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1 COMMUNITY BACKGROUND 
1.1 Overview 
This Community Background Brief provides a targeted overview of existing conditions based on 

completed and ongoing County planning efforts and background data related to land use, housing, 

zoning, urban design, placemaking, cultural resources, sustainability, environment, and open and green 

space in the South Bay Planning Area (Planning Area). In combination with the County-led community 

engagement, this Community Background Brief will inform the development of policies and 

implementation programs that are specific and/or unique to the Planning Area and the seven 

unincorporated communities (Lennox, Del Aire/Wiseburn, Hawthorne Island, Alondra Park/El Camino 

Village, West Carson, Westfield/Academy Hills, and La Rambla) within the Planning Area for the South 

Bay Area Plan (SBAP) as shown in Figure 1-1. Note that mobility, cultural and historic assets, 

gentrification and displacement, and market, real estate, and economic development opportunities 

briefs are separate documents and serve as companions to this Community Background Brief. 

This Community Background Brief is organized into the following two sections: 

Á Section 1: Planning Area Profile and Relevant Plans, Programs, and Ordinances. Reviews key 

plans, programs, and ordinances, including associated goals, policies, and regulatory 

requirements applicable to all the seven unincorporated communities (SBAP communities) 

within the Planning Area. 

Á Section 2: Community Profiles and Plans, Programs, and Ordinances affecting Specific 

Communities. Provides a socio-economic snapshot of each of the SBAP communities as a 

foundation for understanding who lives and works in each community. Section 2 also provides a 

targeted overview of key existing County-led plans, programs, and ordinances including 

associated goals, policies, and regulatory requirements that are specifically relevant to the 

communities and are applicable to the SBAP. 
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Figure 1-1: South Bay Planning Area and Seven Unincorporated Communities 
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1.1.1 South Bay Planning Area Key Takeaways 
The following key takeaways in Table 1-1 are relevant to the Planning Area based on Sections 1 and 2. 

These key takeaways will inform next steps for the SBAP, including recommendations and themes that 

will help to generate goals, policies, and implementation programs for the SBAP. The table Is organized 

by relevant policy themes, including land use/housing/zoning, urban design/placemaking/cultural, 

community, environment/sustainability, and open/green space to understand how the key takeaways 

relate to topics that will be included in the SBAP.  

Table 1-1: South Bay Planning Area Key Takeaways 

Key Takeaway Land 
Use/ 
Housing/ 
Zoning 

Urban 
Design/ 
Placemaking/ 
Cultural  
 

Community Environment/ 
Sustainability 

Open/ 
Green 
Space 
 

Planning Area issues per the General 
Plan identify traffic congestion; limited 
public transportation options; air quality 
concerns due to goods movement 
associated with Los Angeles 
International Airport (LAX) and the ports 
of Long Beach and Los Angeles and 
petroleum refining; lack of developable 
land; decline in manufacturing/industrial 
uses, causing land use incompatibility 
between the redevelopment of such 
parcels into new uses and adjacent 
uses; and noise impacts generated by 
aircrafts 

X X 

 

X  

Planning Area contains several 
opportunity areas as identified by the 
General Plan that warrant further study 
as areas of cultural, historic and/or 
economic significance; opportunity to 
prepare location-specific 
recommendations to promote cultural 
identity, such as through wayfinding, and 
other interventions 

 X 

 

  

Opportunity to explore street tree and 
lighting improvements on major 
corridors to facilitate more pedestrian 
trips where there Is a density of 
amenities and services Including Lennox 
Boulevard, Aviation Boulevard, 
Crenshaw Boulevard, Inglewood 
Boulevard, Torrance Boulevard, and 6th 
Street 

 

X 

 

X  
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Key Takeaway Land 
Use/ 
Housing/ 
Zoning 

Urban 
Design/ 
Placemaking/ 
Cultural  
 

Community Environment/ 
Sustainability 

Open/ 
Green 
Space 
 

Opportunity to apply Green Zones 
regulations to additional communities in 
SBAP that have high to very high  

X  
 

X  

Opportunity to create community 
standards districts (CSD) for Del 
Aire/Wiseburn (context specific height 
and stepback standards), La Rambla 
(context-specific height and stepback 
standards), West Carson (phase out 
warehousing uses)  

X  

 

  

Opportunities to identify parks and open 
space as unincorporated Communities 
in the Planning Area have high park 
needs, specifically a negative 253 
acreage deficit based on 2013 data. 

  

 

 X 

Explore opportunities for lot 
consolidation to facilitate housing 
development on smaller lots along 
corridors. 

X  

 

  

Explore opportunities to develop a 
brownfields inventory for SBAP to 
facilitate remediation and obtaining grant 
funding  

  

 

X  
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1.2 Planning Area Profile and Relevant Plans, 
Programs, and Ordinances  

1.2.1 Planning Area Community Profile 
Figure 1-2 shows a graphic summary of key socio-economic data for the Planning Area. The Planning 

Area is highly diverse, which is reflected in its high diversity index score of 88.2. The total estimated 

population of the Planning Area is approximately 68,025 residents and of those who responded to the 

ACS survey. Residents are primarily employed in the white-collar sector (55%), followed by blue collar 

(23.5%) and service sector (21.5%). The median household income is $79,816, which is similar to the 

County median of $79.329. Over half (56.2%) of residents own their home In the Planning Area, with the 

median home value at 624,982. The average household size In the Planning Area Is 3.06 which is lower 

than the average of the unincorporated areas of the County (3.30).1  

Figure 1-2: South Bay Planning Area Community Profile 

 
1 zƏƸʩ ƆŝŇžŇƸʩ;ƏǇƆǁǨʩAŇƯğƲǁƅŇƆǁʩƏŜʩÍǇĻžŧļʩĀƏƲŻƸʩʇȒȐȒȑʈɳʩʝ;ƏƅƅǇƆŧǁǨʩÍƲƏŜŧžŇƸʩğƆłʩAŧƸǁƲŧļǁʩ£ğƯƸʩ;ğǁğžƏŝɳʞʩ

https://experience.arcgis.com/experience/f6e41347adf541f8a77cc6f3ae979df9 
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Planning Area Relevant Plans, Programs, and Ordinances
The following plans, programs, and ordinances, including associated goals, policies, and regulatory 

requirements applicable to the entire Planning Area, including all SBAP communities, are reviewed 

in the following section:  

Á Los Angeles County General Plan 2035 (Updated July 14, 2022) 

o Chapter 5: Planning Areas Framework 

o Chapter 6: Land Use Element 

o Chapter 10: Parks and Recreation Element 

o Chapter 14: Economic Development Element 

Á Los Angeles County Climate Vulnerability Assessment  

Á County of Los Angeles Residential Parking Study: Recommendations Report (2022) 

Á Oil Wells Ordinance No. 2023-0004 (2022)  

Á 6th Cycle Housing Element Update 2021-2029 (May 17, 2022) 

Á Los Angeles Countywide Comprehensive Parks and Recreation Needs Assessment (2022)  

Á Residential Design Standards Ordinance (March 2023 Draft) 

Á Revised Draft 2045 Los Angeles County Climate Action Plan (March 2023 Draft)  

Á Title 22 - Zoning Ordinance  

Á United States District Court Central District of California, 105 Green Line Consent Decree, 

1981 

Á Green Zones Ordinance 

LOS ANGELES COUNTY GENERAL PLAN 2035  

The General Plan provides the policy framework for how and where the unincorporated parts of the 

County will grow through the year 2035. As the General Plan is the foundational document for all 

community-based plans that serve the unincorporated areas, the targeted overview below provides 

key information related to the Planning Area to inform this project.  

Chapter 5: Planning Areas Framework  

The purpose of the Planning Areas Framework is to provide a mechanism for local communities to 

work with the County to develop plans that respond to their unique and diverse character. The 

General Plan identifies eleven Planning Areas, including the South Bay Planning Area. Area plans, 

per the General Plan, will be tailored toward the unique geographic, demographic, and social 

diversity of each Planning Area. 
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Chapter 5 provides an overview of the Planning Area related to transportation infrastructure, 

planning area issues, and opportunities areas, as a basis for land use and policy issues, including: 

Transportation Infrastructure. The Planning Area is served mainly by the following transportation 

infrastructure: 

Á Interstate-105  

Á Interstate-405  

Á Interstate-110  

Á State Route-91 

Á Metro C Line (formerly the Metro Green Line)  

Á Torrance Municipal Airport-Zamperini Field 

Á Hawthorne Municipal Airport 

Á Los Angeles International Airport (LAX)  

Á Port of Los Angeles 

Planning Area Issues. Issues facing the Planning Area include: 

Á Traffic congestion 

Á Limited public transportation options 

Á Air quality concerns due to goods movement associated with LAX and the ports of Long 

Beach and Los Angeles and petroleum refining 

Á Lack of developable land 

Á Decline in manufacturing/industrial uses, causing land use incompatibility between the 

redevelopment of such parcels into new uses and adjacent uses 

Á Noise impacts generated by aircrafts 

Opportunities Areas: Areas of cultural, historic and/or economic significance of the community as 

summarized in Section 2 by applicable Community. These areas identified in the General Plan are 

areas which should be considered for further study when preparing community-based plans, such as 

the SBAP. The opportunity areas relevant to the Planning Area are described in Table 1-2 and 

discussed in detail in Section 1.3 by relevant SBAP community. In accordance with the Planning 

Areas Framework Program, the creation of new community plans will be reserved for those 

communities in the unincorporated areas that are identified through the Area Plan process as having 

planning needs that go beyond the scope of the area plan. Community plans, as well as coastal land 

use plans, will be incorporated as chapters of Area Plans.
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Table 1-2: Opportunity Area Types Relevant to Planning Area2 
Opportunity Area Description 

Transit Center Areas that are supported by major public transit infrastructure. Transit centers 
are identified based on opportunities for a mix of higher intensity development, 
including multifamily housing, employment, and commercial uses; 
infrastructure improvements; access to public services and infrastructure; 
playing a central role within a community; or the potential for increased design, 
and improvements that promote living streets and active transportation, such 
as trees, lighting, and bicycle lanes 

Neighborhood Center Areas with opportunities suitable for community-serving uses, including 
commercial only and MXD that combine housing with retail, service, office and 
other uses. Neighborhood centers are identified based on opportunities for a 
mix of uses, including housing and commercial; access to public services and 
infrastructure; playing a central role within a community; or the potential for 
increased design, and improvements that promote living streets and active 
transportation, such as street trees, lighting, and bicycle lanes 

Corridors Areas along boulevards or major streets that provide connections between 
neighborhoods, employment, and community centers. Corridors are identified 
based on opportunities for a mix of uses, including housing and commercial; 
access to public services and infrastructure; playing a central role within a 
community; or the potential for increased design and improvements that 
promote living streets and active transportation, such as trees, lighting, and 
bicycle lanes 

Industrial Flex District Areas with an opportunity for industrial uses to transition to non-industrial uses 
through future planning efforts. These areas would provide opportunities for 
non-industrial uses and mixed uses, where appropriate, as well as light 
industrial or office/professional uses that are compatible with residential uses. 

 

 
2 County of Los Angeles. 2015. Los Angeles County General Plan, p. 30. Accessed July 25, 2023. 
https://planning.lacounty.gov/assets/upl/project/gp_final-general-plan.pdf. 
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Chapter 6: Land Use Element  

The Land Use Element provides strategies and planning tools to facilitate and guide future 

development and revitalization efforts. Chapter 6 designates the proposed general distribution and 

general location and extent of uses. The General Plan Land Use Policy Map and Land Use Legend 

ƸŇƲǡŇʩğƸʩǁţŇʩʝĻžǇŇƯƲŧƆǁʞʩŜƏƲʩţƏǢʩžğƆłʩǢŧžžʩĻŇʩǇƸŇłʩǁƏʩğļļƏƅƅƏłğǁŇʩŝƲƏǢǁţʩğƆłʩļţğƆŝŇʩŧƆʩǁţŇʩ

unincorporated areas. Section 1.3 highlights General Plan Land Use designations by Community. In 

addition, key elements of the General Plan Land Use Element relevant to the Planning Area 

includes: 

Á Transit Oriented Districts (TODs): The Planning Area contains three TODs, which are areas 

within a 1/2-mile radius from a major transit stop that have development and design 

standards, and incentives to facilitate transit-oriented development. The TODs include 

Aviation/I-105, Hawthorne, and West Carson. According to the General Plan, all TODs will be 

implemented by a TOD specific plan, or a similar mechanism, with standards, regulations, 

and infrastructure plans that tailor to the unique characteristics and needs of each 

community, and address access and connectivity, pedestrian improvements, and safety. As 

of July 2023, the County has only developed a TOD specific plan for West Carson, which is 

summarized in Section 2. 

Á Employment Protection District Overlays: The Planning Area contains two Employment 

Protection Districts ʏ West Carson and Lennox. According to the General Plan, these 

Districts contain economically viable industrial and employment-rich lands with policies to 

prevent the conversion of industrial land to non-industrial uses. Details and locations of these 

Districts are summarized in Section 2 by relevant SBAP community. 

Chapter 10: Parks and Recreation Element  

According to the General Plan, the Planning Area contains 26 acres of local parkland and 593 acres 

of regional parkland, totaling 618 acres, which is one of the lowest in the County.3 With a goal of 4 

acres for every 1,000 people for local parkland, the General Plan identifies a negative 253 acreage 

deficit for the Planning Area based on 2013 data. 

Chapter 14: Economic Development Element 

TţŇʩGļƏƆƏƅŧļʩAŇǡŇžƏƯƅŇƆǁʩGžŇƅŇƆǁʩƏǇǁžŧƆŇƸʩǁţŇʩ;ƏǇƆǁǨʠƸʩŇļƏƆƏƅŧļʩłŇǡŇžƏƯƅŇƆǁʩŝƏğžƸʩğƆłʩ

provides strategies that contribute to the economic well-being of the County. According to the 

General Plan, the Planning Area contains numerous offices for company headquarters, research and 

development facilities, manufacturing, health care, telecommunications, financial services, and 

international trade businesses. Educational institutions, such as California State University-

Dominguez Hills and several community colleges provide training and degree programs to meet the 

needs of industry.4 In addition, as mentioned above, the Planning Area includes Employment 

 
3 LA County General Plan, 2023 https://planning.lacounty.gov/wp-content/uploads/2023/03/gp_final-general-plan.pdf. 
Accessed July 19, 2023. 
4 From pg. 239 of the ED Element: https://planning.lacounty.gov/assets/upl/project/gp_final-general-plan-ch14.pdf 
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Protection Districts in West Carson and Lennox. Details and locations of these Districts are 

summarized in Section 2 by relevant SBAP community. 

LOS ANGELES COUNTY CLIMATE VULNERABILITY ASSESSMENT  

The Climate Vulnerability Assessment (CVA) identifies the County's physical and social 

vulnerabilities and provides a solid foundation from which the County and other local municipalities 

and organizations will be able to more effectively plan for a resilient, sustainable, and equitable future 

for all. The CVA examines risks of extreme heat, wildfire, inland flooding and extreme precipitation, 

ļƏğƸǁğžʩŜžƏƏłŧƆŝɴʩğƆłʩłƲƏǇŝţǁʩǁƏʩǁţŇʩ;ƏǇƆǁǨʠƸʩłŧǡŇƲƸŇʩƯŇƏƯžŇʩğƆłʩƯžğļŇƸɴʩŧƆļžǇłŧƆŝʩǡǇžƆŇƲğĻžŇʩ

populations. As such, the CVA includes the following components: 

Á The Climate Hazard Assessment: evaluates potential changes in the frequency and severity 

of specific climate hazards in coming decades. 

Á The Social Vulnerability Assessment: observes the level of risk across different communities 

and populations to identify those that are highly vulnerable to climate hazards. 

Á The Physical Vulnerability Assessment: examines the risk of damage from climate hazards to 

physical infrastructure and facilities. 

Á The Cascading Impacts Assessment: observes the interdependencies of infrastructural 

systems and how impacts to one system can affect another.  

The Planning Area is not predicted to experience high exposure to extreme heat or wildfire. However, 

certain areas, especially the Port of Los Angeles area along the Dominguez Channel, have a high, 

1% annual chance of flooding. Additionally, the ;ƏǇƆǁǨʠƸʩļƏğƸǁžŧƆŇʩŧƸʩŇǧƯŇļǁŇłʩǁƏʩŇǧƯŇƲŧŇƆļŇʩğǁʩžŇğƸǁʩ

moderate exposure to coastal flooding by mid-century, which includes the coastline of the South 

Bay. Drought, being a regional hazard, can impact all of the ;ƏǇƆǁǨʠƸʩǢğǁŇƲʩƸǇƯƯžǨɳʩ 

ßţŇʩ;ÿ ʠƸʩƸƏļŧğžʩǡǇžƆŇƲğĻŧžŧǁǨʩğƸƸŇssment, which is based on a composite score of 29 vulnerability 

indicators, shows a high level of variability between communities in the Planning Area. In general, the 

further inland unincorporated communities, such as Lennox, Del Aire/Wiseburn, Alondra Park, 

Hawthorne Island, West Carson and La Rambla, have moderate to high levels of sensitivity to 

climate hazards while the more coastal communities, such as Westfield/Academy Hills have low to 

moderate sensitivity to climate hazards. 

COUNTY OF LOS ANGELES RESIDENTIAL PARKING STUDY  

To inform an update of Title 22 (Planning and Zoning) of the County Code, the County initiated a 

study of minimum parking requirements with the end-goal of facilitating more construction of housing 

ǇƆŧǁƸʩŧƆʩǁţŇʩǇƆŧƆļƏƲƯƏƲğǁŇłʩğƲŇğƸʩƏŜʩǁţŇʩ;ƏǇƆǁǨɳʩßţŇʩƸǁǇłǨʠƸʩƅǇžǁŧƯžŇʩğƆğžǨƸŇƸʩƏŜʩƯğƲŻŧƆŝʩ

requirements for residential units found that residential parking requirements impact housing 

affordability, commuting behaviors, and vehicular emissions. Minimum parking requirements 

significantly discourage the construction of new housing units, which contributes to increased costs  
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of housing. Additionally, minimum parking requirements incentivize greater private automobile use 

for transportation instead of other modes of transportation, including public transit, bicycling, or 

walking, leading to greater vehicle emissions.  

The study recommended several short-term and long-term strategies to reduce the number of 

required parking spaces per Title 22 and to effectively increase parking supply operationally, reduce 

parking demand, and manage parking spillover on the street. Recommended strategies, which will 

be considered in the development of goals, policies, and implementation programs for the SBAP 

include: 

Á Eliminating minimum parking requirements for apartments with fewer than 10 units 

Á Reduce parking requirements when sharing parking within mixed-use developments  

Á Implement a fee in-lieu of providing the minimum required parking spaces that can be used 

for transportation improvements 

Á Remove the requirement for covered parking spaces in Title 22 

Á 5Unbundle the cost of parking from the cost of the housing unit  

OIL WELLS ORDINANCE NO. 2023-0004  

The Oil Wells Ordinance No. 2023-0004 amends Title 12 ʏ Environmental Protection of the County 

Code to remove the exemption for the operation of oil and gas wells from Chapter 12.08 - Noise 

Control, and Title 22 ʏ Planning and Zoning to prohibit new oil wells and production facilities, 

designate existing oil wells and production facilities as nonconforming, and establish regulations for 

existing oil wells and facilities. In effect, the ordinance would order the phase-out of existing oil wells 

and production facilities over the next 20 years and prohibit any new oil wells or production facilities 

within the unincorporated areas of the County. A report by the County's Oil and Gas Strike Team6 

found that there were 1,270 active oil and gas wells, 24 new wells, 393 idle wells, totaling 1,267 wells, 

within unincorporated areas, all of which are subject to the requirements of the amendment. Among 

the unincorporated areas of the Planning Area, the largest concentration of oil and gas wells is 

located in West Carson, according to the California Department of Conservation Geological Energy 

£ğƆğŝŇƅŇƆǁʠƸʩʇ;ğž\G£ʠƸʈʩĀŇžžÖǁğƲʩĀŇžžʩ[ŧƆłŇƲ7 as shown in Figure 1-3. Other oil and gas wells are 

located in Alondra Park/El Camino Village and Del Aire/Wiseburn communities. 

 
5  
6 zƏƸʩ ƆŝŇžŇƸʩ;ƏǇƆǁǨʩAŇƯğƲǁƅŇƆǁʩƏŜʩÐŇŝŧƏƆğžʩÍžğƆƆŧƆŝɳʩAŇļŇƅĻŇƲʩȒȐȑȕɳʩʝzƏƸʩ ƆŝŇžŇƸʩ;ƏǇƆǁǨʩ­ŧžʩğƆłʩ\ğƸʩĀŇžžʩfƆǡŇƆǁƏƲǨɳʞʩ
https://planning.lacounty.gov/long-range-planning/los-angeles-county-oil-and-gas-strike-team/ 
7 Los Angeles County Department of Conservation. Accessed July 24, 2023: 
https://maps.conservation.ca.gov/doggr/wellfinder/ 



Community Background  

1-10 
 

Figure 1-3: California Natural Resources Agency - Well Status & Type (South Bay) 
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6TH CYCLE HOUSING ELEMENT UPDATE 2021-2029  

ßţŇʩ;ƏǇƆǁǨʠƸ Housing Element Update, one of the seven required elements of the General Plan, 

ensures decent, safe, sanitary, and affordable housing for current and future residents of the 

unincorporated areas, including those with special needs. As such, the County is required to ensure 

the availability of residential sites, at adequate densities and appropriate development standards, in 

the unincorporated areas to accommodate its fair share of the regional housing need, also known as 

the Regional Housing Needs Assessment (RHNA) allocation. Under the current RHNA allocation, 

the County is required to provide the zoned capacity to accommodate the development of at least 

90,052 housing units affordable to households at specific income levels using various land use 

planning strategies.8 

In order to satisfy its RHNA allocation, the County adopted an update to the Housing Element 

consisting of: an adequate sites inventory; rezoning program; analysis of constraints and barriers; 

goals, policies, and implementation programs; amendments to Title 22 ʏ Planning and Zoning, of the 

County Code; and amendments to the General Plan Land Use Element.  

ĀţŧžŇʩǁţŇʩ;ƏǇƆǁǨʠƸʩǇƆŧƆļƏƲƯƏƲğǁŇłʩğƲŇğƸʩţğǡŇʩǁţŇʩŇǧŧƸǁŧƆŝʩļğƯğļŧǁǨʩǁƏʩğļļƏƅƅƏłğǁŇʩǇƯʩǁƏʩȓȔɴȒȗȘʩƏŜʩ

the RHNA allocated units, there is a remaining capacity shortfall that must be accounted for if the 

County is to fulfill its RHNA obligations as required by state law. Approximately 20,750 lower-

income, 9,019 moderate income, and 26,005 above moderate-income units will be accommodated 

for via rezoning efforts (i.e., Housing Element Update Program 17, Adequate Sites for RHNA).9 The 

rezoning effort(s) would primarily consist of implementing land use and zone changes to convert 

existing commercial and/or low density residential designations to mixed-use and/or high density 

residential designations.10 The SBAP will incorporate the proposed changes in the Housing Element 

Update rezoning program for the Planning Area sites listed in the Housing Element UpdateʠƸʩ

Appendix B, Potential Sites. The Appendix B sites are sites which have been identified by the County 

as having the potential to accommodate the RHNA allocation, pending a zone change. The County 

is required to complete all rezoning efforts to meet its remaining RHNA shortfall by 2024. In total, the 

Planning Area will support and/or accommodate capacity for 6,755 RHNA allocated units, 

approximately 7.7% of which (517 units) will be within the Racially or Ethnically Concentrated Areas 

of Poverty (R/ECAP) community of Lennox (see Section 2, SBAP Community Profiles, for further 

details on community specific rezoning efforts associated with the Housing Element Update).11 The 

remaining RHNA allocated units will be located across various sites within the communities of 

Alondra Park/El Camino Village, Del Aire/Wiseburn, and La Rambla.  

 
8 County of Los Angeles. 2022. Revised County of Los Angeles Housing Element (2021-2029), p. 187 (Summary of RHNA 

Strategies). Accessed July 13, 2023. https://planning.lacounty.gov/wp-content/uploads/2022/11/housing-element-
20220517.pdf. 

9 County of Los Angeles. 2022), p. 39 (Program 17: Adequate Sites for RHNA). 
10 County of Los Angeles. 2022), p. 187. (Summary of RHNA Strategies) 
11 County of Los Angeles. 2022. Revised County of Los Angeles Housing Element (2021-2029), housing_appendix-c-to-g-

20220517.pdf. Accessed July 13, 2023 
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Other notable changes in land use and /or zoning policy enacted as a result of the Housing Element 

Update and applicable to the Planning Area include an amendment to Title 22 ʏ Planning and Zoning 

of the County Code (Zoning Code) to require residential use to occupy at least 50% of the floor area 

in a mixed-use project (e.g., in areas with mixed-use zoning designations) as well as amendments to 

the General Plan Land Use Legend related to increases in minimum allowable densities for certain 

residential use designations. 

Housing Element Program and Objectives 

TƏʩŧƅƯžŇƅŇƆǁʩǁţŇʩ;ƏǇƆǁǨʠƸʩţƏǇƸŧƆŝʩŝƏğžƸɴʩǁţŇʩHousing Element Update includes a list of housing 

programs. The programs are designed to maintain and increase the supply of housing, especially 

affordable housing, preserve existing units, and provide equal access to housing opportunities. Most 

of the programs are previously adopted, ongoing, regulatory, and funding-based. In addition to 

Program 17, Adequate Site for RHNA, discussed above, the key Housing Element Update program 

impacting the Planning Area is described in further detail, below. 

Program 18: South Bay Area Plan 

The SBAP is considered a critical component of the Housing Element Update, in that it incorporates 

the proposed changes in the Housing Element Update's rezoning program on sites listed in 

Appendix B and identifies other General Plan and zone changes that can increase housing 

opportunities, jobs-housing balance and transit-oriented development within the seven 

unincorporated SBAP communities. 

According to the Housing Element Update, the SBAP will act as an umbrella to ensure consistency, 

as well as identify any General Plan and zone changes that can increase housing opportunities and 

transit-oriented development.12 The SBAP will also incorporate the proposed changes in the Housing 

Element rezoning program based on the sites listed Housing Element UpdateʠƸʩ ƯƯŇƆłŧǧʩ:ɴʩ

Potential Sites, and will include a Capital Improvement Plan to identify specific infrastructure 

improvements (i.e., sewer, transportation, waste management, stormwater, public water, and open 

space) and outline a financing plan. 13 

Implementation of the SB ÍʩǢŧžžʩĻŇʩƯƲŧƏƲŧǁŧǱŇłʩǇƸŧƆŝʩǁƏƏžƸʩŧƆļžǇłŧƆŝʩǁţŇʩ;ƏǇƆǁǨʠƸʩğƆǁŧ-displacement 

mapping tool (Program 43 of the Housing Element UpdateʈɴʩǁţŇʩ;ƏǇƆǁǨʠƸʩGƱǇŧǁǨʩfƆłŧļğǁors Tool 

and/or Environmental Justice Screening Method Tool, which are mapping applications developed for 

the County that highlight locations where equity challenges, such as cumulative health risk from 

pollution sources, are concentrated, as well as socioeconomic and demographic indicators.14 

Relevant Housing Element Update policies to Program 18: 

Á Policy 1.1: Identify and maintain an adequate inventory of sites to accommodate the County's 

RHNA. 

 
12 County of Los Angeles (2022), p. 41 (Program 18: South Bay Area Plan). 
13 County of Los Angeles (2022), p. 41 (Program 18: South Bay Area Plan). 
14 County of Los Angeles (2022), p. 41 (Program 18: South Bay Area Plan). 
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Á Policy 2.2: Encourage multifamily residential and mixed-use developments along major 

commercial and transportation corridors.  

Á Policy 3.1: Promote mixed-income neighborhoods and a diversity of housing types 

throughout unincorporated County to increase housing choices for all economic segments of 

the population.  

Á Policy 8.2: Maintain adequate neighborhood infrastructure, community facilities, and services 

as a means of sustaining the overall livability of neighborhoods and protecting the health, 

safety, and welfare of the community. 

LOS ANGELES COUNTYWIDE COMPREHENSIVE PARKS AND RECREATION NEEDS 
ASSESSMENT PLUS  

The Comprehensive Parks and Recreation Needs Assessment Plus (PNA+) builds upon the 

;ƏǇƆǁǨʠƸʩȒȐȑȖʩÍğƲŻƸʩğƆłʩÐŇļƲŇğǁŧƏƆʩ¤ŇŇłƸʩ ƸƸŇƸsment with updates to data, analysis, and 

metrics; identifies gaps, opportunities, vulnerable populations, and priority areas for conservation, 

restoration, and recreation access; guides future planning and resources allocation; and 

recommends approaches and strategies for multi-jurisdictional coordination, collaboration, and 

partnerships. Analysis of amenities and needs concern the following types of public lands: regional 

recreation parks, beaches and lakes, natural areas and open spaces, trails, and park facilities and 

amenities. 

The PNA+ also provides profiles of each regional study area that analyze vulnerability, regional 

recreation access, and barriers to access. In Appendix A, Regional Study Area Profiles, the South 

Bay is focused on, which pertains to the Planning Area. Appendix A notes that many of the areas 

located in the northern, inland portion of the South Bay Region were identified as having High or Very 

High Park Need in the 2016 Countywide Parks Needs Assessment, including the unincorporated 

communities of Del Aire, Lennox, and West Carson.15 Key analysis findings for the Planning Area 

include: 

Á The area has high concentration of vulnerable populations in parts of the unincorporated 

communities of Del Aire, Lennox and West Carson.  

Á Several inland areas, including portions of Del Aire and West Carson have been identified as 

priority areas for restoration due to their relatively poor environmental health. 

RESIDENTIAL DESIGN STANDARDS ORDINANCE  

The Residential Design Standards Ordinance would amend Title 22 ʏ Planning and Zoning of the 

County Code to provide clear, measurable, and objective requirements to guide the design of 

residential projects throughout the unincorporated communities of Los Angeles County, including 

those in the Planning Area. Design standards would apply to residential and mixed-use projects that 

 
15 Los Angeles Countywide Comprehensive Parks and Recreation Needs Assessment Plus, Appendix A. Accessed 

September 27, 2023. https://lacountyparkneeds.org/wp -

content/uploads/2023/03/AppA_RegionalProfiles_SouthBay_Dec2022.pdf 
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include a residential component, and be applied based on building typology, use, and scale. The 

intent of the standards is to foster more walkable, livable, and healthy neighborhoods that enhance 

ƲŇƸŧłŇƆǁƸʠʩļƏƅŜƏƲǁʩğƆłʩŇƆļƏǇƲğŝe walking, biking, and other active mobility through safe, well-

maintained, accessible pathways throughout developments. The requirements address the following 

with the new Section 22.140.520 - Residential Design Standards in Title 22. These design standards 

will be considered in development recommendations for the SBAP, including any modifications that 

are needed for the SBAP communities to promote context-specific development: 

Á Building and site access, including a requirement for direct pedestrian access to front 

entrance of buildings, courtyard, or individual unit facing the street; requirement for a system 

of pedestrian pathways on property to connect all building entrances to the sidewalk along 

the street for all sits with multiple buildings. 

Á Front yards and building orientation, including a requirement for the primary pedestrian 

entrance along the street frontage and canopy tree in the front yard setback; specified 

setback standards based on street type, zone, building height, and existing sidewalk width 

conditions, as well as allowances for setback usage, such as landscaping, outdoor dining, 

etc. (for mixed-use developments). 

Á Ground floor treatments, including a series of requirements for primary entryways, including 

front lot line orientation and entryway lighting, articulation and width, privacy (for multi-unit 

and mixed-use projects); requirements for pedestrian-oriented strategies on ground floor, 

including transparency and parking visibility, as well as menu of options to select from such 

as a publicly accessible plaza or public art on ground floor (for mixed-use developments). 

Á Building articulation, including requirements for façade variety through articulation or 

architectural detailing; requirements for base, middle, and top portions of buildings for those 

that are four stories or taller through a menu of options, as well as height transitions for multi-

unit buildings and corner treatments.  

Á Building façade details, Including requirements for façade materials such as variety and 

continuity and energy efficiency, as well as balconies and patios with regards to access, 

location, and dimensions (for multi-unit and mixed-use projects). 

Á Landscaping, walls, fences, and screening, including requirements for tree and plant 

coverage in setbacks and open space, native and/non-Invasive and drought tolerant plants, 

wall and fence transparency and materials, and screening of trash enclosures, mechanical 

equipment, and utilities; requirements for site furnishings and amenities through a menu of 

options (for multi-unit and mixed-use projects). 

Á Vehicle parking facilities, including requirements for parking locations for garages and vehicle 

access, as well as loading and service areas, and parking structures, Including parking 

screening strategies through a menu of options (for multi-unit and mixed-use projects); 
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requirements for pedestrian amenities in surface parking lots and green design strategies 

through a menu of options (for multi-unit and mixed-use projects). 

REVISED DRAFT 2045 LOS ANGELES COUNTY CLIMATE ACTION PLAN  

The draft Climate Action Plan (CAP) provides a roadmap for how the County will reduce greenhouse 

gas (GHG) emission levels to achieve carbon neutrality by 2045. The draft CAP includes a GHG 

ŧƆǡŇƆǁƏƲǨʩǁţğǁʩğļļƏǇƆǁƸʩŜƏƲʩƸƏǇƲļŇƸʩƏŜʩŇƅŧƸƸŧƏƆƸʩŧƆʩǁţŇʩ;ƏǇƆǁǨʠƸʩǇƆŧƆļƏƲƯƏƲğǁŇłʩğƲŇğƸɴʩŜƏƲŇļğƸǁƸʩƏŜ 

future GHG emissions, and targets for GHG reductions for 2030, 2035, and 2045. The draft CAP 

also details implementation and monitoring, including coordination across County departments, 

outreach to community partners and stakeholders, and relationship to other County plans and 

documents. To achieve GHG reductions targets, the CAP defines strategies, measures, and actions, 

and emphasizes equitable implementation. The draft CAP identifies the greatest sum (85%) of 

emissions coming from transportation (52%) ğƆłʩĻǇŧžłŧƆŝƸʩʇʝƸǁğǁŧƏƆğƲǨʩŇƆŇƲŝǨɴʞʩļƏƆƸǁŧǁǇǁŧƆŝʩȓȓ˦ʈɳʩ

Specific GHG reduction targets are as follows: (1) By 2030 reduce GHG emissions to 40% below 

2015 levels, (2) By 2035 reduce GHG emissions to 50% below 2015 levels, (3) By 2045 reduce 

GHG emissions to 83% below 2015 levels to achieve carbon neutrality, which aligns with the State 

of CalifoƲƆŧğʠƸʩƏǡŇƲğžžʩŇƅŧƸƸŧƏƆƸʩƲŇłǇļǁŧƏƆʩǁğƲŝŇǁɳ 

Strategies were designed to address 10 sectors of GHG emissions, categorized into energy supply, 

transportation, building energy and water, waste, and agriculture, forestry, and other land use. 

Measures support strategies with sub-sector programs designed to quantify GHG emissions 

reductions; actions entail policies, programs, or tools that create meaningful progress on achieving 

the goal set out in the associated strategy and measures. Key strategies to further implement the 

CAP that may be addressed through the SBAP's goals, policies, and Implementation programs, i.e.: 

Á Measure A3: Expand Tree Canopy and Green Spaces within unincorporated areas of the 

County 

o Create an Urban Forest Management Plan to plant trees, increase unincorporated 

zƏƸʩ ƆŝŇžŇƸʩ;ƏǇƆǁǨʠƸʩǁƲŇŇʩļğƆƏƯǨʩļƏǡŇƲɴʩğłłʩŝƲŇŇƆʩƸƯğļŇɴʩğƆłʩļƏnvert impervious 

surfaces. Focus tree planting on frontline communities with insufficient tree cover and 

green spaces. 

Á Measure T1: Increase Density Near High-Quality Transit Areas 

o Increase housing opportunities that are affordable and near transit, to reduce VMT. 

Á Measure T2: Develop Land Use Plans Addressing Jobs-Housing Balance and Increase 

Mixed-Use 

o Increasing density and the mix of land uses can help reduce single occupancy trips, 

the number of trips, and trip lengths. 

Á Measure T3: Expand Bicycle and Pedestrian Network to Serve Residential, Employment, 

and Recreational Trips 
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o Travel options that serve a variety of land uses and trip purposes can help shift some 

trips away from single occupancy vehicles.  

Á Measure T4: Broaden Options for Transit, Active Transportation, and Alternative Modes of 

Transportation 

o Transit service, micro mobility services (such as bike-share, scooter-share, and drone 

deliveries), and access to these transportation options can help reduce VMT. 

Integral to the draft CAP are climate equity guiding principles which can also help to guide the SBAP. 

These are principles for implementation of the CAP that help to reverse the trends of disinvestment 

and discrimination in certain communities by providing for priority investment in frontline 

communities, collaboration on programs and policies, continual tracking and improvement in 

achieving equity goals, among other actions.  

TITLE 22 - ZONING ORDINANCE 

Title 22 ʏ Planning and Zoning of the County Code governs the division, design, and use of individual 

parcels of land, including minimum lot size, lot configuration, access, height restrictions, and yard 

setbacks standards for structures. To support zoning-based recommendations for SBAP, the Mixed-

Use Development Zone (MXD) and Section 22.140.350 (Mixed-Use Developments in Commercial 

Zones) were reviewed to identify notable existing development and design standards applicable to 

the project area. In particular, the MXD zone was reviewed as it is the zone that will be applied to 

RHNA allocated sites and Section 22.140.350 was reviewed as there are areas outside of RHNA 

allocated sites where these requirements are in place (applies to C-H, C-1, C-2, C-3 and C-M zones 

which are present across the communities). In addition, while no communities within the SBAP 

contain a CSD, a CSD is a potential tool for modifying development and design standards in the 

project area to cater to specific community conditions and desires. As such, several existing CSDs 

from other unincorporated areas, were reviewed to identify elements that can be explored for SBAP.  

MXD Zone 

The purpose of the MXD zone is to allow for a mixture of residential, commercial, and limited light 

industrial uses and buildings in close proximity to bus and rail transit stations. The MXD Zone 

implements the General Plan Land Use Element Mixed-Use (MU) designation, which intends to 

promote pedestrian-friendly and community-serving commercial uses that encourage walking, 

bicycling, and transit use; residential and commercial mixed uses; and multifamily residences. MXD 

allows residential, non-residential, and mixed-use developments with the following permitted 

densities and FARs: 

Á Residential: 50-150 du/net ac  

Á Non-Residential: Maximum FAR 3.0  

Á Mixed-Use: 50-150 du/net ac and FAR 3.0 
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MXD Zone integrates a wide range of housing densities with community-serving commercial uses to 

serve local residents, employees, pedestrians, and consumers. Compact development is 

encouraged to promote walking, bicycling, recreation, transit use, and community reinvestment, to 

reduce energy consumption, and to offer opportunities for employment and consumer activities in 

close proximity to residences. A summary of notable MXD standards is provided in Table 1-3 below 

based on Section 22.26.30 (Mixed-Use Development Zone) of Title 22. 

Table 1-3: Notable MXD Zone Standards - Summary 

Standard Summary of Requirement 

Minimum Floor Area for Residential Use 
in Mixed-Use Developments 

At least two-thirds of the square footage of the mixed-use 
development shall be designated for residential use. 

Yards Side and rear yards abutting Zone R-1 or R-2 lots shall have a 
minimum depth of 15 feet.  
 
If the side or rear lot line of the property in Zone MXD is 
separated from Zone R-1 or R-2 by a highway, street, alley, or 
an easement of at least 20 feet in width, this requirement 
regarding side or rear yard depth shall not apply. 

Height Except as otherwise provided by an applicable CSD, a building 
or structure shall not exceed 65 feet above grade, excluding 
chimneys, rooftop antennas, and rooftop recreational spaces, 
except that the portion of any building sharing a common side or 
rear lot line with property located within Zone R-1 or R-2 shall 
have a stepback from the common side or rear lot line so that 
the height of the building in Zone MXD is no greater than 45 feet 
at the edge of the building wall facing that common lot line, and 
shall be recessed back one foot for every one-foot increase in 
building height, up to a maximum height of 65 feet. 

Ground Floor Retail in Mixed-Use 
Developments 
 

Minimum Width. The width of the street-facing retail component 
of the ground floor within a mixed-use development shall be a 
minimum of 20 feet. 
 
Minimum Height. The floor-to-ceiling height of the ground floor 
for a street-facing retail component of a mixed-use 
development shall be a minimum of 14 feet. 

Parking Parking facilities, including bicycle parking and storage facilities, 
shall be provided in compliance with Chapter 22.112 (Parking), 
however the number of required vehicle parking spaces as 
provided therein may be reduced by up to 25 percent except for 
required guest parking for residential uses. Parking for 
commercial and residential uses. 
With the exception of subterranean parking, all vehicle parking 
areas shall be: 
 

i. Located in the rear of the structures or at the rear of 
the lot, except that up to 25 percent of required 
parking may be located along one side of the 
building if an access driveway is provided; and 

ii. Completely screened with walls or landscaping so 
that the parking areas are not visible from a major 
or secondary highway, unless the parking areas are 
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located along access driveways, in which case 
walls or landscaping may be placed only if they do 
not impede adequate line of sight to the public right-
of-way. 

Landscaping A minimum of five percent of the lot shall be landscaped with 
drought-tolerant lawn, shrubbery, flowers, or trees, which shall 
be continuously maintained in good condition. 

Screening ʏ Facades and Windows In addition to complying with Subsection D.10.a. (Pedestrian 
Character) if the building's frontage faces a major or secondary 
highway, no more than 25 percent of landscaping shall screen 
from public view the facade or windows on the ground floor of 
the building's frontage. 

Pedestrian Character Transparency. At least 50 percent of any building's ground floor 
facade that is oriented towards a street or highway with the 
greatest right-of-way width shall be composed of entrances and 
display windows or other displays. 
 
Glass. All glass utilized in windows or entrances on the first two 
stories shall be either clear or lightly tinted to maximize 
pedestrian visibility of building interiors from the sidewalk area. 
Mirrored, highly reflective glass, or densely tinted glass shall be 
prohibited for use in windows and entrances. 
 
Entry Orientation. The primary entrance to a commercial use in 
a building shall face the sidewalk in front of, or at the corner of, a 
street or highway with the greatest right-of-way width, or face an 
interior courtyard if the courtyard's entrance is located on such a 
street or highway. 
 
Facade. At least 50 percent of the building facade facing the 
street, highway, or corner of such street or highway shall include 
design features such as recessed windows, balconies, offset 
planes, stepbacks, vertical or horizontal modulations or 
articulations, or other architectural or decorative accents that 
create visual interest in lieu of a long unarticulated wall. If the 
frontage of the first three stories of a building is flush to the 
street or highway, then the frontage above the third story shall 
be stepped back a minimum of two feet from the frontage of the 
first three stories. 
 
Rooflines. Buildings having 100 feet or more of street frontage 
shall be designed to provide roofs of varying heights, materials, 
textures, or motifs. 
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Section 22.140.350 ï Mixed-Use Development in Commercial Zones 

Section 22.140.350 (Mixed-Use Development in Commercial Zones), standards aim to ensure the 

compatibility of residential and commercial uses within mixed-use developments by allowing such 

uses in certain Commercial Zones with appropriate development limitations and standards, and to 

streamline the permitting procedure for such uses. Joint live and work units may occupy portions of 

buildings designed for mixed-use developments. Zones C-H, C-1, C-2, C-3 and C-M implement the 

General Plan Land Use Element General Commercial (CG) designation, which intends to promote 

local-serving commercial uses, including retail, restaurants, and personal and professional services; 

single family and multifamily residences; and residential and commercial mixed uses. CG zone 

allows residential, non-residential, and mixed-use developments with the following permitted 

densities and FARs: 

Á Residential: 20-50 du/net ac 

Á Non-Residential: Maximum FAR 1.0  

Á Mixed-Use: 20-50 du/net ac and FAR 1.0 

A summary of notable standards is provided In Table 1-4 below based on Section 22.140.350 

(Mixed-Use Developments in Commercial Zones) of Title 22. 

Table 1-4: Notable Section 22.140.350 Standards - Summary 

Standard Summary of Requirement 

Minimum Floor Area for Residential Use  At least two-thirds of the square footage of the mixed-use 
development shall be designated for residential use. 

Vertical Mixed-Use Where the commercial and residential uses are located in 
the same building: 
With the exception of entrance hallways and joint live and 
work units, commercial and residential uses shall not be 
located on the same floor; 
With the exception of joint live and work units and parking 
areas, the ground floor space shall be devoted solely to 
commercial uses; and 
Commercial uses may occupy floor spaces above the 
ground floor, provided that all commercial uses other than 
joint live and work units are located on the lower level(s) 
below the residential uses. 

Pedestrian Access Pedestrian access shall be provided as follows: 
All street-fronting buildings shall have at least one 
pedestrian accessible entrance fronting and directly 
accessible to pedestrians on the street; and 
Pedestrian walkways shall be provided between all 
buildings on the lot 

Parking and Vehicular Access With the exception of fully subterranean parking 
structures and parking within a non-street-fronting 
building, parking areas shall be: 
Located in the rear portion of, or behind a street-fronting 
building, or at the rear of the lot, except that up to 25 
percent of required parking may be located along one 
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side of the street-fronting building where an access 
driveway is provided; and completely screened with walls 
or landscaping so that the parking areas are not visible 
from the street or highway that provides frontage, unless 
the parking areas are located along an access driveway, 
in which case walls or landscaping may be placed only if 
they do not impede adequate line of sight to the public 
right-of-way. 
Separate commercial and residential parking spaces 
must be provided in compliance with Chapter 
22.112 (Parking). Spaces shall be separately designated 
by signage, striping, pavement marking, and/or physical 
separation. 
On a corner lot or reversed corner lot, vehicular access 
shall be provided from the side street. 

Loading Areas Loading areas shall comply with the standards of Section 
22.112.120 (Loading Spaces). 
Loading areas shall be located: 
Away from primary pedestrian ingress and egress areas 
by at least 20 feet; and 
Toward the rear of the building and shall not be visible 
from the street or highway. 

Trash/Recycling Areas for the collection and storage of refuse and 
recyclable materials shall be located on the site in 
locations that are accessible to both the residential and 
commercial uses. 
The trash enclosures for refuse and recycling bins shall 
be: 
Located within parking structures, at the rear or side of 
buildings, or between buildings, and shall not be between 
a building and a street or highway; 
Located not farther than 150 feet from the building; 
Not placed in any public right-of-way; and 
Screened by solid masonry walls between five and six 
feet in height, if located outside. 

Mechanical Equipment Mechanical equipment shall be completely screened from 
view through the use of walls or landscaping. 

Required Interior Side and Rear Yards Interior side and rear yards abutting lots zoned 
Residential or Agricultural shall have the minimum depths 
as follows: 
¶ In Zones C-H, C-1, and C-2: 

o Interior side yard: five feet. 
o Rear yard: 15 feet. 

¶ In Zones C-3 and C-M: 
o Interior side yard: five feet where no 

building exceeds two stories in height; or 
five feet plus one foot for each story that 
exceeds two stories, except the 
maximum required side yard depth is 16 
feet. 

o Rear yard: 15 feet. 

https://library.municode.com/ca/los_angeles_county/codes/code_of_ordinances?nodeId=TIT22PLZO_DIV6DEST_CH22.112PA
https://library.municode.com/ca/los_angeles_county/codes/code_of_ordinances?nodeId=TIT22PLZO_DIV6DEST_CH22.112PA
https://library.municode.com/ca/los_angeles_county/codes/code_of_ordinances?nodeId=TIT22PLZO_DIV6DEST_CH22.112PA_22.112.120LOSP
https://library.municode.com/ca/los_angeles_county/codes/code_of_ordinances?nodeId=TIT22PLZO_DIV6DEST_CH22.112PA_22.112.120LOSP
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Planning Area and Community Standards Districts 

In Title 22, Planning Area Standards Districts (PSD) and CSDs can be established as supplemental 

overlay districts to provide appropriate special development standards to address specific issues 

unique to an area. For example, in the Planning Area, a PSD or CSD can be considered to protect 

and enhance the existing character and scale of a community and ensure that new development is 

compatible with and complementary to the unique characteristics of residential and commercial 

neighborhoods. There are currently 28 existing CSDs, none of which are within the Planning Area. 

Three different types of development standards can be applied to a given community, which are: (1) 

community wide, (2) zone specific, or (3) area-specific development standards, which will be 

considered as part of the development of the SBAP. The CSD may provide special development 

standards for the Planning Area and/or SBAP communities to regulate the following:  

Á Landscaping, buffering, and fencing 

Á Outdoor signage and antennas 

Á Permitted Uses, conditionally permitted uses, accessory uses, and prohibited uses. 

Á Height limits and setbacks 

Á Development standards and design requirements, including wall finishes and architectural 

elements.  

Á Lot coverage, floor area ratio, and lot consolidation 

Á Parking requirements, loading and access requirements 

GREEN ZONES ORDINANCE  

The Green Zones Ordinance (Chapter 22.84 of Title 22) establishes 11 Green Zone Districts to 

promote environmental justice in communities that are disproportionately affected by toxic pollution 

and contaminants by ensuring that land uses will be operated to minimize adverse health and safety 

impacts and promote clean industrial uses. The ordinance intends to encourage patterns of 

development that protect the health of sensitive populations. The ordinance also adds definitions for 

sensitive uses, establishes additional permitting requirements and development standards for 

industrial and vehicle-related uses, among other items.  

 West Carson was selected for establishment of a Green Zone District. As such, properties with 

certain types of Industrial uses in West Carson must comply with the established standards to 

protect sensitive uses, which include residential dwelling units, schools, parks, daycare centers, 

hospitals, and many more. Future new sensitive uses adjacent to industrial, recycling, and solid 

waste, or vehicle-related uses must also comply with these expanded requirements, such as a solid 

wall screening, landscaping buffers between incompatible uses, and standards relating to windows, 

balconies, and air filtration. The SBAP is intended to complement the Green Zones Ordinance and 

support the overall environmental justice goals of the County and identify opportunities to expand 

Green Zones Districts in relevant locations. 
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UNITED STATES DISTRICT COURT CENTRAL DISTRICT OF CALIFORNIA, 105 GREEN 
LINE CONSENT DECREE, 1981 

In 1972, an entitled action was filed by several Individuals who resided in the path of the then 

proposed I-105 Freeway, as well as the Los Angeles Chapter of the National Association for the 

Advancement of Colored People, the Sierra Club, and the Environmental Defense Fund. The result 

was a Consent Decree, amended in 1981, which imposed several conditions on the development of 

the I-105 freeway. Of importance to the SBAP communities Is the requirement that the housing 

removed to construct the freeway be replaced through a Housing Plan, included a relocation plan 

describing the housing which will be provided pursuant to the Decree. According to the Consent 

Decree, the Housing Plan's intent was to attempt to place as many replacement units as possible in 

the primary zone (6 miles on each side of the I-105 right of way), followed by the secondary zone (an 

additional 6 miles), and the tertiary zone (another 6 miles). In addition, the Consent Decree notes 

that ʝǢţŇƲŇʩŇǧļŇƸƸʩžğƆłʩʇƯƲƏƯŇƲǁǨʩǢţŧļţʩǢğƸʩƏƲŧŝŧƆğžžǨʩğļƱuired for the 1-105 freeway project, but 

which is not incorporated within the final project) has been acquired and cleared, its potential use for 

relocation housing, schools, parks, open space, community facilities, or economic development 

projects shall be considered and given priority ovŇƲʩƏǁţŇƲʩǇƸŇƸɳʞ16 California's Department of Housing 

and Community Development (HCD) is responsible for implementing the Housing Plan outlined in 

the I-105 Consent Decree.  

 
16 United States District Court Central District of California, Amended Final Consent Decree for I-105 Freeway, Accessed 
August 14, 2023 
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Figure 1-4: Green 
Zone Districts 
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1.3 Community Profiles and Plans, Programs, 
and Ordinances Affecting Specific 
Communities 

Section 2 provides a socio-

economic snapshot of each of the 

SBAP communities as a 

foundation for understanding who 

lives and works in each 

community as shown in Figure 1-

5. Section 2 also provides a 

targeted overview of key existing 

plans, programs, and ordinances, 

including associated goals, 

policies, and regulatory 

requirements that are specifically 

relevant to the SBAP 

communities and are applicable 

to the SBAP. Section 1.3 is 

organized as follows:  

Á Lennox 

Á Del Aire/Wiseburn 

Á Hawthorne Island  

Á Alondra Park/El Camino 

Village 

Á West Carson 

Á Westfield/Academy Hills 

Á La Rambla 

Figure 1-5: South Bay Planning Area and Seven 
Unincorporated Communities  
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1.3.1 LENNOX 

Community Profile 
Lennox is a primarily residential 

community bordered by two major 

freeways, Interstate 405 (I-405) to the 

west and Interstate (I-105) freeway to 

the south, and adjacent to the cities of 

Inglewood and Hawthorne, as well as 

LAX as shown in Figure 1-6. Lennox is 

served by the Metro C Line (formerly 

the Green Line) via the 

Hawthorne/Lennox Station as well as 

several bus lines. Major corridors within 

the Lennox community include north-

south running Inglewood Avenue and 

Hawthorne Boulevard, and east-west 

running 104th Street, Lennox 

Boulevard and 111th Street.  

Figure 1-7 shows a graphic summary of 

key socio-economic data for the 

community of Lennox. Based on 

American Community Survey (ACS) 

estimates in 2021, Lennox has a population of approximately 21,209, which has declined from 

22,753 in 2010. The predominate race/ethnicity of those that responded to the ACS in 2021 self-

identify as Hispanic or Latino (92%); the remaining 8% is comprised of individuals who self-identify 

as Black (4%), White (2%), Pacific Islander (1%), and Asian (1%). Lennox is a relatively young 

community with a median age of 28.9, and large share (29.7%) of the population under the age of 

18. Average household size in Lennox is 3.73 people, which is somewhat larger than the average of 

the unincorporated areas of the County (3.30).17  

The five primary sectors in which residents of Lennox are employed are service industries (56.5%), 

retail trade (15.5%), transportation and utilities (12.8%), wholesale trade (4.3%), and construction 

(4.0%). Across these sectors, approximately 1/3 of employed persons are service workers, 1/3 is 

blue-collar, and 1/3rd is white-collar. Median household income is $49,073, which is low compared to 

the County-wide median of $79,329.  

 
17 zƏƸʩ ƆŝŇžŇƸʩ;ƏǇƆǁǨʩAŇƯğƲǁƅŇƆǁʩƏŜʩÍǇĻžŧļʩĀƏƲŻƸʩʇȒȐȒȑʈɳʩʝ;ƏƅƅǇƆŧǁǨʩÍƲƏŜŧžŇƸʩğƆłʩAŧƸǁƲŧļǁʩ£ğƯƸʩ;ğǁğžƏŝɳʞʩ

https://experience.arcgis.com/experience/f6e41347adf541f8a77cc6f3ae979df9 

Figure 1-6: Lennox 
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The majority of households in Lennox are renters (62.2%). While the average rent in Lennox is 

$1,294 per month, which is lower than the County average of $1,515, about 51% of households pay 

greater than 35% of their income towards rent and are therefore rent-burdened. This statistic 

suggests a lack of affordable housing for the majority of Lennox households. Similarly, almost half of 

homeowners with a mortgage in Lennox (46.7%) pay 35% or more of their income towards housing 

costs.18  

 
18 American Community Survey (ACS) 5 -Year Estimates (2021). Selected Housing Characteristics. 

https://data.census.gov/table?q=housing+characteristics&g=160XX00US0641180&tid=ACSDP5YSPT2021.DP04  

Figure 1-7: Community Profile - Lennox 
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Existing Plans, Programs, and Ordinances affecting Lennox 
The following sub-section provides a targeted overview of key existing plans, programs, and 

ordinances that affect the community of Lennox and are applicable to this project, including: 

Á Los Angeles County General Plan 2035 

o Chapter 5: Planning Areas Framework (Opportunity Areas) 

o Chapter 6: Land Use Element 

o Chapter 10: Parks and Recreation Element ʏ Lennox Community Park and 

Recreation Plan, February 2016 

Á Vision Lennox (February 2010) 

Á 6th Cycle Housing Element Update (May 17, 2022) 

Key takeaways for Lennox are provided at the end of this section organized by relevant policy 

themes, including land use/housing/zoning, urban design/placemaking/cultural, community, 

environment/sustainability, and open/green space to understand how the key takeaways relate to 

topics that will be included in the SBAP. 

LOS ANGELES COUNTY GENERAL PLAN 2035 

Chapter 5: Planning Areas Framework (Opportunity Areas)  

Lennox contains several Opportunity Areas as shown in Figure 1-8. As Lennox is served by the 

Metro C (formerly Green) Line and includes the Hawthorne/Lennox Station, one of the opportunity 

areas includes a transit center which extends approximately one-half mile along Hawthorne 

Boulevard and includes Hawthorne/Lennox station which is located in the median of the I-105 

freeway. Additional opportunity areas include the intersection of Lennox/Hawthorne with 

opportunities for community-serving uses, including mixed-use, and multi-modal improvements as 

well as the corridor along Hawthorne Boulevard with opportunities for mixed-use developments, as 

well as design improvements.19  

 
  

 
19 Los Angeles County General Plan 2035. Part II: Planning Areas Framework. Page 58. Accessed July 13, 2023. 
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Figure 1-8: General Plan - Planning Areas Framework Opportunities Areas in 
Lennox 
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Chapter 6: Land Use Element 

From a General Plan Land Use Policy perspective, Lennox is primarily designated as Residential 18 

(H18), as shown in Figure 1-9, except for the northwest portion of Lennox north of 104th Street which 

is designated as Residential 9 (H9) west of Felton Avenue and Residential 30 (H3) between Burford 

Avenue and Felton Avenue. Inglewood Avenue and Hawthorne Boulevard, between 104th Street, 

and 111th Street, are designated as General Commercial (CG) as well as Lennox Boulevard 

between Mansel Avenue and Acacia Avenue, and several parcels along La Cienega Boulevard. 

Throughout Lennox, several large parcels are designated as Public and Semi-Public (P), which are 

primarily occupied by schools such as Jefferson Elementary School, Felton Elementary School, 

Buford Elementary School, Lennox Middle School, Whelan Elementary School, and Moffett 

Elementary School. One area along Lennox Boulevard is designated as Parks and Recreation (OS-

PR), Lennox Park. Light Industrial (IL) designated parcels are located along La Cienega Boulevard, 

west of I-405 freeway. The Land Use Element identifies this area as an Employment Protection 

District, as shown In Figure 1-10, where industrial zoning and industrial land use designations should 

remain, and where policies to protect industrial land from other uses (residential and commercial) 

should be enforced. 

In addition, Lennox resides within an Airport Influence Area, which is comprised of airport property, 

runway protection zones, and noise contours. With certain exceptions, all developments located in 

an Airport Influence Area are subject to review by the County Airport Land Use Commission (ALUC) 

for compliance with noise and safety regulations, per Title 21 of the California Code of Regulations. 

Aircraft noise contours that pertain to Lennox, as shown In Figure 1-11, impact the compatibility of 

land uses that can reside within the exposure areas due to noise Noise-sensitive land uses, such as 

residential and schools, cannot be located within areas exposed to aircraft noise levels of 

Community Noise Equivalent Level (CNEL) 65 dB and greater, which pertains to large portions of 

Lennox. 



Community Background  

1-30 
 

Figure 1-9: General Plan Land Use Policy - Lennox 
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Figure 1-10: Employment Protection District ʏ Lennox 
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Figure 1-11: LAX Airport Noise Contours - Lennox 
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Chapter 10: Parks and Recreation Element (Lennox Community Parks and Recreation Plan, 
February 2016) 

The Lennox Community Parks and Recreation Plan establishes a vision, goals, policies, and 

strategies to increase access to green spaces throughout the community of Lennox, which on 

average provides only 0.2 acres of local parks per 1,000 residents, far below the County standard of 

4 acres per 1,000 residents set forth in the General Plan. Contemplated improvements include a 

ƯƏǁŇƆǁŧğžʩʝŝƲŇŇƆʩƸǁƲŇŇǁʞʩğžƏƆŝʩzŇƆƆƏǧʩ:ƏǇžŇǡğƲłɴʩƆŇǢʩƯğƲŻƸʩğƆłʩƯƏļŻŇǁʩƯğƲŻƸɴʩļƏƅƅǇƆŧǁǨʩŝğƲłŇƆƸɴʩ

and trail opportunities, which were identified for locations across the Plan Area based on an 

assessment of current park access as shown in Figure 1-12. In addition to the above green space 

types, the Parks and Recreation Plan aims to develop a working model with Lennox schools to: 

Á Formalize joint use of existing green space 

Á Partner with community groups to create small, infill green spaces 

Á UǁŧžŧǱŇʩʝƯƏƯ-upʞʩŝƲŇŇƆʩƸƯğļŇƸʩǁƏʩğžžŇǡŧğǁŇʩŝƲŇŇƆʩƸƯğļŇʩƆŇŇłʩŧƆʩǁţŇʩƸţƏƲǁ-term 

Á Strategically acquire vacant lots for urban greening 

Á  Planned improvements to Lennox Park and ǁţŇʩļƏƅƅǇƆŧǁǨʠƸʩǇƲĻğƆʩŜƏƲŇƸǁ 

To finance implementation, the Plan identifies traditional funding sources (e.g., Quimby Act fees and 

General Fund), financing mechanisms such as bonds and levies, lease financing, and increasing 

park revenues, and various grants.  
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Figure 1-12: Lennox Green Vision Map 
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VISION LENNOX (FEBRUARY 2010) 

Vision Lennox identifies a series of key strategies to implement the vision of the community and 

address current challenges faced by the community, such as overcrowding, leading to a shortage of 

parking spaces and encroachment into adjacent commercial lots, as well as existing transportation 

infrastructure, both freeways and corridors that divide the community into six neighborhoods as 

shown in Figure 1-13. The neighborhoods are defined by Lennox Boulevard and either Inglewood 

Avenue or Hawthorne Boulevard. Within these neighborhoods are various destinations, community 

centers, amenities, and a well-connected, walkable street network that promotes accessibility and 

connectivity for residents. Additional enhancements such as street trees, streetscape 

improvements, trash collection, and parking would further maintain property values in these 

neighborhoods.  

Lennox Boulevard, west of Hawthorne Boulevard, stands out as an area with a well-defined urban 

ļţğƲğļǁŇƲʩğƆłʩţğƸʩǁţŇʩƯƏǁŇƆǁŧğžʩǁƏʩĻŇʩğʩʝƅğŧƆʩƸǁƲŇŇǁʞɳʩfǁʩţƏžłƸʩƯƏǁŇƆǁŧğžʩǁƏʩĻŇ transformed into a 

vibrant Pedestrian-Oriented Commercial main street that matches the desired nature and character 

of the community. Hawthorne Boulevard can be repositioned and transformed into a vibrant and 

pedestrian friendly corridor to be in better balance with the needs of pedestrians, ground floor retail, 

cyclists and transit users through streetscape improvements. Vision Lennox identifies Hawthorne 

Boulevard and Lennox Boulevard, and Inglewood and Hawthorne Boulevard as potential nodes and 

community centers. 

Vision Lennox also identifies opportunities to improve Lennox Park and expand parks and open 

space in collaboration with the Lennox School District using existing school playgrounds and vacant 

lots to provide additional space for recreation. 

Figure 1-13: Vision and Key Strategies for Lennox 

 

  



Community Background  

1-36 
 

6TH CYCLE HOUSING ELEMENT UPDATE (MAY 17, 2022) 

Within Lennox, the Housing Element Update Appendix B identifies 15 parcels for zone changes 

located along Hawthorne Boulevard south of Lennox Boulevard, 1 parcel along Acacia Avenue and 1 

parcel along Lennox Boulevard, as shown in purple on Figure 1-14. Per the Housing Element 

Update, all 17 sites have proposed General Plan designations of MU with an allowed density of 50-

150 dwelling units per acre (du/ac) and proposed zoning of MXD. Across the 17 sites, Lennox will 

support 517 RHNA allocated units.
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 Figure 1-14: Housing Element Update Sites for Rezoning ʏ Lennox 
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Table 1-5: Lennox Key Takeaways 

Key Takeaway Land Use/ 
Housing/ 
Zoning 

Urban Design/ 
Placemaking/
Cultural 
  

Community  Environment/ 
Sustainability 

Open/ 
Green  
Space 
  

One of the communities in the Planning Area with high 
frequency transit (Metro C Line and Hawthorne/Lennox Station) X X    

RHNA allocated sites identified by the Housing Element Update 
along Hawthorne Boulevard in proximity to the Metro 
Hawthorne/Lennox Station. 

X     

Opportunities to incentivize desired uses, such as affordable 
housing, job-generating uses, community-serving retail and 
services within development along Hawthorne Boulevard where 
RHNA allocated sites are Identified for MXD zoning 

X  X   

General Plan envisions a TOD opportunity area within 1/2 mile 
of the Hawthorne/Lennox station with a node of concentrated 
development at the intersection of Lennox/Hawthorne, as well 
as along Hawthorne Boulevard; however, noise exposure from 
nearby aircraft noise levels inhibits the development of certain 
land uses such as residential.  

X     

General Plan Identifies the portion between the I-405 Freeway 
and La Cienega Boulevard as an Employment Protection 
District, which are economically viable industrial and 
employment-rich lands with policies to prevent the conversion 
of industrial land to non-industrial uses. 

X 

    

Lennox Boulevard is envisioned as a "main street" and green 
street with opportunities for pocket parks, with a "placita" 
envisioned for the intersection of Lennox/Hawthorne  

 X  X 

 

Various park and open space opportunities identified within 
freeway buffers, which aligns with the I-105 Consent Decree 
that identifies excess space created through 105 freeway for 
housing and community amenities 

 X X X X 

Hawthorne Boulevard is envisioned as a transit corridor with 
opportunities for multi-modal improvements 

 X    
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Key Takeaway Land Use/ 
Housing/ 

Zoning 

Urban Design/ 
Placemaking/
Cultural 

  

Community  Environment/ 
Sustainability 

Open/ 
Green  
Space 

  

Community concerns include parking due to high concentration 
of residents, new development, congestion due to the nearby 
Sofi stadium, and soon to be completed Intuit Dome.  

X  X   

Younger population with relatively low educational attainment 
that could benefit from workforce development or educational 
opportunities. 

  X   

Lennox is considered a significantly park poor community; 
Lennox provides 0.2 acres of local parks per 1,000 residents, far 
below the County standard of 4 acres per 1,000 residents. 

X  X  X 

Opportunities to explore shared community open spaces with 
schools and improve Lennox Park 

    X 
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1.3.2 DEL AIRE/WISEBURN 

Community Profile 
Del Aire/Wiseburn straddles the I-405 

freeway, where the Del Aire portion lies 

directly southwest of the I-405/I-105 

freeway interchange, east of the Los 

Angeles Air Force Base, and the Wiseburn 

portion lies directly east of the I-405 

freeway and north of Rosecrans Avenue 

as shown in Figure 1-15. Major corridors 

within the Del Aire/Wiseburn community 

Include Aviation Boulevard, La Cienega 

Boulevard, El Segundo Boulevard, 

Inglewood Boulevard and Rosecrans 

Avenue. Del Aire/Wiseburn Is served by 

the Metro C Line (formerly the Green Line) 

via the Aviation/LAX station as well as 

several bus lines. 

Figure 1-16 shows a graphic summary of 

key socio-economic data for the 

community of Del Aire/Wiseburn. Based 

on American Community Survey (ACS) 

estimates in 2021, Del Aire/Wiseburn has a population of approximately 10,060. The predominate 

race/ethnicity of those that responded to the ACS in 2021 self-identify as Hispanic or Latino (47.5%), 

followed by White (34.9%), Asian (11.3%), Black (4.8%), Pacific Islander (1.2%), and American 

Indian (0.1%). The age of residents in Del Aire/Wiseburn reflects County-wide averages, with a 

median age of 37.8 (compared to the County-wide median of 35.7). The household size (2.83) is 

somewhat smaller than the County average of 3.30.20  

The majority of employed persons in Del Aire/Wiseburn are in white-collar occupation (68.3%), 

whereas blue-collar and service jobs make up the remaining 21.7%. The three primary sectors of 

employment are service, retail trade, and government; other major sectors are transportation and 

utilities, construction, and finance, insurance, and real estate. Median household income is 

$108,554, significantly higher than the County-wide median of $79.329.  

 
20 Los Angeles County Department of Public Works (2021). Community Profiles and District Maps Catalog. 

https://experience.arcgis.com/experience/f6e41347adf541f8a77cc6f3ae979df9 

Figure 1-15: Del Aire/Wiseburn 
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The majority of households in Del Aire/Wiseburn are owners (64.6%). Mortgage as a percent of 

ƸğžğƲǨɴʩǢţŧļţʩƅŇğƸǇƲŇƸʩţƏǢʩƅǇļţʩƏŜʩğʩţƏǇƸŇţƏžłʠƸʩŧƆļƏƅŇʩŝƏŇƸʩǁƏǢğƲłƸʩƅƏƲǁŝğŝŇɴʩŧƸʩĻŧƅƏłğžɵʩǁţŇʩ

majority of homeowners pay either 8-11% of their income or greater than 40% of their income 

towards mortgage. 

  

Figure 1-16: Community Profile - Del Aire/Wiseburn 
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Existing Plans, Programs, and Ordinances affecting Del Aire/Wiseburn 
The following sub-section provides a targeted overview of key existing plans, programs, and 

ordinances that affect the community of Del Aire/Wiseburn and are applicable to this project, 

including: 

Á Los Angeles County General Plan 2035 

o Chapter 5: Planning Areas Framework (Opportunity Areas) 

o Chapter 6: Land Use Element 

Á El Segundo Gateway ʏ Aviation Corridor Planning (November 2022)  

Á 6th Cycle Housing Element Update (May 17, 2022) 

Key takeaways for Del Aire/Wiseburn are provided at the end of this section organized by relevant 

policy themes, including land use/housing/zoning, urban design/placemaking/cultural, community, 

environment/sustainability, and open/green space to understand how the key takeaways relate to 

topics that will be included in the SBAP. 

LOS ANGELES COUNTY GENERAL PLAN 2035 

Chapter 5: Planning Areas Framework (Opportunity Areas) 

Del Aire/Wiseburn contains two primary opportunity areas as shown in Figure 1-17. The area 

surrounding the Aviation/LAX Metro Station in Del Aire presents opportunities to activate land uses 

adjacent to the station and improve street and community design, as well as include pedestrian and 

bicycle amenities to encourage active mobility. The second opportunity area in Wiseburn, the 

Inglewood Avenue corridor, includes commercial and mixed-use, including neighborhood-serving 

businesses. This corridor provides opportunities for additional mixed-use development and design 

improvements for pedestrians and bicyclists.21  

  

 
21 ;ƏǇƆǁǨʩƏŜʩzƏƸʩ ƆŝŇžŇƸʩʇȒȐȑȕʈɳʩʝÍğƲǁʩffɵʩÍžğƆƆŧƆŝʩ ƲŇğƸʩ[ƲğƅŇǢƏƲŻɳʞʩGeneral Plan 2035. https://planning.lacounty.gov/long-

range-planning/general-plan/general-plan/ 

https://planning.lacounty.gov/long-range-planning/general-plan/general-plan/
https://planning.lacounty.gov/long-range-planning/general-plan/general-plan/
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Figure 1-17: General Plan - Planning Areas Framework Opportunities Areas in 
Del Aire/Wiseburn 
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Chapter 6: Land Use Element 

From a General Plan Land Use Policy perspective, Del Aire/Wiseburn is primarily designated as 

Residential 9 (H9), as shown in Figure 1-18. Pockets of higher density residential (Residential 30 

[H30]) are designated for portions south of El Segundo Boulevard and west of La Cienega Boulevard 

just north of Pacific Concourse Drive (Residential 100 [H100]). In addition, parcels along the east 

side of Aviation Boulevard north of 122nd Street are designated as MU. Public and Semi-Public 

designated parcels are located primarily north of El Segundo and west of La Cienega Boulevard. 

One portion of the community is designated as Light Industrial (IL) generally west of La Cienega 

Boulevard and south of the I-105 freeway. Del Aire Park, designated as Parks and Recreation (OS) 

is located along Isis Avenue, north of El Segundo Boulevard. Lastly, General Commercial (CG) 

designated parcels primarily line El Segundo and Inglewood Avenues.
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  Figure 1-18: General Plan Land Use Policy - Del Aire/Wiseburn (Left to Right) 
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EL SEGUNDO GATEWAY ʏ AVIATION CORRIDOR PLAN (NOVEMBER 2022)  

This Aviation Corridor Plan (2022) was developed in response to a lack of pedestrian and cyclist 

safety along Aviation Boulevard, which has resulted in limited first-last mile connectivity to the LA 

Metro C Line Aviation Station. The Corridor Plan identifies opportunities to improve safety and 

accessibility to the station and schools along Aviation Boulevard within the City of El Segundo, in 

addition to increasing green space for the unincorporated community of Del Aire, and students 

attending of the Wiseburn Unified School District, visualized in Figure 1-19.  Implementation of the 

Aviation Corridor Plan will require a joint effort between Los Angeles County and the City of El 

Segundo. ßţŇʩÍžğƆʠƸʩƲŇļƏƅƅŇƆłğǁŧƏƆƸʩŧƆļžǇłŇɴʩğƅƏƆŝʩƏǁţŇƲƸɵʩ 

Á Increased first-last mile accessibility through pedestrian and bicyclist path connections along 

Aviation Boulevard. 

Á Beautify the Aviation Boulevard with greenery, including large trees. 

Á Enhance pedestrian and bicyclist safety. 

Á Develop a north-south bike path that connects the bike paths that are part of the County 

ÐŇŝŧƏƆğžʩ:ŧŻŇʩÍžğƆɴʩǁţŇʩÖƏǇǁţʩ:ğǨʩÐŇŝŧƏƆğžʩ:ŧŻŇʩÍžğƆɴʩğƆłʩǁţŇʩ;ŧǁǨʩƏŜʩGžʩÖŇŝǇƆłƏʠƸʩ:ŧŻŇʩ

Plan. 

Á Promote local economic development through beatification, accessibility, and safety 

improvements.  

Á Mitigate the impacts of the LA Metro Crenshaw/LAX expansion, which includes construction 

debris clean-up.  

Figure 1-19: Concept for Aviation Boulevard Improvements 
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To achieve this vision, the Corridor Plan identifies several potential funding streams, including 

£ŇğƸǇƲŇʩ£ʩŜǇƆłŧƆŝʩǇƆłŇƲʩz ʩ£ŇǁƲƏʠƸ First Last Mile (Metro Active Transportation First Last Mile) 

Program, South Bay Cities Council of Governments (SBCCOG) regional funding, and an additional 

array of grant-based funding sources. 

 6TH CYCLE HOUSING ELEMENT UPDATE (MAY 17, 2022)  

Within Del Aire/Wiseburn, the Housing Element Update Appendix B identifies 13 parcels for zone 

changes located along Inglewood Avenue between 131st Street and 138th Street, as well as 134th 

Street and 137th Street, as shown in purple on Figure 1-20. Per the Housing Element Update, all 13 

sites have proposed General Plan designations of MU with an allowed density of 50-150 dwelling 

units per acre (du/ac) and proposed zoning of MXD. Across the 13 sites, Del Aire/Wiseburn will 

support 383 RHNA allocated units.
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Figure 1-20: Housing Element Update Sites for Rezoning ʏ Del Aire/Wiseburn 
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Table 1-6: Del Aire/Wiseburn Key Takeaways 

Key Takeaway Land Use/ 
Housing/ 
Zoning 

Urban 
Design/ 
Placemaking/ 
Cultural 
 

Community Environment/ 
Sustainability 

Open/ 
Green Space 
 

One of the only communities in the Planning Area with high frequency 
transit (Metro C Line and Aviation/LAX Station) 

X X    

RHNA allocated sites identified by the Housing Element Update 
along Inglewood Avenue 

X     

Inglewood Avenue identified as an opportunity area corridor by the 
General Plan for additional mixed-use and multi-modal design 
improvements. 

X X   
 

Aviation/LAX Metro Station area Identified as TOD opportunity area 
by General Plan; existing conditions Include lower density and scale 
residential with mixed-use designations along Aviation Blvd; 
opportunity to explore upzoning to higher density residential to allow 
additional housing and across different housing types in proximity to 
transit 

X X  X  

Community prefers a scale of 2-3 stories for new development along 
Inglewood Avenue as well as design standards that encourage 
transitions, such as stepbacks 

X X X   

First/last mile connections identified surrounding Aviation/LAX station 
to improve multi-modal connections to/from the station 

 
X  

  

Relatively high proportion of home ownership as well as white collar 
workers, such as service, retail trade, and government, some of which 
may be associated with the nearby aerospace Industry in El Segundo 

 
 X 

  

Average household size is 2.83 which Is lower than County average of 
3.5, and relatively high median household income 

 
 X 
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1.3.4 HAWTHORNE ISLAND  

Community Profile 
Hawthorne Island is located directly 

west of Crenshaw Boulevard between 

West Rosecrans Avenue and West 

135th Street as shown in Figure 1-21. 

Covering an area of only 0.12 square 

miles, geographically it is the smallest 

community in the Planning Area. Major 

corridors in the community include 

Crenshaw Boulevard and 135th Street. 

This community is primarily served by 

bus lines along Crenshaw Boulevard.  

Figure 1-22 shows a graphic summary of 

key socio-economic data for the 

community of Hawthorne Island. 

Hawthorne Island is a predominantly 

Hispanic or Latino community. With a 

total estimated population of 2,533 

people and of those that responded to 

the ACS survey, 74.2% self-identify as 

Hispanic or Latino, 16.1% self-identify as 

Asian, 4.9% self-identify as White, 2.6% self-identify as Black, and 2.2% self-identify as Pacific 

Islander.22 Residents have a 53.7% rate of homeownership, of which the majority spend less than 

30% of their income towards their mortgage. Average gross rent is $1783 per month, higher than the 

County average of $1,515 per month.  

The largest sector of employment in Hawthorne is construction (59.0%), followed by transportation 

and utilities (19.2%), retail trade (9.3%), service (6.2%), and wholesale trade (6.2%). Across these 

sectors of employment, 48.9% of residents are in white-collar occupations, 32.7% in blue-collar, and 

18.4% in services occupations. The median income is $83,981, higher than the County median of 

$79,329. 

More than half of residents in the community own their residence (53.7%). In Hawthorne Island, the 

majority of homeowners pay 25-29% of their income towards mortgage. 

 
22 Los Angeles County Enterprise GIS (2021). ArcGIS Hub. Retrieved from https://egis-lacounty.hub.arcgis.com/ 

Figure 1-21: Hawthorne Island 

https://egis-lacounty.hub.arcgis.com/
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Existing Plans, Programs, and Ordinances affecting Hawthorne Island  
The following sub-section provides a targeted overview of key existing plans, programs, and 

ordinances that affect the community of Hawthorne Island and are applicable to this project, 

including:  

Á Los Angeles County General Plan 2035 

o Chapter 6: Land Use Element 

Key takeaways for Hawthorne Island are provided at the end of this section organized by relevant 

policy themes, including land use/housing/zoning, urban design/placemaking/cultural, 

environment/sustainability, and open/green space to understand how the key takeaways relate to 

topics that will be included in the SBAP. 

Figure 1-22: Community Profile - Hawthorne Island 
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LOS ANGELES COUNTY GENERAL PLAN 2035 

Chapter 6: Land Use Element 

From a General Plan Land Use Policy perspective, Hawthorne Island is primarily designated as 

Residential 18 (H18), as shown in Figure 1-23. Parcels along the west side of Crenshaw Boulevard 

are designated as General Commercial (CG). 

Figure 1-23: General Plan Land Use Policy ʏ Hawthorne Island 



Community Background  

1-53 
 

Table 1-7: Hawthorne Island Key Takeaways 
Key Takeaway Land Use/ 

Housing/ 
Zoning 

Urban 
Design/ 
Placemaking/ 
Cultural 
 

Community Environment/ 
Sustainability 

Open/ 
Green Space 
 

Homeownership and renters are fairly evenly split; residents have a 
53.7% rate of homeownership, of which the majority spend less than 
30% of their income towards their mortgage 

  X   

No RHNA sites identified by Housing Element Update X     

Existing opportunity for medium density housing to be built in CG 
designated parcels along Crenshaw Boulevard; opportunities to 
explore design standards specifically for this community's built 
environment 

X     

Opportunity to review design standards for residential uses to explore 
if more context appropriate standards are needed for community 
development 

X X    

135th Street is identified as a high injury corridor under the County's 
High Injury network. Opportunity to explore pedestrian improvements, 
such as high visibility crosswalks and midblock crossings 

 X    
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1.3.5 ALONDRA PARK/EL 
CAMINO VILLAGE 

Community Profile 
Alondra Park/El Camino Village is 

situated between Rosecrans Avenue 

and Redondo Beach Boulevard, 

between Prairie Avenue and 

Crenshaw Boulevard, as shown in 

Figure 1-24. The I-405 freeway runs 

south-west of the community. This 

primarily residential community 

includes Alondra Park/El Camino 

Village, a 53-acre park with amenities, 

and El Camino Community College, a 

major educational institution. In 

addition, locally serving commercial is 

located along Crenshaw Boulevard. 

The Dominguez Channel and the 

adjacent Laguna Dominguez Trail 

Intersect the community. Alondra 

Park/El Camino Village is served 

primarily by bus lines that run along 

Crenshaw Blvd and Marine Ave.  

Figure 1-25 shows a graphic summary of key socio-economic data for the community of Alondra 

Park/El Camino Village. Alondra Park/El Camino Village is a highly diverse community with a 

significant Latino, White, Black, American Indian, and Asian population, reflected in its high diversity 

index score of 89.5. The total estimated population of this community is approximately 8,520 

people23, and of those that responded to the ACS survey, 49.5% self-identify as Hispanic or Latino, 

20.6% self-identify as White, 17.7% self-identify as Asian, 11.9% self-identify as Black, 0.30% self-

identify as American Indian, and 0.2% self-identify as Pacific Islander24. 

Residents are primarily employed in the service sector (64.5%), followed by retail trade (14.8%) and 

government (6.6%). Across these sectors, most workers are white-collar (57.8%), followed by blue-

 
23 Los Angeles County Enterprise GIS (2021). ArcGIS Hub. Retrieved from https://egis-lacounty.hub.arcgis.com/ 
24 Los Angeles County Department of Public Works (2021). ʝ;ƏƅƅǇƆŧǁǨʩÍƲƏŜŧžŇƸʩğƆłʩAŧƸǁƲŧļǁʩ£ğƯƸʩ;ğǁğžƏŝɳʞʩ

https://experience.arcgis.com/experience/f6e41347adf541f8a77cc6f3ae979df9 
 

Figure 1-24: Alondra Park/El Camino Village 

https://egis-lacounty.hub.arcgis.com/
https://experience.arcgis.com/experience/f6e41347adf541f8a77cc6f3ae979df9
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collar (24.8%), and services (17.8%). The median household income is $72,886, somewhat lower 

than the County median of $79.329.  

Approximately half of the residents of Alondra Park/El Camino Village are homeowners (49.2%) 

while the other half are renters (50.8%). Over 20% of homeowners spend more than 50% of their 

income towards their mortgage; however, most homeowners spend under 30% of their income 

towards mortgage.  

 

  

Figure 1-25: Community Profile - Alondra Park/El Camino Village 
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Existing Plans, Programs, and Ordinances affecting Alondra Park/El Camino 
Village 
The following sub-section provides a targeted overview of key existing plans, programs, and 

ordinances that affect the community of Alondra Park/El Camino Village and are applicable to this 

project, including: 

Á Los Angeles County General Plan 2035 

o Chapter 5: Planning Areas Framework (Opportunity Areas) 

o Chapter 6: Land Use Element 

Á 6th Cycle Housing Element Update (May 17, 2022) 

Key takeaways for Alondra Park/El Camino Village are provided at the end of this section organized 

by relevant policy themes, including land use/housing/zoning, urban design/placemaking/cultural, 

environment/sustainability, and open/green space to understand how the key takeaways relate to 

topics that will be included in the SBAP. 

LOS ANGELES COUNTY GENERAL PLAN 2035 

Chapter 5: Planning Areas Framework (Opportunity Areas)  

Alondra Park/El Camino Village contains one corridor opportunity area as shown in Figure 1-26. The 

first is along Crenshaw Boulevard, which includes a range of commercial uses and runs along the 

border of Alondra Park/El Camino Village and the City of Gardena. The corridor also connects other 

areas to El Camino Community College, which comprises the southern portion of Alondra Park/El 

Camino Village. Thus, the Crenshaw Boulevard corridor is an important connector for commuting 

students, faculty, and staff of El Camino Community College, and a destination for commercial 

activity. The corridor provides opportunities for mixed-use development and pedestrian design 

improvements to enhance the function and aesthetic value of the area.25  

 

 
25 ;ƏǇƆǁǨʩƏŜʩzƏƸʩ ƆŝŇžŇƸʩʇȒȐȑȕʈɳʩʝÍğƲǁʩffɵʩÍžğƆƆŧƆŝʩ ƲŇğƸʩ[ƲğƅŇǢƏƲŻɳʞʩGeneral Plan 2035. 

https://planning.lacounty.gov/long-range-planning/general-plan/general-plan/ 

https://planning.lacounty.gov/long-range-planning/general-plan/general-plan/
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Figure 1-26: General Plan - Planning Areas Framework Opportunities Areas in 
Alondra Park 
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Chapter 6: Land Use Element 

From a General Plan Land Use Policy perspective, Alondra Park/El Camino Village is designated 

with a mix of residential, including Residential 9 (H9), Residential 18 (H18), and Residential 50 

(H50), as shown in Figure 1-27. Parcels along the west side of Crenshaw Boulevard are designated 

as General Commercial (CG), except for the portion south of Manhattan Beach Boulevard which is 

designated as Public and Semi-Public (P) occupied by El Camino Community College. Other P 

designations are also scattered throughout the community, including Bodger Park and Mark Twain 

Elementary School. Lastly, a significant portion of the community Is designated as Parks and 

Recreation (OS-PR), occupied by Alondra Community Regional Park and Golf Course, south of 

Manhattan Beach Boulevard.
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Figure 1-27: General Plan Land Use Policy - Alondra Park/El Camino Village 
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6TH CYCLE HOUSING ELEMENT UPDATE (MAY 17, 2022)  

Within Alondra Park/El Camino Village, the Housing Element Update Appendix B identifies 54 

parcels for zone changes located along Crenshaw Boulevard between Rosecrans Avenue and 

Manhattan Beach Boulevard, as well as along 1467th Street and Eriel Avenue, as shown in purple on 

Figure 1-28. Per the Housing Element Update, all 54 sites have proposed General Plan designations 

of MU with an allowed density of 50-150 dwelling units per acre (du/ac) and proposed zoning of 

MXD. Across the 54 sites, Alondra Park/El Camino Village will support 3,379 RHNA allocated units.
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Figure 1-28: Housing Element Update Sites for Rezoning ʏ Alondra Park/El 
Camino Village 
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Table 1-8: Alondra Park/El Camino Village Key Takeaways 

Key Takeaway Land Use/ 
Housing/ 
Zoning 

Urban Design/ 
Placemaking/ 
Cultural 
  

Community  Environment/ 
Sustainability 

Open/ 
Green 
Space 
  

Highly diverse community with an average household size of 3.0, 
which is lower than the County average 

 
 X     

Homeownership and renters are fairly evenly split; Approximately half 
of the residents of Alondra Park/El Camino Village are homeowners 
(49.2%) while the other half are renters (50.8%). 

  X     

High number of white-collar workers; residents are primarily employed 
in the service sector (64.5%), followed by retail trade (14.8%) and 
government (6.6%). Across these sectors, most workers are white-
collar (57.8%), followed by blue-collar (24.8%), and services (17.8%). 

  X     

Crenshaw Boulevard identified as opportunity area by General Plan, 
connecting several destinations including the El Camino Community 
College 

X X      

Parcels lining Crenshaw Boulevard north of Marine Avenue are larger 
sized, making them more conducive to redevelopment  

X X      

Opportunities to explore context-specific development standards, 
specifically for those parcels south of Marine Avenue which abut lower 
density residential 

X X      

Community feedback identifies desire to preserve food trucks and 
food vending along Crenshaw Boulevard 

  X     

Contains highest number of RHNA allocated sites among SBAP 
communities, with a total of 3,379 units 

X       
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1.3.6 WEST CARSON 

Community Profile 
West Carson is bordered by the I-110 

freeway to the east and situated between 

the I-405 freeway and Pacific Coast 

Highway 1 (PCH1), as shown in Figure 1-

29. West Carson is also adjacent to the 

cities of Carson, Torrance, Los Angeles, 

and Lomita. The community includes 

major employment centers and 

amenities, including the Harbor UCLA 

Medical Center, altogether supporting 

11,819 jobs, and is served by the Metro C 

Line (formerly Green Line) via West 

Carson Station. Major corridors include 

Normandie Avenue and Vermont 

Avenue, running north-south, Torrance 

Boulevard, Carson Street, and 

Sepulveda Boulevard, each running east-

west.  

Figure 1-30 shows a graphic summary of 

key socio-economic data for the 

community of West Carson. West 

Carson is a highly diverse community 

with a significant Hispanic or Latino, Asian, and Black, reflected in its high diversity index score of 

87.2. The total estimated population of this community is approximately 8,520 people26, and of those 

who responded to the ACS survey, 37.5% self-identify as Asian, which includes a significant Filipino 

population; 34.3% self-identify as Hispanic or Latino; 17.0% self-identify as White; and 9.8% self-

identify as Black.27 

Residents are primarily employed in the service sector (56.2%), followed by retail trade (18.9%), 

manufacturing (9.9%), and transportation and utilities (5.3%). Across these sectors, most workers 

are white-collar (63.0%), followed by services (18.9%), and blue-collar (18.1%). The median 

 
26 Los Angeles County Enterprise GIS (2021). ArcGIS Hub. Retrieved from https://egis-lacounty.hub.arcgis.com/ 
27 Los Angeles County Department of Public Works (2021). ʝ;ƏƅƅǇƆŧǁǨʩÍƲƏŜŧžŇƸʩğƆłʩAŧƸǁƲŧļǁʩ£ğƯƸʩ;ğǁğžƏŝɳʞʩ

https://experience.arcgis.com/experience/f6e41347adf541f8a77cc6f3ae979df9 
 

Figure 1-29: Housing Element Update Sites 
for Rezoning ʏ Alondra Park/El Camino 
Village 

https://egis-lacounty.hub.arcgis.com/
https://experience.arcgis.com/experience/f6e41347adf541f8a77cc6f3ae979df9
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household income is $87,545, somewhat higher than the County median of $79.329. Moreover, over 

60% of homes in West Carson are valued at approximately $800,000. 

Most residents of West Carson are homeowners (70.9%) while the remaining 29.1% are renters. A 

majority of homeowners spend under 30% of their income towards mortgage; however, a significant 

portion (around 10%) spend more than 50% of their income towards their mortgage.  

Existing Plans, Programs, and Ordinances affecting West Carson 
The following sub-section provides a targeted overview of key existing plans, programs, and 

ordinances that affect the community of West Carson and are applicable to this project, including: 

Á Los Angeles County General Plan 2035 

o Chapter 5: Planning Areas Framework (Opportunity Areas) 

o Chapter 6: Land Use Element 

Á West Carson TOD Specific Plan (October 1, 2019) 

Á Green Zones Ordinance (2022) 

Key takeaways for West Carson are provided at the end of this section organized by relevant policy 

themes, including land use/housing/zoning, urban design/placemaking/cultural, 

Figure 1-30: Community Profile - West Carson 
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environment/sustainability, and open/green space to understand how the key takeaways relate to 

topics that will be included in the SBAP. 

LOS ANGELES COUNTY GENERAL PLAN 2035 

Chapter 5: Planning Areas Framework (Opportunity Areas)  

West Carson contains several opportunity areas per the General Plan, which are identified in Figure 

1-31. According to the General Plan, portions of West Carson have undergone transition from a 

warehousing and distribution center servicing the Port of Los Angeles, to a higher density residential 

community impacted by the rapid growth of the nearby City of Torrance and City of Carson.28 As 

such, land use incompatibility between the new high-density residential developments and adjacent 

active industrial uses is an issue. The General Plan also identifies an Industrial Flex District with an 

opportunity for industrial uses to transition to non-industrial uses through future planning efforts. 

Harbor-UCLA Medical Center, also located in West Carson, is a major employer and activity center 

in the area. According to the General Plan, planned future expansions of the medical facility, as well 

as its proximity to the Metro Silver Line, provide redevelopment and infill opportunities in the 

surrounding neighborhoods.   

 
28 Los Angeles County General Plan 2035. Part II: Planning Areas Framework. Page 58. Accessed July 13, 2023. 
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Figure 1-31: Opportunity Areas ʏ West Carson 
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Chapter 6: Land Use Element 

From a General Plan Land Use Policy perspective, West Carson has a diverse land use mix of low-

density residential (Residential 9 [H9]), medium-density residential (Residential 18 [H18] and 

Residential 30 [H30]), and higher density residential (Residential 50 [H50], as shown in Figure 1-32. 

Both Light Industrial (IL) and Heavy Industrial (IH) designated parcels are located throughout the 

community. The Land Use Element identifies several IL and IH areas In West Carson as an 

Employment Protection District where industrial zoning and industrial land use designations should 

remain, and where policies to protect industrial land from other uses (residential and commercial) 

should be enforced, as shown In Figure 1-33. In addition, General Commercial (CG) designated 

parcels are located in distinct pockets throughout the community, with concentrations at the 

Intersection of Sepulveda Boulevard and Vermont Avenue and along the eastern side of Normandie 

Avenue north of Torrance Boulevard. Public and Semi-Public (P) designated parcels are also 

scattered throughout the community, with County Harbor-UCLA Medical Center being the largest. 

Lastly, MU designated parcels are located surrounding the Harbor-UCLA Medical Center along the 

northern side of Carson Street and east of Vermont Avenue. 
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Figure 1-32: General Plan Land Use Policy - 
West Carson 

Figure 1-33: Employment 
Protection District ʏ West 
Carson 
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WEST CARSON TOD SPECIFIC PLAN - OCTOBER 1, 2019  

The West Carson Transit Oriented District (TOD) Specific Plan (2019) for the Metro J Line Carson 

Street Station, as shown in Figure 1-34, establishes a vision for development as well as a regulatory 

framework, including policies, development standards, design standards, and recommended capital 

improvement projects. The TOD Specific Plan identifies opportunities for compact, infill 

development that support the intensification and expansion of Harbor-UCLA Medical Center, while 

remaining sensitive to existing single-family neighborhoods. Increased housing opportunities and 

employment-generating uses are targeted adjacent to the Carson Street Station to create a walkable 

and destination rich transit-oriented district, with local and regional transit as an amenity and 

facilitate more active transportation trips via walking and biking. Specific corridors that are Identified 

with a vision for more livable and sustainable multi-modal streets are Carson Street and 223rd 

Street. 

 

Figure 1-34: West Carson TOD Specific Plan Project Area 
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The Plan designates several areas primarily along Carson Street, as show In Figure 1-35, as Mixed-

Use 1 (MU1) zone to allow for commercial-residential mixed-use, multi-family residential, art and 

culture facilities, parks and playgrounds, and places of worship by-right given their proximity to high 

intensity uses within and surrounding the Harbor UCLA Medical Center. MU1 has a density 

allowance of 18-30 du/ac and a FAR of 0.5-1.0. In addition, the plan designates several areas east of 

Harbor UCLA Medical Center, as shown In Figure 1-35, as Mixed-Use 2 (MU2). MU2 Is intended to 

allow for higher-intensity, transit-supporting Infill development that allows for parks and playgrounds, 

commercial-recreational uses, grocery stores, gyms, hotels, and movie theatres by-right. MU2 has a 

density allowance of 31-70 du/ac. The Plan's mixed-use zones require non-residential open space 

with the following regulations: 

Á 500 square feet non-residential open space requirement for projects less than two acres. 

Á 2,500 square feet non-residential open space requirement for projects greater than two 

acres. 

Á Non-residential open space requirement may be satisfied by outdoor dining areas, plazas, or 

other useable outdoor use, as approved by the Director. 

Á Public plazas, urban pocket parks, outdoor dining, promenades, public art, and other outdoor 

public amenities shall be designed to activate ground-floor uses, engage residents and 

visitors.  

Figure 1-35: West Carson TOD Specific Plan Mixed-Use Zones 
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Á Open spaces shall be appropriately landscaped and provide adequate shade through the 

placement of trees or other shade devices, including umbrellas, awnings, trellises, and 

canopies that are integrated into the building or over the open space. 

Green Zones Ordinance (2022)  

As noted in Section 1, Green Zone Districts were identified for 11 unincorporated communities in the 

County, including the entirety of West Carson. Industries in West Carson must comply with the 

established standards to protect sensitive uses, which include residential dwelling units, schools, 

parks, daycare centers, hospitals, and many more. Future new sensitive uses adjacent to industrial, 

recycling, and solid waste, or vehicle-related uses must also comply with these expanded 

requirements, such as a solid wall screening, landscaping buffers between incompatible uses, and 

standards relating to windows, balconies, and air filtration.  
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Table 1-9: West Carson Key Takeaways 

Key Takeaway Land Use/ 
Housing/ 
Zoning 

Urban Design/ 
Placemaking/ 
Cultural 
  

Community  Environment/
Sustainability 

Open/ 
Green Space 
  

One of the communities in the Planning Area with high frequency 
transit (Metro J Line and Carson Street  Station) 

X X    

Highly diverse community with an average household size of 2.76, 
which is lower than the County average 

  X   

Predominately white-collar workers and high homeownership 
(70%) with a majority of homeowners spend under 30% of their 
income towards mortgage 

  
X 

  

General Plan identifies several opportunity areas including TOD, 
corridors, neighborhood centers, and industrial flex districts 

X X    

TOD Specific Plan developed for the area surrounding the Metro 
Silver Line station, implementing several of the General Plan 
opportunity areas 

X     

No RHNA allocated sites identified as TOD Specific Plan includes 
zoning updates to facilitate additional housing 

X     

Opportunity to explore implementation of the industrial flex districts 
identified in the General Plan, envisioned as areas that could 
transition to non-industrial uses, especially for those areas 
surrounded by low-density residential 

X   X  

Explore opportunities for additional community amenities such as 
green space, green alleys, recreation facilities to achieve the 
community's 'green vision' 

 
X X X X 

Opportunity for Torrance Boulevard to be a transit corridor with 
pedestrian improvements 

 
X    
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1.3.7 WESTFIELD/ACADEMY HILLS 

Community Profile 
Westfield/Academy Hills is a primarily 

residential community located on the 

hillside of the Palos Verdes Peninsula, as 

shown in Figure 1-36. The South Coast 

Botanic Garden is a key amenity and 

regional destination within this 

community. The Peter Weber Equestrian 

Center lies just northwest of the 

community. Two schools are located in 

this community including Rolling Hills 

Country Day School and Chadwick 

School. The major corridors, including 

Palos Verdes Drive and Crenshaw 

Boulevard have minimal to no 

commercial uses, and do not have 

pedestrian and bicycle facilities, likely due 

to the physical condition and travel speed 

of the vehicles on these corridors, as well 

as, the topography of the hillside 

community. Westfield/Academy Hills is 

primarily served by bus lines along Palos Verdes Drive North.  

Figure 1-37 shows a graphic summary of key socio-economic data for the community of 

Westfield/Academy Hills. Westfield/Academy Hills has a predominantly White population with a 

significant Asian minority. The total estimated population of this community is approximately 2.158 

people29, and of those that responded to the ACS survey, 68% self-identify as White, 21% self-

identify as Asian, 10% self-identify as Hispanic or Latino, and 1% self-identify as Black.30 The median 

age of Westfield/Academy Hills residents, 53.4, is significantly higher than the County average of 

35.7, owing to its large proportion of adults over 65 years of age (34%). 

Westfield/Academy Hills's residents have a high average educational attainment level, with about 

77% of the populatŧƏƆʩţğǡŧƆŝʩğʩĻğļţŇžƏƲʠƸʩƏƲʩŝƲğłǇğǁŇʩłŇŝƲŇŇɳʩfƆʩƯğƲǁʩƏǢŧƆŝʩǁƏʩţŧŝţʩŇłǇļğǁŧƏƆğžʩ

attainment, 86.7% of workers are in white-collar occupations in fields such as business, 

 
29 Los Angeles County Enterprise GIS (2021). ArcGIS Hub. Retrieved from https://egis-lacounty.hub.arcgis.com/ 
30 Los Angeles County Department of Public Works ʇȒȐȒȑʈɳʩʝ;ƏƅƅǇƆŧǁǨʩÍƲƏŜŧžŇƸʩğƆłʩAŧƸǁƲŧļǁʩ£ğƯƸʩ;ğǁğžƏŝɳʞʩ

https://experience.arcgis.com/experience/f6e41347adf541f8a77cc6f3ae979df9 
 

Figure 1-36: Westfield/Academy Hills 

https://egis-lacounty.hub.arcgis.com/
https://experience.arcgis.com/experience/f6e41347adf541f8a77cc6f3ae979df9
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management, finance, science and healthcare, among others. The remaining 13.3% of workers are 

evenly split between blue-collar and service occupations. The median household income is highest 

among the unincorporated communities of the Planning Area at $200,001. Homeownership rates are 

also very high at 84.7%; however, over 22% of the population spends over 50% of their income 

towards their mortgage, with the majority spending less than 34% of their income towards mortgage.  

Figure 1-37: Community Profile - Westfield/Academy Hills 

  



Community Background  

1-75 
 

Existing Plans, Programs, and Ordinances affecting Westfield/Academy Hills 
The following sub-section provides a targeted overview of key existing plans, programs, and 

ordinances that affect the community of Westfield/Academy Hills and are applicable to this project, 

including: 

Á Los Angeles County General Plan 2035 

o Chapter 6: Land Use Element 

Key takeaways for Westfield/Academy Hills are provided at the end of this section organized by 

relevant policy themes, including land use/housing/zoning, urban design/placemaking/cultural, 

environment/sustainability, and open/green space to understand how the key takeaways relate to 

topics that will be included in the SBAP. 

LOS ANGELES COUNTY GENERAL PLAN 2035  

Chapter 6: Land Use Element 

From a General Plan Land Use Policy perspective, Westfield/Academy Hills's primary designation is 

low-density residential (Residential 2 [H2] and Residential 5 [H5], as shown in Figure 1-38.  

One area along Crenshaw Boulevard and Rolling Hills Road is designated as Residential 30 (H30). 

In addition, a large area along Crenshaw Boulevard north of Palos Verdes Drive Is designated as 

Parks and Recreation (OS-PR), which Includes the South Coast Botanic Garden and a former 

landfill site. The OS-PR designation Is also located throughout the community in small areas south 

of Palos Verdes Drive. One General Commercial (CG) site Is designated at the southeast corner of 

Palos Verdes Drive and Crenshaw Boulevard. The topography of Westfield/Academy Hills limits 

pedestrian access and connectivity from the low-density residential to existing community amenities 

northeast of Palos Verdes Drive North. 
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Figure 1-38: General Plan Land Use Policy - Westfield/Academy Hills 
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Table 1-10: Westfield/Academy Hills Key Takeaways 

Key Takeaway Land Use/ 
Housing/ 
Zoning 

Urban Design/ 
Placemaking/ 
Cultural 
  

Community  Environment/
Sustainability 

Open/ 
Green Space 
  

Vast majority of community are homeowners and predominately 
white-collar workers with a high average educational attainment 
level 

  X   

No RHNA sites identified by Housing Element Update  X     

Majority of community composed of low density residential X     

Park space integrated as part of original community vision     X 
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1.3.8 LA RAMBLA 

Community Profile 
La Rambla is situated in the center of 

San Pedro, directly west of the Port of 

Los Angeles, as shown in Figure 1-39. 

La Rambla includes commercial land 

uses along 7th Street and a significant 

medical office node, the Providence 

Little Company of Mary Center, as well 

as single- and multi-family residential 

uses. Major corridors include West 7th 

Street, West 6th Street, W 3rd Street, 

W 1dt Street, and S Bandini Street. La 

Rambla is primarily served by bus lines 

along West 7th Street.  

Figure 1-40 shows a graphic summary 

of key socio-economic data for the 

community of La Rambla. The total 

estimated population of this 

community is 2,005 people,31 La 

Rambla has the lowest population 

among the seven unincorporated 

communities in the Planning Area. Of 

those that responded to the ACS survey, 56% self-identify as Hispanic or Latino, 30% self-identify as 

White, 7% self-identify as Black, 6% self-identify as Asian, 1% self-identify as Pacific Islander, and 

1% self-identify as American Indian.32 

Residents are primarily employed in the service sector (64.5%), followed by retail trade (14.8%) and 

government (6.6%). Across these sectors, most workers are white-collar occupations (59.3%), such 

as business, management, finance, and science and healthcare, followed by blue-collar occupations 

(22.1%), such as agriculture, construction, and transportation, and services (18.4%). Thus, La 

ÐğƅĻžğʠƸʩŸƏĻƸʩĻƲŇğŻłƏǢƆʩŧƸʩƸŧƅŧžğƲʩǁƏʩǁţŇʩļƏƅƅǇƆŧǁǨʩƏŜʩĀŇƸǁʩ;ğƲƸƏƆɳʩßţŇʩƅŇłŧğƆʩţƏǇƸŇţƏžłʩ

income is $72,886, somewhat lower than the County median of $79.329. 86.7% of workers are in 

white-collar occupations in fields such as business, management, finance, science and healthcare, 

 
31 U.S. Census Bureau. (2021). American Community Survey 5-Year Estimates. Retrieved from 

https://pwgis.blob.core.windows.net/smpm/Community_Profiles/Unincorporated%20La%20Rambla.pdf 
32 Los Angeles County Enterprise GIS (2021). ArcGIS Hub. Retrieved from https://egis -lacounty.hub.arcgis.com/ 

Figure 1-39: La Rambla 

https://egis-lacounty.hub.arcgis.com/

















































































































































































































































































































































































