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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 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 preparing a specific plan is 
in the California Government 
Code sections 65450 through 
65457.  The law allows, but 
does not require, the planning 
agency 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 

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.  Los Angeles County Metropolitan Transportation 
Authority's Carson Station's proximity to numerous community 
facilities, including the Harbor-UCLA Medical Center campus, 
creates opportunities for improving the built environment and 
overall community livability, but there are also challenges that 
must be addressed as part of a successful 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 improve 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. 

 
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 the General Plan update, the County identified 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 surrounding existing major commercial, 
employment, and civic activity nodes.  To spur this type of 
development, the General Plan establishes the TOD Program, 
which provides guidance for the preparation of TOD specific 
plans (or similar mechanisms) to address the unique 
characteristics and needs of each community with regard to 
access, connectivity, pedestrian improvements, and safety. 



 

HOA.103086245.1 

[ 10 ] 

 
 



 

HOA.103086245.1 

WEST CARSON TOD SPECIFIC PLAN [ 11 ] 
 
 

These plans are to be used as policy and implementation tools 
to: 

»» 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 refer to 
individual development projects, buildings, or other improvements 
in proximity to 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 to as transit oriented community) is a 
more appropriate 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 of transportation options for these districts or 
communities will help to 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 will also improve the 
performance of the 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 transit 
oriented communities can provide. 

 
PURPOSE & INTENT 
The overall purpose of the Specific Plan is to provide comprehensive 
direction for the development and facilitate implementation of the 
goals and policies of the General Plan, including the vision for the 
TOD priority areas.  The intent of the Specific Plan is to expand 
opportunities for compact, infill development that is compatible with 
and supports the intensification of Harbor-UCLA, yet is sensitive to 
the existing single-family neighborhoods.  The Specific Plan facilitates 
increased housing opportunities and employment-generating uses 
proximate to the Carson Street (rapid bus transitway) station to take 
advantage of the significant local and regional transit services 
already provided in the area.  The Specific Plan lays the 
foundation to create a more walkable, transit-oriented area with a mix 
of land uses that is accessible by all modes of transportation, 
including transit, walking, and bicycling. 

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 to identify 
the unincorporated area 
within which 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 
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The Specific Plan will not only establish a vision for the West 
Carson community, but will provide the regulatory framework—
which includes policies, development standards, design 
standards, and recommended capital improvement projects—
that will help to achieve that vision.  An implementation and 
financing strategy is also included to support future 
implementation of the plan. 

 
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 project 
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 1.2, Project Area. 

A notable portion (22 percent) of the project area contains the 
Harbor-UCLA Medical Center, a major employment center that 
draws people from across the entire Los Angeles region.  The 
project area is also just south of the Harbor Gateway Transit 
Center, which is a regional transit hub that connects the South 
Bay area to Downtown Los Angeles and other locations 
throughout the County.  To the west of the project 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 
project area, travels north-south for about 32 miles, connecting 
Pasadena and Downtown Los Angeles in the north with San 
Pedro and the Port of Los Angeles in the south.  Interstate 110 
is a principle route for freight traveling from the port of 
Los Angeles to rail yards and warehouses further inland, which 
has resulted in a high number of industrial land uses adjacent 
to the highway. 

The plan area's relation to its regional vicinity is displayed in 
Figure 1.3, Local Context. 
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PROJECT SETTING AND BACKGROUND 
Currently, the Carson Street corridor through the West Carson 
community is crowded and full of activity—it is a high traffic 
thoroughfare serving travel needs to Interstate 110, adjacent cities, 
surrounding neighborhoods, and the Harbor-UCLA Medical Center. 

Land Use and Urban Design Character 

Central to the Specific Plan project area is the Harbor-UCLA 
campus, which is the activity hub of the West Carson community.  
Surrounding the campus along the north side of Carson Street and 
east side of Vermont Avenue are mainly low-density strip malls 
and auto-centric businesses—such as chain fast-food 
establishments, supermarkets, pharmacies, gas stations, and health-
care-related offices.  Commercial development in the project area is 
characterized by large community-serving retailers interspersed with 
smaller stores and services that vary in scale, style, orientation, lot 
coverage, and setback from the sidewalk and property lines.  On-site 
parking is generally provided either at the front or side of a building 
and is typically underutilized.  Many of the commercial structures 
are older, poorly maintained, and lack quality of design. 

Beyond this commercial core, the project area is made up of 
residential development in the northern and southern portions, 
including two public elementary schools.  Land uses along Vermont 
Avenue, the primary north-south arterial running through the 
community, 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 project 
area, and there are no designated public parks. 

Mobility and Parking 

West Carson is well served by bus transit, 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 to 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 Carson Street.  On-street parking is sufficient overall to serve 
the area's residential and commercial uses, but constrained along 
roadways surrounding the Harbor-UCLA Medical Center. 

Though there is a completed sidewalk network, the overall pedestrian 
and bikeway network is limited and somewhat disconnected.   
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The current environment is not friendly or attractive and feels 
unsafe to users and therefore does not promote bicycle and 
walking. 

 
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.  Solid-waste-
processing facilities serving West Carson and the Los Angeles 
metropolitan area as a whole lack capacity to handle expected 
future volumes of waste. 

 
Economic Market Conditions 

West Carson differs in several key ways from the County as a 
whole:  It features a proportionally large Health Care sector, 
slightly faster employment growth, and 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 is the largest employer in the Study Area, also 
home to the Los Angeles Biomedical Research Institute 
(LA BioMed), 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 
14.4 percent, indicating that the local economy has begun to 
recover from the Great Recession.  In addition, this pace of  

Example photo TOD adjacent to Emeryville, CA transit station. 
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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 
West Carson has a lower unemployment rate than the County.  
In August 2015, the unemployment rate in West Carson was 
5.9 percent, lower than the County's rate of 7.0 percent. 

Major Employment Generators 

The Harbor-UCLA Medical Center campus is a key economic driver for 
the West Carson economy and wider South Bay region.  Its 70 primary 
and specialty-care clinics are staffed by more than 4,000 employees, 
and supported by an annual operating budget of approximately 
$677 million. 

The Campus Master Plan proposes to add nearly 1.1 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 Biomed already attracts millions of 
research dollars each year; vaccines and other medical discoveries 
originating at LA BioMed have already resulted in a number of spin-off 
companies—including several based in Southern California.  Once the 
Master Plan is complete, LA BioMed's aging research facilities will be 
consolidated into a thriving, incubator space with 202,000 square feet 
of new facilities. 

In addition to 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 jobs.2  Until now, however, 
the lack of a larger "hub" of biomedical research facilities has been a 
detriment to this sector's growth. 

 
1 County Department of Public Works. Notice of Preparation of an Environmental Impact Report 

and Notice of Public Scoping Meeting. June 29, 2015. 

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

April 28, 2015. 
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RELATIONSHIP TO OTHER RELEVANT PLANS AND 
PROGRAMS 
This section describes how existing County or applicable agency 
plans and programs have helped set the discussion and regulatory 
framework for the Specific Plan area. 

 
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.  
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 be 
consistent with the General Plan. 

 
Los Angeles County Code 

Since the project area is in unincorporated territory, the regulations 
defined in this Specific Plan are in addition to the provisions of 
Title 22 (Planning and Zoning) and others as noted by the 
County Code.  The provisions of the Specific Plan shall prevail and 
supersede the applicable provisions of the County Code. 

 
Los Angeles County TOD Access Study 

In February 2013, the Department of Regional Planning (Regional 
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 the study was to assess 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 Regional 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. 

 
Harbor-UCLA Medical Center Master Plan 

In 2016, the County proposed the Harbor-UCLA Campus Master 
Plan to enhance the unique, interactive relationship between the 
clinical, educational, and research components of the Harbor-UCLA 
Medical Center campus.  The Harbor-UCLA Campus Master Plan 
envisions a significantly different campus from what exists today.  
The new campus design is intended to better engage 
Carson Street and the surrounding community through a new 
pedestrian trail along Carson Street and a landscape design that 
opens the campus more to the street.  The master plan also 
presents an opportunity to address certain issues that affect the 
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surrounding community, such as crime, safety, and sanitation concerns 
with the homeless population.  To inform 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: 

»» Create a friendlier, more easily accessible place for patients. 

»» Enhance the integration of the campus with Carson Street 
activity. 

»» Enhance the integration of the campus with transit oriented 
development along Vermont Avenue and Carson Street. 

»» Improve the physical relationships between Harbor-UCLA 
and LA BioMed to enhance the operational efficiency of the 
campus. 

 

Other Relevant Regulatory Plans and Programs 

Below is a list of other regulatory agencies or documents 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 BRT station.  It is intended to 
serve as a resource to agencies in the region working to 
update programs, land-use plans, planning guidelines, 
business models, entitlement processes, and other tools 
that take advantage of the County's significant investment 
in the public transportation network.  Relevant strategies 
from the First-Last Mile plan were applied to mobility 
recommendations for this Specific Plan. 

 

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 incorporated 
Harbor Gateway community planning area of the City of 
Los Angeles adjacent the project area to the west, and 
guides the 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.  
This plan was used 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 
were considered in preparing the standards for this 
Specific Plan. 

COMMUNITY ENGAGEMENT 
As part of the planning process for the Specific Plan, County staff from 
Regional Planning facilitated community outreach events that helped 
shape the Specific Plan. 

 
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 guiding the preparation of 
this plan.  The task force consisted of Regional Planning staff; 
representatives from other County agencies, including the Departments of 
Public Health, Parks and Recreation, Public Works, the Community 
Development Commission, the Arts Commission; and other key 
stakeholders, including 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 of the project and on draft documents. 
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Throughout the planning process for the Specific Plan, 
Regional 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 

»» California Department of Transportation (Caltrans) 
 

Community 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.  
Key themes from the workshops included: 

»» A strong desire for pedestrian and bicycle improvements 
and street beautification. 

»» Improved access and amenities. 

»» Limited density mixed-use development along main 
corridors. 

»» Beautification of existing commercial development. 
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»» Measures to reduce traffic speeds along Vermont 
Avenue. 

»» Better gateway and entryway monuments that define the 
community. 

»» Improved pedestrian safety and access in proximity to 
elementary schools. 

»» A great need for parks and community space. 

»» Open parts of the Harbor-UCLA campus to the 
community. 

»» Redesign Carson Metro Silver Line Station to improve safety 
and access. 

»» Address homeless population surrounding the Harbor-UCLA 
campus. 

 

Developer Surveys 
The County distributed a survey to developers in the County-
South Bay-West Carson area to solicit information regarding 
the strength of the commercial and residential markets, 
potential redevelopment opportunity sites, and incentives that 
would better attract development in West Carson.  The surveys 
were distributed in written format and had a small but valuable 
number of respondents. Respondent feedback noted the 
following findings: 

»» The residential market for high density housing (at up to 
200 dwelling units per acre (du/ac) is very strong based 
on very low amount of multi-family housing stock, but 
would require parcel assembly. 

»» The commercial market is likely overserved and 
contributes to low rental rates and vacancies. 

»» The mixed-use areas identified in the Specific Plan along 
Carson Street present good opportunity sites. 

»» Affordable housing projects are likely to score very 
competitively for cap-and-trade funding and special 
needs/affordable housing subsidies. 

»» Developers are most interested in a streamlined 
entitlement process incentive. 
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Harbor-UCLA Medical Center Surveys 
In May 2016, surveys were distributed to employees at the 
Harbor-UCLA-Medical Center to collect information on employee 
commutes, housing options, and amenity and improvement 
suggestions for the Specific Plan area.  The survey was distributed 
both in written and online formats and had over 180 respondents. 

The average commute for most employees to the medical center was 
between two and 10 miles, and the majority of those drive alone. 

Factors that employees noted would encourage them to use 
public transit included improved safety at and around the stations, 
accessibility to the stations, more frequent/later service, and fewer 
transfers between lines.  Employees also noted that a larger 
supply of more decent, affordable, and primarily single-family 
housing and improved safety in West Carson would encourage them 
to live 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 lighting at night, control of the transient population, a 
shuttle service, and pedestrian improvements. 

 
ORGANIZATION OF THE SPECIFIC PLAN 
The Specific Plan covers the following topics: 

 
1. Introduction.  Covers the purpose and context for the 

Specific Plan, 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. Land Use and Urban Design Framework.  Identifies the 
land use and urban design framework, including permitted 
uses and regulations and development 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. 

4. Mobility.  Provides a summary of the proposed mobility 
plan, including the vehicular, pedestrian, bicycle, transit, and 
parking networks. 

5. Infrastructure.  Addresses the critical infrastructure 
requirements associated with future development in the 
Specific Plan area, including water, sewer, stormwater, 
solid waste, 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. 

 
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. 

This Specific Plan was adopted by ordinance and is intended 
to be used by residents, business and property owners, 
developers, designers, County staff, and elected officials in the 
review of proposed development projects in the project area.  
The Specific Plan should be used in conjunction with the goals, 
policies, and regulations in the General 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: 

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

• Focus on a multimodal approach to transportation 

• Create a strong identity for the project area 

• 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. Harbor UCLA 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 high quality 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. 

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

Example photo illustrating 
a mid-block crossing for 
pedestrians, as described in 
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. 
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»» 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. 

Example photo illustrating a pedestrain friendly plaza with street lighting, landscaping, and wayfinding that creates a safe 
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. 

• 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. 

• 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. 

• 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 
signage at a local bus stop as 
described in Policy 3.4. 

Example rendering illustrating 
a new residential development 
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. 

• 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 transit oriented 
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 sites—such as parking 
lots and vacant property—with 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 CODE 

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 LAND USE APPLICABILITY 
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. 

Design standards and guidelines in Section 3.6, Urban Design, 
of this Specific Plan shall be used in concert with the 
development standards in the Regulating Code.  No 
construction, modification, addition, placement, or installation 
of any building 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 growth—
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. 

»» 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.
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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 West Carson Residential 1 Zone (R-1) 

3.4.1.1 Purpose and Intent 

The West Carson Residential 1 (R-1) Zone is intended to preserve 
the scale and form of the area's existing single-family residential 
neighborhoods.  The R-1 Zone provides primarily for single-family 
detached homes, up to nine dwelling units per acre. 

 
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 

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

• 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. 

• Wherever possible, existing trees shall be maintained. 

• Fences 

»» If perimeter fencing is required for security reasons, a 
Ministerial Site Plan Review (MSRP) application shall 
be required. 



 

HOA.103086245.1    

WEST CARSON TOD SPECIFIC PLAN [ 44 ] 
 
 

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. 

• 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. West Carson Residential 3 Zone (R-3) 

3.4.2.1 Purpose and Intent 

The West Carson Residential 3 (R-3) Zone is intended to 
provide opportunities for medium density developments 
containing multiple units, such as 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 to provide a variety of 
housing options to serve the needs of the West Carson 
community. 

 
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 

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

• 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. 

• 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. 

• 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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• 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 

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

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

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

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

• 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. 

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

 

3.4.3 West Carson Residential 4 (R-4) 

3.4.3.1 Purpose and Intent 

The West Carson Residential 4 (R-4) Zone is established to 
provide opportunities for development of high density multiple 
units, as either apartments or condominiums, up to 50 dwelling 
units per acre.  The intent is to promote desirable high density 
projects close to 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 
designation is also intended to encourage the development of 
affordable and workforce housing to serve the needs of the 
West Carson community, and especially associated with 
Harbor- UCLA Medical Center. 

 
a. Development Potential Summary 

»» Total Developable Area:  12 acres 

»» 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). 

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

• Where not a designated frontage, all building sides abutting 
major public rights-of-way shall require architectural 
treatment. 



 

HOA.103086245.1    

CHAPTER 3. LAND USE AND DESIGN GUIDELINES [ 55 ] 
 
 

• Pedestrian access to public right-of-way is required either 
through common corridors or courtyards from buildings 
adjacent to the road. 

• 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 

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

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

• 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. 
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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. 

• 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: 
○» Turf areas shall not exceed 25 percent of the total 

landscaped area. 

○» 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. 

○» Hydrozoning irrigation techniques shall be 
incorporated into the landscape design. 

• 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. 

• 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 

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

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

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

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

• 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. Residential Planned Development 

3.4.4.1 Purpose and Intent 

The Residential Planned Development Zone is established, 
consistent with Section 22.18, Residential Planned 
Development (RPD) in Title 22, 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 that is sufficiently unique in its physical 
characteristics or other circumstances to warrant special 
methods of development. 

 
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 Neighborhood Commercial (NC) 

3.4.5.1 Purpose and Intent 

The Neighborhood Commercial Zone (NC Zone) is established to 
serve the local retail and service needs of the residents in West Carson.  
This zone is suited for the two- to five-acre shopping center, 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. 

 
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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Table 3.9  Use Regulations: NC Zone 
 

USE 

RESIDENTIAL 

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

Prohibited 

Mixed use developments 
(commercial/residential) 

Conditional 

Multi-family dwelling units (including 
apartment houses) 

Conditional 

PUBLIC/INSTITUTIONAL 

Schools Conditional 

  Fire station Conditional 

SERVICE COMMERCIAL 

Acute care/rehabilitation uses Conditional 

Alternative Financial Service Prohibited 

Automobile service station Conditional 

Automobile battery and repair shops, 
painting/auto body, muffler, washing, or 
sales.  

Prohibited 

Amusement rides and devices Prohibited 

Bulk recycling vending Prohibited 

Car wash Prohibited 

Drive-through establishments and drive-
through lanes 

Prohibited 

Smoking-oriented, tobacco, pipe, and vape 
shops 

Prohibited 

Pawn shops Prohibited 

Union halls Prohibited 
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3.4.5.3 Development Standards 

Standards for the NC Zone shall remain consistent with 
Chapter 22.20 (C-2 Neighborhood Business 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 neighborhood-serving 
retail and service uses anticipated.  They are intended to 
maintain and promote the continuation of the neighborhood-
service commercial center along the northern edge of the 
study area at Vermont Ave. 

 

Table 3.10  Site Configuration Regulations: NC Zone 
 

 

TYPE 
 

MINIMUM 
 

MAXIMUM 

FLOOR AREA RATIO (FAR) 

 None .35 

BUILDING SETBACK 

Carson Street 10 ft. None 

Torrance Boulevard 10 ft. None 

Interior Yard (Side or Rear) 0 ft. None 

Interior Yard Adjacent to 
Residential (Side or Rear) 15 ft. None 

BUILDING HEIGHT 

Building Height None 45 ft.1 

1. Building height shall exclude chimneys and rooftop antennas. 

a. Landscaping 

• Site Landscaping 

»» A minimum of 20 percent of the lot shall be landscaped 
with trees, shrubs, ground cover, flowering perennials and 
biennials, and shall be continuously maintained in good 
condition.  Parking lot landscaping does not count 
toward this requirement.  Pedestrian walkways, plazas, and 
outdoor dining areas may be developed in the landscape 
area. 

Setback areas may be included in this requirement. 

»» Chapter 22.126 establishes site tree requirements, including 
those for surface parking lots. 
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• Sites with multiple buildings shall be clustered to the extent 
possible with shared outdoor spaces and with direct pedestrian 
access between uses, from parking areas, and from the street. 

• Buildings shall be oriented to the street. 

b. Circulation & Parking 

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

 

3.4.6 Unlimited Commercial (UC) 

3.4.6.1 Purpose and Intent 

The Unlimited Commercial Zone (UC Zone) is established to 
meet the commerce and service needs of the resident and 
business community of West Carson, while ensuring 
compatibility with adjacent land uses.  Given proximity to the 
elementary school and single-family neighborhoods, multi-
family residential is also allowed in a stand-alone or mixed-use 
configuration up to 30 dwelling units per acre.  The intent is to 
encourage a range of retail, personal, and professional 
services, as well as multi-family residential in a well-designed, 
walkable environment. 

 
a. Development Potential Summary 

»» Total Developable Area: 4 acres 

»» Non-residential: 50,620 square feet 

»» Residential: 30 units 
 

3.4.6.2 Use Regulations: UC Zone 

The land use regulations define permitted, conditionally 
permitted, and prohibited uses within the UC Zone, as shown 
in Table 3.11, Use Regulations: UC Zone.  Use regulations for 
the Unlimited Commercial Zone shall remain consistent with 
Chapter 22.20, Part 4 (C-3 General Commercial Zone) in 
Title 22 of the County Code unless otherwise specified in this 
section. 

Accessory uses and structure are permitted when customarily 
associated with, and subordinate to, a permitted use on the 
same site. 
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Table 3.11  Use Regulations: UC Zone 
 

 

USE 

RESIDENTIAL 

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

Prohibited 

Mixed use developments 
(commercial/residential) 

Permitted 

Multi-family dwelling units (including apartment 
houses) 

Permitted 

PUBLIC/INSTITUTIONAL 

Schools Permitted 

Preschool or childcare facility Conditional 
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Table 3.11  Use Regulations: UC Zone 
 

 

USE 

COMMERCIAL SALES 

Auction houses Prohibited 

Boat and other marine sales Prohibited 

Mobilehome sales Prohibited 

Recreational vehicle sales Prohibited 

Trailer sales, box, and utility Prohibited 

SERVICE COMMERCIAL 

Automobile related uses including repair, 

battery, painting/auto body, muffler, service, 
washing, sales, or rental. 

Prohibited 

Alternative Financial Service Prohibited 

Recreational vehicle/Truck rentals Prohibited 

Pawn Shops Prohibited 

3.4.6.3 Development Standards 

Standards for the UC Zone shall remain consistent with 
Chapter 22.20, C-3 General Commercial 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 retail, personal and 
professional services, and multi-family residential uses 
anticipated. 

 
a. Built Form & Landscaping 

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

• When sharing an interior property line with an existing single- 
family zone, the following requirements shall apply: 

»» Windows, balconies, or similar openings shall be oriented to 
minimize any direct line-of-sight into adjacent units or onto 
private patios or backyards adjoining the property line. 

»» The third floor shall be stepped back by a minimum of 10-feet. 
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Table 3.12  Site Configuration Regulations: UC Zone 
 

 

TYPE 
 

MINIMUM 
 

MAXIMUM 

DENSITY 

Multi-family None 30 du/ac 

FLOOR AREA RATIO (FAR) 

All Buildings None 0.5 

BUILDING SETBACK 

West 223rd Street 10 ft. 25 ft1 

Meyler Street 10 ft. 25 ft 

Interior Yard (Side or Rear) 0 ft. None 

Interior Yard Adjacent to 
Residential (Side or Rear) 15 ft. None 

BUILDING HEIGHT 

Floors  3 stories2 

Building Height None 40 ft3,4 

1. For 60% of the property frontage. 

2. Building height shall exclude chimneys, rooftop antennas, and rooftop 

recreational spaces. 

3. Excluding signs which are permitted by Part 10 of Chapter 22.114, 

chimneys and rooftop antennas. 

4. Minimum floor-to-ceiling height of the ground floor for a retail use in a 

mixed- use development shall be 15 feet. 

 

• New development fronting 223rd Street shall not exceed 
40-feet and three stories in height.  In addition, new 
development, including setbacks and stepbacks, will be a 
maximum of 50 feet in depth from the property line along the 
street. 

• Site Landscaping: 

»» A minimum of 20 percent of the lot shall be landscaped 
with trees, shrubs, ground cover, flowering perennials and 
biennials, and shall be continuously maintained in good 
condition. 

○ » Parking lot landscaping does not count toward 
this requirement. 
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○ » Pedestrian walkways, plazas, and outdoor dining 
areas may be developed in the landscape area. 

○ » Setback areas may be included this requirement. 

»» Tree planting and maintenance requirements shall 
be consistent with Chapter 22.126, Tree 
Requirements, except as follows: 

○ » A minimum of three trees shall be planted for 
every 10,000 square feet of developed lot area 
regardless of number of parking spaces. 

○ » Wherever possible, existing trees shall be maintained. 

»» With the exception of the required paved driveway and 
walkway, all areas within the street-fronting setback 
area shall be landscaped and maintained. 

• 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. 

»» 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. 

 
b. Circulation & Parking 

• Bicycle and pedestrian circulation facilities shall provide 
connections to surrounding uses and to the plan area networks. 
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3.4.7 Industrial Flex (IF) 

3.4.7.1 Purpose and Intent 

The Industrial Flex District is intended to allow opportunities for 
non-industrial uses, including commercial, office, and multi-
family residential uses, where appropriate, to occur within the 
light industrial areas south of 220th Street.  The Industrial Flex 
District recognizes the transition that is occurring in the West 
Carson area from traditional, small-scale light industrial uses, 
to a broader range of uses to serve the community, including 
service commercial uses, professional and medical office, and 
multi-family residential.  Over time, the Industrial Flex District 
will provide a more compatible transition to the existing single-
family and multi-family residential areas.  Residential uses are 
intended to provide for housing options and affordability, 
particularly workforce housing and dwelling units in proximity to 
both employment uses and transit.  The development 
standards for this designation include conditions for allowing 
multi-family residential, including minimum project size and 
adjacency requirements to address potential compatibility 
concerns. 

 
a. Development Potential Summary 

»» Total Developable Area: 22 acres 

»» Non-Residential: 1,133,779 sq. ft. 

»» Residential: Max. 486 units 

3.4.7.2 Use Regulations: IF Zone 

The land use regulations define permitted, conditionally 
permitted, and prohibited uses in the Industrial Flex zone, as 
shown in Table 3.13, Regulations (IF).  Standards for the 
Industrial Flex Zone shall remain consistent with Chapter 22.22 
(M-1 Light Manufacturing Zone) in Title 22 of the County Code 
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: 

»» Administrative office 

»» Assembly/multi-purpose building 

»» Caretaker's quarter 

»» Enclosed, screened, outdoor storage 

»» Maintenance/storage facility and structure 

»» Patio cover/trellis 
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»» Swimming pool, spa, and Jacuzzi 

»» Tennis court, basketball courts, and other multi-purpose 
courts, recreation and community buildings 

Table 3.13  Use Regulations: IF Zone 
 

 

USE 

RESIDENTIAL 

Mixed use developments 
(commercial/residential) 

Permitted 

Multi-family dwelling units (including apartment 
houses) 

Permitted 

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

Prohibited 

PUBLIC/INSTITUTIONAL 

Churches, temples and other places of 
worship Permitted 
Hospital (including convalescent home, nursing 
home, and maternity home.) Conditional 

Parks, playgrounds with appurtenant facilities 
customarily found in conjunction therewith 

Permitted 

School Conditional 

SERVICE COMMERCIAL 

Acute care/rehabilitation uses Conditional 

Alternative Financial Service Prohibited 

Automobile service station Prohibited 

Automobile related uses including repair, 

battery, painting/auto body, muffler, service, 
washing, sales, or rental. 

Prohibited 

Amusement rides and devices Prohibited 

Health club/gymnasium Permitted 

Hotel Permitted 

Movie theater Permitted 

Alcoholic beverage sales Conditional 
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Table 3.13  Use Regulations: IF Zone 
 

 

USE 

Restaurant, family, specialty, and food hall Permitted 

Theater, including live performance Permitted 

Drive-through establishments and drive-through 
lanes 

Prohibited 

Pawn Shops Prohibited 

Smoking-oriented including tobacco, pipe, and 
vape shops 

Prohibited 

INDUSTRIAL 

Assembly plants Prohibited 

Auction houses Prohibited 

Concrete batching Prohibited 

Heavy industrial uses, including distribution Prohibited 

Light industrial use, general (including fabrication, 
manufacturing, and assembly) directly adjacent to 
residential. 

Conditional 

Meat markets/slaughter Prohibited 

Moving van/operations yards Prohibited 

Oil wells and accessory facilities Prohibited 

Recreational vehicle sales and rentals Prohibited 

Refrigeration plants Prohibited 

Technology exchange/transfer service Permitted 

OFFICE 

General office Permitted 

Medical office/healthcare center Permitted 

Professional office Permitted 
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3.4.7.3 Development Standards 
 

Standards for the Industrial Flex Zone shall remain consistent 
with Chapter 22.22 (M-1 Light Manufacturing 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 light industrial, limited 
commercial retail, and multi-family residential uses anticipated. 

 
a. Frontages 

All new development 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  

 
Table 3.14  Site Configuration Regulations: IF Zone 

 
 

TYPE 
 

MINIMUM 
 

MAXIMUM 

DENSITY 

Multi-family 30 du/ac 70 du/ac 

FLOOR AREA RATIO (FAR) 

All Buildings 0.25 2.5 

BUILDING SETBACK 

West 223rd Street 10 ft. 25 ft.1 

Interior Yard (Side or 
Rear) 0 ft. None 

Interior Yard Adjacent 
to Residential (Side or 
Rear) 

 
15 ft. 

 
None 

BUILDING HEIGHT 

Floors  4 stories2 

Building Height None 50 ft.3 

1. For 60% of the property frontage. 

2. Building height shall exclude chimneys, rooftop antennas, and rooftop 

recreational spaces. 

3. Minimum floor-to-ceiling height of the ground floor for a retail use in a 

mixed- use development shall be 15 feet. 
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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). 

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

»» All building sides abutting major public rights-of-way 
shall require architectural treatment. 

»» Pedestrian access to public right-of-way is required 
either through common corridors or courtyards from 
buildings adjacent to the road. 

»» Open fencing is allowed, but a solid wall greater than 
three-feet high shall not be allowed. 

 

Table 3.15  Frontage Categories: IF Zone 
 

 

TYPE 
 

VERMONT AVENUE 
 

223RD STREET 

Shopfront Permitted Permitted 

Forecourt Permitted Permitted 

Gallery Permitted Permitted 

Arcade Permitted Not permitted 

Terrace Permitted Permitted 

Stoop Not permitted Permitted 

See Section 3.6.2, Building Design, for building frontage design standards and guidelines. 
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b. Built Form & Landscaping 

• Multi-family residential units shall only be allowed under 
specific conditions to address potential compatibility 
concerns as follows: 

»» Minimum project size of two-acres whichever is 
greater. 

»» Adjacency uses are non-industrial or light industrial uses 
that do not emit excessive emissions, odor, noise, or 
vibration. 

»» Environmental remediation of the land if required. 

• Site Landscaping 

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

»» A minimum of 20 percent of the lot shall be landscaped 
with trees, shrubs, ground cover, flowering perennials and 
biennials, and shall be continuously maintained in good 
condition. 

○ » Parking lot landscaping does not count toward this 
requirement. 

○ » Pedestrian walkways, plazas, and outdoor dining 
areas may be developed in the landscape area. 

○ » Setback areas may be included this 
requirement. 

»» Tree planting and maintenance requirements shall 
be consistent with Chapter 22.126, Tree Requirements, 
except as follows: 

»» A minimum of three trees shall be planted for 
every10,000 square feet of developed lot area 
regardless of number of parking spaces. 

»» Wherever possible, existing trees shall be 
maintained. 

»» With the exception of the required paved driveway 
and walkway, all areas within the street-fronting 
setback area shall be landscaped and maintained. 

»» 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. 

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

 

• Lighting 

»» All outdoor lighting systems shall be directed away from the 
window of a residential uses. 

 
c. Circulation & Parking 

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

• Provisions for common vehicular access points and shared parking 
shall be encouraged and coordinated with any 
adjacent/proximate development plans where practical. 

 
d. Special Requirements 

• When sharing an interior property line with an existing single- 
family zone, the following requirements shall apply: 

»» Windows, balconies, or similar openings shall be oriented to 
minimize any direct line-of-sight into adjacent units or onto 
private patios or backyards adjoining the property line. 

»» The third and fourth floor shall be stepped back by a 
minimum of 10-feet. 

• Residential units may not be located within 500-feet of the edge of 
the freeway right-of-way. Other uses such as parking are 
allowed. 

• Developments greater than 100 units will be conditioned to 
provide public benefit to serve the greater community, including 
public open space, street trees, public art, 
community/entrance monument, public open space 
furnishings, or other features needed within the plan area and 
approved by the Director. 
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development within the IF Zone shall be subject to the 
requirements included in Section 22.26.020 for review of the 
project's impacts on infrastructure. 

 
e. Special Requirements: Adjacency to Residential Use 

If an industrial use is next to a residential use, then these additional 
standards apply: 

• Building Height: Any new industrial building or structure shall 
be within an encroachment plane sloping upward and inward at 
a 45 degree angle commencing 20-feet above the existing 
grade at the inside line of the side yard setback as illustrated in 
Figure 3.10. 

 

Figure 3.10  Encroachment Plane for Industrial 
Uses Abutting Residential Uses 

 
 
 
 
 
 
 
 
 
 
 
 
 

• Enclosures: Materials and equipment that emit dust, 
smoke, gas, fumes, cinder, or refuse matter shall be 
completely enclosed and mechanically ventilated to 
prevent fugitive emissions unless another regulatory 
agency requires natural ventilation.  Stacks, vents, and 
flares are exempt from the enclosure requirement. 

• Yard Setback: A new industrial building, structure, or 
addition shall provide the yard setbacks identified in 
Table 3.16 when abutting a residential use. 

Property Line 

45 Deg 

Setback 

 

INDUSTRIAL USE 

 

RESIDENTIAL USE

Additional 
Allowed 
Height 

20
 ft

. 
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Table 3.16  Yard Setback for New Industrial Uses 
Abutting a Residential Use 

 

TYPE 
 

FRONT 
 

SIDE 
 

REAR 

MINIMUM REQUIRED SETBACK 

Lot depth > 100 ft 15 ft. - 15 ft. 

Lot depth ≤ 100 ft 5 ft. - 5 ft. 

Lot width ≥ 50 ft - 15 ft. - 

Lot width > 30 ft 
< 50 feet - 5 ft. - 

Lot width ≤ 30 ft - 3 ft. - 

 

• Noise generating uses or activities such as fabrication, 
manufacturing, and assembly, shall not exceed the 
presumed ambient noise level specified in Chapter 12.08 of 
Title 12 of the County Code. 

»» Applicants shall submit to Regional Planning an acoustic 
evaluation report issued by a licensed noise consulting 
professional which identifies compliance options for 
noise mitigation.  Applicants shall comply with the stated 
performance-based mitigation measures. 

»» Baseline and other ambient noise levels shall be measured 
at the property line.  If the ambient sound levels at 
the site exceed the allowable ambient levels, the 
existing site's ambient level becomes the new 
allowable baseline and no increase in that level shall 
be allowed. 

• For new residential development next to industrial use, 
required common open space shall be fully buffered from an 
industrial use by a building on the same project site. 
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3.4.8 Harbor-UCLA Medical Zone 

3.4.8.1 Purpose and Intent 

The Harbor-UCLA Medical Zone is established to support the 
existing and future needs of the Harbor-UCLA Medical Center 
campus while ensuring compatibility with adjacent land uses.  
The intent is to accommodate the Harbor-UCLA Master Plan, 
which seeks to maintain, improve, and expand the hospital 
facilities; clinic facilities; medical office; research and 
development; community-serving uses and facilities; and 
associated supportive uses such as transitional housing, 
incidental retail, parking, and public open space.  It is also 
intended to encourage expanded pedestrian walkways to 
improve connectivity between the Harbor-UCLA Medical 
Center, LA BioMed research and development facility, Carson 
Street uses, Carson Street Station, and the West Carson 
community. 

 
a. Development Potential Summary 

»» Total Developable Area: 71 acres 

»» Non-Residential: 1,941,339 sq. ft. 

»» Residential: Max. 100 units 

3.3.8.2 Use Regulations (Harbor-UCLA Medical) 

• Uses shall be consistent with the Harbor-UCLA Medical Center 
Campus Master Plan. 

3.4.8.3 Development Standards 

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 mix of commercial, 
office, and other hospital-supportive uses anticipated. 

 
b. Built Form & Landscaping 

• Site, building, and landscaping design shall be consistent 
with the Harbor-UCLA Medical Center Campus Master Plan 
and as follows: 

• Landscaping 

»» Large facades/walls of structures within 20-feet of a 
roadway, such as parking structures, operations plant, 
or other buildings, shall be screened with trees, large 
shrubs, and other vegetation to soften and buffer 
massing from the surrounding community. 
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»» Landscaping along Carson Street shall be permeable 
and open to the street to allow visibility; encourage 
access and connectivity to/from the walking path along 
Carson Street and hospital campus; and create an 
attractive, inviting pedestrian experience. 

 
Table 3.17  Site Configuration Regulations (Harbor- 

UCLA Medical) 

TYPE MINIMUM MAXIMUM 

DENSITY 

Residential None 30 du/ac 

FLOOR AREA RATIO (FAR)1 

Non-residential None .78 

BUILDING SETBACK 

South Vermont 
Avenue 

5 ft. None 

Carson Street 5 ft. None 

Local Road 15 ft. None 

BUILDING HEIGHT 

Floors   

Building Height None None1 

1 Building height will be consistent with the Harbor-UCLA Medical Center Campus Master 

Plan.  
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3.4.9 Mixed Use 1 (MU1) Zone 

3.4.9.1 Purpose and Intent 

The Mixed Use 1 Zone (MU1 Zone) is located primarily along 
Carson Street and is intended to promote development of a 
mix of commercial, office, and residential, with an emphasis on 
neighborhood and medical campus serving retail, restaurant 
and services uses.  Uses can either be developed in a stand-
alone or vertical mixed-use configuration.  The MU1 Zone 
provides for a range of small to large retail or mixed use 
centers, multi-family residential uses up to 30 dwelling units 
per acre, and private/public open space components, with 
strong bicycle and pedestrian connections to the Carson Street 
Station, medical campus to the south, and broader West 
Carson community. 

 
a. Development Potential Summary 

»» Total Developable Area: 20 acres 

»» Non-Residential: 483,460 sq. ft. 

»» Residential: Max. 143 units 

3.4.9.2 Use Regulations:  MU1 Zone 

The land use regulations define permitted, conditionally 
permitted, and prohibited uses in the Mixed Use 1 Zone, as 
shown in Table 3.18, Use Regulations:  MU1 Zone. 

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 

»» Assembly/multi-purpose building 

»» Caretaker's quarter 

»» Enclosed, screened, and outdoor storage 

»» 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 3.18  Use Regulations:  MU1 Zone 
 

 
USE 

RESIDENTIAL 

Mixed use developments (commercial residential)  Permitted 

Multi-family dwelling units (including apartment 
houses) 

Permitted 

PUBLIC/INSTITUTIONAL 

Art and cultural facility Permitted 

Churches, temples, and other places of worship Permitted 

Fire station Conditional 

Parks, playgrounds with appurtenant facilities 
customarily found in conjunction therewith 

Permitted 

School Conditional 

SERVICE/RETAIL COMMERCIAL 

Acute care/rehabilitation uses Conditional 

Automobile service station Prohibited 

Automobile related uses including repair, battery, 
painting/auto body, muffler, service, washing, sales, 
or rental. Prohibited 

Amusement rides and devices Prohibited 

Alternative Financial Service Prohibited 

Bakery, coffee house/café, delicatessen/cafeteria Permitted 

Bank and financial institution Permitted 

childcare Center Conditional 

Commercial recreational facility Permitted 

Entertainment uses, including restaurants, non- adult-
only theaters, and other similar venues Permitted 

Grocery/market Permitted 

Health club/gymnasium Permitted 

Hotel Permitted 

Movie theater Permitted 

On-site alcoholic beverage sales establishment Conditional 
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Table 3.18  Use Regulations:  MU1 Zone 
 

 

USE 

Drive-through establishments and drive-
through lanes Prohibited 

Pawn Shops Prohibited 

Theater, including live performance Permitted 

Smoking-oriented including tobacco, pipe, 
and vape shops 

Prohibited 

OFFICE 

General office Permitted 

Medical office Permitted 

Professional office Permitted 

3.4.9.2 Development Standards 

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 mix of commercial, 
office, and residential uses anticipated.  The standards are 
intended to encourage the development of medium density 
housing as well as daily retail and service commercial uses to 
serve the needs of the West Carson community.  Development 
standards include street-based frontage standards regulating 
building frontages along existing and new streets to form 
adequate and pedestrian-friendly building faces.  The following 
development standards apply in conjunction with Section 3.6, 
Urban Design Standards, below. 
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Table 3.19  Site Configuration Regulations: MU1 Zone 
 

 

TYPE 
 

MINIMUM 
 

MAXIMUM 

DENSITY 

Residential 18 du/ac 30 du/ac 

FLOOR AREA RATIO (FAR) 

Non-residential 0.5 1.0 

BUILDING SETBACK 

South Vermont Ave 5 ft. 15 ft. 

Carson Street 5 ft. 15 ft. 

Local Road 15 ft. None 

Interior Yard (Side or 
Rear) 0 ft. None 

Interior Yard Adjacent to 
Residential (Side or Rear) 15 ft. None 

BUILDING HEIGHT 

Floors  3 stories 

Building Height None 40 ft1 

1. Building height shall exclude chimneys, rooftop antennas, and rooftop 

recreation spaces. 

 
a. Frontages 

All new development 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). 

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

»» All building sides abutting major public rights-of-way 
shall require architectural treatment. 
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»» Pedestrian access to public right-of-way is required either 
through common corridors or courtyards from buildings 
adjacent to the road. 

»» Open fencing is allowed, but a solid wall greater than three-
feet high shall not be allowed. 

 

Table 3.20  Frontage Categories: MU1 Zone 
 

 

TYPE 
 

CARSON STREET 
 

VERMONT AVENUE 

Shopfront Permitted Permitted 

Forecourt Permitted Permitted 

Gallery Permitted Permitted 

Arcade Permitted Permitted 

Terrace Permitted Permitted 

Stoop Not permitted Permitted 

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

guidelines. 

 

b. Built Form & Landscaping 

• When sharing a property line with an existing single-family zone, 
the following requirements shall apply: 

»» Windows, balconies, or similar openings shall be oriented to 
minimize any direct line-of-sight into adjacent units or onto 
private patios or backyards adjoining the property line. 

»» Required interior yards (side or rear) shall feature a 
landscaped buffer designed and continuously maintained 
to maximize the privacy of adjoining single-family homes.  
At the time of planting, plant materials shall be of a size 
that maturity and maximum privacy will be achieved within 
five years. 

»» The third floor shall be stepped back by a minimum of 
10-feet. 

»» New development fronting Vermont Avenue or 
214th Street shall not exceed 40-feet and three stories 
in height.  In addition, new development, including 
setbacks and stepbacks, will be a maximum of 50-feet 
in depth from the property line along the street. 
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• Any development that includes dwelling units shall provide 
adequate private or common laundry facilities reserved for the 
exclusive use of the residents of the development. 

• Any development that includes dwelling units shall be set back 
a minimum of 100-feet from Interstate 110. 

• An increase in FAR is allowed to encourage lot consolidation in 
the MU1 Zone as follows: 

»» 0.5 acre to 1.0 acre = 0.10 increase in FAR 

»» 1.1 acre to 2 acres = 0.25 increase in FAR, and 
five-feet increase in height 

»» 2.1 acre or more = 0.50 increase in FAR, and 10-
feet increase in height 

• Facades 

»» Street wall facades shall be architecturally enhanced.  
This may be accomplished through the use of arcades, 
colonnades, recessed entrances, window details, bays, 
and variation in building materials, color, and other 
details.  The maximum total blank wall area (without 
windows or entrances) shall not exceed 30 percent of 
the first-story wall for non-residential and 50 percent 
for residential. 

»» The façade detailing of mixed-use buildings shall 
visually differentiate ground-floor uses from upper-story 
uses.  The base shall visibly anchor the building to the 
ground with a treatment of higher quality materials.  

»» The façade detailing of commercial or retail entries 
shall be differentiated from residential entries. 

• Design Features 

»» Projecting features, such as balconies, porches, bays, and 
dormer windows, are encouraged to create distinction 
between units and to provide "eyes" on the street. 

»» Private balconies shall be screened by translucent 
materials that shield visibility of personal items from 
public view. 

»» All primary ground-floor common entries or individual 
dwelling unit or commercial entries fronting on streets 
shall be or oriented to the street, not to the interior or to 
a parking lot. 

»» Buildings having 100-feet or more of street frontage shall 
be designed to provide roofs of varying heights. 
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»» All glass 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, or densely tinted glass shall be 
prohibited for use in windows and entrances. 

»» Operable windows that front Interstate 110 should be 
avoided. 

• 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. 

• Required Residential Open Space 

»» 100 square feet per dwelling unit for common 
recreational-leisure areas, private areas, or a 
combination of both. 

»» 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 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. 

»» Common recreational space shall be located on the same 
property as the residential it serves and shall be available 
exclusively for the use of all residents of the development. 

»» Where a rooftop is used for common recreational space, 
the rooftop shall incorporate landscaping, decorative paving 
and materials, and amenities.  Mechanical equipment 
storage areas shall not be counted toward meeting the 
requirement. 

»» Pedestrian walkways within a project shall be a minimum or 
four-feet in width. 
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»» 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. 

• Required Non-residential Open Space 

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

»» 2,500 square feet of non-residential open space 
requirement for projects greater than two acres. 

»» Non-residential open space requirement may be satisfied 
by outdoor dining areas, plazas, or other useable outdoor 
use as approved by the Director. 

»» 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. 

»» 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. 

 
c. Special Requirements 

• An application for new construction or expansion of 
development within the MU1 Zone shall be subject to the 
requirements included in Section 22.26.020 for review of the 
project's impacts on infrastructure. 
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3.4.10 Mixed Use 2 (MU2) Zone 

3.4.10.1 Purpose and Intent 

The Mixed Use 2 Zone (MU2 Zone) is intended to be 
developed over time as a transit-supportive environment 
providing a higher-intensity mix of retail, office, restaurant 
uses, and residential development in a compact, walkable 
setting.  This designation encourages a range of multiple-
family residential housing products in either a stand-alone or 
mixed-use configuration, up to 70 dwelling units per acre.  The 
development standards and design requirements address vital 
private/public open space components, bicycle and pedestrian 
connections to the Carson Street Station and medical campus 
to the west, and proximity to the Interstate 110 freeway.  The 
MU2 Zone is intended to promote community redevelopment 
through higher intensity, transit- supporting infill development. 

 
a. Development Potential Summary 

»» Total Developable Area: 31 acres 

»» Non-residential: 978,675 sq. ft. 

»» Residential: Max. 1,223 units 

3.4.10.2 Use Regulations:  MU2 Zone 

The land use regulations define permitted uses within the 
Mixed Use 2 zone, as shown in Table 3.21, Use Regulations: 
MU2 Zone. 

 

Table 3.21  Use Regulations: MU2 Zone 
 

 

USE 

RESIDENTIAL 

Mixed use developments 
(commercial/residential) 

Permitted 

Multi-family dwelling units (including 
apartment houses) 

Permitted 

PUBLIC/INSTITUTIONAL 

Art and cultural facility Permitted 
Churches, temples, and other places of 
worship Permitted 
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Table 3.21  Use Regulations:  MU2 Zone 
 

 

USE 

Fire station Conditional 

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

School Conditional 

SERVICE/RETAIL COMMERCIAL 

Acute care/rehabilitation uses Conditional 

Alternative Financial Service Prohibited 

Automobile service station Prohibited 

Automobile related uses including 
repair, battery, painting/auto body, muffler, 
service, washing, sales, or rental. 

Prohibited 

Amusement rides and devices Prohibited 

Bakery, coffee house/café, and delicatessen/ 
cafeteria Permitted 

Bank and financial institution Permitted 

Preschool or childcare center Conditional 

Commercial recreational facility Permitted 

Entertainment uses, including restaurants, 
non-adult-only theaters, and other similar 
venues 

Permitted 

Grocery/market Permitted 

Health club/gymnasium Permitted 

Hotel Permitted 

Movie theater Permitted 

Alcoholic beverage sales Conditional 

Drive-through establishments and drive-
through lanes 

Prohibited 

Theater, including live performance Permitted 

Smoking-oriented including tobacco, 
pipe, and vape shops 

Prohibited 
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Table 3.21  Use Regulations:  MU2 Zone 
 

 

USE 

General office 

Medical office 

Professional office 

Permitted  

Permitted 

Permitted 
 

3.4.10.3 Development Standards 

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 mix of retail, office, 
restaurant, and residential uses anticipated.  The standards 
are intended to encourage the development of high density 
housing and retail and service commercial uses to serve the 
needs of the West Carson community.  Development 
standards include street-based frontage standards regulating 
buildings frontages along existing and new streets to form 
adequate and pedestrian-friendly building faces.  The following 
development standards apply in conjunction with Section 3.6, 
Urban Design Standards, below. 
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Table 3.22  Site Configuration Regulations: MU2 Zone 
 

 
TYPE 

 
MINIMUM 

 
MAXIMUM 

DENSITY 

Residential 31 du/ac 70 du/ac 

FLOOR AREA RATIO (FAR)1 

Non-residential None 3.0 

BUILDING SETBACK 

West 223rd Street/Meyler 
Street 

10 ft. 25 ft. 

Interior Yard Adjacent to 
Residential (Side or Rear) 15 ft. None 

BUILDING HEIGHT 

Floors None 5 stories 

Building Height  60 ft.1 

1 Height excluding signs that are permitted by Chapter 22.114, chimneys, and 

rooftop antennas. 

 
a. Frontages 

All new development 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). 

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

»» All building sides abutting major public rights-of-way shall 
require architectural treatment. 

»» Pedestrian access to public right-of-way is required either 
through common corridors or courtyards from buildings 
adjacent to the road. 

»» Open fencing is allowed, but a solid wall greater than three-
feet high shall not be allowed. 
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Table 3.23  Frontage Categories: MU2 Zone 
 

 

TYPE 
 

CARSON STREET 
 

VERMONT AVENUE 

Shopfront Permitted Permitted 

Forecourt Permitted Permitted 

Gallery Permitted Permitted 

Arcade Permitted Permitted 

Terrace Permitted Permitted 

Stoop Not permitted Not permitted 

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

guidelines. 

 

b. Built Form & Landscaping 

• Development at the corner of the intersection of Carson Street 
and Vermont Avenue shall provide the following: 

»» A corner entrance or an entrance oriented toward 
each street. 

»» Architectural style and detail of buildings that create 
interest, including display windows, façade materials, 
colors, art features, rooftop elements, and stepbacks. 

• Any development that includes dwelling units shall provide 
adequate private or common laundry facilities reserved for the 
exclusive use of the residents of the development. 

• Façades 

»» Street wall façades shall be architecturally enhanced. 
This may be accomplished through the use of arcades, 
colonnades, recessed entrances, window details, bays, 
and variation in building materials, color, and other 
details.  The maximum total blank wall area (without 
windows or entrances) shall not exceed 30 percent of 
the first story wall for non-residential and 50 percent 
for residential. 

»» The façade detailing of mixed-use buildings shall 
visually differentiate ground-floor uses from upper-story 
uses.  The base shall visibly anchor the building to the 
ground with a treatment of higher quality materials.  
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»» The façade detailing of commercial or retail entries shall be 
differentiated from residential entries. 

• Design Features 

»» Projecting features, such as balconies, porches, bays, 
and dormer windows shall be used to create distinction 
between units and provide "eyes" on the street. 

»» Private balconies shall be screened by translucent materials 
that shield visibility of personal items from public view. 

»» All primary ground-floor common entries or individual 
dwelling unit or commercial entries fronting on streets shall 
be oriented to the street, not to the interior or to a parking 
lot. 

»» Buildings having 100-feet or more of street frontage shall be 
designed to provide façade articulation and roofs of varying 
heights. 

»» All glass 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, or densely tinted glass shall be 
prohibited for use in windows and entrances. 

• 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. 

• Required Residential Open Space 

»» 100-square feet per dwelling unit for common recreational- 
leisure areas, private areas, or a combination of both. 

»» 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 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. 
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»» Common recreational space shall be located on the 
same property as the residential it serves and shall be 
available exclusively for the use of all residents of the 
development. 

»» Where a rooftop is used for common recreational space, 
the rooftop shall incorporate landscaping, decorative 
paving and materials, and amenities.  Mechanical 
equipment storage areas shall not be counted toward 
meeting the requirement. 

»» 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. 

• Required Non-residential Open Space 

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

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

»» Non-residential open space requirement may be satisfied by 
outdoor dining areas, plazas, or other useable outdoor use, 
as approved by the Director. 

»» 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. 

»» 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. 

 
c. Special Requirements 

• An application for new construction or expansion of 
development within the MU2 Zone shall be subject to the 
requirements included in Section 22.26.020 for review of the 
project's impacts on infrastructure. 
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3.4.11 Public Zone (P Zone) 

3.4.11.1 Purpose and Intent 

The West Carson Public Zone provides for established public 
uses including schools, parks, 208th Street Drain channel, the 
Carson Street Transit Station park-and-ride, and other public 
uses.  This designation is intended to promote the use of 
publicly owned land for the purposes of community open 
space, connection, and activity. 

 
a. Development Potential Summary 

»» Total Developable Area: 27 acres 

»» Non-residential: 0 sq. ft. 

3.4.11.2 Use Regulations: P Zone 

The land use regulations define permitted uses within the 
Public zone, as shown in Table 3.24, Use Regulations:  
P Zone. 

 

Table 3.24  Use Regulations: P Zone 
 

 

USE 

PUBLIC/INSTITUTIONAL 

Parks, playgrounds with 
appurtenant facilities customarily 
found in conjunction therewith 

Permitted 

School Permitted 
 

3.4.11.3 Development Standards 

The following development standards regulate new site 
development by establishing standards for intensity, open 
space, and other elements.  The development standards for 
Public Zone have been tailored to its future use as additional 
recreational opportunities in the community occur and should 
be used in conjunction with Section 3.6, Urban Design 
Standards, below. 
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Table 3.25  Site Configuration Regulations: P Zone 
 

TYPE 
 

MINIMUM 
 

MAXIMUM 

FLOOR AREA RATIO (FAR)1 

All areas None .10 

BUILDING SETBACK 

Front None 15 
ft. 

Rear 10 ft. None 

Side 10 ft. None 

BUILDING HEIGHT 

Floors  2 stories 

Building Height None 30 
ft. 
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3.5 GENERAL DEVELOPMENT STANDARDS 
The following general regulations shall apply to new 
development and the reuse of existing structures and facilities, 
unless specific exceptions are described elsewhere in the 
Specific Plan. 

 
Use Regulations 

Alcohol Beverage Sales 

The County established standards for all on- and off-site 
alcoholic beverage sales establishments to promote and 
protect the public health, safety, and general welfare and 
preserve and enhance the quality of the community.  Applicants 
shall refer to Chapter 22.158 for standards and guidelines 
relating to establishments that include the sales of alcoholic 
beverages for on- and off-site consumption.  Alcohol beverage 
sales require a conditional use permit, as identified in the use 
regulations of the zone in which the establishment is located. 

 
Outside Storage 

All uses shall be conducted within a completely enclosed 
building, except for off-street parking, loading, approved 
horticultural nursery accessory uses, approved temporary 
uses, and any outdoor dining specifically permitted in 
conjunction with eating establishments.  Minor ancillary 
outdoor storage (service vehicle parking, materials storage, or 
limited equipment assembly associated with a permitted use) 
may be located outside a building in certain planning areas as 
an accessory use, provided that there is solid screening and 
no negative noise or aesthetic impacts on adjacent properties. 

 
Interim and Temporary Uses 

Interim uses on County-owned properties shall require 
approval of a special event permit pursuant to Title 22 of the 
County Code, as applicable.  Temporary uses shall be 
regulated pursuant to Title 22 of the County Code, as 
applicable. 

 
Utilities 

All utility lines serving a new development, with the exception 
of interim uses, shall be placed underground by the developer 
in accordance with the County's policies for locating utilities 
underground. 

»» Existing utility lines shall also be placed underground 
with development, where feasible and as required by 
the County. 
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»» No structures shall be permitted to be developed over 
active pipelines, abandoned lines, or utility easements, 
except where approved by the Director of Public Works. 

»» All utility line and connection costs to the backbone 
infrastructure/utility system (water supply, sanitary 
sewer facilities, reclaimed water supply, storm 
drainage, and other utilities) needed to serve individual 
projects shall be the responsibility of the new 
user/owner, or as otherwise determined as a result of a 
negotiated development agreement or lease. 

»» All water supply, sanitary sewer facilities, reclaimed 
water supply, storm drainage, and other facilities shall 
be provided in accordance with adopted master plans 
of the respective service providers.  Costs shall be 
assigned to each development lot or parcel in 
accordance with a cost-benefit formula established by 
the County, based on estimated engineering 
construction costs, or as otherwise determined as a 
result of a negotiated development agreement. 

Antennae and Satellite Dish Standards 

All provisions of the County Code, as applicable, shall apply. 
 

Mechanical Equipment 

Compressors, air conditioning units, vents, exhausts, or similar 
mechanical equipment located outside a building shall comply 
with the following: 

»» All such equipment shall be screened from view from any 
abutting street or adjacent use.  Screening shall be an 
integral part of the overall architectural design of the 
project.  The top of any screening shall be a minimum of 
six inches above the top of any mechanical equipment. 

»» All mechanical equipment shall be maintained in a clean 
and proper condition to prevent breakdown. 

Roof-Mounted Solar Collector Panels 

»» Roof-mounted solar collector panels shall be mounted 
flush with the surface where possible.  Where panels 
cannot effectively perform if flush mounted, justification in 
the form of efficiency calculations may be submitted to 
Regional Planning for consideration of alternative 
mounting configurations. 
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Refuse Collection Facilities 

»» All outdoor refuse collection facilities shall be 
screened visually from streets and highways.  
Collection areas shall be shielded from view in all 
directions, either within a building or within a solid 
masonry wall of sufficient height to conceal 
materials temporarily accumulated for collection.  
The enclosure shall be designed to complement the 
main building materials. 

 
Encroachments and Site Development 

Encroachments 

The following encroachments into setback areas are allowed, 
subject to Title 26 (Building Code) of the County Code: 

»» Architectural features 

»» Eaves 

»» Fireplaces 

»» Mechanical equipment 

»» Steps and staircases (open) 

»» Covered patio trellis or canopies, unenclosed on at 
least two sides, may encroach into the required 
side- or rear-yard setback provided they do not 
cover more than 50 percent of the private yard or 
open space area on a residential property and 
comply with the California Building Code related to 
distance requirements between adjacent structures. 

Park Provisions 

»» Requirements and standards in the Title 21 (Subdivisions) of 
the County Code will be utilized in reviewing public or 
private park proposals per parkland dedication 
requirement. 

 
Environmental 

Grading 

»» All earthwork shall be conducted in accordance with the 
grading regulations found in Title 26 of the County Code 
and manual and grading requirements in Los Angeles 
County.  Grading permits shall consider consistency with 
the urban design concept. Compliance with National 
Pollutant Discharge Elimination System (NPDES) 
regulations related to storm drain runoff from 
construction sites, as implemented in the County, shall 
be required. 
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Vibration 

No vibration associated with any use shall be permitted that is 
discernible beyond the boundary line of the property, unless 
the vibration does not negatively impact an adjacent property. 

 
Fumes, Odors, and Other Forms of Air Pollution 

If any use produces odors, toxic gases, or noxious matter in 
such quantities as may be readily detectable at any point 
outside the property lines of the premises, and/or may become 
a public nuisance or hazard, the use shall be modified to 
prevent such emissions.  Emissions shall be in compliance 
with the South Coast Air Quality Management District 
standards. 

 
Hazardous Materials 

Ensure that the use, handling, storage, and transportation of 
hazardous materials comply with the California Government 
codes and Health and Safety Codes, and all provisions of 
Titles 11 (Health and Safety), 12 (Environmental Protection), 
and 32 (Fire Code) of the County Code. 

 
Noise Control 

Plans for noise attenuation of residential units near arterial 
highways and the freeway, which ensure that interior and 
exterior noise levels do not exceed state requirements and the 
Noise Control Ordinance in Title 12 (Environmental Protection) 
of the County Code, shall be submitted for review and approval 
prior to building permits being issued to accommodate reuse 
and/or subdivision approval for residential development, 
whichever occurs first. 

All uses shall be subject to provisions of the Noise Control 
Ordinance in Title 12 (Environmental Protection) of the County 
Code. 

 
Enforcement of EIS/EIR Mitigation Measures 

Amendments to section 21081.6 of the California Public 
Resources Code, as applicable, shall apply.  The amendments 
provide that measures to mitigate or avoid significant effects 
on the environment shall be fully enforceable through permit 
conditions, agreements, or other measures. 
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3.6 URBAN DESIGN STANDARDS 
Design will play a crucial role in implementing the vision for 
West Carson.  The layout of the blocks, site design, 
architectural character, outdoor spaces, landscaping, and 
views will contribute to a "sense of place" that is unique to 
West Carson. 

General development design standards provide a regulatory 
framework for the physical design of the Specific Plan area to 
ensure the creation of a livable, accessible, and sustainable 
community.  It is important to establish a strong set of design 
criteria that will create a strong identity for the project area 
while allowing for flexibility to meet market demands. 

The purpose of these guidelines and standards is to provide 
direction that will create a comprehensive approach to high 
quality design as it relates to West Carson.  These are 
provided in addition to the development standards under 
Section 3.4, Regulating Code, above.  These standards and 
guidelines are not meant to dictate a particular architectural 
style in the area, but to foster innovative design features and 
site-appropriate architecture that is constructed with quality 
materials and complemented by landscape, open spaces, and 
connectivity between uses. 

The terms "should" and "shall" are used throughout the Urban 
Design Standards and are used purposefully to indicate 
required and suggested standards.  The use of shall indicates 
that a requirement is mandatory and the standards and 
specifications are applicable without deviation.  The use of 
should indicates that a requirement is a recommendation and 
the standards and specifications are advisory. 

 
 

Example photo illustrating buildings in relation to the public realm. 
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3.6.1 SITE DESIGN 
Site design is an important process critical to any development 
that may occur in the Specific Plan area.  The resulting 
outcome, conveyed in a project's site plan, will determine how 
buildings are placed on a site, where access will occur, and 
how structures and spaces are located in relation to each other 
and to adjacent off-site uses.  The following standards and 
guidelines shall be integrated in the site design of all new 
projects.  Alternatives will be permitted only if the intent of the 
design standard is met. 

 
3.6.1.1 Building Placement and Orientation 

Building placement and orientation have a large impact on the 
way people experience a developed site and on the building's 
relationship with local conditions such as views, wind, and sun 
movements.  Visually interesting buildings that are oriented to 
the street shape the area's character and the visitor's 
experience.  Locating parking behind buildings, placing 
buildings closer to the public street edge, and placing a 
majority of active ground-floor uses on the same frontage all 
contribute to making the public street frontage more inviting to 
pedestrians. 

»» Buildings shall be oriented toward public street, 
pedestrian pathways, or public open spaces to create 
a strong presence and encourage activity along the 
street frontage. 

»» Certain zones have street frontage requirements (see 
Figure 3.5, Streets with Frontage Requirements), and 
buildings shall comply with the frontage type 
requirement specified for the applicable planning area 
in Section 3.4.  Furthermore, the design of the 
frontage shall comply with the frontage type standards 
provided in Section 3.6.2, Building Design. 

 

Example photo illustrating a public space created as part of adjacent development. 
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»» Buildings should be oriented for energy efficiency 
(e.g., to capture day lighting, minimize heat gain, take 
advantage of prevailing breezes, and for natural 
ventilation). 

»» There shall be an accessible, well-marked, and well-lit 
travel path of a minimum of four-feet in width provided 
between parking, buildings, and sidewalks. 

3.6.1.2 Site Access 

»» Vehicular access points shall be designed to minimize 
conflicts with pedestrians through the consideration of 
curb-cut locations and widths, sight lines, and lighting. 
Entrance and exit points shall be well marked and lit. 

»» To slow traffic and enhance the overall site design, 
site entry and edge design features shall be 
incorporated, such as colored or textured paving 
treatments, landscaping, signage, and monuments. 

»» Areas between buildings and open spaces shall be 
linked to and connected by safe, convenient, and 
accessible pedestrian and bicycle facilities. 

»» Dead-end driving aisles should be avoided. 

»» Non-residential uses—especially multi-building 
development projects—shall use shared driveways to 
reduce conflicts with pedestrians. 

3.6.1.3 Parking Structures 

»» Above-ground parking structures shall be internalized, 
screened, or wrapped with other active ground-floor 
uses (e.g., retail, office, or residential) along public 
streets so they are only visible at access points for 
vehicles and less visible from major streets. 

»» The façades of parking structures that are not lined 
with active uses shall be screened using architectural 
solutions and/or landscaping that is integrated into the 
structure's design (e.g., perforated panels, 
landscape/vine screens, columnar trees, or public art 
elements). 

»» Parking structures shall be designed with materials, 
color, and detail compatible with the principle building. 

»» Parking structures should have shaded 
structures/photovoltaic arrays on the top deck to 
reduce heat island effects. 

Example photo illustrating 
a parking structure with 
architectural and screening 
features. 



 

HOA.103086245.1    

WEST CARSON TOD SPECIFIC PLAN [ 110 ] 
 
 

»» Parking structures shall screen night lighting to avoid 
spillover and glare on nearby properties. 

»» Parking structures should incorporate usage technology 
to assist visitors and minimize the time spent searching 
for a space. 

3.6.1.4 Parking (Access) 

»» Parking shall be located behind, at the side, or at the 
rear of buildings (away from the street) and can be 
provided in underground garages, above-ground 
garages, or interior parking courts. 

»» The perimeter of parking areas and driveways adjacent 
to streets and pedestrian pathways shall be screened 
from street views with a low street wall, berms, fences, 
or landscaping.  Screening shall be low enough to 
ensure that parking remains visible to passerby views. 

»» New developments shall provide accessible, well-lit, and 
secure bicycle parking visible from buildings, right-of-
way, or public open spaces. 

»» Surface parking lots shall take advantage of adjacent 
building shade where feasible, or provide sufficient tree 
coverage to reduce the urban heat island effect and 
provide shade for vehicles and pedestrians. 

3.6.1.5 Service & Loading Areas 

»» Where feasible, access to service and loading areas should be 
provided from a secondary or service road. 

»» Service and loading areas shall be located behind primary 
structures or properly shielded through fences, gates, 
landscaping, berms, etc. 

»» Access to service and loading areas shall be clearly marked 
and not block adjacent vehicular or pedestrian circulation. 

»» To consider noise impacts on adjacent properties, service and 
loading areas should be located away from residential 
properties or have restricted hours of use. 

3.6.1.6 Utility, Storage, Trash, and Recycling Facilities 

»» Utilities shall be located away from the public right-of-way 
either within a building recess or landscaped or gated area.  
Where feasible, utility lines should be undergrounded. 
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3.6.2 BUILDING DESIGN 

This section addresses the design elements of a building that 
help create an interesting public realm, including building 
frontage treatment, façade design and composition, colors and 
materials, windows and doors, and roofs.  New buildings shall 
contribute to defining the character of the street and shall 
represent a single architectural style that all materials and 
details are true to.  Architects are encouraged to innovate, but 
with full awareness of and respect for appropriate height, 
massing, variety, and quality of materials that result in a building 
with architectural integrity. 

 
3.6.2.1 Frontages 

This Specific Plan identifies permitted ground-floor frontage 
types per applicable street type along Carson Street, Vermont 
Avenue, and 223rd Street.  This section provides design 
standards for each frontage type to ensure that proposed 
development relates to the street and meets community design 
objectives.  These frontages dictate the relationship between 
the street (back of right-of-way) and the façade of the ground 
floor of the building.  Along each applicable roadway, buildings 
shall be designed with at least one of the permitted frontage 
types based on the street it fronts, per Table 3.26 Frontage 
Categories, Figure 3.5, Streets with Frontage Requirements. 

All new development adjacent to a street 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 frontage standards shall be used along with other 
development and design standards herein.  While this Specific 
Plan provides for a variety of frontage types, the actual choice, 
design, and architectural style are the decision of the property 
owner based on the proposed uses, site plan, and building 
design. 

Guidelines for all frontage types are provided below. Tables 
3.27 to on the following pages describe the intent of each 
frontage type and provide guidelines for application to the 
building façade and street front. 

»» Primary building façades shall align with the right-of- 
way, property lines, or easement line unless setbacks 
are allowed. 

»» Non-primary building walls shall be consistent in 
design with the primary building front to the extent 
possible.  Non-primary building walls are not required 
to use frontage types provided in this Specific Plan. 

Example photo illustrating 
primary and secondary building 
frontages. 

Example photo illustrating a 
building aligned with the right- 
of-way. 
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»» The term "clear" means that the identified area is free of 
encroachments. 

»» Canopies, awnings, signs, balconies, and other 
architectural projections shall clear eight-feet above the 
adjacent sidewalk and may encroach into the 
pedestrian zone up to a maximum of four-feet provided 
a minimum six-foot-wide clear and unobstructed path is 
provided, unless approved by the Director or the 
Director of Public Works (see also Section 3.19.3). 

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

»» Modification of design standards due to site specific, 
utility conflicts, or other unforeseen factors shall require 
approval from the Director. 

 

Table 3.26  Frontage Categories 
 

 

TYPE 
CARSON 
STREET 

VERMONT 
AVENUE 

223RD 

STREET 

Shopfront Permitted Permitted Permitted 

Forecourt Permitted Permitted Permitted 

Gallery Permitted Permitted Permitted 

Arcade Permitted Permitted Not permitted 

Terrace Permitted Permitted Permitted 

Stoop Not permitted Permitted Permitted 

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

guidelines. 
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Table 3.27  Shopfront Frontage Type 
 

A shopfront is a frontage wherein the building façade and 
entrance are at sidewalk grade and close to the pedestrian 
zone.  Shopfronts include large areas of transparent 
openings and doors and are commonly equipped with 
cantilevered roof(s) or awning(s).  Shopfronts typically 
provide access directly from sidewalks and are oriented to 
display ground-level commercial uses. 

 
This frontage type is conventional for commercial use.  This 
frontage type can be used in conjunction with terrace and/or 
forecourt to create a more engaging street. 

 

 
A great variety of shopfront designs are possible, but the following should 
apply: 

 
a. Desirable shopfront façade area is at least 15-feet tall, 

as measured from the adjacent walk, and minimum 10-
feet wide. 

b. Shopfronts may be recessed from the primary building 
façade by up to five-feet. 

c. The shopfront should provide clear views of 
merchandise displays. 

d. A base of similar or visually "heavier" materials than the 
walls is recommended below display windows. 

e. Doors should be substantial, well detailed, and match 
the materials, design, and character of the display 
windows. 

f. Canopies and awnings should be integrated to 
shopfront openings. 

g. Remaining open areas within the frontage zone shall be 
landscaped per Section 3.6, Public Realm Design. 

 

DESCRIPTION 

 

SHOPFRONT FRONTAGE 

GUIDELINES 
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Figure 3.15  Shopfront Frontage Type 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Images for illustrative purposes only. 

Example photo illustrating 
shopfront frontage type. 

Example photo illustrating 
shopfront frontage type. 

B 

A 

Example photo illustrating 
shopfront frontage type. 

F 

E 
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Table 3.28  Forecourt Frontage Type 

 

 
A forecourt is a frontage wherein a portion of the building 
façade is recessed from the primary building façade.  The 
forecourt may be used as an entry court and open space for 
residential uses, or as additional shopping or seating areas 
for commercial uses.  Forecourts with large trees and lush 
landscaping offer visual and environmental variety to the 
urban streetscape. 

 
This frontage type is appropriate for either residential and/or 
commercial uses.  A combination of both uses can be 
achieved by using the forecourt as a residential entrance 
while commercial uses occupy street adjacent building 
space.  This type can be used in conjunction with shopfronts 
and stoops as a transition into residential frontage. 

 

 
A great variety of forecourt designs are possible, but the 
following should apply: 

a. A minimum of 10 feet and maximum of 40-feet deep. 
b. A minimum of 20-feet and maximum of 50-feet wide or 

50 percent of the lot width, whichever is less. 
c. One building entry shall front onto the forecourt. 
d. The forecourt may also be raised from the sidewalk, 

creating a small retaining wall at the property line with 
entry steps to the forecourt, but shall not exceed 
three-feet in height from the adjacent sidewalk grade, 
so long as ADA compliant. 

e. The proportions and solar orientation of the forecourt 
should be carefully considered for user comfort.  
Canopies of large trees placed within the forecourt 
may overhang into the pedestrian zone. 

f. A fence or wall at the property line may be used to 
define the private space of the court and shall comply 
with Section 3.6 Public Realm Design. 

g. Entrances and pedestrian "gateways" may be 
announced by posts or pilasters, and may be 
combined with trellises, special landscaping, 
decorative lighting, public art, or other special 
features. 

h. Remaining open areas within the frontage zone shall 
be landscaped per Section 3.6.3, Public Realm 
Design. 

 

DESCRIPTION 

 

FORECOURT FRONTAGE 

GUIDELINES 
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Figure 3.16  Forecourt Frontage Type 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Images for illustrative purposes only. 

Example photo illustrating 
forecourt frontage type. 

Example photo illustrating 
forecourt frontage type. 
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Table 3.29  Gallery Frontage Type 
 

 

A gallery is a frontage wherein the building façade has an 
attached, cantilevered shed or a lightweight colonnade 
overlapping the sidewalk.  The colonnade may support a roof 
or balcony above.  Balconies may be used for outdoor dining. 
The gallery covering the sidewalk provides pedestrian shelter 
and opportunities for covered outdoor dining. 

This frontage type is conventional for commercial use. 
 

 

A great variety of gallery designs are possible, but the 
following should apply: 

 
a. A minimum of 10-feet and maximum of 15-feet deep. 

Galleries may overlap the whole width of the sidewalk 
within the pedestrian zone but may not encroach into 
the landscape area. 

b. Galleries should be no less than 12-feet wide and 
10-feet tall. 

c. Galleries should align with adjacent galleries and/or 
arcades to the extent possible. 

d. Spacing between openings and/or columns should be 
a minimum of 10-feet. 

e. Shopfront openings within galleries should be at least 
10-feet tall and shall provide clear views of 
merchandise displays within the space. 

f. The height and the proportions of the gallery should 
correspond to storefront openings and the building 
façade consistent with the architectural style of the 
building. 

g. Soffits, columns/arches should be treated consistent 
with the architecture of the building. 

h. Entrances should be at sidewalk grade. 

i. The pedestrian zone sidewalk and gallery frontage 
portions in the frontage zone should be consistent in 
design and material. 

j. Remaining open areas in the frontage zone shall be 
landscaped per Section 3.6.3, Public Realm Design. 

 

DESCRIPTION 

 

GALLERY FRONTAGE 

GUIDELINES 
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Figure 3.17  Gallery Frontage Type 
 

Images for illustrative purposes only. 
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Example photo illustrating gallery frontage 
type. 
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Table 3.30  Arcade Frontage Type 
 

 
An arcade is a frontage wherein the building façade is 
aligned close to the pedestrian zone with a colonnade 
recessed into the building.  The colonnade supports 
habitable commercial or residential space above.  The 
colonnade covering the sidewalk provides pedestrian shelter 
and opportunities for covered outdoor dining. 

This frontage type is conventional for commercial use. 
 

A great variety of arcade designs are possible, but the 
following should apply: 

a. A minimum of 10-feet and maximum of 15-feet deep. 

b. Arcades should be no less than 12-feet wide and 10-
feet tall. 

c. Arcades should align with adjacent galleries and/or 
arcades to the extent possible. 

d. Spacing between openings and/or columns should be 
a minimum of 10-feet. 

e. Shopfront openings within arcades should be at least 
10 feet tall and shall provide clear views of 
merchandise displays within the space. 

f. The height and the proportions of the arcade should 
correspond to storefront openings and the façade 
consistent with the architectural style of the building. 

g. Soffits, columns/arches should be treated consistent 
with the architecture of the building. 

h. Entrances should be at sidewalk grade. 

i. Remaining open areas within the frontage zone shall 
be landscaped per Section 3.6.3, Public Realm 
Design. 

DESCRIPTION 

 
ARCADE FRONTAGE 

GUIDELINES 
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Figure 3.18  Arcade Frontage Type 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Images for illustrative purposes only. 

Images for illustrative purposes only. 

Example photo illustrating arcade frontage type. 
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Table 3.31  Terrace Frontage Type 
 

A terrace is a frontage wherein the building façade is set 
back from the street, paseo, or open space, by an elevated 
open area that is paved or planted.  This frontage type can 
effectively buffer building uses from the sidewalk. 

 
This type is recommended for residential and commercial 
use as it allows for semi-private use of frontage areas. 

 

A great variety of terrace designs are possible, but the 
following should apply: 

 
a. A minimum of five-feet to maximum of eight-feet 

deep.  Terrace design should take into consideration 
landscape areas, where adjacent to public landscape 
easement, to the extent possible. 

b. Terraces should be raised to transition into the 
building but maintain ADA access.  

c. A minimum of six-feet wide clear for entry landing. 

d. Fences defining the terrace should not exceed three-
feet in height from the highest adjacent grade of the 
terrace and comply with Section 3.6.3, Public Realm 
Design. 

e. Planted terraces and remaining open areas within the 
frontage zone shall be landscaped per Section 3.6.3, 
Public Realm Design. 

DESCRIPTION 

 
TERRACE FRONTAGE 

GUIDELINES 
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Figure 3.19  Terrace Frontage Type 

 
 
 
 

 
 
 

Images for illustrative purposes only. 

Example photo illustrating 
terrace frontage type. 

A 

Example photo illustrating 
terrace frontage type. 
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Table 3.32  Stoop Frontage Type 
 

A stoop is a frontage wherein the building façade is 
separated from the street, paseo, or open space by an 
entrance to the elevated ground floor of the building.  The 
entrance is usually an exterior stair and landing and may be 
covered. 

 
This type is recommended for ground-floor residential use as 
it facilitates a transition onto more residential frontage. 

 
A great variety of stoop designs are possible, but the 
following should apply: 

a. A minimum of three-feet and maximum of five-feet deep. 

b. Fences or walls defining the stoop should not exceed 
three-feet from the highest adjacent grade of the 
stoop and shall comply with Section 3.6.3, Public 
Realm Design. 

c. Stoops should be raised to transition into the building.  
The ground- story entry should not be elevated more 
than three-feet above the adjacent sidewalk. 

d. Stoops should correspond directly with the building 
entry(s) and be at least three-feet wide (perpendicular 
to or parallel with the adjacent walk). 

e. Building façade may be set back the depth of the 
entry stair from the sidewalk. 

f. The stoop may include a covered roof, awning, or 
door inset within the building front. 

g. Remaining open areas within the frontage zone shall 
be landscaped per Section 3.6.3, Public Realm 
Design. 

 

DESCRIPTION 

 

STOOP FRONTAGE 

GUIDELINES 
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Figure 3.20  Stoop Frontage Type 

Images for illustrative purposes only. 
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3.6.2.2 Corner Treatment 

»» Buildings at the corner of prominent intersections should 
have a corner entrance or an entrance oriented toward 
each adjacent street. 

»» Special attention should be paid to the architectural style 
and detail of buildings at prominent intersections, including 
display windows, façade materials, colors, art features, 
rooftop elements, and stepbacks. 

»» Corner buildings along major roadways (Vermont Avenue, 
Carson Street, Torrance Boulevard, 223rd Street, and 
Normandie Avenue), should incorporate vertical elements 
such as towers, spires, domes, etc., to act as a landmark and 
orientation point. 

3.6.2.3 Building Entrances 

»» Primary building entrances shall be located along major 
corridors and corners (Vermont Avenue, Carson Street, 
Torrance Boulevard, 223rd Street, and Normandie Avenue). 

»» Secondary building entrances shall be treated similarly in 
style and material as primary entrances to the extent 
possible. 

»» Each individual storefront entrance should be clearly 
defined and distinct from others. 

»» In mixed-use buildings, entrances to residential units shall 
use a separate main entrance located on the primary street. 

»» Residential uses shall have secured entrance areas that are 
separate from non-residential uses, but accessible from 
pedestrian pathways and residential parking areas. 

»» Incorporate Crime Prevention Through Environmental 
Design (CPTED) measures by creating well-lit and active 
entryways. Intimidating security features such as window 
grills or spiked gates are prohibited. 

3.6.2.4 Scale, Mass, and Articulation 

Building massing refers to how the development program is 
shaped into a structure that gives a building its architectural 
form.  For example, a building can have a taller mass in one 
wing, step down in another wing, and have a tower that 
emphasizes its entrance—all of which is achieved by modeling 
its massing.  Building massing can be used to frame public 
spaces, step down to adjacent uses, and provide architectural 
variety.  It is generally more interesting to see multiple buildings 
with a variety of heights and massing rather than a uniform large 
building block. 

Example photo illustrating a 
corner architectural treatment. 

Example photo illustrating 
clearly defined and distinct 
building entrances. 

Example photo illustrating a 
building with massing that 
creates architectural variety. 
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»» Building design shall avoid sprawling, monotonous façades, 
long straight-line building fronts, box shapes, and 
lackluster exterior treatments. 

»» For single-family residential, entrances and windows, not 
garages, should be the dominant elements of the front 
façades.  Window and door placement, size, material, 
and style shall help define a building's architectural 
style. 

»» Multiple buildings on the same site shall be designed and 
grouped, to the extent possible, to provide a cohesive, 
visual relationship among buildings, while at the same time 
provide for pedestrian plazas, open space, and views. 

»» Massing breaks, such as entry courts and stepped-back 
corners, are required to promote visibility and allow block 
transparency. 

»» Buildings shall reflect the human scale both vertically and 
horizontally using inset windows, prominent rooflines, 
articulation, and highlighted entryways. 

»» A variety of roof forms and heights can be used to alleviate 
the overall mass of the building and add to its aesthetic 
quality.  Roof forms shall match the overall architectural 
style of the building. 

3.6.2.5 Façades 

Façade generally refers to a building's external wall that faces 
a public street or open space.  The design and composition of 
façades involves the arrangement of architectural elements, 
such as doors, windows, balconies, caps, and pilasters, on the 
walls of buildings.  The façade and ground floor of a building 
are the most visible components seen by pedestrians, 
bicyclists, and motorists. 

»» Building façades shall be well defined with a distinct base, 
body, and roof or parapet. 

»» Façade elements such as materials, textures, patterns, 
colors, and detailing shall be used to lessen the perceived 
mass of larger buildings. 

Example photo illustrating a 
building façade with a distinct 
base and varying treatment to 
breakup building mass. 

Example photo illustrating a 
building with a highlighted 
entryway. 
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»» The highest level of architectural detailing should be 
focused along the building's ground-floor façade or any area 
visible from the public realm. 

»» Along major corridors such as Vermont Avenue and 
Carson Street, breaks in the street wall should be 
restricted to activate the pedestrian realm. 

3.6.2.6 Awnings, Canopies, and Marquees 

Encroachments such as awnings, canopies, and marquees are 
encouraged but shall be well designed and proportioned so 
they do not adversely impact the sidewalk environment.  
Canopies and awnings are encouraged along all retail street 
frontages. 

»» The minimum vertical clearance between the ground or 
street level and the encroachment shall be eight-feet. In 
areas of zero setback, awnings, canopies, and marquees 
should not project more than two-thirds the width of the 
sidewalk, subject to the California Building Code.  At least 
two-feet of clearance shall be maintained between the 
encroachment and the street curb line. 

»» Awnings or canopies that are designed to require ground 
support are prohibited on sidewalks.  In areas where 
setbacks are required, awnings, canopies, and marquees 
should not project past the setback line. 

»» For awnings and canopies, the materials, shape, 
dimensions, rigidity, reflectance, color, lighting, and signage 
shall relate to the architectural design of the building. 

3.6.2.7 Architectural Lighting 

»» Lighting shall enhance a building's form and enhance the 
pedestrian experience at night. 

»» Lighting shall not aim directly at the open sky or project off-
site or onto adjacent uses. 

»» Architectural lighting shall highlight main building entrances 
and special architectural elements along the building 
façade. 

»» Secondary building entrances shall be properly lighted to 
maintain a safe environment. 

»» Internal and external storefront lighting shall be designed 
for ground-floor retail and restaurant spaces to augment 
the pedestrian space. 

»» Blinking, flashing, and oscillating lights are prohibited. 

Example photo illustrating 
architectural detailing at the 
street level. 

Example photo illustrating 
awnings and canopies that 
relate to the architectural 
design of the building. 

Example photo illustrating 
architectural lighting that 
enhances the pedestrian 
experience. 
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»» Use warm white light where possible.  Colored lights should 
be avoided and shall only be used if they are part of a 
comprehensive architectural lighting theme of commercial 
areas or establishments. 

»» Use automatic timers where feasible to maximize safety at 
night and conserve energy. 

3.6.2.8 Colors and Materials 

The colors and materials of buildings can effectively create a 
streetscape of interest when applied appropriately and in 
partnership with façade modulation.  Quality materials not only 
last longer and wear better but preserve the quality of the 
public realm. 

»» Buildings shall use durable, high quality materials that can 
withstand weather and harsh external factors, are easy to 
maintain, and enhance the public realm.  Where feasible, 
employ natural and local materials, including natural stone, 
brick, and precast concrete. 

»» Colors and materials should be consistent with the overall 
architectural theme and compatible with the adjacent 
landscape and development. 

»» In mixed-use projects, architectural style and materials 
can vary slightly to differentiate between residential and 
commercial portions of the project. 

»» All sides of a building shall be considered and should be 
finished appropriately to provide continuity.  Backs of 
buildings may use more utilitarian materials provided they 
are compatible with the overall design. 

»» Material changes should not occur at corners; materials 
should continue for a minimum distance of four-feet 
around corners. 

»» Use variation in materials and colors to distinguish form 
changes at entrances, different uses or tenants, and 
between stories.  Rough-coated stucco shall be prohibited. 

»» Concrete and similar finishes can be used as long as they are 
finished and part of an overall architectural composition. 

3.6.2.9 Windows, Doors, and Balconies 

Windows, the main source of natural light and fresh air into 
buildings, should be designed to maximize the light that enters 
and to take advantage of natural ventilation. 

Example photo illustrating the 
use of color and material to 
create a modular façade. 

Example photo illustrating 
the use of color and material 
that creates an interesting 
streetscape. 

Example photo illustrating the 
use of colors and materials that 
are consistent with an overall 
architectural theme. 
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»» Clear glass should be used on the ground floor of 
non-residential buildings with minor obstructions.  
Windows on the ground floor facing streets shall 
constitute a minimum of 30 percent of the building 
façade, with minimal obstruction from signs or interior 
displays. 

»» "Eyes on the street" along major corridors shall be 
emphasized by placing balconies and bay windows along 
upper stories. 

»» For residential buildings, windows shall be of high quality 
and afford a shadow line as well as depth.  This may be 
achieved through inset windows with an integral frame or 
insetting the window into the exterior wall. 

3.6.2.10 Roofs 

»» Roof style shall complement the overall architectural style 
of the building.  A variety in planes, heights, and styles shall 
be used. 

»» Roof access shall be provided from the interior of the 
building and not through exterior ladders. 

»» Rooftop mechanical equipment shall be located below the 
highest vertical element of the building, and properly 
screened from public view. 

»» Inclusion of green roofs that include living plants and 
growing medium on top of a typical roofing system are 
encouraged. 

3.6.2.11 Green/Sustainable Building Design 

»» Energy efficient, non-toxic, and recycled-content building 
materials shall be used whenever possible, such as EPA 
"Energy Star" labeled windows. 

»» Natural lighting shall be utilized where possible to maximize 
daylighting and reduce cooling and heating requirements. 

»» Use materials that reduce the transfer of heat into and/or 
out of the building, such as cool roofs. 

»» Buildings and parking garages shall integrate sustainable 
design features, such as photovoltaic panels, cool roofs, 
grey water systems, and other features to reduce energy 
consumption. 

»» In new development, incorporate zero emission and electric 
vehicle charging stations in parking areas. 

Example photo illustrating a 
balcony on the upper story to 
provide "eyes on the street." 

Example photo illustrating a 
roof style that complements 
the architecture and screens 
mechanical equipment. 

Example photo illustrating 
an electric vehicle charging 
station. 
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»» Where feasible, use recyclable and sustainable building 
materials in new development. 

 
3.6.3 PUBLIC REALM DESIGN 

3.6.3.1 Landscaping 

In all zoning areas, all landscaping shall conform to the landscape 
standards contained in this Specific Plan or, for issues not addressed 
in the Specific Plan, Title 12 (Environmental Protection), Title 22 
(Planning and Zoning), and Title 31 (Green Building Standards) of the 
County Code. 

»» All commonly owned property and landscaped setback 
areas, exclusive of structural improvements, shall be 
landscaped and maintained in a weed-free condition with a 
combination of trees, shrubs, and ground cover. 

»» Landscaping at intersections shall be designed to not 
restrict vehicular sight distance. 

»» Projects shall integrate drought-tolerant, native, and low-
water-use plants and grasses where possible. 

»» Permeable surfaces should be used where feasible, and 
lawns should be limited to areas that serve a functional 
purpose. 

»» Landscaping shall be used to highlight building façades; 
screen less attractive elements; add color, texture, and 
visual interest; provide shade; and define the spatial 
organization of the site. 

»» Bio-filtration and bio-retention measures are encouraged to 
slow and treat stormwater runoff. 

»» Plant species and design shall avoid the creation of unsafe 
places hidden to the public. 

»» Landscaping requiring irrigation systems shall utilize 
highly efficient irrigation systems such as drip and bubbler 
irrigation and low-angle, low-flow spray heads. 

»» Inclusion of green roofs may contribute landscaping 
requirements. 

Example photo illustrating 
landscaping in the public 
realm. 

Example photo illustrating 
bio-filtration and bio-retention 
features integrated with 
landscaping. 

Example photo illustrating 
landscaping used as a 
screening element. 
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3.6.3.2 Screening: Fences, Walls, and Gates 

All provisions of the County Code shall apply to the construction of 
walls, fences, and hedges in the Specific Plan, with the exception of 
the following: 

»» If fencing is required for security reasons in the front yard, 
wrought-iron-style fences that do not obscure views are 
encouraged. 

»» The use of barbed wire, electrified fence, and chain-link 
fence in conjunction with any fence, wall, roof, or hedge is 
prohibited unless required by any law or regulation of the 
County, federal government, or agency thereof, as 
applicable. 

»» Walls and fences shall be constructed of durable materials 
and designed to complement the surrounding architecture. 

»» Defacement of walls and fences should be prevented 
through the use of trees, vines, and other landscaping. 

3.6.3.3 Outdoor Lighting 

»» Lighting should be human scale and shall be located at all 
building entryways, parking areas, seating areas, transit 
stops, open space areas, and pedestrian paths. 

»» Lighting fixtures shall be compatible with the architectural 
style of surrounding buildings to reflect the character of the 
area. 

»» Lighting shall be provided at intervals adequate for safety, 
while minimizing light spillage and glare onto adjacent uses. 

»» Freestanding light fixtures shall be placed outside of 
pedestrian and bicycle pathways. 

»» Light fixtures shall provide a warm light and use energy- 
efficient technology, such as solar-powered lighting. 

 

3.6.4 SIGNAGE 
»» All signage shall be consistent with Chapter 22.114 of 

Title 22. 

Example photo illustrating 
outdoor lighting located at all 
building entryways. 

Example photo illustrating 
outdoor lighting provided at 
regular intervals. 
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3.6.5 SPECIAL TREATMENTS:  TRANSIT STATION 
AREAS & GATEWAYS 

Key intersections and gateways require greater attention to 
detail due to their prominent locations and sensitive 
relationship to the public realm.  Special attention to the 
treatment of buildings and the public realm at key locations can 
greatly enhance the character of the area and establish a 
unique sense of identity. 

Key opportunity areas exist along major corridors and entrance 
points in the Specific Plan area—Vermont Avenue, Carson 
Street, Torrance Boulevard, 223rd Street, and Normandie 
Avenue. 

• Orient and design buildings located at key gateways and 
intersections to emphasize the corner as a node of activity and 
architectural prominence.  Solutions for developing projects 
that are of an exemplary quality at gateways or prominent 
intersections include: 

»» Tower elements as a prominent massing feature. 

»» Entry plazas on corner sites. 

»» Distinct changes in the building volume at the 
primary entry. 

»» Prominent landscape features, such as tall trees. 

»» Unique building lighting for nighttime effect. 

»» Public art installations that reinforce a theme reflective of 
the community. 

• Buildings should serve as iconic representations of the 
community character. 

• Trademark buildings (franchise architecture) shall be prohibited 
if they are not consistent with other design principles 
established in the standards and guidelines herein. 
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INTRODUCTION 
The West Carson Mobility and Public Realm Strategy describes 
the circulation improvements needed to support transit oriented 
development within the Specific Plan area.  A key component of 
the Specific Plan is the transformation of the current circulation 
network, which largely supports vehicular travel, to a network that 
places a higher priority on the principles of complete streets and multi- 
modal design.  The strategies set forth in this document are 
intended to provide a framework for establishing and maintaining a 
sustainable circulation network that supports both motorized and 
non-motorized modes of transportation together in an integrated 
system. 

 
GOALS AND POLICIES 
The following goals and policies set the framework for the mobility 
and public realm strategy of West Carson. They serve as guidelines 
and provide direction for future decision-making and development 
activities. The goals and polices identified in this section were derived 
from input received from community members, stakeholders, and 
County staff during the community engagement process and County 
Task Force meetings. The following lists the major mobility goals and 
policies for the Specific Plan. 

• Goal 1:  Provide and maintain a comprehensive circulation 
system that improves accessibility to transit, connections within 
the community, and the safe and efficient movement of all 
users of the roadway. 

»» Policy 1.1: Implement complete streets designs that 
contribute to a multi-modal transportation system. 

»» Policy 1.2: Ensure that roadway improvements allow for 
easier, safer, and more efficient transit operations, as well as 
improved passenger safety and accessibility. 

»» Policy 1.3: Consult with local jurisdictions to provide 
attractive and convenient bus stops, including shade/ 
weather protection, seats, transit information, and bus 
shelters where appropriate. 

»» Policy 1.4: Consider the interactions between bus and 
bicyclists and design bus stops that will help minimize 
conflicts. 

• Goal 2:  Provide safe, connected, and accessible bikeway 
and pedestrian network. 

»» Policy 2.1: Establish a connected pedestrian and bicycle 
network that links  Metro's Silver Line Station, Harbor-UCLA 
Medical Center, residential neighborhoods, local schools, 
and retail corridors. 
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»» Policy 2.2: Complete bicycle infrastructure improvements 
that close gaps in the County's Bicycle Master Plan and 
those providing connections to adjacent communities to 
enhance regional connectivity. 

»» Policy 2.3: Identify opportunities to create dedicated 
bicycle lanes and pedestrian sidewalks that connect the 
neighborhood and commercial areas to community 
services. 

»» Policy 2.4: Establish and maintain attractive and functional 
sidewalks that maximize accessibility, enhance the 
pedestrian environment, and foster social interaction. 

»» Policy 2.5: Design bicycle and pedestrian infrastructure in 
accordance with federal, State, and local design standards, 
including ADA accessibility standards. 

• Goal 3:  Provide and maintain attractive mobility corridors 
that promote livability and sustainability. 

»» Policy 3.1:  Implement streetscape features such as street 
lighting, street trees, landscaping, and wayfinding to create 
safer and attractive corridors. 

»» Policy 3.2:  Integrate pedestrian amenities, such as benches 
and public art to transform the streetscape and create 
public space. 

»» Policy 3.3: Identify new opportunities to incorporate public 
park and open space improvements within the area that 
provide small-scale, but well-designed outdoor areas for 
unstructured play and socializing. 

• Goal 4:  Promote efficient use of parking resources and 
support programs that attempt to induce mode shifts from 
single auto occupancy travel to transit, rideshare, bicycle, or 
pedestrian travel. 

»» Policy 4.1: Utilize shared parking where possible and 
establish guidelines and standards to optimize parking 
supply. 

»» Policy 4.2: Encourage and allow shared parking for new 
development in lieu of the provision of off-street parking 
spaces. 
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STREET NETWORK 
The Specific Plan provides guidance for the design of a 
comprehensive and context sensitive street network as shown in 
Figure 4.1 Street Network, to connect the West Carson community. 
Much of the street network within the Specific Plan area will remain 
the same to support new development and growth within the area, 
however some streetscape improvements are proposed along key 
arterials within the Specific Plan area. These improvements are 
intended to transform the existing auto-oriented streetscape into a 
more sustainable and multi-modal design. The Specific Plan's roadway 
and circulation network plans are described below. 

 
TORRANCE BOULEVARD 

Existing Conditions 
Torrance Boulevard is classified as a Secondary Highway on the 
County's Highway Plan and runs east and west at the northern edge of 
the Specific Plan boundary.  The corridor currently meets the minimum 
width right-of-way standards for a Secondary Highway classification 
as set forth in the General Plan, which is 80-feet.  The corridor is 
surrounded mostly by residential land use with some light industrial 
and general commercial use.  The posted speed limit is 35 miles 
per hour. Within the project area, the roadway consists of two travel 
lanes in each direction with a dedicated auxiliary lane in the center. 
On-street parking is not permitted along the corridor within the 
project area.  Torrance Transit operates a local bus line along a 
short segment of the corridor. 

 
Vision 
Torrance Boulevard's role as a key corridor connecting neighborhoods 
and communities within West Carson should be reinforced and 
enhanced through the provision of a well-connected network of high 
quality pedestrian and bicycle infrastructure.  Wider sidewalks with 
pedestrian amenities, such as street trees, landscaping, and lighting 
should be considered to enhance safety and the overall pedestrian 
environment.  Bicycle facilities and amenities should be installed 
to improve connections to the greater bikeway network, promote 
active modes of transportation, and to provide first-and-last mile 
strategies to transit. 

 
Plan Strategy 
Consistent with the County's Bicycle Master Plan, the Specific Plan 
proposes the addition of Class II bicycle facilities along 
Torrance Boulevard to improve connections to the regional bikeway  
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network, which includes the proposed 208th Street multi-use path 
and the Dominguez Channel located in the neighboring City of Carson. 
The Specific Plan also encourages the provision of community facilities, 
such as community centers, community gardens, and libraries, as well 
as enhancements to the pedestrian environment such as landscaping, 
street trees, and lighting to encourage more pedestrian activity and 
social interactions. 

 
VERMONT AVENUE 

Existing Conditions 
Vermont Avenue is classified as a Major Highway on the County 
Highway Plan and runs north and south within the Specific Plan 
boundary.  The corridor currently meets the minimum width right-
of- way standards for a Major Highway classification as set forth in 
the General Plan, which is 100-feet.  The corridor is surrounded by 
a variety of land uses including residential, mixed use, light industrial, 
and public space. The posted speed limit is 40miles per hour. 
Within the project area, the roadway consists of two travel lanes in 
each direction with a dedicated auxiliary lane in the center. Class II 
striped bike lanes also exist in each direction within the project area. 
On-street parking is permitted along much, but not all of the 
corridor within the project area. Torrance Transit and Metro operate 
bus lines along the corridor. 

 
Vision 
Vermont Avenue serves as a primary transit corridor within West 
Carson, with multiple bus routes from various local transit agencies 
traversing through the corridor.  Vermont Avenue's role as a key transit 
corridor should be reinforced and enhanced through the provision 
of high quality transit stop amenities and pedestrian infrastructure, 
landscaping, lighting, as well as streetscape improvements that will 
support high levels of pedestrian activity and improve accessibility to 
the area's rich transit network. 

 
Plan Strategy 
The Specific Plan introduces mixed-use and higher density residential 
development along Vermont Avenue to activate the corridor and 
encourage more pedestrian activity.  The Specific Plan will also 
introduce streetscape improvements including a striped buffer 
between existing Class II bicycle facilities and on-street parking to 
improve bicycling safety and landscaped medians to improve overall 
aesthetics along the corridor. 
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NORMANDIE AVENUE 

Existing Conditions 
Normandie Avenue is classified as a Secondary Highway on 
the County Highway Plan and runs north and south within the 
Specific Plan boundary.  The corridor currently does not meet 
the minimum width right-of-way standards for a Secondary 
Highway classification as set forth in the General Plan, which 
is 80-feet.  The roadway is located entirely within the City of 
Los Angeles and is not maintained by Public Works.  The 
corridor is surrounded by a variety of land uses including 
residential, mixed use, and public space.  The posted speed 
limit is 35 miles per hour.  Within the project area, the roadway 
consists of two travel lanes in each direction with a dedicated 
auxiliary lane in the center.  On-street parking is permitted 
along much, but not all of the corridor within the project area. 
Gardena Municipal and Torrance Transit operate bus lines 
along the corridor. 

 
Vision 
Normandie Avenue is a major roadway connector throughout 
the Specific Plan area as well as throughout the local region. 
Normandie Avenue is a key point of access to the West 
Carson area and the Harbor-UCLA Medical Center, with 
several bus routes from multiple transit agencies servicing the 
corridor.  Its role as a key corridor should be reinforced and 
enhanced through the provision of streetscape improvements, 
transit amenities, and a well-connected network of high quality 
pedestrian and bicycle infrastructure. 

 
Plan Strategy 
The Specific Plan proposes wider sidewalks along Normandie 
Avenue to accommodate high levels of pedestrian activity 
generated from the Harbor-UCLA Medical Center and the 
adjacent proposed mixed-use land use.  The Specific Plan also 
introduces a Class II bicycle facility along Normandie Avenue 
to improve connections to the greater regional bikeway 
network. 
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CARSON STREET 

Existing Conditions 
Carson Street is a Major Highway that runs east and west 
within the Specific Plan boundary.  The corridor currently 
meets the minimum width right-of-way standards for a Major 
Highway classification as set forth in the General Plan, which 
is 100-feet. The posted speed limit is 35 miles per hour. Within 
the Specific Plan area, the roadway consists of two travel 
lanes in each direction with a dedicated auxiliary lane in the 
center.  On-street parking is permitted along much of the 
corridor.  Torrance Transit and Metro operate bus lines along 
the corridor. 

 
Vision 
Carson Street is a gateway to the Specific Plan area and 
serves as a primary roadway connector to the Harbor-UCLA 
Medical Center.  The Specific Plan emphasizes a more livable 
and sustainable Carson Street with more mixed-use 
development opportunities, enhanced pedestrian and bicycle 
infrastructure, and a focus on a multi-modal approach to 
circulation for the area. 

 
Plan Strategy 
The Specific Plan proposes mixed-use and higher density 
development along and adjacent to Carson Street to lay the 
foundation for a more livable and sustainable corridor that 
works to improve air quality, traffic congestion, and mobility.  
The Specific Plan introduces wider sidewalks, landscaping, 
street trees, reduced on-street parking, striped buffers between 
existing bicycle facilities and vehicular traffic, and a multi-use 
pathway to support active modes of transportation.  The 
Specific Plan also encourages the provision of transit 
amenities, such as shelters, benches, lighting, wayfinding, 
service route maps and information, and streetscape 
improvements that focus on facilitating the safe and efficient 
movement of transit. 

Photo showing the existing 
condition of Carson Street. 
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223RD STREET 

Existing Conditions 
223rd Street is a Secondary Highway that runs east and west 
within the Specific Plan boundary.  The corridor meets the 
minimum width right-of-way standards set forth in the County 
Code, which requires various right-of-way widths ranging from 
80-feet to 100-feet depending on the location.  The corridor is 
surrounded by a variety of land uses including residential, 
general commercial, light industrial, and public space.  The 
posted speed limit is 25 miles per hour between Normandie 
Avenue and Vermont Avenue and 35 miles per hour east of 
Vermont Avenue. Within the project area, the roadway consists 
of two travel lanes in each direction. On-street parking is 
permitted along much of the corridor. 

 
Vision 
The Specific Plan transforms the existing auto-oriented design 
of 223rd Street to a more multi-modal streetscape, 
incorporating the principles of complete streets into its design 
with the provision of bicycle facilities, pedestrian amenities, 
and traffic calming methods to improve safety. 

 
Plan Strategy 
Consistent with the County's Bicycle Master Plan and recent 
efforts to secure grant funding for active transportation 
projects, the Specific Plan introduces both a Class II and a 
Class III bicycle facility along various segments of the corridor 
to improve connectivity to the regional bikeway network.  The 
proposed bicycle facilities are also intended to provide first-last 
mile solutions to transit within the West Carson area. 

Photo showing the existing 
condition of 223rd Street. 
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TRANSIT CIRCULATION 
A key component of the Specific Plan is to improve 
accessibility to the existing transit system and the overall 
transit experience, which encompasses more than the transit 
ride itself, but also includes getting to and from a transit stop 
and the rider's experience waiting for transit.  The following 
section describes transit circulation within the study area and 
identifies strategies to improve transit access and the overall 
transit experience. 

 
LOCAL BUS SERVICES 
The Specific Plan area encompasses a rich transit network 
that is serviced by three local transit agencies which includes 
Metro, Torrance Transit, and Gardena Municipal.  As illustrated 
in Figure 4.2, a total of eight local bus routes traverse 
throughout the Specific Plan area on primary transit corridors 
that include Normandie Avenue, Vermont Avenue, Carson 
Street, and 220th Street.  Of these streets, Normandie Avenue, 
Vermont Avenue, Carson Street, as well as 223rd Street have 
been identified as streets with completed Traffic Signal 
Synchronization Programs (TSSP), which help to prioritize the 
movement of transit vehicles. 

The local bus routes identified in Figure 4.2 not only provide 
service within the West Carson community, but also serve as 
feeder routes to the Metro Silver Line, located along the 
Interstate 110 freeway.  The Silver Line provides key 
connections between Downtown Los Angeles and the South 
Bay communities. 

The Specific Plan recommends coordinating operating 
schedules between local feeder bus routes and the Silver Line 
to improve overall transit service.  Schedule improvements 
such as minimizing passenger wait times between transfers 
can help improve efficiency and consequently encourage more 
transit ridership.  Recommended improvements include 
improvements to bus route arrival/departure times, frequency, 
and the relocation of bus stops to allow for better connection 
timing to the Silver Line stop.  Local transit agencies should 
collaborate to ensure service hours for routes improve transit 
connectivity and the efficiency of multi-operator transit trips. 
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BUS AND BIKE INTERFACE 
The Specific Plan also acknowledges that alternative modes of 
transportation, such as transit and bicycling are 
complementary modes and must often interact with one 
another on urban and suburban streets.  The coexistence 
between buses and bikes on roadways, however, can present 
significant challenges due to differences in size, average 
speed, and stopping patterns. Conflicts often arise as bicyclists 
must share the right-hand lane and curb with stopping buses.  
To minimize these types of conflicts, the Specific Plan 
encourages the exploration of alternative bus stop designs 
outside of the conventional curbside stops.  One such design 
includes creating a short bike channel that diverts bicycle 
traffic behind transit stops as depicted in Figure 4.3.  Additional 
analysis should be conducted to determine feasibility and to 
evaluate design effectiveness. 

 
Figure 4.3 Floating Bus Stop And Bike Channel Design 

 

 
TRANSIT ACCESS, COMFORT AND SAFETY 
• A key element impacting the overall transit experience 

includes the safety and comfort of the transit stop 
environment.  An individuals' perception of safety and 
comfort walking to and from a transit station as well as 
waiting for transit will impact their decision to use public 
transit.  The Specific Plan proposes the following 
improvements to safety and comfort for the Carson 
Street stop. 
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Transit Stop Relocation Along the Interstate110 
The existing Interstate 110 Carson Street transit stop, which 
services Metro's Silver Line, is accessed by patrons via 
stairways and elevators from the Carson Street overpass.  The 
stop's location directly below the Carson Street overpass and 
along the Interstate 110 freeway contributes to its low levels of 
perceived safety.  Although lighting exists at the transit stop, 
the stop lacks a sense of transparency, or the degree to which 
an individual can see or perceive what lies beyond the edge of 
a street or public space to feel safe.  Additionally, high travel 
speeds along the freeway also impact perceived safety as the 
existing stop fronts the Interstate 110 freeway. These factors 
likely contribute to the low utilization of the existing station. 

To improve transit access and safety, the Specific Plan 
proposes to move the existing transit stop from below the 
Carson Street overpass to a new location along the 
Interstate 110 freeway.  Relocating the stop from underneath 
the overpass would enhance visibility of waiting transit patrons 
and improve safety.  An example of this configuration is 
illustrated in Figure 4.4. 

 
Figure 4.4 Proposed Transit Stop Relocation 

 
Freeway Underpass and Overpass Enhancements 
Because the Interstate-110 freeway forms the eastern 
boundary of the Specific Plan area, freeway underpass and 
overpass enhancements are key in improving safety and 
comfort for the residents and visitors of West Carson.  The 
Specific Plan recommends incorporating visually-engaging 
elements at freeway crossings to make a friendlier street and 
pull active transportation users along the pathway.  
Incorporating public art along the Interstate-110 overpass or 
underpass can also help engage pedestrians and bicyclists by 
giving them compelling things to look at.
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The pedestrian experience and safety along the overpass can 
also be improved by installing special paving and bollards 
along curb edges.  These features help to improve safety for 
pedestrians with visual impairments and provide a valuable 
cue separating the sidewalk from the roadway and vehicular 
traffic 

 
Transit Amenities 
Transit stop amenities work to improve operations, ridership 
levels, and the overall transit experience. Amenities can 
include shelters, improved plaza areas, benches, lighting, 
transit information, bicycle racks, and public art.  Well-
designed transit stops can improve patron comfort and 
convenience and attract new riders. Installation of transit stop 
amenities should be done in consultation with the local transit 
agencies servicing the area, which includes Metro, Torrance 
Transit, and Gardena Municipal.  Figure 4.26 Pocket Park 
Concept at the Caltrans Park-n-Ride lot at Carson Street and 
Interstate-110, is another recommendation for improving transit 
amenities and safety near the Carson Street Station.  These 
improvements would require coordination with Caltrans, the 
owner of the parcel. 

Bus shelters play an important role in transit operations.  They 
provide patrons shelter from varying weather conditions and 
provide a place to rest and wait.  Bus shelters should provide 
other amenities such as benches, stop ID, route information, 
and lighting.  Additionally, shelter placement should not 
obstruct the loading and unloading of passengers or the 
pedestrian pathway. 

Transit information is also an important amenity at transit 
stops. Whenever possible, transit stops should include 
information on service routes and schedules, as well as local 
area maps and wayfinding information.  Providing transit 
information at stops allow patrons to determine whether they 
are waiting at the correct stop and where they need to go once 
they arrive at their stop.  Ideally, real-time arrival information 
should also be included whenever possible to improve transit 
reliability and encourage transit usage. 
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FIRST-LAST MILE STRATEGIES 
In 2014, Metro approved its First Last Mile Strategic Plan, 
which identifies design strategies to improve active 
transportation access and connections to public transit.  The 
Specific Plan recognizes that station access is a key element 
in successful TOD station area planning and identifies 
strategies that focuses on improving accessibility during the 
first and last miles of a transit rider's journey.  These strategies 
include streetscape improvements, bicycle and pedestrian 
infrastructure improvements, as well as signage and 
wayfinding improvements. 

 
PATHWAYS 
The Metro Pathways concept established in Metro's First-Last 
Mile Strategic Plan includes a hierarchy of pathways that 
extend to and from a transit station and is designed to support 
active modes of transportation.  These pathways take into 
consideration the existing street network, key destinations, 
feeder transit services, existing and planned infrastructure, 
existing bike and pedestrian volumes, and surrounding land 
uses to design a physical active transportation network that 
improves transit station access.  The Metro Pathways concept 
is comprised of two types of pathways, pathway arterials and 
pathway collectors.  Pathway arterials serve as the main 
branches of the network, while pathway collectors serve as 
feeder routes.  Figure 4.5 illustrates the proposed Metro 
Pathway network and includes pathway arterials, pathway 
collectors, existing Metro bus stops, key destinations, and 
suggested areas for wayfinding signage. 

 
Pathway Arterials 
Pathway arterials are primary routes that extend from stations 
and support maximum throughput activity for active 
transportation users.  They are designed to accommodate high 
levels of active transportation and a broad range of users.  
They typically include design treatments such as separated 
active transportation lanes, signal and crossing improvements, 
wayfinding, and plug-in components (i.e. bike share).  Pathway 
arterials should typically radiate out from a station portal in at 
least four directions, and extend out at a minimum of one-half 
mile from the station to an upper limit of three miles from the 
station.  Pathway arterials should also integrate the regional 
bikeway network at opportune points beyond the one-half mile 
access shed.  As illustrated in Figure 4.5, pathway arterials 
surrounding the Carson Street station include Carson Street, 
Vermont Avenue, and Figueroa Street. 
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Pathway Collectors 
Pathway collectors are routes within the station area that both 
feed into pathway arterials and support crossing movements 
and general station area permeability.  They work to reduce 
travel distances for non-motorized users by focusing on the 
provision of efficient access to pathway arterials.  Pathway 
collectors include streets and routes located within the one-half 
mile access shed of a transit station and streets that feed into 
the main branch lines or pathway arterials.  They typically 
include design considerations that improve intersection and 
mid-block crossings.  As illustrated in Figure 4.5, pathway 
collectors surrounding the Carson Street station include 213th 
Street, 214th Street, 220th Street, Moneta Avenue, and 
Berendo Avenue. 

 
STREETSCAPE IMPROVEMENTS 
The Specific Plan recognizes the role that the built 
environment and street design plays on a community's health 
and wellness.  Well-designed streets can provide safer and 
more attractive settings for people to walk and bike, as well as 
to encourage more transit use.  The Specific Plan focuses on 
laying the foundation for a more unified network of streets that 
promote multi-modal circulation as well as the safe and 
efficient movement of motorized and non- motorized modes of 
transportation.  The Specific Plan proposes the following 
streetscape improvements to promote more livable and 
sustainable streets.  More detailed landscape and hardscape 
design recommendations are included in the Public Realm 
Design and Park Design section below. 
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Vermont Avenue 
Vermont Avenue serves as a pathway arterial connecting the 
Carson Street transit stop. Proposed streetscape 
improvements for Vermont Avenue are illustrated in Figure 4.6. 
The improvements are intended to enhance and promote 
multi-modal activity along the corridor as well as to support its 
role as a pathway arterial with high levels of non-motorized 
activity.  Streetscape improvements include a Class II bicycle 
facility with striped buffer between on-street parking to 
enhance safety, street trees, lighting, reduced travel lane 
widths, and a landscaped median to improve visual aesthetics 
along the corridor.  The Specific Plan also recommends the 
installation of wayfinding signage along the corridor to improve 
navigation to the transit stop. 

 
Figure 4.6 Proposed Vermont Avenue Streetscape 
Improvements 
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Carson Street 
Similar to Vermont Avenue, Carson Street also serves as a 
pathway arterial connecting the Carson Street transit stop and 
serves as a primary transit corridor with several local bus 
routes traversing the corridor.  Carson Street's role as a 
pathway arterial and transit corridor solidifies the need for a 
multi-modal streetscape design that prioritizes the safe and 
efficient movement of multiple modes of transportation.  
Streetscape improvements to Carson Street are illustrated in 
Figure 4.7 and include wider sidewalks, Class II bicycle 
facilities with striped buffers, reduced travel lane widths, 
landscaped medians street trees, lighting, and a multi-use path 
along the south side of Carson Street.  The Class II bicycle 
facilities proposed in this Specific Plan are consistent with 
existing County street improvement plans. The County was 
recently awarded grant funding from the California Caltrans 
Active Transportation Program (ATP) to install a 0.5 mile 
Class II bicycle facility along Carson Street between 
Normandie Avenue and Vermont Avenue.  The new bikeway is 
intended to improve connections to existing facilities and the 
regional bikeway network and support Metro's First-Last Mile 
Strategic Plan. 

 
Figure 4.7 Proposed Carson Street Streetscape 
Improvements 
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Figure 4.8 Green-backed 
Sharrows 

 

 
 

Possible treatment options for 

green-backed sharrows. 

223rd Street 
223rd Street is classified as a Secondary Highway under the 
County's Highway Master Plan.  Proposed streetscape 
improvements for the 82-foot right-of-way segment of the 
corridor between Normandie Avenue and Vermont Avenue are 
illustrated in Figure 4.9.  These improvements include 
incorporating a Class III bicycle facility along the roadway to 
improve connectivity with the greater regional bikeway 
network.  The bicycle facility will incorporate green-backed 
sharrows to provide high visibility and send a strong signal to 
bicyclists as to where they should ride as well as to help alert 
motorists of their presence.  Examples of green-backed 
sharrows are provided in Figure 4.8. Streetscape 
improvements also include improved landscaping and street 
trees. 

Streetscape improvements for the 100-foot right-of-way 
segment of the corridor between Vermont Avenue and the city 
boundary for the City of Carson are illustrated in Figure 4.10.  
These improvements include reduced travel lane widths, the 
provision of on-street parking along the westbound portion of 
the corridor, and the introduction of a Class II bicycle facility in 
each direction with striped buffers.  These proposed 
improvements are intended to support the Specific Plan's 
vision of transforming the existing auto-oriented design of 
223rd Street to a more multi-modal streetscape. 

 
Figure 4.9 Proposed 223Rd Street 82'-Row Streetscape 
Improvements 
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Figure 4.10 Proposed 223Rd Street 100'-Row Streetscape 
Improvements 

 
220th Street 
220th Street serves as a pathway collector and provides 
connections to the Vermont Avenue and Figueroa Street 
pathway arterials.  As a pathway collector, 220th Street is 
intended to support crossing movements and moderate levels 
of activity for active transportation users.  Streetscape 
improvements to the segment of 220th Street adjacent to the 
Harbor-UCLA Medical Center are illustrated in Figure 4.11 
Proposed improvements include relocating the exterior fence 
surrounding the medical center behind the existing culvert and 
covering the culvert to support an expanded pedestrian 
pathway and landscaping. Improvements to the remaining 
segment of 220th Street are illustrated in Figure 4.12 and 
include Class III bicycle facilities, street trees, lighting, and 
wider sidewalks. 

In addition to the proposed streetscape improvements, the 
Specific Plan recommends improvements to the existing 220th 
Street pedestrian bridge.  The pedestrian bridge crosses over 
the Interstate 110 freeway and is accessed via a walkway at 
220th Street.  The existing bridge has low levels of visibility 
and poor lighting conditions, which adversely impacts safety 
and contributes to the bridge's low levels of utility.  The 
Specific Plan proposes to improve safety at the bridge by 
incorporating overhead lighting as well as lighting along the 
proposed handrails.  The Plan also focuses on enhancing the 
visual aesthetics of the bridge by introducing a painted 
walkway, painted support poles, and a mural to help deter and 
camouflage graffiti.  These proposed improvements are 
illustrated in Figure 4.13. 
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Figure 4.11:  Proposed 220th Street Streetscape 
Improvements (Harbor-UCLA Medical Center) 

 
 

Figure 4.12:  Proposed 220th Street Streetscape 
Improvements 
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Figure 4.13:  Proposed 220th Street Pedestrian Bridge 
Improvements 

 

 

Before and after renderings of the 220th Street pedestrian bridge. 
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Normandie Avenue 
Similar to Vermont Avenue and Carson Street, Normandie 
Avenue also serves as a pathway arterial connecting the 
Carson Street transit stop. Due to right-of-way constraints, only 
the pedestrian sidewalk along the east side of Normandie 
Avenue lies within the County's jurisdiction.  The remaining 
section lies within the City of Los Angeles' right-of-way. 
Streetscape improvements to Normandie Avenue include 
improved landscaping to enhance the pedestrian environment 
as illustrated in Figure 4.14. 

 
Figure 4.14:  Proposed Normandie Avenue Streetscape 
Improvements 
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PUBLIC REALM DESIGN AND PARK 
STRATEGIES 
One of the most important components of place-making is 
thoughtful urban design that employs buildings, open space, and 
landscaping to create engaging and comfortable outdoor places for 
residents, visitors, and workers of an area.  Places such as 
sidewalks and parkways, multi- purpose trails, parks, plazas, and 
squares should be linked to each other and to the larger 
community.  This interconnected pattern creates a range of 
valuable venues that accommodate a full spectrum of urban, 
commercial, and family-oriented activities. 

This section identifies recommendations for change in the public 
realm, including pedestrian circulation, new small park 
opportunities, a landscape plan for major roads, and the creation of 
a transit plaza for riders using Metro's Carson Station.  It is 
important to note that as the Harbor-UCLA Medical Center Master 
Plan gets implemented overtime, there will be significant 
improvements in terms of landscaping, fencing, pedestrian paths, 
lighting, seating, and public art that will significantly upgrade the 
public realm along the edges of the campus.  The landscape design 
plan for this Specific Plan is intended to be integrated with and 
complement the medical campus. 

The recommended strategies can improve the public realm and 
park network by utilizing public land/streets and pedestrian 
connections to bring park and open space amenities within 
reasonable walking distance for residents.  Key components of this 
strategy include: 

• The creation of new open space amenities in tandem with new 
development.  The development regulations for this Specific Plan 
include detailed requirements for the provision and design of usable 
open space. 

• Requiring new development to have an engaging relationship to 
public streets, with requirements for how building entrances are 
designed, front setbacks are designed, and requiring parking 
to be located to the rear or side of buildings. 

• Maximizing visibility and promoting safety of existing and new plaza 
areas, transit stops, pedestrian bridges, and park areas. 

• Transforming vacant or publicly-owned lots, drainage channels, and 
cul-de-sacs into pocket parks and pathways. 

• Improving the sidewalk and parkway systems on the arterial 
roadways, with the addition of street trees and parkway 
plantings, street furniture, enhanced street crossings, bus stop 
improvements, and pedestrian lighting where needed. 
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• Enhancing pedestrian crossings with improved marked 
crosswalks, providing pedestrian safety islands and curb 
extensions where feasible, and other techniques. 

PEDESTRIAN ENVIRONMENT 

Sidewalk Hierarchy 
The quality of the pedestrian environment often impacts a 
person's decision to walk or drive to an area. Adequate 
pedestrian infrastructure, together with appropriate land use 
designations, can help to activate corridors and promote 
pedestrian activity.  This section discusses some of the 
existing opportunities to improve the pedestrian environment 
within West Carson and to reinforce the area as a TOD district. 

Sidewalks shall be recognized not as a pedestrian amenity, but 
as the back bone of West Carson's pedestrian network. 
Sidewalks present inventive opportunities to transform streets 
into public spaces.   

Although sidewalks exist along major streets within the 
Specific Plan area, most sidewalks are narrow in width and do 
not support high levels of pedestrian activity.  The Specific 
Plan proposes a sidewalk hierarchy to establish a physical 
framework for sidewalk design. The sidewalk hierarchy is 
intended to facilitate the most appropriate allocation of space 
that encourages people to walk as a part of their everyday 
routine. 

The sidewalk hierarchy is composed of three levels: Level 1, 
Level 2, and Level 3 as shown in Figure 4.15 Pedestrian 
Network Map.  Each level varies in its allocation of space 
amongst the frontage zone, pedestrian zone, furniture zone, 
and curb zone, which are defined as follows: 

• Frontage Zone:  The frontage zone encompasses the area of 
the sidewalk that separates pedestrians from the property line 
or building/store fronts. The frontages zone typically provides 
space for outdoor seating, store entrances, street vendors, 
and provides a buffer for pedestrians from opening doors and 
other architectural elements.  There are a variety of frontage 
types that define how buildings are accessed and how private 
property interfaces with the sidewalk. Requirements for 
frontage types on key streets within the Specific Plan area are 
included in Chapter 3. 
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• Pedestrian Zone:  The pedestrian zone is the area of the 
sidewalk that is specifically reserved for pedestrian travel.  It 
should be free of obstacles, well-lit, and functional in all weather 
conditions.  Street furniture, plantings, outdoor seating, utility 
boxes, and other elements should not protrude into the 
pedestrian zone.  Additionally, the surface quality of the 
pedestrian zone is of key importance and should be smooth, 
stable, and slip resistant, with minimal gaps and rough surfaces. 

• Furniture Zone:  The furniture zone is the area of the sidewalk 
between the pedestrian zone and the street curb.  The furniture 
zone provides space for utilities, such as traffic poles and fire 
hydrants, as well as amenities, such as benches, bus shelters, 
and street trees.  Items placed in this zone shall be strategically 
located so not to obstruct sight lines, prevent damage from 
vehicles on the street, and to allow for access to and from 
parked cars. 

• Curb Zone:  The curb zone is the first six inches of sidewalk area 
immediately adjacent to the roadway.  The curb zone 
discourages motor vehicles from driving onto the sidewalk, 
prevents excess water from collecting onto the sidewalk, and 
provides a valuable cue that separates the sidewalk from the 
roadway and vehicular traffic. 

Each level within the hierarchy is designed to support varying levels 
of pedestrian activity.  Locations of each level corresponds with the 
locations of the various pathways in the Metro Pathways hierarchy. 
For instance, Level 1 sidewalks, which are the widest sidewalks, should 
be located along pathway arterials to accommodate high levels of 
pedestrian activity.  Level 2 sidewalks should be located along pathway 
collectors to accommodate moderate levels of pedestrian activity, 
while Level 3 sidewalks should be reserved for low-density residential 
streets. The various levels of the sidewalk hierarchy are defined as 
follows: 

• Level 1:  Level 1 sidewalks are the widest sidewalks within the 
hierarchy and should have a minimum width of 10-feet to 
support high pedestrian volumes and to accommodate the 
street trees, benches, outdoor seating, and other amenities.  
Level 1 sidewalks should be located along pathway arterials 
and areas with higher density, mixed-use, or commercial land use 
development.  Space allocation for Level 1 sidewalks should 
favor the pedestrian and frontage zone to provide adequate 
passing space between pedestrians and to accommodate for 
store-front amenities such as outdoor seating within 
commercial or mixed-use zones.  Examples of a Level 1 
sidewalk can be seen in the Vermont Avenue and Carson 
Street streetscape improvements illustrated in Figures 4.6 
and 4.7. 



 

HOA.103086245.1    

[ 161 ] CHAPTER 4. MOBILITY AND PUBLIC REALM 

 
 

• Level 2:  Level 2 sidewalks are slightly narrower in width than 
Level 1 sidewalks and should have a minimum width of seven-
feet to accommodate moderate levels of pedestrian activity 
and to accommodate some pedestrian amenities.  Level 2 
sidewalks should be located along pathway collectors.  Space 
allocation for Level 2 sidewalks should favor the pedestrian and 
furniture zone.  Examples of a Level 2 sidewalk can be seen in 
the 82-foot right-of-way streetscape improvement for 
223rd Street as illustrated in Figure 4.9. 

• Level 3:  Level 3 sidewalks are the narrowest sidewalks within 
the hierarchy and should be located along low-density 
residential streets that do not carry high volumes of traffic or 
pedestrian activity.  They should have a minimum width of five-
feet to meet ADA standards and should favor the pedestrian 
zone. 

 
Figure 4.15 illustrates the suggested locations of the various 
sidewalk levels.  The Specific Plan, however, recognizes that 
sidewalk design and construction often occurs under 
constrained conditions, such as narrow rights-of-way, utilities, 
grading, and topography.  These are all key factors to consider 
when designing and constructing accessible sidewalks. 
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Pedestrian Crossings 
A safe and comprehensive pedestrian network requires the ability to 
complete two important functions: walking along streets and crossing 
streets safely.  Several tools exist to enhance the overall 
pedestrian experience and to help make crossing streets easier 
and safer for pedestrians.  They include the installation of crosswalks 
at intersections and mid-block, curb ramps, pedestrian crossing 
signs, signals, and more.  Figure 4.16 illustrates existing and 
proposed locations for pedestrian crosswalks.  In addition, the 
Specific Plan recommends the following design guidelines to 
facilitate safe pedestrian crossing: 

Marked Crosswalks:  Marked crosswalks are a key element in 
providing safe pedestrian crossings.  Crosswalks help to guide 
pedestrians and identify locations where it is safe to cross, as well as 
inform drivers of pedestrian movements.  Crosswalks can be 
located at intersections, mid-block crossings, or uncontrolled 
crossings.  Crosswalks should meet basic requirements for visibility 
and should follow guidelines set forth in the Federal Highway 
Administration (FHWA) Manual on Uniform Traffic Control Devices 
(MUTCD).  The Specific Plan recommends that crosswalks be in 
place at the following locations whenever possible: 

 
1. All signalized intersections 

2. Near key transit stops and stations 

3. Locations with heavy pedestrian volumes (such as along Vermont 
Avenue) 

4. Along school walking routes (such as along Meyler Street) 

5. Trail crossings 

Pedestrian Safety Islands:  Pedestrian safety islands provide 
pedestrians refuge and reduce the exposure time experienced at 
crossing wide intersections and should be installed at locations where 
pedestrians are required to cross three or more lanes of traffic in one 
direction, such as along Carson Street and Vermont Avenue. 

Curb Extensions:  Curb extensions are traffic calming treatments 
that narrow the roadway to create safer and shorter crossing 
distance for pedestrians. They also help to improve the overall 
visibility of pedestrians by placing them in alignment with on-street 
parking.  They should be placed on streets with high pedestrian 
volumes or along wide streets that are difficult to cross. 

Curb Ramps:  Curb ramps are critical features to improve accessibility 
pedestrians with mobility limitations and visual impairments.  They 
should be installed at all crosswalks to comply with ADA requirements. 

Example photo illustrating 
signage used to indicate a 
pedestrian crossing. 
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Pedestrian Signage: Pedestrian crossing signage is used to alert 
motorists of the presence of pedestrians along roadways.  They should 
be installed at uncontrolled crossings and near key destinations, such 
as Meyler Elementary School and Van Deene Avenue Elementary 
School to alert motorists in advance. 

 
Streetscape Design 
Streets with comfortable sidewalks and planted parkways provide 
the unifying structure of the plan area. Pedestrian friendly sidewalks 
should incorporate amenities that are attractive, pleasant, offer visual 
stimulation, promote activity.  The Specific Plan recommends 
the following design guidelines to guide the installation of 
streetscape amenities: 

 
1. Street Trees:  Street trees serve a variety of urban design 

functions such as acting as a pedestrian buffer, 
accentuating spaces, creating a sense of enclosure, 
improving air quality, reduction of heat island effect by 
providing shade and filtered light, and improving visual 
aesthetics along a corridor.  Street trees should be 
incorporated whenever possible, especially along pathway 
arterials. All street trees should be planted in accordance with 
established County planting standards. 

2. Seating:  Seating provides reprieve for pedestrians and 
provides a place to rest or wait.  Providing comfortable 
places to sit can transform a sidewalk into a gathering place 
for social activity.  Pedestrian seating and benches should be 
installed when feasible and should adhere to ADA standards 
and should not obstruct pedestrian pathways. 

3. Street Lights:  Street lights provide a sense of safety and 
security for pedestrians and waiting transit patrons, as well as 
facilitate the safe movement of vehicular traffic.  
Appropriate levels of street lighting should be installed to 
provide safe, consistent lighting along a corridor, while 
reducing energy consumption and costs.  The addition of 
pedestrian lighting on Carson Street and segments of Vermont 
Avenue within the Specific Plan area is highly recommended 
to increase safety. 

4. Public Art:  Public art features help provide visual 
stimulation and improve visual aesthetics along a corridor. 
They can help unify an area or district or help to identify a 
neighborhood gateway.  Care should be given to the 
installation of public art to ensure that they do not obstruct 
pedestrian pathways and they adhere to ADA standards.  
The introduction of public art would be appropriate within the 
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median at the intersection of Carson Street and the Interstate 
110 off/on ramps.  The art could be an extension of the art 
improvements planned for Harbor-UCLA Medical Center. 

5. Furnishings:  Furnishings such as seating and bike 
racks encourage pedestrian and bicycle activity by providing a 
sense of comfort and convenience.  Pedestrian-oriented streets 
and hubs of high pedestrian activity should provide appropriate 
seating at regular intervals.  Seating should be located in areas 
with shelter, shade, trees, and lighting and may be enhanced 
with seat walls, landscaping, fountains, and trellises, and 
other features.  Bike racks should be placed in areas with 
ample space per bike and an adequate pedestrian clearance. 
Encourage bike rack design to enhance the identity of the 
community. 

The streetscape design recommendations as shown in 
Figures 4.17 - 4.24 are focused on the major roadways:  
Carson Street, South Vermont Avenue, West 220th Street, and 
West 223rd street.  There are currently very few street trees or 
planted parkways within the public rights-of-way.  There are 
some trees that have been planted along front property lines that 
help to provide shade for pedestrians. In general, a consistent, 
well-designed landscape plan for the streets can provide shade, 
introduce seasonal color, define the street edge, and invite 
pedestrian activity.  The following landscape and planting design 
recommendations are based on Public Works' Tree Selection Catalog, 
Los Angeles County's Drought Tolerant Plant List, and Harbor UCLA's 
Master Plan Landscape Design Guidelines.  The landscape 
recommendations in this chapter are conceptual only.  When 
the County considers such improvements, these recommendations 
will be further evaluated and supplemented on a case-by-case 
basis. 

• Major streets will be composed signature plantings from the 
plant palette to create clearly defined identities unique to each 
street to improve wayfinding and announce arrival into West 
Carson. 

• Formal plantings will be arranged along parkways and landscape 
easements at intervals appropriate with street scale and canopy 
cover to provide a sense of rhythm and movement within the 
streetscape. 

• Flowering trees and trees with seasonal color have been 
selected to provide a dynamic color palette, the use of color is 
key for creating an active landscape which denotes the passing 
of time and creates visual interest. 

Example photo of public art 
used to brand a district. 
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• The plant palette incorporates deciduous plant material to 
provide shade canopies during the warm season while allowing 
penetration of sunlight during the cooler months to provide a 
more comfortable and inviting atmosphere. 

• Incorporate suspended pavement system(s) improving soil 
volume to support larger tree species development and 
improve plant health, promoting higher plant success rates. 
Additionally, these systems provide stormwater quality 
management through capture, evapotranspiration and storage. 

• The placement of trees and portions of planted parkways will 
provide greater separation for pedestrians from the vehicle 
traffic, promoting the use of sidewalks by creating a more 
comfortable experience for pedestrians. 

 
 
 

Pink Trumpet Tree Australian Flame Tree 
 

London Plane Tree Tipu Tree 
 

Golden Rain Tree Golden Trumpet Tree 
 

Purple Leaf Plum Thundercloud New Zealand Christmas Tree 
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Arizona Ash Elegant Water Gum 
 

Coast Live Oak Marina Strawberry Tree 
 

African Tulip Tree Australian Willow 
 

Desert Willow Chinese Pistache 

  



SCALE: 1"=20' 
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Figure 4.18 Street Trees: Carson Street 
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Figure 4.19 Street Trees: Vermont Avenue 
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Figure 4.20 Street Trees: 220th Street (West of Vermont Avenue) 
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Figure 4.21 Street Trees: 220th Street (East of Vermont Avenue) 
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Figure 4.22 Street Trees: 223rd Street (West of Vermont Avenue) 
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Figure 4.23 Street Trees: 223rd Street (East of Vermont Avenue) 
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Figure 4.24 Design Recommendations 
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NEW PARK OPPORTUNITIES 
Within the entire unincorporated West Carson area, there is an 
average of about 0.4 park acres per 1,000 residents, which is 
well below the County average of 3.3 park acres per 
1,000 people.  In addition, only 24 percent of people in West 
Carson live within walking distance (half-mile) of a park, as 
opposed to the County's average of 49 percent.  While the 
majority of Specific Plan area residents have a high need for 
parkland and park amenities, there is almost no vacant 
publicly-owned land available to develop new parks. 

Within the Specific Plan area, half an acre of parkland is 
available for recreational and public use at the Park Learning 
Grove County Park.  This park is a small public green space 
with no amenities, and is used as a joint-use facility with 
Meyler Street Elementary School. Park amenities, including 
basketball courts and playground equipment, are available at 
another joint use park facility located in the Specific Plan area 
at Van Deene Avenue Elementary School, but does not 
include any green or open space. Beyond the Specific Plan 
area, the nearest park facilities can be found at the 
Normandale Recreation Center in the City of Los Angeles, the 
Veterans Sports Complex in Carson, Carson Park in Carson, 
and joint-use facilities at White Middle School. 

Figures 4.25 - 4.31 identify potential locations for the creation 
of pocket parks by converting cul-de-sacs, partially covering a 
drainage channel, and ultimately reclaiming property that will 
no longer be needed by Harbor-UCLA Medical Center.  Each 
of these concepts shows the potential for passive and active 
recreation.  The ultimate design and programming of these 
spaces should be done in conjunction with the neighborhood in 
which they are located. Pocket parks can provide socialization 
opportunities for a wide variety of age groups. 
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Figure 4.26 Pocket Park Concept at the Caltrans Park-n- 
Ride lot at Carson Street and Interstate 110 
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Figure 4.27 Pocket Park Concept at the East End of 220th 
Street 

 
 

Decorative pathway leading to 
bridge 

 
Play area for children and 
waiting area for parents 

C Play structure 

D Small covered area with picnic 
tables 

 
Enhanced lighting for park and 
pathways 

F Shade trees 

G Reconfigured access within the 
storage site 

 
New signage/monumentation at 
intersection with Vermont 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Opportunity 
• To provide children and parents with a safer and inviting 

walking experience to White Middle School via a pedestrian 
bridge over the Interstate 110. 

• To create a small pocket park within the cul-de-sac at 
220th Street. 

• To improve the pedestrian bridge with new fencing and lighting. 

F 
B 

H 
E 

D 
A 

H 
C 

220TH ST. 
G 

A 

E 

A 

B 

E 

V
E

R
M

O
N

T
 A

V
E

. 

H 



 

HOA.103086245.1    

WEST CARSON TOD SPECIFIC PLAN [ 180 ] 
 

Figure 4.28 Pocket Park Concept at 208th Street and Javelin Street 
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D Shade structure with table 

Existing maintenance road with 
gates at edge of park 

A 
E 
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D D 

A A 
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Figure 4.29 Pocket Park Concept for the Harbor-UCLA 
Kindercare Site (Option 1) 

 
 

A Parking for the park site only 

Opportunity for differently 
programmed park areas 

Community garden 
 

Re-purposed parks and 
recreation building 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Opportunity 
• To repurpose the Harbor-UCLA Medical Center Kindercare site, 

if and when this use relocates to the main hospital campus. 

• To provide new park and recreation opportunities accessible 
from Carson Street and the residential neighborhoods to the 
north. 

• To repurpose the Kindercare building as the West Carson Youth 
Center, with structured programs and events. 

• Create a combined access drive to both the multi-family 
apartment project and the park at the signalized intersection. 
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Figure 4.30 Pocket Park Concept for the Harbor-UCLA 
Kindercare Site (Option 2) 

 
 

Combined parking for the park 
and guests of the residential 
project 

 
Opportunity for differently 
programmed park areas 

C Community garden 

Re-purposed parks and 
recreation building 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Opportunity 
• To repurpose the Harbor-UCLA Medical Center Kindercare site, 

if and when this use relocates to the main hospital campus. 

• To provide new park and recreation opportunities accessible 
from Carson Street and the residential neighborhoods to the 
north. 

• To repurpose the Kindercare building as the West Carson Youth 
Center, with structured programs and events. 

• Create a combined access drive to both the multi-
family apartment project and the park at the signalized 
intersection. 
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Figure 4.31 Pocket Park Concept for the East End of 214th 
Street 

 
 

Decorative pathway leading to 
bridge 

 
Enhanced paving area with play 
equipment for children and 
waiting area for parents 

 
Enhanced lighting for park and 
pathways 

 
Small covered pavilion with 
picnic amenities 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Opportunity 
• To provide children and parents with a safer and inviting 

walking experience via a pedestrian bridge over the 
Interstate 110. 

• To create a small pocket park within the cul-de-sac at 
214th Street. 

• To improve the pedestrian bridge with new fencing and 
lighting. 
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BICYCLE CIRCULATION 
Bicycling provides a sustainable solution for traveling the first 
and last mile to and from a transit station.  While transit and 
bicycling are complementary modes, issues of infrastructure 
connectivity often impacts a person's decision to bike the first 
and last mile of their journey from transit.  The following section 
describes improvements to bicycle network to promote bicycling 
within the Specific Plan area. 

 
Bicycle Facility Types 
Bikeways are facilities that are designated primarily for bicycle 
travel. They are generally divided into three types: Class I, 
Class II, Class III, and Class IV. 

»» Class I (Bike Path):  Provides a completely separated right- of-
way (off-street) designated for the exclusive use of bicycles 
and pedestrians with crossflow traffic minimized. 

»» Class II (Bike Lane):  Provides a restricted right-of-way (on-
street) designated for the exclusive or semi-exclusive use of 
bicycles with through travel by motor vehicles or 
pedestrians prohibited, but with crossflows by pedestrians 
and motorists permitted. Vehicle parking can be allowed to 
the right of bike lane if sufficient right-of-way width exists. 

»» Class III (Bike Route):  Provides for shared use with 
pedestrians or motor vehicles and is (on-street) designated 
by signs or permanent markings. 

»» Class IV (Cycle Track):  Provides bikeways (cycle tracks) 
located in or adjacent to a roadway and separated from 
traffic by a physical barrier such as bollards, on-street 
parking, or planters.  This design allows an exclusive right-of- 
way for bicycle travel. 

 

Figure 4.32 Bike Facility Types 
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Bicycle Network 

1. Figure 4.33 illustrates the level of bicycle accessibility within a 
three mile radius of the Carson/Harbor Freeway transit station.  
Using the station as a starting point, all possible bicycle routes 
were mapped based on the street grid and then consolidated 
into a larger catchment shape or bike shed.  The existing 
bicycle network within the Specific Plan area provides limited 
accessibility and connectivity, with approximately five miles of 
existing bikeway infrastructure. Of the five miles, four and one 
half miles are Class II bicycle facilities and one half miles are 
Class III.  One of the main constraints of the existing bicycle 
network is the limited north and south access, with only two 
north-south bike paths that traverse through West Carson. 

2. The Specific Plan proposes to add approximately 7.50 miles of 
bikeways to the existing network.  These streets were 
selected based on the opportunities they presented to 
improve connectivity within West Carson and the regional 
bikeway network of neighboring cities.  The Specific Plan 
proposes to add the following bicycle facilities: 

• 208th Street Drainage Channel Multi-Use Path or Class I bicycle 
facility 

• Meyler Avenue Multi-Use Path (between 220th Street and 
Carson Street) 

• Normandie Avenue Class II bicycle facility 

• Carson Street Class II bicycle facility with striped buffer 

• 223rd Street Class II bicycle facility with striped buffer (between 
Vermont Avenue and City of Carson boundary) 

• 223rd Street Class III bicycle facility (between 
Normandie Avenue and Vermont Avenue) 

• 220th Street Class III bicycle facility 

• Meyler Avenue Class III bicycle facility 

• Doble Avenue Class III bicycle facility 

• 214th Street Class III bicycle facility 

3. Buffered Class II bicycle lanes are proposed along Carson Street, 
and the segment of 223rd Street between Vermont Avenue and 
the City of Carson boundary.  Buffered bicycle lanes are 
created by painting a striped buffer between the bicycle facility 
and on- street parking.  These striped buffers help to improve 
safety and provide additional space between parked cars and 
bicyclists. 
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Striped buffers are recommended along streets with average 
speeds of 40 mph or more. 

4. Additionally, the County, on behalf of West Carson, applied and 
received funding assistance for its West Carson Community 
Bikeways project under the Caltrans ATP Cycle 2 program.  
The West Carson Community Bikeways project includes the 
design and construction of 0.5 mile Class II bicycle facilities 
on both Lomita Boulevard and Carson Street, as well as 
0.65 miles of Class III bicycle facilities on 220th Street, 
between Normandie Avenue and Vermont Avenue. 
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208th Street Multi-Use Path 

The 208th Street drainage channel presents an opportunity to 
implement a multi-use path to encourage and promote active 
transportation.  The 208th Street drainage channel located 
along the northern boundary of the Specific Plan area provides 
opportunities to connect to the larger regional bikeway 
network, which includes the existing Class I bicycle facility 
along the Dominguez Channel.  Figure 4.33 illustrates where 
the proposed multi-use pathway would be located, while Figure 
4.34 illustrates its proposed design. 

 
Figure 4.34 Proposed 208th Street Drain Channel Bikeway 

 

Bicycle Infrastructure Amenities 
In addition to provision of bikeways, the Specific Plan recommends 
the following design guidelines to guide installation of bicycle 
infrastructure amenities: 

 
1. Bicycle Parking:  Providing ample, well-designed bicycle 

parking is a key component to increasing bicycling within an area. 
Bicycle parking consists of racks that supports the bicycle 
upright and provides a secure place to lock.  Care should be 
given to their installation to ensure that they do not 
obstruct pedestrian pathways and they adhere to ADA 
standards. Consideration should be given to installing bicycle 
parking near key transit stops and key destinations. The 
required amount of bicycle parking to be provided per land 
use is discussed in detail in the Bicycle Parking Standards 
section. 

2. Bicycle Crossing Signals:  Bicycle signals facilitate safe intersection 
crossing by instructing bicyclists when they are able to enter an 
intersection and by restricting conflicting vehicular movement. 

3. Bicycle Wayfinding Signage:  Bicycle wayfinding systems 
typically consists of signs or pavement markings that indicate 

Example photo of multi-use 
path in a drainage channel. 
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information regarding route, destinations, and directions.  
They help familiarize bicyclists with the bikeway network, 
identify best routes to destinations, and alert motorists of the 
presence of bicyclists.  They should be placed along all streets 
that are part of the bikeway network. 

 
Bicycle Parking Standards 
The provision of bicycle parking provides a number of benefits 
that can enhance the overall bicycling experience in West 
Carson.  These benefits include reducing bicycle damage from 
improperly parked bicycles, as well as reducing sidewalk 
hazards for pedestrians caused by improperly parked bicycles 
on sidewalks, reducing bicycle thefts, preventing damage to 
trees and other street furniture, and improving access to local 
shops, jobs, and transit. 

The West Carson TOD Specific Plan provides modifications to 
the existing bicycle parking requirements contained in 
Chapter 22.112.  Bicycle parking requirements are provided for 
both short-term and long-term parking.  Per the County Code, 
short-term bicycle parking is defined as bicycle parking 
intended for a period of two hours or less, while long-term 
bicycle parking is defined as bicycle parking intended for a 
period of two hours or longer.  Short-term bicycle parking is 
appropriate for individuals making short visits to commercial 
establishments, offices, or other uses, while long-term bicycle 
parking is appropriate for residents, employees, transit users, 
and visitors to hotels nearby. 

The proposed modifications to the existing bicycle parking 
requirements are intended to provide a bicycle parking supply 
that supports TOD districts and encourages the use of 
bicycling as an alternative mode of transportation.  The 
Specific Plan proposes the following bicycle parking 
requirements: 

Example photo illustrating 
bicycle parking. 
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Table 4.1 Minimum Bicycle Parking Requirements 

USE SHORT-TERM LONG-TERM 

Multi-Family 
Residential 

1 per 10 DU 
(2 minimum) 

 

1 per 10 DU 

 
General Retail 

1 per 4,000 gsf 
(2 minimum) 

1 per 6,000 gsf 
(2 minimum) 

 
Hotel 

1 per 30 guest 
rooms 
(2 minimum) 

1 per 20 guest 
rooms 
(2 minimum) 

 
Office 

1 per 13,000 gsf 
(2 minimum) 

1 per 6,000 gsf 
(2 minimum) 

Theaters/Auditoriums/ 
Other Entertainment 

1 per 50 intended 
visitors 
(2 minimum) 

1 per 100 
intended visitors 
(2 minimum) 

 
Industrial 

1 per 20,000 gsf 
(2 minimum) 

1 per 10,000 gsf 
(2 minimum) 

 
Hospitals 

1 per 15,000 gsf 
(2 minimum) 

1 per 10,000 gsf 
(2 minimum) 

 
Schools 

4 per classroom 
(4 minimum) 

1 per 10 
classrooms 
(2 minimum) 

 
Churches 

1 per 50 intended 
visitors 
(2 minimum) 

1 per 100 
intended visitors 
(2 minimum) 

DU denotes dwelling units, gsf denotes gross square feet. 
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SAFETY AND COMFORT 
SAFE ROUTES TO SCHOOL 
Safe Routes to School (SRTS) is a program that focuses on 
helping children get to school safely by walking and bicycling.  
Meyler Street Elementary School and Van Deene Avenue 
Elementary School both lie within the Specific Plan area, 
creating the need to develop a safe network of pedestrian and 
bicycle infrastructure for children to utilize. Public Works 
identified suggested crossings to be used by children for 
various elementary schools within the unincorporated areas of 
the County.  Figures 4.35 and 4.36 illustrates the County's 
suggested routes for both schools.  Although some controlled 
intersections exist within the area, there is a general lack of 
pedestrian crossing signage and protected crosswalks 
surrounding the area.  The Specific Plan proposes the 
following design guidelines to promote safer routes to school: 

 
1. Appropriate levels of street lighting should be installed on both 

sides of wide streets. 

2. Appropriate traffic controls, such as marked crosswalks, traffic 
signals, and warning signs or flashers should be utilized at 
pedestrian crossing locations. 

3. Curb ramps with warning strips, such as truncated domes, should 
be provided at pedestrian street crossings to facilitate the safe 
crossings of pedestrians with mobility or vison impairments. 

Example photo illustrating a 
marked crosswalk. 

Example photo of children 
walking to school on a 
sidewalk. 
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Figure 4.35 Meyler Street Elementary School Safe Routes To School Map 

 
Source: Los Angeles County Department of Public Works 
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Figure 4.36 Van Deene Avenue Elementary School Safe Routes To School Map 

 
Source: Los Angeles County Department of Public Works 



 

HOA.103086245.1    

WEST CARSON TOD SPECIFIC PLAN [ 194 ] 
 
 

PARKING STANDARDS 
Parking policies play a significant role in the viability and 
success of TOD projects and districts. These policies can help to 
shape an area's travel behavior, community design, and local 
economic growth.  The existing parking supply within the 
Specific Plan area is comprised of a combination of on-street 
and off-street parking resources as shown in Figure 4.36.  The 
Specific Plan provides modifications to the parking requirements 
contained in Chapter 22.112 of Title 22 of the County Code.  
These modifications are intended to provide a parking supply 
that supports TOD districts and allows for greater flexibility in the 
provision of minimum parking spaces. 

The Specific Plan proposes the following off-street parking 
requirements: 

 

1. Required parking shall be provided on site; and is not permitted 
within the required front yard or corner side yard. Required 
parking for new single-family uses may be uncovered.  A 
Ministerial Site Plan Review (SPR) application is required for the 
conversion of covered parking to uncovered parking in existing 
single-family uses. 

2. Tandem parking is allowed for single family uses. A parking space 
for an accessory dwelling unit may be located in tandem with a 
space serving the existing single-family residence if the design 
is necessary to provide the required number of spaces for both 
units. 

3. The provisions regarding shared parking contained in 
Chapter 22.180 (Parking Permits) of Title 22 shall apply. 
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Table 4.2 Parking Requirements 
 

USE 
 

MINIMUM 
 

MAXIMUM 

Residential Zone 1 

Single-Family Residential 2.00 spaces/DU 2.00 spaces/DU 

Residential Zone 3 

Bachelor Apartment 0.60 space/DU 1.00 space/DU 

1 Bedroom 0.90 space/DU 1.25 spaces/DU 

2+ Bedroom 1.20 spaces/DU 2.00 spaces/DU 

Guest 0.15 space/DU 0.25 space/DU 

Residential Zone 4 

Bachelor Apartment 0.60 space/DU 1.00 space/DU 

1 Bedroom 0.90 space/DU 1.25 spaces/DU 

2+ Bedroom 1.20 spaces/DU 2.00 spaces/DU 

Guest 0.15 space/DU 0.25 space/DU 

Mixed-Use Zone 1 

Bachelor Apartment 0.60 space/DU 1.00 space/DU 

1 Bedroom 0.90 space/DU 1.25 spaces/DU 

2+ Bedroom 1.20 spaces/DU 2.00 spaces/DU 

Guest 0.15 space/DU 0.25 space/DU 

Office 1.50 spaces/ 
1,000 sf 

2.50 spaces/ 
1,000 sf 

Retail 2.50 spaces/ 
1,000 sf 

3.50 spaces/ 
1,000 sf 

Restaurant 
1.00 space/ 200 
seats 

1.00 space/ 100 
seats 
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Mixed-Use Zone 2 

Bachelor Apartment 0.60 space/DU 1.00 space/DU 

1 Bedroom 0.90 space/DU 1.00 space/DU 

2+ Bedroom 1.20 spaces/DU 2.00 spaces/DU 

Guest 0.15 space/DU 0.25 space/DU 

Office 1.50 spaces/ 
1,000 sf 

2.00 spaces/ 
1,000 sf 

Retail 2.40 spaces/ 
1,000 sf 

3.00 spaces/ 
1,000 sf 

Restaurant 
1.00 space/ 200 
seats 

1.00 space/ 100 
seats 

Harbor-UCLA Medical Zone 

Medical Office 2.50 spaces/ 
1,000 sf 

3.50 spaces/ 
1,000 sf 

Clinic 2.50 spaces/ 
1,000 sf 

3.50 spaces/ 
1,000 sf 

Industrial Flex Zone 

Light Industrial 1.20 spaces/ 
1,000 sf 

2.00 spaces/ 
1,000 sf 

DU denotes dwelling units, sf denotes square feet. Guest parking is only 

required when calculated to greater than one (1).  Guest parking spots are 

rounded down to the nearest whole number. 
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INTRODUCTION 
Utility service infrastructure such as water, wastewater, gas 
and electric facilities, and stormwater drainage facilities are 
critical services for ensuring orderly growth and community 
investment.  The infrastructure discussion provides an 
overview of existing and future conditions for water, sewer, and 
storm drain systems serving the West Carson Specific Plan 
area.  This section identifies the current conditions for these 
infrastructure systems, along with recommended upgrades to 
accommodate the levels of new development proposed as part 
of the Specific Plan land use concepts. 

 

WATER SERVICES 
The Rancho Dominguez District of the California Water 
Service is the provider of potable water within the boundary of 
the West Carson TOD Specific Plan.  The customer needs are 
met by a combination of local groundwater and surface water 
purchased from the Metropolitan Water District of Southern 
California. 

 
WATER SERVICES EXISTING CONDITIONS 
The Specific Plan area is serviced by pipe sizes varying from 
two inch connectors to 33 inch main lines.  The vast majority of 
pipe is composed of one of two materials – transite and PVC.  
The largest pipe connects the plan area to the east side of 
Interstate 110 via a 33 inch water main.  This decreases to a 
16 inch main before connecting to the 10 inch distribution pipe 
on the west boundary of the plan area on Normandie Avenue.  
The majority of distribution pipes off the main lines are six inch 
and eight inch water lines.  Figures 5.1 and 5.2 illustrate water 
pipe materials and size for the Specific Plan area. 

Water supply requirements and flows were estimated using 
industry standards to determine capacities.  The Harbor-UCLA 
Medical Center located along the 33 inch to 24 inch main is the 
largest estimated consumer in the area.  The large water main 
located next to the medical center campus is capable of 
providing both water supply and fire flow protection with 
minimal head loss.  The distribution pipe size is large enough 
to sufficiently supply the Specific Plan area with water. 
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California Water Service has a waterline replacement plan in 
place with the goal to replace water mains every 50 years.  
The pipes in West Carson are included in this plan. The district 
no longer uses transite pipes for water mains, and so existing 
transite pipes will be phased out and replaced over time. 

 
WATER SERVICES FUTURE CONDITIONS 
Buildout of the Specific Plan includes a substantial influx of 
households which in turn results in an increase in water 
demand and water flow on the north end of Carson Street and 
the east side of Vermont Avenue around the Harbor-UCLA 
Medical Center.  South from West 220th Street along Vermont 
Avenue, this increase in flow is a result of additional proposed 
development on both sides of Vermont Avenue.  The water 
main service line in the area is the 33 inch and 24 inch pipe 
along Carson Street coming from the east. 

The two largest areas associated with planning zone West 
Carson Residential 1 have no need to increase capacity of 
service lines because the decrease in square footage will 
decrease flow to the areas. 

To meet the demand of water consumption and flows with 
buildout of the Specific Plan land uses, the following upgrades 
in water line pipe sizes are recommended: 

• The 14 inch Pipe from Carson Street to 220th Street 
along Vermont Avenue has such a dramatic increase in flow 
that it will require resizing to a minimum of a 20 inch pipe. 

• South from 220th Street to 223rd Street, the 14 inch pipeline is 
near the headloss threshold.  The flow rate north from Carson 
Street to 214th Street is split between two lines: an eight 
inch pipe along Vermont Avenue, and a 16 inch along Menlo 
Avenue. Depending on the locations of the planned households 
and which distribution line supplies the water, one or both of 
these lines will need to be replaced.   Without knowing flow 
into each pipeline, exact sizing cannot be recommended at this 
time. Figure 5.3 highlights the general location of these water 
system impacts. 

• A fact sheet from California Water Boards titled "August 2015 
Statewide Conservation Data" shows that the average flow in 
the South Coast Hydrologic Region has decreased 
significantly to roughly 100 gallons per capita per day.   Using 
this flow, with an assumption that water conservation measures 
such as low water use toilets, low flow showerheads, watering 
lawns and gardens in morning or evening hours, improved leak 
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detection and repair, etc., are in place to maintain a low average 
daily demand, there is no pipe that exceeds the threshold of 
headloss per 1,000 feet. 

These recommendations are based on an assumption of flow 
into the area that is independent of factors in the surrounding 
area.  The water provider, California Water Service, will 
evaluate all development that will occur in the future and 
analyze and decide whether water facilities require upgrades. 
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SEWER SERVICES 

SEWER SERVICES EXISTING CONDITIONS 
Two sanitary systems exist in the Specific Plan area – local 
lines and trunk sewers.  The local lines are a series of primarily 
eight inch gravity mains with laterals connecting to existing 
buildings.  All of these sewers are composed of Vitrified Clay 
Pipe (VCP).  The northwest section of the Specific Plan area 
collects into a pump of the main trunk.  All local sewer lines are 
owned and operated by Public Works. 

The trunk sewer lines are owned and operated by the Carson 
District of the Los Angeles County Sanitation Districts 
(LACSAN).  There are four main segments of these trunk lines 
collecting the sewage from the Specific Plan area.  The 
northeast corner is served by a 12 inch VCP Trunk.  Another 
trunk line runs east on Desford Street, south on Berendo 
Avenue, and east on Carson Street before connecting up with 
the large trunk that runs south on Vermont Avenue. A third 
trunk, 54 inch in size, runs east on Carson Street at the 
Specific Plan boundary, cutting south through the Harbor-
UCLA Medical Center campus along the same center line as 
Meyler Street, continuing south past the Specific Plan 
boundary.  The final trunk line runs east on 223rd Street, 
connecting with the second trunk and continuing south on 
Vermont Avenue.  There are three segments of trunk line that 
are out of service:  1) 63 inch trunk running east along the 
southern Harbor-UCLA access road (adjacent to 220th Street) 
connecting at Vermont Avenue, 2) 66 inch to 78 inch trunk 
running south along Vermont Avenue from Carson Street to 
223rd Street, and 3).  The continuation of the first unused trunk 
running south from 220th Street to 223rd Street.  The majority 
of these lines are reinforced concrete with linings as shown in 
Figure 5.4. 
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The eight inch sanitary collection lines are of sufficient size to 
collect sanitary waste from houses and shops in the area and 
transport them to the main collection trunks.  The medical 
center is located in close proximity to one of the larger trunks.  
Because of this, the higher volume of waste produced from the 
medical facilities is sufficiently captured.  In the event the 
status of the plan area would change with the addition of 
industrial sites, the collection lines would require evaluation. 

 
SEWER SERVICES FUTURE CONDITIONS 
Sewer services in the Specific Plan area would require 
updating under buildout of the Specific Plan.  The connection 
laterals of the largest zone: West Carson Residential 1, are 
large enough to accommodate the changes of the area.  The 
large increase in flows under buildout result from a large 
anticipated increase of population located along a sanitary 
trunk main that runs along Carson Street north of Harbor-
UCLA Medical Center and then along Vermont Avenue east of 
Harbor-UCLA; and along West 223rd Street, between 
Normandie Avenue and Vermont Avenue. 

Due to the location of increased development in the Specific 
Plan, substantial amounts of new development will occur near 
existing collection trunks.  Therefore, collection laterals are not 
anticipated to need to be resized.  However, with buildout of 
the Specific Plan, area north of Carson Street and east of 
Vermont Avenue would require connection to the trunk line 
south of Carson Street.  The increased flow in that area cannot 
be handled by the existing eight inch collection laterals.  With 
the large increase in flow along the east side of Vermont 
Avenue, more collection laterals may need to be installed to 
adequately capture the flow and distribute it to the trunk line 
servicing the area.  The total increased flow to the area will 
have an increase of peak flow from 4.23 cubic feet per second 
to 9.90 cubic feet per second. Areas of potential impact are 
shown in Figure 5.5. 

Trunk sewer capacity is highly dependent on upstream and 
downstream flows.  The trunk line south of 220th Street past 
the Specific Plan area is undersized for flow in the area.  With 
an increase of 5.6 cubic feet per second, this trunk line would 
need to be addressed. Strategies that could address the flow 
need include: 
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• Installation of a pumping station which could provide pressure to the line 

• Allowing more sewage flow through it; 

• Increasing the size of the trunk; or 

• Increasing the slope at which the trunk carries the sewage. 
 

Using the same low flow data from the water service, the trunk 
line would still be undersized and would need to be addressed.  
The peak factor would increase the flow by 2.8 cubic feet per 
second.  As these collection trunks span the entire collection 
system of LACSAN, it will evaluate all development that will 
occur and conduct its own analysis of changes to the service 
trunk and necessary sewer infrastructure upgrades. 
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STORMWATER SERVICE 

STORM DRAINAGE EXISTING CONDITIONS 
Stormwater runoff in the Specific Plan area is managed by 
closed and open drainage channels.  The primary source for 
drainage is a 10-foot reinforced cement concrete channel, 
which is also the north boundary of the Specific Plan Area.  All 
but two sections of pipe drain into this channel, including the 
five-foot reinforced cement concrete channel that is located on 
the north side of West 220th Street.  All drainage basins in the 
area connected to this channel connect via reinforced concrete 
pipe ranging from 18 inches to 84 inches in size. This drainage 
channel drains east and connects to the Dominguez Channel 
located to the northeast in the City of Carson.  The storm 
drains on the southern part of the Specific Plan area drain 
south, eventually connecting with the Wilmington Drain.  
Figure 5.6 illustrates the storm drain system within the Specific 
Plan area. 

 
STORM DRAINAGE FUTURE CONDITIONS 
Stormwater services in the Specific Plan area are connected to 
the large network of open channel drains which are tied to a 
larger collection basin.  Stormwater flow in these channels is 
greatly dependent on upstream and downstream flow.  
Buildout of the Specific Plan will generate little increase in 
runoff to the existing drainage system, since the area is 
completely developed. 

New development will primarily affect the existing impervious 
surfaces surrounding Harbor-UCLA Medical Center and 
Vermont Avenue.  The volume of stormwater runoff is 
expected to not significantly change due to the minimal 
disturbance of areas having existing pervious surfaces.  Areas 
designated as West Carson Residential 1 are the primary 
pervious surface locations in the Plan Area, which will remain 
primarily undisturbed. 

Recent trends from the National Oceanic and Atmospheric 
Administration (NOAA) indicate rainfall events increasing in 
intensity, but decreasing in duration.  This increased intensity 
does not allow as much stormwater to be captured by pervious 
surfaces and increases instantaneous flow on impervious 
surfaces.  This trend should be monitored by the County's 
stormwater management team for future development. 

Example photo of a pervious 
surfaces used to manage 
stormwater. 

Example photo of a pervious 
surfaces used to manage 
stormwater. 
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GREEN INFRASTRUCTURE RECOMMENDATIONS 
Impervious roadways frequently wash stormwater runoff 
containing harmful pollutants into nearby water bodies, such as 
rivers and flood control channels, which lead directly to the 
ocean.  These harmful pollutants include substances 
commonly present on roadway surfaces, such as dirt, oil, 
grease, toxic chemicals, and trash, and can harm wildlife in 
local water bodies as well as nearby plants and vegetation.  
Impervious roadways can also contribute to problems with 
stormwater quantity.  When stormwater falls onto impervious 
surfaces, it cannot seep into the ground and therefore can 
cause flooding on roadways. 

Public Works has developed Green Infrastructure Guidelines 
to guide new construction and reconstruction of road and flood 
projects.  The goal of the guidelines is to incorporate 
sustainable practices into the design, construction, and 
operation of Public Works' infrastructure.  The guidelines 
provide low-impact development (LID) design options to 
consider during planning or designing of road and flood 
projects intended to manage stormwater runoff. 

The Specific Plan recommends that all new development 
projects that involve the construction of new roadway projects 
shall conform to the Green Infrastructure Guidelines as set 
forth by Public Works.  The guidelines define roadway projects 
to include the new and reconstruction of public roads, 
maintenance access roads, road widening, medians, bike 
paths, sidewalks, parking lots, grade separation, etc.  Further, 
all new development projects shall incorporate the following 
best management practices as identified by the guidelines: 

 
 

Example photo of a pervious surfaces used to manage stormwater. 
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Permeable Surfaces 
Permeable surfaces should be incorporated whenever feasible to 
allow infiltration of rainfall and to reduce the total volume of runoff, 
replenish groundwater, and improve water quality.  The following 
lists some of the guidelines for the application of permeable 
surfaces from Public Works' Green Infrastructure Guidelines: 

»» Permeable sidewalks shall adhere to existing Public Works 
standards for sidewalk design. 

»» Permeable access roads are not recommended for 
roadways with high volume of equipment trucks, as they can 
cause damage to permeable surfaces. 

»» Permeable pavement and underdrain systems for parking lots 
shall be directed toward LID-type best management 
practices if needed to achieve the required volume 
reduction. 

»» Permeable alleys are recommended for alleys that are less 
than eight-feet wide since they prevent access from heavy 
vehicles. 

 

Vegetation and Landscaping 
Vegetation and landscaping elements such as vegetated swales, 
vegetated buffers, planter/tree box filters, bioretention, and filter 
strips are intended to maximize available permeable space in an 
area to reduce pollutant concentrations in stormwater runoff and 
reduce runoff rates.  The following lists some of the guidelines for 
the application of vegetation and landscaping from Public Works' 
Green Infrastructure Guidelines. 

 
1. Vegetated swales shall be designed in accordance with 

Chapter 3 of Public Works' Best Management Practices 
Design and Maintenance Manual. 

2. Vegetated swales are recommended in areas where slope is 
between one and six percent. 

3. Plant species for vegetates swales shall be tolerant to both 
extreme wet and dry conditions. Refer to the vegetated swale 
plant list of Public Works' Best Management Practices Design 
and Maintenance Manual. 

4. Vegetated swales should be greater than 100 linear feet in length 
and at least 12 inches in depth from the top of the sidewalk to 
the swale bottom. 
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5. Bioretention facilities shall be designed in accordance with 
Chapter 5 of Public Works' Best Management Practices 
Design and Maintenance Manual. 

6. Planting/tree box filter designs should typically incorporate a 
concrete vault filled with a bioretention soil mix and vegetation, 
and may contain an underdrain connected to an adjacent flood 
control conveyance. 

 

SOLID WASTE MANAGEMENT 
The Specific Plan area utilizes the residential/commercial 
franchise system for solid waste collection services.  Currently, 
Calmet Services Incorporated provides trash collection and 
recycling services to the unincorporated residents of 
Oceanview-La Rambla-West Carson under an exclusive 
residential franchise agreement with the County. 

Key issues surrounding waste management within the County 
include increasing volumes of waste being disposed and 
generated, lack of solid waste processing facilities to 
accommodate volumes of waste generated, and public 
opposition towards the construction of new solid waste 
management facilities.  As available space for landfills 
becomes more limited, local jurisdictions shall implement 
effective waste management strategies to reduce solid waste 
volumes. 

In 2014, the County Board of Supervisors (Board) adopted a 
Roadmap to a Sustainable Waste Management Future.  This 
roadmap outlines the process by which the County can 
implement strategies to reduce solid waste generation in 
unincorporated areas and with County operations.  The West 
Carson community is part of this program, which includes 
goals of reducing solid waste destined for landfills by 80 
percent by 2030 and 95 percent by 2040. 

 

ELECTRICAL SERVICES 
Electricity is provided to the Specific Plan area by Southern 
California Edison (SCE), a private utility company. SCE sets its 
own service standards, with oversight from the California 
Public Utilities Commission (CPUC), and facility improvement 
strategies.  Electricity is transmitted by above-ground power 
lines that currently supply sufficient electrical service to the 
Specific Plan and have adequate capacity to serve the area 
with buildout of the Plan. 
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NATURAL GAS SERVICES 
The Southern California Gas Company, a subsidiary of 
Sempra Utilities (The Gas Company), a private utility company, 
is the natural gas service provider for the Specific Plan area. 
Natural gas pipelines exist along all major street rights-of-way 
within the area. 

The analysis and decision on capacity to meet future demand 
under buildout of the Specific Plan will be conducted by The 
Gas Company in coordination with the County at the time 
development occurs and building plans are submitted. 

 

TELECOMMUNICATIONS AND CABLE 
SERVICES 
AT&T and Time Warner, two separate private utility 
companies, both provide local and long distance 
telecommunications services in the Specific Plan area.  Time 
Warner Cable provides cable and high-speed internet services. 
Various wireless carriers provide service within the Specific 
Plan area.  Wireless communications facilities, either 
freestanding or attached to a building or structure, are required 
to comply with the design guidelines, as well as approval of a 
conditional use permit.  Conditional use permits for wireless 
communications facilities shall expire 10 years from the date of 
approval, unless amended or extended by the planning 
commission or hearing officer. 
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ECONOMIC DEVELOPMENT 
STRATEGY 

INTRODUCTION 
This chapter provides the Economic Development Strategy for 
the Specific Plan.  The Specific Plan area is expected to 
undergo sizable growth in employment to support uses related 
to the hospital such as medical offices; education, research, 
and development uses; and commercial offices and retail.  The 
strategy provides economic analysis, a financing strategy, and 
policy recommendations to realize the full potential of the 
County's investments in the Harbor-UCLA Medical Center 
campus and Metro's investments in the Silver Line Carson 
Street station. 

The economic development strategy includes: 

»» Implementation strategies to help local stakeholders that 
enhance West Carson's ongoing economic vitality. 

»» Assessment of the extent to which current strategies are 
relevant given the unique context of this unincorporated 
area. 

»» Recommendations for stimulating job growth, balancing 
employment and housing opportunities, and spurring new 
investment to help revitalize the West Carson area. 

 
OPPORTUNITIES FOR ECONOMIC DEVELOPMENT 
Three events present incredible economic opportunity drivers 
for the West Carson community: 

»» Redevelopment and expansion of the Harbor-UCLA Medical 
Center campus that will nurture emerging biomedical 
cluster. 

»» The extension of the Metro Silver Line to San Pedro 
(and potential station relocation) that could bring more 
commuters and increase demand for new housing. 

»» Potential synergies with new mixed-use developments 
underway in the City of Carson. 

The intent of this Specific Plan is to leverage these public and 
private investments by creating employment and housing 
development opportunities in the plan area to serve the greater 
West Carson community. 
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The following strategies and recommendations offer a road map 
to help West Carson achieve its full economic development 
potential.  This includes capitalizing on the district's existing 
strengths, evaluating key policies already in place, and refining 
the approach to meet the unique needs of West Carson. 

Strategies and initiatives targeted to the Specific Plan Area 
include: 

 
1. Support the health and biotechnology industries with logistical 

support and new funding tools. 

2. Preserve employment-rich land uses in industrial flex zones while 
allowing for new residential where appropriate. 

3. Improve perceptions of public safety to help attract new 
investment. 

 
1. Support Health and Biotech Industries 
The County already has a specific economic development policy 
to support the healthcare and biomed industries: 

 
1.1 Economic Development Element 

The General Plan Economic Development Element was designed 
to help the unincorporated County expand its economy, provide 
jobs, support businesses, and achieve revenue growth. 

Policy ED 1.4:  Encourage the expansion and retention of 
targeted industries and other growth economic sectors, such as 
the entertainment industry, aerospace industry, agriculture, 
transportation/logistics, healthcare, biomed/biotech, hospitality, 
and tourism. 

 
The West Carson community has strong ties to at least two of the 
high-growth sectors targeted for expansion in the above policy—
healthcare and biomed/biotech. 

The County's active involvement in the redevelopment of Harbor-
UCLA Medical Center indicates that nurturing the healthcare 
industry in West Carson remains a significant priority.  With 
respect to biomed and biotechnology, the economic development 
element cites the lack of high-tech industrial or office space as a 
major impediment to growing this well-paying cluster.  To this end, 
the inclusion of 200,000 square feet of new research space for 
biomedical research at the Harbor-UCLA campus should help 
establish momentum. 
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A feasibility assessment for developing a biotechnology 
partnership plan, released in 2011, confirmed this need.  Among 
the findings—Enhancing the feasibility of a thriving biotech field 
would require seeding the initial development of multi-tenant 
commercial bioscience facilities "as part of an integrated medical 
district development approach at several of the public hospital 
campuses, especially those which have research partnerships in 
place."  While LA BioMed currently has its own plans for 
expansion, the County seeks to amplify these efforts further by 
helping support a new Biotech Park at the western edge of 
Harbor-UCLA Medical Center through a public/private 
partnership to develop an additional 250,000 square feet of 
biotech park space. 

 
1.2 County Economic Development Trust Fund (CEDTF) 

In an effort to promote economic development and increase 
County household income through job attraction and retention, 
the Board voted to create the County Economic Development 
Trust Fund (CEDTF).  The CEDTF uses one-time funds from the 
sale of redevelopment agency assets to target catalytic projects, 
support small businesses and manufacturers, invest in emerging 
sectors, and promote exports.  Specifically, the CEDTF includes 
a revolving loan fund targeted to the bioscience industry. 

The Bioscience Revolving Loan Fund would support the 
County's cluster-based development strategy by supporting 
organizations that represent the bioscience cluster, including 
emerging businesses in the area surrounding LA BioMed.  The 
fund would start with a $1 million initial balance and grow to 
$4 million in fiscal year 2021–22; it would also include a grant 
program to fund best-practice cluster development ($125,000 
initially, increasing to $2 million by 2021–22).  Initial funds could 
be used to help attract and provide technical assistance to 
biomed firms and encourage campus success. 

 
1.3 Other Strategies 

In addition to the implementation plan that the County is currently 
undertaking, there are additional strategies for promoting the success 
of the healthcare and biomed industries in West Carson. 

 
1.3.1 Promote Coordination with Local Universities and Colleges 

A key component to the success of the biomed industry will be 
collaboration with local universities and colleges.  Mission Bay in 
San Francisco was able to create a successful biotech hub due 
to its co- location with UCSF.  The inclusion of UCLA on the 
campus is critical, but the County should also facilitate 
collaboration with CalTech and USC because its students and 
faculty will be critical allies. 
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1.3.2 Improve Infrastructure Related to the Biomed Industry 

The County should ensure that broadband and/or other relevant 
infrastructure is available at competitive prices and levels of 
service.  The County should consider making the unused capacity 
available to businesses at a reasonable cost. 

 
2. Preserve High-Value Industrial with Employment- 

Rich Uses 
Developers continue to pressure the County to convert industrial- 
zoned land into residential uses. With a housing affordability crisis 
and general lack of supply, the idea of creating more housing on 
sites with aging industrial uses can be tempting.  However, it is 
critical to the economic health of the County and West Carson 
that any conversion of industrial land be done strategically to 
avoid incompatible use adjacencies and preserve job-generating 
uses.  The County's employment district classifications (below) 
can help ensure a nuanced approach that supports a gradual 
transition to other uses where appropriate. 

 
2.1 Economic Development Element 

Policy ED 2.1:  Protect industrial lands, especially within Employment 
Protection Districts, from conversion to non-industrial uses. 

The General Plan analyzes employment districts throughout the 
County and organizes them into two general categories. 

»» Employment Protection Districts 

»» Industrial Flex Districts 

Employment Protection Districts, with high employment densities 
and heavy industrial activity, feature policies that discourage land 
conversion to more profitable short-term uses.  Such conversions are 
increasingly common as rising home prices incentivize developers to 
seek zone changes to pursue greater returns on cost. 

Industrial Flex Districts are slightly less restrictive; they preserve 
existing employment uses while simultaneously allowing for non-
industrial uses, where appropriate. 

The General Plan does not call for any Employment Protection Districts 
in West Carson, but it does designate at least four Industrial Flex 
Districts. 

The Specific Plan area itself has one Industrial Flex District along Vermont 
Avenue just south of Carson Street. Employment generators there vary 
widely and include music production and metal fabrication facilities, 
silk-screening and embroidered apparel, medical supply outlets, 
and freight-forwarding brokerages. 
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However, the General Plan also notes that the Specific Plan 
area has seen a significant amount of large-scale residential 
development over the past several years.  The remaining 
Industrial Flex District represents a very small portion of the 
Specific Plan area.  Some residents would be attracted to 
residential opportunities in proximity to a major employment 
node—allowing for shortened commute times and less 
spending on transportation—the Flex District therefore allows 
for conversion to other uses over time, depending on market 
demand.  These districts should retain the flexibility to preserve 
existing uses—including light industrial and/or uses related to 
the medical center—but still allow for other development as the 
market dictates. 

 
2.2 County Economic Development Program 

The County has made significant strides toward developing a 
comprehensive economic development program over the past 
several years.  The CEDTF mentioned above addresses 
industrial-zoned land as well as bioscience space.  Articulating 
a holistic strategy was made especially urgent by the demise 
of Redevelopment and the elimination of the Enterprise Zone 
program.  A dedicated implementation plan ("Economic 
Development Implementation Roadmap") provides strategies 
for achieving its four main goals: 

• Supporting small business and manufacturers 

• Investing in emerging sectors 

• Targeting catalytic projects 

• Attracting foreign investment and promoting exports 

Specific programs and funding mechanisms that may be 
applicable to West Carson include the following:1 

 
2.3 Manufacturing Business Loan Program 

The Manufacturing Business Loan Program would be targeted 
toward manufacturers in Employment Protection Districts and 
Industrial Flex Districts.  To qualified applicants, it would 
provide $100,000 to $500,000 in below market loans (fixed at 
three percent) for land acquisition, construction, working 
capital, machinery and equipment, and debt refinancing. 
 
 
 
1 http://file.lacounty.gov/bos/supdocs/98389.pdf. 
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2.4 Catalytic Development Fund 

The proposed Catalytic Development Fund would promote infill 
and brownfield development along designated transit corridors 
like West Carson.  This fund would leverage new market tax 
credits and conventional bank financing to rehabilitate and 
upgrade industrial properties to house industries targeted by 
the County for development.  The program parameters are 
currently under development. 

 
2.5 Façade Improvement Program 

Improving existing façades is a relatively inexpensive means of 
updating the local streetscape to attract new tenants and 
activate the streetscape.  The County has an existing Façade 
Improvement Program that could benefit the West Carson 
community.  Under this program, the Community Development 
Commission (CDC) helps revitalize older commercial corridors 
by way of grants and technical assistance for property owners 
to design, construct, and otherwise improve their storefront 
facades. 

Although West Carson is not currently targeted under this 
program, the County may want to consider West Carson for 
this program in the future.  As discussed earlier, the Study 
Area has seen no new retail development in at least 10 years.  
Meanwhile, the principal shopping center, located north of 
West Carson Street between Normandie Avenue and South 
Vermont Avenue, is showing signs of age, with a strip mall 
configuration dating back to 1962. 

 
3. Address Public Safety Issues Related to 

Homelessness 
West Carson residents and other local stakeholders cite 
homelessness as a significant obstacle to revitalizing the Study 
Area.  Already at crisis levels across the County, 
homelessness in West Carson is exacerbated by mental health 
patients being discharged from Harbor-UCLA.  According to 
law enforcement, Harbor-UCLA is an emergency center for 
mental health patients, who are often discharged without 
access to transportation or transitional housing.  This results in 
a large mentally ill homeless population surrounding the 
medical center campus, and few residents feel safe enough to 
walk along West 220th Street at its southern border.2 

 
 
 
 
 

2 Per kick-off meeting interview with County Sheriff. 
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The following strategies should be implemented to address 
issues related to homelessness in West Carson: 

 
3.1 New Public Health Initiatives and Homeless 

Strategies 

The County has the second largest publicly run healthcare 
system in the nation. The County Department of Health 
Services (Health Services) currently operates four public 
hospitals, including Harbor-UCLA Medical Center.  The County 
also provides mental health services through the Department 
of Mental Health (Mental Health), the largest municipal mental 
health department in the nation. 

Coordination among the myriad departments and agencies 
that treat mentally ill homeless patients in the area has been a 
challenge, but may soon become easier.  The Board voted in 
August 2015 to consolidate three of its health agencies under 
a single director. Some of the goals for this change are to 
improve information sharing between departments, lessen 
overcrowding in hospitals' psychiatric wards, and reduce 
homelessness among people with medical problems. 

 
3.2 New Funding Sources and Strategies 

New dedicated funding sources at the County level may also 
help alleviate some of the issues associated with 
homelessness.  In September 2015, the Board voted to pledge 
$51 million in surplus revenue to expand funding for homeless 
programs and services.  In February 2016, the Board released 
a detailed strategy for combating homelessness, which 
brought together 25 County departments, 30 cities, and 
dozens of community partners 

Strategies from this Initiative that might be particularly 
beneficial in the case of West Carson include the following. 

Strategy A2:  Set of Discharge Planning Guidelines. Strategy A2 
articulates a set of discharge planning guidelines for at-risk patients, 
bringing together the Departments of Health Services, Children 
and Family Services (Children and Family Services), Mental 
Health, Public Health, the Sheriff's Department (Sheriff's), 
Probation (Probation), the Veterans Administration, the Los Angeles 
Homeless Services Authority (LAHSA), the Hospital Association of 
Southern California, and others.  The goal of this program is to 
prevent individuals from becoming homeless upon discharge. 

Strategy B7: Interim/Bridge Housing for Those Exiting Institutions. 
Strategy B7 would address a critical gap in care for patients discharged 
from mental health care at Harbor-UCLA.  It would bring together the 
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Homeless Services Authority, Health Services, Mental Health, 
Probation, Children and Family Services, and Sheriff's to 
develop and implement a plan to increase the interim/bridge 
housing stock across the County, including identification of 
funding that can be used to support the increase.  Proposed 
zoning changes—particularly in the MU2 Zone—in the Specific 
Plan may also help support this, allowing bridge housing to be 
developed near the hospital at appropriate densities. 

Strategy E9:  Discharge Data Tracking System.  There is currently 
no consistent method of identifying and tracking current and 
potentially homeless persons in jails, hospitals, the foster care 
system, or other public systems that may discharge people into 
homelessness.  To the extent permitted by law, such 
identification is crucial to the implementation of effective and 
appropriate discharge planning. 

 
3.3 Other Revitalization Strategies 

 
3.3.1 Inter-jurisdictional Coordination 

West Carson's central location borders a number of 
jurisdictions and municipalities, each with its own set of 
strategies for furthering economic development.  Familiarity 
with these should inform any strategy for West Carson, which 
should be effectively coordinated to amplify their positive 
effects. 

In Carson, for example, future plans for the 157-acre 
development site once proposed for an NFL stadium could 
have a significant impact on the West Carson community.  The 
city has completed much of the environmental cleanup needed 
to remediate the property and recently entered into exclusive 
negotiations with Macerich Real Estate company to develop a 
large, regional-destination retail complex with a high-end 
fashion outlet.  Such a large project may affect the viability of 
new local retail and increase the value of surrounding property 
for potential developers. 

Closer to the Study Area, Carson is currently renovating 
Carson Street with a $20 million streetscape program, 
extending from the Harbor Freeway (Interstate-110) east to the 
downtown.  Meanwhile, housing developers in particular have 
been making significant investments along the corridor, 
intensifying Carson Street with vertical and horizontal mixed 
use.  Outreach to these developers could provide helpful 
strategies for steering appropriate development to the West 
Carson community. 
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3.3.2 Improve Bicycle/Pedestrian Connections to Transit 
 
Improving connectivity for cyclists and pedestrians between 
the Specific Plan area and the Metro Silver Line will increase 
nonmotorized activity along commercial corridors.  Increased 
bike and foot traffic generally improves public safety and 
provides a critical mass to support more retail uses that can 
serve the community and the Harbor-UCLA Medical Center 
campus, making the campus more desirable for new tenants.  
Connectivity improvements identified in the Specific Plan 
should be implemented to assist with revitalization and 
increased retail strategies. 
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IMPLEMENTATION AND 
ADMINISTRATION 

GENERAL ADMINISTRATION 

Specific Plan Adoption 
The Specific Plan shall be adopted by ordinance according to 
the procedures established in Division 9 of Title 22 of the 
County Code. 

 
Amendment to the Specific Plan 
A Specific Plan Amendment may be initiated by the Board, the 
Commission, or upon application by a property owner or their 
designated representative. An amendment to the Specific Plan 
shall be processed in accordance with Division 9 of Title 22 of 
the County Code. 

 
Enforcement 
The Director is responsible for the overall administration and 
enforcement of the provisions of this Specific Plan. 

 
Applicability 
The Specific Plan shall apply to all new development projects for 
which a complete application has been filed on or after of the 
ordinance establishing this Specific Plan.  Complete applications 
that were filed before the effective date of this Specific Plan shall 
comply with the regulations and applicable Title 22 provisions 
that were in effect at the time that the respective complete 
applications were filed. 

 
Severability 
If any provision of this Specific Plan or the application thereof to 
any person or circumstance is held to be invalid by a court of 
competent jurisdiction, such invalidity shall not affect the other 
Specific Plan provisions, clauses, or applications thereof which 
can be implemented without the invalid provision, clause, or 
application, and to this end the provisions and clauses of this 
Specific Plan are declared to be severable. 
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Relationship to Title 22 
The provisions contained in the Specific Plan shall be considered to 
be in combination with the other applicable provisions of Title 22.  
Where provisions of this Specific Plan conflict with any other 
provision of Title 22, the Specific Plan shall govern.  Where 
provisions of the Regulating Code in this Plan are silent, the other 
applicable provisions of Title 22 (Planning and Zoning) of the 
County Code shall govern. 

Other requirements may apply. No provision in this Specific Plan 
shall eliminate the need for obtaining any other permit, approval, or 
entitlement required by the County, or any other applicable special 
district or agency, or the State or federal government or their 
agencies, or otherwise comply with applicable State and federal 
regulations or laws. 

 
Interpretation 
The Director or designee has the authority to interpret the intent of 
this Specific Plan if ambiguity arises concerning the meaning or 
appropriate application of the provisions of the plan. In so doing, the 
Director shall consider the following factors: 

»» The case is similar to previous interpretations of similar 
provisions. 

»» The interpretation reflects satisfactorily the vision, intent and 
purpose of the Specific Plan. 

»» The resulting project is consistent with the General Plan. 

»» The decision constitutes sound precedent for other similar 
situations. 

Such interpretations may be appealed to the Commission and 
ultimately the Board in accordance with the appeal procedures of 
Division 9 of Title 22 of the County Code. 

 
Nonconforming Uses 
The nonconforming use and structure provisions in Section 22.172 
of Title 22 of the County Code shall apply to all uses and structures 
in the area governed by the Specific Plan that were legally 
established or built prior to the effective date of this Specific Plan. 

 
Specific Plan EIR Mitigation Monitoring 
Pursuant to California Public Resources Code (PRC) section 
21091.6, a summary of conditions of project approval shall be 
prepared to mitigate or avoid significant effects on the environment. 
The Environmental Impact Report (EIR) for the Specific Plan 
includes a Mitigation Monitoring Report that was completed prior to 
adoption of this Specific Plan. 
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Environmental Clearance 
The EIR is primarily a source of environmental information and 
disclosure for the County, the lead agency for the project.  The 
EIR describes the potential impacts from the adoption of the 
Specific Plan. Subsequent development projects in the 
Specific Plan are anticipated as it builds out.  The EIR has 
been prepared as a Program EIR (PEIR), as defined by 
section 15168 of the California Environmental Quality Act 
(CEQA) Guidelines, and subsequent projects that are within 
the scope of this EIR may be subject to a more limited 
environmental review process, as guided by the provisions of 
CEQA. 

Use of a PEIR provides the County with the opportunity to 
consider broad policy alternatives and program-wide mitigation 
measures. It provides the County with greater flexibility to 
address project-specific and cumulative environmental impacts 
on a comprehensive basis.  Agencies generally prepare PEIRs 
for programs or a series of related actions that are linked 
geographically; are logical parts of a chain of contemplated 
events, rules, regulations, or plans that govern the conduct of a 
continuing program; or are individual activities carried out 
under the same authority and having generally similar 
environmental effects that can be mitigated in similar ways. 

 

Tiering for future projects consistent with the 
Specific Plan and EIR 

 
2015 CEQA Guidelines § 15183 (excerpt): 

(a) CEQA mandates that projects which are consistent with 
the development density established by existing zoning, 
community plan, or general plan policies for which an EIR was 
certified shall not require additional environmental review, 
except as might be necessary to examine whether there are 
project-specific significant effects which are peculiar to the 
project or its site. This streamlines the review of such projects 
and reduces the need to prepare repetitive environmental 
studies. 

(b) In approving a project meeting the requirements of 
this section, a public agency shall limit its examination of 
environmental effects to those which the agency determines, 
in an initial study or other analysis: 

(1) Are peculiar to the project or the parcel on which the 
project would be located, 
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This approach is consistent with the tiering provision in PRC 
section 21083.3 and CEQA Guidelines section 15183 for 
"Projects Consistent with a Community Plan, General Plan or 
Zoning." This tiering opportunity is only available for plans 
(e.g., specific plan) for which an EIR has been prepared. 

Note that tiering under these provisions will require 
environmental review and documentation to substantiate that a 
subsequent project does not result in any new potentially 
significant impacts. Such review (under PRC section 
21083.3/15083) could be documented in the form of an Initial 
Study to ensure "topic by topic" review and substantiation. 
Once consistency has been substantiated and review shows 
that the project would not result in new significant impacts, 
neither a mitigated negative declaration nor an EIR would be 
required. 

Additionally, no formal public review would be required. 
Projects may also be exempt from CEQA review pursuant to 
other sections of CEQA (e.g., exemptions for residential infill 
projects, statutory exemptions, or categorical exemptions) 
depending on the size of the project and type of development.  
The type of CEQA review needed for each project will be 
determined by County staff during their review of the type of 
project or development proposed. 

(2) Were not analyzed as significant effects in a prior EIR on the 
zoning action, general plan, or community plan, with which the 
project is consistent, 

(3) Are potentially significant off-site impacts and cumulative 
impacts which were not discussed in the prior EIR prepared for 
the general plan, community plan, or zoning action, or 

(4) Are previously identified significant effects which, as a 
result of substantial new information which was not known at 
the time the EIR was certified, are determined to have a more 
severe adverse impact than discussed in the prior EIR. 

(c) If an impact is not peculiar to the parcel or to the project, 
has been addressed as a significant effect in the prior EIR, or 
can be substantially mitigated by the imposition of uniformly 
applied development policies or standards, as contemplated 
by subdivision (e) below, then an additional EIR need not be 
prepared for the project solely on the basis of that impact. 
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In addition to a more limited review process, infill and transit-
oriented infill projects may qualify for streamlined 
environmental review.  CEQA Guidelines section 15183.3 
allows eligible projects to streamline the environmental review 
process by limiting the topics subject to review at the project 
level.  California Public Resources Code sections 21099 and 
21155.4 also limit review of environmental topics and exempt 
certain types of projects. 

 
PROJECT REVIEW PROCEDURES 

Applications 
No new development or use shall be established under the 
Specific Plan, and no grading or building permits shall be 
issued for these uses, until an application has been approved 
for the required permit type listed in the Use Regulation tables 
in section 3.4 and pursuant to the applicable procedures set 
forth below. 

 
Ministerial Site Plan Review 

1. Review Authority.  For uses that are permitted in the 
respective Use Regulation table, the Director shall have 
the authority to review projects subject to a MSPR for 
compliance with the Specific Plan and other provisions of 
Title 22 of the County Code. 

2. Application Requirements.  A Ministerial Site Plan Review 
application shall include all information required by the form 
provided by the Department, and payment of the required 
fee established in Title 22 of the County Code. 

3. Determination.  If the project complies with the provisions 
of the Specific Plan and other applicable provisions of Title 22, 
the Director shall grant the MSPR approval.  Otherwise, the 
Director shall deny the application for a Ministerial Site Plan 
approval. 

 
Minor Modifications 
Minor modifications, as defined herein, shall not require a 
Specific Plan Amendment, but will be subject to the following 
"substantial conformance" determination. 
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1. Review Authority.  The Hearing Officer shall have the 
authority to review projects requesting a modification to the 
development standards identified in subsection 4 below, 
for substantial compliance with the applicable requirements of 
the Specific Plan and other provisions of Title 22 (Planning 
and Zoning) of the County Code. 

2. Application Requirements.  A modification application shall 
include all information required by the form provided by the 
Department, and the payment of the required fee. 

3. Procedures.  A modification request shall be subject to 
the public hearing procedures and requirements set forth in 
Title 22 (Planning and Zoning) of the County Code. 

4. Determination.  If the Hearing Officer determines that the 
request for a modification is consistent with the principles and 
standards of the County Code, the Hearing Officer may approve 
the modification. Notwithstanding the foregoing, only the 
following development standards may be modified: 

Table 7.1 Modifications 
 

REQUIREMENT 
 

MAXIMUM MODIFICATIONS 

Setback 10% 

Building Height 10% 

Building Size/Massing 15% 

Open Space Area/Landscaping 15% 

Sign Height/Width/Area 10% 

Parking Spaces 10% 

Loading Areas May be modified or waived 

5. Appeals.  The decision of the Hearing Officer may be appealed 
or called up for review pursuant to the procedures and 
requirements of Division 9 of Title 22 of the County Code. 

6. Revisions to Modification.  Revisions to a modification grant 
may be approved by the Director if the revisions do not 
affect the intent of the original approval.  Revisions that would 
deviate from the intent of the original approval shall require 
approval of a new modification. 
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Specific Plan Modification Review 

1. Review Authority.  The Hearing Officer shall have the 
authority to review projects subject to a Specific Plan 
Modification Review for substantial compliance with the 
applicable standards and implementing options of this 
Specific Plan and other applicable provisions of Title 22 
(Planning and Zoning) of the County Code. 

2. Application Requirements.  A Specific Plan Modification 
Review application shall include all information required by 
the form provided by the Department, and the payment of 
the fee set forth in Division 9 of Title 22 of the County Code. 

3. Procedures.  A Specific Plan Modification Review shall be 
subject to the public hearing procedures and requirements set 
forth in Division 9 of Title 22 of the County Code. 

4. Burden of Proof.  The applicant shall substantiate to the 
satisfaction of the Hearing Officer that: 

a. Approval of the project conforms with the applicable 
provisions of this Specific Plan and other applicable 
provisions of Title 22 (Planning and Zoning) of the 
County Code. 

b. Approval of the project is in the interest of the public 
health, safety, and general welfare. 

c. Site layout, open space, orientation and location of buildings, 
vehicular access, circulation and parking, setbacks, heights, 
and walls and fences are designed to provide a desirable 
environment within a unifying context that encourages 
increased pedestrian activity and promotes compatibility 
among neighboring land uses. 

d. Architectural character, scale, quality of design, building 
materials, colors, screening of exterior appurtenances, and 
signs are designed to ensure compatibility of the development 
with the Specific Plan and the character of the neighborhood. 

e. Project landscaping, including its location, type, size, color, 
texture, and coverage of plant materials at the time of planting 
are designed and developed to provide visual interest, 
complement buildings and structures, and provide an attractive 
environment for the public.  The project landscaping shall also 
include measures to provide for irrigation, maintenance, and 
protection of landscaped areas. 
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f. Parking areas are designed and developed to buffer 
surrounding land uses, complement pedestrian-oriented 
development, enhance the environmental quality of the 
site such as to minimize stormwater run-off and the heat-
island effect, and achieve a safe, efficient, and harmonious 
development. 

g. Lighting and lighting fixtures are designed to complement 
buildings, are of appropriate scale, avoid creating glare, and 
provide adequate light over walkways and parking areas to 
foster pedestrian safety. 

5. Appeals.  The decision of the Hearing Officer for the 
Substantial Conformance Review may be appealed or called 
up for review pursuant to the procedures and requirements 
of Division 9 of Title 22 of the County Code. 

6. Revisions to Specific Plan Modification Review.  Revisions 
to the Substantial Conformance Review may be approved by 
the Director if the revisions do not affect the intent of the 
original approval.  Revisions that would deviate from the 
intent of the original approval shall require the approval of a new 
Specific Plan Modification Review. 

 
 

Conditional Use Permit 
When a conditional use permit is required under this Specific 
Plan or otherwise required under Title 22 (Planning and 
Zoning) of the County Code, the review procedures for a 
conditional use permit shall be the same as those prescribed in 
Division 9 of Title 22 of the County Code. 
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IMPLEMENTATION AND FINANCING 
STRATEGY 
There are a number of grant, loan, and value capture funding 
mechanisms that could finance the infrastructure and community 
benefits identified in this Specific Plan.  These resources are 
detailed in this section. 

 
LOCAL TAX INCREMENT AND ASSESSMENT 
DISTRICTS 

Enhanced Infrastructure Financing District 
The Enhanced Infrastructure Financing District (EIFD) is a new 
funding mechanism that was signed into law on September 2014.  
Its main purpose is to finance a wide array of infrastructure projects 
with "communitywide significance," from parks and brownfield 
remediation to transit improvements and affordable housing. 

An EIFD can be created by a city, county, or joint powers authority 
to fund specific infrastructure and economic development projects 
as outlined in the financing plan. EIFDs can also leverage multiple 
funding streams to achieve these goals—including a tax increment 
(if approved by voters), assessment revenues, fees, and other 
sources such as State and federal grants. 

EIFDs share a number of similarities to Community Revitalization 
Investment Authorities (CRIAs)—another funding mechanism 
recently authorized in California to help carry out revitalization 
activities. However, a CRIA must operate within an investment area 
that meets the State's criteria of a disadvantaged community 
(generally, the district must consist of households making no more 
than 80 percent of the State's median household income).  
Therefore, an EIFD would be more viable in West Carson's case 
than a CRIA, with the census-designated place's (CDP) higher 
incomes and below average unemployment rates. 

Unlike a CRIA, however, an EIFD can be established without voter 
approval and does not require an affordable housing set-aside. 
EIFDs may not issue debt without a 55 percent vote of the district's 
registered voters, nor can revenues be used to fund ongoing 
maintenance and operations.  Because an EIFD's strength lies in 
the power of tax increment financing, Harbor-UCLA's tax exempt 
status would be a constraint in West Carson's case; none of the 
assessed improvements associated with the medical campus could 
be applied toward the increment.  Nonetheless, if the Specific Plan 
were to jumpstart a new wave of investment along West Carson 
and Vermont, those revenues could be tapped for any number of  
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improvements, including transit station improvements, water and 
sewer infrastructure, pedestrian connectivity, and other 
streetscape amenities. 

 
Special Assessment Districts 
Special Assessment Districts can be used to fund any 
improvement that provides a "direct and special" benefit to the 
assessed property.  By this definition, improvements like the 
recommended medians, sidewalks, lighting, art, and benches that 
improve connectivity, as well as safety improvements like private 
security, can be funded via Special Assessment, while "general" 
benefits like schools may not. 

There are two primary challenges in establishing Special Assessment 
Districts, particularly for those in already developed areas.  The first is 
that total property taxes can only increase a certain amount before new 
development is disadvantaged relative to properties not subject to an 
assessment.  The second challenge is that assessment districts require 
a majority vote of property owners weighted by property value to pass. 
All the affected properties must stand to benefit from that particular 
improvement, and no assessment can exceed the "reasonable cost" 
of its special benefit to that parcel.  One benefit to forming a 
Special Assessment District in West Carson's case, however, is that 
non-profit uses like Harbor-UCLA would not be exempt from paying 
dues, thereby substantially increasing the available revenue 
stream. 

 
Business Improvement District 

A Business Improvement District (BID) is a common type of Special 
Assessment District that assesses business and/or property owners 
to fund maintenance, marketing, and other activities, including 
additional public services or improvements. If such a district were to 
be formed in West Carson, funding could be applied toward enhanced 
sanitation and cleaning as well as other streetscape and pedestrian 
improvements. 

The County would need to undertake extensive outreach to the 
property owners to educate them on the benefits and obtain 
majority support before moving forward with formation. If support 
can be obtained, a BID is a powerful tool for raising funds to provide 
enhancements to the area, but cannot be used to issue bonds. 

Under the California Parking and Business Improvement Area Law of 
1989 and Property and Business Improvement District Law of 1994, 
a district can be established via a County resolution of intent to form 
a BID. If a majority of property owners do not protest the resolution 
during a subsequent public hearing, an advisory board would be 
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appointed.  Once formed, a special assessment can be charged to 
commercial property or business owners for an amount proportional 
to the benefits they will receive.1 

 
Landscape and Lighting District 

Like a BID, a Landscape and Lighting Assessment District (LLAD) is 
another type of Special Assessment District that could be applied in 
West Carson to fund new street and pedestrian lights, landscaping, 
parkways, medians, and other amenities, and require benefits to 
accrue proportionately to the assessed properties.  LLADs are 
more flexible than BIDs in that they can issue bonds and require a 
simple majority of property owners for formation.  The Study Area is 
already encompassed by one such LLAD that provides funding to 
maintain street lights.  There have been no LLADs established by 
the County for amenities like pedestrian lighting; forming such a 
district in West Carson would require creating a new Special 
Assessment District dedicated to that purpose. 

Given the same barrier to entry as a BID, formation of an LLAD that 
can issue bonds for the commercial areas that are supported by and 
include the Harbor-UCLA Medical Center is a better approach for 
raising local funds than the formation of a BID. 

 
OTHER LOCAL SOURCES OF FUNDS 

Development Impact Fees 
Development impact fees are another potential funding source for 
affordable housing, parks, and recreational open space.  These fees, 
paid by new residential and commercial development projects, must 
only be used to pay for improvements that can be demonstrated to 
serve new residents and businesses (from new development), but 
these fees can be combined with other funding sources to fund a 
project that serves both new and existing residents or businesses.  A 
nexus study—which calculates the new increment of development, 
estimates the portion of an improvement project attributable to 
that increment of growth, and allocates the fee among the new 
development projects by land use—is required by State law for 
implementation.  Additional impact fees, such as a transportation 
and traffic impact fee, could be considered as a means to fund 
additional improvements that enhance mobility. 

 
 
 

1 BID assessments cannot be charged to residential properties or land zoned for 
 agriculture. 
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Revenue Bonds 
Public activities that are revenue generating and create 
sufficient cash flow to cover operating costs and debt service 
can potentially issue tax-free municipal debt to cover the cost 
of capital improvements.  A common example of this is 
revenue bonds for parking garage construction where there is 
pay parking. 

 
General Obligation Bonds and Other Public Debt 
New commercial and lodging projects could generate 
significant new sales tax and transit occupancy (lodging) tax 
revenues that will flow into the County's General Fund.  This 
new money could be used to finance debt service on tax-
exempt debt obligations so that existing activities provided 
through the General Fund are not impacted.  Such a General 
Obligation bond, however, requires a two-thirds vote of local 
residents (except for educational facilities) to approve.  
Alternatively, for facilities that can serve as collateral for debt, 
certificates of participation are a public finance technique that 
do not require voter approval. 

 
REGIONAL AND STATE SOURCES OF FUNDS 

Affordable Housing and Sustainable Communities 
The 2006 Global Warming Solutions Acts (AB 32) established 
a cap and trade system in California.  The system establishes 
quarterly auctions of carbon allowances, whose proceeds are 
deposited into a Greenhouse Gas Reduction Fund.  Using 
revenue from this fund, the Strategic Growth Council 
administers the Affordable Housing and Sustainable 
Communities (AHSC) program, which funds land-use, housing, 
transportation, and land preservation projects to support infill 
and compact development that reduces greenhouse gas 
emissions. 
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Projects that can show the Strategic Growth Council that they 
reduce vehicle miles traveled by locating near transit are most 
competitive for funds.  However, the market for carbon 
emissions has shown itself to be relatively unstable.  Rather 
than trading emission allowances, companies are reducing 
emissions.  While this is certainly beneficial to the 
environment, it means that the future of this funding source is 
uncertain. 

 
Infrastructure State Revolving Loan Fund 
The California Infrastructure and Economic Development Bank 
(I-Bank) loans money for infrastructure projects around the 
State.  The I-Bank is the State's general purpose financing 
authority that finances public infrastructure and private 
development projects that promote economic development and 
revitalize communities. 

Eligible project categories in West Carson could include the 
rehabilitation of streets and highways, water supply and flood 
control, new parks and recreational facilities, expanded public 
transit, public safety features, and power and communications 
facilities. 

Recent loan recipients in Southern California have included the 
City of San Gabriel, which borrowed $3.8 million at 3.5 percent 
interest to upgrade, reconstruct, and rehabilitate its public 
streets. 

 
Integrated Regional Water Management Grant 
Using funds from Proposition 1, the water bond passed by 
California voters in 2014, the California Department of Water 
Resources will award over $510 million in Integrated Regional 
Water Management Grants for planning and implementation 
projects throughout the State, with $98 million specifically 
allocated to the Los Angeles region starting in 2016.  Projects 
can include stormwater capture, water reuse, and other green 
streets measures. 

Eligible projects for West Carson could include stormwater 
capture, water reuse, providing new open space, and other 
green streets measures. 
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Caltrans Active Transportation Program 
Caltrans's Active Transportation Program (ATP) consolidates 
various State and federal transportation programs, including 
the federal Transportation Alternatives Set-Aside (TA Set-
Aside), Bicycle Transportation Account, and State SRTS.  
Approximately $122 million were awarded through the fiscal 
year 2016–2017 ATP and distributed to three categories: 
statewide competition (50 percent), MPO projects for regions 
with 200,000 or more residents (40 percent), and small urban 
and rural regions with populations of less than 200,000 
(10 percent).  In 2016–2017, ATP funds came from the 
following sources.2 

 

Source FY 2016–2017 Funding 

State Funds $34,200,000 

Surface Transportation Block 
Grant Program Set-Aside for 
Transportation Alternatives 
(Federal) 

 
 
 

$65,455,000 

Other Federal $19,950,000 

Although some programs request only State funds, most 
include a combination of funding from all available sources. 

The goal of ATP is to encourage increased use of active 
modes of transportation, including walking and biking, as well 
as the safety and mobility of non-motorized users.  Eligible 
projects in West Carson could include developing new 
bikeways and walkways, including a pedestrian bridge, and 
adding new landscaping, traffic control devices, and enhanced 
street lighting. 

Southern California Association of Governments (SCAG) 
administers the regional portion of the ATP and relies on the 
California Transportation Commission's Call for Proposals 
process to select the capital projects to be funded through the 
regional program. 

Funding for the West Carson Community Bikeways plan was 
awarded through this program in 2015, with $425,000 to be 
allocated for bike improvements through 2019.3 

 
 
 
 
 
 

2 http://www.dot.ca.gov/hq/transprog/ctcliaison/2016/0516/22_4.12_orig_PPt.pdf. 
3 http://www.catc.ca.gov/programs/ATP/2015/2015_ATP_Staff_ Recommendation-Statewide_Small_Urban-Rural.pdf. 
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FEDERAL SOURCES 

Federal Transportation Sources 
The Fixing America's Surface Transportation (FAST) Act was 
signed into law in December 2015, and authorizes federal 
funding for a wide array of transit improvements through fiscal 
year 2020.  It includes a number of potential funding sources 
that could benefit the West Carson TOD Study Area, including 
Capital Investment Grants, Urbanized Area Formula Grants, 
and Surface Transportation Block Grant Programs. These 
funds are administered through Caltrans's ATP program, 
described above. 

The FAST Act also established a new National Surface 
Transportation and Innovative Finance Bureau within the 
United States. Department of Transportation to serve as a 
consolidated resource for providing local government agencies 
with federal funding, financing, and technical assistance. 

 
Grants: Surface Transportation Block Grant Program 

The Surface Transportation Block Grant Program (STBG) is 
one of the primary flexible funding sources available for transit 
at the local level.  These funds may be used for a wide array of 
transit corridor capital improvements, including public 
transportation capital improvements, fringe and corridor 
parking facilities, bicycle and pedestrian facilities, and intercity 
or intracity bus terminals and bus facilities. 

STBG funding is apportioned directly to SCAG by the Federal 
Highway Administration. The funding is allocated by the State 
of California, with a nonfederal funding match requirement of 
11.47 percent. 

With respect to planning, SGBG funds can be used for surface 
transportation planning activities, wetland mitigation, transit 
research and development, and environmental analysis.  Other 
eligible projects under STP include transit safety improvements 
and most transportation control measures. STP funds are 
distributed in a state based on population and other 
programmatic categories. 

 
Transportation Alternatives Set-Aside 
Within the STBG funding above is a set amount called the 
Transportation Alternatives "Set-Aside" (formerly Transportation 
Alternatives Program, or TAP).  The TA Set-Aside finances 
projects defined as "transportation alternatives," including on-road 
and off-road pedestrian and bicycle facilities, recreational 
programs, infrastructure projects for improving "nondriver" access 
to public transportation, enhanced mobility, community 
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improvement activities, and environmental mitigation.  It also 
funds activities related to the former SRTS program, which 
helped fund the construction of infrastructure-related projects 
on public roads and bicycle-pedestrian pathways near schools.  
A funding commitment in the vicinity of Meyler Street 
Elementary School or Van Deene Avenue Elementary School, 
for example, could finance sidewalk improvements, traffic 
calming and speed reduction improvements, pedestrian and 
bicycle crossing improvements and bridges, on-street bicycle 
facilities, off-street bicycle and pedestrian facilities, secure 
bicycle parking facilities, and traffic diversion improvements 
anywhere within two miles of the school. 

State Departments of Transportation (DOTs) and MPOs are 
not eligible entities as defined under the statute, and therefore 
are not eligible project sponsors for TA Set-Aside funds.  
However, such agencies may partner with an eligible entity 
project sponsor to carry out a project. 

 
Economic Adjustment/Revolving Loan Fund 
The Economic Development Administration, a bureau in the 
United States Department of Commerce, administers the 
Economic Adjustment/Revolving Loan Fund (RLF), which 
assists State and local entities in creating and implementing 
strategies to improve local economic conditions in areas that 
have experienced structural change in their economic bases. 

The RLF provides capital to help small businesses and 
entrepreneurs expand production capabilities with gap 
financing. Businesses in West Carson looking for assistance 
would contact the local EDA Regional Office (Pacific Coast 
Regional) for information on interest rates. Maximum loans are 
$650,000 per borrower with terms of seven years for working 
capital, 15 years for fixed assets, and 20 years for real estate.  
Start-up firms in the Biotech Park, as well as those looking to 
expand, could benefit from use of this loan program. 
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