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Project Overview 

At Mateo is a mixed office and retail space that opened in 2018, and is still currently be filled and the interiors developed 
by tenants. It offers an open-air shopping, dining, and work experience that within a stone’s throw of restaurants like Zinc 
Café,  and art destinations like the LALA gallery.  Designed to blend with the character of the neighborhood, which is 
primarily of converted and reconfigured warehouses, the complex is designed with brick, concrete, and metal, along with 
expansive windows to disrupt the rigid materials. Originally the site of five “unremarkable”i warehouses, the site is now 
comprised of 3 separate buildings, including the parking structure which houses the Roski School of Art and Design on its 
ground level.  

 

The Roski School of Art and Design at USC is in the process of moving all of its graduate degree programs from it’s current 
site on Flower and 30th Street to the new development in the Arts District of DTLA, At Mateo. As a first-year student in the 
MA Curatorial Practices in the Public Sphere program at Roski, my courses have been located at both the original and new 
site, with my peers and I being subject to the tumultuous processes of construction and relocation. Additionally, I am torn 
between appreciating the high-end new facility and being up in arms about the displacement, unforeseen increase in cost 
and time of commuting, and the increased risk to my personal safety as a bike commuter. The graduate students at Roski 
as a group are resistant to this relocation and displacement not only for safety and financial concerns, but also because 
the decision was made without the consultation of the students, and goals of the relocation seem to have more to do with 
the reputation of the school rather than the advancement of the students and the enhancement of their graduate 
experiences. 

 

Basic Project Documentation and Data 

Name: AT MATEO 

Architect: Keith Ray of Edge Architecture and Rios Clementi Hale Studiosii 

Client: Blatteis & Schnur, Inc. & ASB Real Estate Investments 

Address: 555 S MATEO ST LOS ANGELES CA 90013 (Mateo St & Palmetto St) 

Neighborhood/City: Arts District of DTLA 

Completed: 2018 

Program: Commercial - office and retail 

Sq. Footage: 398,120ft2iii 

Site Area and Dimensions: 3.5 acres (154,500ft2) 

Typology: Low-rise, Industrial warehouse style mixed office and retail space 

Parking Strategy & Numbers: Podium parking structure, with paid public access, 540 spaces 

Sustainable Strategies: No information found 



 

Location Map, AT MATEO Complex (1262 Palmetto St., 555-2 Mateo St., and 555-1 Mateo St.) (Courtesy of the Los Angeles County 
Office of Accessor, accessed December, 5, 2019). 

 

Descriptions by architects and clients 

“Located in the eastern section of the downtown core, along the western banks of the Los Angeles River and easily 
accessed by three major arterial freeways, the Los Angeles Arts District has evolved into one of the country’s most talked 
about, imaginative, authentic and upscale urban neighborhoods. Fewer than forty square blocks of historical brick, 
concrete and wood beamed industrial warehouses and manufacturing plants, accented by the colorful character of local 
artists' murals and repurposed compelling architecture which encompass this unique neighborhood. 

Upon completion, AT MATEO will become the social epicenter of the Arts District, providing locals and visitors with artisan 
eateries and drinking establishments, fashion-forward retailers and local services which complement the Avant Garde and 
sophisticated culture of the neighborhood.”iv 

 

Other Relevant Info 

Originally imagined as primarily a retail center, the developers reconfigured the complex to cater heavily to office uses 
after signing a lease for 29,000 ft2 with Soylent.v The University of Southern California Gayle Garner Roski School of Art 
and Design, originally took up 15,000ft2 in the At Mateo complex. Over the Summer and Fall of 2019, the space has 
expanded by 10,000ft and now houses all of the graduate programs offered by Roski, including the MFA Design, MFA Art, 
and MA Curatorial Practices and the Public Sphere degree programs.vi  

  



Main entrance to At Mateo
(Mateo St. & Palmetto St.)

 ©  Urbanize Los Angeles, 
accessed Dec. 5, 2019 at

https://urbanize.la/post/arts-districts-mateo-unwrapped

At Mateo digital renderings
1. Aerial view of main entrance at Mateo 

St. and Palmetto St.

2. Exterior, parking structure and imag-
ined retail spaces,  Palmetto St.

3. Imagined walkway between buildings 
at 555-2 Mateo St. and 555-1 Mateo St.

4. Walkway connecting main entrance to 
central courtyard, facing courtyard and 

parking structure

© BLATTEIS & SCHNUR, INC., 
accessed Dec. 5, 2019 at 

https://www.atmateo.com/about.html 

Imagined office space (555-2 Mateo St.)

© BLATTEIS & SCHNUR, INC., 
accessed Dec. 5, 2019 at 

https://www.atmateo.com/office.html

USC Roski School of Art and Design, Graduate programs facilities; © USC Roski School of Art and Design, accessed Dec 5, 2019 at 
https://roski.usc.edu/news/roski-ma-and-mfa-art-programs-moving-arts-district-building
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Main entrance to AT MATEO, corner 
of Palmetto St. and Mateo St.

View of DTLA from rooftop level of 
parking

Walkway connecting main entrance 
to central courtyard, taken from the 
courtyard

USC Roski, School of Art and De-
sign, new graduate studies building

Office/retail spaces along Mateo St.
(555-2 Mateo St.)

Gated bike racks on each covered 
level of parking structure

Walkway connecting main entrance 
to central courtyard, taken from the 
rooftop of the parking structure

Office and retail spaces facing the 
central courtyard between buildings at 
555-2 Mateo St. & 1262 Palmetto St.

Office/retail spaces along Mateo St.
(555-1 Mateo St.)

3rd level of parking structure, 
overlooking central courtyard between 
buildings 555-2 Mateo St. and 1262 
Palmetto St.

Walkway connecting main entrance to 
central courtyard and elevators to
parking, taken from main entrance

Walkway connecting Palmetto St.
entrance to central courtyard, 
taken from courtyard

Mateo St. entrance and office/retail 
space (555-1 Mateo St.)

Public parking structure and office 
space, 1262 Palmetto St.

Parking structure & USC ROSKI facing 
the central courtyard between buildings 
at 555-2 Mateo St. & 1262 Palmetto St.

Decorative security gate, opened, 
at Palmetto St. entrance

All photos taken by Jordan Gonzales, Dec. 12, 2019



The concrete accents on the exterior of the park-
ing structure pose an interesting and challenging 
canvas for novice and experienced street artists 
and muralists alike. This could be the site of a rotat-
ing mural, one that either wraps around the entire 
structure, or separate murals on each highly visible 
side. This would be easily programmable from a fa-
cilities management perspective, and would even 
invite collaboration with adjoining structures to cre-
ate truly innovative works of art that both attest to 
the visual character of the neighborhood and foster 
a sense of place within the Arts District community.

Although the brick, industrial, warehouse-style ex-
terior fits with the building character of the of Arts 
District, it is distinctly lacking in the arts aspect, es-
pecially considering the compound houses the grad-
uate arts and design students of USC. The structure 
serves functionally to mediate any additional parking 
congestion on the street by providing public access, 
it takes a mass of visual and physical space without 
adding any additional visual improvement to the 
neighborhood character. 

Design Critique:  Where does the art go?

Project Redesign & Recommendations for Improvement

The shattered concrete structures on the facade of the 
garage present a challenging canvas for murals, which 
would help At Mateo to enmesh itself in the Arts District

The irregularly shaped concrete wall sections, 
while interesting, do not help to further de-



I propose to add crosswalks near every entrance and on all 
sides of the Mateo / Palmetto intersection, accompanied 
by solar-powered flash alert pedestrian crossing signs. 
When a pedestrian presses the button to walk, flashing 
lights alert oncoming traffic on both sides of the road to 
crossing pedestrians. This solution would be preferable to 
traffic lights at the Mateo / Palmetto intersection, which 
might cause excess automobile traffic congestion. The 
flash alert pedestrian signs would only be activated when 
needed, cutting down on unnecessary traffic.  Additional-
ly, the solar powered signs and crosswalks would require 
low-intensity interventions into the already built environ-
ment. These additions to pedestrian infrastructure would 
also be easily (re)moved should further development of 
the Arts District alter traffic flow and pedestrian accessi-

bility in the neighborhood overall.

As the Arts District becomes a more popular area for 
working, dining, and entertainment, pedestrian traffic has 
increased. This is especially so as multiple amenities pop 
up in the revitalized warehouses packed together close-
ly to form a tight nit neighborhood. Despite this increase 
in foot traffic, however, there are very few crosswalks off 
the main roads that surround the Arts District. The cross 
streets of At Mateo are no different, with no crosswalks 
or traffic lights to be found along Mateo St. nor Palmetto 
St. for the entire length of the complex and beyond. This 
makes the complex difficult to access when walking, as pe-
destrians have to cross two lanes of traffic on busy streets.  

Design Critique: Pedestrians welcome, but beware?

Project Redesign & Recommendations for Improvement

Lack of crosswalks and pedestrian safety 
amenities inhibits safe access to the complex. 

Zebra  stripe crosswalks in conjunction with flash alert 
signs at the maint entrance, corner of Mateo St. and 
Palmetto St. 



I propose to open up the pathway between the two halves 
of the complex by removing the first level windows on 
the corner of 555-2 Mateo St. The little nook that would 
be created by this proposed change in the building façade 
would be a good place for a cluster of small café tables, 
ensuring that the space would no be wasted while creat-
ing physical and visual access between the two complex 
sections. This would make a great location for a food-ser-
vice tenant, who would have a steady stream of custom-
ers from the employees and visitors of the office spaces in 
this portion of the At Mateo complex. Since the proposed 
redesign would not remove the structural  wall encasing 
the windows, removing the windows would be a relative-
ly low intensity renovation. For added weather protection, 
roll down  garage-style doors with windows could be  in-
stalled in the openings. These could lock so as to also 
help to secure the building during non-operating hours. 

The current circulation between the two sections of the 
At Mateo complex is congested, in large part because of 
how close all three of the separate buildings that form the 
complex are. While the previous redesign proposed to the 
stairwell would help to make the space feel open, it would 
not necessarily improve circulation on the ground floor. 
And while the space will feel more open once the second 
half of the complex opens, the pathway between buildings 
is narrow and feels small amidst the looming walls of the 
building. This makes it difficult to know how to move from 
one section of the complex to the other. This is a problem 
especially as more retail will be located in the second por-
tion of the complex once it is complete. 

Design Critique:  How to get through?

Project Redesign & Recommendations for Improvement

By increasing permeability taking out the windows, and 
adding seating, this corner of the complex will be trans-
formed from constricted and dark to open and vibrant.

The awkward corner formed at the meeting of 
all three of the At Mateo buildings is dark and 
does not lead intuitively through the complex 



My proposal to redesign the courtyard in order to resolve this cri-
tique is twofold, and incorporates a low intensity modification to the 
landscaping and a highly intensive redesign of the building located on 
555-2 Mateo St. First, I suggest to remove the trees (which will be re-
located within the compound in the following design suggestion), and 
replace them with drought resistant shrubbery and foliage that grows 
below eye level. Then, to bring the greenery above eye level and to 
soften the brick and concrete structures, I would hang planters with 
more vine-like ferns and succulents on the level of the second story 
windows. A secondary benefit to this is the mitigation of rainwater ac-
cumulating on the walkways during the rainier months in the winter.
 
My second intervention into this space is to remove the brick facing 
of the structure that houses the exterior entryway and stairwell to the 
555-2 Mateo St. offices, leaving the stairway open-air but covered. This 
would open up the line of out of the courtyard and allow for more nat-
ural light to enter. In order to protect the stairwell and its users from 
the elements, I would again affix planters to the stairwell railings, which 
would create a more permeable barrier between the building and the 
courtyard. In order to blend the proposed metal structure with the ex-
isting design, the decorative waves found on the gates to the Palmet-
to St. entrance could be carried through onto the stairwell enclosure.

While the At Mateo complex breaks up the rigidity of the 
grid-like warehouses along both Mateo St. and Palmetto 
St. with curving pathways and multi-level rooftops, once 
inside the central courtyard feels closed off from the foot 
traffic and amenities nearby. This is augmented in large 
part because the line of sight from the courtyard looking 
towards the entrances is blocked by landscaping and the 
looming office spaces and parking structure on either side. 
Particularly in the mornings as the sun is still rising, and in 
the evenings after the sun has begun to set, very little nat-
ural light makes its way into the courtyard because it is en-
closed by the two tallest structures in the entire complex.

Design Critique:  Looming Large and entirely enclosed

Project Redesign & Recommendations for Improvement

Two  looming structures and restricted line 
of sight to the entryways makes the central 
courtyard feel closed in and cut off

Low profile, drought resistent landscaping in green and 
blue toneswill help to brighten up and contrast the red 
brick and open up the line of sight through the walkway

By removing the brick and creating more visually perme-
able barriers, encasing the rooftop elevator in windows, 
and carrying through some of the metal design elements, 
the compound becomes more open and light



My first suggestion, to remedy the existing, uncomfort-
ably exposed lounge space on the first rooftop, is to add a 
square-shaped wood slatted pergola to cover any seating 
or bar areas, with greenery and string lights incorporated in 
between the slats. This would create a courtyard-like space 
on the programmed portion of the rooftop that would make 
the space both comfortable during the day and give it an in-
timate feeling for events and use by tenants in the evening. 

Next, I propose to incorporate more green space into the 
complex by adding community-accessible garden boxes to 
the single level rooftop. Because the rooftop is surround-
ed by the walls of adjacent structures, the rooftop might 
not serve well as a social gathering place. With the ad-
dition of some simple railings, this could very easily be a 
community green space that would help to bring in more 
visitors, especially considering the dramatic change from 
an emphasis on retail to primarily office space.  Addition-
ally,  programming in conjunction with the community 
garden space could include a regular farmers market in 
the courtyard, again attracting more vistors to the space.

While the rooftop of the building at 555-2 Mateo St. is 
programmed for use it lacks and practical design to make 
it comfortable space. This rooftop is exposed to sunlight 
all day as it does not fall under any shadows from neigh-
boring structures, and what little programmed space ex-
ists is mostly unshaded. Similarly, the lower rooftop for 
the building located at 1262 Palmetto St. has an expansive 
rooftop that is completely unused, despite the fact that 
this rooftop receives plenty of natural light in the morn-
ings and early afternoons. As a single level building, it is 
viewable from both the parking structure and the rooftop 
on 555-2 Mateo St., and therefore presents a missed op-
portunity to visually soften the brick, concrete, and metal 
exterior with some foliage.

Design Critique: Green on the horizon!  

Project Redesign & Recommendations for Improvement

Completely unused rooftop space 
desptie its visual access from other 
buildings in the complex

Unshaded and sparse furniture on the rooftop 
makes it undesireable for use

A wood slatted pergola allows for light to enter 
the space, while plants provide dispersed shade

Adding garden boxes and opening the rooftop 
to community garden groups would increase 
visitors to the complex, as well as adding visual 
interest to unused yet highly visible rooftop
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