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What is a Specific Plan? 
A specific plan is one of several 
policy or regulatory tools used 
by local governments to 
effectively guide community 
development.  While a general 
plan sets forth goals, objectives, 
policies, and programs for the 
entire jurisdiction, the specific 
plan does so for a localized area 
and in greater detail.  The 
authority for preparingto create 
a specific plan is established in 
the California Government 
Code sections 65450 through 
65457.  The law allows, but does 
not require, the planning 
agencyies to prepare and adopt 
specific plans for the systematic 
execution of the general plan.  
According to State law, all 
specific plans must be consistent 
with the adopted general plan, 
and all subdivision and 
development activity must be 
consistent with the specific plan. 

INTRODUCTION 

1.1 OVERVIEW 

The West Carson Transit Oriented District (TOD) Specific Plan 
offers an incredible opportunity to create more engaging and 
vibrant places by leveraging the community's assets, 
connecting uses and activities, and attracting future investment.  
The proximity of the  Los Angeles County Metropolitan 
Transportation Authority's (Metro) Carson Station's proximity to 
numerous community facilities, including the Harbor-UCLA 
Medical Center (Harbor-UCLA) campus, creates opportunities 
for improving the built environment and overall community 
livability,.  However, but there are also challenges that must be 
addressed as part of a successful require careful consideration 
in the planning process. 

The West Carson TOD Specific Plan (Specific Plan) will guide 
future transit- oriented development to create a distinct identity; 
improve connections and access for all users; and 
improveenhance the safety, economic vitality, and overall 
quality of life for the West Carson community. 

The Specific Plan will be used in conjunction with the 
Los Angeles County 2035 General Plan (General Plan) and Los 
Angeles County Code (County Code) to provide more detailed 
design and development criteria for individual project proposals 
and public improvements.  The plan defines the proposed land 
use plan, development standards, infrastructure improvements, 
design guidelines, and implementation programs for any 
proposed project in the Specific Plan area. 

 
1.2 COUNTY FOCUS ON TRANSIT- ORIENTED 
DEVELOPMENT 

The County of Los Angeles (County) adopted a strong policy 
framework in its General Plan for implementing smart growth 
and providing healthy, livable, and equitable communities.  As 
part of theThe General Plan update, the County identifiesd 
several urban and suburban areas with access to major transit 
and commercial corridors as priority policy areas for infill 
development.  These transit- oriented district priority areas are 
recognized as areas well suited for higher density housing and 
mixed- uses developments surrounding existing major 
commercial, employment, and civic activity nodes.  To spur this 
type ofsuch development, the General Plan establishes the 
TOD Program, which provides guidance for the preparation of 
TOD specific plans (or similar mechanisms) tailored to address 
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the unique characteristics and needs of each community with 
regard to access, connectivity, pedestrian improvements, and 
safety. 
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These plans are to be usedserve as policy and implementation 
tools towith the following objectives: 

»» Increase walking, bicycling, and transit ridership and 
reduce vehicle miles traveled. 

»» Facilitate compact, mixed-use development. 

»» Increase economic activity. 

»» Facilitate the public investment of infrastructure 
improvements. 

»» Streamline the environmental review process for future 
infill development projects. 

While the term "transit- oriented development" is used to 
commonly refers to individual development projects, buildings, or 
other improvements in proximity to near transit stations (often as 
public/private partnerships), it does not accurately capture the 
important relationship between transit stations and their 
surrounding communities.  "Transit- oriented district" (sometimes 
referred toalso known as transit- oriented community) is a more 
appropriatefitting term for referring to areas, neighborhoods, or 
communities with concentrated residential, commercial, and mixed- 
use development served by high-quality transit.  The provision of a 
variety ofProviding diverse transportation options forin these 
districts or communities will help tocan reduce greenhouse gas 
(GHG) emissions, increase transit ridership, promote walking and 
biking, reduce vehicle miles traveled, and facilitate housing and 
employment opportunities for all residents in the region.  It willcan also 
improve the performance of the regionôs street, highway, and freeway 
system.  Given the presence of the Harbor-UCLA Medical Center, 
Carson Station functions as both an origin and destination station 
that could benefit from the type of development and improvements 
that are characteristic of transit- oriented communities can 
provide. 

 

1.3 PURPOSE & INTENT 

The overall purpose of the Specific Plan is to provide comprehensive 
directionguidance for the development and facilitate 
implementation of the goals and policies of the General Plan, 
includingparticularly the vision for the TOD priority areas.  TheIts 
intent of the Specific Plan is to expand opportunities for compact, infill 
development that is compatible withcomplements and supports 
the intensification of Harbor-UCLA, yet is sensitive to while 
respecting the existing single-family neighborhoods.  The Specific Plan 
facilitates By fostering increased housing opportunities and 
employment-generating uses proximate to the options near Carson 
Street (rapid bus transitway) station, the plan leverages existing  to 
take advantage of the significant local and regional transit services 
already provided in the area.  The Specific Plan lays the 

The West Carson TOD 
Specific Plan applies to a 
portion of the 
unincorporated area in the 
Second District known as 
"West Carson." 
Throughout the planning 
process, several stake-
holders expressed a 
general disagreement with 
the area being identified as 
"West Carson."  
 
Use of the name ñWest 
Carsonò to identify the 
unincorporated area within 
whichcovered by this TOD 
Specific Plan is located is 
not intended to establish a 
precedent.  Should the 
name of this 
unincorporated area be 
changed at some time in 
the future, this TOD 
Specific Plan would be 
updated to reflect any 
modifications accordingly. 
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foundation tofor createing a more walkable, transit-oriented area with 
a mix ofdiverse land uses that is accessible by all modes 
ofmultiple transportation modes, including transit, walking, and 
bicycling.   
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The Specific Plan will not only establisharticulates a vision for 
the West Carson community, but willalso provide the regulatory 
frameworkðwhich includes policies, development standards, 
presents  design standardsguidelines, and recommended 
capital improvement projectsðthat will help to achieve that 
vision.  An implementation and financing strategy is also 
included to support future implementation of the plan. 
 

1.4 VISION 
 

The West Carson TOD Specific Plan is shaped by the 
community's vision for the areaôs future, leveraging underutilized 
land as well as the community's desire for a new identity, 
streetscape and façade improvements, and enhanced 
pedestrian and bicycle connections.  Situated near 
transportation hubs and major employment centers, West 
Carson is an ideal candidate for reinvestment and future 
development opportunities.   The Specific Plan establishes the 
foundation for a vibrant, accessible, and sustainable community 
by: 

»» Changing zoning to accommodate new housing and 
mixed-use development opportunities and provide 
diverse housing options for residents. 

»» Focusing on a multimodal transportation approach that 
prioritizes walking, cycling, and public transit to reduce 
reliance on personal vehicles and improve overall 
mobility within the community. 

»» Creating a distinct identity for the West Carson 
community that fosters a sense of place and belonging 
among residents, employees, businesses, visitors, and 
other stakeholders.   

»» Providing development flexibility to accommodate 
changing market demands to ensure long-term viability 
and resilience in the community.  

 
The following vision statement outlines the anticipated 
appearance of the Specific Plan area 20 years from now as 
future development decisions and public improvements are 
guided by the Specific Plan: 
 
The vision for the Specific Plan area in 20 years reflects a 
vibrant, accessible, and sustainable community at the heart of 
the unincorporated area known as West Carson. Harbor-UCLA 
Medical Center and Lundquist Institute serve as key 
employment and health care hubs for the area, with new campus 
expansion and improvements seamlessly integrated into the 
surrounding neighborhood.  A diverse mix of commercial 
establishments caters to the needs of residents and employees 
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of the area. Enhanced street infrastructure facilitates convenient 
and safe access to transit stations, employment hubs, shopping 
centers, and schools.  Improved transit service and facilities in 
the area encourages increased transit ridership and reduces car 
dependency. New high-quality housing and mixed-use 
developments replacing aging and obsolete buildings along W. 
Carson Street and S. Vermont Avenue, inject new energy and 
activity along these key corridors.  This new housing supports 
local businesses, provides a range of multi-family housing 
options, increases property values, and addresses the 
communityôs housing needs. Additionally, the incorporation of 
public open space, such as pocket parks and multi-purpose 
paths within the Specific Plan area provides much needed green 
spaces and outdoor recreation areas. The presence of long-time 
residents and prevalence of home ownership exemplify the 
communityôs identity and resilience. By prioritizing sustainability, 
accessibility, and community well-being, the Specific Plan area 
flourishes as a dynamic and inclusive place to live, work, and 
play. This thriving community offers safety, attractiveness, and 
economic prosperity.   

 

1.5 SPECIFIC PLAN LOCATION 

The unincorporated territory of West Carson encompasses 
about 2.3 square miles of land between the cities of Torrance to 
the north, Harbor City (City of Los Angeles neighborhood) to the 
south, Carson to the east, and the cities of Los Angeles and 
Torrance to the west.  The Specific Plan covers approximately 
319 acres in West Carson within a half-mile radius of Metro's 
Carson Station, a bus rapid transit stop along a designated bus 
lane adjacent to Interstate 110.  The projectSpecific Plan area is 
generally bounded by the 208th Street flood control channel to 
West Torrance Boulevard to the north, 223rd Street to the south, 
Interstate 110 to the east, and Normandie Avenue to the west as 
seen in Figure 1.12, ProjectSpecific Plan Area. 

A notable portion (22 percent) of the projectSpecific Plan area 
containsis occupied by the Harbor-UCLA Medical Center, a 
major employment center that draws people from across the 
entire Los Angeles region.  The projectSpecific Plan area is also 
lies just south of the Harbor Gateway Transit Center, which is a 
regional transit hub that connectslinking the South Bay area to 
Downtown Los Angeles and other locationsdestinations  
throughout the County.  To the west of the projectplan area is 
the community planning area known as Harbor Gateway in the 
City of Los Angeles, and to the east is the City of Carson. 

Interstate 110, which runs along the eastern edge of the 
projectSpecific Plan area, travels north-south for about 32 miles, 
connecting Pasadena and Downtown Los Angeles into the north 
with San Pedro and the Port of Los Angeles into the south.  
Interstate 110This freeway is a principale route for freight 
travelingtransportation from the port of Los Angeles to rail yards 
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and warehouses further inland, which has resulted in a high 
numberconcentration of industrial land uses adjacent to the 
highway. 

The plan area's relation to its regional vicinity is displayed in 
Figure 1.32, Local Context. 
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1.6 PROJECTSPECIFIC PLAN SETTING AND BACKGROUND 

Currently, the Carson Street corridor through the West Carson 
community is crowded and full of activityðit is a high traffic 
thoroughfare serving travel needs to Interstate 110, 
adjacentneighboring cities, surrounding neighborhoods, and the 
Harbor-UCLA Medical Center. 

1.6.1 Land Use and Urban Design Character 

Central to the Specific Plan project area is the Harbor-UCLA 
Medical Center campus, which is the activity hub of the West Carson 
community.  Surrounding the campus, particularly along the north 
side of Carson Street and east side of Vermont Avenue, are 
mainlypredominantly low-density strip malls and auto-centric 
businesses.ðsuch as  This includes chain fast-food 
establishments, supermarkets, pharmacies, gas stations, and health-
care-related offices.  Commercial development in the projectSpecific 
Plan area is characterized by a mix of large community-serving 
retailers interspersed withand smaller stores and services thatwith 
varying in scale, architectural styles, orientation, lot coverage, and 
setback from the sidewalks and property lines.  On-site parking is 
generally providedlocated either at the front or side of a building 
and is typically underutilized.  Many of the commercial structures are 
older, poorly maintained, and lack architectural design quality of 
design. 

Beyond this commercial core, the projectplan area is made up of 
residential development in the northern and southern portions, 
including two public elementary schools.  Land uses aAlong Vermont 
Avenue, the primary north-south arterial running through the 
community, land uses consists of several multi-family housing projects 
and small areas of light industrial properties, many of which are used 
for warehousing, distribution, and storage, and small equipment-
manufacturing facilities.  Very few parcels are vacant in the 
projectplan area, and there are no designated public parks. 

1.6.2 Mobility and Parking 

West Carson is well served bybenefits from extensive bus transit 
services, regional arterial roadways, and the adjacent Interstate 
110 freeway.  Roadways function well overall, with congestion 
occurring primarily along Carson Street and Vermont Avenue in 
proximity tonear W. Carson Street.  It has main bus transit corridors 
with multiple bus routes from various local transit agencies and a bus 
rapid transit station at Interstate 110 and W. Carson Street.  On-street 
parking is sufficient overall toadequately serves the area's 
residential and commercial usesneeds, but is constrained along 
roadways surrounding the Harbor-UCLA Medical Center.  Bus 
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shelters lack shading and seating and are perceived as being 
unsafe due to their proximity to the streets. 

Though there is a completed sidewalk network, the overall pedestrian 
and bikeway network is limited and somewhat disconnected.   



 

HOA.103086245.1 

 

WEST CARSON TOD SPECIFIC                                       [ 15 ]

  



 

HOA.103086245.1 

 
 
 



 

HOA.103086245.1 

[ 16 ] CHAPTER 1. INTRODUCTION 

 

 

 
The current environment is not friendly or attractive and feels 
unsafe to users and therefore does not promote bicycleing and 
walking. 

 

1.6.3 Infrastructure 

Current water supply, sanitary systems, and drainage systems 
in West Carson are in good condition, and capacities are 
sufficient to serve the existing community.  However,  Ssolid-
waste-processing facilities serving West Carson and the wider 
Los Angeles metropolitan area as a whole lack capacity to 
adequately handle expected future volumes of solid waste. 

 

1.6.4 Economic Market Conditions 

West Carson differs in several key ways from the County 
unincorporated area as a whole in several key aspects:  It 
features a proportionally large Health Care sector, slightly faster 
a lower unemployment growthrate, and a higher rate of 
homeownership. 

Within West Carson, in 2015, the four largest sectors by number 
of jobs:  Health Care (19.8 percent), Construction (10.9 
percent), Wholesale Trade (10.8 percent), and Accommodation 
and Food Services (9.8 percent) accounted for 51.3 percent of 
all jobs in the area.  The Harbor- UCLA Medical Center isserves 
as the largest employer in the Study AreaSpecific Plan area, 
and is also home to the Los Angeles Biomedical Research 
Institute (LA BioMed)Lundquist Institute for Biomedical 
Innovation (Lundquist Institute), one of the largest independent, 
not-for-profit biomedical research institutes in the United States. 

Between 2010 and 2015, the total number of jobs in West 
Carson grew from 14,866 to 17,014, an increase of 

Example photo TOD adjacent to Emeryville, CA transit station. 
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14.4 percent, indicating that the local economy has begun to 
recover from the Great Recession.  In addition, this pace of  
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job growth has been significantly faster than the County, where the 
number of jobs increased 8.8 percent over the same time period.  
Passage of the Affordable Care Act is likely responsible for a portion 
of the increase in healthcare jobs, while the expansion of the 
medical center and new residential development are primarily 
responsible for new construction jobs. 

 

Unemployment Rate 

In 2022, West Carson has reported a lower unemployment rate 
than compared to the County at large.  In August 2015, theThe 
unemployment rate in West Carson was 5.96.0 percent, lower 
than the County's rate of 7.08.0 percent.  Moreover, 
homeownership in West Carson in 2022 reached 72%, 
significantly higher than the Countyôs rate of 46%. 

1.6.5 Major Employment Generators 

The Harbor-UCLA Medical Center campus is a key economic driver for 
the West Carson economy and wider South Bay region.  ItsWith 70 
primary and specialty-care clinics, the campus employs are staffed 
by more thanaround 4,0004,300 employees, and operates with  
supported by an annual operating budget of approximately 
$677 million$1.3 billion. 

TheIn 2016, the County approved the Harbor-UCLA Medical 
Center Campus Master Plan (Campus Master Plan) to 
modernize and enhance the facilities and services offered at the 
medical center.  It includes plans for  proposes to addexpanding 
the campus with nearly 1.11.2 million square feet1 of new medical 
space, augmenting the existing footprint of 1.1 million square feet.  
This major renovation represents a crucial investment in the 
Healthcare sector, a significant growth industry within the County. 

The Biotechnology industry is also expected to grow as a result of 
the Campus Master Plan.  LA BiomedLundquist Institute already 
attracts millions of research dollars each year; vaccines and other 
medical discoveries originating at Lundquist InstituteLA BioMed 
have already resulted in a number of spin-off companiesðincluding 
several based in Southern California.  Once the Campus Master Plan 
implementation is complete, Lundquist Instituteôs LA BioMed's aging 
research facilities will be consolidated into a thriving, incubator space 
with 202,000225,000 square feet of new facilities. 

In addition to Lundquist Instituteôs LA BioMed's research facilities, 
the County approved the creation of a new 250,000 square foot 
Bioscience Tech Park to be located on the Harbor-UCLA Medical 
Center campus.  This will be a public/private partnership to develop 
a $110-125 million facility that would create between 800 and 900 
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jobs.2  Until now, however, the lack of a larger "hub" of biomedical 
research facilities has been a detriment to this sector's growth. 

On February 8, 2022, the County approved the Harbor-UCLA 
Replacement Program, which is designed to implement key 
components of the Campus Master Plan. This $1.7 billion 
project is the largest capital improvement initiative undertaken 
by the County, aimed at introducing state-of-the-art facilities to 
the Harbor-UCLA campus.  The new facilities and their current 
development status include the following: 

»» A 9-story, 560,000 square-foot Hospital Building 
with 347 patient beds is scheduled to commence 
construction in early 2024. 

»» A 6-story, 374,000 square-foot Clinic Building that 
will consolidate existing outpatient care with 
teaching facilities is currently under construction 
and is scheduled to open in late 2026. 

»» A 7-story above-ground parking structure that will 
add 1,500 parking spaces to the campus is 
scheduled to open in mid-2024. 

»» A 29,000 square-foot, full-service regional 
laboratory is scheduled to commence 
construction in early 2024. 

»» A 2-story, 25,000 square-foot support services 
building with construction substantially complete. 

»» A 1-story 12,200 square-foot Central Utility Plant 
is currently in design and is scheduled for 
completion in mid-2026. 

»» A 3,000 square-foot east campus 12kV 
distribution switchgear building is currently in 
design and is scheduled for completion in early-
2026. 

»» A 1-story 2,900 square-foot 12kV electrical 
substation building with construction substantially 
complete. 

 
1 County Department of Public Works. Notice of Preparation of anFinal Environmental Impact 

Report and Notice of Public Scoping Meeting. June 29, 2015December 2016. 

2 MyLAnews.com. "LA County Lays Groundwork for Biotech Park at Harbor-UCLA Medical Center." 

April 28, 2015. 
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1.7 RELATIONSHIP TO OTHER RELEVANT PLANS 
AND PROGRAMS 

This section describes outlines how existing County or applicable 
agency plans and programs have influenced helped set the 
discussion and regulatory framework for the development of the 
Specific Plan area. 

 
1.7.1 Los Angeles County 2035 General Plan 

The General Plan identifies 11 Planning Areas and provides goals and 
objectives for all of the unincorporated areas in the County.  It 
designates  West Carson is identified in the General Plan as an 
Opportunity Area for TOD redevelopment and infill, with significant 
portions of the project area designated as Industrial Flex District, 
Neighborhood Center, or Corridor.  This Specific Plan shall bealigns 
with the goals and objectives of consistent with the General Plan. 

 
1.7.2 Los Angeles County Code 

Since the project area is in unincorporated territory, theThe 
development standards and regulations defined in thisapplicable 
to the Specific Plan area are in addition to the provisions of 
incorporated into Title 22 (Planning and Zoning) and others as 
noted byof the County Code.  The provisions ofregulations 
established for the Specific Plan shall prevail and supersedetake 
precedence over conflicting the applicable provisions of the 
County CodeTitle 22.  In instances where the Specific Plan 
regulations do not address certain matters, the applicable 
provisions of Title 22 will govern. 

 
1.7.3  Los Angeles County TOD Access Study 

In February 2013, the Department of Regional Planning 
(RegionalLA County Planning) conducted a TOD Access Study as 
part of the General Plan in consultation with the Department of 
Public Works (Public Works) and Metro.  The purpose of theThis 
study was to assessed station access capacity and needs within 
nine proposed TODs throughout the County, including Carson 
Station.  Several recommendations regarding bike facilities were 
made for the area surrounding Carson Station, and RegionalLA 
County Planning has been working in conjunction with Public Works 
to incorporate many of those recommended facilities, including 
Class IV bike lanes and a cycle track. 

 
1.7.4  Harbor-UCLA Medical Center Master Plan 

In 2016, the County proposed theThe Harbor-UCLA Campus Master 
Plan, approved in 2016, aims to enhance the unique, transform the 
existing campus interactive relationship between the to better 
integrate its clinical, educational, and research components of the 
Harbor-UCLA Medical Center campus.  The Harbor-UCLA Campus 
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Master Plan envisions a significantly different campus from what 
exists today changes, including improved engagement with.  The new 
campus design is intended to better engage  W. Carson Street 
and the surrounding community.   One notable feature is 
thethrough creation of  a new pedestrian trail along W. Carson 
Street and a landscape design that opens the campus more to the 
street.  TheMoreover, the master plan also presents an 
opportunity to addresses certain various communityissues concerns 
that affect the 
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surrounding community, such as crime, safety, and sanitation concerns 
issues related to with the homelessness population.  To inform guide 
the campus planning efforts, the master plan considers the quality 
of the built environment of the Harbor-UCLA Medical Center and 
incorporates the following built-environment principles: 

»» Createing a more friendlierwelcoming and, more easily accessible 

environment place for patients. 

»» Enhanceing the integration of the campusôs integration  

with activity along W. Carson Street activity. 

»» Enhanceing the campus integration of the campus with 

transit- oriented development along S. Vermont Avenue 
and W. Carson Street. 

»» Improveing the physical relationships between Harbor-

UCLA and LA BioMed Lundquist Institute to enhance the 
operational efficiency of the campus. 

 

1.7.5 Other Relevant Regulatory Plans and Programs 

Below is a list of other relevant regulatory agencies or 
documentsplans and programs that will need to be consulted as 
the Specific Plan is developed, for any type of development in the 
plan area or project area. 

»» First-Last Mile Strategic Plan (Metro).  This plan 

contains guidelines and outlines a specific infrastructure 

improvement strategy, the Metro Pathway, to facilitate easy, 

safe, and efficient access to Metro transit facilities, including 

the Carson Street Bus Rapid Transit station.  It is intended to 

serves as a resource tofor agencies in the region working to 

update programs, land-use plans, planning guidelines, 

business models, entitlement processes, and other tools 

that take advantage ofleverage the County's significant 

investment in the public transportation network.  Relevant 

strategies from the First-Last Mile plan were applied to 

shape the mobility recommendations for this Specific Plan. 
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Example photo illustrating the integration of bicycles on public transit. 
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»» Harbor Gateway Community Plan (City of Los Angeles).  

This plan contains the land use, circulation, and service 

systems goals, policies, and programs for the 

incorporated Harbor Gateway community planning area of 

the City of Los Angeles, adjacent to the projectSpecific Plan 

area to the west.,  It and guides theinforms land use 

decisions regarding development. 

»» Carson Master Plan of Bikeways (City of Carson).  This 

plan contains goals, policies, and actions; proposed bicycle 

infrastructure improvements and programs; funding 

sources; and design guidelines to comprehensively plan for 

bicycle transportation throughout the city of Carson, 

including Carson Street adjacent to the Specific Plan area.  

ThisIt plan was used utilized in identifying appropriate 

bikeway connections from West Carson into Carson. 

»» Carson Street Mixed-Use District Master Plan (City of 

Carson).  This plan contains development standards and 

design guidelines; public improvement objectives, concepts, 

and design proposals; and implementation strategies for 

the proposed mixed-use district on a 1.75-mile section of 

Carson Street in the City of Carson.  The development 

regulations and streetscape improvements from this plan were 

considered in preparing the standards for this Specific 

Plan. 

1.8 COMMUNITY ENGAGEMENT 

As part ofDuring the planning process for the Specific Plan, LA County 
Planning staff from Regional Planning facilitated community outreach 
events that helpedto gather input and shape the Specific Plan. 

 

1.8.1 West Carson TOD Specific Plan Task Force 

The West Carson TOD Specific Plan Task Force was convened by 
Regional Planning for the express purpose of played a crucial role in 
guiding the preparation of this plan.  The task force consisted of 
representatives from various County agencies, including Regional 
LA County Planning staff;, representatives from other County agencies, 
including the Departments of Public Health, Parks and Recreation, Public 
Works, the Community Development CommissionLos Angeles 
County Development Authority, and the Department of Arts  
CommissionCulture, as well as ; and other key stakeholders, 
including such as the Cities of Carson and Los Angeles, and Metro.  
Task Force members met quarterly throughout the Specific Plan 
preparation process to review key project products and provide input 
at major milestones, and offer of the project and  feedback on draft 
documents. 
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Throughout the planning process for the Specific Plan, 
RegionalLA County Planning staff met with and received input 
from the following community groups and stakeholders: 

»» Harbor City/Harbor Gateway Chamber of Commerce 

»» South Bay Cities Council of Governments 

»» Harbor City Neighborhood Council 

»» South Bay Coalition to End Homelessness 

»» Harbor-UCLA Medical Center 

»» Van Deene Avenue Elementary School 

»» Second District Board Office 

»» Del Amo Action Committee 

»» Torrance Transit 

»» Developers:  Equassure, Inc., Blackwood Real Estate, 

Abode Communities 

»» West Carson residents 

»» Prevention Institute 

»»  LA BioMed (now Lundquist Institute) 

»» California Department of Transportation (Caltrans) 

 

This collaborative engagement ensured that the Specific Plan 
incorporated diverse perspectives and addressed the needs and 
priorities of the West Carson community. 

 

1.8.2 Community Workshops 

OnLA County Planning conducted two workshops on November 
17, 2015, and February 6, 2016, Regional Planning hosted two 
public workshops to solicit community input regarding the 
Specific Plan project.  Attendees included residents, business 
owners, County staff, and property owners.  KeyThe following 
key themes emerged from the workshops included: 

»» A sStrong desire for pedestrian and bicycle 

improvements and street beautification. 

»» ImprovedCall for improved access and amenities. 

»» LimitedPrefer limited-density mixed-use 

development along main corridors. 

»» BeautificationInterest in beautification of existing commercial 

development. 
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»» MeasuresExplore measures to reduce traffic speeds 

along Vermont Avenue. 

»» BetterDesign better gateway and entryway monuments that 

define the community. 

»» ImprovedImprove  pedestrian  safety and access in 

proximity to elementary schools. 

»» Address great need for parks and community space. 

»» Open parts of the Harbor-UCLA Medical Center 

campus to the community. 

»» Redesign Carson Metro J (formerly Silver) Line Station to 

improve safety and access. 

»» Address issues related to homeless population surrounding 

the Harbor-UCLA Medical Center campus. 
 

1.8.3 Developer Surveys 

The County distributed a survey to developers in the County-
South Bay-West Carson area to solicit information 
regardinggather insights on market the strength of the 
commercial and residential markets, potential redevelopment 
opportunity sites, and incentives that would better to attract 
development in West Carson.  The surveys were distributed in 
written format and had yielded a small but valuable  number of 
respondentsfeedback.  Key findings from the Rrespondent 
feedback noted the following findings include: 

»» The demand residential market for high-density 

residential housing, (at up to 200 dwelling units per acre 
(du/ac), is very strong based on very low amount of due 
to limited multi-family housing stock, though it but would 
require parcel assembly. 

»» The commercial market in the area  is likely overserved and 

contributes to low rental rates and vacancies. 

»» The mixed-use areaszones identified in the Specific Plan 

along W. Carson Street presentoffer good 
development  opportunityies sites. 

»» Affordable housing projects are likely to score very 

competitivelyreceive strong consideration for cap-and-
trade funding and special needs/affordable housing 
subsidies. 

»» Developers are mostexpress keen interested in a 

streamlined entitlement process incentive. 
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1.8.4 Harbor-UCLA Medical Center Surveys 

In May 2016, surveys were distributed to employees at the Harbor-
UCLA- Medical Center employees participated in surveys focusing 
on to collect information on employee their commutesing patterns, 
housing options, and suggestions for enhancing amenity and 
improvement suggestions for the Specific Plan area.  The survey was 
distributed both in written and online formats and had oOver 180 
employees respondednts, providing valuable insights.  Key 
findings from the survey include:. 

     »» The average commute for mMost employees commute to the 
medical center was between two and 10 miles to the medical center, 
and the majority of those predominantly driveing alone. 

     »» Factors that eEmployees cite noted would encourage 
them to use public transit included improved safety at and around 
the stations, accessibility to the stations, moreincreased 
frequencyt/later and extended service hours, and fewer transfers 
between transit lines as factors that would encourage public transit 
use. 

     »»   Employees also noted expressed that a larger supply of 
more decent, affordable, and primarily single-family housing and 
improved safety in West Carson would encourage them to live reside 
closer to the hospital campus.   

     »» Suggested improvements for the Specific Plan area included: 
a wider variety of places to eat and drink, improved landscaping 
and open spaces, a farmers' market, improved nighttime lighting at 
night, control ofmeasures to address the transient population 
homelessness, a shuttle service, and pedestrian infrastructure 
improvements enhancements. 

 

1.9 ORGANIZATION OF THE SPECIFIC PLAN 

The Specific Plan covers theis organized into the following 
topicschapters: 

 
1. Introduction.  Covers theProvides an overview of the Specific 
Planôs purpose and context for the Specific Plan, vision for 
the community, an overview of the planning process, and 
the plan's relationship to other relevant plans and 
programs. 

2. Vision & Goals.  Outlines the vision for the community and 
the overarching goals and policies for achieving that vision. 

3.2. Land Use and Urban Design FrameworkImplementing 
Zones.  Identifies the land use and urban design framework, 
including permitted uses and regulations and development 
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standards for each of the Specific Plan zones, including 
building height, density, parking, site configuration, building 
design, open space and landscaping requirements, and 
other design standards and outlines design guidelines that 
offer recommendations for achieving the desired built 
environment for the community. 

4.3. Mobility and Public Realm.  Provides a 
summarySummarizes of the proposed mobility plan, 
including the vehicular, pedestrian, bicycle, transit, and 
parking networks. 

5.4. Infrastructure.  Addresses the critical infrastructure 
requirements associated with future development in the 
Specific Plan area, including water, sewer, stormwater 
management, solid waste disposal, and public services. 
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6. Economic Development.  Highlights opportunities for 
economic development in the plan area and associated 
community benefits. 

7. Capital Improvement Plan.  Details the capital 
improvement recommendations and phasing for the plan. 

8. Implementation and Administration.  Provides specific 
implementation and financial strategies for realizing the 
goals of the Specific Plan as well as describing project 
review and administrative procedures required for 
amendments and/or modifications to the plan. 

 

1.10  HOW TO USE THE SPECIFIC 
PLAN/SPECIFIC PLAN AUTHORITY 

Under California Law (Government Code §§ 65450 et seq.), 
cities and counties may adopt specific plans to develop policies, 
programs, and regulations to implement the jurisdiction's 
adopted general plan.  The specific plan, therefore, serves as a 
bridge between the general plan and individual development 
projects. 

Specific plans are similar to development zoning ordinances in 
that they establish implementation through the use of 
development regulations.  However, unlike the County Code, 
the West Carson TOD Specific Plan is targeted to a specific 
planning area to allow for greater flexibility and specificity. 

ThisThe West Carson TOD Specific Plan was adopted by 
ordinance and is intended designed to beguide used by 
residents, business and property owners, developers, 
designers, County staff, and elected officials in the reviewing of 
proposed development projects within the projectSpecific Plan 
area.  The Specific PlanIt should be used in conjunction with the 
goals, policies, and regulations in the General Plan, South Bay 
Area Plan, and County Code to guide users through the 
development review process.  It is important to note that the 
Specific Plan only establishes land use zones, land use 
regulations, and development standards.  Any particular 
development proposals would occur through private investment 
following the adoption of the Specific Plan. 
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VISION, GOALS AND POLICIES 
The Specific Plan is shaped by the community's vision for the area 
in the future.  A combination of underutilized land; a community's 
desire for a new identity, streetscape and façade improvements, 
and enhanced pedestrian and bicycle connections; and the project 
area's proximity to a freeway, Metro transit stop, and a major 
employment center make West Carson an ideal candidate for 
reinvestment and future development opportunities.  The Specific 
Plan will establish the foundation for a more livable, accessible, 
and sustainable community by: 

Å Changing zoning to allow for new housing and mixed-
use development opportunities 

Å Focus on a multimodal approach to transportation 

Å Create a strong identity for the project area 

Å Allow for development flexibility to meet market 

demands  

 

The Specific Plan develops a land use and development framework 

that could ultimately support 3,574 new residential units and 

4,602,660 new square feet of commercial and employment 

space.  This chapter will provide a detailed summary of that 

vision, and describe specific goals and policies to help guide this 

Specific Plan in achieving that vision. 

 

VISION STATEMENT 
 

This is a vision for how the Specific Plan area will look 20 years from now as future 
development decisions and public improvements are guided by the Specific Plan. 

The West Carson TOD area is the heart of the unincorporated area 
known as West Carson. HarborUCLA Medical Center and LA BioMed 
are the employment and health care hubs for the area, with the new 
campus expansion and improvements being well integrated with the 
adjacent community.  The Specific Plan area is safe, attractive, and 
economically thriving.  The area has a unique blend of commercial 
uses that serve the well-established neighborhoods of West Carson, 
as well as the employees of the area. Street improvements have made 
it easier and safer to access transit stations, employment, shopping 
areas, and schools.  Improved transit service and facilities in the area 
have increased ridership, and reduced commuting by car.  New 
highquality housing and mixed-use development has replaced aging 
and obsolete buildings along Carson Street and Vermont, adding new 
life and activity along these key corridors.  This new housing 
supports local businesses, provides a range of multi-family housing 
types, increases property  
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values, and helps to meet the demand for housing in the 
community.  Public open space in the form of pocket parks and 
a multi-purpose path has been developed within the Specific 
Plan area, helping to address the need for green spaces and 
outdoor recreation areas.  Long-time residents and high levels 
of home ownership continue to be a hallmark of this community. 

 

OVERALL GOALS & POLICIES 

The overarching goals and policies for the Specific Plan are 
intended to provide structure to the plan, and will be used to 
evaluate future development proposals. 

The following goals and policies were developed based on input 
from the community members, stakeholders, County Task 
Force, and County staff: 

Goal 1:  Create a distinct identity in the West Carson community. 

»» Policy 1.1.  Promote a strong and authentic sense of place 

through community collaboration, compact and walkable 

building design, a range of housing choices and employment, 

and enhancement of open space opportunities. 

»» Policy 1.2.  Activate the public realm through the addition of 

appropriately scaled mixed-use development and attractive 
streetscape. 

»» Policy 1.3.  Locate defining gateway features at focal entry 

points. 

»» Policy 1.4.  Address the community's park needs and 

deficiencies by constructing pocket parks on underutilized 
parcels, roadway segments, and other spaces that may be 
repurposed for recreational use. 

»» Policy 1.5.  Preserve the character of residential 

neighborhoods. 

»» Policy 1.6.  Require proposed development to contribute to a 

pedestrian-friendly walking environment and neighborhood 
character. 

»» Policy 1.7.  Design buildings with entrances and windows 

oriented to the street to emphasize a community, 
pedestrian atmosphere.  Where possible, on-site parking 
should not be located in front of a building. 

park with a walking path, as 
described in Policy 1.4. 

a mid-block crossing for 

Policy 1.6. 
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»» Policy 1.8.  Activate school campuses through programming, 

such as farmer's markets, sports classes, etc. 

»» Policy 1.9.  Incorporate new development that increases 

density along corridors and in proximity to transit while 
respecting the character of surrounding neighborhoods 

»» Policy 1.10.  The expansion and renovation of the Harbor-

UCLA Medical campus should integrate into and support the 
activity of the surrounding community. 

 

Goal 2:  Improve connections within the community and increase 

access to transit. 

»» Policy 2.1.  Implement complete streets design that 

contributes to a multi-modal transportation system 
in collaboration with Caltrans, Metro, and the City of 
Carson. 

»» Policy 2.2.  Implement streetscape features such as 

street lighting, landscaping, and wayfinding to 
create safer and attractive bike/pedestrian connections 
and linkages throughout the community. 

»» Policy 2.3.  Improve and prioritize access to local bus 

stops and the Metro's Silver Line Station in new roadway 
development and design. 

»» Policy 2.4.  Establish a connected pedestrian and 

bicycle network that links the Metro's Silver Line 
Station, Harbor-UCLA Medical Center, residential 
neighborhoods, local schools, and retail corridors. 

 

Example photo illustrating pedestrian scaled mixed-use development, as described in Policy 1.2. 



 

HOA.103086245.1    

[ 29 ] CHAPTER 2. VISION, GOALS, AND POLICIES 

 
 

 

 

»» Policy 2.5.  Collaborate with Harbor-UCLA Medical Center to 

provide enhanced bike and pedestrian facilities on 
campus property along Carson Street. 

»» Policy 2.6.  Pursue the feasibility of constructing a multi- 

purpose trail along the 208th Street flood control drain. 
 

Goal 3:  Ensure the health and safety of residents, visitors, and 

employees. 

»» Policy 3.1.  Engage with the surrounding jurisdictions, 

including Caltrans, to incorporate better lighting and 
visibility of pedestrian bridges and other public facilities 
within the project area. 

»» Policy 3.2.  Implement traffic calming features along main 

corridors to improve safety and flow and discourage 
vehicular travel through residential neighborhoods. 

»» Policy 3.3.  Create safer routes to schools and parks 

through increased signage, lighting, landscaping, and 
pedestrian connections around schools. 

»» Policy 3.4.  Improve visibility and access to the Metro's 

Silver Line Station and local bus stops through increased 
lighting, signage, and crosswalks. 

and attractive connection to transit, as described in Policy 2.2. 
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»» Policy 3.5.  Incorporate open space, parks, plazas, and/ or 

recreational facilities as part of new developments to 
address the community's deficiencies. 

»» Policy 3.6.  Address long-term over-sized vehicle parking 

violations through code revisions to improve the safety 
and aesthetics of the residential neighborhoods and multi- 
modal transportation. 

»» Policy 3.7.  Work with service providers to support the 

transient population affiliated with the Harbor-UCLA 
Center. 

 

Goal 4:  Ensure economic vitality of the project area. 

Å Continue active engagement and partnership with the Harbor- 
UCLA Medical Center. 

»» Policy 4.1.  Take advantage of the nearby Harbor-UCLA 

Medical Center and provide workforce development and 
healthcare related employment resources for local 
residents. 

»» Policy 4.2.  Encourage the expansion and retention of 

high- performing industry clusters within West Carson, 
including healthcare, biomed, and biotech. 

»» Policy 4.3.  Leverage new County Biomed Economic 

Development initiatives to ensure success of private uses 
on the Harbor-UCLA Medical Center campus and help 
catalyze new investments in the Plan Area. 

Å Encourage employment-generating uses where possible. 

»» Policy 4.4.  Continue to allow employment-generating uses 

along Vermont Avenue, with the flexibility to incorporate 
new residential development where feasible. 

»» Policy 4.5.  Incorporate adequate buffering and other 

land use practices to improve the compatibility between 
industrial and non-industrial uses. 

Å Leverage existing strong demand for new residential 
development. 

»» Policy 4.6.  Support a broader mix of uses and development 

along both Carson Street and Vermont Avenue. 

»» Policy 4.7.  Preserve existing stock of affordable housing 

and promote diversification of housing choices for various 
income groups. 

Example photo illustrating 

described in Policy 3.4. 

with ground-floor retail. 
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»» Policy 4.8.  Consider development proposals with 

unique financing that unbundle the cost of parking from 
the cost of housing. 

Å Spur a revitalized retail sector along Carson Street. 

»» Policy 4.9.  Activate street frontages to encourage retail 

activity with aesthetic improvements to commercial 
development. 

»» Policy 4.10.  Improve access to shopping centers for 

pedestrians, vehicles, transit users, and bicyclists. 
 

Goal 5:  Encourage a diverse mix of land uses and transitoriented 

development. 

»» Policy 5.1.  Provide a variety of housing choices within a 

half- mile distance to the Metro's Silver Line Station. 

»» Policy 5.2.  Incentivize mixed uses in specific areas to 

encourage employment-generating uses near the Metro 
Silver Line Station. 

»» Policy 5.3.  Reduce parking standards and incorporate 

parking garages along major corridors to increase the 
viability of development. 

 

Goal 6: Improve the quality of life for existing residents with 

improvements to the public realm. 

»» Policy 6.1.  Make the community a more pleasant place to 

walk and bike. 

»» Policy 6.2.  Provide secure bicycle parking adjacent to the 

Metro Silver Line Station and ensure new development 
provides bicycle parking. 

»» Policy 6.3.  Enhance the public realm with street trees, 

street furniture, bicycle lanes, improved sidewalks, 
lighting, and pedestrian paths. 

»» Policy 6.4.  Improve underutilized sitesðsuch as parking 

lots and vacant propertyðwith community gardens, 
farmers markets, pocket parks. 

»» Policy 6.5.  Increase public amenities, such as a community 

pool, multi-purpose path along the 208th Street 
drainage channel, recreation center, library, fitness 
studio, and others. 
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»» Policy 6.6.  Encourage outdoor dining and seating areas in 

mixed-use areas. 

»» Policy 6.7.  Seek out opportunities to enhance the Caltrans 

park-and-ride lot, to activate the space so that it is an asset 
to the community. 

»» Policy 6.8.  Increase the supply of different housing types 

affordable to the community. 

»» Policy 6.9.  Streamline and expedite affordable housing 

developments through the project and environmental 
review process and coordinate with private and non-profit 
organizations. 

»» Policy 6.10.  Ensure that there is no net loss of affordable 

housing units in the community. 
 

Goal 7:  Maximize the use of sustainable development 
practices. 

»» Policy 7.1.  Encourage resource-efficient building 

techniques, materials, and other principles of green 
building design in new construction, renovation, and 
landscaping. 

»» Policy 7.2.  Incorporate "green" building practices into the 

planning, design, construction, and operation of County- 
owned facilities. 

»» Policy 7.3.  Promote tree planting in the public and private 

realm for shade, cooling, and aesthetic benefits. 
 
 
 
 

Example photo illustrating an enhanced public realm along a street, as described in Policy 6.3. 
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LAND USE AND URBAN DESIGN 

FRAMEWORK/REGULATING 

CODEIMPLEMENTING ZONES 

3.1 PURPOSE AND SCOPE 

This Land Use and Urban Design Framework is intended to achieve 
a specific pattern of development in accordance with the envisioned 
future of the West Carson community.  The standards in this section 
regulate the development of buildings, streets, and public spaces 
with a focus on the physical, built environment and the relationship 
between the private and public realms.  Certain standards may apply 
only to specific planning areas, and are indicated as such in this section. 

Development standards established in this Specific Plan are tailored 
and summarized to each zoning designation based on its location, 
adjacent streets, and intended use, as shown in Figure 3.1, Land Use 
Framework Plan.  The Regulating Code below includes development 
standards for each applicable planning area, as follows: 

»» Use regulations, which provide permitted and conditionally 

permitted uses in the Specific Plan area (see Appendix A. 

Glossary for use definitions).  Those uses not specifically 

listed in this Specific Plan or Title 22 of the County Code, 

are subject to a determination by the Director of Regional 

Planning (Director) as either permitted, permitted subject 

to a conditional use permit, or prohibited consistent with 

the intent of the planning area and the Specific Plan.  

Decisions of the Director are appealable to the Regional 

Planning Commission (RPC). 

»» Built form standards, which address specific aspects of 

site development, including building mass and placement 
adjacent to streets and other buildings. 

»» Building frontage standards, which identify permitted 

frontage types per applicable street. 

»» Open space standards, which address the required amount 

of private and public open space for residential and 
non-residential developments. 

»» Parking standards, which address the placement and 

number of required vehicle and bicycle parking spaces for 
residential and non-residential developments. 

»» Landscape standards, which address the placement and 

type of vegetation, for residential and non-residential 
developments. 
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»» Signage standards, which address placement, type, and 

design for different signs. 

»» Other design standards, which address other streetscape 

elements such as lighting, furnishings, public art, outdoor 
dining, etc. 

 

3.2 2.1 LAND USE APPLICABILITYSPECIFIC PLAN ZONES 

The provisions of this Regulating Code are applicable to all lots 
in the Specific Plan area and shall supersede the provisions in 
the County Code.  The County shall administer the provisions of 
this Regulating Code in conjunction with the State of California 
Government Code and the General Plan and County Code.  
Where this Regulating Code differs from provisions in the 
County Code, the provisions herein shall prevail.  If the Specific 
Plan is silent on an issue, the provisions of the County Code 
shall prevail.  The West Carson TOD Specific Plan establishes 
zoning for parcels situated within the Specific Plan boundary as 
identified in Figure 2.1.  The zones for the Specific Plan area are 
as follows: 

 »» West Carson Residential 1 (WC R-1) 

 »» West Carson Residential 3 (WC R-3) 

»» West Carson Residential 4 (WC R-4) 

»» West Carson Residential Planned Development 
(WC RPD) 

»» Neighborhood Commercial (NC) 

»» Unlimited Commercial (UC) 

»» Industrial Flex (IF) 

»» Harbor-UCLA Medical 

»» Mixed-Use 1 (MU-1) 

»» Mixed-Use 2 (MU-2) 

»» Public (P) 

Please refer to Title 22, Planning and Zoning, Chapter 22.414 
for land use regulations and development standards for each 
Specific Plan zone.  Design standards and guidelines are 
contained in Section 32.26, Urban Design Guidelines, of this 
Specific Plan shall be used in concert with the development 
standards in the Regulating Codechapter.  While the design 
guidelines offer guidance and recommendations for achieving 
desired outcomes, it is the Regulating Code that ultimately 
governs the development process and ensures compliance with 
established standards.  Note: Figure 2.1, Specific Plan Zones, 
is included herein for illustrative purposes only.  No construction, 
modification, addition, placement, or installation of any building 
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or structure shall occur, nor shall any new use commence on 
any lot, on or after the effective date of this Specific Plan, except 
in conformity with the provisions of this Specific Plan. 

 

3.3 SPECIAL REQUIREMENTS 

The following requirements shall be required for all zoning 
designations where applicable. 

 

3.3.1 Housing Element Requirements 

California law requires that cities and counties zone land to 
encourage and facilitate their fair share of housing growthð
referred to as the regional housing needs assessment (RHNA).  
The preparation of this Specific Plan provides the County with 
the opportunity to create new affordable units to accommodate 
the needs of the residents.  
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3.3.2 Existing Structures 

Reuse of existing structures shall comply with applicable codes, 
including, but not limited to, Title 26 of the County Code 
(Building Code), Title 24 of the California Code of Regulations 
(physical access regulations), and requirements of the 
Americans with Disabilities Act (ADA). 

Prior to issuance of use and occupancy permits, existing 
buildings, open space areas, and other site improvements shall 
be aesthetically upgraded through architectural and landscape 
improvements.  Such improvements may include, but are not 
limited to: 

»» Upgraded façade treatments, including the use of plaster, 

brick, stone, and/or other approved materials. 

»» Upgraded window types and treatments. 

»» Upgraded entries, including doorways, covered walkways, 

decorative paving. 

»» Upgraded roofing materials and roof overhangs. 

»» Updated color scheme for buildings. 

»» Decorative treatment of all exposed site walls. 

»» Enhancement of private patios and balconies. 

»» Extensive planting of trees and shrubs throughout the site, 

including parking areas and common open space areas. 

»» Improved landscape design of front yards and common 

areas. 

»» Improved landscape design along building perimeters and 

entries. 

»» Improvements to common recreational areas including 

provision of shelters, lighting, and refurbishing of facilities. 

»» Addition of pedestrian amenities including paths, benches, 

shade trees, trash receptacles, drinking fountains, 
lighting, and decorative paving. 

»» Addition of bicycle facilities including bike racks. 

»» Creation of project entryways through signage and 

landscape design, as applicable. 
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»» Creation of signage program for building identification and 

directional signs. 

»» Upgraded and consistent signage, including project 

identification, addressing, and directional signs. 
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»» Enhanced lighting scheme for building entrances, common 

areas, paths, and parking areas. 

 »» Application of defensible space techniques in landscaping 

and lighting. 
 

3.3.3 Accessory Dwelling Units 

An Accessory Dwelling Unit (ADU) is a secondary dwelling unit 
with complete independent living facilities for one or more 
persons and generally takes three forms:  detached (separate 
from the primary structure), attached (connected to the primary 
structure), and repurposed existing space (space such as a 
master bedroom within the primary residence converted into an 
independent living unit). 

 

3.3.4 Transitional Housing 

"Transitional housing," as defined in California Government 
Code Section 65582(h), is housing configured as rental housing 
developments, but operated under program requirements that 
call for the termination of assistance and recirculation of the 
assisted unit to another eligible program recipient at some 
predetermined future point in time, which shall be no less than 
six months from beginning of assistance.  Transitional housing 
shall be considered a residential use of property, and may be 
subject only to those restrictions that apply to other residential 
dwellings of the same type (single-family, multi-family) in the 
same zone. 

 

3.3.5 Alternative Financial Service 

"Alternative Financial Service" means a use that charges a 
percentage fee to provide a loan or cash a check. This term 
includes, but is not limited to, deferred deposit transaction 
(payday) lender, check casher, and motor vehicle (auto) title 
lenders.  This term shall not include a check cashing service or 
any state or federally chartered bank, credit union, mortgage 
lender, savings and loan association, industrial loan company, 
or non-profit financial institution.  Alternative Financial Services 
are prohibited within the Specific Plan area.



 

HOA.103086245.1    

[ 39 ] CHAPTER 23. LAND USE AND DESIGN 

GUIDELINESIMPLEMENTING ZONES 

 
 

Table 3.1  Land Use Summary 

 
ZONING DESCRIPTION 

 
ACRES 

 
PERCENT 

ESTIMATED BUILDOUT 

RESIDENTIAL 
NON- 

RESIDENTIAL 

RESIDENTIAL 

 

West Carson Residential 1 
 

118 
 

37.0% 
 

851 units 
 

- 

 

West Carson Residential 3 
 

7 
 

2.2% 
 

171 units 
 

- 

 

West Carson Residential 4 
 

12 
 

3.8% 
 

484 units 
 

- 

Residential Planned 
Development 

 

5 
 

1.7% 
 

88 units 
 

- 

NON-RESIDENTIAL 

 

Neighborhood Commercial 
 

1 
 

0.4% 
 

- 
 

14,787 sq. ft. 

 

Unlimited Commercial 
 

4 
 

1.3% 
 

30 units 
 

50,620 sq. ft. 

 

Industrial Flex 
 

22 
 

6.8% 
 

486 units 
1,133,779 sq. ft. 

 

Harbor UCLA Medical 
 

71 
 

22.4% 
 

100 units 
 

1,941,339 sq. ft. 

 

Mixed Use Development 1 
 

20 
 

6.2% 
 

143 units 
 

483,460 sq. ft. 

 

Mixed Use Development 2 
 

31 
 

9.8% 
 

1,223 units 
 

978,675 sq. ft 

 

Public 
 

27 
 

8.5% 
 

- 
 

- 

 

TOTAL 
 

319 
 

100% 
 

3,574* 
 

4,602,660 sq. ft. 

* The total may not equal the sum of the components due to rounding.  
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3.4 REGULATING CODE 

3.4.1 2.1.1 West Carson Residential 1 Zone (R-1) 

3.4.1.1 Purpose and Intent 

The West Carson Residential 1 (WC R-1) Zone is 
intendeddesignated to preserve the scale and form of the area's 
existing single-family residential neighborhoods.  The WC R-1 
Zone provides primarily for single-family detached homes, up to 
nine dwelling units per acre.  Please refer to Figure 2.2 for areas 
designated as WC R-1 Zone.   

 
Development Potential Summary 

»» Total Developable Area:  118 acres 

»» Residential:  Max. 851 units 

3.4.1.2 Use Regulations 

The land use regulations define permitted, conditionally permitted, 
and prohibited uses in R-1 Zone, as shown in Table 3.2, Use 
Regulations: R-1 Zone.  Use regulations shall remain consistent with 
Chapter 22.18, R-1 Single-Family Residence Zone, unless otherwise 
specified in this section. 

Accessory uses and structures are permitted when customarily 
associated with, and subordinate to, a permitted use on the same site, 
and would include: 

»» Carport 

»» Accessory dwelling units 

»» Home occupation subject to provisions of 

Chapter 22.18 

»» Patio cover/trellis 

»» Swimming pool, spa, and jacuzzi 
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Table 3.2  Use Regulations: R-1 Zone 
 

 
USE 

RESIDENTIAL 

Single-family dwelling units, 
attached/detached; residential planned unit 
developments. 

Permitted 

Multi-family dwelling unit (including 
apartment houses) 

Prohibited 

PUBLIC/INSTITUTIONAL 

School Conditional 

Parks and playgrounds with appurtenant 
facilities customarily found in conjunction 
therewith 

Permitted 

COMMERCIAL 

Juvenile halls Prohibited 

 

3.4.1.3 Development Standards 

Standards for the R-1 Zone shall remain consistent with 
Chapter 22.18 (R-1 Single Family Residential Zone) in Title 22 of 
the County Code unless otherwise specified in this section and 
Section 3.6, Urban Design Standards, below.  The following 
development standards regulate new site and building development 
by establishing standards for intensity, building height, open space, 
and other elements.  They have been developed to accommodate 
the single-family residential uses anticipated.  They are intended to 
preserve established single-family neighborhoods, improve 
connectivity, and provide screening and landscape design along 
roadways. 
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Table 3.3  Site Configuration Regulations:  R-1 Zone 
 

 
TYPE 

 
MINIMUM 

 
MAXIMUM 

DENSITY 

Single-family 1 du/ac 9 du/ac 

BUILDING SETBACK 

Front Setback 15 ft. None 

Side Setback 5 ft.1 None 

Rear Setback 10 ft. None 

BUILDING HEIGHT 

Floors None 2 stories 

Building Height None 35 ft. 2 

1. Where a lot or parcel of land is less than 50 feet in width, such lot or parcel 

of land may have interior side yards equal to 10 percent of the average 

width, but in no event less than three feet in width. 

2. Building height shall exclude chimneys and rooftop antennas. 

 
a. Landscaping 

Å Drought-tolerant landscaping requirements shall be consistent 
with Section 4.106.5 of Title 31 (Green Building Standards) of 
the County Code. 

Å Front Yard Landscaping 

»» With the exception of the required paved driveway and 

walkway, all areas within the street-fronting yard shall 
be landscaped and maintained. 

Å Wherever possible, existing trees shall be maintained. 

Å Fences 

»» If perimeter fencing is required for security reasons, a 

Ministerial Site Plan Review (MSRP) application shall 
be required. 
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The Director may approve wrought-iron style fences up to 

five feet high that do not obscure views. 

»» Barbed wire and chain-link fencing are prohibited. 

Å Utility and mechanical equipment 

»» All utility and mechanical equipment shall be placed in 

locations that are not exposed to view from the street or 
shall be screened from view.  Satellite dishes shall be located 
away from public view. 

»» Screening elements shall be an integral part of the building's 

design. 
 

3.4.2. 2.1.2  West Carson Residential 3 Zone (R-3) 

3.4.2.1 Purpose and Intent 

The West Carson Residential 3 (WC R-3) Zone is intended 
designated to provide opportunities for medium-density 
developments containing multiple housing units, such as like 
townhomes and stacked flats up to 30 dwelling units per acre.  
The development standards for this designation promote a 
variety of attached products types, including courtyard housing, 
row homes, garden apartments, and podium developments 
intent is to provide a variety of attached housing  optionstypes, 
including courtyard housing, row homes, garden apartments, 
and podium developments, to serve the needs of the West 
Carson community.  Please refer to Figure 2.3 for areas 
designated as WC R-3 Zone. 

 
a. Development Potential Summary 

»» Total Developable Area:  7 acres 

»» Residential:  Max. 171 units 

3.4.2.2 Use Regulations 

The land use regulations define permitted uses within the R-3 
Zone as shown in Table 3.5, Use Regulations: R-3.  Use 
regulations shall remain consistent with Chapter 22.18, R-3 
Limited Density Residence Zone, unless otherwise specified in 
this section. 

Accessory uses and structures are permitted when customarily 
associated with, and subordinate to, a permitted use on the 
same site. 
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Table 3.4  Use Regulations:  R-3 Zone 
 

 
USE 

RESIDENTIAL 
Single-family dwelling units, 
attached/detached; residential planned unit 
developments. 

Permitted 

Multi-family dwelling units (including 
apartment houses) 

Permitted 

PUBLIC/INSTITUTIONAL 

School Conditional 

Churches, temples, and other places of 
worship 

Conditional 

Childcare Center Conditional 

Parks, playgrounds with appurtenant facilities 
customarily found in conjunction therewith Permitted 

SERVICE COMMERCIAL 

Hospital (including convalescent home, 
nursing home, and maternity home) 

Conditional 

Golf courses Prohibited 

Juvenile halls Prohibited 
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3.4.2.3 Development Standards 

Standards for the R-3 Zone shall remain consistent with 
Chapter 22.18, R-3 Limited Density Multiple Residence Zone, unless 
otherwise specified in this section and Section 3.6, Urban Design 
Standards, below.  The following development standards regulate 
new site and building development by establishing standards for 
intensity, building height, open space, and other elements.  They have 
been developed to accommodate the single- and multi-family 
residential uses anticipated.  They are intended to buffer established 
single-family neighborhoods from non-residential uses, improve 
connectivity, and provide screening and landscape design along 
roadways. 

 

Table 3.5  Site Configuration Regulations: R-3 Zone 
 

TYPE MINIMUM MAXIMUM 

DENSITY 

Multi-family 18 du/ac 30 du/ac 

BUILDING SETBACK 

Front Setback 10 ft. None 

Side Setback 5 ft. None 

Rear Setback 10 ft. None 

BUILDING HEIGHT 

Floors None 3 stories 

Building Height None 40 ft1 

1. Building height shall exclude chimneys and rooftop antennas. 
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a. Landscaping 

Å Drought-tolerant landscaping requirements shall be consistent with 
Section 4.106.5 in Title 31 (Green Building Standards) of the 
County Code. 

Å Required Open Space:  200 square feet per dwelling unit for multi-
family developments for common recreational-leisure areas, 
private areas, or a combination of both as follows: 

»» Minimum dimension for private areas is seven-feet. 

»» Minimum dimension for common areas is 20-feet. 

»» Side and rear yards may be included in the calculation of open 

space, but not required front yard setback area. 

»» Open space areas shall have no parking, driveway, or right- of-

way encroachments. 

»» All common areas shall be improved as either active or 

passive facilities, with landscaping or hardscape elements 

designed to serve the residents of the project.  All common 

areas shall be developed and professionally maintained in 

accordance with approved landscape and irrigation plans. 

»» Pedestrian walkways within a project shall be a minimum of 

four feet in width. 

»» Private useable open space shall be contiguous to the 

residential units served and screened for privacy. 

»» Courtyard internal to a project, or enclosed on at least three 

sides, shall have a minimum width of 40-feet. 

Å Front Yard Landscaping 

»» With the exception of the required paved driveway and 

walkway, all areas within the street-fronting yard shall be 
landscaped and maintained. 

»» Where possible, existing trees shall be maintained. 

Å Fences 

»» If perimeter fencing is required for security reasons, a 

MSPR application shall be required.  The Director may 
approve wrought-iron style fences up to five-feet high that do 
not obscure views. 

»» Barbed wire and chain-link fencing are prohibited. 
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Å Utility and Mechanical Equipment 

»» All utility and mechanical equipment shall be placed in 

locations that are not exposed to view from the street or 
shall be screened from view.  Satellite dishes shall be located 
away from public view. 

»» Screening elements shall be an integral part of the building's 

design. 
 

b. Circulation and Parking 

Å Bicycle and pedestrian circulation facilities shall provide 
connections to surrounding uses in the plan area and to regional 
bicycle facilities where applicable. 

Å On-site parking shall not occupy more than 30 percent of any 
street frontage. 

Å Parking shall not be located in any required front or side yard 
area. 

Å Carports shall be architecturally compatible with the design of the 
main structures in the project. 

Å Parking structures shall be architecturally integrated with the 
project design and shall be screened from view at street level by 
architectural detailing, façade treatment, artwork, landscaping, or 
similar visual features to enhance the street façade. 

Å Use of asphalt for paving driveways and walkways is 
prohibited. 

 

3.4.3 2.1.3 West Carson Residential 4 Zone (R-4) 

3.4.3.1 Purpose and Intent 

The West Carson Residential 4 (WC R-4) Zone is established 
designated to provide opportunities for development of high- 
density multiple units housing, including as either apartments or 
condominiums, up to 50 dwelling units per acre.  The intent is to 
promote desirable appealing high-density projects close tonear 
transit and other services.  The development standards for this 
designation promote a variety of product types given the range 
of lot sizes and configurations.  This zoning designation is also 
intended to encourage the development of affordable and 
workforce housing, to serve meet the needs of the West Carson 
community, and especially associated with a focus on 
supporting Harbor- UCLA Medical Center.  Please refer to 
Figure 2.4 for areas designated as WC R-4 Zone. 

 
 a. Development Potential Summary 

»» Total Developable Area:  12 acres 
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»» Residential:  Max. 484 units
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3.4.3.2 Use Regulations 

The land use regulations that define permitted, conditionally 
permitted, and prohibited uses within R-4 Medium Density 
Multiple Residence Zone are consistent with Chapter 22.18 
except as noted in Table 3.6, Use Regulations:  R-4 Zone, or as 
noted below under Accessory Uses. 

Accessory uses and structures are permitted when customarily 
associated with, and subordinate to, a permitted use on the 
same site, and would include: 

»» Administrative office 

»» Caretaker's quarter 

»» Assembly/multi-purpose building 

»» Maintenance/storage facility and structure 

»» Patio cover/trellis 

»» Swimming pool, spa, and Jacuzzi 

»» Tennis court, basketball courts, and other multi-purpose 

courts, recreation and community buildings. 
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 Table 3.6  Use Regulations:  R-4 Zone 
 

USE 

RESIDENTIAL 

Multi-family dwelling units (including 
apartment houses) 

Permitted 

PUBLIC/INSTITUTIONAL 

Churches, temples and other places of 
worship 

Conditional 

School Conditional 

Parks, playgrounds with appurtenant facilities 
customarily found in conjunction therewith 

Permitted 

SERVICE COMMERCIAL 

Hospital (including convalescent home, 
nursing home, and maternity home.) 

Conditional 

Golf courses Prohibited 

Hotel Prohibited 
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3.4.3.3 Development Standards 

Standards for the R-4 Zone shall remain consistent with Chapter 
22.18, R-4 Medium Density Multiple Residence Zone, unless 
otherwise specified in this section and Section 3.6, Urban 
Design Standards, below.  The following development 
standards regulate new site and building development by 
establishing standards for intensity, building height, open space, 
and other elements.  They have been developed to 
accommodate the multi-family residential uses anticipated. 

 

Table 3.7  Site Configuration Regulations: R-4 Zone 
 

 

TYPE 
 

MINIMUM 
 

MAXIMUM 

DENSITY 

Multi-family 30 du/ac 50 du/ac 

BUILDING SETBACK 

Front Setback 10 ft. None 

BUILDING HEIGHT 

Floors None 4 stories 

Building 
Height 

None 50 ft1 

1. Building height shall exclude chimneys and rooftop antennas. 

 
a. Frontages 

All new development within the R-4 Zone adjacent to a street 
with frontage requirements, as shown in Figure 3.5, Streets with 
Frontage Requirements, shall have a primary building façade 
and entry from the identified street and shall adhere to the 
following building frontage requirements.  These frontages 
dictate the relationship between the street (back of right-of-way) 
and the façade of the ground floor of the building (see Section 
3.6.2, Building Design, for building frontage design standards 
and guidelines). 

Å Building orientation shall be determined by the location of the 
primary entrance, which shall indicate the front of the building. 

Å Where not a designated frontage, all building sides abutting 
major public rights-of-way shall require architectural 
treatment. 
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Å Pedestrian access to public right-of-way is required either 
through common corridors or courtyards from buildings 
adjacent to the road. 

Å Open fencing is allowed, but a solid wall higher than three-feet 
is not allowed. 

 

Table 3.8  Frontage Categories: R-4 Zone 
 

TYPE VERMONT AVENUE 

Shopfront Permitted 

Forecourt Permitted 

Gallery Permitted 

Arcade Permitted 

Terrace Permitted 

Stoop Permitted 

See Section 3.6.2, Building Design, for building frontage design standards and 

guidelines. 

 
b. Built Form & Landscaping 

Å Residential development shall provide adequate private or 
common laundry facilities reserved for the exclusive use of the 
residents residing in the development. 

Å Use of asphalt for paving driveways and walkways is 
prohibited. 

Å Required Open Space: 200 square feet per dwelling unit for 
multi-family developments for common recreational-leisure 
areas, private areas, or a combination of both as follows: 

»» Minimum dimension for private areas is seven-feet. 

»» Minimum dimension for common areas is 20-feet. 

»» Side and rear yards may be included in the calculation of 

open space, but not the required front yard setback area. 

»» Open space areas shall have no parking, driveway, or right- 

of-way encroachments. 

»» All common space areas shall be improved as either active 

or passive facilities, with landscaping or hardscape 
elements designed to serve the residents of the project, 
and should have strong connections to building 
entries and pedestrian paseos. 

[ 56 ]   WEST CARSON TOD SPECIFIC PLAN 
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»» All common areas shall be developed and professionally 

maintained in accordance with approved landscape 
and irrigation plans. 

»» Pedestrian walkways within a project shall be a minimum 

or four-feet in width. 

»» Private useable open space shall be contiguous to 

the residential units served and screened for 
privacy. 

»» Courtyard internal to a project, or enclosed on at least 

three sides, shall have a minimum width of 40-feet. 

Å Site Landscaping 

»» A minimum of 20 percent of the project site shall be 

landscaped or hardscaped with open, useable 
outdoor space. 

»» With the exception of the required paved driveway and 

walkway, all areas within the street-fronting setback 
area shall be landscaped and maintained. 

»» Where possible, existing trees shall be maintained. 

»» Post-construction landscape designs shall comply with 

all Green Building Landscape Design standards per 
Section 4.106.5 in Title 31 (Green Building Standards) 
of the County Code. Specifically: 

ǹ» Turf areas shall not exceed 25 percent of the total 

landscaped area. 

ǹ» Non-invasive drought-tolerant plant and tree 

species appropriate for the climate zone region 

shall be utilized in at least 75 percent of the total 

landscaped area. 

ǹ» Hydrozoning irrigation techniques shall be 

incorporated into the landscape design. 

Å Fences 

»» If perimeter fencing is required for security reasons, a 

MSPR application shall be required.  The Director may 

approve wrought-iron style fences up to five feet high 

that do not obscure views. 
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»» Barbed wire and chain-link fencing are prohibited. 

Å Utility and Mechanical Equipment 

»» All utility and mechanical equipment shall be placed in 

locations that are not exposed to view from the street or 
shall be screened from view. Satellite dishes shall be located 
away from public view. 

»» Screening elements shall be an integral part of the building's 

design. 
 

c. Circulation and Parking 

Å Bicycle and pedestrian circulation facilities shall provide 
connections to surrounding uses and to the plan area networks. 

Å On-site parking shall not occupy more than 30 percent of the 
total frontage on any linear front or side street. 

Å Parking shall not be located in the street-fronting yard area. 

Å Carports shall be architecturally compatible with the design of 
the main structures in the project. 

Å Parking structures shall be architecturally integrated with the 
project design and shall be screened from view at street level by 
architectural detailing, façade treatment, artwork, landscaping, 
or similar visual features to enhance the street façade. 

 

3.4.4. 2.1.4 West Carson Residential Planned Development Zone 

3.4.4.1 Purpose and Intent 

The West Carson Residential Planned Development (WC RPD) 
Zone is established designated, consistent with Section 22.18, 
Residential Planned Development (RPD) in Title 22, to allow 
flexibility in design and development of residential properties.  
The intent is to promote residential amenities beyond those 
expected under conventional single-family development, to 
achieve greater flexibility in design, to encourage well-planned 
neighborhoods through creative and imaginative planning as a 
unit, and to provide for appropriate use of land to accommodate  
that is sufficiently unique in its physical characteristics or other 
circumstances of the land to warrant special methods of 
development.  Please refer to Figure 2.5 for areas designated 
as WC RPD Zone. 

 
 a. Development Potential Summary 

»» Total Developable Area: 5 acres 

»» Residential: 88 dwelling units
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3.4.4.2 Use Regulations 

The land use regulations that define permitted, conditionally 
permitted, and prohibited uses within RPD Zone shall remain 
consistent with Chapter 22.18 in Title 22. 

Accessory uses and structures are permitted when customarily 
associated with, and subordinate to, a permitted use on the 
same site. 

 
3.4.4.3 Development Standards 

Standards for the RPD Zone shall remain consistent with 
Chapter 22.18 (RPD Zone) in Title 22 of the County Code. 
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3.4.5 2.1.5  Neighborhood Commercial Zone(NC) 

3.4.5.1 Purpose and Intent 

The Neighborhood Commercial (NC)  Zone (NC Zone) is established 
designated  to provide a range of neighborhood-servinge the local 
retail and service establishments to meet the needs of the residents in 
West Carson.  This zone is ideally suited for the two- to five-acre 
shopping centers, often anchored by a grocery store, with ancillary 
goods, services, and restaurants that serve the daily needs of nearby 
residents.  The intent is to maintain and promote the continuation of 
the neighborhood-service commercial center along the northern 
edge of the Study Area at Vermont Avenue.  The NC Zone allows for 
the development of a range of neighborhood- serving retail and 
service uses.  Please refer to Figure 2.6 for areas designated as 
NC Zone. 

 
a. Development Potential Summary 

»» Total Developable Area: 1 acre 

»» Non-residential: 14,787 sq. ft. 

3.4.5.2 Use Regulations: NC Zone 

The land use regulations define permitted, conditionally permitted, 
and prohibited uses within the NC Zone, as shown in Table 3.9, Use 
Regulations: NC Zone.  Use regulations for the NC Zone shall remain 
consistent with Chapter 22.18, C-2 Neighborhood Business, unless 
otherwise specified in this section. 

Accessory uses are permitted within a detached subordinate building 
or structure, the use of which is customarily identical to that of the 
main building or the main use of the land, and which is located in the 
same or a less restrictive zone on the same lot or parcel of land with 
the main building or use.  A MSPR application shall be required for 
any proposed accessory uses.  The Director may approve accessory 
uses that are consistent with the use regulations and development 
standards of the NC Zone. 
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