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01 SITE OVERVIEW

MIXED USE -  PARCEL 5
OWNER/DEVELOPER: GRAPEVINE 

ARCHITECT: AO   

EL MONTE BUS STATION
OWNER/DEVELOPER: MTA
ARCHITECT: GENSLER
GC: KPRS CONSTRUCTION INC. 

RESIDENTIAL ( AFFORDABLE HOUSING) -  PARCEL 1 
OWNER/DEVELOPER: JAMBOREE HOUSING 
MASTER DEVELOPER: GRAPEVINE 
ARCHITECT: SVA 
GC: KPRS CONSTRUCTION INC. 



THE GATEWAY  TRANSIT COMMUNITY
El Monte CA           March 31 2017

7DRAFT COPY

01SITE OVERVIEW

RESIDENTIAL ( MARKET RATE )  -  PARCEL 2
OWNER/DEVELOPER: GRAPEVINE 

ARCHITECT: SVA /AO

MIXED USE -  PARCEL 4
OWNER/DEVELOPER: GRAPEVINE 

ARCHITECT: SVA 

MIXED USE  -  PARCEL 3  
OWNER/DEVELOPER: CITY/GRAPEVINE 

ARCHITECT: AO   

PROPOSED ELEVATED RELOCATED 
METROLINK STATION
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CURRENT SITE CONDITIONS 02

CHAPTER .02

CURRENT SITE

CONDITIONS

GRAPEVINE DEVELOPMENT

COMPLETED PROJECTS ON SITE
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CURRENT SITE CONDITIONS02

CURRENT ENTITLED SITE PLAN
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CURRENT SITE CONDITIONS 02

EL MONTE MTA BUS TERMINAL
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• 33,000 commuters per day currently
• Pedestrian Connection between Transit Station, Housing 

& Retail
• MTA designed station for 50,000 commuters

Shopping, dining & working adjacent to the MTA Transit 
Station will transform this area as a showcase model for other 
intermodal neighborhoods.

As the largest bus modal transportation center in the western 
United States, offering convenient state-of-the-art access to 
mass transit system available anywhere in Southern California, 
with Silver Streak directly connecting to Union Station, the Fast 
Track Lanes on I-10 and Greyhound nation-wide. 

CURRENT SITE CONDITIONS02

MTA Busway

El Monte, CA
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Jamboree is an affordable housing project conveniently located 
adjacent to the newly constructed El Monte Station, the largest 
bus facility west of Chicago.  The new four story housing 
development includes 132 apartments.  Multiple options for unit 
layouts provide tenants with the opportunity to fi nd the right 
home for their needs.  A tot lot and spacious common areas help 
make Jamboree an inviting familial atmosphere. 

CURRENT SITE CONDITIONS 02

The Gateway - Parcel 1

El Monte, CA
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Grapevine Advisors, a Grapevine Development company, acquired 
fee simple title of Parcel 4, formerly the City Yard, in May 2014 from 
El Monte after several years of master planning in collaboration with 
the City.

 This 2.3 acre parcel has since been graded to a certifi ed 
pad which included the environmental remediation of a contaminated 
landfi ll.  The vertical construction of 208 residential market rate units 
above 25,000 SF of retail and dining space will commence April 2016.  
Parcel 4 is part of The Gateway, a 60-acre mixed-use transit oriented 
project adjacent to the El Monte Metro Station - the largest intermodal 
bus transit station west of Chicago which serves over 35,000 commuters 
per day.

 The residential unit mix includes studios, one and two bedroom 
units with Interior washer and dryers and a stainless steel appliance 
package. Grapevine has solicited a substantial amount of Interest from 
national credit and regional retailers for the ground fl oor.  The complete 
value of Parcel 4 is estimated to be $99 million at stabilization which 
will include a highly amenitized podium deck in addition to having 
pedestrian access to the station.  Creative fi nancing was critical since 
redevelopment was abolished during Grapevine’s ENA, one of many 
setbacks that the city team and Grapevin resolved. 

 The captial stack includes $4.9 Million city matching funds/
EB 5 for new infrastructure, $14.7 Million State HCD funds for 
Infrastructure and market rate residential units and the balance is a 
consolidation of debt and Grapevine equity.  The building is expected 
to be ready for occupancy by December 2017. 

CURRENT SITE CONDITIONS02

The Gateway - Parcel 4

El Monte, CA
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CURRENT SITE CONDITIONS 02
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PROPOSED GATEWAY MASTER PLAN 03

CHAPTER .03

PROPOSED 

GATEWAY 

MASTERPLAN

GRAPEVINE DEVELOPMENT

FUTURE PROJECTS ON SITE
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PROPOSED GATEWAY MASTER PLAN03
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PROPOSED GATEWAY MASTER PLAN 03
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PROPOSED GATEWAY MASTER PLAN03
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PROPOSED GATEWAY MASTER PLAN 03
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The Gateway - Parcel 3

El Monte, CA

PROPOSED GATEWAY MASTER PLAN03 PROPOSED GATEWAY MASTER PLAN03

 The 5.36-acre Parcel is controlled by Grapevine 
Advisors and is a future phase of the Gateway Master 
Plan, a transit oriented development.  This mixed-use phase 
includes up to 200 apartment units in 5 stories of Modifi ed 
Type III construction over ground fl oor retail and a 2 level 
subterranean Type I parking structure. 

 The market rate apartments will range from a mix 
of studios & 1 bdrms to 2 bdrms.  The apartment building 
will include amenities ranging from an 8,000 sq. ft. leasing 
& clubhouse space, a fi tness center and an inviting lobby 
integrated into the ground fl oor of the building.  The ground 
fl oor retail will consist of roughly 50,000 sq. ft. of restaurant 
& retail shell space whose tenants may include a grocery 
store, drug store, and shops.  The subterranean parking 
will be mechanically ventilated and includes up to 1,230 
parking spaces for the various uses.  Additionally, he 1.58 
acre Heritage Park will be redistributed onsite and remain 
as openspace. 

 Grapevine entered into it’s purchase option 
to acquire the parcel from the city in May 2014.  As the 
Master Developer, Grapevine commended demolition, 
mass grading, infrastructure and remediation of a former 
municipal landfi ll in June 2014. 
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PROPOSED GATEWAY MASTER PLAN 03PROPOSED GATEWAY MASTER PLAN 03

PARCEL 3 - Option 1

RETAIL /RESTAURANT  40,570 sf
APARTMENT (5 Levels above Retail) 200 Units

PARKING REQUIRED:
RETAIL (36K @  1/200)   180 stalls
RESTAURANT 4.57 @ 1/100   46 stalls
APARTMENT(200 units @ 1.75/unit) 350 stalls

PARKING PROVIDED:  576 stalls

SURFACE   162 stalls
SUBTERRANEAN 1  439 stalls
SUBTERRANEAN 2  439 stalls

TOTAL PARKING PROVIDED: 1042 stalls

PARKING REQUIRED:  576 stalls
MTA PARKING:   397 stalls
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PROPOSED GATEWAY MASTER PLAN 03PROPOSED GATEWAY MASTER PLAN 03

 This 1.89-acre Parcel is located off of Santa Anita Ave and is part 
of the Gateway Master Plan, a transit-oriented mixed-use development.  The 
walkable district enhances the transit linkages to the adjacent LACMTA Rapid 
Transit Bus Station and the nearby LA downtown corridor.  The market rate 
multifamily rental housing will consist of 212 units in 5 levels of modifi ed 
Type III construction over a 2 levels Type I parking garage providing 321 
parking spaces. 

 The rental homes will range from 515 sq. ft. studios up to 1,054 
sq. ft. 2 bedroom/2 bath units.  Residents and guests will be impressed the 
grand 2-story lobby entrance and 2-story fi tness center.  Other amenities will 
include: a community room, business meeting space with computer equipment 
& free wifi , satelite and cable television, a pet spa, bicycle kitchen and an 
indoor/outdoor sky deck with kitchen & fi re pit overlooking the San Gabriel 
Mountains.  In addition to the restaurants, retail and the 2 acre community 
park immediately adjacent to the building, the expansive podium deck 
boasts large open green space, sunshades, outdoor BBQ facilities, a link of 
spa jacuzzis and a fi re place area with lounge seating. 

The Gateway - Parcel 2 

El Monte, CA
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PROPOSED GATEWAY MASTER PLAN03 PROPOSED GATEWAY MASTER PLAN03
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PROPOSED GATEWAY MASTER PLAN 03PROPOSED GATEWAY MASTER PLAN 03
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SITE OVERVIEW1 SITE OVERVIEW

MIXED USE -  PARCEL 5
OWNER/DEVELOPER: GRAPEVINE 

ARCHITECT: AO   

EL MONTE BUS STATION
OWNER/DEVELOPER: MTA
ARCHITECT: GENSLER
GC: KPRS CONSTRUCTION INC. 

MIXED USE -  PARCEL 4
OWNER/DEVELOPER: GRAPEVINE 
ARCHITECT: SVA 
GC: KPRS CONSTRUCTION INC. 
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SITE OVERVIEW 1SITE OVERVIEW

RESIDENTIAL ( MARKET RATE )  -  PARCEL 2
OWNER/DEVELOPER: GRAPEVINE 

ARCHITECT: SVA /AO

PROPOSED ELEVATED RELOCATED 
METROLINK STATION

RESIDENTIAL ( AFFORDABLE HOUSING) -  PARCEL 1 
OWNER/DEVELOPER: JAMBOREE HOUSING 

MASTER DEVELOPER: GRAPEVINE 
ARCHITECT: SVA 

GC: KPRS CONSTRUCTION INC. 

MIXED USE  -  PARCEL 3  
OWNER/DEVELOPER: CITY/GRAPEVINE 

ARCHITECT: AO   
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CHAPTER .04

LINKAGE OF 

GREEN SPACE

LINKAGE OF GREEN SPACE 04
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LINKAGE OF GREEN SPACE04

PROPOSED LINKING OF GREEN SPACES

TOTAL PUBLIC OPEN SPACE = 15.30 ACRES
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CURRENT GREEN SPACE ON SITE = 6.42 ACRES

LINKAGE OF GREEN SPACE 04
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LINKAGE OF GREEN SPACE04

*OPEN SPACE REQUIREMENT FROM EL MONTE 
TRANSIT VILLAGE SPECIFIC PLAN = 11.47ACRES  

PARCELS 

1,2,3 & 4

PUBLIC 

SPACES 

= 4.1 AC  

FLETCHER 

PARK 

PUBLIC SPACES 

= 3.88 AC  

PARCEL 5

PUBLIC 

SPACES

 = 1.9 AC  

MTA PARCELS

PUBLIC SPAC-

ES = 5.42 AC  
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LINKAGE OF GREEN SPACE 04
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RAMONA BLVD. SUSTAINABILITY CORRIDOR VISION PLAN05
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RAMONA BLVD. SUSTAINABILITY CORRIDOR VISION PLAN 05

CHAPTER .05

RAMONA BLVD.

SUSTAINABILITY

CORRIDOR VISION

PLAN
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RAMONA BLVD. SUSTAINABILITY CORRIDOR VISION PLAN05
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RAMONA BLVD. SUSTAINABILITY CORRIDOR VISION PLAN 05
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BUS TUNNEL RE-SCOPING & FUNDING RE-PURPOSE PROPOSAL 06

CHAPTER .06

BUS TUNNEL RE-SCOPE & 

FUNDING RE-PURPOSE 

REQUEST

Overview:

Bus Tunnel Re-scoping & Funding 

Background:

In collaboration with the City of El Monte, the following section is 
intended to provide Metro with additional information to support the 
City’s request for re-scoping of the El Monte Bus Tunnel project in an 
effort to re-purpose the previously awarded Grant funds.  

As demonstrated in the following exhibits, the proposed onsite and 
offsite improvements are consistent with Assembly Bill No. 1358, 
Metro’s Complete Streets Policy dated October 2014, as well as 
the Complete Streets Resolution adopted by the City of El Monte in 
November 2014.  With a focus on multimodal design for the areas 
surrounding Metro’s Division 9 Station, the proposed improvements 
include a variety of safe & convenient enhancements for pedestrians 
and cyclists, while integrating transportation improvements for 
vehicular traffi c including dedicated bus lanes for Metro buses.  

Status:

The proposed re-scoping improvements are depicted in the following 
exhibits and include detailed descriptions & cross sections.  Several 
of the improvements have already obtained City approval for design 
and are permit and shovel ready.   
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1

BUS TUNNEL RE-SCOPING & FUNDING RE-PURPOSE PROPOSAL06

2b

OPTION 1 METROLINK 
STATION RE-LOCATION

PROPOSED OPTION 2 METROLINK 
STATION RE-LOCATION

ELEVATED PLATFORM
WITH SUBTERRANEAN PARKING 

BELOW PARCEL 3

2a 3
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Relocate Bus Entry to south of Depot.  
One way entry from Freeway to alleviate 
some of the bus traffi c along Santa Anita

1

Create Open Space to frame the station 
entrance and to facilitate safe pedestri-
an & cyclist mobility & linkages;  replace 
parking spaces either at Parcel 3, Parcel 
5 or future master plan + ride sharing 
drive 

2a

Parkway on the east side of Santa Anita 
Ave creates symmetrical gateway park-
way along Santa Anita Ave.  The park-
way is consistent with the Downtown Main 
Street Transit-Oriented District Specifi c 
Plan per PC Resolution No. 3471 adopt-
ed on Feb 28th, 2017 which provides for 
large setbacks of 16’ to 20’ along the 
east side of Santa Anita to Ramona.

2b

Future parkway south of Ramona Blvd. 
will be consistent to proposed parkway 
mentioned in the Downtown Main Street 
Transit-Oriented District Specifi c Plan.  

2c

Consistent with the Ramona Blvd transit 
corridor (SCAG Grant) Acquire proper-
ty @ NEC @ Ramona & Santa Anita to 
align the pedestrian & cyclist experience 
to include cycle ride sharing, bike stor-
age, handicap parking and to faciliate 
other ride sharing options

3

BUS TUNNEL RE-SCOPING & FUNDING RE-PURPOSE PROPOSAL 06
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BUS TUNNEL RE-SCOPING & FUNDING RE-PURPOSE PROPOSAL06

5

PROPOSED OPTION 1 METROLINK 
STATION RE-LOCATION

MTA

PARKING 

STRUCTURE

EXTENSION

PROPOSED OPTION 2 METROLINK 
STATION RE-LOCATION

ELEVATED PLATFORM
WITH SUBTERRANEAN PARKING 

BELOW PARCEL 3

8

6a

7

6b

6a

4

RIO HONDO 

BIKE PATH 

PORTAL 
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Design & Install diagonal “pedestrian 
& cyclist scramble” crossing at Ramona 
and Santa Anita Intersection; modify 
traffi c signal to accommodate crossing

5

Provide connections from Santa Anita to 
the Gateway Project and the Rio Hondo 
Bike Path. Expand & Link the Rio Hondo 
Bike Path to connect Fletcher Park

6a

Provide a pedestrian bridge linking 
open space at the Metro Station en-
trance to future mixed use development;  
facilitate safe & convenient pedestrian 
& cyclist mobility and linkages. 

6b

Enhance Pedestrian, Cycling and Ride 
Sharing at the Ramona Blvd transit cor-
ridor to enhance bike orientation, bike 
rental, sharing & storage, charging sta-
tions for hybrid autos, and other ride 
sharing features. 

7

Enhance the Pedestrian & the Rio Hondo 
Bike Trail entrance at Valley Blvd consis-
tent with the Bike Portal proposed in the 
Downtown Main Street Transit-Oriented 
District Specifi c Plan; make it more invit-
ing with signage and ornate gate along 
with bike sharing rental station.  

8

BUS TUNNEL RE-SCOPING & FUNDING RE-PURPOSE PROPOSAL 06

Install the new signalized intersection at 
Gateway Promenade and Santa Anita 
including pedestrian crosswalk.  Install 
the enhanced street median along Santa 
Anita from new intersection to Ramona.  
City approved design, permit and shovel 
ready.

4



THE GATEWAY  TRANSIT COMMUNITY
El Monte CA           March 31 201746

RIO HONDO 

BIKE PATH 

PORTAL 

 

PROPOSED BIKE PATHS

RAMONA BLD

RI
O

 H
O

N
DO

VALLEY BLD

S
A

N
TA

 A
N

IT
A

 A
V

E

PROPOSED OPTION 1 METROLINK 
STATION RE-LOCATION

PROPOSED OPTION 2 
METROLINK STATION 9
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1

RAMONA BLD

LE
X

IN
G

TO
N

 A
V

E 

VALLEY BLD

VALLEY MALL

Acquire right of way for proposed Bike Paths (as depicted by Grapevine) 
to connect to the Rio Hondo Trail, the Ramona Blvd Transit corridor, El Monte 
Downtown, and the Gateway Transit community so that cyclists are provided 
accessible paths to the transit station.

9
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DOWNTOWN MAIN STREET EL MONTE SPECIFIC PLAN07

PROPOSED BUS TERMINAL ROUTES IN PROPOSED PLAN

BUS IN & OUT

BUS IN & OUT

PROPOSED 
MTA PARKING 
STRUCTURE

BUS OUT ONLY

BUS IN ONLY &

MTA EMPLOYEE 

PARKING ACCESS

REDUCED BUS IN
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1

PEDESTRIAN CIRCULATION

PRIMARY PEDESTRIAN PATH

PEDESTRIAN PROMENADE

SECONDARY PATHS

RIO HONDO RIVER TRAIL 

PEDESTRIAN SAFETY CROSSING

BIKE/PEDESTRIAN PRIORITY CROSSING

EXISTING PUBLIC PARK/PLAZA

PROPOSED PUBLIC PARK/PLAZA

PEDESTRIAN/BIKE PORTAL

PEDESTRIAN NODE

PROPOSED 
AMPHITHEATER
IN PIONEER PARK
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METROLINK STATION RE-LOCATION PROPOSAL08 

5 MIN.WALK

      OPTION 3 METROLINK 
STATION RE-LOCATION

ELEVATED PLATFORM
WITH SUBTERRANEAN 

PARKING BELOW PARCEL 3

CONDEMNED PROPERTY 
FOR METROLINK STATION

OPTION 1 METROLINK 
STATION RE-LOCATION
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Lorem ipsum dolor sit amet, consectetur adipiscing elit. 
Fusce consequat arcu eget massa volutpat gravida. Ves-
tibulum ut consectetur arcu, sit amet porta eros. Maecenas 
condimentum rutrum elit, dictum rutrum ex consectetur id. 
Nam semper, lacus ac vehicula semper, mi erat suscipit eros, 
condimentum consectetur erat augue et tellus. Vestibulum 
ac accumsan lacus. Aliquam laoreet lorem metus, eu dic-
tum sapien dictum id. Donec sed risus nisi. Etiam ut ornare 
purus. Nam aliquam massa maximus ligula aliquet porta.

Quisque semper, nisi quis lobortis faucibus, nunc ligula iacu-
lis nulla, et rhoncus risus risus egestas ligula. Sed feugiat ex 
nulla, nec commodo magna fringilla vehicula. Sed non ante 
at justo blandit commodo eu vel mi. In id eros metus. Sed 
est arcu, fi nibus vel felis mattis, iaculis facilisis lectus. Nunc 
vel nisi purus. Phasellus cursus accumsan dolor eu venenatis.

Etiam cursus lectus id tellus malesuada mattis. Quisque a 
iaculis risus, a ultricies magna. Nunc eu neque ac eros lob-
ortis tincidunt eget eget leo. Curabitur sagittis sem imper-
diet ipsum effi citur, id sodales tellus bibendum. Praesent 
ex nisi, iaculis eu metus ut, convallis ornare tellus. Morbi 
quis semper tellus, vitae ultrices elit. Integer at diam et 
lectus fi nibus vulputate. Quisque placerat magna in ligu-
la scelerisque, id aliquet elit convallis. In id nulla ultricies, 
vestibulum arcu sit amet, varius purus. Suspendisse dictum 
molestie bibendum Lorem ipsum dolor sit amet, consecte-
tur adipiscing elit. Fusce consequat arcu eget massa volut-
pat gravida. Vestibulum ut consectetur arcu, sit amet por-
ta eros. Maecenas condimentum rutrum elit, dictum rutrum 
ex consectetur id. Nam semper, lacus ac vehicula semper, 
mi erat suscipit eros, condimentum consectetur erat augue 

EXISTING EL MONTE 
METROLINK STATION

DOWNTOWN MAIN STREET 
SPECIFIC PLAN BOUNDARY
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09 

INTRODUCTION 

AND PROJECT 

UNDERSTANDING

METRO DIVISION 9

INTRODUCTION & BACKGROUND - DIVISION 9

The Gateway 5 team recognizes the regional signifi cance 
of the El Monte Station (Station) and Division 9 maintenance 
facility (Division 9). With over 22,000 daily riders and 
29 bus bays, the Station is the largest bus terminal west 
of Chicago. Several transit providers, including Metro, 
Foothill Transit, El Monte Transit, and Greyhound, provide 
connections from the San Gabriel Valley to the Union 
Station-bound Silver Line. Division 9 continues to be heavily 
utilized, as noted by the Metro Five Year Transit Service 
& Capital Improvement Plan, FY 2014-2018 (CIP), which 
indicates an actual operation storage utilization rate of 
105%. The facility currently offers repair bays, a wash 
station, and storage for 40’-equivalent buses, as well as 
a three-story administration building with facilities for 
Metro employees, including a parking lot and garage.

Given the limited amount of land available within a 
reasonable radius of Division 9 and the cost of rebuilding 
a facility elsewhere, the Gateway 5 team understands 
that Metro will need to continue its operations at the 
current El Monte site. However, the site presents a unique 
opportunity for transit-oriented development (TOD) in the 
San Gabriel Valley. In accordance with the approved El 
Monte Gateway Specifi c Plan, Gateway 5 will pursue 
redevelopment of parcels 1-5, as indicated by Figure 1, 
“Study Area.” To date, Gateway 5 has received approvals 

for TOD projects on parcels 1-4, located north of the 
Station. Taken together, these projects will offer up to 500 
spaces of parking that can be used by Metro in order 
to meet its obligations for commuter parking. Through this 
arrangement, the Gateway 5 team has demonstrated that 
it is an enthusiastic and committed partner to Metro and 
will continue to work with Metro and others to fi nd mutually 
benefi cial solutions as the Gateway project is implemented.

South of the Station, Gateway 5 is pursuing redevelopment 
of Parcel 5, which will include offi ce, retail, hospitality, 
residential, and other uses that will boost Metro ridership and 
signifi cantly improve livability within the Gateway Specifi c 
Plan Area. The team, which includes the City of El Monte, 
is proposing to extend this development north and west of 
Parcel 5, with the potential to deck over areas of the Division 
9 site with a podium structure. To assess the feasibility of 
decking over Division 9, Gateway 5 has recently retained 
Gruen Associates (Gruen), an award-winning Los Angeles-
based fi rm with over 70 years of experience. Gruen 
has extensive experience with master planning projects, 
complex podium structures, station design, and transit-
oriented development, having led projects such as the 
Union Station Master Plan, Metro Maintenance Facilities 
#16 and #20, Metro Airport-Metro Connector, and several 
high-rise, mixed-use TOD projects throughout the world. 
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Figure 1 - Study Area

0 400 800 1,600 ft
Legend

Gateway Specifi c Plan

Working closely with Metro and the Gateway 5 team, 
Gruen will develop approaches that catalyze TOD, 
preserve the function of the Division 9 facility, maximize 
joint development revenue for Metro, boost ridership, and 
improve the overall livability of the El Monte Gateway 
area. The following section outlines a preliminary approach 
to accommodating the needs of Metro and Gateway 5, 
with a high-level understanding of existing conditions 
and possible solutions. As Gruen has joined the project 
team within the past month, these considerations will be 
explored in greater detail during the feasibility study. 

Parcels

Plan Area

Gateway Parcels

Rio Hondo Bike Path

Metro Division 9

El Monte Bus Station

Development Site

INTRODUCTION & BACKGROUND - DIVISION 909 
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PRELIMINARY SCOPE 

OF FEASIBILITY 

STUDY

For this submittal, Gruen has identifi ed a number of 
considerations that will be explored as part of a Feasibility 
Study and refi ned in the next phase of design. This section 
identifi es an initial understanding of current conditions and 
possible design approaches, and includes a preliminary 
approach for the Feasibility Study that could be utilized 
if the Gateway 5 team is selected by Metro. Gruen and 
the Gateway 5 team will work with Metro to fi nalize the 
full scope of the feasibility study and design activities. 

1 - Current Conditions and Existing 

Conditions Memorandum 

Understanding of Current Division 9 Site Conditions 

Based on initial conversations with Gateway 5 and Metro, 
Gruen has developed a preliminary understanding of current 
plan area conditions. Key considerations are included in 
Figure 2, “Existing Circulation and Buildings in the Plan Area.”

Parking

According to a count taken from aerial imagery, 
Division 9 has surface capacity for 293 buses. To 
establish equivalency with other maintenance facilities, 
Metro uses a 40’ standard. The Metro CIP indicates 
246 40’-equivalent buses on the Division 9 site.

Gruen estimates that there are approximately 480 stalls 
in the two-level parking structure due west of the Metro 
administration building. An additional 35 angled stalls are 
located south of the parking structure. Taken together, all 515 
stalls are assumed to be needed for Metro employee parking.

Commuter parking lots are located throughout the Plan 
Area, indicated by cream-colored areas in Figure 2. In 
total, Gruen estimates that there are currently 1,582 
commuter parking spaces located in fi ve parking lots. 

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9

Total Parking

Type of Parking Existing Number of 

Spaces

Commuter Parking 1,582

Metro Employee Parking 480

Metro Other Parking 52

Metro Bus Parking 293

Table 1 - Estimated Existing Parking in 

      Plan Area 

* Parking counts were based on aerial imagery.

09 
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Figure 2 - Existing Circulation and Buildings in the Plan Area

Legend

Metro Employee Circulation Route

Shared Commuter / Bus Circulation Area

Metro Bus Parking AreaCommuter Parking Area

Metro Bus Circulation Route

Metro Bus Circulation AreaMetro Employee / Other ParkingCommuter Circulation Route

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9



THE GATEWAY  TRANSIT COMMUNITY
El Monte CA           March 31 2017

77DRAFT COPY

09 PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9

1

2 3

4
5

6 7 8 9

Administration

Employee Parking

Bus Wash
Station

CNG Fueling
Station

Maintenance 
Shop

Tire Shop, Storage, Support

El Monte Bus Station

El Monte Busway

Rio Hondo River

Rio H
ondo Bike Path

S
a
n
ta

 A
n
it
a
 A

v
e
.

0 400 800 1,600 ft

Figure 3 - Generalized Bus Operation Sequence
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Administration

ID Levels Square 

Footage*

Current 

Use(s)

Notes and 

Special 

Considerations

1 3 47,480 Administration, 
training and 
support

Maintenance and Operations

2 1 8,700 Bus wash 
station

Minimum 30’ 
clearance 
required

3 1 10,000 CNG fueling 
station

Fueling station 
cannot be 
enclosed or 
covered in any 
way

4 1 34,000 Maintenance 
shop

Minimum 30’ 
clearance 
required

5 1 3,000 Tire shop, 
non-revenue 
shop, storage, 
etc.

6 1 4,700

7 1 3,900

8 1 2,100

9 1 900

Bus Operation Sequence

At the beginning of a shift, drivers typically park in 
the Metro employee parking structure, then walk to 
the Administration building. From there, drivers board 
a bus and proceed to El Monte Station or Santa Anita 
Avenue to begin a route. This sequence is illustrated 
in Figure 3, “Generalized Bus Operation Sequence.”

Buses reaching the end of a route follow a more 
complicated sequence. Buses visit the wash station, fueling 
station, and, if necessary, enter the maintenance shop 
for repairs or routine maintenance. Buses then follow 
a clockwise drive along the perimeter of the site to 
access one of three bus parking zones. Buses are stored 
in these zones until they are ready for the next route.  

Structures

Additionally, Gruen has identifi ed the following eight 
buildings on the Division 9 site, highlighted below. 
The location of each building is shown on Figure 2.

Potential Future Investments by Metro

Metro has developed a master plan for maintenance 
facilities, which identifi es future planned investments. Gruen 
has not yet received a copy, but will review this document 
if the Gateway 5 team is selected. From conversations with 
Metro, Gruen understands that Building 4 – Maintenance 
Shop, needs to be expanded by approximately 30%. 
The current facility was built in the 1970s and is obsolete. 

Metro has also identifi ed the need for a new employee 
parking structure. With approximately 500 spaces, 
the structure does not meet demand and is ineffi cient. 
The need for both the parking structure and expanded 
maintenance shop may present an opportunity, as Division 
9 bus storage could potentially be integrated into the 
structure. Additionally, if Buildings 5-9 are integrated 
into the rebuilt maintenance shop, it could free the 
eastern 1/3 of the Division 9 site for redevelopment.

Metro continues to make minor improvements to 
equipment and other routine repairs. A March 19, 
2015 Metro Construction Committee report approves 
funding for new vacuum equipment and hoist 
replacement for the Division 9 maintenance facility.

* Building square footages were based on aerial imagery.

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9

Table 2 - Existing Buildings on Division 9 Site

09 
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Division 9

• Current and future programmatic needs
• Bus and maintenance vehicle circulation
• Metro parking demand by vehicle type and length
• Employee parking demand
• Required clearances
• Ventilation
• Long-term capital improvement needs
• Volume of buses on-site
• Ingress / egress
• Noise

El Monte Station

• Current park and ride supply and utilization
• Bus operations by provider
• Bus volume
• Ridership
• Employee parking
• Bus ingress and egress
• Pick-up and drop-off circulation and supply

Caltrans / Park and Ride Facility

• Current parking supply
• Additional / forcasted parking demand
• Current parking utilization

Other

• Existing surveys
• Topography
• Soils and contamination (if Phase I reports are 

available)
• Geotechnical reports (if available)

Existing Conditions Memorandum (ECM)
Once the Gateway 5 team has been selected to 
address the site, Gruen and the Gateway 5 team will 
meet with Metro to identify shared project goals and 
objectives for Division 9 and Gateway redevelopment. 
Gruen will also develop a baseline understanding 
of current conditions, which could include the topics 
in Table 3, “Potential ECM Analysis Data Needs:”

The analysis will also include documentation 
of current programming and operations of 
the Division 9 site. If applicable, the following 
programmatic elements will be evaluated for 
their size, function, utilization, and long-term need:

Maintenance

• Weld Shop
• Maintenance Building
• Bus Parking

Shop/Support

• Tire shop/storage
Administration

• Management 
• Conference rooms
• Flex space and other supporting functions

Storage/Mechanical

• Storage
• Data
• Electrical
• Utility Rooms
• File Storage
• Janitor

Operations

• Running repair bays
• Inspection Bays
• Body Shop

Bus Wash Facility

Compressed Natural Gas (CNG) Fueling Station

Others, as prioritized by Metro

Gruen, in conjunction with a traffi c engineer, geotechnical 
consultant, structural engineer, MEP, and other as-needed 
subconsultants, will prepare an Existing Conditions 
Memorandum (ECM) to summarize the fi ndings. The 
ECM will also include an evaluation of constraints 

*Gruen assumes that data will be provided by Metro or others

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9

Table 3 - Potential ECM Analysis Data Needs

09 
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and opportunities presented by the current site, 
Division 9 operations, and the Park and Ride Facility. 

Based on a high-level evaluation of limited data, Gruen has 
identifi ed a preliminary list of potential key considerations 
that could be explored further during the Feasibility Study:

• The maintenance facility operates 24 hours/day, 
7-days/week

• Metro prefers to maintain maximum fl exibility on the 
Division 9 site, so as not to preclude future circulation 
and building schemes

• Adequate ventilation must be provided for all 
facilities

• Suffi cient clearance for maintenance facility 
operations

• Division 9 and El Monte station utilization, and Metro’s 
future plans for improvement

• Specifi c uses and condition of existing transit and 
maintenance buildings on-site

• Bus access to Division 9 and Parcel 5, with an 
emphasis on maintaining the tunnel connection to El 
Monte Station and other key points of ingress/egress

• Vehicular access to Division 9 and Parcel 5
• Visibility of maintenance operations from the I-10 

Freeway
• Environmental contamination and geotechnical 

Concerns
• Several curb cuts along Santa Anita introduce a high 

volume of bus and passenger traffi c, presenting 
potential confl icts between pedestrian-oriented TOD 
and Metro operations

• Traffi c congestion along Santa Anita 
• Metro plans for the employee parking structure
• Others, as determined by Metro and the Gateway 5 

team

2 - Development of Alternatives

Goals and Principles
Once the current and future needs for Division 9, The 
Station, Park and Ride Facility, and proposed Gateway 
5 redevelopment have been established, Gruen will 
work with Metro and the Gateway 5 team to develop 
alternatives that accommodate all site users. Key 
design and redevelopment principles could include:

• Strategic placement of TOD uses that generate 
ground-lease revenue for Metro 

• Shared parking among complementary uses
• Maximal daylighting to reduce mechanical ventilation 

and energy consumption
• Wherever possible, minimal disruption to Division 9 

operations during and after Gateway 5 construction
• Effi cient circulation schemes that minimize bus/

pedestrian confl icts and reduce congestion
• Flexibility to allow for expansion/modifi cation of 

Division 9 facility as well as future redevelopment
• Co-location of mechanical, circulation, stormwater, and 

other site needs to reduce costs
• Approaches that limit the scale and cost of parking 

deck above Division 9
• Others, as determined by Metro and the Gateway 5 team

Development of Alternatives
If built, the preliminary TOD master plan concept 
described elsewhere in this proposal will affect the Division 
9 site and existing commuter parking. Figure 2 illustrates 
estimated existing commuter, employee, and other parking 
that will need to be replaced on-site when TOD occurs. 
Gruen estimates there are more than 2,000 of these 
spaces located south and east of the El Monte Busway 
within the Specifi c Plan Area. Figure 2 also illustrates 
access to the El Monte Bus Station and Division 9, which 
will be relatively unchanged with the addition of TOD. 

Several potential options will be developed during the 
feasibility study. For illustration purposes, Gruen has 
identifi ed one potential approach to the site, shown in the 
diagrams on the following pages. This approach has not been 
reviewed by Metro and is used for illustration purposes only. 

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9
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Gruen will work with Metro to generate alternatives 
that meet Metro’s long-term programmatic needs 
and needs for the Gateway 5 redevelopment.

Preliminary Concept

Partial Deck and Partially Reconstructed Division 9 Facility 
and Consolidated Parking Structure
See Figures 4-6

Description: 
Consolidate existing commuter parking in a rebuilt parking 
deck that is shared with Gateway 5 redevelopment along 
Santa Anita.  The deck will partially cover the Division 9 
site.  Replace the undersized Metro Maintenance shop and 

existing buildings 5-9 (as shown in Figure 2) with a new 
facility west of the existing Metro Administration building, 
which will also include demolition and replacement 
of the existing Metro employee parking structure.  

The new combined Division 9 Maintenance Shop and 
Parking Facility will include maintenance facility uses 
on the ground level and replacement employee, non-
revenue, and visitor parking on levels two and three.  
Proposed employee parking capacity within the new 
Division 9 Maintenance Shop/Parking Facility will replace 
the existing 542 estimated employee and non-revenue 
parking spaces plus additional capacity of approximately 
50 employee spaces for potential expansion.  

Legend

Parking Facility

ResidentialRetail

Offi ce

Hospitality

Gateway 5 Redevelopment
not to scale

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9

Figure 4 - Preliminary Concept - Division 9 Partial Deck and Parking Structure with Gateway 5   

     Redevelopment Birdseye Perspective Looking Southeast
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Legend

Parking Facility
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Offi ce

Hospitality

Gateway 5 Redevelopment
not to scale

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9

Residential

Existing bus parking and circulation will be located at-
grade and reorganized to accommodate the proposed 
column grid supporting the parking deck.  As shown in 
Figure 5, approximately 144 bus parking stalls can be 
accommodated southeast of Metro Administration building 
(north of the current buildings 4-9).  97 bus parking stalls can 
be accommodated north of the CNG Fueling Station and 
Wash Facility and south of the new Division 9 Maintenance 
Shop/Parking Facility.  57 spaces can be accommodated 
south of the CNG Fueling Station.  The total capacity for 
bus parking is approximately 298 buses, which could 
accommodate future fl eet expansions and upgrades.  

The following pages document the programmatic 
assumptions used in the development of the preliminary 
concept.  Given the limited information available to 
Gruen at the time of submittal, future programmatic 
needs were based on Division 13, a facility similar to 
Division 9 in terms of construction type and bus storage 
capacity. 

Key Considerations:
Metro Maintenance Facility Sizing and Uses
For illustrative purposes, Gruen has developed a 
preliminary concept and program based on comparable 

Wash Facility

Santa Anita Ave.

I-10 Fre
ewayWash Facility

I-10 Fre
e

Bus Circulation

Figure 5 - Preliminary Concept - Division 9 Partial Deck Ground Level Bus Parking and Circulation

CNG Fueling 

Station

Bus Parking Area

97 Buses

144 Buses

57 Buses

Division 9 Site New Division 9 Bus Entrance
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Metro facilities.  The recently built Division 13 maintenance 
facility near Los Angeles Union Station offers an 
excellent precedent for building a parking structure to 
accommodate the growing needs of Metro maintenance 
facilities. According to estimates, Division 13 provides 
up to 375 spaces of employee parking, 62 non-revenue 
and visitor parking spaces, 132 - 40’ bus parking 
stalls and 52 - 60’ bus parking stalls (total of 201 
40’-equivalent buses), and 19 bus repair/maintenance 
bays that comprise approximately 480,000 square feet 
of space in a combined parking structure/maintenance 
facility.  As El Monte currently offers 246 - 40’-equivalent 

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9

Legend

Parking Facility

ResidentialRetail

Offi ce

Hospitality

Gateway 5 Redevelopment
not to scale

Figure 6 - Preliminary Concept - Division 9 Partial Deck and Parking Structure with Gateway 5   

     Redevelopment Section-Perspective

Metro 
Administration

Santa Anita Ave.

I-10 Fre
eway

stalls, Division 13 serves as an initial precedent for 
sizing assumptions when evaluating approaches to 
accommodating Metro’s future plans for Division 9.   
Gruen will work with Metro to develop a more detailed 
program that is tailored to Metro’s needs and the Division 
9 site.  To size the new Division 9 Maintenance Shop/
Parking Facility and bus parking for the preliminary 
concept below, Gruen prorated the proposed Division 9 
parking and square footage requirements using the as-
built conditions of Division 13.  General parking and square 
footage comparisons between Division 9 and Division 13 
are shown in Table 4, and as-built images and plans for 
Division 13 are shown in Figures 7 and 8, respectively.  

Employee Parking

New Division 9 Maintenance Shop/Parking Facility

Parking Deck1

2

1

2

New Division 9 Bus Entrance

Maintenance 
Facility

Division 9 Site
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Division 13 / Division 9 Comparison

Division 

13

Division 9 

Existing

Division 9 

Proposed

Bus Parking 
(40’ Bus 
Equivalent)

201 242* 291**

Employee 
Parking

375 480 530

Non-Revenue 
Parking

41 52 68**

Maintenance 
Shop

70,000 sf 34,000 sf 81,000 sf**

Tire Shop/ 
Storage/
etc.

14,600 sf

Table 4 - Programmatic Assumptions

* From Metro Five-Year Transit Service & Capital 
Improvement Plan (FY 2014 - FY 2018).
** Based on a proportional calculation of parking on 
the Division 13 and Division 9 sites; the conceptual plan 
represents a maintenance shop that is approximately 2.5 
times larger than the current Division 9 shop.

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9

Parking
A multi-level deck is provided along Santa Anita Avenue. 
Commuters, customers, and residents will share this parking 
deck. By building a multi-level structure with a smaller 
footprint, users will be able to more easily navigate to 
available stalls through speed ramps or helical ramps. 
This approach will also limit the extent of Division 9 land 
taken or covered by the parking structure, affording 
Metro the fl exibility it needs to plan for the future of the 
site. Additionally, co-locating parking with the Gateway 
5 redevelopment will enhance the commuter experience 
by offering convenient, attractive retail options along 
the route from the parking structure to El Monte Station.

The roughly 110 spaces of bus parking lost on the eastern 
1/3 of the site will be relocated to a new Division 9 
Maintenance Shop/Parking Facility. The parking structure 
is conveniently located west of the existing Administration 
building.  This structure will replace the existing employee 
parking structure, which according to the Metro Five-Year 
Transit Service & Capital Improvement Plan (FY2014 - 
FY2018) is, “Ineffi cient due to poor design” and “Needs 
to be replaced.”  The Capital Improvement Plan also 
indicates the existing maintenance shop is, “Undersized 
and outdated” and that “A new maintenance shop is 
needed.”  Building a parking structure for the maintenance 
shop, storage, or other Division 9 uses as well as Metro’s 
employee parking needs is likely far less expensive than 
building a podium structure over most of the Division 9 site. 

Circulation
The existing signalized intersection for bus ingress/
egress at Santa Anita is maintained.  Buses will enter 
the site at Santa Anita and into the parking deck.  Buses 
will also be able to access the site from a proposed 
entry using the 10 Fwy on-ramp from the south of the 
Metro Division 9 Site.  Buses will be able to follow the 
proposed circulation sequence and enter the new Division 
9 Maintenance Shop/Parking Facility and existing CNG 
Fueling Station and Wash Facility from both entrances.

Structures
Buildings 4 through 9 will need to be rebuilt elsewhere 
on the Division 9 site and are proposed to be 

incorporated into the rebuilt Division 9 Maintenance 
Shop/Parking Facility west of the Administration building.  
 
Clearances
Decking over any part of the Division 9 site poses 
complications from the perspective of clearances. 
At a minimum, 30’ clear spans must be provided for 
maintenance shops and wash facilities. Absolutely no part 
of the CNG Fueling Facility can be covered or enclosed. 

Visibility and Screening
While much of the maintenance facility will not be screened 
through the use of a deck structure, other approaches can be 
utilized. Articulated walls, vegetation, solar panels, public 
art, and other interesting treatments can be installed along 
the perimeter of the site to screen maintenance operations. 
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Figure 7 - Division 13 As-Built Images

Source: Maintenance Design Group Metro Division 13 Maintenance Facility

Birdseye looking northeast Service/brake inspection bay

Exterior

Maintenance Bays

Storage area

Wash bays

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9
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Gateway 5 construction on Metro maintenance and 
operations, since much of the site will not be impacted by 
construction of a deck structure. Under this scheme, Gruen 
recommends Þ rst building a new Division 9 Maintenance 
Shop/Parking Facility to free up land closer to Santa 
Anita Avenue for redevelopment staging and construction.

3 - Alternatives Evaluation

Each alternative will be evaluated using a set of 
criteria. The criteria could include the following:

• Cost
• Revenue generation potential (parking, joint 

development revenues, etc.)
• Energy consumption/GHG emissions
• Potential for shared infrastructure
• Disruption to operations
• Parking impacts
• Others

During all phases of the project, the Gateway 5 team will 
work with Metro to determine the scope of the feasibility 
study and review possible design options.  Gateway 5 is 
committed to understanding and meeting Metro’s needs 
to the greatest extent possible.  

Ground Level

Basement Level

Level 2

Phasing and Operations
This option will signifi cantly reduce the impacts of 
Gateway 5 construction on Metro maintenance and 
operations, since much of the site will not be impacted by 
construction of a deck structure. Under this scheme, Gruen 
recommends fi rst building a new Division 9 Maintenance 
Shop/Parking Facility to free up land closer to Santa 
Anita Avenue for redevelopment staging and construction.

3 - Alternatives Evaluation

Each alternative will be evaluated using a set of 
criteria. The criteria could include the following:

• Cost
• Revenue generation potential (parking, joint 

development revenues, etc.)
• Energy consumption/GHG emissions
• Potential for shared infrastructure
• Disruption to operations
• Parking impacts
• Others

During all phases of the project, the Gateway 5 team will 
work with Metro to determine the scope of the feasibility 
study and review possible design options.  Gateway 5 is 
committed to understanding and meeting Metro’s needs 
to the greatest extent possible.  

Figure 8 - Division 13 Level Plans

PRELIMINARY SCOPE OF FEASIBILITY STUDY - DIVISION 9
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JAMES ACEVEDO
Managing Principle & CEO

LETICIA ACEVEDO
Partner

Records Management
Construction Administration

JOSHUA PARKS

Business Development
& Risk Manager

ALEXADRA ROOKER

Government Affairs

MIGUEL VASQUEZ
Development Project

Manager

Masterplan
Design

Entitlements
Design Review

Construction
Management

JOANNE CARRAS
President & CFO

Operations & 
Financial Management

Oversees Legal Issues 
& Contracts

Leasing & 

Asset Management
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Mr. James Acevedo serves as CEO and Managing Partner 
of Grapevine Development, LLC, which provides fee service 
development and construction management services for part-
ners and clients, including serving as master developer and 
construction manager for a number of economic development 
projects via public-private partnerships, educational facilities 
and private development partners.  

Mr. Acevedo is also one of the founding Principals and CEO of 
Grapevine Advisors, LLC and Gateway Five, LLC which own the 
privately held land in the co-development of a 60-acre mixed 
use high density transit project in the San Gabriel Valley.  

Mr. James Acevedo is a native of East Los Angeles with a dis-
tinguished career as a facilitator of people and ideas. As 
a teenager, he played a key role in the Chicano movement. 
Throughout the course of his work he has discovered that Lati-
no families needed a voice to be recognized in the political 
arena and community at large.  This drove him to facilitate 
Latino leadership and foster economic development initiatives 
in these underserved and overlooked communities.  

Mr. Acevedo has over 25 years of experience in real estate 
development, construction management and government rela-
tions, including the acquisition, entitlement, management and 
leasing of affordable multifamily housing, single family hous-
ing, commercial developments, retail, mixed-use, transit, edu-
cational facilities and other public-private developments from 
master planning, procuring entitlements, and managing ground 
up construction. 

Mr. Acevedo’s career also included hospital administration for 
several years.  He served as CEO of Mission & Community Hos-
pitals, Director of Development, Panorama Hospital, Regional 
Administrator of El Monte Hospital and Supervisor of CEOs, 

Woodruff & Monterey Park Hospitals.

 

EDUCATION

Undergraduate Degree- Political Science

California Sate University at Los Angeles

Masters Degree – Instructional Media

California Sate University at Los Angeles

Masters Degree- Communication

University of Southern California (USC)

Coro Fellowship in Public Affairs

Los Angeles, California

CORO Fellow, Los Angeles

GOVERNMENT APPOINTMENTS

Mayor Riordan Appointments 

 Commissioner

Los Angeles City Board of Zoning Appeals

Commissioner

 Los Angeles City Fire Department

Mayor Hahn Appointment

Commissioner

Port of Los Angeles

Governor Davis Appointment

Commissioner

California State Board of Pharmacy

NON PROFIT

Founder & Former Chairman, 

Neighborhood Partners, 501(c)

ICSC Member since 1998

James Acevedo
PRINCIPAL | CEO
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Mr. James Acevedo serves as CEO and Managing 
Partner of Grapevine Development, LLC, which provides 
fee service development and construction management 
services for partners and clients, including serving as 
master developer and construction manager for a 
number of economic development projects via public-
private partnerships, educational facilities and private 
development partners.  

Mr. Acevedo is also one of the founding Principals and 
CEO of Grapevine Advisors, LLC and Gateway Five, LLC 
which own the privately held land in the co-development 
of a 60-acre mixed use high density transit project in the 
San Gabriel Valley.  

Mr. James Acevedo is a native of East Los Angeles 
with a distinguished career as a facilitator of people 
and ideas. As a teenager, he played a key role in the 
Chicano movement. Throughout the course of his work he 
has discovered that Latino families needed a voice to be 
recognized in the political arena and community at large.  
This drove him to facilitate Latino leadership and foster 
economic development initiatives in these underserved 
and overlooked communities.  

Mr. Acevedo has over 25 years of experience in real 
estate development, construction management and 
government relations, including the acquisition, entitlement, 
management and leasing of affordable multifamily 
housing, single family housing, commercial developments, 
retail, mixed-use, transit, educational facilities and other 
public-private developments from master planning, 
procuring entitlements, and managing ground up 
construction. 

Mr. Acevedo’s career also included hospital administration 
for several years.  He served as CEO of Mission & 
Community Hospitals, Director of Development, Panorama 
Hospital, Regional Administrator of El Monte Hospital and 

Supervisor of CEOs, Woodruff & Monterey Park Hospitals.

 

Highlighting a few projects



THE GATEWAY  TRANSIT COMMUNITY
El Monte CA           March 31 2017106 DRAFT COPY

Mrs. Leticia Acevedo is a partner and owner-operator of Grape-
vine Development, LLC, which provides fee service development 
and construction management services for partners and clients, 
including serving as master developer and construction manager 
for a number of economic development projects via public-private 
partnerships, educational facilities and private development part-
ners. 

Mrs. Acevedo is also one of the founding Principals of Grapevine 
Advisors, LLC and Gateway Five, LLC which own the privately held 
land in the public-private co-development of a 60-acre mixed use 
high density transit project in the San Gabriel Valley.

With more than eleven years of experience in real estate de-
velopment and construction, Leticia has formed and co-owned 
three real estate development fi rms in California and co-owned 
a certifi ed woman-owned & managed construction company for 
several years.  She has served as Vice President for affi liated 
consulting companies, such as, DCP, City Sights, and TAG facili-
tating real estate development, land acquisition, entitlements and 
construction administration. The real estate projects consisted of 
new and rehab commercial, affordable housing and new custom 
residential homes.  She actively participates in architectural and 
interior design decisions and selection of green building materials. 
She attended the Small Business Contractors Bidders Bootcamp for 
Los Community College.

Mrs. Acevedo provides oversight of fi nancial books and records, 
including assisting with construction management and administra-
tion. As the tax matters partner, she oversees the CPA and book-
keeping for all of the companies. She also assists with contract 
compliance.

She recruits and oversees the college Intern Program for all of the 
Grapevine companies. 

Given her fl uency in Spanish, Mrs. Acevedo interfaces with Latino 
business owners and families.  She translates documents and ac-
tively engages in grass roots community outreach walking door to 
door to garnish support for projects from the neighborhood.

Mrs. Acevedo started her career as an elementary school teacher 
and served on a number of Boards and Commissions during her 
teaching tenure. She was instrumental in the creation of Educa-
tional programs that favorably impacted the communities and en-
hanced the educational development of the students.  Some of her 
volunteer positions included:

• Hispanic Board Commissioner, LA Unifi ed School District

• Vice President, Parent Teacher Assoc., Humphrey Ave School

• Facilitator, School Site Accreditation Review

 Our Lady of Perpetual Help School

 Santa Rosa Elementary School

 

Leticia Lazo Acevedo
PARTNER

EDUCATION

Bachelor of Arts, Ethnic Studies, 

California State University at Los Angeles

Elementary Teaching Credentials

Bilingual Credential (Spanish/English), 

California State University at Los Angeles 

Education Administration, California State Univer-
sity at Los Angeles 

 PROFESSIONAL DEVELOPMENT

“Business Finance and Development Seminar” 
2007, Valley Economic Development Center

 “Alternative Energy Conference 2007” Anaheim 
Convention Center 

“Public Policy Internship” MALDEF 

“Business Marketing within 

Latino Market Seminar” 

Rio Hondo College

Fluent in Spanish

 MEMBERSHIPS & PROFESSIONAL AFFILIATIONS 

Member, Hispanic Woman’s Council

Member, Women in Public Affairs

Member, ICSC 

14 DEVELOPMENT TEAM 
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Grapevine’s current projects include public infrastructure, 
environmental remediation, several multifamily projects, 
single family, retail and other mixed-use commercial proj-
ects. Current construction management projects and public 
partners include the City of El Monte as well as private 
economic developments in the San Fernando Valley.  

As the Master Developer for the City of El Monte’s Gate-
way Project since 2012, Grapevine Advisors is responsi-
ble for a 60-acre mixed-use transit oriented development 
that straddles the El Monte Metro Station along Interstate 
10 & Santa Anita Blvd.  The fi rst phase of construction 
commenced in June 2014 after a decade of entitlements 
and false starts by other developers. The initial public in-
frastructure phase underway will cost over $30 million to 
support vertical construction of over 750 multifamily units 
(affordable and market rate), a community center and 
about 75,000 SF of retail, restaurant, and commercial 
space. The fi rst phase of this public private partnership 
[P3] will cost in excess of $200 million and valued in ex-
cess of $356 million.

Grapevine Advisors also served as fee developer for 
a 21,000 SF commercial building in the San Fernando 
Valley, responsible for acquisition, land assemblage, en-
titlements, construction management and leasing for an 
economic development initiative sponsored by President 
Obama and funded by HUD.  The HUD loan is a total of 
$7.1 million for this project completed in 2015.  

Public educational facilities completed by the Grapevine 
team include Pioneer Elementary Pre K-8, Delano, Cal-
ifornia, which was completed in 2013.  With an overall 
project budget in excess of $70 million, Mrs. Acevedo pro-
vided construction administration for this project for over 
2 years interfacing with the State offi cials, construction 
contractors, the Delano Union School District and the State 
Department of Finance (DOF).

Mrs. Acevedo interfaces with small businesses in the Latino 
communities and mentors new businesses to better serve 
the needs of these underserved communities which include 
healthy food initiatives, adult day care, child care and 
educational facilities.  She served as Cultural Event/Cur-
riculum Coordinator at St Hilary Elementary and as a Pro-
gram Director for the East Valley YMCA. 

 

14DEVELOPMENT TEAM

Highlighting a few projects
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Ms. Carras has over 33 years of successful experience in com-
mercial real estate development, investment, fi nance, leasing, 
asset management and construction of projects valued at over 
$10 Billion in real property investments.

As President of the Grapevine companies, she assists the CEO 
with implementation of strategic organizational plans and di-
rects members of the Grapevine team to carry out the mission 
in a cost effi cient manner.  As the CFO, she manages the fi -
nancial affairs of the Grapevine companies, forecasting fi -
nancial requirements, managing accounting issues, debt and 
investment structures and investor relations. She also oversees 
all of the company legal issues, contracts and develops and 
implements the leasing and management goals.

With nearly half of her career in the public sector, elected 
and appointed in a number of Federal, county, and municipal 
positions, she has gained unparalleled expertise in regulatory 
issues, entitlements and the public process making her unique-
ly qualifi ed to successfully foster and execute public-private 
partnerships [P3] stimulating economic development and 
sustainable economic growth for underserved communities 
throughout the United States. Her creative concepts and strat-
egies have been shared and modeled by numerous commu-
nities. Her passion to facilitate development in economically 
challenged communities has resulted in millions of square feet 
of urban infi ll development valued in excess of $2.5 Billion.

She has been instrumental in structuring the development of 
privately managed investment funds in excess of $250 million 
aggregating capital from institutional investors, leveraging 
over $200 million in public subsidies enticing investment with 
above-average returns. Her active involvement in a broad 
range of real estate endeavors has provided her an acute 
sensitivity for strategic investment analysis resulting in a wide 
range of innovative transactional structures.

Ms. Carras has served as Managing Partner holding part-
nership interests and as a Development Manager of several 
real estate development companies managing a number of 
commercial and residential real estate investments throughout 
the western United States.

As a licensed real estate agent for over 33 years, Ms. Carras 
has managed the acquisition, investment development, con-
struction, and leasing of over 3.9 million sq. ft. of commercial 
and residential properties, including retail, offi ce, multi-fami-
ly, mixed-use and industrial properties throughout the United 
States.

 

Joanne Carras
PRESIDENT & CFO 

EDUCATION

Bachelor of Science Degree/Pre-Law 

Arizona State University 1979-83

Graduated Magna Cum Laude and 

Phi Beta Kappa

Masters of Environmental 

Science & Technology

Arizona State University 1984-86

PROFESSIONAL

Continuing education in law, real estate, 

fi nance, and economics.  Served as an 
offi cer and guest speaker for these trade 

and professional organizations.

FDIC

Federal Deposit Insurance Corporation

FHLB

Federal Home Loan Bank 

EDA

Economic Development Administration 

ICSC

International Council of Shopping Centers 

ULI

Urban Land Institute

The Milken Institute 
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Alexandra Gallardo Rooker
GOVERNMENTAL AFFAIRS

Alexandra Gallardo-Rooker is a recognized leader in the polit-
ical and policy arena with a proven track record of effectively 
working with local/state/federal agencies and key elected offi -
cials. Her comprehensive understanding of the inter-workings of 
the legislative and political process has continued to provide valu-
able insights in her role as Vice Chair of the California Democratic 
Party and to the individuals she represents as the lead legislative 
strategist in California for the Communication Workers of America 
(CWA).

Ms. Rooker’s in-depth knowledge of California’s highly complex 
legislative procedures and background working on labor issues 
makes her an invaluable resource to those organizations she works 
with, as well as to policy-makers and elected offi cials, as they con-
sider an array of issues at the state and federal levels that would 
have a direct impact on organized labor outcomes and shaping 
the political landscape of the state.

She helps us navigate through the public policy maze by knowing 
who to contact when we seek resolution with public policy makers.  
She also serves as Grapevine’s liaison to the union trade leader-
ship.

As a testament to Ms. Rooker’s expertise, professionalism and abil-
ity to build strong and meaningful relationships with elected of-
fi cials statewide, she was appointed to State Superintendent of 
Public Instruction Tom Torlakson’s transition team upon him taken 
offi ce. 

Moreover, holding various leadership positions within the Demo-
cratic National Committee (DNC) and California Democratic Party 
(CDP), were she currently serves as Vice Chair of the Party, a 
position she has held since 1997, Ms. Rooker’s leadership has con-
tinued to shape the policy and political environment of California. 
Furthermore, her ability to work with a variety of stakeholders has 
earned her the distinguished honor from the Sacramento Hispanic 
Chamber of Commerce as being named an “Infl uential Latina in 
Politics.”

 

GOVERNMENT APPOINTMENTS

Vice Chair

California Democratic Party

Since 1997 

Democratic National Committee (DNC)

Awarded the Distinguished Honor 

“Infl uential Latina in Politics”

Sacramento Hispanic 

Chamber of Commerce

Fluent in Spanish
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Grapevine’s current projects include public infrastructure, 
environmental remediation, several multifamily projects, 
single family, retail and other mixed-use commercial proj-
ects. Current construction management projects and public 
partners include the City of El Monte as well as private 
economic developments in the San Fernando Valley and 
Ms. Rooker has been instrumental in reaching the high-
est level of public offi cials to facilitate our economic de-
velopment goals with the Gateway project, as well as, 
networking and making new introductions for Grapevine 
to expand potential redevelopment opportunities in other 
cities. 

As the Master Developer for the City of El Monte’s Gate-
way Project since 2012, Grapevine Advisors is responsi-
ble for a 60-acre mixed-use transit oriented development 
that straddles the El Monte Metro Station along Interstate 
10 & Santa Anita Blvd.  The fi rst phase of construction 
commenced in June 2014 after a decade of entitlements 
and false starts by other developers. The initial public in-
frastructure phase underway will cost over $30 million to 
support vertical construction of over 750 multifamily units 
(affordable and market rate), a community center and 
about 75,000 SF of retail, restaurant, and commercial 
space. The fi rst phase of this public private partnership 
[P3] will cost in excess of $200 million and valued in ex-
cess of $356 million.

Ms. Rooker’s role as a consultant with the Digital 395 
Middle Mile Project, played a critical part in securing 
the necessary funding to implement the project and bring 
faster broadband to 36 communities in the Eastern Sierra 
Region, clearly illustrates her abilities as a savvy state 
affairs professional with the ability to manage sensitive 
issues impacting a wide range of stakeholders. 

Ms. Rooker’s abilities in promoting CWA’s legislative 
agenda is unquestioned, as her work has been pivotal in 
advancing Assembly Bill 2987, the Digital Infrastructure 
and Video Competition Act of 2006 through the state 
legislature and securing the Governor’s signature on the 
landmark legislation
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EDUCATION

HARVARD UNIVERSITY

Bachelor of Arts - Government

GOVERNMENT COLLABORATIONS

Offi ce of the Governor of Massachusetts

US Department of States

City of Los Angeles

Shanghai Municipal People’s Government

Seoul Metropolitan Government 

Fluent in Korean

Joshua Parks provides technological business organization strat-
egies and oversight of company records systems integrating effi -
ciencies and company-wide communication systems.  He oversees 
disaster recovery systems and implements advanced technology 
so that corporate books and records are maintained electronically 
and retrievable in the event of an unforeseeable loss. 

Throughout his career he has created effective initiatives, assessed 
and managed risk factors, executed the plans with managerial 
solutions to achieve desired goals. His relentless pursuit of creat-
ing excellence in operation through establishing cohesive principles 
and team relationship building has brought him much success in 
steering various corporations and organizations to leap to superior 
results at any given project.  

He has been involved in government projects with the Offi ce of 
the Governor of Massachusetts, U.S. Department of States, City of 
Los Angeles, Shanghai Municipal People’s Government, and Seoul 
Metropolitan Government facilitating projects management, de-
velopment proposals, lobbyists’ initiatives, logistics management, 
and public relations.  

He has represented the foreign conglomerate holding companies 
such as Samsung, Hyundai, and CJ Group and other private invest-
ment groups in the fi eld of development, solar energy, research 
and technical development, foreign investment, and private com-
mercial transactions. Additionally, assisting various legal, media, 
and market access challenges. 

He has been involved in operating businesses and organizations in 
the executive position for Mediation Source, IGS Consulting, East-
ern Food Services, EFM, Etude Lounge, a premiere beauty salon 
and academy, and California Marketplace, a quality retail mall 
and grocery markets in Koreatown; Good Sower Foundation, a 
nonprofi t social entrepreneurship organization, as well as other 
various domestic and international non-profi t organizations. 

He is also an enthusiastic social entrepreneur, engineering projects 
and advocating companies to create purposeful social benefi ts, 
both in profi t and nonprofi t platform.  He continues to create suc-
cessful collaboration among private commercial sectors, religious 
organizations, and non-profi t organizations in fi nding common pur-
posed social justice in the area of poverty, human rights, access to 
education and health care. 

He resides in Simi Valley, California with his four daughters and his 
wife, Belle, married for over 20 years. 

 

Joshua Parks
BUSINESS DEVELOPMENT & RISK MANANGER
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EDUCATION

Education Bachelor of Arts International Affairs 

University of Colorado

PROFESSIONAL AFFILIATIONS:

Class B General Contractor 

State of California

ULI Urban Land Institute 

CHARITABLE ORGANIZATIONS:

Big Brother Mentor

Miguel Vasquez has served as Grapevine’s Development Man-
ager for almost 3 years which requires him to facilitate entitle-
ments and design review with a variety of government offi cials 
on a routine basis. As Project Manager, he serves as “boots on the 
ground” managing construction crews and processing construction 
draws. He coordinates a number of integral development issues, 
from design to completion of construction. He also coordinates all 
of the professional consultants, such as architects, engineers and 
general contractors. 

Miguel Vasquez’s career in commercial real estate development 
began in 2003 with Coastal Rim Properties Inc., a real estate de-
velopment fi rm that completed projects throughout the Western 
United States and Hawaii. As Vice President of Development Ser-
vices, Mr. Vasquez’s expertise encompassed a variety of product 
types ranging from multifamily housing, affordable housing for 
families and seniors, mixed use projects including residential, offi ce 
and retail, to continuum care communities for seniors incorporating, 
independent, assisted living, and skilled nursing facilities. Recent 
projects include 

several institutional size, mixed-use developments in the San Fran-
cisco bay area, affordable housing for rural farm workers in the 
Central Valley, a $30Million Infrastructure Project in the San Ga-
briel Valley, and affordable housing coordination for 132-unit 
complex which received its CO in September 2015.

Mr. Vasquez is profi cient in the spectrum of development services 
ranging from acquisitions and due diligence, city/agency entitle-
ments, community outreach, environmental review, budget devel-
opment & analysis, title/escrow, coordination and design devel-
opment with all A&E consultants, construction management, related 
legal matters, facilitating investment & fi nancing, as well as insur-
ance matters.

 

Miquel Vasquez 
DEVELOPMENT MANAGER
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SITE PLAN

PEDESTRIAN LINKAGE AFTER

ERNESTO M. VASQUEZ, AIA 34

Exhibits: HOLLYWOOD & VINE | Hollywood, California3.7

Firm Name

Role
Completed

Client
Units

Photographer

McLarand Vasquez Emsiek
& Partners, Inc.
Partner-in-Charge
2009
Legacy Partners, Gatehouse Capital
375
Steve Hinds Photography

With one of the most recognizable intersections in the world as its address, this mixed-use 
development revitalized an aging urban district while sharing the historical Taft building and delivered 
a true Hollywood urban experience. Part of Los Angeles’ many MTA transit villages, the project 
incorporates an existing subway terminal in its design. The development contextually responds 
to historical influences within the old Hollywood district through the use of colorful materials 
and matching cornice heights. It also aspires to the present and future of Hollywood through its 
incorporation of lifestyle signage features and celebrated wall graphics as an architectural expression 
in itself. The $400 million design was planned with multiple districts to respond to the urban fabric 
of the Hollywood community. A gateway transit plaza is located on Hollywood Boulevard at the key 
subway terminal entrance. The forecourt plaza located mid-block is surrounded with local shops and 
restaurants and provides a forecourt entry for the hotel and condominium buildings. 

Ernesto led the design team for the luxury apartments and assisted in the coordination with the  
Redevelopment Agency of City of Los Angeles along with the MTA Agency assisting in the Multi Modal 
resolutions from the Bus Berth Design to the Motor Court Mid-Block Urban Plaza joint use of the 
Hotel, Condos and Apartments. Ernesto also led the design and management of the team, navigating 
complex multi team leadership of two separate developers and multiple city agencies.

I have personal knowledge of the nominee’s responsibility for the project listed. That responsibility 
included:

Project under direction of the nominee
Nominee’s firm executed the project

Richard F. Emsiek, AIA, NCARB, President 
McLarand Vasquez Emsiek & Partners, Inc.

BEFORE

SECTION
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FIRM BACKGROUND 
 

Gruen Associates is a multi-disciplinary planning, urban design, architecture, and landscape architectural 

firm with 70 years in Los Angeles at 6330 San Vicente Boulevard. We are the 2015 AIA California Council 

Firm Award recipient and are well known for our award-winning planning and architecture including the 

recent Union Station Master Plan. With over 70 employees, Gruen Associates has received local, national 

and international recognition for its successful execution of  mixed-use, governmental, institutional, 

residential, commercial, streetscape, master planning and architectural projects plus our special expertise 

in multi-modal transportation, transit station design, land use/transportation integration, linkages and 

transit-oriented planning and design. 

 

Gruen Associates’ strength in planning and urban design encompasses many outstanding regional, specific 

and downtown plans, streetscape plans, transit-oriented development plans, development feasibility studies, 

transit access and linkage studies, transit design guidelines/criteria, transit/transportation corridor planning, 

transit station and facility design (bus and rail), replanning of cities and neighborhoods, transportation corridor 

planning, streetscapes, as well as master planning of new communities, recreational and mixed-use 

developments, and college campuses.  

 

Gruen Associates is deeply committed to meaningful consensus building between identified stakeholders as 

an integral part of its projects. We are experienced in working with ad-hoc committees and the community.  

We strive to blend function and efficiency with distinctive architectural, landscape and thematic components 

designed to respond to the client’s and community’s needs. The firm provides personal service, while taking 

advantage of the wide range of expertise and technical capability of a large organization.  Our on-time and 

on-budget performance, time-tested consensus building and public participation processes continue to be 

integral and the key to the firm’s success. 

 

RELEVANT PROJECT EXPERIENCE 

 

Transportation/Transit Experience 

 

Many of our projects are transportation focused, where facilities are inextricably linked with the rest of the built 

environment. This work is varied and includes multiple modes, often combined within a single project.  Gruen 

Associates has designed innovative and creative projects for many public agencies including Los Angeles 

Metro, SANBAG, Omnitrans, HSR, OCTA, plus numerous projects for cities.  In addition, we have prepared 

mixed-use and transit-oriented developments (TODs) for the private sector. Among Gruen Associates’ 

constructed transit projects for Metro are the San Fernando Valley East-West Transit Connector Conceptual 

Design and MIS/EIR (The Orange Line), Mid-City Exposition Light Rail Transit Design-Build Project, Phase 1, 

Metro Orange Line Canoga Extension, the Los Angeles to Pasadena Metro Gold Line and the Santa Monica 

Boulevard Transit Parkway.    

 

The El Monte Transit Center will benefit from our strong experience in planning and design around Metrolink 

stations.  Gruen recently completed the ARRIVE corridor project for SANBAG and SCAG that proposes 

strategies for transforming the San Bernardino Metrolink line, over time from a traditional commuter rail line 

to one that promotes transit-oriented development.  Following this project, we are working with a developer, 

the City of Rancho Cucamonga and SANBAG on Empire Yards, a TOD, adjacent to the Rancho Cucamonga 

Metrolink station to a mixed use walkable community with a sense of place.  Other planning and design efforts 
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around Metrolink stations include the earlier mentioned Union Station Master Plan, SCAG Transit Access for 

Cyclists and Pedestrians in San Bernardino County, Redlands Passenger Rail Station Area Plan, and High 

Speed Rail Stations at Fullerton, Norwalk and Anaheim, which involve modifications to Metrolink stations. 

 

Our projects involve successful coordination with agencies including Metro, LADOT, Southern California 

Regional Rail Authority (Metrolink), BNSF Railway, Caltrans and with cities and other agencies.  

 

Experience with Maintenance Facilities 

 

The El Monte Transit Center includes the Division 9 maintenance facility, which will be maintained on site.  

Gruen Associates is currently working on two maintenance facility projects for Metro—Division 16 

Southwestern Yard and Division 20 Non-revenue Vehicle Maintenance Building. Both projects are Design-

Build, where Gruen is the Architect.  The projects are under construction. 

 

Division 16 Southwestern Yard is a new Metro Light Rail Vehicle (LRV) operations and maintenance facility 

to be constructed within an approximate 18-acre site located in Los Angeles, California. The site is bounded 

by Arbor Vitae Street to the north, Neutrogena Corporation to the west, industrial buildings and warehouses 

to the south, and the planned construction of the new Crenshaw/LAX Transit Corridor tracks to the east. The 

SW Yard will be connected to the mainline tracks by two at-grade connections; one at the southeastern end 

of the SW Yard, and the other crossing Arbor Vitae Street north of the SW Yard site. Pedestrians and vehicles 

will access the SW Yard from two controlled entrances along Arbor Vitae Street. 

 

The Southwestern Yard is intended to support the Crenshaw/LAX Transit Corridor Project and provide LRV 

transportation maintenance and storage functions, current use and future expansion for the Metro 

Crenshaw/LAX Project and Metro Green Line LRV fleet. The SW Yard incorporates LRV and related 

equipment storage and service, inspection, and maintenance inclusive of LRV cleaning, LRV washing, LRV 

blowdown, LRV heavy repairs, LRV body repair and LRV painting. The SW Yard design shall be configured 

for storage of 70 LRVs. However, the initial construction shall accommodate storage for 48 LRVs. The SW 

Yard is a secured facility consisting of tracks, buildings, equipment, supporting systems, miscellaneous 

appurtenances, and related site development. The SW Yard facilities will also accommodate Metro staff and 

other employees engaged in general administration, operations, repair and maintenance, and transit security. 

 

The Division 20 Non-revenue Vehicle Maintenance Building project will be LEED Certified and will include 

a Parts Storage Expansion addition for the existing Division 20 Yard Rail Fleet Services (RFS) Maintenance 

Facility. The three-story, approximately 86,500-SF building will have rooftop parking for Metro employees. 

The RFS Maintenance Facility is Metro’s existing Division 20 Building for undertaking maintenance of the 

passenger railcar fleet. This is also known as the Division 20 Main Shop Building. The Parts Storage 

Expansion will be a one-story approximately 4,500-SF storage expansion structure attached to the existing 

RFS Maintenance Facility.  

 

The Metro Division 20 Yard is a storage, maintenance and cleaning facility that services the existing Metro 

Red and Purple Lines Heavy Rail fleet and includes existing facilities for Metro Maintenance of Way/Non-

Revenue Vehicle Maintenance and the RFS Maintenance Facility. The Yard is located in downtown Los 

Angeles between Commercial Street and 6th Street in the north/south direction and between South Santa Fe 

Avenue and the Los Angeles River in the east/west direction. 

 

DEVELOPMENT TEAM
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Transforming Communities 

 

We have extensive planning and design experience in integrating land use, urban design and mobility 

resulting in constructed streetscapes, corridors, transit parkways/corridors and public parks. Our 

projects transform neighborhoods, including the multiple award-winning Rosemead Boulevard Safety 

Enhancements and Beautification Project, that now features a tree-lined, two-mile separated cycle 

track, public art, new pedestrian amenities including widened sidewalks, street furniture, enhanced 

pedestrian crossings, canopy trees, storm water enhancements, a landscaped median, a reconstructed 

narrower street, new transit shelters and gateways; all of which reflect extensive community input.  Team 

members on the Rosemead Boulevard Safety Enhancements and Beautification project revitalized a former 

Caltrans highway and underused boulevard into a community multi-modal place of activity, art, culture, 

engagement and economic growth. In addition to Rosemead Boulevard, examples of other projects set to 

transform communities that are at various scales, incorporate multi-modal transportation and/or community 

outreach programs include: 

 

· Recently, we completed the Long Beach Downtown and TOD Pedestrian Master Plan including 

a community engagement process with three (3) community events, a walking tour, focus group 

meetings, online surveys and stakeholders meetings.  This effort included a Pedestrian tool Kit, a “do-

it yourself” manual, with design guidelines, attractive visuals, and strategies for streetscape 

interventions.  It also identified capital improvement packages to be implemented as funding becomes 

available. 

 

· Currently, we are working with the City of Los Angeles, multiple public agencies and stakeholders 

along a 12-mile stretch of the Los Angeles River implementing a continuous bikeway, pedestrian 

pathways, pocket parks, new bridges and pedestrian amenities.  

 

· The Metro Orange Line (MOL), the MOL Canoga Extension and the Metro Mid-City/Exposition 

LRT Line projects—for which Gruen was the Architect, Landscape Architect and Urban Designer—

transformed entire communities through transit, multi-use paths, landscaping and transit amenities.  

 

- For the MOL Canoga Extension project, Gruen in coordination with the team’s 

engineers, explored whether alternatives could be adjusted to create more space for 

urban enhancements, storm water management (drought-tolerant landscaping) and a 

bikeway; evaluated trade-offs between the various authorities; engaged the team and 

the community in the design of unique busway bridge crossings to the Chatsworth 

Station reflecting the community’s unique character; and involved in the creation of 

transit stations to brand the BRT system. 

 

- For the Mid-City/Exposition LRT Line design-build project, we worked closely with 

an area Design Committee in designing the stations, the bike path, the guideways, the 

landscape and the corridor to fit within the community. 

 

· The Los Angeles to Pasadena Metro Gold Line and Transit Plaza at Mission Station was part 

of the light rail system and incorporated TOD, mixed-use and residential amenities in the historic hub 

of Pasadena. The team formed a supportive relationship with stakeholders, governing agencies and 

community members through outreach efforts and sensitive aesthetic/functional solutions to address 
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varying concerns in the communities along the alignment. We helped Metro earn the support of initial 

opponents of the project by relocating a roadway to allow for a new, engaging Transit Plaza. 

 

· Village Walk and Streetscape, is a recently constructed three-phased new mixed-use development 

and streetscape project on Ventura Boulevard in Tarzana, California, which includes a Whole Foods 

as its anchor. Though a private development project, a two-block streetscape project with special 

paving, landscaping, fountains, artwork and outdoor dining was constructed within the city’s right-of-

way greatly enhancing the character of the boulevard. 

 

· The sbX E Street BRT Corridor project was voted the Best Urban Street Transformation of 2014. 

As the first of nine planned corridors, the 16.2-mile route brings first-of-its-kind express Bus Rapid 

Transit service to the Inland Empire. The new high-tech, user-friendly station design by Gruen offers 

more frequent service, fewer stops and higher average speeds than traditional bus service. 

Landscaping, also designed by Gruen, enhances the stations and transitions along the route to reflect 

the habitat of the differing areas. 
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Adam S. Maleitzke, AICP
Gruen Associates
Project Manager and Senior Planner
 

PROFESSIONAL EXPERIENCE

Adam joined Gruen Associates in 2014 as a Senior Planner and Project Manager. 
His areas of expertise are in transit-oriented development (TOD), urban design, 
streetscapes, public engagement, economic and environmental impact analysis, 
redevelopment plans, transportation, and regional land use policy. Prior to joining 
Gruen, he managed the $37 million TOD grant program for the Metropolitan Council, 
the regional planning agency for the Minneapolis-St. Paul metropolitan area, and 
developed a TOD handbook and design review process for developers in the region. 

His other skills include managing urban design projects; leading community-based 

stretch of a light rail transit corridor; facilitating an innovative development process to 

members and transit professionals to discuss redevelopment opportunities; 
conducting due diligence; negotiating agreements; and preparing architectural plans. 
As an independent consultant, Adam has developed master plans for streetscapes, 
redevelopment areas, campuses, urban parks and rail conversion projects. His 
public involvement processes to build consensus for contentious issues use planning 
decision support systems, mediated group discussion and design workshops. 

RELEVANT PROJECTS

Empire Yards and The ARRIVE Corridor, San Bernardino County, CA. 
Adam was part of the team to create an integrated regional rail/land use vision 
and implementation strategy for San Bernardino County’s Metrolink Line and the 
areas around the Montclair, Upland, Rancho Cucamonga, Fontana, Rialto and 
San Bernardino stations. The project has spurred a new TOD around the Metrolink 
station in Rancho Cucamonga. Adam is the Project Manager and Senior Urban 
Designer for this pedestrian-friendly mixed-use community, called Empire Yards. 

CAHSRA, Burbank-Anaheim Corridor Station Area Planning and Station 

Design, Burbank-Anaheim, CA. Adam is the Project Manager and Senior Planner 
leading a team of planners, urban designers and architects for the preparation of 
station design concepts and a station area vision for proposed stations at Norwalk/
Santa Fe Springs, Fullerton and Anaheim. The goal will be to develop 15% design 
plans that closely integrate bicycle and pedestrian infrastructure, local transit 
connections and parking options, while developing iconic station designs that 
include retail and passenger amenities. The team will also work with local planners 
to develop an urban design plan and strategies for redevelopment, shared parking 
and opportunities to improve local infrastructure.

EDUCATION

Master of Urban & Regional 
Planning, Humphrey Institute 

Minnesota

Master of Landscape 
Architecture, College of Design, 
University of Minnesota

Bachelor of Arts, Architecture, 
Urban Studies, University of 
Minnesota

PROFESSIONAL 
REGISTRATION /
AFFILIATION

Member, American Institute of 

PROJECT AWARDS

The ARRIVE Corridor

Planning Award, APA Inland 
Empire Section

PROFESSIONAL AWARDS AND 
SPEAKING ENGAGEMENTS

Professional Award

Public Engagement, Center for 

Speaking Engagements

Programs to Fund Livable 
Communities”

of the American Institute 
of Architects Statewide 

for Livable Communities and 
Transit-Oriented Development”

American Planning Association 

Tools for Public Engagement”

DEVELOPMENT TEAM 
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Adam S. Maleitzke, AICP (cont.) 
Gruen Associates
Project Manager and Senior Planner

RELEVANT PROJECTS (cont.)

Metro Airport Metro Connector, 96th Street Station, Los Angeles, CA. Adam is 

connections between the Los Angeles International Airport (LAX) Automated People 
Mover and light rail, shuttles, regional bus service, and a Metro bike hub. LAX, with 
over 70 million annual passengers and several million more anticipated within the 
next 20 years, will rely on this critical hub within the regional transportation system to 
alleviate congestion. 

Downtown and TOD Pedestrian Master Plan, Long Beach, CA. Adam was the 
Project Manager and Senior Planner for the preparation of a Downtown and TOD 
Pedestrian Master Plan for the City of Long Beach. The intent of the Long Beach 
Downtown Pedestrian Master Plan (LBDPMP) was to provide policies, guidelines, 
and standards to catalyze infrastructure projects that incorporate best practices 
for pedestrian design. The plan also recommended $70 million in new pedestrian 
infrastructure projects for the City over the next 15 years. Innovative community 

forward into development.

Los Angeles World Airports (LAWA), LAX Design Guidelines, 

Los Angeles, CA. Over the next 10 years, LAWA will invest over $4 billion to 
alleviate congestion at LAX. Major projects will include an Automated People Mover 
(APM) to connect terminals to parking and transit facilities; a new consolidated 
rental car facility; and hospitality, entertainment and retail destinations. Working with 

preparing a vision and design guidelines for a new LAX, to support LAWA’s vision 
for a multi-modal, pedestrian-friendly and economically vibrant airport that improves 
the passenger experience. 

29th Avenue Streetscape Redesign Audubon Neighborhood Association 

(ANA), Minneapolis, MN. 

redevelopment projects on the west end of the 29th Avenue NE corridor, Adam 

other pedestrian improvements. Design workshops and visual preference surveys 
helped to engage residents and businesses in the process.  

Livable Communities Transit-Oriented Development Handbook Metropolitan 

Council, St. Paul, MN. A guide to assist developers and planners in designing 
better transit-oriented development projects, covering a broad range of metrics 
and qualitative criteria used in the evaluation of grant applications. The Handbook 
includes strategies for creating transit-supportive development projects, station area 
measures of TOD, and a graphic analysis of funded projects in the region.

DEVELOPMENT TEAM
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Larry Schlossberg, AIA, AICP, LEED AP BD+C
Gruen Associates
Partner-in-Charge and Architectural Designer

PROFESSIONAL EXPERIENCE

Larry is responsible for directing the design activities of Gruen Associates, which 
includes work in architecture, interior design, urban design and physical planning. 
His work is broadly multi-disciplinary, having completed projects that span 
the range of environmental design from interior design to architecture to new 
community planning. His practice is international, including major architectural, 
planning and design work in the United States and overseas. Larry’s design work 
has focused on public and institutional projects, winning numerous honors and 
design awards for transformational architecture and implementation plans. 

Larry will be the Partner-in-Charge and Architectural Designer providing overall 
guidance, ensuring the best of Gruen’s in-house resources and providing 

of which 19 years has been as a Partner. In his more than 30-year career, he 
has worked with many public agencies and private clients. He is currently the 
Partner-in-Charge for the Empire Yards mixed-use TOD project around the 
Metrolink station in the city of Rancho Cucamonga. 

RELEVANT PROJECTS

Empire Lakes and The ARRIVE Corridor, San Bernardino County, CA. Larry 
was the Partner-in-Charge on the project to create an integrated regional rail/land 
use vision and implementation strategy for the San Bernardino County Metrolink 
Line and the areas around the Montclair, Upland, Rancho Cucamonga, Fontana, 
Rialto and San Bernardino stations. The project has spurred a new TOD around 
the Metrolink station in Rancho Cucamonga called Empire Yards. Larry is the 
Partner-in-Charge for this pedestrian-friendly mixed-use community.

San Fernando Valley East-West Transit Corridor MIS/DEIR/FEIR (The 

Orange Line BRT), Los Angeles, CA. Gruen Associates led a multi-disciplinary 

guideway transit alternatives for construction within a former railroad right-of-
way in the San Fernando Valley. A Draft Environmental Impact Statement/Draft 
Environmental Impact Report (DEIS/DEIR) was completed in May 2001 and 

conceptual station designs for the successful project.

Key to Downtown Implementation Plan, Lake Elsinore, CA. Larry, as 
Partner-in-Charge, prepared concepts for a new library and mixed-use center in 
downtown. The concepts informed the Design Standards for the public, private 
and mixed-use buildings as well as the design for streetscapes, public spaces 
and landscaping. 

EDUCATION

Master of Architecture, 
Washington University, St. Louis 

Bachelor of Science, 
Architecture,
California Polytechnic State 
University, San Luis Obispo

PROFESSIONAL 
REGISTRATION /
AFFILIATION

Registered Architect in California 
#C17410

Member, American Institute of 
Architects (AIA)

Member, American Institute of 

LEED Accredited Professional

Member, National Council of
Architectural Registration

PROJECT AWARDS

The ARRIVE Corridor

Planning Award, APA Inland 
Empire Section

SANBAG Transportation – 
Land Use Integration Project

Excellence Award in Mobility 
from the Southern California 
Association of Governments

Award, Large Jurisdiction, APA 
Inland Empire Section

San Fernando Valley East-West 
Transit Corridor (Orange Line)

Transportation Award, AIA

Recognition Award, 
Rails-to-Trails Conservancy/ASLA

Planning Award, Los Angeles 
Section

DEVELOPMENT TEAM 
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Larry Schlossberg, AIA, AICP, LEED AP BD+C (cont.) 
Gruen Associates
Partner-in-Charge and Architectural Designer

RELEVANT PROJECTS (cont.)

Grossmont Trolley Station TOD Plan, La Mesa, CA. Larry, as the 
Partner-in-Charge, developed an architectural vision for the area surrounding the 
existing Grossmont Trolley Line Station. Among the issues addressed were uses 
and urban design concepts to intensify transit-oriented development, expansion 
of services to include the Mission Valley extension and disabled access to the 

Westwood Village Streetscape Plan, Los Angeles, CA. As a follow up to 

a streetscape plan and construction documents for the 45-acre area. The 
Westwood Village Streetscape Design Concept Plan provides design direction for 
the public rights-of-way with the purpose of making the pedestrian environment 
more attractive to shoppers and visitors from the surrounding neighborhoods, 
the Greater Westside Community, and nearby UCLA.  The streetscape plan 
improvements included new street trees and street furniture throughout the 
Village, new widened sidewalks and pedestrian lighting on Broxton Avenue with 
places for outdoor dining, new decorative crosswalks, and a pedestrian plaza.  
Larry designed the gateway signage in the Plaza.

Tarzana Village Walk and Streetscape, Tarzana, CA. Larry is the Project 
Designer for the Village Walk, a new 250,000-SF mixed-use and streetscape 
project built on 5.5 acres of land in the heart of the community of Tarzana. The project 
consists of a 150,000-SF lifestyle center with retail, restaurants, a supermarket 
and 100,000 SF of residential uses with 73 townhouses/loft condominium units. 
The eclectic mix of tenants opening onto beautifully landscaped open spaces 
creates a sense-of-place for the community and provides for an exciting and 
diverse urban experience.

SANBAG Transportation Land Use Integration Project, County of San 

Bernardino, CA. Gruen worked with SANBAG to identify potential development 
opportunity sites and TOD adjacent to transportation facilities under consideration 
in San Bernardino County’s Long Range Transportation Plan. Larry, as the 
Partner-in-Charge, prepared architectural concepts for the Fontana opportunity 
site.

West Los Angeles Civic Center, Los Angeles, CA. Larry served as the Project 
Manager/Designer for the conceptual vision plans that studied the redevelopment 
and repurposing of the West Los Angeles Civic Center. This study spanned 
six months and continues to be an evolving process. Situated just west of the 
405 Freeway along Santa Monica Boulevard, the visioning proposal studies 
the potential of the civic center as a future mixed-use development that serves 
as a celebratory gateway to West Los Angeles and provides the surrounding 
community with a vibrant pedestrian-friendly environment.

PROJECT AWARDS (cont.)

Hollywood Los Angeles 

Headquarters

Award

Grossmont Trolley Station 
Transit-Oriented Development 
Feasibility Planning Study

Planning Implementation Award, 
APA San Diego Section

Plan and Westwood Village 
Streetscape Design Concept Plan

Angeles Section

Excellence Award

OCTA Bus Rapid Transit Station 
Plan

Focused Issue Planning Award, 
APA, Orange County Section

Morongo Band of Mission Indians 
Administrative Complex

Award – Domestic, Los Angeles 
Business Council

Jewish Federation Goldsmith 
Center

Commercial High-Rise, Los 
Angeles Business Council

Award, Southern California 
Chapter of American Concrete 
Institute

The Center for Early Education

Development Forum Community 
Enrichment Award

Foley Federal Building and 
United States Courthouse

for Justice, 2002-2003 Justice 
Facilities Review

DEVELOPMENT TEAM
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Elaine V. Carbrey, AIA, AICP
Gruen Associates
Director of Planning

PROFESSIONAL EXPERIENCE

of experience, she participates in a full range of urban and regional planning, 
land use, urban design, master planning, transit, new communities planning, 
transportation, educational, environmental assessment, and architectural projects. 
Elaine has served as Project Manager, Principal Planner and Urban Designer 
for complex developments, which have encompassed a balance of needs for a 
variety of interest groups. She is experienced in working for the public and private 
sectors. Her deep involvement in transportation alternatives, environmental studies 
and public outreach for these projects will be invaluable to the team. Elaine uses 
her unique management, design, problem-solving and consensus-building skills 
to prepare award-winning, visionary, comprehensive plans for a wide variety of 
projects.

RELEVANT PROJECTS

 
San Bernardino County, CA

 
Four Expo Stations, Los Angeles, CA

Plan, Riverside, CA

Standards/Design Guidelines, Monterey Park, CA

Los Angeles County, CA

Design & Landscape Architecture of the Corridor, San Bernardino County, CA
 

Los Angeles County, CA

 
Los Angeles, CA

 
Temple City, CA

Los Angeles County, CA

EDUCATION

Bachelor of Architecture, 
Louisiana State University
(Phi Kappa Phi)

Received the AIA Medal and 

in the School of Environmental 
Design, and the M.N. Davidson 
Scholarship

PROFESSIONAL 
REGISTRATION /
AFFILIATION

Registered Architect in California 

Member, American Institute of 
Architects (AIA)

Member, American Institute of 

Member, Lambda Alpha, an
Honorary Land Economics
Society

PROJECT AWARDS

The ARRIVE Corridor

Planning Award, APA Inland 
Empire Section

Union Station Master Plan

Planning Award, APA California 
Chapter

Planning Award, APA Los 
Angeles Section

Design + Planning, SCDF

SANBAG Improvements to 
Transit Access for Pedestrians 
and Cyclists 

Achievement Award for 
Transportation Planning, APA

Award – Award of Merit, APA 
California Chapter

DEVELOPMENT TEAM 
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Elaine V. Carbrey, AIA, AICP (cont.) 
Gruen Associates
Director of Planning

RELEVANT PROJECTS (cont.)

Boulevard Improvements, Los Angeles, CA

Streetscape Improvements, Los Angeles, CA

San Bernardino County, CA

Boulevard Improvements, Los Angeles, CA

Property Development Concept, Loma Linda, CA 

 
San Bernardino County, CA

Plan Amendment, San Bernardino County, CA

Transportation Investment Study, Los Angeles County, CA

PROJECT AWARDS (cont.)

Omnitrans Transit Design 
Guidelines 

Award, APA Inland Empire Section

Mid-City/Exposition Corridor Light 
Rail Transit Project

Design Award from the ASLA, 
Southern California Chapter

Council

Metro Orange Line Canoga 
Extension PE Transportation 
Corridor

of Excellence, Los Angeles 
Business Council

of the Year, California 
Transportation Foundation 
(CTF)

AIA San Fernando Valley 
Chapter

Solution Award, WTS 
International, Los Angeles Area 
Chapter

SANBAG Transportation – 
Land Use Integration Project

Excellence Award in Mobility 
from the Southern California 
Association of Governments

Award, Large Jurisdiction, APA 
Inland Empire Section

San Fernando Valley East-West 
Transit Corridor (Orange Line)

Transportation Award, AIA

Foundation Tranny Award for 
Transit Excellence

Recognition Award, 
Rails-to-Trails Conservancy/ASLA

Planning Award, Los Angeles 
Section

DEVELOPMENT TEAM
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Jill Wagner, AIA, LEED AP
Gruen Associates
QA/QC and Technical Expertise

PROFESSIONAL EXPERIENCE

Jill joined Gruen Associates in 2000, was made an Associate in 2003 and was 
promoted to Associate Partner in 2012. She has been Project Manager, Project 
Architect and/or Technical Manager, QA/QC Reviewer and BIM Manager on a broad 
spectrum of projects ranging from large-scale civic, transit, institutional to small-scale 
projects. Jill is usually involved from the early stages of design through construction, 
providing technical management, quality control, production and coordination of 
documents to meet critical deadlines, and oversight of the construction administration 
phase. This range of experience allows her to combine a sensitivity to design with 
the realities of construction to deliver clients successful projects. Jill is also serving as 

to construction.

RELEVANT PROJECTS

Metro Division 20 new Maintenance of Way/Non-Revenue Vehicle Maintenance 

Building 61S and Parts Storage Expansion, Los Angeles, CA. Jill is the BIM 

Major program functions include vehicle and rail maintenance bays, machine shop 
and fabrication room, shipping and receiving, high-density parts storage, engineering 

to the existing Fleet Services Maintenance Facility and includes a high-density 

Metro Division 16 Southwestern Yard, Los Angeles, CA. Jill is the BIM Manager 
for a new Metro Light Rail Vehicle (LRV) operations and maintenance facility to be 

The site is bounded by Arbor Vitae Street to the north, Neutrogena Corporation to the 
west, industrial buildings and warehouses to the south, and the planned construction 
of the new Crenshaw/LAX Transit Corridor tracks to the east. The Southwestern 
Yard will be connected to the mainline tracks by two at-grade connections; one at 
the southeastern end of the yard, and the other crossing Arbor Vitae Street north of 
the site. Pedestrians and vehicles will access the yard from two controlled entrances 
along Arbor Vitae Street.

Metro Airport Metro Connector, 96th Street Station, Los Angeles, CA. Jill is the 

facility that will provide connections between the Los Angeles International Airport 
(LAX) Automated People Mover and light rail, shuttles, regional bus service, and 
a Metro bike hub. LAX, with over 70 million annual passengers and several million 
more anticipated within the next 20 years, will rely on this critical hub within the 
regional transportation system to alleviate congestion.

EDUCATION

Bachelor of Architecture
University of Southern
California

PROFESSIONAL 
REGISTRATION /
AFFILIATION

Registered Architect in California 

Member, American Institute of 
Architects (AIA)

LEED Accredited Professional

Member, US Green Building 
Council, Los Angeles Chapter

Member, International Code 
Council

PROJECT AWARDS

Rosemead Boulevard Safety 

Project

New Bike Lanes of 2014, 
People for Bikes

from the American Society of 
Landscape Architects (ASLA), 
Southern California Chapter

Design from the California 
Council of the AIA

Implementation Award – Small 
Jurisdiction from the American 
Planning Association (APA), 
Los Angeles Section 

sbX E Street Bus Rapid Transit 
– Architecture of Stations, 
Urban Design and Landscape 
Architecture of the Corridor

Transformation of 2014, 
Streetsblog LA

AICP Inland Empire Section

DEVELOPMENT TEAM 
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Jill Wagner, AIA, LEED AP (cont.) 
Gruen Associates
QA/QC and Technical Expertise

RELEVANT PROJECTS (cont.)

Omnitrans West Valley Connector Corridor, San Bernardino, CA. Jill is working 
with the team responsible for providing an enhanced, state-of-the-art BRT system 
to improve mobility in the San Bernardino Valley. The project is in response to the 

cities of Fontana, Rancho Cucamonga, Ontario, Montclair and Pomona by 2030. 

Street BRT Corridor, also known as the Green Line. The West Valley Connector 
Corridor project is the next segment in the system. She is working with our planners 
and urban designers to analyze all viable alternatives to determine the best option 

Mills, the Convention Center and Ontario International Airport, Victoria Gardens, 
downtown and civic center areas; connect three Metrolink stations; as well as major 
employers such as Kaiser Permanente Hospital in support of the cities’ plans.

Los Angeles Trade Tech College, Grand Avenue Enhancements and Blue Line 

Extension Programming/Design Criteria, Los Angeles, CA. Jill was the Project 
Manager for Gruen Associates’ design of a new entry structure and rehabilitation 
for Grand Avenue at the campus’ main entry. The $2.3 million, FTA-funded project 
provides a necessary, accessible connection between the campus main quad, the 

a notable campus entry while taking a restrained approach to implementing water 

sbX E Street Bus Rapid Transit – Architecture of Stations, Urban Design and 

Landscape Architecture of the Corridor, San Bernardino and Loma Linda, CA. 

Gruen Associates served as urban designer, station planner, architect and landscape 

stations with new canopies, passenger amenities, park-and-ride lots and landscaping 
along the entire corridor. As Technical Manager for Gruen Associates, Jill advanced 
the level of design from conceptual engineering to a completed engineering design 
package. This task included developing preliminary engineering phase through bid 
documents for all stations including coordination of CSU San Bernardino and Loma 
Linda University locations. The project was completed in 2014.

Temple City, CA. Jill was the Project Manager for the two-mile streetscape project. 
Gruen Associates was the Prime consultant to the City of Temple City providing 
services from Pre-Design through Construction Administration. The project 
enhanced and maximized the boulevard’s visual quality, urban design character, 
and mobility for current and future residents and businesses along Rosemead 
Boulevard. Sidewalk widths and parkway dimensions were maximized. Street trees 

entry into Temple City, development of separated bike lanes, and the design of 
custom bus shelters were enhancements achieved. The award-winning project was 
completed in 2014.

PROJECT AWARDS (cont.)

Concept/In Construction/On 
the Boards, Southern California 
Development Forum

Award, AIA Los Angeles 
Chapter

45th Annual Los Angeles 
Awards, LA Business Council

LAX Central Utility Plant 
Replacement 

Institute of America (DBIA), 

Engineering Excellence 
Awards, American Council of 
Engineering Companies (ACEC) 
California 

Energy/Industrial Category, 
Engineering News-Record, 
California Region

Engineering Project of the Year 
Award, American Society of Civil 
Engineers, Metropolitan Los 
Angeles Branch

Robert E. Coyle United States 
Courthouse

of the Year Award (TOBY), Local 
Competition, Building Owners 
and Managers Association 
(BOMA) Sacramento

Demolition Waste Management 

Process” from the GSA National 

Capitol Area East End Complex

Innovation in Design and 
Construction, Associated 
General Contractors

Demolition Debris Diversion 
Program Award, California 
Resource Recovery Association

Reduction Awards Program, 
California Integrated Waste 
Management Board

DEVELOPMENT TEAM
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Cerritos, California

SCAG retained Gruen Associates as its prime consultant to prepare a 

conceptual Master Plan (urban design, planning and overall management) 

for redevelopment and improvement to approximately 400 acres in 

Cerritos—including the Los Cerritos Center, the Cerritos Auto Square 

and adjacent properties—to serve as a regional transportation hub 

and TOD in a walkable, park-like environment. A catalyst for the TOD 

Demonstration Project is the potential location of an Orangeline Transit 

of-Way (PE ROW). The PE ROW provides recreational opportunities for 

cyclists, pedestrians, runners and equestrians, convenient access to jobs, 

public facilities and shopping. The conceptual Master Plan is a guide for 

the future revitalization and redevelopment of the project area. It builds 

around existing core strengths of regional shopping, the auto square and 

commercial centers, and will allow this area to be continually re-energized 

and gradually transformed as a district destination even before transit is 

constructed. Gruen also provided prototype projects and proforma, based 

on our land use development standards and design guidelines, to achieve 

high-quality private development f

City of Cerritos and Southern 

California Association of 

Governments

Completed March 2013

Mr. Marco Anderson

SCAG Regional Planner

213.236.1879 

Gruen Associates - Land Use Planner, 

DEVELOPMENT TEAM 
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The ARRIVE Corridor

Inland Empire, California

regional rail/land use vision and implementation strategy for the San 

Bernardino (SB) Metrolink Line and the 1/2-mile areas around the 

Montclair, Upland, Rancho Cucamonga, Fontana, Rialto and San 

Regional Rail Integrated Vision - East.” Gruen Associates is the Land 

Use Planner and Urban Designer leading the consultant team, which is 

Transit-Oriented Development (TOD)/regional rail corridor, serving 

residents and businesses within active, growing, transit-oriented 

communities at the station locations and providing a high degree of 

transit interconnectivity to Valley destinations.”

The project engages a broad cross section of transportation, urban 

planning, economic, environmental and other stakeholders to map 

implementation. The primary emphasis of the study is to address 

the barriers to TOD, particularly those related to the economic, 

institutional and environmental issues. The overall project objectives 

incorporating implementation initiatives into SANBAG, Metrolink and 

local jurisdictions’ plans, policies and action plans; making the station 

areas their own destinations; considering how Metrolink capacity and 

operational improvements might be staged over time to accomplish 

the vision and improving access to destinations from Metrolink station 

areas. 

San Bernardino Associated 

Governments

2014 – 2015 (Plan Approved)

Mr. Tim Byrne, PE

Chief of Planning

909.884.8276

Gruen Associates - Prime Contractor, 

Land Use Planner, Urban Planner and 

DEVELOPMENT TEAM
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Los Angeles Union Station Master Plan

Los Angeles, California

Gruen Associates, in association with Grimshaw Architects, was awarded 

the master plan for Los Angeles Union Station in a two-stage process. 

completed the planning process, arriving at a preferred plan alternative for 

a 42-acre parcel that includes the 1939 national historic landmark.

The Union Station Master Plan (USMP) Program was driven by 

three themes—transit optimization, destination and connectivity. The 

program themes and were vetted rigorously through the outreach process. 

Of the three program themes, transit optimization is the foundation of 

the USMP, with two main transit improvements setting the direction for 

the USMP—(1) the creation of a large, multimodal concourse in an east/

relocation of Patsaouras Bus Plaza to the west side of the station in a 

perimeter improvements, which will soften the edges of the station, create better connections to the Civic Center 

and historic and cultural communities surrounding the station, and welcome transit riders and visitors to the public 

transportation hub of Southern California. Stage Two is focused on the major transit improvements including the 

concourse and the relocated bus plaza and subsequent private development. Finally, Stage Three is the arrival 

of a High-Speed Rail station serving Union Station.

Metro

Completed 2014 (Master Plan)

Additional Services through 2016

Ms. Jenna Hornstock

Countywide Planning

HornstockJ@metro.net

213.922.7437

Gruen Associates - Prime Contractor, 

- Debra Gerod, Project Manager
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Mid-City/Exposition Light Rail Transit Line 

Design-Build Project, Phase I

Los Angeles to Culver City, California
Gruen Associates was the Design Lead for Urban Design, Architecture 

and Landscape Architecture for the new nine-station Expo, Phase I 

light rail transit line, preparing the Final Design for the Architecture 

of stations, bridge aesthetics, and Landscape Architecture for the 

entire corridor. As a major subconsultant on the Design-Build team, 

Gruen was an integral part in implementing the vision for a true Transit 

Parkway from Downtown Los Angeles to Culver City. The $940 million,  

11-mile light rail line travels along the Exposition railroad right-of-way 

(ROW) from downtown to its current terminus at Venice/Robertson in 

Culver City.  Along that alignment, it connects some of the most dense 

residential neighborhoods of Los Angeles with a variety of cultural and 

historic sites as well as the business district of Downtown Los Angeles. 

Gruen Associates as the Design Leader worked closely with an Urban 

Design Committee and reviewed the design of major features of the 

project. 

Metro/Exposition Construction 

Authority (subconsultant to Parsons 

Transportation Group)

Completed 2012

DEVELOPMENT TEAM 
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Mid-City/Exposition Light Rail Transit Line 

Design-Build Project, Phase I - Landscape

Los Angeles to Culver City, California
In addition to being the Design Lead for Urban Design and Architecture 

for the new 11-mile, $940 Million light rail line running from Downtown 

Los Angeles to Culver City, Gruen Associates was also Landscape 

Architect for the entire corridor. The light rail line was envisioned as a 

green space within industrial districts. Gruen Associates’ landscape 

architects developed a plant palette and designs to implement the 

transit parkway concept in the extremely tight ROW conditions along 

the corridor. Rows of palm trees placed along the length of the platform 

helped to identify each station from a distance. Canopy trees were 

provided adjacent to soundwalls for shade. Gruen Associates was 

responsible for the design of nine new light rail stations and entry plazas, 

platform shade canopies and seating, bridge aesthetics, specialty 

sound walls, lighting, the incorporation of public art, and the urban 

design drawings for pedestrian access and linkages improvements 

of each station area encompassing approximately a 300-foot radius 

around each station access point. 

Metro/Exposition Construction 

Authority (subconsultant to Parsons 

Transportation Group)

Completed 2012

DEVELOPMENT TEAM
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San Fernando Valley, California

carries over 25,000 riders daily, which is more than double original 

estimates. Through urban design, the busway is successful not only 

as a transportation facility, but also a community resource. The ROW 

was planned as a greenway including the busway, linear bicycle paths, 

pedestrian linkages and approximately 4,000 trees. 

For the Canoga Extension of the MOL, Gruen was the Land Use 

Planner, Urban Designer, Architect and Landscape Architect on the 

consultant team, which developed concepts along the former four-mile 

railroad ROW that connects the current MOL terminus to the Chatsworth 

Metrolink Station. For the Preliminary Engineering (PE) Phase, Gruen 

Associates was responsible for the design of the Lassen Street Bridge 

and for preparing station site plans, PE plans for improvements for the 

architecture of the MOL stations and landscape architectural design. 

For the North Parking Lot and the Lassen Street/Railroad overcrossing, 

Gruen Associates prepared the architectural and landscape portions of 

the Final Construction documents and assisted Metro in the Statement 

of Work for the Design-Build RFP. Gruen Associates also provided 

Metro with design support during construction, which included the 

review of the Design-Build contractor’s landscape drawings.

Metro

Completed 2013

Mr. Hitesh Patel

PatelH@metro.net

213.922.7212
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San Fernando Valley, California
Gruen Associates was the Land Use Planner, Urban Designer, Architect 
and Landscape Architect on the consultant team, which developed urban 
design and landscape concepts for the Canoga Transportation Corridor, a 
former four-mile railroad ROW that connects the current MOL terminus to 
the Chatsworth Metrolink Station in the San Fernando Valley.  

Bioswales incorporated into the Canoga Transportation Corridor landscape 
design appear naturalistic using pea gravel and a California native plant 
palette in meandering forms. The vegetation in a bioswale provide measures 

into the receiving water bodies is cleaner than water discharged from 
conventional systems. The bioswales also help to control peak discharge 

The project received the 2013 Community Impact Award of Excellence from 
the LABC, the 2013 Large Transit Project of the Year from the California 
Transportation Foundation (CTF), the 2012 Project Team of the Year from 
the AIA San Fernando Valley Chapter and a 2011 Innovative Transportation 
Solutions Award from WTS International’s Los Angeles Area Chapter.

Metro

Completed 2013

Mr. Hitesh Patel

PatelH@metro.net

213.922.7212
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Metro Gold Line Project

Los Angeles to Pasadena, California
Gruen Associates was a member of the Construction Authority’s 

project management team for the Metro Gold Line and was responsible 

for overall urban design, station architecture and landscape 

architecture. During the project’s implementation, Gruen prepared and 

updated station renderings, site plans, and drawings as the project 

evolved; coordinated public art meetings; developed urban design 

and landscape concepts; participated in a complex and extensive 

During the construction phase, Gruen reviewed contractor submittals 

for urban design station architecture and landscape architecture for 

consistency with the bid documents and community expectations. The 

challenge of the project was to build a light rail system that served 

its patrons while respecting the communities it travels through and 

their concerns. This entailed establishing a supportive relationship 

with stakeholders, governing agencies, and community members by 

providing aesthetically superior and functional solutions. Understanding 

the varying nature of communities along the alignment and generating 

solutions that are sensitive to varying concerns in each community 

enabled the Construction Authority to obtain support from initial 

opponents of the project and implement the project with full community 

support.

Metro Gold Line Foothill Extension 

Construction Authority

Completed 2003 (Summer)

Mr. Habib Balian

hbalian@foothillextension.org

626.471.9050
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Five Streetscape Plans

Los Angeles, California

Gruen Associates is currently the Land Use Planner, Urban Designer 

and Landscape Architect Consultant on a multi-disciplinary team 

Light Rail stations, where people can live, work, shop and dine, all 

within a safe and pedestrian-friendly environment providing walkability 

of the plans is to establish new development regulations that better 

support transit ridership, such as allowing increased development 

intensity near stations where appropriate; requiring the design of new 

buildings to be pedestrian-oriented and mixed-use; and improving the 

bicycle and vehicular circulation.

City of Los Angeles Department of 

City Planning

2012 – Present; the draft documents 

are out for public review.

Ms. Patricia Diefenderfer, AICP

City Planner

213.978.1170
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Long Beach Downtown and TOD Pedestrian Master Plan

Long Beach, California

The purpose of the Pedestrian Master Plan is to provide policies, 

guidelines and standards to ensure that all capital projects incorporate best 

practices for pedestrian design and identify catalytic infrastructure projects. 

Moreover, the Pedestrian Master Plan will also be consistent with, and 

in the Mobility Element. The Pedestrian Master Plan including a model or 

framework for the rest of the city, and includes a list of a $70 Million CIP 

of projects so the City of Long Beach can pursue funding. The plan also 

provides short-term (detailed), mid-term and long-term projects along with 

cost estimates for the short-term projects to assist in the grant process 

funding. The Pedestrian Master Plan provides guidance to Public Works 

for urban design issues and was recently adopted by the City Council.

takes ownership of the space and directs the eventual use, design and maintenance of the new 
space.

California native wild lilac

Drought tolerant succulents

California native grasses

STREET TREES

BIOSWALE PARKWAY
Bioswale parkways are open, gently sloped 
vegetated channels with curb cuts to allow 

CURB EXTENSION
Curb extensions visually and physically 
narrow the roadway, creating safer and 
shorter crossings for pedestrians 

FARMERS MARKET

PUBLIC ART 
INSTALLATIONS/ 
MURALS

POP-UP BOLLARDS

MOVABLE 
PLANTERS

PRIORITY PROJECT CONCEPTS HAVE NOT BEEN FINALIZED AND ARE FOR PUBLIC REVIEW AND COMMENT 

PEDESTRIAN AMENITIES

attractive, and encourage pedestrian activity  
while contributing to a sense of place.

City of Long Beach

2014 – 2016 (Plan Approved)

Mr. Ira Brown

Planner, City of Long Beach 

Development Services

Ira.Brown@longbeach.gov

562.570.5237
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Temple City, California
Gruen Associates was the prime consultant for a $15.7 million streetscape 
improvement project along an approximate two-mile long primary 
roadway. The design team’s vision for the Boulevard was a Multi-Modal 
Corridor with Art. Gruen’s role was to design landscape and urban design 

parking consultants, and cost estimating consultants, as well as facilitate 
the public outreach and assisting in obtaining grant funding. Safety 
enhancements proposed for the project included upgrades to pedestrian 
circulation, unique design for a separated, protected bicycle lane and 
curb bump-outs for street trees.

Improvements included the installation of consistent street trees, seating 
nodes, upgrades to bus shelters, bike racks, drought-tolerant plants, 

and an Art Walk along the sidewalks. The Art Walk allows the City to 
install pavement art at approximately every 100 feet along the sidewalk 
over a number of years. The project was completed April 2014 and has 
achieved numerous awards including a 2013 Planning Excellence in 
Implementation Award, Small Jurisdiction from the APA, the 2014 Quality 
of Life Merit Award from the ASLA, the 2014 Merit Award for Urban Design 
from the California Council of the AIA and most recently voted one of the 

City of Temple City

Completed 2014

Mr. Vincent Yu

Councilman

vinceyu@templecity.us

626.703.9908
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sbX E Street Bus Rapid Transit Corridor

San Bernardino to Loma Linda, California

Gruen Associates served as the urban design and station area planning 

subconsultant on a multi-disciplinary team that conducted a Major 

Investment Study evaluating the corridor for enhanced transit service 

including BRT and other modes of travel. Known as sbX, the new 

frequent service, fewer stops, and higher average speeds than traditional 

bus service. Investing in the new transportation system also encouraged 

including site plans, station platforms, canopies, passenger amenities, 

equipment and landscaping for the entire corridor. 

Gruen developed conceptual level plans for TODs and mixed-use 

developments within one-half-mile of various station locations. As part of 

the integrated team, Gruen located stations and prepared GIS analysis 

of demographics, concept design plans for transit and linkage concepts, 

and land use and urban design evaluations of each alternative as well 

as detailed design analysis of sbX stations and surrounding TODs. In 

addition, Gruen prepared the land use and urban design portions of the 

5,309 submittals to assist in federal funding. The project was completed in 

2014. Gruen is currently preparing a design guidelines manual to inform 

the design of future expansion to other corridors in the County.

Omnitrans

Completed 2014

Mr. Milind Joshi, PE, PMP 

Sr. Engineering Manager for Metro, 

Former sbX Program Manager 

JoshiM@metro.net 

213.922.7989 
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Village Walk and Streetscape - Three-Phased Project

Tarzana, California
Gruen Associates is the Architect and Landscape Architect for the 

Village Walk at Tarzana, a new mixed-use and streetscape project 

on Ventura Boulevard. The 250,000-SF mixed-use project built on 5.5 

acres consists of a 150,000-SF lifestyle center with retail, restaurant, 

and supermarket, and 100,000 SF of residential uses with 73 

townhouses and loft condominium units. The eclectic mix of tenants 

opening onto a beautifully landscaped streetscape creates a sense-

of-place for the community and provides for an exciting and diverse 

urban experience. The Village Walk is a private project; however, the 

client previously participated with the Business Improvement District to 

collaborate on the streetscape project.

2006 – Present

Mr. Bryan Gordon

310.255.0050

Phase 1 completed in October 2009. Phases 2 and 3 include residential components and are under construction. Phase 2 

includes residences and townhouses on Redwing and Phase 3 includes townhouses on Yolanda.

RESIDENCES AND TOWNHOUSES ON REDWING - PHASE 2 TOWNHOUSES ON YOLANDA - PHASE 3

MIXED-USE, RETAIL AND STREETSCAPE - PHASE 1
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Date Palm Drive Corridor Connector Plan 

Cathedral City, California
Gruen Associates managed a multi-disciplinary team in incorporating 

Compass Blueprint’s principles to create a strategy for the City to 

under-utilized properties and transportation corridors with key north 

and south destinations in the City. Gruen  Associates completed 

the existing conditions, issues, opportunities and constraints report 

along with other plans applicable to the Project area. The project 

involved conducting stakeholder interviews; preparing alternative 

report which was presented at a Community Workshop, and to the 

City’s Planning Commission and City Council. Gruen was awarded 

the 2011 Comprehensive Planning Award, Small Jurisdiction, Inland 

Empire Section of the American Planning Association for this project.

City of Cathedral City

2009 - 2010 (Completed)
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