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Study Areas 

Seven study areas were identified; however, further analysis revealed that only six of these study areas 
necessitated land use changes. Altogether, the land use designation changes in the study areas cover less 
than 1 percent of the total area in the City.  

Several of the study areas have been in transition since the adoption of the City’s 1992 general plan, and the 
proposed land use designations reflect land use changes that have occurred since. Land use changes in the 
study area aim to improve otherwise underused or poorly maintained areas that have not lived up to the 
potential envisioned in prior general plans.  

Study Area 1 – Crenshaw/Amsler 

This area consists of approximately 10 acres located at the City’s eastern edge. The area is underutilized 
given its prime location along one of the City’s major corridors and its proximity to Torrance Crossroads, a 
major shopping center. The area contains a mix of older business park and commercial uses.  

Study Area 2 – Western Avenue South 

Western Avenue forms the City’s eastern boundary between Artesia Boulevard and 238th Street, and the 
study area extends along Western Avenue between Plaza Del Amo and 228th Street. Older offices and 
industrial and business uses are the predominant land uses along this portion of the Western Avenue 
corridor. The study area is surrounded on the west, south, and east by residential neighborhoods. 

Study Area 3 – Border Avenue 

Historically, Border Avenue has supported office and light industrial uses, with several small-lot homes 
interspersed within. Due to the small lot sizes and the presence of residential uses, the plan to create a 
business park environment has not been realized. The area is adjacent to a successful industrial district to 
the east and a residential neighborhood to the west.  

Study Area 4 – Western Avenue North 

Historical land uses include neighborhood commercial businesses and general commercial uses at major 
intersections. Issues in this area include the presence of outdated industrial and commercial properties, an 
influx of newer commercial and residential uses, and a need to develop a clear vision of how the corridor 
should develop over the next 20 years.  

Study Area 5 – Redondo Beach Boulevard 

Issues in this study area include the lack of gateways to signify entry to Torrance, shallow parcels, and 
underutilized commercial properties. The area includes a variety of land uses, including local-serving 
commercial, regional-service commercial, single-family residential, and institutional.  

Study Area 6 – Jefferson/Oak 

Historical uses within the study area include business park and heavy industrial. The study area is at the 
southeast corner of Carson Street and Crenshaw Boulevard, and is bounded by Jefferson Street to the 
south, and the Burlington Santa Fe railroad to the east.  

Study Area 7 – East Victor Precinct 

Land use alternatives for this area were proposed; however, they were ultimately withdrawn in 
acknowledgement that current land uses in this study area functioned effectively. The study area 
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experienced a transition from business park and industrial uses to commercial, residential, and medical use, 
which provides the city with employment and tax revenue.  

3.4 INTENDED USES OF THE EIR 

This is a program EIR which examines the potential environmental impacts of the proposed general plan 
update. This DEIR is also being prepared to address various actions by the City and others to adopt and 
implement the general plan. It is the intent of the DEIR to enable the City of Torrance, other responsible 
agencies, and interested parties to evaluate the environmental impacts of the proposed project, thereby 
enabling them to make informed decisions with respect to the requested entitlements. The anticipated 
approvals required for this project are:  

 
Lead Agency Action 

Torrance City Council 
• Certification of the General Plan Update EIR 

• Adoption of the General Plan 

Torrance Planning Commission 

• Comment on the General Plan EIR 

• Recommendation to City Council to adopt any ordinances, guidelines, 
programs, or other mechanisms that implement General Plan policy 

• Recommendation to the City Council to adopt the General Plan Update EIR 

Other City Board and Commissions 
• Review of ordinances, guidelines, programs, or other actions that 

implement the General Plan and General Plan policy 

City Departments 
• Adoption of programs or other actions that implement the General Plan and 

General Plan policy  

Responsible Agencies Action 

Southern California Association of Governments • Revision of regional models related to growth and development projections 

 




