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PLANNING COMMISSION
WORKSHOP #7

EVALUATING ALTERNATIVES

July 27, 2005

MEETING OBJECTIVES

1. Present the preliminary land use
classification system.

2. Identify land use focus areas.

3. Document Commission comments
regarding the classification system and
focus areas.

4. Begin discussion of land use alternatives
for each focus area.

5. Receive community input.
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Land Use
Classification
System and
Focus Areas

LAND USE CLASSIFICATION SYSTEM
and FOCUS AREAS

Based on:

Existing General Plan

Interviews with Council, department
heads and members of the community

Community workshops and Open House

City staff recommendations
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DENSITY AND FAR

Density describes residential land uses in
terms of dwelling units per acre of land
(du/ac)

Other measures are used to describe the
extent of development on a parcel or lot

total building square footage

building height

floor-area ratio

percent of lot coverage

DENSITY

Low Density

(Single-family)

1-9 units/
acre

Low-Medium Density

(small lot single-family,
2-family, townhouses)

9-18 units/
acre

Residential Density
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DENSITY

Residential Density

Medium Density
(Townhouses, low-
rise apartments)
18-28 units/acre

Medium-High
Density

(low- and medium-
rise apartments)
28-44 units/acre

DENSITY

Residential Density

High Density

(medium- and high-
rise apartments,
senior housing)
> 44 units/acre
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FLOOR-AREA RATIO

Floor-Area Ratio
(FAR)

FAR is determined by
dividing the gross floor
area of all buildings on
a lot by the land area of
that lot.

For example, a 20,000
square foot building on
a 40,000 square foot lot
yields a FAR of 0.50:1.

FLOOR-AREA RATIO
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LAND USE DESIGNATIONS

Current General Plan Designations

Residential Designations
Low Density Residential (1-9 units per acre)
Low Medium Density Residential (9-18 units per acre)
Medium Density Residential (18-28 units per acre)
Medium High Density Residential (28-44 units per acre)
High Density Residential (44+ units per acre)

Commercial Designations
Local Commercial (Maximum 0.4 FAR)
General Commercial (Maximum 0.6 FAR)
Commercial Center (Maximum 1.0 FAR)

LAND USE DESIGNATIONS

Current General Plan Designations

Industrial Designations
Heavy Industrial (FAR  does not apply)
Light Industrial (Maximum 0.6 FAR)
Business Park (Maximum 0.6 FAR)

Other
Public/Quasi-Public/Open Space (FAR  does not apply)
Airport (FAR  does not apply)
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LAND USE DESIGNATIONS

Proposed General Plan Designations
1. Two proposed land use designations

Residential-Office: permits the location of small, less intense
office uses adjacent to residential uses. (Max. FAR 1.0 intended to
enable mixed-use commercial/residential projects)

Hospital/Medical: encourages the orderly growth of existing and
proposed healthcare facilities.

2. One potential change to FAR of an existing land
use designations

General Commercial FAR 0.6 à FAR 1.0 (intended to
enable mixed-use commercial/residential projects)

3. Potential elimination of the Local Commercial
designation

LAND USE DESIGNATIONS

Residential Uses
(No changes to Residential categories
in the current General Plan)

Low Density Residential (1-9 du/ac)

Low Medium Density Residential (9-18 du/ac)

Medium Density Residential (18-28 du/ac)

Medium High Density Residential (28-44 du/ac)

High Density Residential (44+ du/ac)

R-LO

R-HI

R-MH

R-MD

R-LM
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LAND USE DESIGNATIONS

Commercial Uses

General Commercial (max 1.0 FAR)

Commercial Center (max 1.0 FAR)C-CTR

C-GEN

(Proposed change to FAR for General Commercial
designation, proposed elimination of the Local
Commercial designation,  and a proposed
designation)

Residential Office (max 1.0 FAR/18-28 du/ac)R-OF

LAND USE DESIGNATIONS

Industrial Uses

Heavy Industrial (FAR does not apply)

Light Industrial (max 0.6 FAR)

Business Park (max 0.6 FAR)

I-HVY

I-BP

I-LT

(No Changes to Industrial categories in the current
General Plan)
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LAND USE DESIGNATIONS

Public and Medical Uses
(One Proposed Designation)

Public/Quasi-Public/Open Space (FAR does not apply)

Hospital/Medical (max 1.0 FAR)

Airport (FAR does not apply)

PBLC

AIR

HM

Land Use
Focus Areas
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LAND USE FOCUS AREAS

Understanding that land uses within most
areas within the City are well-established, and
many are viable for the long term 

Land use designations for most locations within
the City will not change as a result of the
General Plan update.

LAND USE FOCUS AREAS

However, several sites present opportunities:

More efficient or productive use of land resources.

Orderly expansion of health care facilities.

Attractive and compatible new housing.

Enhancing the City s commercial areas.

Recycling outdated industrial uses.

these opportunities are consistent with the
issues identified in community meetings.
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Residential
Issues

Commercial
Issues
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Industrial
Issues

FOCUS AREAS

1. Crenshaw/Amsler

2. Western Avenue South

3. Cabrillo/Border

4. Western Avenue North

5. Redondo Beach Blvd.

6. East Victor Precinct

7. Jefferson/Oak
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LAND USE FOCUS AREAS

1. Crenshaw/Amsler (Dormont Ave. bounded by
Crenshaw Blvd and city limits)

2. Western Avenue South (between Plaza Del
Amo and Sepulveda Blvd.)

3. Cabrillo/Border (bounded by Cabrillo Ave.,
Carson St.,  Border Ave., and Plaza Del Amo)

4. Western Avenue North (between Artesia Blvd
and 190th St.)

LAND USE FOCUS AREAS

5. Redondo Beach Boulevard (entire corridor
within the City)

6. East Victor Precinct (bounded by Anza Ave., Del
Amo Blvd., Torrance Blvd, Hawthorne Boulevard
Corridor Specific Plan)

7. Jefferson/Oak (bounded by Jefferson St., Santa
Fe RR, Crenshaw Blvd., & Carson St.)
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Commission Discussion:
Classification System

and Focus Areas

Land Use
Focus Area
Alternatives
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LAND USE ALTERNATIVES

Developed based on:

Consideration of land use and economic
development goals for each area.

Input from Planning Commission, City
staff and the public .

For each area, as few as one or as many as three
alternatives are being considered.

Existing General Plan land use designations remain
possible options within each area.

Focus Area # 4:
Western Avenue

North
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WESTERN AVENUE NORTH

Older industrial and
local commercial
uses

Influx of residential
uses

Emerging
employment
corridor

Lack of long-term
vision

WESTERN AVENUE NORTH



17

WESTERN AVENUE NORTH

WESTERN AVENUE NORTH

Encourage recycling of older
industrial uses

Intensify commercial uses

Promote desirable economic
changes

LAND USE ALTERNATIVES
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WESTERN AVENUE NORTH

General Commercial
(Max 1.0 FAR)

Commission Discussion:
Western Avenue North

Focus Area
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Focus Area #2:
Western Avenue

South

WESTERN AVENUE SOUTH

Cotton/Bridges/Associates
A Division of P&D Consultants

Older office,
industrial, and
business uses

Underutilized
sites along a
major corridor

Surrounded by
residential
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WESTERN AVENUE SOUTH

WESTERN AVENUE SOUTH
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WESTERN AVENUE SOUTH

Encourage transition of older
industrial and office uses to
residential uses

Accommodate housing

Transition would match
surrounding uses

LAND USE ALTERNATIVES

WESTERN AVENUE SOUTH

Low Medium Residential
(R-LM; 9-18 du/ac)
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WESTERN AVENUE SOUTH

Medium Density Residential
(R-MD; 18-28 du/ac)

Commission Discussion:
Western Avenue South

Focus Area
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Focus Area #6:
East Victor

Precinct

EAST VICTOR PRECINCT

Industrial and
business park uses
transitioning to
commercial and
residential uses

Future expansion
needs of medical
facilities

Diverse mix of
existing land uses
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EAST VICTOR PRECINCT

EAST VICTOR PRECINCT
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EAST VICTOR PRECINCT

Accommodate future expansion of
medical facilities

Allow for the transition of business
park uses to residential uses already
underway

Residential densities will complement
surrounding uses and will benefit
from proximity to activity centers and
transit

LAND USE ALTERNATIVES

EAST VICTOR PRTECINCT

Hospital/Medical (Max 1.0 FAR)

Medium Density Residential (R-MD;
18-28 du/ac)
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EAST VICTOR PRTECINCT

Hospital/Medical (Max 1.0 FAR)

Medium Density Residential (R-MD;
18-28 du/ac)

EAST VICTOR PRTECINCT

Hospital/Medical (Max 1.0 FAR)

Medium Density Residential (R-MD; 18-
28 du/ac)

Medium High Density Residential (R-MD;
28-44 du/ac)
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Commission Discussion:
East Victor Precinct

Focus Area


