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EXECUTIVE SUMMARY

We, a group of graduate students in the USC Sol Price School 
of Public Policy, Master of Planning program, have been tasked 
with assisting La Maestra Community Health Centers, a non-
profit which provides comprehensive services to residents in 
City Heights, CA, develop a variety of site plans for a one block 
development bounded by Orange Ave, Polk Ave, and Fairmont 
Ave as part of our PPD 531: Planning Studio. To assist us in this 
process, our client has provided us a list of program elements and 
objectives that have subsequently been incorporated into each 
one of the four recommendations included in this document.  The 
purpose of this introduction is to provide you background informa-
tion on our client, the social and economic context of City Heights, 
the existing land uses of the block we are developing site plans 
for, and the process our group has undergone to develop the site 
plans you will see throughout this report. 
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BACKGROUND

while fewer than six percent of the population arrived less than 
six years ago (U.S. Census Bureau, 2014).

The presence of refugees and non-legal citizens makes the 
community particularly vulnerable to abuse by parties which 
might take advantage of—be it out of malice or negligence— 
an incomplete understanding of one’s own rights, or a reluc-

tance to protect those rights for fear of retribution. Though the 
services currently offered through La Maestra’s Circle of Care 
work to provide vast support for such vulnerable populations, 
the rental housing market is likely one of the biggest areas of 
concern in this regard, increasing the need for quality, afford-
able housing.

2014 Census data reports that approximately 70 percent of 
the total population over age five is able to speak English “very 
well” (U.S. Census Bureau, 2014). As illustrated by the figure 
below, English speaking abilities varied among the different 
languages spoken at home. While home Spanish and African 
Language speakers are more likely to be proficient in English 
than not, Vietnamese and other language speakers are more 
likely to speak limited English and are therefore at-risk of be-
ing isolated from the community and basic needs (U.S. Census 
Bureau, 2014).

Based on the presence of places of worship in the community, 
four religions appear prevalent in City Heights: Buddhism, Mus-
lim, Catholicism, and Christian Baptist. Among the Buddhist in 
particular, there is a high reverence for elders; common among 
all faiths is a form of duty to society and a form of social con-
tract which dictates a reverence for others. 

BACKGROUND

CLIENT

La Maestra is focused on providing a holistic, solutions-based 
approach to programs and services that meet the needs of 
thousands of residents who are at or below the poverty level 
from the communities of City Heights, El Cajon, National City, 
and Lemon Grove (La Maestra Community Health Centers, 
2016). The non-profit organization began in 1986 by offer-
ing residents in City Heights access to legal, educational, and 
vocational services, and in 1990 expanded to provide residents 
with access to medical care, housing, employment and other 
services in line with their Circle of Care model (ibid). The or-
ganization is interested in strategically developing a long-term 
plan to purchase and redevelop property near its current loca-
tion to maximize on its current strengths and fill gaps in their 
current model of care.

SOCIAL & COMMUNITY CONDITIONS 

City Heights is a unique neighborhood which acts as a gate-
way city for many immigrants coming to the United States. 
The current City Heights population is less than 14 percent 
non-Hispanic White, made up largely of Latinos (60.5 percent), 
Asians (14 percent), and Black or African Americans (11 per-
cent) (U.S. Census Bureau, 2014). The majority of the Latino 
population—92 percent—are of Mexican origin. Among the 
Asian population, 52 percent are Vietnamese. The remaining 
48 percent are primarily Cambodian (11 percent), Chinese (8 
percent), and Filipino (7 percent). Though Census data does 
not identify the specific origin of the Black or African American 
population, nearly one third of the African community may likely 
be accounted for by the 1,733 foreign-born community mem-
bers from Africa, primarily Eastern Africa—Somalia and Eritrea.

La Maestra Community Health Centers Building

More than 40 percent of residents are foreign born compared 
to 26 and 27 percent of San Diegans and Californians re-
spectively, and a mere 13 percent of Americans (U.S. Census 
Bureau, 2014). Many of the foreign born residents, primarily 
the Vietnamese and East African populations, are refugees. 
Naturalization is less common in this community where approx-
imately one third of foreign-born residents has become a natu-
ralized citizen, compared to more than half of the city of San 
Diego’s and 46 percent of the nation’s foreign-born population. 
Among the reported foreign-born population, 66 percent—more 
than 27 percent of the total City Heights community—are not 
legal citizens (U.S. Census Bureau, 2014). This is in spite of 
the fact that greater than one third of the foreign-born popu-
lation has resided in the United States for 26 years or more, 

Source: U.S. Census Bureau, 2014
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BACKGROUND

MARKET CONDITIONS & HOUSING 
IN CITY HEIGHTS

The City Heights economy is composed of two segments. 
Retail and food services comprise the majority of formal busi-
nesses in the area and City Heights has a particular strength in 
Health Care and Social Assistance (ESRI, 2016). In addition, 
the neighborhood has a flourishing informal economy, but has 
little linkage to the formal economy and access to capital, so 
that business owners can grow and expand. LISC estimates 
that El Cajon Blvd in City Heights has a total of $290 million in 
buying power, or $173 million per square mile. LISC has cal-
culated that City Heights Trade Area residents are spending at 
least $14.7 million outside the neighborhood at Building Mate-
rial & Garden Stores (LISC MetroEDGE). Economic development is desperately needed in the commu-

nity, along with ancillary services to support the community in 
the near-term. In 2013, more than 30 percent of the households 
were below the poverty level in City Heights compared to just 
over 11 percent of the city and the nation (U.S. Census Bureau, 
2014). Historically, this rise in poverty has correlated with the 
increasing diversity since the 1980’s when city and national 
poverty levels were approximately the same, but poverty levels 
in City Heights were 33 percent lower (U.S. Census Bureau, 
2014). 

SANDAG forecasts that Council District 9 will add approximate-
ly 47,000 persons in 15,500 households over the next 20 years 
(SANDAG, 2016). This forecasted population growth for City 
Heights is expected to increase at a faster rate than the rest of 
San Diego (SANDAG, 2016). This is in line with forecasts that 
Council District 9 will see an increasing need for multi-family 
housing and over the next 40 years (SANDAG, 2016).

BACKGROUND

City Heights houses an exceptionally high ratio of youth and 
young adults. As shown in the figure above, more than 43 
percent of the community’s population is under the age of 
24, compared to only 35 percent or less for San Diego as a 
whole and state (U.S. Census Bureau, 2014). Accordingly, City 
Heights has far fewer older adults and seniors in the population 
than the city or state. The numbers indicate a relatively high 
need for child care, parks, youth services, and other commu-
nity amenities, like those La Maestra seeks to provide in its 
newly proposed development.

As of 2014, there were approximately 20,680 housing units in 
City Heights, 71% of which are renter occupied units (CoStar, 
2016).  The majority (42.3%) are single detached housing 
units, followed by apartments with 10 or more units (20%), and 
apartments of 4-9 unts (18.4%).  Housing stock is relatively 

older; over 60% of housing was built between 1940 and 1979; 
less than 10% of housing has been built since 2000 (CoStar, 
2016).  Despite the slow build of new units, many renters are 
new tenants; 77.1% of renters have moved into their units from 
2000 or later (CoStar, 2016).

The majority of gross rent ranges between $800-$1,999 per 
month, with large housing stocks available in the $800-$899 
rent range, as well as $1,000-$1,249.00 per month range (Co-
Star, 2016).  Of total housing units, less than 7% are vacant.  
90% of renters pay at least 20% of their monthly income for 
rent; 54.9% of renters use 35% or more of their monthly income 
for rent payments (CoStar, 2016). 

Local retail is mainly oriented towards food, clothing, and au-
tomobiles. Prior to the Recession, retail rents in City Heights 
were fairly high, but have since plateaued at around $17 per 
square foot annually (CoStar, 2016). Retail vacancies in City 
Heights are also incredibly low. City Heights office rents are 
lower than average in San Diego, but follow the general trend. 
Office vacancies in City Heights have been below 1.5% in the 
last two years, and are substantially lower than the San Diego 
average (CoStar, 2016). 

The high proportion of refugees and immigrants, compounded 
by pervasive poverty in the community, makes residents vulner-
able to poor living conditions and few opportunities for social 
and economic advancement. In recognition of this situation, 
several public and private organizations, including La Maestra, 
began providing community and health services in City Heights. 
Partly due to the the success of these efforts, City Heights 
faces potential gentrification and leaders now grapple with how 
to keep both existing and potentially new housing affordable. Source: ACS 2010-2014 5-year estimate

Source: ACS 2010-2014 5-year estimate

Source: SANDAG, Census Data 
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EXISTING CONDITIONS

PHYSICAL LAND USE  

The development site proposed by La Maestra lies in the City 
Heights neighborhood of San Diego, California. The location is 
bounded by Orange Avenue on the north, an unnamed alley on 
the east, Polk Avenue on the south and Fairmount Avenue on 
the west. The long rectangular site is composed of 15 individual 
parcels measuring 580 ft x 128 ft  in total (from lot edge to lot 
edge). The total area of the site is approximately 74,240 SF. 

The majority of the buildings are small, single story houses that 
are either used for housing or converted into office space. Only 
two buildings on site rise above a single story. A small liquor 
store sits at the northern most parcel with a six-car parking lot. 
Other notable buildings include a larger, two story commercial 
space toward the center of the site used as a medical office as 
well as a smaller, blue, two-story home, noted for its historic 
standing and classical architectural style -  colloquially known 
as the ‘blue house.’

Within the site, approximately 29 buildings stand, the majority 
of which have a street frontage onto Fairmount Avenue. They 
comprise the odd numbered addresses spanning from 4195 
Fairmount Ave  - 4105 Fairmount Ave. One building, located at 
4360 Polk Ave, fronts onto Polk Avenue. The buildings on the 
site are a combination of single-family housing, multi-family 
housing, office and commercial space. 

Source: Google Maps

Source: Google Maps

EXISTING CONDITIONS

The current zoning for the site is listed as a Central Urbanized-
Planned District, Commercial Zone (CUPD-CU-2-3). According 
to the San Diego Zoning code, CUPD CU-2-3 is intended to ac-
commodate development with a pedestrian orientation and mix 
of commercial and medium density residential use. The zone is 
also intended to provide a transition area between commercial 
use areas and residential areas. Within the zone, the maxi-
mum residential density is 1000 SF/DU. The minimum lot area 
is 2500 SF. Maximum structure height is 50 ft. Maximum floor/
area ratio is 1.0 Minimum width and street frontage must be 25 
ft. Maximum setbacks for the front must be 10 ft.

Source: City of San Diego (2016), San Diego Municipal Code, 
Chapter 15, Article 5, Division 2

PARKING

The streets surrounded the site (Fairmount Ave, Polk Ave and 
Orange Ave) provide 337 ft of on-street parking. At about 20 ft per 
parked car, there is room for 17 parked cars on the street frontage. 
See the chart below for the minimum parking required by parcel:

The site is also within a Transit Area Overlay Zone. The purpose 
of the Transit Area Overlay Zone is to permit special parking 
regulations for developments within areas that have a high level 
of transit service, such as light rail or BRT stations. Additional 
permits are not required related to the overlay zone. These regu-
lations generally allow for a 20 percent reduction per bedroom in 
required parking spaces for multi-family residential developments 
in a Transit Area. This would mean that a multi-family residential 
building in a transit zone with 50 one-bedroom apartments and 25 
two-bedroom apartments would require 107 parking spaces rather 
than 125 spaces if it was not in a transit zone. 

Source: Google Maps

Source: City of San Diego (2016), San Diego Municipal Code 
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ASSUMPTIONS & PROCESSES

ASSUMPTIONS

In order to proceed with developing site plans for La Meastra, our 
group made several assumptions about how the site could be 
used and altered. We have listed the assumptions below. 

     All of the site is available for use 
     We can change zoning eq
     Streetscape is open to amendeent  
     All of our funding options are potentially attainable 
     There is political support for the project
     Given appropriate outreach, there could be community support 

PROCESS

We began this process as a class by compiling the wishes of La 
Maestra’s Chief Executive, Mrs. Zara Marselian, into a compre-
hensive list.  The class was then divided into specialty teams, 
based on interest and skill-set, to analyze the broad, existing 
socio-economic conditions of housing, parking and transportation, 
social and cultural conditions, and market forces.  These groups 
considered the various existing conditions in terms of their impact 
on City Heights, with the goal of creating a baseline neighborhood 
assessment.  Upon completion of this initial assessment, the class 
held a second debriefing meeting in San Diego to collectively re-
flect on the lessons learned and strategically plan our next steps.  

At this time, new groups were formed which balanced the varied 
strengths of the class.  Creating more well-rounded groups al-
lowed us to craft four comprehensive plans for the site.  These 
plans, which are included within the body of this document, have 
taken into account all of the baseline assessment information and 
used it as a springboard for idea generation.  The ultimate goal 

inherent in the submission of this document from the Spring 2016 
USC Price Urban Development Studio cohort is to present La 
Maestra with four viable development alternatives for the prospec-
tive site in City Heights.  

GROUP 1: 
THE CITY HEIGHTS MOSAIC AT LA MAESTRA

The City Heights Mosaic at La Maestra serves as a catalytic 
project within the City Heights neighborhood. The project seeks 
to capitalize on the diversity of people, ideas, and cultures within 
the local area through the concentration of affordable housing, 
economic development, and community gathering activities within 
the space. A home serves as a person’s launching board into the 
world of education, employment, and culture. The likelihood of a 
person’s flourishing in society and culture ties directly with a stable 
physical space in which he or she can grow and develop.  The vi-
sion for the City Heights Mosaic addresses the significant need for 
quality, affordable housing; support services; community building; 
employment and transit accessibility; and economic development 
within the local community.  The project is both financially viable 
and, with some careful planning and efficient operations, will be 
self-sustaining to serve generations of residents to come. This 
investment in the City Heights Mosaic reflects La Maestra’s com-
mitment to the diverse people, groups, and interests of the neigh-
borhood: a beautiful tapestry of cultures and stories; heartbreak 
and triumphs. 

ASSUMPTIONS & PROCESSES

GROUP 2: 
FULFILING THE CIRCLE OF CARE: CITY HEIGHTS 
HEALTH CAMPUS 

seeks to increase employment opportunities for the residents of 
City Heights through integration with La Maestra’s existing facili-
ties in the area to create a medical and educational district. The 
proposed project establishes a partnership with the San Diego 
Community College District to establish a health and child care 
training facility on site to help achieve the organization’s long-term 
goals of fulfilling its Circle of Care model by providing job train-
ing and placement. In addition, the site hosts a food incubator to 
empower the local culinary entrepreneurs of City Heights and sev-
eral small business development organizations to help residents 
start their own businesses. The City Heights Health Campus also 
provides market rate, affordable, veteran, and transitional hous-
ing, administrative offices, as well as neighborhood serving retail 
spaces.

GROUP 3: 
GREEN HUB

The Green Hub will serve to enhance the environmental, social, 
and economic structures in City Heights by combining program-
ming and design that meets La Maestra’s criteria while creating 
a campus that invites community involvement and engagement 
through green space and alley activation.  The proposed design 
creates affordable and transitional housing, incubator and tradi-
tional retail spaces, community-oriented programming, open green 
space to create a welcoming environment for residents, and alley 
activation-which will encourage pedestrian traffic along the site, 
and provide a space for small businesses to gain exposure and 
expand.  All buildings onsite are either LEED certified or retrofitted 
with green energy products.
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ASSUMPTIONS & PROCESSES

GROUP 4: 
THE LA MAESTRA COMMUNITY HUB

The La Maestra Community Hub seeks to capitalize on the rich 
cultural context of the City Heights neighborhood and complement 
the existing La Maestra programming in the area. The proposed 
design places a large community center at the physically and 
ideological center of the site. This holistic community center is de-
signed to equally serve the needs of the people living on site and 
the surrounding neighborhood by focusing on cultural program-
ming, arts activation, youth empowerment and small business 
development. The La Maestra Community Hub maximizes open 
space to foster a sense of community for residents, neighbors and 
visitors alike; provides retail opportunities, particularly for smaller 
businesses and local entrepreneurs and includes affordable hous-
ing on site for families, transitional residents and veterans.
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INTRODUCTION

The City Heights Mosaic at La Maestra will serve as a community hub for living, working, and playing. The project’s diverse uses and programs reflect the diversity of interests, skills, 
and passions within the City Heights Neighborhood and serve many of the community’s needs while maintaining alignment with La Maestra’s mission and vision. 

A home serves as a person’s launching board into the world of education, employment, and culture. The likelihood of a person’s flourishing in society and culture ties directly with 
a stable physical space in which he or she can grow and develop.  The vision for the City Heights Mosaic addresses the significant need for quality, affordable housing; support 
services; community building; and economic development within the local community. The City Heights neighborhood lacks quality family, veteran, and transitional housing.  This 
development demands a significant, but important, financial investment by La Maestra and the public. Many of the programmatic considerations planned for the City Heights Mosaic 
project qualify for public and private funding streams. Thus, the project is both financially viable and, with some careful planning and efficient operations, will be self-sustaining to 
serve generations of residents to come. This investment in the City Heights Mosaic reflects La Maestra’s commitment to the diverse people groups and interests of the neighborhood: 
a beautiful tapestry of cultures and stories; heartbreak and triumphs.

STRENGTHS

• Majority of land is controlled by La Maestra;
• Low number of residential units on-site, means low risk of displacement;
• Location and weather conditions are ideal for harnessing maximum benefit from on-
site solar panels;
• Transit intensive area with high regional connectivity; and
• The site provides convenient access to the commercial and residential activity areas 
within the neighborhood and region.

OPPORTUNITIES

• The community’s dense population will enable the development to provide easily 
accessible services to a high number of local residents;
• Near-term growth planned for transit infrastructure;
• High need for affordable housing and services will facilitate generation of support;
• Status as a “disadvantaged community” makes the development eligible for additional 
funding streams;
• Vast presence of faiths in City Heights yielding positive values and duty to community;
• Area has captured the interest of several high-profile organizations, which may help 
to provide financial, advisory, or other support to the proposal, including the California 
Endowment and Price Charities;
• Low number of local parks and open spaces, relative to high number of youth in the 
community yielding strong eligibility for additional funding; and
• Rich cultural backgrounds can contribute to the vibrancy of the development.

SWOT ANALYSIS

WEAKNESSES

• Current developments pose additional expense for removal;
• Parking requirements impose high demand for the site’s limited available  square 
footage
• Zoning changes will be required.

THREATS

• High rates of retail vacancy within the neighborhood;
• Low area incomes mean few opportunities for user fee structures to support operation;
• Currently low levels of outside support for area businesses; City Heights is not a 
commercial destination; and
• Stigmas regarding affordable housing and/or services for low-income populations 
may fuel community opposition.
• Rapid development of real estate and housing in surrounding neighborhoods crea

The group conducted an existing site conditions assessment identifying strengths and weaknesses. In addition, the analysis considered external forces posing opportunities and 
threats to potential development. These assessments, summarized below, were then used to guide development of a suitable program.
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PROPOSAL

OVERVIEW

The proposed program for the City Heights Mosaic development, detailed in the 
following sections, capitalizes on the strengths and opportunities inherent to 
the site while neutralizing the weaknesses and threats. In particular, the program 
maximizes the potential of the site to provide a vast array of quality services, to the 
high needs, dense population. As indicated by the financial plan, a diverse array 
of funding sources are proposed, leveraging the site’s various areas of eligibility 
and maximizing program stability. Capturing the strengths of the community, 
the proposed program encompasses innovative, but proven modes for creating 
affordable housing while also stimulating economic development and community 
ownership. The result is a program which is specially tailored for the City Heights 
Community and shows maximum potential to make progress towards the goals 
outlined in the mission statement of La Maestra.
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PROJECT PROPOSAL

Proposed Use Program Space 
Requested

Program Space 
Proposed

Community Space
Outdoor
Community garden/ chicken coop/sheds 2,900 3,000
Gazebo/ reflection/ courtyard garden 100 1,050
Outdoor play area 2,500 3,750
Total Outdoor Space 5,500 7,800

Indoor
Program Space 

Requested
Program Space 

Proposed
Art gallery 1,000 1075
Event space  5,000 5,750
Commercial kitchen/eating space 1,000 1,100
Zumba/yoga/ dance 1,225 1,250
Retail space 960 2000
Art Class space 800 860
Kid’s classrooms 6,000 6,020
Ceramic space 800 860
Wood shop 800 1075
Sewing space 800 860
Weaving space 800 860
Jewelry making space 800 860
Music rooms 1,000 1,072
Sound studio 200 200
Class/training space 1,000 1,020
Computer lab 800 858
Admin space 2,000 2,400
Offices Not specified 1,075
Storage Not specified 1,200
Total Indoor Spaces 24,985 29,195

Housing Housing 
Requested

Housing 
Proposed

     Units - TH 24 24
     SqFt: TH Units + Common &   
     Admin Space 7,128 7,680

     Units: Veteran Housing 20 24
     SqFt: Veteran Housing 20,000 22,275

     Units: 1 BR not specified 19
     SqFt: 1 BR not specified 19,750
     Units: 2 BR 12 22
     SqFt: 2 BR not specified 30,000
     Units: 3 BR 12 20
     SqFt: 3 BR not specified 30,000
     Units: 4 BR not specified 16
     SqFt: 4 BR not specified 27,000
     Units: 5 BR not specified 6
     SqFt: 5 BR not specified 12,600
     Total Units:All Family Housing 24 83
     Total SqFt: All Family Housing not specified 119,350

Family Housing

Transitional Housing (TH)

Veteran Housing

Proposed Use Program Space 
Requested

Program Space 
Proposed

Community Space
Outdoor
Community garden/ chicken coop/sheds 2,900 3,000
Gazebo/ reflection/ courtyard garden 100 1,050
Outdoor play area 2,500 3,750
Total Outdoor Space 5,500 7,800

Indoor
Program Space 

Requested
Program Space 

Proposed
Art gallery 1,000 1075
Event space  5,000 5,750
Commercial kitchen/eating space 1,000 1,100
Zumba/yoga/ dance 1,225 1,250
Retail space 960 2000
Art Class space 800 860
Kid’s classrooms 6,000 6,020
Ceramic space 800 860
Wood shop 800 1075
Sewing space 800 860
Weaving space 800 860
Jewelry making space 800 860
Music rooms 1,000 1,072
Sound studio 200 200
Class/training space 1,000 1,020
Computer lab 800 858
Admin space 2,000 2,400
Offices Not specified 1,075
Storage Not specified 1,200
Total Indoor Spaces 24,985 29,195

Housing Housing 
Requested

Housing 
Proposed

     Units - TH 24 24
     SqFt: TH Units + Common &   
     Admin Space 7,128 7,680

     Units: Veteran Housing 20 24
     SqFt: Veteran Housing 20,000 22,275

     Units: 1 BR not specified 19
     SqFt: 1 BR not specified 19,750
     Units: 2 BR 12 22
     SqFt: 2 BR not specified 30,000
     Units: 3 BR 12 20
     SqFt: 3 BR not specified 30,000
     Units: 4 BR not specified 16
     SqFt: 4 BR not specified 27,000
     Units: 5 BR not specified 6
     SqFt: 5 BR not specified 12,600
     Total Units:All Family Housing 24 83
     Total SqFt: All Family Housing not specified 119,350

Family Housing

Transitional Housing (TH)

Veteran Housing

Image source: Matt Gainer
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PROJECT PROGRAM

The proposal includes a suitable physical design encompassing all requested elements identified by La Maestra in the initial intake assessment. These uses include, but are not limited 
to: housing for vulnerable populations; space for financial, linguistic, and literacy training; creative spaces to explore arts and music; community gardens; a commercial kitchen; 
exercise and event spaces; classrooms and a computer lab; a play area for children; retail storefronts; and administrative offices. This proposal additionally includes components 
which complement the base-level program and deepen the impact in the area of three guiding concepts identified as critical to fulfilling La Maestra’s mission to improve the overall 
well-being of the family and bring the underserved, ethnically diverse communities into the mainstream of society: economic development, community integration, and sustainability. 

Economic development was selected because economic stability at the family and community level are foundational requisites for improved quality of life. Community integration, 
which addresses the program’s fit within the community and representation of its diverse population, was given particular attention because the diversity of the population and 
factors which make it vulnerable, provide significant opportunities to be repositioned as rare, highly-valuable strengths. Finally, sustainability was emphasized because the impacts 
of environmental pollution and inefficiency disproportionately impact communities like City Heights, yielding increased incidences of asthma and other chronic health conditions. 

Central to economic, community integration, and sustainability strategies is the development of quality, affordable housing. Quality, affordable housing is a basic human need 
impacting the ability to hold a job, perform well in school, and maintain overall well-being: physical, social, and emotional. The program makes efficient and effective use of the 
development site providing 131 housing units--nearly twice the amount originally sought by La Maestral. The array of services La Maestra provides on site will ensure that resident 
families of City Heights Mosaic are afforded every opportunity to achieve their full potential and live healthy, quality lives. Turning attention to the community’s housing need with 
this ambitious proposal will significantly enhance La Maestra’s ability to meet the diverse needs of the community’s most vulnerable populations. The innovation and impact of the 
program will serve to challenge the City and others to act similarly. 
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PROJECT PROGRAM

DESIGN

From a structural standpoint, the design of the building—its scale, orientation, and 
façade—have been carefully planned to best suit the community. The floor area ratio, 
which is an indicator of height, has been significantly increased from the site’s current 
use. The proposed design ensures that this increase in scale does not negatively impact 
the community, but is a catalyst for economic and social development.  Recognizing 
that the area two blocks south of the building is an established commercial node, the 
scale is concentrated at the development’s north end to lend to the neighborhood’s 
walkability and improve commercial connectivity to the lesser served north.  The height 
of the development has been tiered to limit the impact to the distribution of light in the 
surrounding homes and provide a more visually engaging and attractive development. 

Due to the size and typology of the development, there is a significant parking 
requirement imposed. To meet this without detracting from the visual appeal, parking has 
been accommodated with podium style parking, a partially underground lot, along the 
building’s easterly, alley-facing edge. This plan has enabled the apartment buildings’ first 
floor windows to sit an additional eight feet above the alley, which was cited by Marselian 
as consistently hosting undesirable behavior. The elevated windows provide a safe buffer 
for those within the building while promoting increased community surveillance to deter 
negative activity. Increased auto traffic entering and exiting the garage through the alley, 
as well as new commercial activity throughout the development, add eyes on the street 
and increase activity in or adjacent to the alley and deter nuisances. 
The design and sizing of the housing units supports dignified, supportive living. The floor 
plans exceed minimum allotments typically met by affordable housing units. The distance 
between buildings increase light and airflow between buildings, and slightly staggered 
levels prevent windows from directly peering into each other. The mix of housing unit 
sizes largely mirrors the ratios of the community’s current household sizes. However, 
the provision of six five-bedroom units exceeds the community’s relative need for that 
unit size. This decision was driven by the identified exceptional deficit of safe, affordable 
housing options to meet the needs of the large, often multi-generational, household units 
which are prevalent in the community. The development is thereby able to proportionally 
address the community’s diverse housing needs. 

The proposed townhomes located on Polk complement the adjacent small residential 
developments and help the program transition from a small to large scale.  The townhomes 
will serve the large family units offering five bedrooms each. For households of this size, 
the townhome layout supports dignified, family-centered, multi-generational living. 

ECONOMIC DEVELOPMENT

City Heights is home to an inherently creative community. The diverse population has 
maintained strong ties to its heritage and rich cultural traditions of artistic expression. 
While arts programs are being cut in schools across the United States, the residents of 

City Heights exhibit an unfaltering appreciation of the arts. The program outlined by La 
Maestra recognizes this passion through the planned inclusion of several inspired spaces 
where community members are afforded the opportunity to exercise their creativity and 
produce traditional art pieces which they might then sell to supplement income. 

Strategy 1: Workshop at City Heights Mosaic

To further leverage the increasingly unique value of City Heights’ creative strengths 
and the many workshop spaces provided for by La Maestra, this proposal calls for the 
additional provision of high-skilled, technical equipment. All arts and crafts spaces would 
be enveloped into a larger program, Workshop at The City Heights Mosaic. The Workshop 
offers training in the use of technical tools and technologies laser wood cutters, and 
Adobe Creative Suite software. There is strong demand for workers equipped with 
complementary skills in the technological and creative fields such as web and graphic 
design and technical arts, particularly in San Diego and Southern California. Building 
upon the existing strengths of the local population, The Workshop provides further 
monetizable skills to the community.  

Workshop at City Heights Mosaic—Implementation 

Development and implementation of the workshop benefits from the development 
of strategic partnerships. The most viable options are to partner with the San Diego 
City College District and/or a current tech workspace. Makerspace is an existing tech 
workspace located approximately nine miles northwest of the proposed development. 
Working with Makerspace or a similarly experienced organization helps to ensure the 
site’s long-term success. 

Costs of initial equipment purchases, ongoing maintenance, and operation could be 
partially offset by user fees. Depending on the preference of La Maestra’s internal 
operations, a sliding fee scale may be most appropriate for local residents, which might 
include a fixed number of no-cost introductory use hours. Users from outside of City 
Heights and/or those above a certain income threshold may be subject to a drop-in or 
membership fee comparable to a workshop such as Makerspace. If working with the 
Community College District, workshops may be operated similarly to traditional classes 
in which case current students may have membership included under tuition for the 
duration of the course. Under any of these scenarios, though the full-cost may not be 
recuperated, the user fee may help to ensure that users have a stake in the workshop. 

Strategy 2: City Heights Mosaic Community Marketplace

In addition to the tech workshop space, this proposal calls for the use of a portion of the 
development’s ground floor retail for use as a small business incubator. The City Heights 
Mosaic Community Marketplace follows the successful models of similar markets across 
the county including Mercado La Paloma in Los Angeles, Fruitvale Public Market in 
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Oakland, and the Essex Street Market in New York. The Marketplace provides a space for 
local merchants of arts, crafts, foods, and more to sell their goods in a vibrant, legitimized 
community gathering place. This multi-ethnic destination builds upon the character of 
the entire Mosaic development, and mutually reinforces the placemaking contributions 
of the arts and cultural elements infused throughout the development. Potential benefits 
of the City Heights Mosaic Community Marketplace include:

• Recirculation of local dollars within the community
• Improved social cohesion across the community
• Increased opportunities for cross-cultural interaction
• Enhanced community vitality

City Heights Mosaic Community Marketplace—Operation

Depending on the preference of La Maestra, multiple modes of operation may support 
the viability of the City Heights Mosaic Community Marketplace. The best fit mode of 
implementation with La Maestra’s mission and the City Heights community follows the 
model of Fruitvale Public Market and Mercado La Paloma, though La Maestra may also 
leverage lessons from the Essex Street Market and others. The background and operating 
principles of each of these markets is outlined below:

Fruitvale Public Market, similar to the Mosaic development is situated within 
Fruitvale Village, a historically low-income, multi-ethnic, mixed use development 
located along a major transit line. The market offers low-cost storefront space in 
its prime location and technical assistance services including consultations with 
professional business advisors. These business development consultation services 
are available to the market’s vendors and other local entrepreneurs. Like the 
proposed City Heights Mosaic Community Marketplace, vendors at Fruitvale Public 
Market sell a variety of goods including ethnic foods, jewelry, and artwork. In 2005, 
the Rudy Brunner Foundation wrote a case study on Fruitvale Village which may be 
accessed on their website: http://www.brunerfoundation.org/rba/pdfs/2005/CH3.
pdf. (Unity Council, 2015). 

Converted from a former garment factory, Mercado La Paloma, provides affordable 
retail spaces, technical assistance, start-up capital, and support to budding 
entrepreneurs. Mercado La Paloma adds to the community’s vibrancy and serves as a 
business and jobs incubator and community gathering space (Esperanza Community 
Housing, 2016).

Essex Street Market was developed in the 1940’s as one of several indoor markets 
meant to organize the city’s street merchants. Though the market did not grow 
with the express purpose of supporting the development of local entrepreneurs, 
its early years benefited the Jewish and Italian resident merchants and customers. 
Today, the market provides a more finely curated selection of culinary goods similar 
to San Francisco’s Ferry Building. While the direct economic benefits to low-income 
populations have likely ceased, the market does serve the vital community need of 
acting as a destination, drawing visitors to the site and providing a social environment 
for visitors to connect with each other (New York City Economic Development 
Corporation, 2016).

Following these models, the City Heights Mosaic Community Marketplace provides 
the most value to City Heights and best fit the La Maestra mission by operating as a 
mission-driven enterprise. As such, the Marketplace offers low-cost booth space, start-
up support, and on-going technical mentoring. This model best supports successful 
development of the community’s small businesses and these businesses contribute to 
the vibrancy of City Heights. Providing support for the vast number of merchants in the 
informal economy supports the short- and long-term economic development of City 
Heights. Operating costs of the development are offset, in-part or in-full, by economic 
development focused grant funds--some examples are provided in the Financial Plan 
section.

COMMUNITY INTEGRATION

A successful community-centered program engages the local community in the 
development process from planning to program delivery. La Maestra has a keen 
advantage in this regard as the organization is already engaging with many members of the 
community on a regular basis through the provision of services at the City Heights Health 
Clinic. However, in order to facilitate authentic and meaningful public participation, La 
Maestra needs to provide additional outreach and engage those in support of, opposed or 
neutral to the program. Involving the public early, setting realistic expectations regarding 
outcomes of the participatory process, and allowing all voices to be heard yields greater 
levels of passive support for the project. Additional efforts to bring the community into 
the planning process, to integrate their ideas and values through a transparent process, 
furthers efforts to garner public support and foster a sense of community ownership.
La Maestra has excelled at developing strong relationships with the community in the 
past by providing exceptional care. As CEO Zara Marselian noted, even the gang members 
are respectful of La Maestra’s current facilities, recognizing the value La Maestra provides 
to their friends, families, and themselves. However, La Maestra needs to exercise care to 

Fruitvale Public Market, Oakland (Davison, 2015)
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transfer the same reverence to the new facilities and to extend the organization’s base of 
support, or at a minimum, lower opposition. 

Among the various elements of the program, the physical appearance of the development 
stands out as an opportunity to engage the public to produce an infinitely more valuable 
development. Leveraging the rich cultural identities and artistic talent inherent to City 
Heights, La Maestra may engage amateur, youth, and professional artists in the visioning 
and/or application of large and small-scale artistic elements of the development. Projects 
might include, but not be limited to: murals on the exterior North and South facing walls 
between buildings and on the East facing exterior overlooking the alley, artistic gardens, 
playscapes, sculptures, and other artistic expressions prescribed by the community 
throughout the common areas and passageways. 

By developing the program as a campus-wide artistic expression, the new facilities 
embrace what is known as creative placemaking. “In creative placemaking, partners 
from public, private, non-profit, and community sectors strategically shape the physical 
and social character of a neighborhood, town, city, or region around arts and cultural 
activities. Creative placemaking animates public and private spaces, rejuvenates 
structures and streetscapes, improves local business viability and public safety, and 
brings diverse people together to celebrate, inspire, and be inspired” (Markusen & Gadwa, 
2010). In addition to providing intrinsic value to the local community, the development 
attracts a broad base of admirers to frequent the local shops and restaurants. The arts 
and cultural elements thus simultaneously serve City Heights’ need for community and 
economic development. These elements would also qualify for significant, placemaking 
specific funding opportunities (see examples in the Financial Plan section) meaning that 
they are both suitable for the development and feasible for La Maestra. 
The following examples illustrate the limitless potential for The City Heights Mosaic 
development as an artistic attraction that reflects local diversity and beauty:

Aquinas Center in Philadelphia features a paneled mural designed and sketched by a 
local artist and colored-in by members of the community. The design integrates tradi-
tional fabric patterns of the community’s varied cultures, highlighting the unique beauty 
of each in one, unified piece. (The Ampersand, 2013)

City of Asylum in Pittsburgh, brings art to the 
streets throughout a small artist community. 
The City of Asylum project, “House Poem,” has 
become a fixture of Pittsburgh’s landscape 
making the low-income neighborhood a must 
see destination in the city, featured in the 
New York Times’ travel segment, “36 Hours in 
[Pittsburgh].” (Spiegel, 2015)

5Pointz in New York City, so 
named its for placement at the 
intersection of the city’s five 
boroughs, was an iconic building 
for painting and viewing murals. 
Artists from around the world 
would come to 5Pointz to make 
their ephemeral mark on the 
building’s ever-changing façade. 

Image source: Johnson, 2015
Crocheted Jacaré Playground in 
Sao Paulo, Brazil features a giant 
alligator-shaped playground 
covered in a crocheted mix of 
materials from Brazil and the U.S. for 
what the artist calls a multicultural 
mix. (Designboom, 2012)Image source: Olek, 2015

Image source: The Ampersand, 2013

Image source: Higgins, 2015

SUSTAINABILITY

Minimizing the environmental footprint of the building requires specialized consultation 
of the development’s architectural team and others involved in the late stage design 
and construction. However, recognizing the immense community need for improved 
air quality, the organizational and residential need for minimized gas and electric 
expenses, and the ethos of La Maestra, this section of the proposal provides a broad 
direction for instilling sustainability into the program. This direction may serve to provide 
a basic understanding of the organization’s sustainability options to more effectively 
communicate with stakeholders in the later stages of development.
 
Thermal Regulation

The position of the buildings in relation to the sun and wind determines thermic needs 
of internal spaces. It is important to consider specific heat conditions that each façade 
endures throughout the year to develop an appropriate plan to minimize the consumption 
of energy for thermal comfort. Potential heat regulating interventions might include: 
inserting window protections, utilizing specialty insulation, increasing vegetation, and 
even adding balconies.
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Renewable energy can also be generated in the buildings. Solar thermal collectors may 
heat water with energy from the sun, and photovoltaic panels may reduce the energy 
consumption significantly. The Mosaic proposals states that 50% of the rooftops be 
used for urban farming and the other 50% may  generate energy via solar panels for the 
development.
 
Water consumption can be also reduced with low flow equipment, and reuse designing. 
Although San Diego has very few rainy days, it is possible to install water tanks that can 
hold water for irrigation, for example.  The inclusion of bioswales in the project design 
may accommodate urban runoff and capture valuable stormwater in the development 
(NACTO, 2016). 

Urban Farming

Each of the proposed buildings receive a high incidence of rooftop sunlight throughout 
each day. Adding rooftop gardens, would not only reduce the heat derived from the sun, 
but would also use this energy to urban farming. Our proposal calls for dedicating rooftops 
to greenfields, in addition to the proposed ground level garden. This design enables the 
City Heights Mosaic to grow food for local residents throughout the year.

Air Pollution

 Air pollution and heat island effects may be mitigated through the high density of public 
transportation in the area and with the circulation proposals presented in this document. 
City Heights residents already bicycle, walk, and use public transportation at higher rates 
than the San Diego County Average (American Communities Survey 2014). 
The program proposal calls for the provision of one transit pass and one carshare 
membership per apartment dwelling, which creates opportunity for further lessening 
car use in the area. Lower rates of personal vehicle use tends to yield lower rates of air 
pollution. The circulation proposals within the City Heights Mosaic proposal also call 
for the installation of a variety of vegetation within the City right of way. This vegetation 
increases the provision of shade in the area and shields buildings and streets from direct 
sunlight, and thereby decreases the heat island effect. 

Energy Consumption

For lighting purposes, it is important to increase access to sunlight throughout the 
development site. Large windows, courtyards, balconies, all can serve to these purposes. 
However, when using electricity for illumination purposes low consumption lamps 
provide the best energy saving option. Energy efficient equipment such as elevators and 
HVAC systems also cater to improved energy efficiency.
Within each dwelling unit, appliances and products or features should all be energy star 
rated including refrigerators and windows. Water usage products including showerheads 
and toilets should all qualify for water-wise ratings such as the WaterSense label. Housing 
units may also employ “Green,” “Healthy Homes,” and “Universal Design” features.

Construction Efficiency

Building a sustainable site, the developer may consider the use of low impact construction 
materials. Some materials may be sourced from a recycling process, for example. The 
colors of the building also influence thermal comfort. Light colors, for example, do not 
absorb as much heat as darker tones. While white colors absorb about 25 percent of the 
heat, dark browns can absorb up to 90 percent of it, which may create greater energy 
inefficiency.

Green rooftop example in Brasília, Brazil - Architect Mazzolini, 2014

Image source: Matt Gainer
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SITE PLAN

To achieve the goals of La Maestra and serve the community, we propose the following site plan. Below is a schematic with specific measurements of buildings. Note the three 
parking garage entry and exit points from the alley. Also note the pedestrian access points from the parking garage to the street side of the site, each with 10 feet of space between 
proposed buildings. These access points may be in addition to any direct internal garage-to-building access points.

Image source: Matt Gainer
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MASSING MODEL

The following section plans and 3D massing model views create a clearer image of our vision and how the site fits with its surroundings. The Section Plans denote linear views. The 
3D images portray the lasting vision and potential character through landscaping, windows, and other details.

Section Plan A: Transverse section view looking south from Orange Avenue

The north end of the site consists of an apartment building with retail on the Orange and Fairmount Ave fronts. The parking garage is partially underground, with access from the 
alley. Fairmount Ave has one lane of traffic, one parking lane, and a protected bike lane on each side. Orange shows multifamily residential space; pink shows commercial space; gray 
shows the parking garage.

Section Plan B: Longitudinal section view looking east from Fairmount Avenue

Building heights rise higher on street corners, and lower in the central programmatic area. Orange shows multifamily residential space; pink shows commercial and program spaces; 
yellow shows single unit residential space; gray shows the parking garage.
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Section Plan C: Transverse view looking north from Polk Avenue

Townhome units on the south end of the site are lower than apartment buildings at the north end, and more in line with the site’s surroundings. The townhome units above the 
parking garage are elevated one story to keep the same unit square footage. Orange shows multifamily residential; yellow shows single unit residential; gray shows the parking garage.

Image source: Matt Gainer
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3D View 1: Overview looking west to east across Fairmount Avenue

Note the green terraced roof options above apartment buildings, and the garden with the 
gazebo in the center.

3D View 2: Overview looking east to west across the alley 

Note the community garden, chicken coop, and sheds, as well as the play area, above 
the parking garage which sits along the entire eastern half of the site. Also note three 
entrance/exit points to the parking garage from the alley. 

3D View 3: Looking south to north up Fairmount Ave from Polk Avenue

Note the landscaping with Camphor trees, the potential style options for the townhomes 
to blend with neighborhood surroundings, and calmer character along Polk Avenue.

3D View 4: 3D View 4: Looking south from Orange Avenue 

Note the first floor retail and parking garage under the apartment building. Note the 
possibilities of parking accessibility through the alley and signage for parking.
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3D View 5: Sidewalk along Fairmount Avenue, looking south

Note the Camphor tree planters which double as seating places, the bench arrangement 
possibilities, and the space remaining between the curb and the building frontages. The 
building in the foreground is the 3 and 4-bedroom apartment building; the building the 
background holds the classrooms and creative spaces for sewing, art, ceramics, etc., 
each with large windows for transparency and interaction with street traffic.

3D View 6: Parking call out

This view serves to highlight in orange the parking structure along the site, to provide a 
clearer understanding of this unorthodox integrated parking scheme.

Image source: Matt Gainer
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Streetscape plan

The following streetscape plan highlights the location of proposed planters, trees, and green spaces. This includes green roofs, gardens, community gardens, and bike racks. We 
propose more seating area closer to the programmatic and gathering spaces such as the classrooms, creative spaces, and event space.
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ZONING

Existing and Proposed Zoning

Currently, the development site is defined by a CUPD-CT-2-3 and RM-2-5 area within a 
Transit Overlay Zone. CUPDs (Central Urbanized Planned Districts) are intended to serve 
transition areas between commercial and residential zones. They also allow existing or 
new commercial areas to expand their areas to surrounding properties. Being in a Transit 
Overlay Zone, provides the area the opportunity for lower parking requirements. RM 
(Residential Multiple) allows a higher density of residential development in the same 
parcels. The numerical code details are provided in the San Diego Zoning Code.

This proposal would require a change from CUPD-CT-2-3 with RM-2-5 to CUPD-CT-2-4 
with RM-4-10. This change enables a higher maximum height, a higher density, and a 
higher FAR (floor area ratio), attending the demands for the site development. However, 
the new development would be still under the zoning provisions for all requirements.
The City Height Mosaic development’s proposed height is 70 feet. Thus, CUPD-CT-2-4 
allows adequate space for the development. Currently, there is no CUPD with a maximum 
of 70 feet high, so in order to facilitate a zoning change, CUPD-CT-2-4 would be more than 
sufficient.

The increase in FAR for the residential and for the mixed use parts of our development 
would also have more than enough clearance with the zoning change. This increase in 
the density allowances would enable the project to be developed without reaching the 
maximums.

The current allowable Floor to Area 
Ratio in our site’s current CUPD--CT-2-3 
zoning is 1.1. With our proposed site 
we will require a variance for inreased 
density. The CUPD-CT-2-4 zoning 
which is better suited for our proposal 
allows a FAR of 4, which is more in line 
with our proposed site.

Density and parking would also be 
increased. Density would be more than 
tripled, from .7 dwelling units per 1,000 
square feet to 2.5 dwelling units per 
1,000 square feet.

Parking would be increased by 140%. 
As our area is within a Transit Overlay 
Zone, lower parking requirements 
enable us to focus on housing 
development, and enhance transit 
demand in the region.
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CIRCULATION

The City Heights Mosaic is very well situated when considering its transportation 
opportunities. It is close to highways and roadways, within a transit overlay zone due 
to its public transportation density, it has bike lanes and more bicycle infrastructure 
is expected with the implementation of the new bicycle plan. The surrounding blocks 
from the Mosaic are filled with walkable attractions for residents. There are restaurants, 
grocery stores, bars, churches, retail, health services and community organizations. 

However, it is important to recognize that with a transformation of this magnitude, 
circulation and transportation must be reassessed, looking for the wellbeing of current 
and future residents.

The table at right summarizes the changes proposed for the four streets that border the 
development site:

Fairmount Avenue
• Remove on street parking
• Create two bicycle lanes
• Install wide sidewalks with benches, 
trees, and bike racks
• Implement a road diet to achieve 
lower traffic speeds and pedestrian 
wellbeing

Orange Avenue
• Remove on street parking
• Create two bicycle lanes
• Adding traffic capacity
• Wide sidewalks with benches, trees 
and bike racks

Polk Avenue

• Implement road diet to achieve lower 
traffic speeds and pedestrian wellbeing
• Install wide sidewalks with benches, 
trees, and bike racks

Ally

• Re-pave for garage traffic
• Enforce property lines
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The aim of the plan is to create an appropriately diversified mix of significant funding streams from reliable sources that foster flexibility and sustainability while concurrently seeking 
sustainable and efficient operations that maximize service delivery to stakeholders.  The development of this proposal considers the client’s financial interests such as debt, equity, 
grant funding, and other financial streams. 
 
A key component of this proposal analyzes the most effective and efficient use of financial resources relative to the amount of housing and activity space provided on the site. Thus, 
development of the proposal considers the impacts and regulations of each funding source and creates a financial structure that most benefits La Maestra: its constituents, staff, 
and financial capacity.
 
CONCEPTUAL PROFORMA

Operating Statement

The pro forma analysis demonstrates project viability through efficient operations and significant funding streams. The annual operating statement shows that the project generates 
important revenues of $845,000. All housing is affordable at a 30% annual median income rate. Thus, if higher revenues are desired, housing rental prices may be increased. 

The industry standard of a 5% vacancy rate was assumed. Also, the property generates other income through utility recapture, the Veteran’s per diem grant, and the annual allocation 
of the Low Income Housing Tax Credit (LIHTC) over a 10 year period (further explained below). 

Operating expenses are assumed to be 37% of effective gross income as the industry standard for this area is 35-45% of EGI. Transportation mobility and accessibility are key 
components of the project development and mission. Thus, annual transit passes and carshare memberships are included in the operating expenses for the project. Total net 
operating income (NOI) is a little under $2 million, which adequately services the necessary debt to support the project. 
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Development Costs

The total development cost for the City Heights Mosaic project is around $44 million. This amount includes $32.9 million in direct costs, $7.9 million in indirect costs, and $3.2 million 
in finance costs.  The construction costs are financed through a variety of private loans, public loans, and grant funding. The Low Income Housing Tax Credits serve as a major source 
and generator of income and financing for the project. Also, significant funding comes from the San Diego Housing Commission Loan program and the Affordable Housing Program 
monies. The Veterans’ Fund and California Transitional Housing funding (further explained below) also provide funding streams for the project. Building uses within the design such 
as family affordable housing, veteran housing, and transitional housing are separated as many funding sources demand such separation to obtain funding.  
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FINANCING AND FUNDING OPPORTUNITIES

The financial plan assumes the development secures a diverse stream of financing. Following the capability of La Maestra to fund its City Heights Health Clinic, identified funding 
sources include federal and state dollars, foundation funding, project specific grants, and donations collected during a capital campaign. In addition to the demonstrated internal 
capability of La Maestra staff to attract funding, the development will be highly competitive in securing housing and general funds given several factors: La Maestra’s long-standing 
track record of success delivering services and working with the local population, and the organization’s experience in developing a similarly state-of-the art facility; the development’s 
plan to deliver 100 percent affordable housing units; the need of the local population; and access to high quality transit. The organization will be similarly competitive attracting niche 
funds to support specialized elements of the proposal including the arts and economic development components. To illustrate the possibilities, a snapshot of funding opportunities 
are summarized below, organized by funding category:

Housing

California Tax Credit Allocation Committee (CTCAC): Low Income Housing Tax Credit (LIHTC)
The California State government allocates federal and state affordable housing funding through this program. Developers apply for funding through an application process in which 
the project is scored based on a number of criteria. This program provides significant funding towards affordable housing development in the state; thus it is a very competitive 
program. However, the City Heights Mosaic development should fare very well in the application process. It is recommended that La Maestra secure a relationship with a developer 
with a depth of experience in applying for and administering the tax credit funding as it is very complicated. 

The tax credit funding is allocated based upon demonstrated need and alignment with the overall goals of the program and is measured on qualified basis. In the estimates for 
financing the La Maestra development, around $31 million in 9% tax credits could be secured. However, a conservative estimate of around $21 million allocated over a 10-year period 
($2.1 million per year) was assumed for the purposes of financial analysis. As with many of the funding streams recommended in this plan, the LIHTC program demands rigorous 
compliance with all regulations regarding tenant incomes and affordability. Thus, the establishment of a compliance department may be necessary. 

An analysis of the qualified basis for both the 9% and 4% tax credits program is below.
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Veterans’ Affairs (VA) Homeless Providers Grant and Per Diem Program

The VA sponsors a variety of funding sources geared toward alleviating veteran homelessness and poverty. The Homeless Providers Grant provides 65% of eligible development costs 
for buildings that support Veterans’ housing and programming. 

The Veterans Per Diem Program focuses a daily allotment of funding per Veteran to supportive programming in the building. Thus, the Veterans’ building at La Maestra must include 
office and gathering spaces for this programming to occur should this funding stream be pursued. Also, the Veterans’ housing must be equal to or less than 30% of area median 
income to qualify for funding. The table below documents the funding stack for the Veterans’ building.  
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Transitional Housing Funding

The Department of Health and Human Services’ Administration for Children and Families provides funding to organizations whose goals are to “serve victims of sexual assault, sexual 
violence, domestic violence, human trafficking, and youth homelessness” (ACF 2016). The funding stream provides 75% of development cost if the organization matches with 25% of 
the funding. The chart below documents the funding stack for the Transitional Housing building.

San Diego Housing Commission Loan
The San Diego Housing Commission provides low interest loans to affordable housing developers on a competitive basis. If using the 9% tax credits, the development must be 100% 
affordable housing (as defined as being at least 10% below market value). The loan term is for 50 years at 4% interest. The money may be used to develop or support affordable housing 
in San Diego. Thus, this stream provides fairly inexpensive and flexible monies for development and operations. 

Affordable Housing Programs
The Affordable Housing Program aligns private bank funding with affordable housing developers. The details for each program depend on the law and the local bank program. An 
example program may be the Federal Home Loan Bank of San Francisco (http://www.fhlbsf.com/community/grant/ahp.aspx#T-overview). They provide grant funding for low income 
developments up to $2 million. The funding allocation process is very competitive and includes point awards for sustainability/green building features, which may be of interest to La 
Maestra.

Social and Community Impact Funds
Kresge Foundation: Next Generation Human-Serving Organizations
The Kresge Foundation provides grant awards ranging upwards of $900,000 to “organizations demonstrating a commitment to client-centered, integrated and evidence-based 
approaches to supporting low-income people’s aspirations to move into the economic and social mainstream” (Kresge Foundation, 2016). Additionally, Kresge shows a preference for 
“innovative high-impact interventions that involve multi-sectoral, multidisciplinary partnerships and demonstrate a high social return” (Kresge Foundation, 2016). The opportunities 
included in this proposal to partner with outside organizations bolsters La Maestra’s ability to complete for this funding.

California Endowment: Grants 
The California Endowment’s grants seek to “expand access to affordable, quality healthcare for underserved individuals and communities, and to promote fundamental improvements 
in the health status of all Californians” (California Endowment, 2016).  The Endowment’s grants are concentrated in its 14 Building Healthy Communities sites which include City 
Heights. The City Heights Building Healthy Communities is held by Mid-City Community Advocacy Network (CAN). (California Endowment, 2016)

Arts
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CONCLUSIONS

OBSERVATIONS

After much consideration and deliberation, a number of observations and 
recommendations were generated including:

• The success of the project hinges on forging new or strengthening existing partnerships
• San Diego’s political leaders
• Developers, especially those with affordable housing experience
• Affordable housing specialists
• Fringe members of the community
• Opportunities exist to deepen the impact of the preliminarily planned  project by 
• Engaging the community in the planning and design where feasible
• Employing placemaking strategies to position the development as an anchor point for 
the community that will garner outside attention, generate community pride and draw 
new markets to the neighborhood
• Expanding economic development opportunities building on the strengths of the 
community and connecting these strengths to living wage job opportunities
• As La Maestra continues to work to improve the community, the organization needs 
to maintain a keen awareness of trends and forecasted changes
• 2040 plan outlines an increase in transit accessibility 
• More diverse access to funding
• Additional opportunities to connect residents further from the location
• Signs of gentrification are in the neighborhood. The timing may be right to capitalize 
on this market development by creating significant affordable housing to stabilize low 
income communities and allow them to realize gains from community development.

RECOMMENDATIONS

• Focus most energy and attention on housing and social services development; 
addresses the greatest community need and provides most ready access to significant 
funding sources
• Early in the development process, seek out partnerships and/or supportive 
relationships with those passionate about the mission with expertise in affordable 
housing, social services, grant funding, and compliance
• Consider working with Price Charities on a Master Plan for the area to expand the 
influence of La Maestra and increase efficiencies in the development process
• Engage community leaders and stakeholders to better understand perceived 
community needs and assets to shape the development into a community oriented 
project
• Create value in the development by leveraging the community’s strengths.
• Seek opportunities to deepen the impact of existing activities to achieve efficient and 
effective results

CONCLUSION

The City Heights Mosaic at La Maestra serves as a catalytic neighborhood 
development. The Mosaic project addresses the significant community needs such 
as affordable housing, community gathering places, and sustainable development. 
This proposal demonstrates that the project has potential to be financially 
sustainable through public and private investment in the Mosaic construction and 
operations.  Several internal and external aspects of the project such as affordable 
housing for veterans and populations in transition create opportunity for public 
funding sources for construction and operation of the Mosaic. 

The City Heights Mosaic also capitalizes on the historic strengths of La Maestra. 
The organization enjoys significant support from the community. This project was 
birthed out of the organization’s desire to meet the greatest community needs. 
Thus, the social and political will within the neighborhood is very strong, which is 
one of the most important components of potential project success and viability. 

The City Heights Mosaic location is in the heart of the neighborhood and provides 
ready access to the Fairmount commercial corridor and important transit access. 
The accessibility to amenities and employment is of great importance to low income 
and vulnerable communities. The means of mobility provided by transit and bicycle 
facilities also facilitates the improved economic and social opportunities for the 
residents of the Mosaic. 

Last, and probably most importantly, the Mosaic meets the significant housing 
needs within the community. Data demonstrate that the refugee and immigrant 
communities living within the neighborhood endure substandard housing. Also, 
vulnerable populations such as veterans, those experiencing homelessness, 
children within the foster care system, and people who experience abuse in our 
society are not always well cared for in the communities. La Maestra’s mission 
naturally extends to providing for these housing needs while social services may be 
provided in direct proximity to this housing provision. 

The City Heights Mosaic at La Maestra has the potential to be one of the most 
significant developments in the history of the City Heights neighborhood. The 
impending development and increasing rents in surrounding neighborhoods point 
to the necessity of affordable housing and social services development for the 
diverse populations that inhabit the local area. The opportunity to foster cultural 
development, comprehensive community programs, and a significant community 
gathering space must be realized. The beautiful population mosaic will shape this 
space into a beautiful cultural mosaic, if they are only given the chance to do so.
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EXECUTIVE SUMMARY BACKGROUND       

Our group seeks to increase employment opportunities for the 
residents of City Heights through integration with La Maestra’s 
existing facilities in the area to create a medical and educational 
district. The proposed project establishes a partnership with the 
San Diego Community College District to establish a health and 
child care training facility on site to help achieve the organization’s 
long-term goals of fulfilling its Circle of Care model by providing 
job training and placement. In addition, the site hosts a food incu-
bator to empower the local culinary entrepreneurs of City Heights 
and several small business development organizations to help 
residents start their own businesses. The City Heights Health 
Campus also provides market rate, affordable, veteran, and tran-
sitional housing, administrative offices, as well as neighborhood 
serving retail spaces.

UNDERSTANDING CITY HEIGHTS
The City Heights community is a multi-ethnic lower income area 
of 70,000 residents  located in the San Diego metropolitan area, 
several miles from the city’s downtown core (Bliesner & Russell, 
2013). Immigrants from numerous South American, Asian, and 
East African countries make up approximately 40% of the neigh-
borhood dense population (ibid). The area has a high concentra-
tion of retail outlets, restaurants, and other types of formal and 
informal self-employment to meet the needs of local residents. 

The area known as City Heights today was formally incorporated 
as part of East San Diego in 1912, but became part of San Diego, 
California when East San Diego was annexed in 1923 (ibid). The 
neighborhood had a flourishing economy as commercial growth 
expanded along University Ave and El Cajon Blvd, in conjunction 
with investments in educational opportunities for youth and trans-
portation infrastructure which connected the area to other parts of 
the city until the late 1950s (ibid). This economic development be-
gan to decline with the growth of major shopping centers in other 
parts of San Diego drew consumers away from the area. Up until 
this point the community was made up of majority white, middle-
class homeowners. However, as revenues continued to decline, 
local business owners supported the 1965 Mid-City Development 
Plan which rezoned many of the single family residences to multi-
family residential units, paving the way for developers to change 
the structure of the community. By the 1970s, City Height’s had 
transitioned to a majority renter population made up of many im-
migrants and refugees who could afford the prices (ibid). 

Currently, over 2,000 businesses are located within City Heights. 
Of these 97% are considered small, with nearly equal formal and 
informal businesses (ibid). The formal businesses are concentrat-
ed in commercially zoned streets, while informal businesses taking 

place out of residentially zoned census blocks (ibid). Despite such 
large concentrations of entrepreneurial activity, the unemployment 
rate in City Heights is 13.3%, 3.7% higher than the unemployment 
rate for the City of San Diego, with 54.6% of City Heights residents 
earning below $40,000 annually (Social Explorer, 2016). This is 
particularly troubling because forecasted population growth for the 
neighborhood shows that it is expected to increase at a faster rate 
than the rest of San Diego, CA (SANDAG, 2016).

There are several nonprofit organizations in the community such 
as the City Heights Community Development Corporation, the 
Mid-City Action Agency, Price Charities, the California Endow-
ment, and La Maestra, which have invested in providing social 
services to residents in the community (Bliesner & Russell, 2013). 
However, despite these investments in social capital, residents in 
the area continue to struggle with finding employment opportuni-
ties with potential for career growth (ibid). 

Images Courtesy of PPD 531 Peers
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BACKGROUND BACKGROUND

SWOT ANALYSIS
To understand La Maestra, we conducted a SWOT analysis, breaking down the organization’s strengths, weaknesses, opportunities 
of growth, and threats. As noted below, La Maestra has a strong history and presence in City Heights; the organization is trusted for 
providing social services to meet the needs of the diverse and multicultural residents who live in the community. However, it currently 
lacks services address job training and placement, microfinance, micro-enterprises, and financial and environmental literacy, which are 
core portions of its Circle of Care Model. La Maestra has an opportunity to leverage the newly released workforce development plan in 
San Diego which calls for offering economic incentives for priority sector businesses to open and expand in low-to moderate-income 
neighborhoods like City Heights and Southeast San Diego to fill this gap in current programs. However, the organization must be care-
ful about what kinds of economic development programs it chooses to invest in. There is a fear that as City Heights continues to grow 
its economy, long-term residents and the diversity of immigrants who have called the neighborhood their home, will no longer be able to 
afford to live and work in the community. 

CLIENT GOALS
La Maestra is focused on providing a holistic, solutions-based 
approach to programs and services that meet the needs of thou-
sands of residents who are at or below the poverty level from the 
communities of City Heights, El Cajon, National City, and Lemon 
Grove (La Maestra Community Health Centers, 2016). The non-
profit organization began in 1986 by offering residents in City 
Heights access to legal, educational, and vocational services, 
and in 1990 expanded to provide residents with access to medi-
cal care, housing, employment and other services in line with 
their Circle of Care model (ibid). The organization is interested in 
strategically developing a long-term plan to purchase and rede-
velop property near its current location to maximize on its current 
strengths and fill gaps in their current model of care.

Financial Feasibility - We will focus on developing land for La 
Maestra that is financially sustainable in the short-term and long-
term. More specifically, we will identify potential anchor institu-
tions that can increase La Maestra’s access to funding options for 
constructing and maintaining the site. 

Increase Employment of Local Residents - City Heights has an 
unemployment rate of 13.3%, which is 3.7% higher than the City 
of San Diego, California. To address this gap in access to employ-
ment, we will identify potential activities at the site that will reduce 
the unemployment rate for residents in the neighborhood.

Efficiently Use Existing Space and Material - La Maestra must 
not only focus on employment opportunities, but also how to meet 
the housing, recreational, educational needs of residents, as well 
as address the sustainability and accessibility of the site. To en-
sure that all of their concerns are being addressed, we will identify 

what type of activities and site structures work best with the exist-
ing guidelines for development outlined by La Maestra. 

Maintain Culture - La Maestra is interested in preserving the cul-
tural integrity of different immigrant communities that reside in City 
Heights. We will identify the types of activities and site structures 
ensure that the cultural values and traditional practices of different 
groups are present in the development.

Promote Sustainability - La Maestra has noted one of their major 
goals is to build sustainably. In order to fulfill the goal, we will 
ensure all plans are economically viable, environmentally sound 
in construction and usage, and promote social equity in the larger 
City Heights community.

Create Affordable and Accessible Housing  - There is currently 
a shortage of affordable and accessible housing for low-income 
residents of City Heights. To address this issue, our plans will in-
crease housing options for families, veterans, and those transition-
ing through difficult periods of their life.

Increase Social Capital- In line with La Maestra’s Circle of Care, 
we will focus on identifying activities that increase the financial and 
environmental literacy or residents, encourage entrepreneurship, 
and increase job training and placement, so that residents have 
access to better job opportunities. 

Increase Public Transit Accessibility and Usage -  In line with 
the 2050 Regional Transportation Plan adopted by SANDAG 
(2016), we will use strategies to increase usage of public trans-
portation and active transportation for building residents and the 
surrounding community.

STRENGTHS WEAKNESSES

OPPOTUNITIES THREATS

- Strong history and presence in City Heights
- Trusted for  providing social services to meet the needs of di-
verse residents

- Currently lacks services addressing job training & placement, 
microfinance, micro enterprises, and financial and environmental 
literacy

- Newly released workforce development plan in San Diego
- Calls for offering economic incentives for priority sector busi-
nesses to open and expand in low-to moderate-income neighbor-
hoods like City Heights and Southeast San Diego.

- There is a fear that as City Heights continues to grow its econo-
my, long-term residents and the diversity of immigrants who have 
called the neighborhood their home, will no longer be able to af-
ford to live and work in the community. 
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PROPOSED SITE PLAN PROPOSED SITE PLAN

MEETING THE OBJECTIVES
The viability of our proposal is predicated on the feasibility of our recommendations.  By functioning through the lens of La Maestra’s 
circle of care philosophy, the aim of this plan is to present the client with a realistic development strategy that meets the above-listed 
objectives, which have been identified as priorities that are both context and project appropriate.  Using these themes to guide the plan 
approach has facilitated the creation of a well-rounded site redesign that we hope fits into the client’s budget and agenda.
 
We see La Maestra as a community institution that has the potential to assist in the exchange of social capital.  This proposal aims to 
maximize that interchange by focusing on a synergistic combination of the outlined objectives. The site breakdown further explains how 
our integrated-use proposal can potentially increase La Maestra’s capacity for social impact in the community. 

PHASING OF SITE PLAN
The proposed project would involve relocation of an existing 
residential building (historic blue house), demolition of 22 existing 
residential and commercial buildings, and construction of four new 
residential and institutional buildings, a community garden, and a 
children’s play area at the project site. 

Building A, which includes affordable housing, market-rate hous-
ing, senior housing, retail space, culinary incubator space, open 
space, and administrative space, would be constructed first at the 
southern portion of the project site. La Maestra’s administrative 
operation is currently located at the northern portion of the project 
site. Consequently, the construction of Building A would enable La 
Maestra to continue administrative operations and smoothly transi-
tion to the new administrative space once it becomes available. 

Building B, which includes the San Diego Community College 
District’s (SDCCD) training facilities, an event space, a commer-
cial kitchen, a rooftop garden, and subterranean parking, would be 
constructed second at the northern portion of the project site after 
La Maestra’s administrative operation moves into Building A. 

Building C, adjacent to Building A to the north, includes veteran 
housing, La Maestra’s educational programs (computer lab, music 
room, sound studio, class/trainings), and professional office space 
for VEDC, would be constructed third. The construction of the 
the last structure, Building D, adjacent to Building B to the south, 
includes transitional housing, professional office space for Chrysa-
lis, and various spaces for La Maestra’s programs (art, ceramic, 
woodshop, art gallery, sewing, weaving, jewelry, and dance/yoga). 
The final phase of the proposed project would involve the con-
struction of the community garden and children’s play area in the 
center portion of the project site.    
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PROPOSED SITE PLAN PROPOSED SITE PLAN

Building A, located at the southern portion of the project site, 
would involve the construction of a five-story building with approxi-
mately 2,000 SF of administrative space for La Maestra, 4,000 SF 
of culinary incubator space, 6,900 SF of ground floor retail, 6,000 
SF of open space, 24 at-grade parking spaces on the ground floor, 
and 79,200 SF of housing in the upper levels.  

The ground floor of the building would consist of the administrative 
space, culinary incubator space, ground floor retail, open space,  
and parking. As mentioned in the section above, the administrative 
space in Building A would be for La Maestra. 

There would be a total of four culinary incubator spaces and each 
would be approximately 1,000 SF. At approximately 1,000 SF, the 
four food service venues would have a sufficient amount of space 

space and the alley provides a natural connection, which would 
help create a more safe environment in the alley with eyes on the 
street.

Vehicular access for the at-grade parking garage would be pro-
vided from a driveway on Fairmount Avenue. The circulation of the 
garage would be restricted to one way. Only inbound movement 
would be allowed at the Fairmount access point. Only outbound 
movement would be allowed at the alley exit point. 

Meanwhile, the upper levels of Building A would be for residential 
uses including affordable market-rate housing for seniors (studio 
units) and families (2- and 3-bedroom units). The breakdown for 
the mix of uses, project costs and returns are shown in the adja-
cent conceptual pro forma.

The unit rents range from $796 per month for studios to $1,800 for 
3-bedroom units, which are market-rate but still well below asking 
rents for new apartments elsewhere in San Diego. In tandem with 
rents from retail spaces, the annual net operating income (NOI) 
is projected to be $1 million. Anticipating that the project will be 
constructed with a concrete podium for the ground floor retail and 
parking and the residential floors will be wood frame, the total de-
velopment cost (TDC) is projected to be approximately $17.2 mil-
lion. Assuming a 5 percent capitalization (cap) rate and La Maes-
tra seeking at least a 10 percent return on the sale of the building, 
the residual land value (the developer profit margin assuming the 
land is free) equals approximately $1.2 million. Additionally, the 
return on cost (ROC), which is the NOI divided by the TDC, equals 
6.1 percent, which is a return that is likely strong enough to attract 
investment capital. The capital structure is assumed to include 
80% conventional bank loan, 10% of equity, and 10% of grant 
funding. 

for a commercial kitchen, indoor dining area, display area, storage, 
and restroom (Refer to Appendix  A).

The ground floor retail would be located at the corner of Polk Av-
enue and Fairmount Avenue. At this strategic location, the retailer 
would be highly visible and accessible to all modes of transporta-
tion, including pedestrians, transit riders, bicyclists, and automo-
biles. 

The open space would be accessible from within Building A, 
Fairmount Avenue, and the alley. The open space would be open 
to the public during Building A’s normal business hours. There 
would be a children’s play area, landscaping, and outdoor seating. 
Customers of the culinary incubators may enjoy their ethnic foods 
in the open space. The undefined boundaries between the open 

BUILDING A: MIXED USE
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PROPOSED SITE PLAN PROPOSED SITE PLAN

Currently, only 40% of City Heights residents have achieved more 
than a high school education. This is extremely low compared 
to the City of San Diego population average, of which 71% have 
achieved more than a high school education (Social Explorer, 
2016). The institutional uses, located in building B, will be focused 
on training students for certification in various health professions.  
This training will be directed in two areas: nursing education and 
child development.  The training facility can help La Maestra 
address one section of the Circle of Care, job training and place-
ment.  A possible collaboration between the San Diego Commu-
nity College District and La Maestra would allow La Maestra to uti-
lize bond funds (the total available pool is approximately $870MM, 
per Prop. N17) allocated to the SDCCD for the construction of 
the building while providing a new satellite location for the district.  

ment opportunities will work in tandem with the proposed class-
rooms and La Maestra’s existing health care facilities, building on 
the strengths of the organization.

Building B is located at the northern end of the site, the southeast 
corner of Fairmount and Orange avenues. It is four stories tall with 
a total lot coverage of 14,400 SF.  There is a total of 57,600 SF 
of usable space in the building, with the majority (41,600 SF) of 
that being devoted to classrooms and lecture halls for the educa-
tional programs.  14,000 SF of the building has been requested 
for use by La Maestra for a commercial kitchen, event space, and 
children’s classrooms.  The ground floor with hold the commercial 
kitchen, event space, and children’s classrooms; upper floors will 
hold the training facility uses.

As shown in the adjacent pro forma, the TDC for this building 
totals approximately $19.5 million. This is anticipated to be paid for 
entirely by a Community College District Bond.

There are currently seven continuing education centers operated 
by the SDCCD.  With this potential partnership, the La Maestra 
campus could possibly be the 8th.

SDCCD already offers degree and certificate courses in both nurs-
ing and child development.  Their nursing program is accredited 
by the California Board of Registered Nurses and the Accredita-
tion Commission for Education in Nursing (ACEN).  This program 
is designed to prepare students for careers as registered nurses.  
The child development courses offered through the SDCCD cul-
minate in an associate’s degree and various certificates related to 
the processes of child growth, including physical, and emotional 
development.  Certificate programs aim to prepare students for ca-
reers in daycare and teaching professions. The proposed employ-

BUILDING B: TRAINING FACILITIES
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PROPOSED SITE PLAN PROPOSED SITE PLAN

Building C, located directly north of Building A, would involve the 
construction of a four-story building with approximately 1,000 SF 
of computer lab space, 1,400 SF of music room space, 200 SF 
sound studio space, 1,000 SF of training space, and 3,300 SF of 
professional office space for VEDC on the ground floor and 20,700 
SF of veteran housing in the upper levels,  . 

La Maestra is interested in creating affordable housing for veter-
ans. The State of California is home to nearly two million veterans, 
which is the largest veteran population in the nation (CA Dept. of 
Housing & Community Development, 2016). On any given night, 
over 25 percent of the nation’s homeless population are homeless 
veterans (ibid).Of California’s extremely low-income veteran renter 
households, 79 percent are spending more than 50 percent of 

create more than 27,000 jobs (VEDC, 2016). The organization’s 
success has earned a reputation for helping small businesses un-
able to qualify for traditional bank financing. VEDC would be able 
to assist interested entrepreneurs and businesses in the informal 
sector to transition to the formal sector.  

The unit rents are targeted to individuals earning 35 percent and 
below of the Area Median Income. As such, rents equal $496 per 
month for 1-bedroom units. Anticipating that the project will be 
constructed as entirely wood frame, the total development cost 
(TDC) is projected to be approximately $4.9 million. As a very 
low-income affordable housing development, the project neces-
sarily has a negative profit margin and a very low return on cost. 
The capital structure is fairly complex and is assumed to include 
30% conventional bank loan, 20% SDHC loan, 10% AHP loan, 5% 
VHAF funding, 10% Home Depot Veterans Housing grant, 20% 
Low-Income Housing Tax Credits, and 5% from revenue carried 
over from Building A.

their income on housing (ibid). The veteran housing component of 
Building C would be on the second, third, and fourth floors. There 
would be a total of 21 units. Each unit would be approximately 728 
square feet. 

Meanwhile, La Maestra’s programs on the ground floor would be 
for educational uses such as a computer lab, music room, sound 
studio, and class/trainings as well as VEDC.   

A nonprofit organization, VEDC offers small business loans and 
micro-financing. The nonprofit’s mission is to help create jobs 
and promote economic development in underserved communities 
(VEDC, 2016). VEDC has been able to loan more than 360 mil-
lion dollars, serve more than 100,000-plus small businesses, and 

BUILDING C: VETERAN HOUSING, 
LA MAESTRA PROGRAMS & VEDC
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PROPOSED SITE PLAN PROPOSED SITE PLAN

Located directly south of Building B, Building D would involve the 
construction of a four-story building with approximately 4,000 SF 
of professional office space for Chrysalis on the ground floor and 
13,800 SF of transitional housing on the third and fourth floors. 
Additionally, Building D would include the following programs on 
the ground and second floor for La Maestra:

Art Space (1,200 SF)
Ceramic Space (1,200 SF)
Woodshop (1,200 SF))
Art Gallery (1,500 SF)
Sewing Space (1,200 SF)
Weaving Space (1,200 SF)
Jewelry Space (900 SF)
Dance/Yoga Space (1,400 SF)

clients permanent and stable jobs. In 2014, some of the nonprofit’s 
success include securing employment for approximately 2,146 cli-
ents and helping clients earn nearly three million dollars in wages 
(Chrysalis, 2016). Chrysalis would be able to help individuals with 
trouble finding and maintaining work learn how to be successful in 
the formal workplace.

The unit rents are targeted to individuals earning 30 percent and 
below of the Area Median Income. As such, rents equal $340 per 
month for studio units. Anticipating that the project will be con-
structed as entirely wood frame, the total development cost (TDC) 
is projected to be approximately $4.1 million. As a very low-income 
affordable housing development, the project necessarily has a 
negative profit margin and a very low return on cost. The capital 
structure is assumed to include 30% conventional bank loan, 20% 
SDHC loan, 10% AHP loan, 35% Low-Income Housing Tax Cred-
its, and 5% from revenue carried over from Building A. 

La Maestra is currently utilizing the existing historic blue house on 
the project site as transitional housing. The relocation and change 
in use of the blue building would require a new space for transi-
tional housing. As a result, the construction of 28 transitional hous-
ing units on the third and fourth floors of Building D would provide 
a new clean, safe, and discreet living space for human trafficking 
victims. Each unit would be approximately 338 SF. There would 
be an approximately 1,200 SF shared kitchen and dining area on 
both floors as well.      

Chrysalis, a nonprofit job training and placement organization, has 
a variety of services to assist homeless and low-income individu-
als such as job readiness, job search, transitional job program, 
and post-employment support. Chrysalis is committed to finding 

BUILDING D:  TRANSITIONAL HOUSING, 
LA MAESTRA PROGRAMS, & CHRYSALIS
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RECOMMENDED COMPONENTS RECOMMENDED COMPONENTS

CULTURE
To preserve the multicultural history of La Maestra’s work in the 
community, we would move and reuse the currently existing Blue 
House as a museum in a nearby location. The museum will pro-
vide La Maestra a space to write their own unique story about 
both the community and their role in it. It will serve as a location 
where residents can go to learn about the history of City Heights 
and share the struggles of working-class residents in the city.

In addition, to promote a sense of community among residents, 
store owners, and the schools, we will allocate space for a com-
munity garden on the development. The community garden will be 
a space that not only fosters greater community among residents, 
but also serves as an area where residents can grow healthy fruits 
and vegetables common to their daily cooking practices. 

Lastly, the development will provide an incubator space for resi-
dents and nearby informal businesses to formalize. Currently, 
over 2,000 businesses are located within City Heights. Of these, 
97% are considered small, with nearly equal amounts operat-
ing in formal and informal capacities (Social Explorer, 2016) This 
building would increase the social capital and employment of local 
residents interested in formalizing their businesses. Tenants from 
the City Heights Farmer’s Market and other local residents will be 
given priority to lease out stalls.

would otherwise strain a building’s cooling and ventilation sys-
tems, helping to cut down energy costs. Living walls are fairly inex-
pensive and provide community development opportunities similar 
to community gardens through creating events out of making the 
structures, planting them, and erecting them.
 
Permeable Paving, Bioswales, and Drought Tolerant Land-
scaping - The project site should aim to maximize permeable 
surfaces and minimize non-permeable surfaces like concrete in 
order to capture and recycle water, especially in consideration of 
the Western United States’ current drought. Such tools include 
permeable paving, bioswales, and drought tolerant landscaping. 
The site’s landscape should consist of soil, gravel, and native plant 
species that efficiently absorb and retain water.
 
Water Cisterns - Water cisterns are relatively small, on-site tanks 
or reservoirs that collect rainwater and filter and redistribute that 
water throughout the building, decreasing the building’s depen-
dence on externally sourced water and saving on utility costs.
 
Graywater - Graywater is a water reclamation system that cap-
tures non-potable water and channels its reuse throughout the 
building for other non-potable uses, such as in laundry and dish 
washing machines and landscape irrigation. 

SUSTAINABILITY
Although the design and integration of sustainable elements is 
beyond the scope of this stage of the project, we understand that 
environmental sustainability is a top priority for any of La Maes-
tra’s new developments. Additionally, investment in energy- and 
water-efficient design today will benefit the operation and main-
tenance of the project in the long term, as well as benefitting the 
world at large. Revenue generated via California’s cap and trade 
program can be leveraged for projects that include sustainable 
measures and can quantify reductions in greenhouse gas emis-
sions. As such, a menu of recommended sustainable features and 
their implementation potential is included here for the project as it 
moves forward.
 
Solar Panels - Given San Diego’s abundant sunshine, harness-
ing solar energy is one of the most obvious and cost-efficient 
approaches to sustainable design. It is also relatively financially 
feasible in light of the availability of government incentives, such 
as the Property Assessed Clean Energy (PACE) program.
 
Green Roofs - Green roofs reduce energy use while treating 
stormwater and pollution effects (including CO2). A green roof can 
be anything from a layer of ground cover to a recreational roof 
deck that improves the economic value of the building. Note: A 
roof deck is not a green roof, a minimum of 30% of the roof sur-
face needs to be covered in potted or in ground plants. Cool roofs, 
which are roofs painted white or another low-heat absorbing color, 
can be considered as an alternative if a green roof is not possible.
 
Living walls - Living walls are tiered, exterior planter boxes typi-
cally made from affordable materials such as wood. They act as a 
more natural form of insulation for buildings, absorbing heat that 

Solar Panals Green Roofs

Living Walls Pemeable Paving

Water Cisterns Graywater
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RECOMMENDED COMPONENTS

TRANSPORTATION 
The project site is steps away from San Diego’s Rapid Bus system 
which provides speedy access to Downtown, a major employment 
center. City Heights residents also use public transit more than 
average for San Diego and rely less on individual automobiles. 

As such, we have designed the project to minimize costly space 
for parking and to support bicycling and public transit use. Such 
measures include transit passes for the buildings residents, paid 
for by the building manager, and advocating for locating Deco 
Bike, San Diego’s bike share system, at the site. 

Additionally, while the goal was to minimize parking in the project 
itself, the redeveloped site will be more urban and have fewer 
curb cuts than its current state, which will effectively provide ap-
proximately 60 on-street parking spaces for the neighborhood. 

FUNDING MECHANISMS

COMMUNITY COLLEGE BOND (PROP N)
Votes in San Diego approved Proposition N on November 7, 2006 
by majority election. The proposition provides the Community 
College District with $870 million in general obligation bonds for 
the acquisition, construction, renovation, repair and modernization 
of certain District property and facilities and to refund or advance 
refund certain obligations of the District. 

“The San Diego Community College District (the “District”) serves 
approximately 100,000 students per semester as represented by 
five voting districts within Greater San Diego. The District currently 
operates San Diego City College, Miramar College, Mesa College 
and Continuing Education, which provide post-secondary instruc-
tion in an array of educational classes, programs and services. 
The colleges offer associate degrees in the arts and sciences, in 
addition, Continuing Education offers advanced and basic certifi-
cates of learning” (Proposition N, 2006).

CALIFORNIA ENDOWMENT
The California Endowment is a private, statewide health founda-
tion, established in 1996 to expand access to affordable, quality 
healthcare for underserved individuals and communities, and to 
promote fundamental improvements in the health status of all 
Californians. The California Endowment is choosing to invest in 
Building Healthy Communities (BHC), a 10-year, $1 billion pro-
gram. Fourteen communities across the state are working to 
create places where children are healthy, safe and ready to learn. 
BHC is focused on prevention and strategies aimed at changing 
community institutions, policies and systems.

TRANSIT ORIENTED DEVELOPMENT 
HOUSING PROGRAM 
The Transit Oriented Development Housing Program provides 
low-interest loans to fill the financing gap for rental housing de-
velopments that include affordable units, and provides mortgage 
assistance for homeownership developments. Cities and counties, 
transit agencies, developers, and redevelopment agencies can 
apply for loans for the development and construction of housing 
development projects within one-quarter mile of a transit station. 
The program also provides grants for the provision of infrastruc-
ture necessary for the development of higher density uses within 
one-quarter mile of a transit station. 

A single housing developer applicant or single housing devel-
opment, including any affiliates,  can qualify for a program loan 
or grant, or combination of two for up to $17 million per funding 
round. The total maximum amount of Program assistance for 
applications based on a single Qualifying Transit Station and all 
awards of Program funds over the life of the Program shall be $50 
million.

The proposed project is eligible since it would involve affordable 
housing units, a new construction, and La Maestra owns the proj-
ect for which the credits would be awarded, and it is located near 
several transit stations.
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  FUNDING MECHANISMS

LOW INCOME TAX CREDITS
The California Tax Credit Allocation Committee (CTCAC) is re-
sponsible for administering the federal and state Low-Income 
Housing Tax Credit (LIHTC) Programs in the State of California. 
The purpose of both programs is to encourage private investment 
in affordable rental housing for households meeting certain income 
requirements (California Tax Credit Allocation Committee, 2016).

The Federal LIHTC Program has two types of federal tax credits 
available: nine percent (9%) and four percent (4%) credits. These 
terms refer to the approximate percentage of a project’s “qualified 
basis” a taxpayer may deduct from their annual federal tax liability 
in each of ten years (ibid). The program is administered by Internal 
Revenue Service and is regulated through Internal Revenue Code 
Section 42. Based on Annual Federal Credits Available for 2015, 
each state has an annual housing credit ceiling of $2.30 per capita 
for 9% Low Income Housing Tax Credits (ibid). The housing credit 
ceiling of $2.30 is multiplied by the state’s total population to deter-
mine approximate amount of tax credits available for distribution. 
As a result, in 2015, the State of California has nearly $90 million 
worth of tax credits (38.8 million people x $2.30).  

The State of California also authorizes a state low-income hous-
ing tax credit program to augment the federal tax credit program. 
The state program does not stand alone. Additionally, it would only 
be available to a project which has previously received, or concur-
rently receiving, an allocation of federal credits. The state credit 
ceiling for 2015 is close to $94 million (ibid). This number may 
increase due to unused or returned credits. Unlike the ten-year 
federal allocation period, investors would be able to claim the state 
credit over a four-year period (ibid). 

For the most part, credits are sold to corporate or individual inves-
tors, who would claim a dollar-for-dollar credit against their tax 
liability over a ten-year period (ibid). 

The proposed project is eligible since it would involve rental hous-
ing, new construction, and La Maestra owns the project for which 
the credits would be awarded. La Maestra would be able to qualify 
for 4% credits by-right. However, in order to receive 9% credits, 
La Maestra would have to partner with a developer with previous 
experience in developing affordable housing using tax credits. 

PROP 41
California Proposition 41 (Prop 41), the California Veterans Hous-
ing and Homeless Prevention Bond Act (Assembly Bill 639), has 
approximately $600 million in bonds to provide assist with acqui-
sition, construction, rehabilitation and preservation of affordable 
multifamily housing for veterans and their families to allow veter-
ans to access and maintain housing stability. Prop 41 authorizes 
the state to provide local governments, nonprofit organizations and 
private developers with financial assistance, such as low-interest 
loans, so that they may construct, renovate and acquire afford-
able multifamily housing for low-income veterans and their families 
(Ballotpedia, 2014). According to the California Department of 
Housing and Community Development, approximately $75 million 
is being made available under the October 2015 Notice of Funding 
Availability (NOFA) and approximately $400 million will be offered 
in subsequent years (California Department of Housing and Com-
munity Development, 2016). The veteran housing component in 
Building C would qualify the proposed project for Prop 41.  

FUNDING MECHANISMS

CALIFORNIA DEBT ALLOCATION COMMITTEE
The California Debt Allocation Committee’s Qualified Residential 
Rental Projects Program (QRRP) enable State and local govern-
ment agencies and joint powers authorities to issue tax-exempt 
housing revenue bonds. The bonds would assist developers of 
multifamily rental housing units acquire land and construct new 
units (California State Treasurer, 2016). With tax-exempt bonds, 
developers would pay a low interest rate. The financially friendly 
bond would incentivize developers to produce market rate and 
affordable rental housing for low and very low-income households. 
Bond Authority for Rental Projects is awarded to the following 
three sub-pools:

   1. General Pool: Projects having more than 50% of total units 
       designated as Restricted Rental Units;
   2. Mixed Income Pool: Projects having 50% or fewer of total 
       units designated as Restricted Rental Units;
   3. Rural Project Pool: Projects located in a rural area as defined
       by California Health and Safety Code Section 50199.21 but 
       shall not include a Mixed Income Project.

Additionally, projects that receive an award of bond authority 
would reserve the right to apply for non-competitive 4% tax credits 
(ibid). The proposed project would involve the acquisition of land 
and construction of new market rate and affordable rental hous-
ing for low and very low-income households, so the project would 
qualify for the QRRP. 

CALIFORNIA COMMUNITY 
REINVESTMENT COOPERATION
The California Community Reinvestment Corporation (CCRC) is a 
multifamily affordable housing lender. The CCRC serves the entire 
State of California. The CCRC specializes in programs for families 
and seniors, citizens with special needs and mixed-use develop-
ments. The CCRC has approved over $1 billion in loans for afford-
able housing, creating 38,000 homes for households earning 60% 
or less of the area median income (California Community Rein-
vestment Corporation, 2016). The CCRC works with profit and 
nonprofit developers. The loan programs through the CCRC help 
with acquisition, intermediate programs that provide acquisition, 
rehabilitation, and permanent mortgage for existing housing stock 
in need of repair, and forward commitment programs for planned 
new construction (ibid). The proposed project would involve fam-
ily and senior housing. As a result, La Maestra and the developer 
would be able to receive a loan from the CCRC to help with acqui-
sition and construction.
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  NEXT STEPS

IMPLEMENTATION STRATEGY
We believe that the San Diego Community College District is the 
best partner for La Maestra in this endeavor because of its proven 
commitment to providing educational enrichment opportunities 
throughout the county.  There are already 3 main campuses and 
6 “Continuing Education” satellite campuses in the district.  One 
of these campuses is the Mid City Continuing Education Center, 
located approximately half a mile down the road from our site.  
There is also a health science middle and high school located just 
0.77 mile away from the site.  The Mid City Continuing Ed Center 
(SDCCD) offers courses in ESL and citizenship, basic business 
math, computer literacy basics, economics, GED prep, and other 
practical skills.  A second campus within such a close proximity 
with complimentary services - such as our proposal - could possi-
bly foster corridor movement along Fairmount Ave.  This potential 
economic development catalyze would be beneficial for the com-
munity college district, La Maestra, and City Heights as a whole.  
The development approaches below outline how both parties can 
benefit from this relationship.

REFERENCE

In terms of initial steps in implementing this plan, we have identi-
fied two possible options for the subdivision of the site.  One is to 
buy out the liquor store with bond money using eminent domain. In 
this scenario SDCCD owns and operates the land and La Maestra 
gets space within the training facility building for the commercial 
kitchen and the event space. The other option is for La Maestra to 
buy the land outright and retain full ownership, while ground-leas-
ing to SDCCD who then builds the building using bond funds.
 
RECOMMENDATIONS
- Seek partnership with SDCCD
- Seek partnership with developers who have experience using 
  Federal and State LIHTC 
- Seek new individual and corporate donors preferably outside of
  San Diego County by holding a fundraising event 
- Follow a phasing plan to save time and money 
- Gather support from various community leaders and members
- Speak with opposition to help improve project and build rapport
- Find and secure a vacant site to relocate Historic Blue Building
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dtlarealestate.com Donegan McCuaig — (213) 304-4727

Retail Property For Lease

Total Space
Available:

980 SF

Rental Rate: $3.50 /SF/Month
Property Type: Retail
Property Sub-type: Restaurant
Building Size: 213,560 SF
Year Built: 1911
Lot Size: 15,299 SF
Zoning Description: C2
Listing ID 19669336
Last Updated 14 days ago

1 Space Available

Cafe/Bakery Space Sublease/Sale
105 E 6th St, Los Angeles, CA 90013

Find Out More...

Semi Sweet Space Space Available: 980 SF

Rental Rate: $3,430 /Month

Space Type: Restaurant

Lease Type: NNN

Date Available: Apr 2016

Lease Term: 56 Months

Incredible Opportunity

Highlights
Existing Vent/Hood/Stove
Lots of other equipment
Existing Restaurant Permits

Display Rental Rate as Entered
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Map of 105 E 6th St, Los Angeles, CA 90013 (Los Angeles County)

Description
BUSINESS FOR SALE! Incredible opportunity for a restaurateur to get an existing permitted
cafe/bakery in an extremely popular area of Downtown LA's Historic Core. This block has a ton of
incredibly popular bars and restaurants including Las Perlas, Black Sheep, The Varnish, Coles, Red
Line, The Association, Artisan House, Mignon, and Ohana Poke! The space is available with
$115,000 key money. New tenants must be approved by master lessor. Restaurant space with
active permits and vent/hood in Downtown LA is in huge demand this space will not last long so
call now. Serious inquiries only.
DISCLOSURES: The information contained herein is deemed reliable but was obtained from third
parties and has not been independently verified by DTLA Real Estate and is therefore not
guaranteed. Brokers/agents are not qualified to act, consult, make conclusions, and/or provide
advice with respect to legal, tax, environmental, licensing, permitting, architectural, building code
and construction, soils-drainage, and/or any other such matters, so for these things you should
refer to the appropriate expert of your choice. Pictures shown might not be of the actual
particular available space, but of a similar one in the same building. As commonly practiced in
commercial real estate, if there is a common area, square feet quoted is the gross square feet and
includes a portion/load factor of the building's common areas. Rent rate and terms on all of DTLA
Real Estate's advertisements and correspondences are subject to change so the final rent rate and
terms are not valid or binding until a written lease has been signed by lessor and lessee. Please see
our web-site for full disclosures. Lic#01753250

Additional Photos
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Stafford Commercial Real Estate Roger Merians — (323) 655-0277

Retail Property For Lease

Total Space
Available:

795 SF

Rental Rate: Negotiable
Property Type: Retail
Property Sub-type: Restaurant
Building Size: 5,400 SF
Listing ID 19698467
Last Updated today

1 Space Available

SILVERLAKE SANDWICH / CAFE FOR LEASE
3206 W SUNSET BOULEVARD, Los Angeles, CA 90026

Find Out More...

Space 1 Space Available: 795 SF

Rental Rate: Negotiable

Space Type: Restaurant

Lease Type: NNN

Date Available: Mar 2016

Description
GREAT LOCATION  
CONCRETE FLOORS  
JUST UNDER 800 SQ FT SANDWICH SHOP / CAFE / TAKE AWAY
AT DESCANSO  
BLOCK AWAY FROM KNUCKLE AND CLAW

Display Rental Rate as Entered

3/22/2016 LoopNet  SILVERLAKE SANDWICH / CAFE FOR LEASE, Restaurant, 3206 W SUNSET BOULEVARD, Los Angeles, CA

http://www.loopnet.com/xNet/MainSite/Listing/Profile/PrintProfile.aspx?LID=19698467&ShowAudit=false 3/3

SILVERLAKE SANDWICH / CAFE FOR LEASE

SILVERLAKE SANDWICH / CAFE FOR LEASE

SILVERLAKE SANDWICH / CAFE FOR LEASE

3/22/2016 LoopNet  SILVERLAKE SANDWICH / CAFE FOR LEASE, Restaurant, 3206 W SUNSET BOULEVARD, Los Angeles, CA

http://www.loopnet.com/xNet/MainSite/Listing/Profile/PrintProfile.aspx?LID=19698467&ShowAudit=false 2/3

Map of 3206 W SUNSET BOULEVARD, Los Angeles, CA 90026 (Los Angeles
County)

Additional Photos

SILVERLAKE SANDWICH / CAFE FOR LEASE
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INTRODUCTION

City Heights is one of the most culturally diverse communities in 
San Diego. Like many gateway neighborhoods, City Heights has 
undergone significant changes over the last decades.  La Mae-
stra Community Health Center sits at the center of that flux and 
has provided vital support services for the last 24 years.  Since 
its inception in 1986, La Maestra Amnesty Center, has worked to 
improve the conditions of the residents of City Heights and the sur-
rounding community.

Beyond providing healthcare, La Maestra provides an array of 
community services centered around their Generations After 
School program for children and young adults. The Generations 
program, along with the full spectrum of La Maestra’s cultural and 
educational programing provides a holistic approach community 
empowerment. Their work in the community extends towards 
adults as well with employment and jobs training, farmers markets 
and other cultural events.

To date, La Maestra has grown not only in physical size but also 
in the programs that it provides for its 80,000 visitors it receives 
on a yearly basis. The proposed development project will follow in 
the mission and principles of La Maestra as it strives to continue a 
provide services to the community. The vision of our proposed de-
velopment will hold a strong emphasis in creating a vibrant space 
which promotes community development. We propose to create 
a space which embraces the rich cultural diversity of City Heights 
by stimulating the local economy, arts and housing needs of the 
community.
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This specific proposal seeks to capitalize on the rich cultural con-
text of the City Heights neighborhood and complement the existing 
cultural programming in the surrounding area. The site will also 
provide retail opportunities, particularly for smaller businesses. 
The housing available on the site will include a combination of Af-
fordable family, transitional and veterans housing. 

The goal of this proposal will be to create a holistic Community 
Center that equally serves the needs of the people living on site 
and the surrounding neighborhood. The Community Center will 
seek to centralize services and people and in doing so, take ad-
vantage of our greatest strength as a society: our ability to learn 
from each other. The Community Center will be open to all and 
provides spaces and activities for neighbors interact and partici-
pate. 

Recommended programming within La Maestra Community Hub 
will include indoor and outdoor classroom activities. Indoor class-
rooms will provide educational classes, job training, art, music 
and dance programs. Classroom sizes have been designed to fit 
varied levels of  instruction throughout. The design of La Maestra 
Community Hub also includes opportunities for outdoor classroom 
instruction. 

A spatial analysis of the surrounding area shows that there is a 
need for open spaces local residents to participate in active life-
styles. Additionally, the our design team has  chosen to capitalize 
on the picturesque San Diego climate to provide services outdoors 
such as yoga and art classes, play areas and community garden. 
Through the creation of La Plazita open air corridor we also intend 
to create a community gathering space which contains a flexible 
Outdoor Event Space. 

RECOMMENDATIONS

• Indoor and outdoor Community Center as the focal point of the 
site 

• Prioritize low-density, human scale development near commu-
nity spaces 

• Create a sense of openness with the streetfront

• Provide varying types of open space throughout the site

• Activate the Alley by connecting it to open space and pedes-
trian circulation

• Prioritize spaces the facilitate cultural programing

• Provide opportunities for indoor and outdoor community gath-
ering spaces

• Keep and Convert ‘Blue House’ to art exhibition space

• Provide housing as requested by the client. A combination of 
veterans, transitional and family housing will total 64 units 

• Provide smaller retail units to promote smaller, entrepreneurial 
businesses 

• Separate transitional housing from areas where children will 
be most present including outdoor play area, classrooms and 
family housing

GOAL
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SITE PLAN SITE PLAN

Located towards the North end of the site (see fig. 1) is a 3-story 
Mixed-Use building dedicated to retail spaces and transitional/vet-
eran housing. The lower level retail space is street facing towards 
both Fairview Street and Orange Ave. The corner of Fairmont and 
Orange Ave is considered a heavier pedestrian and car traffic as 
per previous research, and this attribute can maximize the use of 
retail spaces on the ground floor. Additionally, access to the retail 
will be available through the courtyard area. The second floor of 
the mixed use building  is specific to veteran housing while the 
third floor is strictly reserved for transitional housing needs.  

Directly South of the mixed-use building is the sub-courtyard, 
which we are calling “La Plazita” (see fig.2), which acts as a con-
ductor for foot traffic between the North end of the site, Fairmont 
Blvd, the adjacent alley and the Community Center. La Plazita is 
designed as a welcoming space for community members as it cre-
ates a communal space for interaction. “La Plazita” would be an 

ideal place for informal business activities, farmer’s market  and/or 
night market.

The Community Center, located in the heart of the site, contains a 
dedicated events center, classroom facilities, a commercial kitch-
en, dining space and administration office space. Centered in our 
design is the welcoming curvature which designates the entrance 
to the classrooms, and the staff office buildings. This building has 
direct access to the Events Center which has been designated to 
cater to community and cultural events of the area. The southern 
sections of the community center are dedicated for educational 
uses such as art & craft, kids’ education, dance studio, and voca-
tional education. This structure is facing the welcoming community 
courtyard (see fig. 3).

Family Housing

outdoor

Community CenterMixed-Use Building

Parking

F1

F1

C1

C2

C3

C4

C5
C6

C7

Mixed-Use

Figure 2: Mixed Use Building: View from Northwest Corner of Fairmont Ave and Orange Ave.

Figure 3: La Plazita: View from Fairmont Avenue facing East.
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 TABLE OF PROGRAMS

The current “blue house” is converted to an art gallery and flexible 
space (see fig.4). The landmark will be serve as community exhibi-
tion space. Around the gallery, there will be a community garden. 

The location is ideal for urban farming, since there is no 
underground structure underneath and enough sunlight from the 
South. The front yard of the “blue house” is designed as outdoor 
activities, such as meditation, yoga class, and outdoor art class. 
This front yard and the community gathering place are more inter-
nal open space, where “La Plazita” is designated for public open 
activities.

Finally, two 2-story family housing buildings located on the South 
side will have a protected playground area between the two 
buildngs.  Smaller retail spaces will be located on the streetfront. 
These spaces could house small food or service-related retail 
such as a cafe.

SITE PLAN

Use Space Requested (sq. ft.) Space Provided (sq. ft.) Note 

Transitional 6,480 10,400 24 Units 
Family 27,600 26,000 24 Units 

Veteran 20,000 10,400 16 Units 
Indoor event space 5,000 3,600  

Outdoor event space N/A 2,400 Proposed 

Art gallery 1,000 1,500 Blue House 
Art Studio N/A 1,500 Blue House 

Art Class space 800 1,000  
Ceramic space 800 1,000  

Wood shop 800 1,000  
Sewing space 800 1,000  

Weaving space 800 1,000  
Jewelry making space 800 1,000  

Zumba/yoga/ dance 1,225 2,000  
Music rooms  1,000 1,000  
Sound studio 200 500  
Computer lab 800 1,000  

Kid’s classrooms 6,000 6,000  
Class/training space 1,000 2,000  

Commercial kitchen/eating space 1,000 2,000  
Admin space 2,000 5,000  
Retail space 1,000 8,400  

Micro Businesses N/A 2,000 Proposed 

Total Built Spaces 79,105 91,700  
Community garden/ chicken coop/sheds 2,900 3,000  
Community open space/farmers market N/A 7,500 Proposed 

Outdoor play area 2,500 2,500  
Gazebo/ reflection/ courtyard garden 100 10,000  

Total Open Spaces 5,500 23,000  Figure 5:  “Blue House” and Community Garden: View from the alley facing West.

Figure 3: Commuinty Center Entrance: View from Fairmont Avenue facing East.

Figure 4:  “Blue House” and Community Center: View from Fairmont Avenue facing East.
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The project proposal will encourage multi-modal transportation 
and establish pedestrian oriented streets to improve the over-
all neighborhood quality.  Current conditions are inadequate for 
pedestrian activity, lack open space, connectivity, and prioritize 
cars. To activate the alley and enhance connectivity, the proposal 
will create access points between the Fairmont Avenue sidewalk 
and the alley.  The project design will also incorporate wider set-
backs to create open space and encourage pedestrian circula-
tion throughout the site.  Enhanced streetscaping throughout the 
sidewalk will include trees, landscaping, benches, and improved 
lighting at night.

The proposal will also identify opportunities for bike racks and 
encourage transit ridership.  To encourage bike ridership, the 
proposal recommends providing an operating space for organiza-
tions like Bikes Del Pueblo. Bikes Del Pueblo is an educational 
bicycle co-op that is currently active with the City Heights Farmers 
Market every Saturday to provide services for local residents. This 
traveling bike-co works with kids and young adults to help them 
repair and customize their bicycles. The site will provide space for 
a bike co-op of this sort to store their equipment and offer a work-
space for bikes. Programs like these not only promote bicycle use, 
but they also teach safety and hands-on learning opportunities to 
children. 

Given that San Diego’s bike share program is not anywhere within 
City Heights, the bike co-op can initiate an affordable bike sharing 
program with other nearby bike collectives and co-ops. This pro-
gram would offer a combination of new, used and repaired bicy-
cles to residents and neighbors. Residents of the complex would 
be able to rent bike from the space and other neighbors would 
be able to apply for the same service. Bike would be rented and 
returned to the bike co-op on site. 

MOBILITY TRANSIT

As an initial opportunity, La Maestra can help residents and neigh-
bors apply for reduction of transit passes through the Metropolitan 
Transit System (MTS). The MTS has an application system for 
senior citizens, Medicare recipients, people with disabilities who 
qualify under the Americans with Disabilities Act and youth ages 
6-18. La Maestra can offer programs and campaigns to raise 
awareness and sign people up for these reductions. 

La Maestra can all build in incentives for transit users in their 
programming. For instance, La Maestra can commit to providing 
a discount for classes or event spaces for those enrolled in the 
reduced transit program. Potentially all programming and event 
retail outlets on the site could provide discounts for transit users, 
further promoting public transit.  As a final opportunity La Maestra 
can provide would be providing transit passes to its direct employ-
ees and residents.  MTS currently offers employers the ECO Pass 
Program which offers a discounted rate for pre-purchasing month-
ly passes for employees. 

The San Diego Zoning Code designates the project site within a 
Transit Overlay Zone. This reduces parking requirements for differ-
ent components and uses of the project. The total required parking 
for the project site is calculated at 105 spaces under current zon-
ing. This calculation is based off the proposed uses and site plan. 
The new site will contain 100 spaces of parking in a one story, 
underground parking structure. The footprint of the underground 
structure will be 120’ x 330’ and will be located at the northern end 
of the site. By offering transit passes to residents and employees 
as well as promoting alternative forms of transportation, it justifies 
the 8% reduction in parking spaces required under city code. 

Automobiles will enter and exit the parking structure through a 
ramp the deposits onto Orange Avenue. In order to alleviate pos-
sible traffic congestion, we propose elongating the left turn lane 
facing west on Orange Ave. Doing so will provide adequate space 
for cars to enter the parking structure and improve traffic circula-
tion along Orange Avenue. 

The parking will be located underground to create more opportu-
nities for open space above. With underground parking, building 
above ground will have less footprint and be lower. This design 
choice will provide a more welcoming pedestrian experience and 
allow greater possibilities to activate the alleyway as well as con-
nect the entire site with walkways. 

Parking is to be charged only for retail uses at a similar rate as 
nearby facilities.  Our proposal will follow La Maestra’s current vali-
dation protocol which validates parking for community members 
it provides services for.  Additional parking revenue will be gener-
ated by charging parking fees to set aside a reserved amount of 
parking spaces for patrons renting the event facilities.  Residents 
of the site will have designated parking spaces to accommodate.

PARKING

Figure 5:  “Blue House” and Community Garden: View from the alley facing West.

Figure 6:  Outdoor/Indoor Event Space & La Plazita: View from the alley facing Southwest.
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The plan will incorporate a series of streetscape improvements 
to the streets surrounding the site. These improvements will be 
guided by the City Heights Greening Plan. These include: 

Fairmount Ave 
*Identified as a Transit Focused Green Street 
• New planted parkway with water infiltration features and 

drought tolerant species 
• Native Tree Species, consistent with site and other streets 
• African Fern Pine and Marina Madrone 
• Pedestrian Scale Lighting

Orange Ave 
*Identified as a Pedestrian/Bicycle Focused Green Street
• New planted parkway with water infiltration features and 

drought tolerant species 
• Native Tree Species, consistent with site and other streets 
• Gold Medallion Tree
• Pedestrian Scale Lighting

Polk Ave
• New planted parkway with water infiltration features and 

drought tolerant species 
• Pedestrian Scale Lighting

Safety 
• Curb extensions on Fairmount/Orange Intersection 
• Marked Crosswalk on North side of Polk/Fairmount Intersection 

• Community Open Space: The retail spaces in 3-story mixed-
use building on Orange Ave. would provide “eyes on the street” 
to the street and community open space on the south side. The 
northern part of of this project would have open and transpar-
ent atmosphere, creating active community life. There could be 
overhangs for informal business activities and farmer’s market.

• Community Park: The community park includes set-back space 
from sidewalk and front yard of art gallery. This quasi-public 
open space has several outdoor programs, so there would be 
fence or physical barrier if necessary.

• Playground: The playground between two family housing build-
ings are protected from the outside, with closed access.

• The architectural style and exterior color would be consistent in 
the surrounding environments. Final massing model adopted 
the color pallet which is analyzed by urban design group. In 
addition, the concave architectural gesture follows existing La 
Maestra building on Fairmont Ave.

DESIGN CONSIDERATIONS FUNDING

The project consists of various components that focus on provid-
ing community services and affordable housing with the objective 
of maximizing cultural uses on the site. The total development cost 
for the project is approximately $21,903,695 and will rely heav-
ily on federal, state, and private finance mechanisms.  Funding 
sources would help finance different aspects of the project such 
as land acquisition, property rehabilitation, development fees, and 
construction.  

Low Income Housing Tax Credits,  Tax Exempt Bonds, and funds 
from the San Diego Housing Trust Fund can be utilized to cover 
land acquisition, construction and development.   Based on cal-
culated assumptions, we are certain that the project qualifies for 
a maximum amount of $8,306,218 through Low Income Housing 
Tax Credits and the US-Department of Veteran Affairs Grant & Per 
Diem Program (see chart 1).  This would cover approximately 30% 
of total development costs.  The rest of the funding gap can be 
covered through Tax Exempt Bonds, the San Diego Housing Trust 
Fund, and a loan provided by the Golden State Acquisition Fund.  
A table below provides the broad overview these funding sources.  

Covering the cost for cultural specific uses and services relies 
more heavily on private grants and donations. Through in depth 
research of local and state grant makers, we have identified over 
100 potential private foundations and donors that could result in 
approximately $10.4 million dollars towards cultural programming 
and development of La Maestra Programming. 

Each funding category researched has followed the specific needs 
of the site project and in line with La Maestra’s overall vision of 
programming with a focus on specific issues such as health, immi-
gration, education, job training, agriculture, college readiness, arts 
and music.  These funding streams will be essential in reducing 
the financing gap for buildings 4 and 5

STREETSCAPE

Figure 7:  Micro-Retail, Family Housing & Playground: View from Polk Ave looking North

Chart 1



CITY HEIGHTS: LA MAESTRA DEVELOPMENT PROJECT 18

In our efforts to capitalize on rich cultural context of the City 
Heights, we have focused our design to the creation of open, com-
municable spaces which promote positive interactions  with the 
surrounding community. There has been an intentional integration 
of human scale development addressed in pedestrian and street 
design such as the integration of walkable streets throughout the 
site. 

The parking structure has been intentionally left underground in 
order to maintain the incorporation of open space within the site. 
Integrated into the design was a communicable flow throughout 
the site in which visitors could transgress from one area to the 
other with ease. This is present in the activation of the alley to the 
west as in the inviting open design of La Plazita open air corridor. 
These spaces are intended to be welcoming environments for lo-
cal community members, artists, entrepreneurs and visitors alike. 

La Maestra has long been a reputable figure in the community, 
providing necessary services and programming to local residents. 
La Maestra’s current recommendations for this project propose 
to expand upon the current services provided to benefit the local 
community. The design and integration of the Community Center 
space creates the opportunities for programming to expand and 
thrive in City Heights. The programming ethos contains a com-
munity centered focus which poses to enhance cohesion, positive 
interactions and community development and growth. 

In the heart of the design sits the combined 5,000 square foot 
indoor and outdoor Event Center space. Indoors, the Event Space 
will create opportunities for La Maestra to provide services to the 
community such as cultural events, a performance center and 
space for community meetings. The inviting Southern California 
climate also encourages events to take place outdoors. The Out-

door Event space has been placed adjacent to the alley in order 
to activate the surrounding community as well. With a flexible 
outdoor event space which promote and the opportunities for pop 
up markets, the space provided by La Plazita intends to create an 
eclectic atmosphere reflective in the City Heights community.

Final Recommendations
• Keep the ‘Blue House’  intact and in place. Convert the house 

into a functional art gallery and exhibition space. 
• Connect the alley and Fairmount Ave with open space, pedes-

trian plazas and walkways. 
• Community Center as the physically and ideological center of 

the site.
• Create opportunities for local entrepreneurs by providing small 

formal and informal retail and workspaces. 
• Flexible indoor/outdoor event space
• Human-scale development throughout the site that compli-

ments the existing neighborhood
• Separate Family housing with Transitional and Veterans. Pro-

vide a separate courtyard and play area for families and chil-
dren near the family housing units. 

OBSERVATIONS



Use Gross Building Area (SF)
Building 1 Veteran Housing                                10,400

Transitional Housing                                10,400
Retail                                  8,400

SUM                                29,200

Building 2&3 Family Housing                                26,000
Micro Local Business                                  2,000
SUM                                28,000

Building 4 Event Space                                  3,600
Education                                  4,500
Dining                                  2,000
SUM                                10,100

Building 5 Education                                  4,500
Arts & Crafts                                  6,000
Admin                                  5,000
SUM                                15,500

Gallery Gallery                                  1,500
Studio                                  1,500
 SUM                                  3,000

SUM                                85,800
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Equipment Expenditures for Building 4
Computer Lab $40,000 1 40 $1,000 per computer
Dance Studio & Sound Studio Equipment $900 3 $300 per room
Kitchen $50,000 Equipment
Event Seats $4,000 200 $20 Per Chair
SUM $94,900
Building 4 Revenue and operating Cost $ Per SF Size # of Events Total
Revenues
Event Space Event Space Rentals $0.15 3600 96 $51,840

Price Class particip# of Classes Total

Education Music Class and
dance class $3 15 288 $12,960

SUM $64,800

Expenditures
Salaries Facility Manager $50,000

Administrative Manager $40,000
SUM $90,000

Supplies Stationary & Printed Materials $1,000

Utilities & MaintenanMaintenance $7,000
Utilities $2.5 10100 $25,250
SUM $32,250

SUM $132,270
Cost Recovery Ratio 49%

Equipment Expenditures for Building 5
Classroom No. of Students Comments

Chair and Desks $24,000 15 20 $80 Per Pair
Projection $7,500 15 $500 Per Classroom
Art Materials $15,000 5 20 $150 Per Student per room
Admin Office Equipment $6,000 30 $200 Per Set
Miscellaneous $10,000
SUM $62,500

Building 5 Revenue and operating Cost $ Per SF Size # of Events Total
Revenues
Education Arts Programs $3 15 576 $25,920
SUM $25,920

Expenditures
Salaries Facility Manager $50,000

Administrative Manager $40,000
SUM $90,000

Supplies Stationary & Printed Materials $2,000

Utilities & MaintenanMaintenance $7,000
Utilities $2.5 18500 $46,250
SUM $53,250

SUM $145,250
Cost Recovery Ratio 18%



Art Gallery

Expenses
Administration
Administrative Personnel $40,000
General Administrative Costs $9,600
Total Administration $49,600

Development & Marketing
Fundraising Expenses $1,667
Marketing & Advertising $6,667
Printing and Publications $1,667
Events $3,333
Total Development $13,334

Exhibits and Collections
Curatorial Supplies/Materials $2,500
Exhibits Maintenance $3,333
Total Exhibits and Collections $5,833

Building Operations
Utilities $4,050
Maintenace $333
Total  Building Operations $4,383

Total $73,150



Building 1 Summary
Project Description
Site Area 89670 SF

Product Type
Transitional
Housing/ Veteran
Housing/ Retail

Gross Building Area 29,200                 SF
Net Retail 8,400                   SF
Net Residential 20,800                 SF
Common Area/Circulation -                       SF
FAR 0.33                     
Development Costs
Total Development costs-Excluding Land $8,743,388
Net Operating Income
Residential NOI $332,433
Retail NOI $579,112
TOTAL $911,544
Capitalized Value Upon Completion
Stablized Net Operating Income $332,433
Capitalized Rate 6.5%
Capitalized Value Upon Completion $5,114,352
Add: Value of Retail Component $7,721,487
Total Value $12,835,839
(Less)Cost of Sale ($385,075) 3% of Value
(Less) Target Developer Profit ($1,283,584) 10% of Value
Residual Land Value $11,167,180
Capital Source Breakdown Amount Percentage
Equity
    Grants $1,398,942 16%
    Tax Credit $349,736 4%
Loan
    Bank Loan $6,994,710 80%
Total $8,743,388



Building 2 &3 Summary
Project Description
Site Area 89670 SF
Product Type Family Housing
Gross Building Area 14,000            SF
FAR 0.16                
Development Costs
Total Development costs-Excluding Land $2,907,918
Net Operating Income
Residential NOI $410,864
Retail NOI $56,336
TOTAL $467,200
Capitalized Value Upon Completion
Stablized Net Operating Income $410,864
Capitalized Rate 6.5%
Capitalized Value Upon Completion $6,320,988
Add: Value of Retail Component $751,143
Total Value $7,072,131
(Less)Cost of Sale ($212,164) 3% of Value
(Less) Target Developer Profit ($707,213) 10% of Value
Residual Land Value $13,224,884
2 Buildings Total Residual Land Value $26,449,769
Capital Source Breakdown Amount Percentage
Equity
    Grants $1,163,167 $581,584 20%
Loan
    Bank Loan $4,652,669 $2,326,334 80%
Total $5,815,836 $2,907,918



Building 4 Summary
Project Description
Site Area 89670 SF
Product Type Community Center
Gross Building Area 10,100                  SF
Event Space                     3,600
Community Kitchen & Dining                     2,000
Education                     4,500 SF
FAR 0.11                      
Development Costs
Total Development costs-Excluding Land $2,897,623
Equipment Cost $94,900
Operation Cost $132,270
Revenue (Optional) $64,800
Annual Gap ($67,470)

Capital Source Breakdown Amount Percentage
Equity
    Donation from capital campaign $289,762 10%
    Grants $724,406 25%
Loan
    Bank Loan $1,883,455 65%
Total $2,897,623 100%



Building 5 Summary
Project Description
Site Area 89670 SF
Product Type Community Center
Gross Building Area 15,500                  SF
Admin Space                     5,000 SF
Education                     4,500 SF
Arts & Crafts                     6,000 SF
FAR 0.17                      
Development Costs
Total Development costs-Excluding Land $4,446,847
Equipment Cost $62,500
Operation Cost $145,250
Revenue (Optional) $25,920
Annual Gap ($119,330)
Capital Source Breakdown Amount Percentage
Equity
    Donation from capital campaign $444,685 10%
    Grants $1,111,712 25%
Loan
    Bank Loan $2,890,451 65%
Total $4,446,847 100%



Development Cost
Building 1 $8,743,388
Building 2 or 3 $2,907,918
Building 4 $2,897,623
Building 5 $4,446,847
Total $21,903,695
Net Operating Income (NOI)
Building 1 $911,544
Building 2 or 3 $467,200
Cost Recovery Ratio
Building 4
Operation Cost $132,270
Operation Revenue $64,800
Cost Recovery Ratio 49%
Building 5
Operation Cost $145,250
Operation Revenue $25,920
Cost Recovery Ratio 18%
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Introduction

City Heights, a culturally rich and diverse community located in 
Central San Diego, is home to minority ethnical groups of a vari-
ety of origins. While culturally diversified and vivid, this area has 
been suffering from poverty and the lack of employment oppor-
tunities. At present, median household income in City Heights is 
nearly 50% lower than that in the City of San Diego, with 68% of 
the neighborhood’s residents live below 200% of Federal Poverty 
Level.
 
As an early effort to improve the socioeconomic conditions in City 
Heights, La Maestra Amnesty Center first began serving the com-
munity in 1986, offering language and civics classes to help resi-
dents gain U.S. citizenship. In later years, services were expanded 
as La Maestra Community Health Centers started to provide 
community members with assistance in medical care, housing, 
and employment. Now, as the community’s demand for diversified 
services continues to increase, La Maestra is considering propos-
als to redevelop the half-block on Fairmount Ave between Orange 
Ave and Polk Ave for a multitude of purposes, including specialized 
housing, administration, employment training, and retail.
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Background

City Heights, a culturally rich and diverse community located in Central San Diego, is home to minority ethnical groups of a variety of 
origins. While culturally diversified and vivid, this area has been suffering from poverty and the lack of employment opportunities. At 
present, median household income in City Heights is nearly 50% lower than that in the City of San Diego, with 68% of the neighbor-
hood’s residents live below 200% of Federal Poverty Level.

As an early effort to improve the socioeconomic conditions in City Heights, La Maestra Amnesty Center first began serving the commu-
nity in 1986, offering language and civics classes to help residents gain U.S. citizenship. In later years, services were
expanded as La Maestra Community Health Centers started to provide community members with assistance in medical care, housing, 
and employment. Now, as the community’s demand for diversified services continues to increase, La Maestra is considering proposals 
to redevelop the half-block on Fairmount Ave between Orange Ave and Polk Ave for a multitude of purposes, including specialized hous-
ing, administration, employment training, and retail. 

Project Goals

SWOT Analysis

The following SWOT analysis details our observations, through first hand accounts and research, of the potential strengths and weak-
nesses of building a sustainable campus in the City Heights region.

Strengths
-  City Heights has a rich cultural and historical heritage.
-  There are multiple community organizations close to the site 
providing social services to meet the needs of diverse residents.
-  The project site is located within a Transit Area Overlay; parking 
requirements can be reduced.

Weaknesses
- Project site give a strong concrete feeling due to lack of green.
- Sidewalks are cracked and obstructed by overhanging trees or        
trash bins.
-  Irregular setbacks make the streetscape somewhat awkward.
-  Lighting is insufficient, especially no lights in the alley. The 
streetlights are too tall to provide enough pedestrian level lighting.

Threats
-  As a low-income area, this community will be impacted more by 
climate change, 
-  The community is lower income with a large informal economy, 
which makes it financially constrained.
-  City Heights is faced with a variety of socio-economic disparities 
that inhibit residents from achieving health and stability.

Opportunities
-  The alley provides opportunities for public open space  and 
space for small local business.
-  The project can increase employment opportunities for residents 
in the area who have been struggling with finding employment op-
portunities.
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Proposed Site Plan
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Proposed Site Plan

MIXED USE (FAMILY-RETAIL-
ADMINISTRATIVE)

COMMUNITY BUILDING

VETERAN/TRANSITIONAL 
HOUSING

COMMUNITY GARDEN AND 
BLUE HOUSE 
CULTUAL CENTER

CREATIVE SPACES AND 
GREEN SPACE
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Proposed Site Plan

Existing vs. Proposed Uses

The currently existing uses on project site are predomi-
nantly residential, most of which are single-family hous-
ing units. In addition to single-family residences, the 
blue house surrounded by a community garden is used 
as transitional housing. Another main land use type on 
site is services, which include a La Maestra Clinic and 
other medical services, as well as a youth center for 
the community. The most prominent (and only) retail 
establishment on this half-block is a liquor store at the 
southeast corner of Fairmount Ave and Orange Ave.

As shown, the proposed uses for this project are con-
sisted of five main categories: housing, retail, office and 
storage space, indoor activity space and classrooms, 
and outdoor/open space.

Slight variances in zoning laws were utilized; those pro-
posed changes can be found in Appendix A.

Existing Uses Proposed Uses Space Required by Client (sq.ft.) Space Provided (sq.ft.)
Single-Family Housing Housing: Family 24 units, 12 3 BD @ 1,300 sq ft, 12 2 BD @ 1,000

sq ft; TOTAL =  27,600 (not including circulation) 30,000

Transitional Housing Housing: Veteran 20 units; TOTAL = 20,000 (not
including circulation) 20,400

Medical Services / La
Maestra Clinic

Housing: Transitional
4,800 for 11 rooms; 900 for 6 offices; 200 for

storage; 200 for 4 women’s bathrooms, 80 for 1
communal men’s bathroom; 100 for communal

kitchen; 200 for social services; TOTAL = 116,480
(not including circulation)

8,000

Youth Services Retail Space 6,000
Community Garden Retail (Local Small Business) 3,600
Retail (Liquor Store) Admin space 2,000 2,000

Offices 4,000
Storage 4,800 for 11 rooms; 900 for 6 offices; 200 for

storage; 200 for 4 women’s bathrooms, 80 for
1 communal men’s bathroom; 100 for communal
kitchen; 200 for social services; TOTAL =
6,480 (not including circulation)

800

Computer lab 800 800
Sound studio 200 200
Music rooms 1,000 1,000
Kid’s classrooms 6,000 6,000
Event space 5,000 4,800
Art Class space 800 800
Ceramic space 800 800
Wood shop 800 800
Sewing space 800 800
Weaving space 800 800
Jewelry making space 800 800
Art gallery 1,000 1,000
Zumba/yoga/ dance 1,225 1,400
Class/training space 1,000 1,000
Commercial kitchen/eating space 1,000 1,400
Community Garden 25,00 10,000
Chicken coop/sheds 400 625
Outdoor play area 2,500 2,500
Outdoor Open/Public Space 9,000
Outdoor Event Space 8,000
Gazebo/reflection/courtyard garden 100 100
Informal Market Space 1,600
Parking (4-stories total; 150 spaces) 60,000
Total Floor Area 104,625
Total Open Space 30,000
Total 134,625
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Prototype Project Analysis

Mixed-Use with Apartments and Stacked Activity Space 
above Retail and Office

This site is located at the northwest corner of Fairmount Avenue 
and Orange Avenue, and features two components. The first 
component, along Orange Avenue, features approximately 15,000 
square feet of ground floor retail, with two-levels of underground 
parking contains 84 parking spaces. Above the retails are two 
levels of rental multi-family residential, and atop that a level of ap-
proximately 8,000 square feet activity room. The second compo-
nent is an attached building on the right. It contains 4,800 square 
feet of ground admin office, and atop that are two levels of rental 
multi-family residential with 24 units in total for the section one 
development.
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Prototype Project Analysis

Transitional Housing Above Veteran Housing

This is a five stories residential project, along the Fairmount 
Avenue, includes approximately 15,000 square feet of building 
footprint with two-level of structured parking contains 84 parking 
spaces. Above the structured parking, there are approximately 
10,200 square feet of cutout shaped residential housing for two 
levels of rental veteran small unit housing with a total of 20 units. 
Atop the veteran housing, a level of approximately 8,000 square 
feet transitional housing with 11 units and a cortile in the center. 
This is a high density housing project and residents from veteran 
studio and transitional housing are considered to be transit orient-
ed small units housing type. These residents will not be counted 
towards residential parking requirement for the DOT project with 
transit incentives provided.



CITY HEIGHTS: LA MAESTRA DEVELOPMENT PROJECT11

Prototype Project Analysis

Community Garden

The project, along the Fairmount Avenue, includes approximately 
1,600 square feet of one story blue house remained from existing 
site. Around the blue house is surrounded by an approximately 
10,000 square feet open space for vegetables, fruits and herbs 
gardening. For analysis purposes, blue house is assumed to have 
no further construction other than the installment for rooftop solar 
panel and Low-E window to achieve net zero energy consump-
tion. 

Retail and Public Event Spaces

This project, at the southwest corner of Polk Avenue and Fair-
mount Avenue, consists of four ground level commercial buildings 
with each approximately 900 square feet. This low density retail 
and public space project connects to the community garden with 
sheds along the alley. These outdoor play areas, gazebo and 
courtyard garden provide the connectivity to the residential proj-
ects and serve as a place for community outreach and outdoor 
activities. It also provides informal market spaces and forms a 
natural flow of economic activities to the alley.
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Programming

Parking & Circulation

The two parking garages on project site will provide a total of 168 
spaces, including priority parking spaces for electric vehicles, 
rideshare shuttles, and persons with disabilities. Each of the two 
parking garages are two-stories; they are of the same dimensions 
except for one being subterranean and one on surface level. The 
underground parking structure can be accessed and exited on 
Orange Ave, and the ground level one has its entrance and exit on 
Fairmount Ave. Current road configurations on these two avenues 
would allow right turns only at the parking entrances and exits.

In terms of pedestrian access to the project, the north end of the 
site is a main point of influx as it provides sufficient open space 
and entrances for people to gather. In addition, there are also a 
couple of passages at the midsection of the site designed for pe-
destrian access to the back alley. The alley is an important feature 
of this proposed development, and it should be accessed only by 
pedestrians during most time of the day. However, allowing vehicle 
access to the alley from late night to early morning would be more 
beneficial for logistics purposes, such as garbage truck pick-ups 
and goods delivery.
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Programming

Streetscape Plan

Upgrades on streetscape are a significant element of this pro-
posal. Walkability will be improved with widened 12’ sidewalks 
surrounding the site. They will be paved with permeable materi-
als, which would contribute to stormwater collection along with 
the landscaped green space on site. Unobstructed view of the 
alley from several points and convenient access should contribute 
to the safety of the area, and sufficient street lighting (as well as 
lighting for the alley) will be provided.
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Programming

Landscaping

Landscape design served as an important part in making the site 
more visually appealing and more environmentally sustainable. 
The big structures will all have rooftop gardens where residents 
can meet and have fun. Vertical landscape is also proposed for the 
big blue house and first two floors of the commercial complex on 
the northern end of the site. While trees and shrubs will be planted 
sporadically, the southern part of the site is where the most land-
scape design will take place – a small community garden (will 
be built for residents to visit and relax, and lighting will be added 
accordingly to improve public safety at night; a “urban farming” 
project will be implemented to encourage residents of this area 
to “adopt” a plant box and grow their own vegetables or flowers, 
which will not only add to the diversity of the landscape, but will 
also enhance public participation while saving cost.

Rooftop Gardens: http://bombayoutdoors.com/wp-content/uploads/chicago-rooftop-gardens.jpg

Vertical Gardens: http://www.verticalplantscapes.co.za/images/livingwalls12-big.jpg
Planter Boxes: http://www.homicious.com/wp-content/uploads/2015/01/interior-block-brown-wooden-
flower-box-placed-on-the-brown-gray-brick-floor-make-a-marvelous-outdoor-look-with-wooden-

flower-boxes.jpg

Community Garden: http://www.theunitygardens.com/wp-content/uploads/2014/08/How-to-Land-

scape-a-Small-Garden.jpg
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Programming: Alley Activation

Green Building (LEED) Characteristics 

LEED certifications has been widely used as an industry stan-
dard for measuring sustainability of buildings. In fact, La Maestra’s 
new health center at city heights is a LEED-Gold green building 
opened in 2010. Not only does the building improve energy and 
water efficiency and contribute to savings in operations, it also 
advances patient flow and increases staff productivity (La Maes-
tra Community Health Centers, 2015). The building is a concrete 
proof that sustainable development can bring benefits to the com-
munity while generating new profits from cost savings. 

Per the request of La Maestra CEO Zara Marselian, all new build-
ings on the redevelopment site should aim to at least attain LEED 
Certified-level sustainability (40-49 of 110 available points). Based 
on the types of uses La Maestra desires to be included on the 
site, respective LEED Building Design and Construction (BD+C) 
systems for New Construction, Core and Shell, Retail, Homes and 
Multifamily Lowrise, and Multifamily Midrise would potentially be 
the most applicable to this project. The focus of the project should 
be on water and energy efficiency, materials used, and indoor air 
quality, as these categories are assigned significant weight on 
LEED checklist and are more easily controllable.

Alley Activation Plan

The goal of this project is not only to transform the neighborhood, 
but is also to provide an empowerment tool that helps guide the 
community towards a more sustainable and livable future as it 
evolves over the next few decades. In this sense, the alley activa-
tion movement will play a crucial role in improving public safety 
and visual environment, providing public places for people to visit 
and relax, creating affordable opportunities for small business, ex-
panding the pedestrian network and enhancing connectivity, and 
even promoting healthy urban lifestyle. Case Studies of successful 
alley activation methods are found in Appendix B.

We can learn from the other cities’ examples that the develop-
ment of alleys holds a tremendous potential for a relatively small 
investment, and the benefits that come with such transformation 
include: Improving public safety and beautification of the area; 
Providing public spaces for neighbors to visit, relax, and meet with 
other people; Providing affordable opportunities for small busi-
nesses; Creating areas for art and live performances; etc.
To revitalize the alley, physical improvements and programming 
opportunities are equally important. The size of alley provides an 
intimate scale that could serve as a contrast to the surrounding 
streetscapes and create a sense of intimacy. However, certain 
traditional features of the alley are limiting its development - such 
as unpleasant smells created by huge dumpsters, limited lighting, 
etc. Therefore the first step would be to apply physical improve-
ments. The improvement plan would require more fieldwork on the 
site, but the following improvements could serve as a good start: 
incorporate plantings and window boxes, apply artwork on build-
ing facades, improve lighting, open up entrances into the alley, 
upgrade the paving, provide seating and shades, design more 
visually appealing dumpsters, etc.



CITY HEIGHTS: LA MAESTRA DEVELOPMENT PROJECT 16

Programming: Alley Activation

While improving the physical aspect of the alley, a wide range of 
activities can also be planned to further transform the alley into a 
more lively urban area. Learning from what the other cities have 
done for their alley activation plans, and the characteristic of City 
Heights, the following programming uses could be considered: 
movies, televised sporting events, small concerts, live performanc-
es, outdoor dining, retail and small business venues, art events  or 
galleries, etc. Another importantly lesson learned from the other 
cities is that these uses can actually be “layered” or “structured 
out” throughout the day. For example, garbage pick-up and deliver-
ies could be done during the morning hours, and retail during busi-
ness hours, and the alley will turn into an art event space at night 
and a family-oriented space on the weekends.

Photos by Michael Knox, City of Austin, Economic Development Department
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Programming: Alley Activation

While improving the physical aspect of the alley, a wide range of 
activities can also be planned to further transform the alley into a 
more lively urban area. Learning from what the other cities have 
done for their alley activation plans, and the characteristic of City 
Heights, the following programming uses could be considered: 
movies, televised sporting events, small concerts, live performanc-
es, outdoor dining, retail and small business venues, art events  or 
galleries, etc. Another importantly lesson learned from the other 
cities is that these uses can actually be “layered” or “structured 
out” throughout the day. For example, garbage pick-up and deliver-
ies could be done during the morning hours, and retail during busi-
ness hours, and the alley will turn into an art event space at night 
and a family-oriented space on the weekends.

Photos by Michael Knox, City of Austin, Economic Development Department
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Programming: Building Spaces

Retail      Office Space

Informal Business Space

Kitchen Incubators/Community Space

Playground
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Proforma

Key Assumptions

Research was conducted to formulate assumptions for the com-
mercial mixed use development projects. This included a review 
of construction cost estimates adjusted for the San Diego area, 
LEED guidelines, as well as meetings with client for program re-
quirements.

Unit sizes and efficiency factors were calculated based on the 
building envelopes for the rental buildings, with rental unit 1-bed-
room units estimated to be on average approximately 850 square 
feet; 2-bedroom units approximately 1000 square feet, 3-bedroom 
units approximately 1300 square feet and studio units approxi-
mately 650 square feet; and transitional room units approximately 
500 square feet. While these units are at the average scale for 
comparable units in the local market, the opportunity to rent new 
units in a convenient location with TOD development, and energy 
efficient building environment should create a competitive advan-
tage.
 
Research on local market conditions and rental prices for new 
and existing rental multifamily units, rental rates are assumed to 
be $1,000 per month for a 1-bedroom unit, $1,200 per month for a 
2-bedroom unit, and $1,400 per month for a 3-bedroom unit. Retail 
rents including retail, service, or other commercial uses are as-
sumed to be $21 per square foot per year ($1.75 per square foot 
per month), triple-net (tenant pays all expenses) (IBI Group, 2013).
 

Hard construction costs for the for-sale studio units are estimated 
at approximately $115 per square foot, with costs for rental mul-
tifamily at approximately $125 per square foot. Cost estimates 
for retail space on the ground floor of mixed-use developments, 
including appropriate levels of tenant improvements, are $135 per 
square foot. The hard cost of each structured parking space in the 
parking structure under upper residential units, veteran studio and 
transitional rooms is estimated to be $20,000 per space, and two 
levels of underground parking below retail and offices are esti-
mated to be $40,000 per space. The starts up costs for community 
garden is $15,000. The installment for rooftop solar panel and 
Low-E window for blue house is estimated to cost around $35,000.   

Soft costs, including architect and engineer fees, legal, insurance, 
all other City planning and permit fees, and miscellaneous costs, 
are estimated at 20% of total hard construction costs. Developer 
profit is estimated at 10% of total sales proceeds or the capital-
ized value of the completed project. Construction financing costs 
assume a 7% interest rate, two points, and a one-year construc-
tion period. Capitalization rates, for valuation of income-generating 
properties, are assumed to be 7% for all development.

The project involves market-rate mixed-use rental residential 
development in a podium building, with ground floor retail space, 
offices and residential above, at varying densities. There is an ad-
ditional building, mainly for community activity and education uses. 
Parking for the mixed-use projects is provided pursuant to City 
zoning code requirements for projects in TOD areas, and is locat-
ed underground of a mixed-use building and semi-basement of the 
podium below veteran and transitional housing space. Additional 
parking spaces to meet the City’s TOD parking code requirement 
of 1.5 parking spaces per dwelling unit are through credit for street 
parking spaces in front of the community activity spaces. 
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Proforma

Transit credit will be provided to tenants in veteran and transitional 
housing, for residential development, parking spaces is provided 
for multifamily housing units only.

The project including a two levels of underground parking with 84 
spaces, and two levels of structured parking with 84 spaces, that 
in total will provide 168 parking spaces. These underground park-
ing garages and parking structure will cover 42 spaces for resi-
dential units, 20 spaces for retail, 18 spaces for office and admin, 
and 40 spaces for community activities and classes. Each parking 
space will follow the minimum parking standard, 8.6 feet wide and 
18 feet long, as 154.8 square feet per space. Other than 120 re-
quired parking spaces for the residential, commercial, institutional 
purposes, there will be 48 more parking spaces provided for peak 
hour events parking, zip car services, and electrical vehicle park-
ing and charging spaces.

Pro Forma Summary

Based on the formulation of development programs for each pro-
totype project  and key assumptions as described in the previous 
section of this report that describes site, uses, unit types, market 
rates and parking requirements. An estimation of hard and soft 
construction costs for the development, including on-and off-site 
costs, city impact fees, shell construction fees, financing costs, and 
developer profit are calculated for each section of the project. 

The development site area is 80,460 square feet, and the four 
section of prototype project have a gross building area 161,000 
square feet. The density of the development gradually decrease 
from north to south which has avoided issue might cause by eleva-
tion issue. Moreover, the average floor area ratio for the project is 
2 that has a good match to the adjacent neighborhood. The pro

forma calculation estimated the total development cost is 
$39,846,035, with a total net operating income of $1,010,917. 

The calculation is focusing on the development cost and revenue 
for Section 1, 2 and 4. For the community garden in Section 3, 
there will not have further construction other than an adaptive use 
of the blue house to the project. An installation of rooftop solar 
panels and Low E windows to achieve a net zero input and output 
for energy consumption. The estimated energy efficiency and wa-
ter system for the blue house is $35,000. Based on various sus-
tainable food project, starts up of urban farm or community garden 
approximately is $15,000, with negligible annual operating costs 
(CSUSM,2012). The development cost also includes the shed, plot 
and fencing for a 10,000 square feet urban farm around the blue 
house. In the future, community garden could also generate prof-
its, since community kitchen and local residents might want to rent 
a spot of these farmland to grow organic vegetables, fruits and 
herbs. Learning more about farming and plants could also be apart 
of the class exercises for kids in the community.
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Proforma

Pro Forma Summary

      

LEED Cost Summary

The construction cost for green buildings (LEED System) has 
different standard. The adoption of green building construction 
standard in the early stage will cost less. Based on the LEED 
Cost estimation, there will be 2% more on the hard cost for gold, 
5% more for platinum standard, and the work beyond LEED there 
will be 20% more hard cost on construction. By considering the 
Platinum LEED construction standard, the total project construc-
tion will be $38,629,729, which has a 6% increase for total con-
struction cost.
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Proforma       

Based on state and local green building incentives, government 
can offer a number of incentives to encourage the private develop-
ment of green buildings. These green incentives run the gamut, 
and state and local governments can choose a range of induce-
ments based on the physical outlook, the current level of develop-
ment activity, and the scope of the green building program desired 
(LLS).

The incentives selected for pro forma capital sources including 
10% energy efficiency tax credits, 17% grants including the subsi-
dization, and 70% to 80% construction loans. Based on the modi-
fied accelerated cost recovery system (MACRS), business may 
recover green building investments through depreciation deduc-
tions. In term of solar photovoltaic array installment, it accelerates 
the rate of return on solar energy investments. Window with Low-
E (emission) windows and integrate with HVAC which reflect the 
sun’s UV and IR rays without compromising light. It cost 10 % to 
15% more but results in a reduction in energy loss of 30% to 50%. 
The chart form the Butler firm shows benefits of MACRS for en-
ergy efficiency investment compare to assets which may have a 
depreciation of over 20 years. Generally, green building will bring 
significant net benefit after 6 years of usage.
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Financing

      

Although the bulk of pre-development financing assumes financing 
from traditional structures such as bank loans, there are a num-
ber of green grants, sustainability initiatives, and program related 
grants and partnerships available to provide equity funding, mez-
zanine funding, as well as post development financing for pro-
gramming, green transportation, and the addition of green features 
such as solar panels and energy efficient heating and cooling 
systems.  The following chart identifies just a few of the potential 
funding options available:

Funding Sources Funding Description Potential Funding Gained 

Pre-development/Development Funding

Tax Credits LIHTC: Provides 4%-9% credit to equity 
investors, equivalent to 30% to 70% of 
eligible development costs, depending on 
the number and type of affordable housing 
provided

NEW MARKET TAX CREDITS:
Pays investors up to 39% of initial 
investment over the course of 7 years, to 
be used towards capital or equity 
investments in housing

BUSINESS ENERGY INVESTMENT TAX 
CREDIT:  provides credit of 30% 
expenditures on solar, fuel cells, and wind 
turbines, and 10% credit on geothermal 
systems, microturbines, and CHP systems

$716,500/yr for 10 years
(veteran/transitional housing and 

family housing)

$288,600 over 7 years (for creative 
spaces) 

$1.5 million (for all new builds and blue 
house rehab)

Bonds: QCEB: Provides bond financing to 
municipalities for green building; assumes 
17 years to maturity, a 5.34% tax rate and 
a sinking fund of 4.3%.  In 2010, San 
Diego received 3.9 million for private 
development

$100,000

Private Investors/Grants Existing Philanthropic Partners
     Atlantic Philanthropies
Social Impact Investors
     Kresge Foundation
     Enterprise Community Partners
Crowdsourcing
Green Grants

$1.9 million

Green Transportation HVIP VOUCHER: Provides vouchers for 
green transportation shuttles, up to 
$65,000

$65,000

State Programs (70% of 
maximum allowance 
assumed)

SDGE PROGRAM: provides up to 
$150,000 in building owner incentives and 
up to 20% in additional incentives for new 
green construction builds 

    
       

      
     

      
    

$105,000

     
      

  

   

    
       

    
       

   
       

        
      

      
       

      
    

   
   

     

        

     
     

         
       

      

     

     
       

     
    

    
  

     
      
      

   

Transit Oriented Development (TOD) 
Funding: Provides up to $17 million low 
interest loan (average $2-4million) for low 
income rental housing development in 
TOD areas

EHAPCD: Provides up to 5% of 
construction costs for homeless 
transitional units

$2 million

$1.95 million

Community Partnerships Energy Efficient Financing: Provides 1% 
Loans for Energy construction projects, if 

TBD on potential partners

Post-Development Funding

Loans Multi-Family Housing (MHP): Provides low 
interest deferred loan up to $7million for 
development of low income housing 
(cannot combine with 9% LIHTC)

$4.9 million

Grants Transitional Housing Grants: Department 
of Justice: Provides between $250,000-
$350,000 in programming grants to 
entities that provide assistance to victims 
of trafficking, sexual abuse, violence, and 
stalking

EHAP: Provides up to $20,000 for the 
operating costs associated with 
transitional housing

Philanthropic Partners
     Atlantic Philanthropies
     California Community Foundation

$250,000

$14,000

TBD

Employment Funding Employment Credits:
Work Opportunity Tax Credit-40% credit 
of first $6,000 paid per employee
Welfare-to-Work Tax Credit-40% credit of 
first $10,000 paid per employee
Renewal Community Credit-15% of first 
$10,000 paid per employee

TBD on number of employees

Pending Funding

EIFD A potential replacement for RDA’s, provides funding for infrastructure development

TCAP Provides assistance to LIHTC qualified building construction that has difficulty finding 
equity partners due to drop in value of LIHTC
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Phasing/Implementation

Phasing for the project is to be conducted per building, and is determined by the building’s programming immediacy and the available 
funding sources associated with each program.  As housing funding sources are most widely available and transitional housing is most 
in need, the transition and veteran’s housing complex will be developed first, followed by the affordable family housing/commercial 
space.  The multi-use/social enterprise building will be developed thereafter, followed by the outdoor space and creative spaces, and 
retrofitting the blue house to increase its green energy output.  The inclusion of the informal economy with alley activation and green 
transportation will occur throughout all phases.

Phase I Phase II Phase III

Veteran and Transitional Housing Structure

Family Housing and Commercial Retail Structure

Multi-Use/Social Enterprise Structure

Outdoor and Creative Space 
Structure

Retrofitting Blue House

<--------------------------------------------------Alley Activation------------------------------------------------->

<--------------------------------------Green Transportation Implementation------------------------------>
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Potential Challenges/Recommendations

Potential Challenges

Although our proposal seeks to integrate smart, economic drivers 
as well as socially and environmentally conscious initiatives, there 
are potential challenges to pre-development, development, and 
post development.  

Safety
In some areas, City Heights crime statistics are up to 1.4 times 
higher than the rest of San Diego (Burks, 2014).  As the client has 
indicated, the alley behind the site is a hotbed for gang and other 
illicit behavior.  Although the activation of the alley with informal 
economy vending, well lit areas, and community programming is 
an attempt to take back the alley through planned occupying of 
the space, there is potential for pushback from those committing 
crimes.  

 Funding
Although there are ample funding programs available for the hous-
ing and community-centered opportunities on our site, there isn’t 
funding allocated specifically for the retail provided onsite.  Without 
a potential anchor tenant for the space, it may be difficult to attract 
potential equity investors to the site.

Political/Community Opposition
The introduction of low income housing-in particular affordable 
and transitional housing, could garner opposition from NIMBY 
proponents who would like the community to remain single family 
homes, and who fear the introduction of multiple low income ten-
ants would strain transportation routes and increase crime rates.

Recommendations

Our proposal strives to create an environmentally conscious 
development that also creates community spaces, housing for 
the neighborhood’s most vulnerable constituents, and economic 
development initiatives.  As such, our recommendations are as 
follows:
● New construction should adhere to LEED certification stan-
dards, with an emphasis on solar panels, sustainable dry-weather 
landscaping, and water capture methods

● The site should be built in phases, focusing on program-
ming that has the most urgent need, and the most readily avail-
able funding

● Activate the alley behind the site to increase economic 
drivers in the area and indirectly decrease crime related activity

● Use commercial space to expand existing social enterpris-
es and attract complementary tenants

● Pre and post-development, focus on developing community 
partnerships with adjacent community centers, nonprofits, and 
public entities to increase the potential to increase programming 
funding and political viability

● Transition the blue house into a City Heights/La Maestra 
cultural space, inviting City Heights artists and programming 
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Appendix A

Current Zoning and Proposed Uses

The project site is zoned CUPD-CU-2-3 under current zoning. 
This zoning allows a mix of heavy commercial and medium-
high density residential uses with limited industrial uses. Table 
3 shows some pertinent use categories mentioned in the San 
Diego Municipal Code (n.d.). It suggests that while most of 
the proposed uses are permitted or would be permitted with 
a conditional use permit, open space and open-air farmers 
market are not allowed under existing zoning regulations. To 
resolve this conflict, the application of a use variance would be 
required.

Development Regulations

With regard to development regulations under current land use, 
Table 4 shows that the proposed buildings comply with most of 
the required standards. The only item that does not meet the 
requirement is the floor area ratio (FAR) of 1.13, which slightly 
exceeds the required number of 1.0. An area variance could 
potentially mitigate this issue. Alternatively, reducing total floor 
area by a small fraction should be another feasible solution.

Pertinent Use Categories
Current Zoning 
Permission

Open Space Not Permitted

Community Garden
Permitted with 
Limitations

Farmers Market Not Permitted
Multiple Dwelling Units Permitted
Transitional Housing (7+ 
Units) Conditional Use Permit
Vocational/Trade School Permitted

Solar Energy Systems
Permitted with 
Limitations

Retail Permitted
Commercial Services Permitted
Offices Permitted

Development Regulations Proposed Buildings
Maximum Front Setback: 10 
ft. Satisfied
Maximum Structure Height: 
50 ft. Satisfied

Maximum FAR: 1.0.
Slightly Exceeded (1.13 
FAR)

Minimum Transparency: 50%. Satisfied
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Appendix A

Architectural Requirements

Per the prescription of the San Diego Municipal Code (n.d.), 
buildings in the CUPD-CU-2-3 zone need to comply with at 
least 6 of the 17 specified architectural requirements in 5 cat-
egories. The proposed project will meet the following standards:
● 75% transparency;
● Doors with more than 50% transparency;
● No exterior security bar;
● Canopy/covered entry;
● Landscaping boxes;
● A sign integral to a structural fin, blade or awning.

Figure 1 - Some Architectural Requirements
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Appendix B

Case Studies

In the last few decades, many cities around the world have started the alley transformation movement – to transform the once blight-
ed and illicit spots into engaging public spaces, economic engines, urban art galleries, and major tourist draws. The following table 
summarizes some good examples of cities that took lead in activating their alleys.

City, Country, Year Policies/ 
Plans

Funding, Cost Goals Outcomes

Fort Collins, Colorado, 
United States, 2008

Downtown Development Authority, An Art in 
Public Places

tax revenue from a downtown public 
improvement district, 900,000

enhancing the alleys aesthetically, providing safe pedestrian 
access, and stimulating economic vitality and use of the 

spaces

lively pedestrian walkways, new retail spaces, and gathering 
spaces. With an increase in pedestrian traffic and customers, the 

reception of local businesses has been very positive

Melbourne, Australia, 
1980’s

City Plan, "Love your Laneway" project, planning 
policies, Laneways Commission Program

City grants improve livability in downtown through engagement of public 
spaces

an urban network of alleys with art installations, small cafes, 
residences, and retail

San Francisco, 
California, US, 

set height limits and setbacks to allow light and air 
to circulate. The City’s general plan bans the 

selling off of alleys, and the city routinely 
incorporates the makeover of alleys in its public 

works projects.

 creating human-scale space and pedestrian-oriented spaces, 
and breaking up the scale of large blocks and creating a more 

useable development pattern

actively utilized by small businesses, retail, and 
dining/entertainment establishments

Sydney, Australia, 1993 Laneway Art Program, "fine grain" to stimulate 
small business

City grants new development reinforce the role of the alley as public 
open space and enhance pedestrian access, encourage 

pedestrian use by providing for retail or other activity, and 
provide for service access as appropriate

economic engines for the city

Seattle, US Clear Alleys Program, Alley Network Project and 
International Sustainability Institute,

 increasing the attractiveness of alleys for pedestrians; 
allowing better alley access for business services and possible 
expansion of commercial activity; and creating cleaner, safer 

alley spaces

 

Chicago, US, 2007 Chicago Green Alley Program  more effectively deal with the issues of storm water 
management, urban heat island effect, materials recycling, 

and lighting to reduce nighttime glare.

city shows how accessible design options can create alley spaces 
that will work better as infrastructure and have the added benefit 

of being beautiful spaces as well

Los Angeles, US, 2012   800,000  a crime-ridden area transformed into a pedestrian thoroughfare 
and dining space



RECOMMENDATIONS

The project site presents numerous opportunities. The groups has 
decided to explore different avenues that emphasize the hous-
ing, cultural, sustainability, and economic development potential 
of the site. Based on each of the groups’ areas of focus, we have 
compiled a list of recommendations to assist La Maestra proceed 
forward. They are listed below.

Community Center as the physically and ideological center of the 
site.
Keep the ‘blue house’  intact and in place. Convert the house into 
a functional art gallery and exhibition space. 
Connect the alley and Fairmount Ave with open space, pedestrian 
plazas and walkways. 
Create opportunities for local entrepreneurs by providing small 
formal and informal retail and workspaces. 
Provide a flexible indoor/outdoor event space
Promote human-scale development throughout the site that com-
pliments the existing neighborhood
Separate Family housing with Transitional and Veterans. Provide a 
separate courtyard and play area for families and children near the 
family housing units. 
Focus most energy and attention on housing and social services 
development; addresses the greatest community need and pro-
vides most ready access to significant funding sources
Early in the development process, seek out partnerships and/or 
supportive relationships with those passionate about the mission 
with expertise in affordable housing, social services, grant funding, 
and compliance
Consider working with Price Charities on a Master Plan for the 
area to expand the influence of La Maestra and increase efficien-
cies in the development process
Engage community leaders and stakeholders to better understand 
perceived community needs and assets to shape the development 

into a community oriented project
Create value in the development by leveraging the community’s 
strengths.
Seek opportunities to deepen the impact of existing activities to 
achieve efficient and effective results
Seek partnership with SDCCD
Seek partnership with developers who have experience using 
Federal and State LIHTC 
Seek new individual and corporate donors preferably outside of 
San Diego County by holding a fundraising event 
Follow a phasing plan to save time and money 
Gather support from various community leaders and members
Speak with opposition to help improve project and build rapport
Find and secure a vacant site to relocate Historic Blue Building
New construction should adhere to LEED certification standards, 
with an emphasis on solar panels, sustainable dry-weather land-
scaping, and water capture methods
The site should be built in phases, focusing on programming that 
has the most urgent need, and the most readily available funding
Activate the alley behind the site to increase economic drivers in 
the area and indirectly decrease crime related activity
Use commercial space to expand existing social enterprises and 
attract complementary tenants
Pre and post-development, focus on developing community part-
nerships with adjacent community centers, nonprofits, and public 
entities to increase the potential to increase programming funding 
and political viability
Transition the blue house into a City Heights/La Maestra cultural 
space, inviting City Heights artists and programming 
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