the cost of housing and 

overcrowding are two of the most common residential problems in the City.  Additionally, the City 

recognizes that additional housing opportunities for both low and moderate-income households in 

necessary not only in the City but within Los Angeles County in general as the U.S. Department of Housing 

and Urban Development (HUD) has deemed the area as a “high-cost area”.  Based on analysis, there is a 

high need for affordable housing for those that would be included in the Low-Income limits making 80 

percent of the area median income.   

Additionally, of the existing housing units (representing all residential types) only two percent of those 

units were built later than the year 2000.  Eighty-seven percent of the existing housing units were built 

between 1950 and 1999 leaving the remaining eleven percent built pre-1950.  An opportunity exists to 

provide new housing options for both market rate for sale product as well as affordable multifamily 

residential to serve both families and the areas senior populations. 

Several broad demographic trends prevalent in California are expected to continue to favorably influence 

market demand for TOD and with the proposed Metro station at Rosecrans-Paramount this development 

site can look to capitalize on the synergy that will be created from the increase in activity. The prevalent 

trends of TOD include ongoing population and household growth, as well as a shortfall of new housing 

units.  There is also a significant need for housing that is affordable to low and moderate-income 

households in California.  Recent employment trends include increased numbers and concentrations of 

jobs, particularly in the state’s major metropolitan areas.  These trends, along with a growing desire for 

urban housing that offers reduced commute times and urban amenities, point to ongoing market demand 

for TOD projects, especially in California’s congested metropolitan areas.  Some of the benefits of the 

proposed TOD site include: 

• TOD can provide mobility choices. By creating “activity nodes” linked by transit, TOD provides 

important mobility options, very much needed in the state’s most congested metropolitan areas. 

This allows young people, the elderly, people who prefer not to drive, and those who don’t own 

cars the ability to get around. 

• TOD can increase households’ disposable income. Housing and transportation are the first and 

second largest household expenses, respectively. TOD can free up households’ income by 

reducing the amount of driving required for daily trips, which can save households up to $3-4,000 

per year (that can be spent for housing and other uses). 

• TOD can play a role in economic development. TOD is increasingly used as a tool to revitalize aging 

downtowns and declining urban neighborhoods, and to enhance tax revenues for local 

jurisdictions. 

• TOD can decrease local infrastructure costs. Depending on local circumstances, compact 

development such as TOD, can help reduce infrastructure costs for expanding water, sewage, and 

roads to local governments and property owners by up to 25 percent through more compact and 

infill development patterns. 

The economic development that will be leveraged by this project will encourage additional development 

within immediate trade area as well an increase in pedestrian foot traffic to the existing retail center on 

the SWC of Paramount and Rosecrans.  
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