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Is Northeast Los Angeles a good place to develop multi-unit? 

I. Introduction 

Northeast Los Angeles is a region of the city of Los Angeles, northeast of Downtown, east of the Los 

Angeles River, bounded on the north by the cities of Glendale and Pasadena, and bounded on the east by 

several cities of the San Gabriel Valley.  The purpose of this paper is to analyze real estate market and 

living conditions in northeast Los Angeles by using GIS analysis and give some suggestions for the multi-

unit development in this area. 

 

In the 2000 census, Northeast Los Angeles had 167,674 residents in its 17.18 square miles, which 

amounted to 9,757 people per square mile. The densest neighborhood was Highland Park. About 54% of 

the area's population lived in rental units, while 46% lived in owner-occupied housing. Highland Park was 

the neighborhood with the highest rental occupancy, and Eagle Rock had the lowest. The latter district 

also had the oldest population and was the wealthiest. Eagle Rock was the neighborhood with the largest 

percentage of residents holding a four-year academic degree too.  

The area well-served by freeways and public transportation. California's first freeway, the 1940 Arroyo 

Seco Parkway (CA SR-110) connects the area with Downtown and Pasadena. The Interstate 5 and 

Interstate 10-San Bernardino Freeway lie directly to the south of the district. The Metro Gold Line light-

rail's four Gold Line stations (Lincoln/Cypress, Heritage Square, Southwest Museum, Highland Park) 

connects Northeast Los Angeles with Downtown and Pasadena. 

 



 

 

 



 

 

 



 

II. Research Questions 

This paper tried to identify land use and zoning conditions in northeast Los Angeles and surrounding 

areas. It also tried to give some suggestions on whether there is a good place for real estate developers to 

build multi-units and visually demonstrate it using GIS analysis.  

III. Methodology 

This paper analyzed trends of land use and situations of real estate market in northeast Los Angeles using 

maps and census data from Mapping L.A. To perform GIS analysis, this paper used shapefiles and census 

data of L.A. County from the Department of City Planning in City of Los Angeles. Transportation, as an 

important factor, was also included in this paper. This paper used data from Department of City Planning 

in Los Angeles and investigated in northeast Los Angeles.  

This paper also chose an specific area in northeast Los Angeles and did some research on the conditions 

of this area. For example, highland park has been regarded as a wonderful place to set up multi-units 

because of its high dense neighborhood and high rental occupancy. This paper also did some background 

research on the site area from different aspects, such as income, housing, ethnicity, education and so on.  

 

 



 

 



 

 



 

 

 



 

 

IV. Findings and conclusions 

This paper found out that northeast Los Angeles was a good place to do some real estate development due 

to a large quantities of conveniences. First of all, the location was great because it was close to downtown 

and there were various kinds of transportation accesses. For example, there are bus lines and railways 

passing through the site areas. Second, infrastructures surrounding the site areas are well-developed. 

There are elementary schools, commercial centers, health centers, supermarkets and so on. It can 

definitely be a perfect choice for multi-family to live. You don’t have to go very far to buy some daily 

groceries. Third, there are clear zoning and land use policies of the site areas. It is a great opportunity for 

us to build some multi-units to rent a place zoned by residential areas next to commercial areas.  

There are many attractive characters for real estate developers to invest multi-units in Highland Park of 

northeast Los Angeles. First of all, the population of Highland Park, 16835 people per square mile, is 

among the highest densities for both the city and the county of Los Angeles. The higher the population 

density is, the higher the occupancy rates might be. Second, the land use policies and zoning codes of 



northeast Los Angeles are in favor of investing multi-units for developers. I acquired some data from the 

Department of City Planning in Los Angeles and used GIS to analyze the trends of real estate 

development in Highland Park. The site area is just right lying at the multiple family residential areas. In 

addition, the mix-used zoning in the site area provides a more varied, efficient and attractive development. 

Third, the median age is 28, young for the city of Los Angeles. The percentages of residents ages 10 or 

younger and 19 to 34 are among the county’s highest. In general, young people don’t have so much 

money that multi-units could be a reasonable choice for them. Fourth, according to Los Angeles Times, 

average household size of Highland Park is 3.3 people, which is high for both the city of Los Angeles and 

the county. 60.9% of occupied housing units is rent and rest is own.  

However, there are also some barriers for developers to invest. Firstly, the crime rate in Highland Park 

seems to be relatively high when compared with other areas, especially the property crimes. The high 

crime rate may scare away potential tenants and make it difficult to rent out the multi-units. Secondly, 

median household income is $45478, which is about average for the city of Los Angeles but low for the 

county. The percentage of households that earn $20000 to $40000 and $20000 or less are high for the 

county. Low income might contribute to low rentals because few people can afford for a high rental in 

this area due to their low salaries. Thirdly, the percentage of residents 25 and older with less than a high 

school diploma is high for the county. Poor education means high crime rate and low income in some 

ways. It could be a serious disadvantage of site areas.  

Except for the characteristic of the site area itself, there are also positive and negative externalities that 

play an important role in valuing site areas.  

Positive externalities: 

I. Transportation 

The accesses to freeways and arterial roads are close to the site area, which provide the proximity to 

downtown areas. The accessibility increases convenience for people to go to work and positively affects 

residential value.  

II. Employment 

The site area is near to LA Revitalization Zone(LARZ). There is also a Business Improvement 

District(BID) in Highland Park. In addition, a Targeted Neighborhoods Initiative(TNI) is included in 

Highland Park. TNI was proposed by Mayor Richard Riordan as a new way to revitalize the City of Los 

Angeles. As a result, the proximity to employment could be convenient for residents who live in site areas.  

III. Schools 

There are a large quantities of elementary schools and high schools around site areas. People have plenty 

of choices of education for their children. 

IV. Open Space and Public Facilities 

There are several parks and rivers surrounding Highland Park, which can provide people with high quality 

of air and comfortable places to do exercises. There are public facilities areas close to the site area as well.  

Negative externalities: 

I. Commercial Area 

Proximity to commercial area do provide convenience for people to live. On the other hand, it creates the 

exposure to disamenities such as traffic congestion and noise which would reduce the land value of 

residential areas negatively. Congestion would decrease the convenience of proximity to employment as 

well.  



 

 

 

From these findings, this paper supposes that socio-economic factors and location strengths of northeast 

Los Angeles could have resulted in high efficiency of multi-units use. So northeast Los Angeles could be 

a good place for real estate developers to invest multi-units.  
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