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The North Long Beach Strategic Guide for Redevelopment (Strategic Guide) is intended to serve as
a framework of strategies to be used by the City of Long Beach Redevelopment Agency when
making decisions regarding redevelopment opportunities in North Long Beach. The Strategic
Guide should be used as both an active and reactive tool. It should be consulted when develop-
ment opportunities arise and it should be the road map for identifying and creating new redevel-
opment opportunities.

The Strategic Guide identifies comprehensive strategies for the overall revitalization and redevel-
opment of the North Long Beach Project Area.  These strategies suggest/prescribe changes in land
use, specific development projects, changes in regulatory controls, and changes in public ser-
vices.

Strategies are prescribed at two scales: (1) an Area-Wide or overarching set of strategies that cover
the entirety of the North Long Beach area. The bulk of these strategies concern major land uses
within North Long Beach - commercial, residential, and industrial land; and (2) strategies for
specific Targeted Sites that focus on individual areas or parcels in North Long Beach. These target
site strategies are high priority development sites and have the potential to act as a catalyst for
achieving the larger goals of the Area-Wide plan.  For these selected target sites, conceptual site
plans and financial feasibility analyses are presented.  Individually and cumulatively, target site
development is intended to act as a catalyst and stimulate additional development and improve-
ments in the community.
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The North Long Beach Redevelopment Project Area is one of the seven major Redevelopment
Project Areas  in the City of Long Beach. This Strategic Guide primarily addresses the contiguous
portion of the North Long Beach Project Area that is bounded on the west, north and east by the
City of Long Beach municipal boundaries and on the south by the Union Pacific rail corridor,
running northeasterly from the Los Angeles River to the intersection of Cherry Avenue and East
53rd Street. Also addressed in this Strategic Guide are the commercial frontages along Long Beach
Boulevard and Atlantic Avenue in the Bixby Knolls area, and commercial properties near the
intersection of San Antonio Drive and Orange Avenue. Other portions of the City are part of the
North Long Beach Redevelopment Project Area; however, they are not included in the scope of
this Strategic Guide. Specific, legal, project boundary delineations are described in the North
Long Beach Redevelopment Project Area Redevelopment Plan. The accompanying map, Figure 1-
1 ,“Study Area,” illustrates the boundaries of the specific area addressed in this Strategic Guide.
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Although the Strategic Guide provides an interrelated series of strategies for a portion of the North
Long Beach Redevelopment Project Area, the Strategic Guide does not exist on its own. Rather, the
Strategic Guide complements the City of Long Beach General Plan and Zoning Ordinance and
provides a level of specificity to the Redevelopment Plan for the North Long Beach Redevelop-
ment Project Area.

The Strategic Guide recommends a set of revitalization strategies that supports many of the Gen-
eral Plan’s goals and objectives, and builds upon the generalized land use designations found in
the Land Use Element. The Strategic Guide presents revitalization strategies applicable to the
neighborhood strategies for each of the 18 neighborhood areas located within North Long Beach.
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Figure 1-1
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The City of Long Beach Zoning Code is the primary tool used to implement General Plan policies
and as such codifies the City’s rules & regulations regarding development within the City.  This
Strategic Guide recommends modifications to the zoning code.

Finally, the Strategic Guide provides a framework for implementing the Redevelopment Plan for
the North Long Beach Redevelopment Project Area, the official and legal document prescribing
redevelopment activities within the Project Area.
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Concurrent with the development of the Strategic Guide is the development of the North Long
Beach Street Enhancement Master Plan. The Street Enhancement Master Plan describes a strategy
for the improvement of public infrastructure in North Long Beach, including roadways, side-
walks and streetscapes, alleys, storm drains, sewer, water and other infrastructure.

Public input for the Street Enhancement Master Plan was obtained alongside input obtained for
the Strategic Guide. Both documents work hand-in-hand and recommendations made in the
Strategic Guide are complemented with recommendations made in the Street Enhancement Mas-
ter Plan.
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The Strategic Guide is the product of a collaborative effort among North Long Beach residents, the
Strategic Guide Steering Committee, the North Long Beach Project Area Committee, City staff, and
the project consulting team.   Over the course of the project, the consultant team implemented a
work program that involved both the development of the Strategic Guide and a comprehensive
public outreach program.

��������$����$*+�+���!�
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The technical planning process used in development of this Strategic Guide involved an interre-
lated sequence of work tasks that laid the foundation for the identification of recommended
revitalization strategies.  The first tasks included gathering background data regarding existing
conditions and analysis of issues affecting the area’s quality of life and economic vitality.  In
subsequent tasks, a community-wide vision was developed and potential revitalization strate-
gies identified.  The alternatives were tested for market support and community acceptance.

� ,$�����#�$#�&����������&

The Long Beach Redevelopment Agency recognized from the outset that public involvement in,
and support of, the Strategic Guide’s goals and objectives would be critical to the Guide’s success.
To this end, public involvement efforts for the redevelopment planning process were devised and
conducted to achieve three interrelated objectives: (1) coordination of an effective outreach attract-
ing participation, (2) elicitation of input and stimulation of consensus-building for recommenda-
tions, and (3) encouragement and fostering of the public’s commitment in order to continue par-
ticipation in the implementation of the Strategic Guide.

The primary strategy for achieving these public involvement goals was the formation of a Strate-
gic Guide Steering Committee made up of representatives from the community and other stake-
holder groups within North Long Beach.  Members of the Steering Committee acted as conduits
for information to and from their constituencies.  All in all, 12 meetings were held with the
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Steering Committee. The majority of the revitalization recommendations were directly and sub-
stantially impacted by the input of North Long Beach residents and from feedback obtained from
the Steering Committee. The committee was composed of representatives from the following orga-
nizations:

� North Long Beach Project Area Committee
� North Long Beach Business Association
� North Long Beach Neighborhood Association
� North Long Beach Community Action Group
� Bixby Knolls Business Improvement Association
� Long Beach Housing Development Company
� Long Beach Planning Commission
� Long Beach Unified School District
� Apartment Association of Southern California Cities
� Long Beach Commercial Real Estate Council
� Gateway Cities Partnership
� Second Samoan Congregational Church
� 8th District City Council Office
� 9th District City Council Office
� Long Beach Redevelopment Agency Board
� Long Beach Police Department Staff
� City of Long Beach Planning Staff
� City of Long Beach Pub-

lic Works Staff

In addition to the input received
from the Steering Committee,
feedback was obtained through
two open-house public work-
shops held in the North Long
Beach community. One work-
shop was held at Ramona Park
in August 2000 and another
was held at Houghton Park in
February 2001.   These work-
shops were highly successful
and allowed members of the
community to shape the content
of the Strategic Guide.  Partici-
pants were offered an opportunity to “vote” using color dots on proposed revitalization strategies
and were provided opportunities to write comments about what types of strategies should be
undertaken and what the nature of those strategies should be. Information obtained at these
“hands-on” workshops was integral in developing strategies for the Guide.

A public presentation of the final draft of the Strategic Guide occurred in June 2001 at Hamilton
Middle School.

Summaries of feedback obtained at these workshops is presented in Appendix 2.
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Significant input was also obtained through meetings with key city working groups, including
the City of Long Beach Executive Management Team, the City of Long Beach Economic Develop-
ment and Infrastructure Committee, the Long Beach Redevelopment Agency Board, key City staff,
and public service providers.

The public participation process sparked extensive conversation and community debate within
North Long Beach concerning its future.  This dialogue is vital to a successful process and has
been instrumental in shaping the strategies presented within this document.

������<�������"�����
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The Strategic Guide is comprised of the following sections:

1. An Introduction to the Strategic Guide

2. An Executive Summary describing the key recommendations of the Strategic Guide.

3. A Summary of Background Information for North Long Beach that served as a basis for
the planning process.

4. An analysis of existing market trends.

5. A description of the key issues addressed in the Strategic Guide.

6. A project vision statement.

7. The Area Wide Plan, or overarching set of strategies for the revitalization of North Long
Beach.

8. Strategies for the development of identified Target Sites.
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The North Long Beach Strategic Guide for Redevelopment  identifies a framework of strategies to
be used by the City of Long Beach Redevelopment Agency when making decisions regarding
development and redevelopment opportunities in North Long Beach. The Strategic Guide should
be used as both an active and reactive tool. It should be consulted when development opportuni-
ties arise and it should be the road map for identifying and creating new redevelopment opportu-
nities.

The Strategic Guide identifies comprehensive strategies for the overall revitalization and redevel-
opment of the North Long Beach area.  These strategies suggest changes in land use, specific
development projects, changes in regulatory controls, and changes in public services.
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Based on input from the residents, City staff, and others and the resultant identified planning
issues, a Vision Statement was developed for the Strategic Guide, and ultimately, for all of North
Long Beach. The Vision Statement is presented in detail in Section 6 of the Strategic Guide. Some
key components of the Vision Statement are as follows:

� North Long Beach’s residential communities will be focused around centers of common
activity (nodes).  The housing stock will be upgraded, improving the living environment
for its residents, and opportunities for home ownership.

� A revitalized and intensified “Village Center” will constitute the symbolic and func-
tional “heart” of North Long Beach, providing needed services and goods and serving as
a “stage” for community events and celebrations.

� Industrial areas will continue to offer job opportunities and be physically improved to
enhance their visual character and compatibility with adjacent residential neighbor-
hoods.

� Intense programs of street landscaping, greening, and the overall improvement of visual
character will be undertaken.

� Public infrastructure will be upgraded and maintained, supporting both residents and
commerce.  Streetscape and landscape improvements will be implemented in all districts
to visually unify North Long Beach.
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Strategies are prescribed at two scales: (1) an Area-Wide or overarching set of strategies that cover
the entirety of the North Long Beach area. The bulk of these strategies concern major land uses
within North Long Beach - commercial, residential, and industrial land; and (2) strategies for
specific Target Sites that focus on individual areas or parcels in North Long Beach. These target
site strategies are high priority development sites and have the potential to act as a catalyst for
achieving the larger goals of the Area-Wide plan.
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The Area-Wide strategies are the overarching set of recommendations for the entirety of North
Long Beach.  The most significant area-wide recommendations are as follows:
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Commercial Uses

Existing commercial uses in North Long Beach are typically located along major arterials. The key
strategy of the Strategic Guide regarding commercial uses is to re-orient these areas from the
existing linear pattern of development along arterials and instead concentrate commercial uses at
key intersections or “nodes.”

Three types of commercial nodes are identified and proposed: 1) Pedestrian-oriented “Village
Center” nodes; 2) Neighborhood Convenience nodes; and  3) Sub Regional Commercial nodes.
Node types are differentiated by: the type of commercial uses included; the population that those
uses serve; the urban setting and physical character of the commercial development; and the
manner in which the uses serve community residents.

Residential Uses

Stable and enhanced residential neighborhoods that contain appropriate and viable housing
opportunities for residents are the foundational core of a revitalized North Long Beach commu-
nity.  To this end, it is recommended that programs be undertaken to maintain the area’s existing
single- and multi-family housing and upgrade their quality and value where deteriorated.  Also,
the market analysis prepared to support the Strategic Guide identified a strong market opportu-
nity for the development of new housing within North Long Beach; therefore, opportunities for
the development of new housing are identified. Furthermore, the Housing Element of the Long
Beach General Plan states that the primary need for housing in North Long Beach is for larger
affordable residential units with three or more bedrooms suited for families.  Recommendations
presented here for residential uses attempt to address this need.  Also consistent with the Housing
Element of the Long Beach General Plan, development of opportunities for senior housing is
recommended and encouraged.

Very high density housing (greater than 24 dwelling units per acre)  is not appropriate for the
Study Area and is strongly discouraged. All proposed housing should integrate into the existing
fabric of adjacent residential areas.  It is also recommended that new housing developments, if
renter-occupied, incorporate on-site management requirements.

Strategies for residential uses in North Long Beach fall into five categories: 1) Design principles
for pedestrian areas; 2) strategies for improving or maintaining the quality of existing residen-
tial areas; 3) conversion of certain existing commercial corridors to residential uses; 4) conver-
sion of mixed commercial and residential minor arterials into consistent residential zones; and
5) create opportunities for home ownership

Industrial Uses

In recognition of the importance of North Long Beach’s industrial areas as a provider of commu-
nity jobs and revenue, it is recommended that strategies be implemented to retain and enhance
these uses.  This includes property improvements and the proper screening of uses in order to
enhance visual quality and compatibility with surrounding residential and commercial uses.
Also, the market analysis prepared to support the Strategic Guide identified a strong market
opportunity for the development of industrial uses in North Long Beach; therefore, opportunities
for the new or expanded industrial development are identified.

Strategies for industrial uses in North Long Beach fall into three categories: 1) conversion of utility
corridors to industrial use, where appropriate and feasible; 2) conversion of some commercial
areas to industrial uses in order to create consistent industrial zones; and 3) strategies for improv-
ing or maintaining the quality of existing industrial areas.
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As part of the planning process, several “Target Sites” were identified as individual parcel or
area-specific development projects that, if successful, can act as a catalyst for achieving the goals
of the Area-Wide plan.  Target sites identified and discussed are as follows:

The North Long Beach Village Center

It is envisioned that the area around the intersection of Atlantic Avenue and South Street be
developed as the principal neighborhood center/town center for North Long Beach.  Pedestrian-
oriented retail uses would be expanded along street frontages, streetscape and parking improve-
ments would be implemented, and public uses, arts and cultural facilities, and pocket parks
would be developed as appropriate.   The goal of developing a “Village Center” is to create a
definable, unique “center” for North Long Beach to serve as the focal point for neighborhood
identity and activity.  The area has the potential to be a mixed-use area: a mix of shopping,
restaurants, cafes, and community facilities, with housing located nearby or in the Village Center
itself.

Historic Core: Market Street and Long Beach Boulevard

A revitalized, maintained, pedestrian-oriented historic core of North Long Beach is envisioned.
The primary focus will be on streetscape improvements, façade renovations, historic preserva-
tion, and, where possible, the provision of public parking.

Housing on Major Commercial Corridors

One of the recommended land use changes that will significantly change the character of North
Long Beach and serve it’s overall revitalization is the removal and replacement of blighted com-
mercial corridors with housing.  This serves two objectives: (1) existing blighted commercial areas
are removed and (2) an overall need for additional quality housing in Long Beach is obtained.  It
is recognized that busy arterial roadways are not the most ideal location for residential uses;
however it is also acknowledged that these areas provide some of the last areas of land available
for affordable residential development and that with proper site and building design, the negative
aspects of housing on arterials can be mitigated.  Conceptual site plan and development options
are presented for three commercial corridors in North Long Beach: Atlantic Avenue between
Harding and Del Amo; Artesia Boulevard between Atlantic Avenue and Cherry Avenue; and
Long Beach Boulevard north of I-710.
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This section provides an overview of existing conditions in North Long Beach. Information about
existing conditions provided vital input to the planning process and subsequent development of
the Strategic Guide.

������




The total acreage of the project Study Area is 5,333 acres, including non-contiguous portions as
illustrated on the Study Area Boundaries Figure in Section 2.

The accompanying Figure 3-1 “Existing Land Uses” illustrates current Land Uses within the
North Long Beach Study Area.

Residential areas are the predominant land use, occupying approximately 45 percent of land in
North Long Beach, or approximately 2,390 acres. Of those 2,390 residential acres, approximately
2,134 acres are single-family units and 256 acres are multi-family units.

Single-family uses are prevalent throughout all of the Study Area.

Multi-family units are dispersed throughout the Study Area, however, concentrations do exist in
the following areas: northwest of the intersection of Market Street and Paramount Boulevard;
northeast of the intersection of Artesia Boulevard and Paramount Boulevard, along Atlantic Av-
enue across the street from Jordan High School and Houghton Park; areas near the intersection of
Del Amo Boulevard and Long Beach Boulevard; and the Carmelitos housing development east of
Atlantic Avenue and south of Market Street.  It should also be noted that several single-family unit
parcels have been converted to multi-family, either through the alteration of existing structures or
through the construction of additional structures.

Commercial uses comprise approximately 318 acres, or 6 percent of the land use in the Study
Area. Commercial uses are typically located along major arterials, most prevalently Long Beach
Boulevard, Atlantic Avenue, and Artesia Boulevard. Smaller commercial properties are also lo-
cated on the minor arterials of South Street, Market Street, Orange Avenue and Cherry Avenue.
These uses are typically neighborhood-serving uses on shallow lots with limited parking. Small
strip shopping centers are also common. Large commercial parcels are located near some key
intersections, including: Atlantic Avenue and San Antonio Drive; Atlantic Avenue and Artesia
Boulevard; South Street and Cherry Avenue; South Street and Downey Avenue; Market Street and
Cherry Avenue, and Del Amo Boulevard and Long Beach Boulevard. These larger parcels are
typically developed with larger retailers and/or shopping centers.

Industrial properties comprise approximately 586 acres, or 11 percent of the total land area in
North Long Beach. Industrial uses are primarily located in the eastern portion of the Study Area,
between Cherry Avenue and Paramount Boulevard. A large industrial/business park is located
in the southwest corner of the Study Area, across the Los Angeles River near the intersection of the
405 and 710 Freeways.  Many of the industrial properties are grouped near the Union Pacific rail
corridor that runs north-south through the Study Area or near utility line corridors. The range of
industrial uses is wide, ranging from heavy industrial oil processing facilities to light manufac-
turing parks to truck and container storage facilities.

Two utility corridors owned by Southern California Edison (SCE) traverse the Study Area. One
corridor runs east-west along the northern tier of the area, north of the 91 Freeway. Another
corridor runs north-south along the western edge of the Study Area on land in-between and
parallel to the 710 Freeway and the Los Angeles River. These corridors, plus other small utility
parcels comprise approximately 267 acres, or 5 percent of all land in North Long Beach. Some
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Figure 3-1
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parts of the utility corridors are used as plant nurseries or storage areas. SCE is currently attempt-
ing to develop some utility corridor land for light industrial uses.

Several schools and parks are located within the Study Area. Schools account for approximately
135 acres (3%) of land in North Long Beach, with another 37 acres just beyond the Study Area
boundaries.  Parks account for approximately 103 acres (2%) of land in North Long Beach, with
another 29 acres just beyond the Study Area boundaries.  The largest school facility is Jordan High
School, located southeast of the intersection of Atlantic Avenue and Artesia Boulevard. The larg-
est park is Houghton Park, located just south of Jordan High School.

Churches and other religious and institutional uses are integrated among all land uses in North
Long Beach, but are most often located along commercial corridors. These uses occupy approxi-
mately 27 acres of land in North Long Beach. No major institutional uses, such as large medical
facilities, exist in North Long Beach.

Roadways (including two major freeways) and the Los Angeles River occupy the remaining land
in the Study Area – approximately 1,507 acres (28%).

�����=������
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According to the Long Beach General Plan Land Use Element, which provides generalized land
use designations in Long Beach, North Long Beach includes 18 of the City’s identified neighbor-
hoods and is part of the “North City Corridor” arterial grouping.

The Long Beach Zoning Code provides an implementation tool for land use policies found in the
General Plan. In addition to designating allowable uses, the code allows for the regulation of
such facets of development as building height and bulk, density of development, setbacks, park-
ing requirements, and landscaping requirements. The majority of general zoning land use catego-
ries are found in North Long Beach, including:  residential categories R1, R2, R3, and R4 repre-
senting a wide range of residential densities; several commercial designations including CNA
and CCA, the most prevalent zoning classifications for existing commercial corridors; and several
industrial land use designations.
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North Long Beach contains a wide and eclectic variety of architecture ranging from older single-
family residential units to mid-rise office towers located in the commercial areas of Bixby Knolls.
With the exception of these office buildings in Bixby Knolls, heights do not typically exceed two
stories for all uses in North Long Beach. The exception is a number of larger multi-family residen-
tial units. No unifying or consistent architectural character exists in North Long Beach; instead,
the area is characterized by areas of similar uses with relatively similar architectural styles. For
example, the majority of commercial structures along major arterials are one-story stucco frame
structures built flush to the sidewalk with only some structures having identifying or unique
characteristics. Single family residential areas exist in a similar manner with large areas of rela-
tively similar housing stock that are different in character from other large areas of housing stock,
a result of differing eras of development. No one architectural style is most prevalent in terms of
residential housing.
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Overall, streetscape conditions in North Long Beach range from fair to poor, with residential
streets exhibiting a higher streetscape quality than commercial corridors. Generally, commercial
streets are lacking in street trees, landscaping, street furniture, and other amenities. A more de-
tailed description of existing streetscape conditions is presented in the North Long Beach Street
Enhancement Master Plan.
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A detailed description of existing public infrastructure, including circulation, utilities, street con-
dition, sewer facilities, water facilities, storm drains, and other infrastructure, is presented in the
North Long Beach Street Enhancement Master Plan.
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North Long Beach is located within the Long Beach Unified School District (LBUSD). The Study
Area includes four elementary schools; two middle schools and Jordan High School. Other spe-
cial schools exist within the area; including the Colin Powell Academy, several charter schools,
and religious schools.

Schools are typically overcrowded and trailer space is utilized frequently. A new school is planned
for a site on Susana Road at the far western edge of the Study Area. This school will serve as the
site of the 9th Grade for Jordan High School. Plans are also in process for the LBUSD to acquire and
develop the former Dooley’s Hardware store on Long Beach Boulevard (just north of Del Amo
Boulevard) as a school site. This site will most likely be developed as an elementary or middle
school.

��,�����+

The Long Beach Public Library operates the North Branch Library at 5571 Orange Avenue, within
the Study Area.  The North Branch Library is significantly undersized based on current demand.
The Long Beach Public Library uses a one-mile radius as a standard service area for libraries.  The
one-mile radius around the North Branch does not cover all of North Long Beach and leaves a
significant portion of the population underserved.  Also serving North Long Beach is the Dana
Branch located at 3680 Atlantic Avenue in Bixby Knolls.  The Dana Branch Library is also signifi-
cantly undersized based on current demand. After meeting with Library executive staff, it was
determined that moving these branches slightly to the north and west would more appropriately
shift the libraries into their intended service areas. Library officials are interested in the expansion
of existing libraries and the potential development of new libraries; however, limited financial
and capital improvement resources have precluded the implementation of service expansion
plans.
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An inadequate yet wide variety of community based recreational facilities are located in North
Long Beach.  These facilities include Long Beach city facilities, those owned by private recreation
operators, county facilities, and those operated by the Long Beach Unified School District.

Six park facilities operated by the City of Long Beach are located within the Study Area. These are:
Coolidge Park, De Forest Park, Houghton Park, Ramona Park, Atlantic Plaza Park (in Carmelitos),
and Jackson Park.  Other park facilities located just outside or adjacent to the Study Area include
Scherer Park, Bixby Knolls Park, and Los Cerritos Park. Each of these parks all are small local
neighborhood parks, with the exception of Houghton Park and Ramona Park, which are larger
facilities that incorporate both active and passive recreational facilities. Community centers are
also located at Houghton and Ramona Parks.

Privately owned recreational areas near the North Long Beach Study Area include the Virginia
Country Club golf course in Bixby Knolls and a golf driving range located near the intersection of
the 405 and 710 freeways. Two horse stable areas are also located in the Study Area, in locations
adjacent to the Los Angeles River.

Los Angeles County operates and maintains a bike trail parallel to the Los Angeles River.

� ,$���
�"��*

The Long Beach Police Department’s North Division provides police service.  Patrol officers
support community policing efforts in North Long Beach.  From the division commander to front
line personnel, positive contacts, collaboration, and quality customer service are the foundation
of the North Division’s community policing efforts.

The Police Department’s commitment to innovative programs and community partnerships re-
sulted in a significant  43% decrease in citywide reported crime between 1991 and 1999.  Provid-
ing supplemental police service to Carmelitos public housing development, community policing
efforts greatly contributed to the 54% reduction in total reported crime over the past ten years.

North Division officers face the challenge of fighting crime that often crosses jurisdictions via a
major freeway and easy access to adjacent cities.  Officers continue to maintain a close working
relationship with neighboring law enforcement agencies to manage the mobile criminal activity
particular to the area.

A permanent police station has been proposed to be located in Scherer Park, just south and along
a  major  corridor within North Long Beach.
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As part of the redevelopment planning effort, the type and breadth of commercial and residential
land uses in the North Long Beach Study Area was examined.  North Long Beach is an expansive
area bordered by the 405, 710, 91, and 605 freeways and is generally comprised of moderate-
income neighborhoods and an assortment of mostly obsolete retail and commercial buildings.

As an in-fill location, North Long Beach can take advantage of market voids that have arisen over
time and deliver contemporary products that may not be available in the local market.

The market analysis provided important input to the community, city staff, and the consulting
team.  It provided guidance concerning development opportunities that North Long Beach could
capture and thus incorporate in strategic planning.

��&��!����$*+�+��,?����#�+

The objective of the market study was to determine the development potential of several commer-
cial and residential land uses for the North Long Beach Study Area as it contributes  to the
formulation of the redevelopment strategy for the area.   Specific objectives of the study were as
follows:

• Evaluate local and regional socioeconomic and development trends that will influence devel-
opment potential in North Long Beach.

• Define the market development potential and directions for commercial and residential land
uses.

• Contribute to the strategic planning efforts that will facilitate public understanding of candi-
date revitalization strategies.

�����!�$��*

Accomplishment of the stated objectives required the implementation of the methodology illus-
trated in the following flow chart.
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Analyze the subject area’s key strengths and challenges with respect to
access, location, topography, and surrounding land uses.

Analyze regional socioeconomic trends that would likely influence the
demand in Los Angeles County, South Bay, and North Long Beach.

Characterize active projects within the competitive market area (CMA).
Determine the future pipeline of planned developments.

Indicate the magnitude of demand for each candidate land use.  Estimate
North Long Beach’s capture of that demand.

For each land use, provide conclusions and recommendations on the
development outlook, market entry, and average annual absorption.
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Overall Area-Wide Development Opportunities

We recognize the opportunity for the City of Long Beach and the community to consider several
commercial and residential uses in North Long Beach as part of the strategic redevelopment for
the area.  The scarcity of developable tracts of land within Long Beach and the South Bay creates
an opportunity for North Long Beach to capitalize and capture a portion of the region’s demand
for several commercial uses.

Existing market voids allow the introduction of office, industrial, retail, and residential products
within the North Long Beach Study Area.  The following chart represents a summary of develop-
ment opportunities for each candidate land use.

Summary of Market Opportunities, North Long Beach, 2000-2010
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Office Development Conclusions

Given the historical office absorption within the Los Angeles County, South Bay, and Long Beach
Suburban submarkets, only minimal office development opportunities exist within the North
Long Beach area.  While there currently exists an oversupply of office space, approximately
50,000 square feet of high quality office space may be introduced once every five years beginning
in 2003 (10,000 square feet per year), absorbing approximately two acres with each 50,000-square
foot phase introduced, based on a 0.50 to 0.60 floor area ratio (F.A.R.).  Office development would
typically consist of low-rise buildings with surface parking.

Industrial Development Conclusions

The South Bay is identified within the Southern California region as a core industrial market,
representing approximately a quarter of Los Angeles County’s total industrial supply.  Through
the first three to four years of this decade, the Long Beach/Paramount submarket could absorb
about 270,000 square feet per year of industrial space, or 14 acres per year assuming an F.A.R. of
about 0.45.  Beyond 2003 when the majority of the remaining developable industrial land within
the South Bay has been absorbed, the Long Beach/Paramount submarket could support 900,000
square feet, or 45 acres, per year.
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Given the growing scarcity of developable industrial land within the South Bay, the North Long
Beach Study Area is in a position to capture future industrial demand within the South Bay.
However, at issue is the community’s interest in attracting these industrial users and its ability to
assemble adequate locations.  Appropriate industrial sites would require a minimum of 10 to 20
acres.  Existing brownfield sites could be targeted.

Retail Development Conclusions

Although development opportunities for both grocery and drug stores appear to be currently in
equilibrium, North Long Beach will have an opportunity to introduce an additional grocery store
and drug store within three to four years.  In addition, with the recent closure of  the Albertson’s
in North Long Beach , the City has the opportunity to facilitate the development of a new, more
modern grocery store immediately as a replacement if a large enough site could be assembled.

In regards to power retail, regional demand currently is not strong enough to warrant a new
regional retail power center given the existing supply (the North Long Beach area by itself may
support one to two stand-alone power retailers).  Demand will grow to 170,000 square feet by
2004; however, this growth is still insufficient to support a power center development of signifi-
cant scale.

Residential Development Conclusions

A significant volume of unserved demand currently exists for both rental and for-sale housing in
North Long Beach.  Although nearly 3,000 units are planned for development in Long Beach,
nearly all the planned units are in Downtown, which is not perceived to be directly competitive
with the North Long Beach market.  An additional potential demand for at least 50 units annually
is projected from 2000 through 2005 based on household growth in the area.  Additional housing
could be supported locally in light of the chronic shortage of housing in Los Angeles County.
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The Strategic Guide for Redevelopment seeks to address a number of key planning and redevelop-
ment issues that confront North Long Beach.  These were identified by the public through two
public workshops as well as by the Steering Committee and City  Staff. A summary of these issues
is as follows:

���!��+�

� Lack of an area that serves as a community center and focus for North Long Beach.
� School overcrowding.
� Incompatible mixes of industrial, residential, and commercial land uses.
� Empty and blighted storefronts along major arterials.
� Need to maintain industrial base in order to maintain quality jobs for residents.
� Need for additional and improved schools.
� Need for additional parks and open space.
� Need for additional  senior housing.
� Need to address housing shortages evidenced by the development of illegal residential units

on single-family lots.
� Need to encourage home ownership throughout the area.

��������������!�	�� ��"�������

� Deterioration of commercial corridors.
� Deterioration of multi-family housing.
� Absence of code enforcement and need for increased code enforcement throughout area.
� Absence of property maintenance in specific residential neighborhoods.
� Blighted appearance of the streetscapes and lack of streetscape amenities throughout area.
� Absence of trees.
� Need for better landscaping and building appearances in business areas.

���� $�����

� Streets and alleys in need of repair.
� Absence of sidewalks throughout area.
� Need to control truck traffic to and from industrial areas; need to divert industrial traffic out

of residential neighborhoods.
� Need for pedestrian and bicycle access to the Los Angeles River.
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� Need for additional community centers.
� Need for additional law enforcement staffing.
� Need for police to continue actively addressing crime-related issues.
� Need for more senior housing and services.
� Need for education of citizens regarding property maintenance and civic values.


����&��

� Lack of economic vitality.
� Need to maintain local jobs.
� Need to strengthen local economy.
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A Vision has been defined to guide the revitalization of North Long Beach incorporating issues of
land uses, physical form and character, quality of life, economy, and social environment.  It
constitutes the framework by which all revitalization actions and programs should be account-
able.  The Vision has been drafted in response to the critical issues affecting North Long Beach
and reflects numerous hours of public input.  However, it is not a consensus recitation of the
public input received, as the range of input was often divergent and contradictory.  The Vision is
grounded in consideration of the feasibility and impacts of all viewpoints and, as a result, is
intended to stimulate meaningful improvements without adverse social disruption.

The Vision is a series of statements, as follows:

The Vision provides that the fundamental functions of North Long Beach be sustained and
enhanced, achieving a mix of vital residential neighborhoods, employment centers, and sup-
porting commercial uses and services.  Successful revitalization will result from the upgrad-
ing of deteriorated structures and unsightly properties, development of new uses as adaptive
re-use and infill, improvement of public safety, installation of streetscape and infrastructure,
and formation of business and resident associations that have ownership and commitment
for revitalization.  A new sense of community and value will be the standard for successful
revitalization.

The Vision suggests substantial improvement in the quality and character of existing uses
and promotes the idea of changing existing land uses in order to better serve community need.
Specifically, opportunities for new housing will replace outdated, underused, and blighted
commercial uses along the area’s major arterials.

The Vision offers choices for housing, business, employment, education, recreation, culture,
and community activity.  Its multiple residential, commercial, and industrial areas will be
tied together through common landscape, pedestrian corridors, and building and site transi-
tions that will promote compatibility.

North Long Beach’s residential communities will be focused around centers of common activity
(nodes).  The housing stock will be upgraded, improving the living environment for its residents,
and new housing opportunities provided.  Existing multi-family housing units that are physi-
cally deteriorating will be upgraded or replaced.  Where possible, new community facilities will
be developed at parks, schools, and in commercial and residential areas as venues for community
activity and social interaction.  Partnerships between community residents, the City’s Police
Department, and service providers will be expanded to ensure public safety.  These ideas are
consistent with overall City goals of geographically decentralizing City services and placing
them in communities and in closer proximity to the public.

A revitalized and intensified “Village Center” will constitute the symbolic and functional “heart”
of North Long Beach, providing needed services and goods and serving as a “stage” for commu-
nity events and celebrations.  It will contain businesses that enable local residents to conveniently
meet their daily needs, as well as offer specialized uses that capitalize on North Long Beach’s
diverse population.  Renovated and new buildings will be located on improved public streetscapes,
which will foster pedestrian activity, outdoor events, and social interaction.

Industrial areas will continue to offer job opportunities and be physically improved to enhance
their visual character and compatibility with adjacent residential neighborhoods.  Contemporary
industrial functions that offer new skill opportunities for local residents will be recruited as
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existing buildings and sites are recycled and improved.  Building facades will be upgraded and
site landscape amenities added to enhance the attractiveness of streets in industrial areas and
improve transitions between housing and industrial uses.

Traffic will be managed to promote ease of access and egress along commercial corridors, while
protecting residential neighborhoods and pedestrian oriented commercial districts.   The residen-
tial neighborhoods, commercial centers, schools, parks, and community places will become more
walkable places.

Intense programs of street landscaping, greening, and the overall improvement of visual charac-
ter will be undertaken.  Finding, promoting, and implementing open space opportunities will be
required for all development proposals including shopping areas, residential development and
industrial development.

Public infrastructure will be upgraded and maintained, supporting both residents and com-
merce.  Streetscape and landscape improvements will be implemented in all districts to visually
unify North Long Beach.  Attractive landscaping, shade trees, parks, and pedestrian amenities
will be incorporated into the street landscape.
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The long-term redevelopment of North Long Beach will involve a coordinated set of strategies,
including changes in land use, additional public infrastructure, changes in regulatory controls,
and identification of development priorities.

Recommended revitalization strategies for North Long Beach recognize that the area is a group-
ing of distinct residential neighborhoods, commercial centers, industrial areas, community uses,
and institutional uses.  While each of these areas differ, successful revitalization is dependent on
the cumulative effects of the improvement programs that are implemented within each land use
district.  Establishment of successful retail areas, for example, is dependent upon livable and safe
residential neighborhoods. Likewise, vital industrial areas provide customers with disposable
incomes to support commercial activity.

The Area-Wide plan is the overarching set of recommendations for the entirety of North Long
Beach. Details of the Area-Wide plan are described in this section and are the set of concepts that
represent the long-term vision of the future of North Long Beach. More specific recommendations
are discussed in Chapter 6: Targeted Sites.

The accompanying map, Figure 7-1 “Area-Wide Plan - Composite Strategies” illustrates strate-
gies for the primary land uses in North Long Beach - commercial, residential, and industrial.  The
composite map illustrates the manner in which these land uses fit together and complement one
another. This map illustrates only one category of revitalization strategies for North Long Beach
- strategies associated with land use. Regulatory, policy, economic, and programmatic initiatives
must accompany the land use strategy in order to achieve a complete redevelopment plan.

The remainder of text in this section provides a summary of the revitalization activities recom-
mended for each of the principal land uses in North Long Beach – Commercial, Residential,
Industrial, Community Facilities, Schools, and Parks.  Also described in this section are the more
detailed initiatives that complement the strategies for land use changes, including initiatives for
community facilities, parks, regulatory controls, urban design and streetscapes, public safety,
and public infrastructure.

A wide range of land use and other recommendations are made in the Area-Wide plan. It is not
assumed that the implementing party or funding source for suggested plans is necessarily the
Redevelopment Agency of the City of Long Beach. Potential implementing and funding agen-
cies include City of Long Beach municipal departments, private developers, and other public
and private service providers.
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Existing commercial uses in North Long Beach are typically located along major arterials. The key
strategy of the Strategic Guide regarding commercial uses is to re-orient these areas from the
existing linear pattern of development along arterials and instead concentrate commercial uses at
key intersections or “nodes.”  It is recommended that relocation programs be undertaken in order
to encourage successful existing businesses to relocate to these more defined commercial nodes.

Three types of commercial nodes are identified and proposed: 1) Pedestrian-oriented “Village
Center” nodes; 2) Neighborhood Convenience nodes; and  3) Sub Regional Commercial nodes.
Node types are differentiated by: the type of commercial uses included; the population that those
uses serve; the urban setting and physical character of the commercial development; and the
manner in which the uses serve community residents. In all cases, development of design guide-
lines is recommended as is the incorporation of parking, green space and arts and cultural facili-
ties.  Development of nodes should be balanced with traffic concerns and maximum traffic effi-
ciency throughout North Long Beach during redevelopment.

The accompanying map, Figure 7-2 “Commer-
cial Use Strategies” illustrates the three types of
commercial nodes.

��!�+�����7�������!���$$�������������!�+

The development of economically vital retail
centers that serve local residents and local work-
ers is essential to the revitalization of North
Long Beach.  Such centers would enhance eco-
nomic activity and value, as well as contribute
to a community sense of identity, differentiating
it from other areas of the City.

To this end, it is recommended that two areas of North Long Beach be intensified as community-
serving “Village Centers” – one in North Long Beach and one in Bixby Knolls. These areas should
be developed as pedestrian-oriented environments easily accessible to nearby residents and local
workers.  The development of street-oriented retail uses, restaurants, and other service uses would
be promoted.

Buildings would be designed, sites extensively landscaped, and sidewalks improved with
streetscape amenities to enhance pedestrian activity and convey a “village” quality.  A parking
program would be implemented that integrates selected existing and new parking lots into com-
mon shared parking areas.

A regular calendar of community events could be scheduled to foster identity and activity.  Busi-
ness organizations would be enhanced to manage and promote financing and events.

As they exist now, these areas are characterized by commercial structures and uses oriented
toward streets and sidewalks,  and already create and promote pedestrian traffic.  Pedestrian
oriented uses, include small-scale retail, cafes, restaurants and boutiques.  For pedestrian ori-
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ented uses to be successful, pedestrian activity must be encouraged through amenities such as
benches, street trees, sidewalk improvements, and other physical improvements.   Although these
areas are envisioned as pedestrian-oriented centers, provision of additional parking will still be
required.   Creating ample parking through shared parking lots and additional on-street parking
is highly recommended.

One goal of pedestrian-oriented areas in North Long Beach is to create an identifiable “center” for
the existing community.  These areas are not intended to be regional destination areas, moreso
they are intended to serve the local population as a place where local public interaction can occur.

Two areas in North Long Beach are identi-
fied as Village Centers: the existing pedes-
trian oriented areas near the intersection of
Atlantic Avenue and South Street and pe-
destrian-oriented areas along Atlantic Av-
enue in Bixby Knolls (between San Antonio
Drive and Bixby Road).

Intersection of Atlantic Avenue and South
Street
The existing character and mix of retail
stores around this intersection lends itself
to a pedestrian oriented village-type loca-
tion. The opportunity presented by the ex-
isting character suggests that the area
around this intersection be developed as a focal point or center for North Long Beach and should
serve as the principal neighborhood commercial center/town center.  Pedestrian-oriented retail
uses would be expanded along street frontages, streetscape and parking improvements would be
implemented, and public uses and pocket parks would be developed as appropriate.  Business
recruitment for unique stores, restaurants, cafes, and local businesses would be implemented
though existing or future business associations. The building and zoning code should be ad-
justed to be permissive for mixed-use development, potentially incorporating housing units on
upper floors. Public uses are encouraged. The relocation and expansion of the North Branch
Library to this location, or adjacent to this area, is an option supported by library planners.

This area has been identified as a catalytic “Target Site” and alternatives for development in this
important area will be presented in Section 8 “Target Sites.”

Atlantic Avenue between San Antonio Drive and Bixby Road (Bixby Knolls)
The existing retail establishments along Atlantic Avenue between San Antonio Drive and Bixby
Road already exhibits the characteristics of a village-type pedestrian area. Angle parking, street
trees, and shops and restaurants fronting wide sidewalks are all existing amenities in this area.
Several planning and revitalization efforts have been undertaken in this area, including a
streetscape, urban design and facade improvement program, as well as a business recruitment
strategy.  It is recommended that current efforts to maintain and revitalize this area continue in
order that this location remain a “center” for residents of Bixby Knolls.
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In order to achieve the goal of pedestrian-oriented development in the areas descibed above, it is
recommended that specific design principles be formulated in order to positively shape the na-
ture of development.

Listed below are design principles related to the pedestrian oriented areas at Atlantic Avenue
and South Street and for Atlantic Avenue in Bixby Knolls:

� Retail and community serving uses shall be located at ground level.
� Uses that generate pedestrian traffic shall be encouraged.
� Sidewalks may be used for outdoor cafes, signage or merchandise display. Such uses

shall always keep a clear path for pedestrians.
� Uses that conflict with or discourage pedestrian activity or interrupt the practice of locat-

ing a building front wall at or near the property line should not be allowed.
� New construction should be built at or near the front property line in order to be adjacent

to or close to the sidewalk.  However, new construction may be setback from the property
line up to 10 feet where the setback is used for pedestrian activities and where the setback
is consistent with the prevailing pattern of development.

� Corner parcels can be developed as focal points consisting either of open courtyards or
architectural elements, such as a tower, fountain, or other corner-defining elements.

� New construction at front property lines should be no more than two stories in height.
� New buildings should be compatible with or contextual to the architecture, size, mass-

ing, roofline, cornice line, and details of adjoining buildings.
� For new and renovated structures, at least 75 percent of the façade between two and eight

feet above the sidewalk should be clear windows and doors.
� Storefront windows should be clear glass, neither tinted nor reflective. Windows may be

shaded by street trees and awnings.
� Window displays should be encouraged to provide transparency between the street and

the store. Windows should not block or completely obscure the building interior from
passersby.

� For all front windows, at least 75% of the glass area should be unobstructed by signage.
� Metal garage doors, folding security screens, or other security features which detract

from street appearance, should not be allowed.
� Awnings that complement the architectural character of the building or storefront are

encouraged. Awnings should be made of natural canvas materials and should be re-
placed when they become faded or worn. Aluminum, vinyl, and back-lighted awnings
are discouraged.

� If the façade of a new building contains multiple users, a variable façade and trim around
each storefront is encouraged.

� A combination of storefront, window and perpendicular/pedestrian signs should be
allowed to be, but not exceed, one square foot of signage per linear foot of property width.

� Construction of new or substantial refurbishment of existing freestanding, pole-mounted
signs and ground-mounted signs should be discouraged in order to result in the removal
of all non-conforming signs over time.

� Storefront signs should be mounted parallel and directly onto buildings.
� Internally lit “canister signs” with opaque faces should be discouraged.
� Appropriate signage on awnings could be allowed.
� Signage may be lighted from external sources, such as lamps and spot lights.
� Roof signs shall not be allowed.
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� Perpendicular signs should be mounted above eye-level, perpendicular to the building
face and hang over the sidewalk.

� Iconic images should be encouraged for perpendicular signage.
� Address signs may be used to identify building location, but should not be used as

primary signage.
� Billboards should not be permitted.
� Signs in the public right of way may be subject to or may require special use permits.
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These areas are characterized by commercial uses that fulfill a local need for day-to-day activities,
including such uses as dry cleaners, laundry, convenience stores, local ethnic markets and baker-
ies, fast food restaurants, gas stations and other similar uses. These uses are typically in small
strip mall developments or in commercial structures flush to existing sidewalks. Ample parking
is provided in order to facilitate easy access for “errand-running” activities. Pedestrian access is
also provided serving residential areas in close proximity to nodes.

Seven areas in North Long Beach have been identified as Neighborhood Convenience nodes and
are typically located at the intersection of two arterials. These intersections are: Long Beach Bou-
levard and Artesia Boulevard; Orange Avenue and Artesia Boulevard; Atlantic Avenue and Mar-
ket Street; Long Beach Boulevard and Market Street; Orange Avenue and San Antonio Drive; and
the existing Albertson’s grocery store at the intersection of Atlantic Avenue and 60th Street.

Intersection of Artesia Boulevard and Long Beach Boulevard
Development in this area should be neighborhood and community focused. Existing retail stores
should be improved and new development limited to very small-scale retail. A consolidation of
retail into one specific center is recommended. Existing larger commercial properties directly
adjacent to the node are encouraged to be redeveloped or adapted as public uses such as commu-
nity centers or open space. Large-scale development or freeway-oriented development is strongly
discouraged.

Intersection of Orange Avenue and Artesia Boulevard
Existing commercial uses along Artesia Boulevard should be consolidated into a small neighbor-
hood-oriented node at this intersection. This node should serve the proposed new housing along
Artesia Boulevard (see Housing Strategies).

Intersection of Atlantic Avenue and Market Street
The fast food establishments and small retail centers at this intersection should remain and be
improved as a small neighborhood-oriented commercial node. Facade and streetscape improve-
ments are encouraged, as are improvements in pedestrian access from proposed housing along
Atlantic Avenue.

Intersection of Long Beach Boulevard and Market Street
Blocks adjacent to this intersection are the historic core of North Long Beach and were the original
“downtown” of Virginia City, the name by which North Long Beach was formerly known. Some
historic structures remain.  All structures of historic significance should be included in the node.
Façade improvement and restoration programs should be a high priority.  It is recommended that
neighborhood-oriented retail uses be concentrated in the blocks directly adjacent to the intersec-
tion. Development should be pedestrian-oriented and connectivity to proposed residential devel-
opment along Long Beach Boulevard is proposed.

Intersection of Orange Avenue and Harding Street
Small neighborhood retail centers at this intersection should remain and be improved as a small
neighborhood-oriented commercial node. Façade and streetscape improvements are encouraged.

Intersection of Orange Avenue and San Antonio Drive
The former gas station and retail structure at this intersection should be replaced with retail uses
with street frontages and limited parking in rear. Due to the close proximity to multi-family uses
and a city park, an opportunity exists for the development of one or two retail uses serving the
neighborhood population, including a restaurant cafe and a small market.
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Former Albertson’s at 60th Street & Atlantic Avenue
Due to the closure of this facility, it is recommended that the structure be converted to a different
community-serving retail use, such as a drug store (Sav-On). Alternative sites will be explored to
develop a new grocery store in North Long Beach to replace the former Albertson’s.


 ,7�������$���&&�����$���!�+

These areas are automobile-oriented and contain larger scale uses. They typically have either a
large anchor tenant, such as a large grocery store or other large retailer; or they are located adja-
cent to freeway corridors and serve associated traffic. Some commercial uses overlap with those of
Neighborhood Convenience nodes.

Seven Sub-Regional Commercial Nodes are identified in North Long Beach. These are: areas
around the intersection of Artesia Boulevard and Atlantic Avenue; Artesia Boulevard and Cherry
Avenue; Market Street and Cherry Avenue; Long Beach Boulevard and Del Amo Boulevard; Long
Beach Boulevard and San Antonio Drive; Atlantic Avenue and San Antonio Drive; and commer-
cial frontages along Atlantic Avenue in Bixby Knolls (south of Bixby Road to the 405 Freeway).

Intersection of Artesia Boulevard and
Atlantic Avenue
This area should remain as a highway-
oriented convenience commercial node.
A new use with a high quality anchor
tenant is proposed for land on the north-
east corner of the intersection. The visual
quality of the area requires improvement
as this intersection serves as a “gateway”
to North Long Beach.  Pedestrian issues
exist concerning access to Jordan High
School and require improvement through
more clearly defined walking areas,
crosswalks and signals.

Intersection of Artesia Boulevard and Cherry Avenue
This area should remain a highway-oriented commercial node associated with freeway off ramps.
Visual quality requires improvements (add landscape).

Intersection of Market Street and Cherry Avenue
The K-mart corporation has submitted site plans for the improvement and expansion of this
facility. It is recommended that site modifications include additional landscaping and improved
access with a signalized intersection onto Cherry Avenue.  Commercial uses on the west side of
Cherry Avenue should be consolidated into the commercial properties on the northeast corner of
the intersection and replaced with housing or open space.

Intersection of Long Beach Boulevard and Del Amo Boulevard
This area should remain as a highway-oriented convenience commercial node. The proposed
development of an educational use at the former Dooley’s Hardware site creates a need for ex-
treme sensitivity  in terms of aesthetics, streetscape quality, and pedestrian access. As it exists, this
intersection has gas stations, fast food restaurants, or convenience stores on multiple corners. It is
recognized that these uses serve a community need and should not be replaced; however,  the
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visual quality of the area requires significant improvement. In a manner similar to the intersection
of Artesia Boulevard and Atlantic Avenue, this intersection serves as a “gateway” to North Long
Beach and should be treated as such. If the Dooley’s site is not developed as an educational use,
a new community-serving retail use integrated with adjacent uses, is recommended.

Long Beach Boulevard from San Antonio Drive to 36th Street
Office and retail uses at the intersection of Long Beach Boulevard and San Antonio Drive should
be maintained in this part of Bixby Knolls. Technology infrastructure, such as fiber optic cable,
could be encouraged in order to support high tech office uses.  Portions of Long Beach Boulevard
south to 36th Street are characterized by underutilized and vacant low-rise garden office uses,
non-chain motels, vacant lots, and vacant or underutilized retail space.  The market analysis
completed for theStrategic Guide indicates little or no market opportunity for these commercial
uses. It was originally proposed that this area be redeveloped as high-end residential/townhouse
uses consistent with adjacent residential uses.  This strategy would have allowed for the removal
of inappropriate motel uses, provided home ownership opportunities for the next generation of
Bixby Knolls residents, allowed for the creation of consistent residential zones, and removed the
potential for property-value lowering nuisance, vacant, or blighted uses occuring along Long
Beach Boulevard.  However, in response to local community input, it is recommended that oppor-
tunities to develop new or renovate existing office and retail uses be continued until such time as
a more detailed strategy can be developed.

Intersection of Atlantic Avenue at San Antonio Drive
This large commercial area is split into two sections. The shopping center area north of 45th Street
has recently undergone renovations and should remain as an important shopping area for resi-
dents.  The shopping center area between 45th Street and San Antonio Drive is characterized by
vacancies and a need for overall façade and landscape improvements.  An opportunity exists  to
prevent the decline of this shopping area by promoting it as a node that connects to and reinforces
corridor commercial uses to the south. Concurrent with strategies for improvements to the shop-
ping center and the recruitment of new tenants, the opportunity presented by large parking lots is
one of combining commercial and community uses. These areas could be programmed for public
or neighborhood events such as block parties, art fairs, picnics, farmers markets, etc.  Efforts
should continue with respect to the development on the northeast corner of the intersection, in the
triangle on the northeast corner of San Antonio Drive and Atlantic Avenue.  Efforts should be
made to consider and encourage open space possibilities and enhancements concurrent with any
upgrade programs implemented at the site.

Atlantic Avenue between Bixby Road and the 405 Freeway (Bixby Knolls)
Commercial frontages along Atlantic Avenue in this area should be maintained and improved,
focusing on automobile-oriented uses. These types of developments typically include building
siting near the rear of commercial lots, ample parking situatied between buildings and roadway,
and signage geared towards automobile traffic. Landscape and signage mprovements are highly
recommended.
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Stable and enhanced residential neighborhoods that contain appropriate and viable housing
options for residents are the foundational core of a revitalized North Long Beach community.  To
this end, it is recommended that programs be undertaken to maintain the area’s existing single-
and multi-family housing and upgrade their quality and value where deteriorated.  Also, the
market analysis prepared to support the Strategic Guide identified a strong market opportunity
for the development of new housing within North Long Beach; therefore, opportunities for the
development of new housing are identified. Furthermore, the Housing Element of the Long Beach
General Plan states that the primary need for housing in North Long Beach is for larger units with
three or more bedrooms suited for families.  Recommendations presented here for residential uses
attempt to address this need.  Also consistent with the Housing Element of the Long Beach
General Plan, development opportunities for senior housing is recommended and encouraged.

Strategies for residential uses in North Long Beach fall into five categories: 1) Design principles
for pedestrian areas; 2) strategies for improving or maintaining the quality of existing residen-
tial areas; 3) conversion of certain existing commercial corridors to residential uses; 4) conver-
sion of mixed commercial and residential minor arterials into consistent residential zones; and
5) create opportunities for home ownership.  The accompanying map, Figure 7-3 “Residential
Use Strategies” illustrates existing arterials where a conversion to residential areas is proposed.

Very high density housing (exceeding 24 units/acre) is not appropriate and is strongly discour-
aged. All proposed housing should integrate into the existing fabric of adjacent residential areas.
It is also recommended that new housing developments, if renter-occupied, incorporate on-site
management.

For all residential areas of all housing types, it is
recommended that opportunities for the selective
removal of residential units and replacement with
mini-parks/open space, be examined. The result
would be lowered densities and the provision of
recreation use areas.

��+����������%$�+�"�����+�!�����$�����+

In order to achieve the goals of residential develop-
ment in the areas descibed above, it is recommended that specific design principles be formulated
in order to positively shape the nature of development.

Listed below are design principles related to residential development:

All Residential
� Visual interest in the façade of the building should be created by varying the horizontal

plane of the building.
� Encourage the use of color and texture in the design of new structures and in the rehabili-

tation of existing structures
� Encourage passive shade and solar heating features as part of the architectural design in

order to reduce energy costs.
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Multi-Family Residential
� Entries to multi-family units should be oriented to the street and provide an open view

into a common courtyard or foyer.
� New or replacement multi-family housing should provide the maximum level of open

space possible for use and recreation by residents.
� On-site recreation amenities are encouraged.
� On-site property management is strongly encouraged.

Single-Family Residential
� New or infill single-family housing should match the scale and context of the surround-

ing dwellings.
� Detached garages should be located to the rear of properties and screened from street-

view.
� Opaque, chain link, or high fencing of front yards should be prohibited.


0�+�������+�!�����$�����+

The maintenance and improvement of existing residential areas in North Long Beach is an impor-
tant goal of the Strategic Guide; to that end several recommendations are made with respect to
existing residential neighborhoods. These recommendations are as follows:

Existing Residential Areas Between Artesia Boulevard and Artesia Freeway, and south of Artesia
Blvd. / east of Paramount Blvd.
These areas have some of the highest residential densities in North Long Beach. In order to
improve these issue-plagued and physically isolated neighborhoods, maintenance and upgrade
of existing residential uses is recommended. In keeping with overall recommendations for resi-
dential uses in North Long Beach, existing residential uses should be selectively removed and
replaced with neighborhood mini-parks/open space in order to decrease densities and to provide
recreation use areas.

Existing Multi-Family Residential Units along Andy Street
In order to improve this issue-plagued and physically isolated neighborhood, it is recommended
that property owners, working with the City, undergo a series of to-be-determined strategies for
the overall improvement of the area.  Selective removal of some units could assist in the overall
opening-up of the dense development pattern.  The creation of a property owner’s association and
the gating of the community is recommended.

Single-Family Residential Areas
It is recommended that several strategies be implemented in order to maintain and improve exist-
ing residential areas in North Long Beach. These include, but are not limited to the following:

� Provision of incentives for expanded home ownership;
� Development of open space and pocket parks, where possible;
� Improvement of existing housing units (painting, materials repair, roofing, etc.) and im-

provement of properties (debris removal, landscape planting and trimming, etc.);
� Active enforcement of property maintenance and health and safety codes by the City;
� Education of home owners, property owners, and renters regarding methods of mainte-

nance and repair;
� Provision of loans and other financial incentives for property maintenance;
� Establishment of residential associations or neighborhood watch areas (both homeowner

and renter), where they do not exist, whose residents would administer and participate
in these programs;
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� Expanded partnerships with the Police
Department and community service pro-
viders to promote public safety;

� Addressing community issues in resi-
dential neighborhoods through im-
proved and expanded community pro-
grams;

� Replacement of economically obsolete
and deteriorated dwellings with new
housing;

� Infill of vacant and underdeveloped
properties with new housing;

� Removal of illegal structures and additional housing units on single-family lots;
� Development of new facilities, such as multi-purpose community facilities, at local parks

and schools that serve as a point of neighborhood identity and activity; and,
� Installation of streetscape improvements (street trees, lighting, signage, paving, etc.).

���#��+�����"�
0�+�������&&�����$������!��+������+�!�����$

As identified earlier in this document, one of the primary issues facing North Long Beach is the
existence of underused, vacant, and often blight-ridden commercial structures along major arteri-
als. This fact, coupled with the high demand for housing in the region, creates an opportunity to
provide housing along these corridors through the removal of existing commercial properties and
replacing them with residential units.

The strategy of developing residential structures along the existing commercial corridors serves
as a corollary for the concentration of commercial development at nodes. The resulting land use
pattern is one of consistent residential areas throughout North Long Beach with small areas of
concentrated commercial development, as opposed to the existing pattern of linear commercial
development along major arterials.

It is not intended that only residential development occur in these areas. It is essential that com-
munity uses and open space be provided in these areas as well.

The three major commercial corridors that lend themselves to such conversion are Long Beach
Boulevard, Artesia Boulevard, and Atlantic Avenue. Below is an overview of the types of residen-
tial units for each of these areas. More detailed descriptions, including recommended residential
types and proposed site plans are presented in Section 8, “Target Sites.”

Existing Commercial Frontage on Long Beach Boulevard, north of I-710
It is recommended that existing commercial frontages be removed and replaced with low density
residential (e.g. small lot single family homes) consistent with surrounding residential neighbor-
hoods. Parts of Long Beach Boulevard in this area are currently residential; however, parallel
frontage roads exist. Where possible, this configuration should be emulated.

Existing Commercial Frontage on Artesia Boulevard
The existing mix of blighted commercial uses, edge-less industrial uses (such as auto repair
stores) should be removed and replaced with residential areas. The large width of Artesia Boule-
vard in this area coupled with relatively deep lots along Artesia allow for more flexibility in terms
of types of residential units that can be developed. It is recommended that, where possible, new
residential units be “turned around” and oriented to the existing residential areas to the north
and south of Artesia. A green buffer would then be provided in between housing units and
Artesia Boulevard. Access to residential units from Artesia should be limited.
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Existing Commercial Frontage on Atlantic Avenue between Harding and Del Amo.
(Excluding commercial areas at South Street, at Market Street, and the neighborhood shopping
center serving Carmelitos)
It is recommended that the existing commercial frontages be removed and replaced with medium
density residential, such as townhouses, duplexes or small multi-family structures. South of
Market, one objective is to use positive residential development along the arterial to encourage the
upgrade of neighborhoods to the west of Atlantic and the upgrade of the neighborhood shopping
center on the east side of Atlantic (near Carmelitos).  The residents in the proposed residential
units north of Market Street would add a neighborhood population base utilizing retail and
community facilities at the Village Center.

Existing Commercial Frontages on Long Beach Boulevard, between I-710 and the Union Pacific
Railroad (just south of Del Amo Boulevard).
It is recommended that the existing commercial frontages be removed and replaced with single
family residential units or duplexes. Density should “ramp-up” closer to the commercial develop-
ment area near the intersection of Long Beach and Market in order to provide a pedestrian popu-
lation base serving that proposed commercial node.  Housing development should occur in a
manner appropriate to existing uses and lot configuration.  Areas south of Del Amo to the east-
west Union Pacific Railroad tracks should be converted to residential from the existing motel and
other commercial uses. The introduction of senior housing may be appropriate for this location.
Residential development in this area should be consistent in scale and character to adjacent
existing residential neighborhoods.


0�+������������������$+�������#����������+�+�������+�!�����$�A���+

Several minor arterials in North Long Beach are characterized by a pattern of mixed development,
including commercial and residential uses. These corridors include South Street, Orange Avenue,
Market Street, and Cherry Avenue. It is recommended that blighted commercial structures directly
adjacent to residential units be removed or replaced with new, consistent, residential units. New
housing development should be low density, should be of a size and scale appropriate for each
individual site, and should be consistent with adjacent residential areas. These areas are as
follows:

Existing Commercial & Residential Frontage on South Street
It is recommended that small commercial properties be converted to residential, creating consis-
tent zones of residential and community or institutional uses.

Existing Commercial & Residential Frontages on Orange Avenue & Cherry Avenue
It is recommended that small commercial properties be converted to residential, creating consis-
tent zones of residential and community or institutional uses.  Areas on the west side of Cherry
Avenue should be “turned inward” in order to create buffers from industrial uses on the east side
of Cherry.

Existing Commercial & Residential Frontage on Market Street
It is recommended that small commercial properties be converted to residential, creating consis-
tent zones of residential and community or institutional uses. Small senior housing develop-
ments are a good option.
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In recognition of the importance of
North Long Beach’s industrial ar-
eas as a provider of community
jobs and revenue, it is recom-
mended that strategies be imple-
mented to retain and enhance
these uses.  This includes property
improvements and the screening
of uses in order to enhance visual
quality and compatibility with sur-
rounding residential and commer-
cial uses.   Also, the market analy-
sis prepared to support the Strate-
gic Guide identified a strong mar-
ket opportunity for the develop-
ment of industrial uses in North Long Beach; therefore, opportunities for the new or expanded
industrial development are identified.

Strategies for industrial uses in North Long Beach fall into three categories: 1) Conversion of
utility corridors to industrial use, where feasible; 2) Conversion of some commercial areas to
industrial uses in order to create consistent industrial zones.; and 3) Strategies for improving or
maintaining the quality of existing industrial areas.  Figure 7-4 “Industrial Uses Strategies” illus-
trates the areas for which each of these strategies is applicable.

���#��+�����"����$��*������!��+������! +����$��+�

As stated above, market opportunities for the development of industrial land exist in North Long
Beach; however, in order to accomplish a large development of industrial land, large contiguous
land masses are required. Without the removal of existing residential units, the only large areas of
“vacant” land in North Long Beach are those areas in the utility corridors, beneath high tension
power lines. It is recommended that, where feasible and appropriate, opportunities for develop-
ing light industrial, job creating uses along these corridors be explored.

East-West SCE Utility Corridor
Areas should be converted to low-impact light industrial as opportunities arise. Integration with
existing land patterns is a key concern and incompatible adjacencies should be avoided where
possible.  Industrial uses should not be developed adjacent to existing residential areas or schools.
In these cases, open space is the recommended land use. Controlling visual impacts is imperative
and therefore the long-term storage of shipping containers is not an appropriate option.

North-South SCE Utility Corridor between Long Beach Blvd. and the 405 Freeway
Areas should be converted to low-impact light industrial as opportunities arise. Poor access to
and from the 710 Freeway is a significant consideration; therefore, uses such as telecom switching
stations or other uses not requiring frequent or infrastructure-intensive access ramps are recom-
mended. Controlling visual impacts is imperative and therefore shipping container storage is not
an appropriate option. Any and all proposed uses should be reviewed in order to insure appro-
priate measures are implemented with respect to traffic mitigation.
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Some areas of underused, vacant, or blighted commercial properties are located directly adjacent
to existing industrial uses, it is recommended that these areas be converted to industrial use in
order to take advantage of the market opportunity for industrial development and to create consis-
tent zones of industrial uses. These areas are illustrated on Figure 5-4. The most notable location
is the former Builders Emporium/Hi-Lo site.   Some community input regarding this site leaned
towards a desire for commercial uses here.  Based on input from City staff and Agency consultants
it was determined that industrial uses are more economically viable at this location. Furthermore,
the site is one of only a few large-parcel sites in North Long Beach available for light-industrial
development. Also, the site is adjacent to existing industrial land (as opposed to residential areas)
making industrial development appropriate from both a developer and community perspective.


0�+�������! +����$�����+

Existing industrial uses within North Long Beach are an asset to both the community and the City
as a whole, providing jobs and tax revenue. However, opportunities exist to improve and upgrade
these areas. A list of strategies for the improvement of existing industrial areas follows:

� Modification of traffic patterns and introduction of strict parking regulations in order to
restrict heavy truck traffic and eliminate truck parking along arterials;

� Removal or screening of shipping container storage or other visually unattractive uses;
� Improving edges and buffering between industrial and other land uses through berms,

landscaping, and screening;
� Conversion of existing heavy industrial uses to cleaner uses, including high tech uses;
� Improvement of aesthetics in existing industrial uses, including requirements for curbs

in industrial areas, restrictions requiring screening or removal of storage and lay-down
areas. Design guidelines for industrial areas should be developed to address these is-
sues.

��+����������%$�+�"�����! +����$������+

In order to achieve the goals of industrial development in the areas
descibed above, it is recommended that specific design principles
be formulated in order to positively shape the nature of develop-
ment.

Listed below are design principles related to industrial develop-
ment:

� Locate parking and storage to the rear and side of the building.
� Visual interest in the façade of the building should be created by varying the horizontal

plane.
� Encourage the use of color and texture in the design of new structures and in the rehabili-

tation of existing structures.
� The roof line should incorporate detailing such as cornices, multiple horizontal lines, or

rows of tiles at the top of the parapet wall. Detailing should continue around the building
or end at a logical point.

� Rooftop-mounted mechanical equipment shall be screened.  The screening should be
integrally designed with the rest of the building.
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Deficiencies in existing community facilities and a significant need for additional community
facilities in North Long Beach were key concerns identified though public input, the Strategic
Guide Steering Committee and by community service providers.  Senior housing, community
centers, meeting rooms, libraries and recreation centers were identified as substantially deficient
areas.

In order for successful revitalization of North Long Beach to occur, improvements to and an
augmentation of existing community facilities must be an integral part of the redevelopment
process. To this end, it is recommended that initiatives for the provision of additional community
facilities of all types be pursued. Community facilities should be located away from industrial
areas and should be integrated alongside proposed residential development planned along exist-
ing commercial corridors and within commercial nodes.

Integration of community uses provides several benefits for the community and adds support to
the goals and objectives of the Area-Wide plan


�����


Overcrowding of school facilities and shortage of school facilities in North Long Beach was a key
concern identified throughout the planning process.  As a result, it is recommended that addi-
tional school facility sites be pursued within North Long Beach, where possible. It is also recog-
nized that development of school facilities is land intensive and that existing vacant land areas
do not currently exist within North Long Beach.

Two sites have been identified by the Long Beach Unified School district as development oppor-
tunity sites for new school facilities in North Long Beach. One site is located on Susana Road at
Bort Street on the eastern edge of the Study Area.  It is the intent of the school district that the school
developed on this site serve as a satellite campus for Jordan High School and would accommo-
date the school’s 9th graders.

The other site identified by the school district as an opportunity for school development is the
former  Dooley’s Hardware site located on Long Beach Boulevard just north of Del Amo Boule-
vard.  This vacant commercial space is situated on a large lot and could potentially provide ample
land for the development of an elementary or middle school facility.  Should the school district fail
to acquire this site and construct a school, it is recommended that this site be developed as a
commercial/retail center.

���;


North Long Beach lacks sufficient park and recreational facilities to support the needs of existing
residents. This deficiency exists on all levels, from large parks with active uses such as ballfields,
to small pocket or neighborhood serving parks. The overall lack of vacant land in North Long
Beach makes development of parkland difficult. It is the recommendation of this plan that park
acreage be increased in the following ways:
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First, as new residential areas are developed along existing commercial corridors, provision of
small neighborhood and pocket parks should occur. The development of these parks must be
designed in a manner compatible to existing and planned land uses. Sites must be carefully
planned to limit the impact of lighting, noise, and other activities on adjacent residential areas. Of
utmost concern is the safety of park users, and therefore, parks should be designed as visually
open areas.

Second, connections to the Los Angeles River should be pursued in order that the river be utilized
as a recreational resource. The most significant opportunities for such development are those
vacant areas in the SCE corridor adjacent to the river.  Negotiations for the development of the
corridor in the area between Long Beach Boulevard and Artesia Boulevard as a park facility are
ongoing and integrate well with the goals and objectives of this plan.

Third, existing City of Long Beach Department of Parks, Recreation, and Marine plans for park
improvements and park development in North Long Beach should be pursued. The program
includes plans for new mini-parks. Potential sites have been identified as follows:

� Market & Dairy  (northwest corner)
� South & Dairy (southeast corner)
� Artesia & Myrtle (northeast corner)
� Artesia & Johnson  (former Hudson Oil Company Site)
� 55th Way at Paramount

Improvements, repairs, and rehabilitation efforts are also planned for the following parks and
community centers:

� Houghton Park
� Ramona Park
� Scherer Park

The proposed park locations and proposed park improvements noted above may or may not
occur. At this time, no plans have been submitted for formal review and public input should be
required prior to the finalization of any plans.


��

�
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It is the recommendation of the Strategic Guide that streetscape improvements occur in a manner
consistent with the North Long Beach Street Enhancement Master Plan. In turn, the streetscape
improvements presented in the North Long Beach Street Enhancement Master Plan are also con-
sistent with land use recommendations made in the Strategic Guide.  The Street Enhancement
Master Plan recommends intensive, pedestrian-oriented streetscape amenities be developed at
the intersection of Atlantic Avenue and South Street, and at the intersection of Market Street and
Long Beach Boulevard. Landscape improvements to Long Beach “gateways” are also recom-
mended. Other specific recommendations include appropriate provisions for the disabled in
compliance with the Americans with Disabilities Act, as well as the provision of public transpor-
tation related amenities.

��	����8��;
����������
�������
�
����
�=

It is the recommendation of the Strategic Guide that public works and infrastructure improve-
ments occur in a manner consistent with proposals made in the North Long Beach Street En-
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hancement Master Plan.
��	����
��
�=

Historically, as with most urbanized areas, North Long Beach has been adversely impacted by
criminal activity.  Several strategies have been implemented in order to abate criminal activity,
including active participation of local residents in Neighborhood Watch and Community Polic-
ing Programs.  As a result, much of the crime has been eliminated, or in some cases, displaced to
other residential and commercial areas.

It is recommended that Long Beach Police Department (LBPD) programs be continued and ex-
panded in North Long Beach in order to further reduce the threat of crime.  Responsibility for the
implementation of these programs rests with the LBPD, community groups, schools, and other
organizations, not the Redevelopment Agency.

Programs to be enhanced and expanded include:

� Neighborhood Watch Program.  These existing neighborhood specific programs, set up and
administered by local residents, should be strengthened and encouraged.  It is recommended
that North Long Beach neighborhoods without this program be identified and encouraged to
adopt it.

� Apartment Watch Program.  It is recommended that the LBPD continue to work closely with
multi-unit apartment building managers, owners, and tenants to reduce criminal activity and
improve surrounding neighborhoods through enhanced tenant screening, the establishment
and enforcement of “house rules”, and referral to other City Departments for assistance.

� Community/Neighborhood Policing.  It is recommended that the LBPD continue to work
closely with community groups and individual residents to solve crimes, provide safety
education, and develop person-to-person communications to resolve issues and chronic po-
lice problems.  The continuation of the current pro-active problem-oriented policing approach
is recommended.

� Crime Prevention Through Environmental Design.  It is recommended that the City provide
education in design and landscaping techniques to improve the safety of residents.  Such
techniques may include, but are not limited to, lighting, cameras, and proper trimming of trees
and shrubs to enhance crime prevention.

� Drug Abuse Resistance Education (D.A.R.E.).  It is recommended that the LBPD continue the
D.A.R.E. program in Long Beach schools.  This program targets school aged children and
teaches them to avoid drug use.

� Personal Safety Courses for Children.  It is recommended that a program of personal safety
courses, aimed primarily at school children be established.  These courses would identify
“safe routes” for children and invite school crossing guards and police officers to discuss
safety issues.  Community groups would organize these programs.

� Police Athletic League (PAL).  It is recommended that the LBPD expand the PAL Program to
provide services in North Long Beach for youth ages 7 to 17 years.  This is a highly successful
sports-oriented, crime prevention program that relies on athletics, educational, and recre-
ational activities to form a bond between police officers and youth.
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Regulatory controls requiring adjustment with respect to proposals made in the Area-Wide plan
are the City of Long Beach General Plan and the City of Long Beach Zoning Code. Key changes to
these documents are as follows:

� The transportation element of the General Plan should be revised in order to reconcile road-
way classifications for arterials in North Long Beach with proposed land use changes. For
example, the existing classification of Atlantic Avenue as a Major Arterial might be revised to
a classification as a Minor Arterial, in order to be more consistent with proposals for housing
and pedestrian-oriented village areas.

� The land use element of the General Plan should be reviewed in order to promote the redevel-
opment of blighted and underused commercial corridors as residential areas and to promote
the concentration of commercial development at key nodes.

� The housing element of the General Plan should be revised in order to recognize existing
blighted and underused commercial corridors as opportunity areas for the development of for
sale single-family housing.

� It is recommended that the zoning code be revised in order to allow for the development of
housing along existing commercial corridors now zoned exclusively for commercial uses.

� It is recommended that design guidelines for housing along existing commercial corridors be
developed and include guidelines that incorporate open space, adequate parking, commu-
nity facilities, pedestrian-scale features, and inter-connectedness with other land uses.

� Code Enforcement: Currently, a community-based code enforcement system is in place and
enforcement of the City’s health and safety codes pertaining to property maintenance result
from issues brought up by members of the community.  Public comment throughout the
planning process suggested that the existing process is inefficient and lacks adequate re-
sources in order to address the wide scale maintenance issues in North Long Beach.  Conse-
quently, it is recommended that a more aggressive program of code enforcement be initiated in
which the community is better educated in how to identify issues and notify appropriate City
officials. An expanded  program  in which City staff would more regularly survey residential
buildings and properties in North Long Beach and assess their compliance with applicable
codes is ideal, although available resources will most likely always outweigh need.

Property owners and tenants in violation of City Code should continue to be cited for deficien-
cies, with financial penalties for failure to correct these within a reasonable period.  An
education program for property owners regarding lawful code is recommended. Existing
penalties should be reviewed for their effectiveness in precipitating improvements and in-
creased if necessary.

�
�������=��������


A wide range of land use and other recommendations are made in this Area-Wide plan.  The
recommendations and suggestions may require further studies prior to public approval and
funding.  The implementing party or funding source for suggested plans is not necessarily the
Redevelopment Agency of the City of Long Beach.  Potential implementing and funding
agencies include City of Long Beach municipal departments, private developers, and other
public and private service providers.
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As part of the planning process, several “Target Sites” were identified as individual parcel or
area-specific development projects that, if successful, can act as a catalyst for achieving the
goals of the Area-Wide plan.  These sites have been categorized under two headings: “Initial
Priority Sites” and “Other Important Sites.”

���������������=�
��



These sites are presented as initial priority sites because they represent the two primary
recommendations of the Strategic Guide: (1) the need to create a ”heart” for North Long Beach
and (2) the conversion of existing blighted and underused commercial corridors to residential
areas.

� ��!�
� ����"�#��
 �$%�&&�"��'����
(

As described in the Area-Wide Plan
section of the Strategic Guide, it is
envisioned that the area around the
intersection of Atlantic Avenue and
South Street be developed as the
principal neighborhood center/town
center for North Long Beach.  Pedes-
trian-oriented retail uses would be
expanded along street frontages,
streetscape and parking improvements
would be implemented, and public
uses, arts and cultural facilities, and
pocket parks would be developed as
appropriate.   The goal of developing a
“Village Center” is to create a definable,
unique “center” for North Long Beach
to serve as the focal point for neighbor-
hood identity and activity.  The area has
the potential to be a mixed-use area: a
mix of shopping, restaurants, cafes, and
community facilities, with housing
located nearby or in the Village Center
itself.  Community reaction to this idea
at both workshops was very positive.

Two phases are presented for the
“Village Center.” Phase A proposes less
intensive development, while Phase B
proposes more intensive development.
Phase A is a near-term alternative, while Phase B could be implemented over the long term. If a
revitalized business district results from the implemented components of Phase A, some or all
of Phase B components may not be required. In both scenarios, pedestrian-oriented retail uses
should be located along street frontages and parking, pocket parks, and community facilities
should be added wherever possible.  Both  phases assume streetscape and sidewalk improve-
ments both in the Village Center itself as well as along all of the Atlantic Avenue corridor.
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“Village Center” Phase A

Phase A proposes a minimal
amount of intervention and
relies primarily on the exist-
ing character of the area for
it’s success. The key compo-
nents of Phase A are five
shared parking areas
(shown in gray), two new
small retail developments
(shown in blue) and the re-
habilitation and upgrade of
existing commercial struc-
tures (outlined in yellow).

Two parking areas are rec-
ommended for development
at the intersection of Atlan-
tic Avenue and 56th Street.
Each of these lots would ac-
commodate between 40-50
vehicles and would require
the removal of existing, albeit
underused, commercial
structures.  A shared park-
ing facility is also recom-
mended for the southeast
corner of the intersection of
South Street and Linden Av-
enue. This lot could accom-
modate approximately 50
cars.

Two new, modern retail
structures are proposed. One
such facility is located on the
southeast corner of Atlantic
and South and would re-
place the existing gas sta-
tion.  This retail building
would mirror the existing
pedestrian-scale buildings
on the west side of Atlantic
Avenue and create addi-
tional building mass at the
corner of the two arterials.
An opportunity to create a
signature, identifiable build-
ing in this location exists.
Such a building would help
in setting apart the Village
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Center from other commercial nodes within North Long Beach. Another new retail  building
would be developed on the east side of Atlantic Avenue, between 59th and South Street and
would replace an existing private parking lot.  Surface parking would be provided for each of the
two new retail facilities.

Rehabilitation of existing retail structures, including façade and structural  improvements, is
recommended.  An opportunity to integrate new retail development with existing structures should
also be pursued.

Streetscape improvements that enhance the pedestrian character of the area and connections to
parking areas are also recommended. Specific recommendations for street trees, lighting, street
furniture and other pedestrian amenities are detailed in the North Long Beach Street Enhance-
ment Master Plan.

Positives and negatives of this development option for this Phase are as follows:

Positives
� No removal of existing housing units.
� New, modern retail space.
� Added parking for existing commercial areas

(net gain of approximately 100 spaces).
� Development of new street-oriented retail space.
� Rehabilitation programs implemented for existing structures.

Negatives
� No gain of housing units (missed community need and market opportunity).
� Minimal, mostly cosmetic actions may result in little real long-term change.
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“Village Center” Phase B

Phase B proposes increased in-
tervention and relies on consid-
erable new retail development
and new public uses as contrib-
uting factors to the success of
the “Village Center.”   All of the
key components of Phase A are
maintained in Phase B; how-
ever two significant projects
have been added.

A large, new modern retail fa-
cility is proposed to replace ex-
isting vacant structures on the
west side of Atlantic Avenue be-
tween South Street and 59th
Street. Significant parking serv-
ing this facility is proposed for
areas stretching back to Linden
Avenue.  It is envisioned that
this new facility would be ori-
ented towards Atlantic Avenue
and would allow for street-
front uses such as cafes and res-
taurants with outdoor seating.

Also proposed is a new commu-
nity facility for the southeast
corner of 59th Street and Atlan-
tic Avenue. An expanded
North Branch Library would be
the preferred community facil-
ity at this location.  A proposed
expanded North Branch Li-
brary located at this location
would better serve the popula-
tion of North Long Beach un-
der the library system’s one-
mile radius standards and this
site has been very well received
by the general public.  A larger
shared surface parking lot is
also proposed for areas between
this proposed facility and Lime
Avenue.  Public use develop-
ment at this site, such as a li-
brary, should not preclude the
development of appropriate
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and preferred commercial land uses.  In this case, an alternate library site, preferably within
walking distance, should be identified

Rehabilitation of existing retail structures is recommended.  Opportunities to integrate the new
retail development with existing structures along Atlantic Avenue should also be pursued.

Also as with Phase A, streetscape improvements that enhance the pedestrian character of the area
and connections to parking areas are also recommended

An alternative option for development in the Village Center would be to develop a mixed-use
development with ground floor retail and residential units on upper floors. This type of develop-
ment integrated into the Village Center is illustrated to the right and could be located at the
northwest corner of Atlantic and South Street.  The benefits to this type of development is that
residents of the housing units provide vitality to commercial areas; however, parking require-
ments are higher and therefore development costs are higher.

Positives and negatives associated with Phase
B are as follows:

Positives
� Added parking (net gain of approximately

300 spaces).
� Development of new community use (po-

tential library site).
� New development of street-oriented retail

space.
� Potential for creation of a unique place that

serves as a destination and community
core for North Long Beach residents.

� Potential net gain of 30-40 housing units.
� Rehabilitation programs implemented for

existing structures.
� Critical mass of activity that would induce

a significant change from status quo.
� A unique mixed-use project could create a

focal point for activity and act as a cata-
lyst for redevelopment of surrounding
buildings.

� Potential creation of additional population
through development of housing units in
order to “activate” street uses.

Negatives
� Minimal removal of existing housing units

on adjacent streets.
� Higher subsidy costs for development.
� Potential added residential densities (un-

der mixed-use scenario).
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The structures near this intersection comprise the historic core of North Long Beach and were
the original downtown of Virginia City, the name by which North Long Beach was formerly
known. It is recommended that the historical significance of the area be maintained in its
redevelopment and revitalization. Conversely, historic preservation activities bolster and
enhance revitalization potential.  The primary focus will be on streetscape improvements,
façade renovations, historic preservation, and, where possible, the provision of public parking.
These recommendations are consistent with recommendations made in the Street Enhancement
Master Plan.

�� +���������?�����&&�����$������!��+

One of the primary land use changes that will radically change the character of North Long Beach
and serve it’s overall revitalization is the removal and replacement of blighted commercial corri-
dors with housing.  This serves two objectives: (1) existing blighted commercial areas are removed
and (2) an overarching need for housing in Long Beach is obtained.  It is recognized that busy
arterial roadways are not the most ideal location for residential uses; however, it is also acknowl-
edged that these areas provide some of the last area of land available for residential development
and that with proper site and building design, the negative aspects of housing on arterials can be
mitigated.  Site plan and development options are presented for three commercial corridors in
North Long Beach.  Detailed development cost and financial analysis is presented in Appendix 1.

Atlantic Avenue between Harding and Del Amo
(Excluding commercial areas at South Street and Market Street)

Two development options are proposed.  Each assumes a high quality housing product with
adequate parking and the incorporation of open space.  The development of housing in this area
would achieve several goals, including the removal of existing blighted residential and commer-
cial properties along Atlantic Avenue. Housing in this area would also provide additional popu-
lation and street activity to bolster the proposed Village Center.  Additional opportunities for
family-oriented housing within the community would be created.
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One housing option in this area is high quality townhouses or duplexes.  This type of housing
product would incorporate gated, secure surface or structured shared parking as well as private
gardens.  The housing product presented in the site plans below are envisioned to encompass
one-half block of development. It is recommended that development occur in at least half-block
segments. Some half blocks could be developed as community open space or as community facili-
ties.

Another option for housing in this area is high quality very small (2-3 story) multi-family build-
ings.  These would be multi-family buildings much smaller than typical large apartment build-
ings that currently exist in North Long Beach, such as those across Atlantic Avenue from Jordan
High School. Owner-occupied units are recommended.  This type of housing product would
incorporate gated, secure surface or structured shared parking as well as private gardens.  As
with proposed duplexes and townhouses, the housing product presented in the site plans on the
following page are envisioned to encompass one-half block of development with some half blocks
developed as community open space or as community facilities.
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Artesia Boulevard between Atlantic Avenue and Cherry Avenue

This area of Artesia Boulevard offers two significant opportunities for residential development.
First, the wide street and relatively deep lots allow for more opportunities to develop housing on
the corridor that is separated from the traffic flows on Artesia Boulevard. Secondly, existing land
uses along Artesia are typically blighted and marginal. Removal of these uses would be an im-
provement to the overall aesthetics and character of the Artesia Boulevard corridor.

It is recommended that housing along Artesia Boulevard be detached single-family housing ori-
ented perpendicular to the streets thus creating common space between units. The existing alley
would be used as a private shared driveway and a ten foot greenway would be created between
Artesia Boulevard and the residential units.
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Long Beach Boulevard north of I-710

The existing single-family homes along this corridor already lend the area an opportunity for
continued development as single-family homes.

It is recommended that housing along Long Beach Boulevard be detached single-family housing
oriented either towards Long Beach Boulevard or towards a closed alley and to the existing single
family neighborhoods adjacent to the commercial corridor.  The Renaissance Walk residential
development on Atlantic Avenue in Long Beach is an ideal model for the type of development
proposed here.
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Several other locations in North Long Beach were identified as development and redevelopment
opportunity sites in North Long Beach. Initiatives for many of these sites are being undertaken by
parties outside of the scope of this Strategic Guide. All of the recommendations for these sites, if
fulfilled, can act as catalysts for achieving the goals of the Area-Wide plan. These sites are as
follows:

��&&�����$�����+

Artesia Boulevard & Atlantic Avenue
This important gateway to North Long Beach should remain a highway-oriented convenience
commercial node. A new use with a high quality anchor tenant is proposed for land on the
northeast corner of the intersection. The visual quality of the area requires improvement due to its
function as a gateway; significant greening and streetscape improvements are recommended.
Pedestrian issues exist concerning access to Jordan High School and require improvement through
more clearly defined walking areas, crosswalks and signals.

K-mart at Cherry Street and Market Street
The K-mart corporation has submitted site plans for the improvement and expansion of this
important community facility.  Concurrent with the redevelopment of the K-mart property, adja-
cent commercial uses on the west side of Cherry Avenue should be consolidated into the commer-
cial properties on the northeast corner of the intersection and replaced with housing or open
space.

Atlantic Avenue pedestrian areas in Bixby Knolls
The existing retail establishments along Atlantic Avenue between San Antonio Drive and Bixby
Road exhibit the characteristics of village-type pedestrian areas. Street trees, and shops and res-
taurants fronting wide sidewalks are all existing amenities in this area. Several planning and
revitalization efforts have been undertaken in this area, including a streetscape, urban design and
façade improvement program, as well as a business recruitment strategy.  It is recommended that
current efforts to maintain and revitalize this area continue in order that this location continue as
a “center” for residents of Bixby Knolls.

Former Homebase Store
It is recommended that another large-scale tenant be solicited for this site.  Home improvement
stores or other “big box” retailers are recommended.

��+�!�����$������+

Multi-Family Areas near Artesia Boulevard and Paramount Boulevard
In order to improve this dense issue-plagued and physically isolated neighborhood, maintenance
and upgrade of existing residential uses is recommended through a concerted effort of meeting
with property owners in order to outline a strategy for upgrade.  Also, some existing residential
uses should be selectively removed and replaced with neighborhood mini-parks/open space in
order to decrease densities and to provide recreational use areas.

Andy Street
It is recommended that the City and Agency continue to work with the existing property owners
to develop a series of to-be-determined strategies for the overall improvement of the area.
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Former Builder’s Emporium / Hi-Lo Site
Consistent with recommendations made in this document for industrial uses at this site, an
opportunity may exist for the development of this site as a privately owned public storage facility.
Due to potential contamination issues and the location of the site adjacent to other industrial uses,
residential, public or community uses are not an appropriate option.

SCE Corridors along the Los Angeles River
Consistent with recommendations made in this document, Southern California Edison is cur-
rently in the process of marketing some of these sites for development as light industrial. Areas
should be converted to low-impact light industrial as opportunities arise.
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In order to test the economic feasibility of the proposed development prototypes in both the Village
Center and along the existing commercial corridors an analysis was conducted to determine the
land residual values (improved land values) associated with the development prototypes.  The
analysis also includes the resulting development and land subsidies required from the City of
Long Beach to motivate a developer to implement the development prototypes.

All of the development subsidies presented are estimates and are for purposes of comparing
development costs between sites and alternatives.  Actual development costs and land acquisi-
tion costs will differ from location to location and will be based on the magnitude of proposed
projects. Revenue, cost, and land acquisition assumptions were based on the following:

Revenue Inputs
Revenue assumptions (i.e., sale price, rental rates) were based on current pricing information for
existing developments, obtained through interviews with developers and property managers.

Cost Inputs
Cost inputs were based on discussions with developers and consultant assumptions.  To avoid
understating costs,  a ‘place holder’ was used where site-specific information was not available
(i.e., site costs).

Acquisition Cost of Land
Based on discussions with the City of Long Beach, a land acquisition cost of $25 per square foot of
land is assumed for all sites.  The City acknowledges that sites located along major corridors,
particularly sites for the Village Center concepts, may have higher land acquisition costs, starting
at $25 per square foot, and even approaching up to $40 to $50 per square foot.
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The table on this page summarizes the subsidies required for Alternative (Phase) A and three
concepts for Alternative (Phase) B of the Village Center.  These totals are less the cost of implement-
ing a building rehabilitation program for several existing commercial buildings on two sites
comprising a total of approximately 2.3 acres.

Alternative A is a less intensive development concept, consisting of single-story retail, surface
parking, and a rehabilitation program.  In terms of development costs and required subsidy, each
of the retail structures proposed would require approximately $623,000 in subsidy (for 22,400
square feet of commercial development on a half acre lot with 36 at grade parking spaces).  Park-
ing lots would require approximately $516,000 in subsidy (for 40 spaces on one third of an acre).
Total development subsidy for this Alternative is approximately $2.2 million. This cost does not
include streetscape or other improvements detailed in the North Long Beach Street Enhancement
Master Plan.

Alternative B utilizes a higher density development as well as a public/civic use, such as a
library, as catalysts within the area, in addition to the retail and surface parking components.
Option A and B explore the use of a higher density, mixed-use development (48 rental units on
two floors over 35,000 square feet of groundfloor retail), with different parking solutions.  Option
A assumes a subterranean parking treatment, while Option B includes surface parking as well as
the acquisition of about half an acre to develop additional surface parking spaces to meet the
mixed-use project’s parking requirements.  Option C eliminates the residential use and consists
only of a single-story, 35,000-square foot retail building.  Total subsidy requirements for all three
concepts under Alternative B do not include the development of the civic/public use (potential
library site).

The significant retail-only structure proposed (under Option C) would require a development
subsidy of approximately $2.5 million (for 35,000 square feet of commercial development on 2.3
acres with 51 at grade parking spaces).  Total development subsidy (the primary retail structure
plus other recommendations) for this Phase is approximately $3.5 million. This cost does not
include the development of the public facility (library), or streetscape and other improvements
detailed in the North Long Beach Street Enhancement Master Plan.

The development of a mixed-use building (as opposed to a retail-only development) would re-
quire a development subsidy of approximately $5 million for 35,000 square feet of commercial
development, 57,600 square feet/30-40 residential units on 2.3 acres with 230 structured parking
spaces.
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Also analyzed was options for the introduction of various rental and for-sale residential
prototypes along North Long Beach’s existing commercial corridors and the determination of
the required subsidies for each concept.  The three concepts examined range in size from 0.38
acres to three-quarters of an acre.

The total required subsidies for all of the Corridor sites range from $0.5 million to $2.3 million,
depending on the density and form of ownership.  In general, higher density and rental
products require larger subsidies.

The table below on this page summarizes the total required subsidies for each of the sites.

Atlantic Avenue between Harding and Del Amo
Development costs for recommended housing products in this area are as follows. Each
assumes development of three quarters of an acre and assumes 20 dwelling units/acre for
townhouses & duplexes and 20 dwelling units/acre for small apartment buildings. The
development subsidy for townhouses/duplexes is approximately $1.3 million for a for-sale
product and $1.5 million for a rental product. The development subsidy for small apartment
buildings is approximately $2 million for a for-sale product and $2.3 million for a rental
product.

Artesia Boulevard between Atlantic Avenue and Cherry Avenue
Development costs for this recommended housing product would be approximately $480,000
for a one-third acre lot (approximately one block of development) developed with 9 units of a
for-sale product.

Long Beach Boulevard north if I-710
Development costs for recommended housing product in this area would be approximately
$572,000 for a one half acre (one half block) lot developed with 7 units of a for-sale product.
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