BIXBY PARK AND OCEAN BOULEVARD

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

The Bixby Park neighborhood is located between Ocean Boulevard and 3rd Street,
Alamités *'and-“Junipero- Avenues. The Ocean Boulevard neighborhood is located
between the bluff and Ocean Boulevard, and Alamitos and Junipero Avenues.

Bixby Park is primarily developed with mult-family housing but has a limited num-
ber of single~-family homes scattered throughout. The Ocean Boulevard neighbor-

hood consists of low, medium and high rise residential buildings, including the
cultural landmark of Villa Riviera. Viable -commercial -businesses are located along
Broadway and Alamitos Avenues. The area is heavily populated by renters, with a

large percentage of elderly. The units are well maintained and the location of these

neighborhoods close to the ocean offers special amenities to the residents. How-

ever, parking is a problem with a shortage of off-street (due to older buildings

built without parking) and on-street parking.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. - Although multi-family structures dominate the land use in Bixby Park,
the recent neighborhood thrust to downzone this neighborhood has resulted in a
zoning classification that bears little relationship to the present land use.

In the Ocean Boulevard neighborhood a Planned Development Plan was written for
this area incorporating the policies of the California Coastal Act and the Long Beach
Local Coastal Plan. A special incentive provision was provided to encourage lot
assembly for the construction of high rise development on the south side of Ocean
Boulevard. The incentive provides for higher density: and greater height in
exchange for greater visibility of the ocean, greater on-site open space and greater
contributions to access to the beach by public right-of-way improvements. The
plan intends for the area to remain multi-family residential with the following
exceptions: that the existing motel sites be retained in motel use, and that retail
and service commercial uses be permitted in residential buildings as accessory uses.
No changes to the Local Coastal Program are proposed by this Plan.

The Bixby Park neighborhood should maintain the existing density, and should be
rezoned to that demsity to encourage continued maintenance and reinvestment in
existing structures. The Ocean Boulevard neighborhood should be primarily high

density.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Recently adopted design
standards for multiple-family developments must be adhered to in these zones. In

the Planned Development zone along the coast, higher density high rises must
adhere to specific standards outlined in this Plan which preserve. views of the ocean

and provide public access to the beach.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. Both the Bixby Park
and Ocean Boulevard neighborhoods offer a high amenity lifestyle primarily associ-
ated with their location near the Pacific Ocean. Bixby Park itself serves both
communities well. Also, commercial neighborhood-retail services are generously
supplied. Nearby Elementary School services are lacking.
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i Single Famiy
2 Mixed Style Homes

3A Townhomes

3B Moderate Density Resigential

4 High Density Residential

5 Urban High Density Residential

& High Rise Residenbal

7 Mixed Uses

8 Maijor Commercial Comidor

8A Traditional Retail Stnp Commercial

8P Pedestrian-Criented Retail Skip

8R Mixed Retail/Residential Strip

8M Mixed Office/Residential Strip

8N Shopping Nodes

SR Restricted Industry

9G General Industry

10 Institutions/Schools

11 Open SpacefParks
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13 Right-of-Way
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1 Single Family

2 Mixed Style Hormes

3A Townhomes

3B Moderate Density Residentiaf
4 High Density Residenfial

5 Urban High Density Residential
6 High Rise Residential

7 Mixed Uses

8 Major Cormmercial Comidor

84 Tradiional Retail Stip Commercia
8P Pedestian-Oriented Retal Srip
&R Mixed Retail/Residental Strip
8M Miped OfficeResidential Strip
8N Shopping Nodes

9R Restricted Industy
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10 insthutions/Schools

11 Open Space/Parks
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13 Rignt-of-Way

*  Development Opportunity

Bixby Park / Ocean Boulevali
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FREEWAY CIRCLE

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

Cut off from the rest of the City by strong physical barriers, the Long Beach
Freeway, the Artesia- Freeway, Long Beach Boulevard and the-Edison tower lines,
the Freeway Circle area seems to be moving toward a major decline. Poor property
maintenance, a high absentee ownership, gang activity, and overcrowding are major

disruptive forces.

The npeighborhood consists of a core of single-family homes with a few isolated
apartment buildings and duplexes scattered throughout, and two corridors of apart-
ments along Artesia and Long Beach Boulevards. Substandard street and alley
widths and small lots, some developed with narrow two-story single-family homes,
contribute to congestion problems and social disharmony.

Most of the small 25-foot wide lots have been combined to form 50-foot wide
properties, but a single deteriorated house, when removed, is replaced with two,
two-story dwellings. This trend could, over the long term, greatly increase the
density. The LUDI] reflects the previous community rezoning of the area from
multi-family ‘and duplex zoning to single-family, and the policy to stabilize and
protect the low-density character of the area.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. Maintaining predominantly residential uses is recommended. Rehabili-
tation of degraded parcels and recycling of apartments along Long Beach Boulevard
to less intense residential or commercial uses 15 suggested. Adjacent 25-foot wide
lots, when combined into a 50-foot development, should be permanently merged into
a single property by City ordinance. Property maintenance, building code enforce-
ment, neighborhood watch and police patrol activities should be strengthened.
There should be a coordinated effort on behalf of the cities of Long Beach and
Compton, and Los Angeles County, to upgrade the greater area.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. The area comprises 2a
mixture of housing styles. Architectural style is not important in Freeway Circle.
However, the low density one and two-story characters of the area should be

preserved.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. Parks and/or recrea-
tiopal facilities are needed. Nearby, day care and social service opportunities
should alsc be provided to the community. Startr King Flementary school may need

t0 be expanded and improved. The high and jupior high schools are located out-
side the area one to two miles to the east. Compton Junior College is located three
blocks to the west and provides an unusual benefit to the area. The area lacks
neighborhood retail stores and personal services; a super market is especially
needed.
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7 Mixed Uses
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8N Shopping Nodes
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13 Right-of-Way
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HAMILTON

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

This neighborhood forms the northernmost City limits boundary. On the west is
Los Angeles County River Flood Control Channel which contains regional bicycie and
equestrian trails. Properties that back ugp to the river are zoned for and developed
with horse stables. The southerly boundary is formed by the Southern California
Edison Tower Line right-of-way, which is used for tree and truck farming. On the
east, the boundary is formed by a City of Paramount residential area and the

34-acre Edison Company power station.

This neighborhood consists of single-family homes, duplexes, a handfull of apart-
ment buildings, three horse overlay zoned sections (two duplex, one industrial), a
junior high school and a2 church. The predominant land use is single-family homes
which were constructed in 1940 and are in fairly good condition. Some of these
properties are in need of maintenance, but overall Hamilton is a stabilized area.
The residential horse properties, mostly located alopg Atlantic Place and Myrtle
Avenue, are poorly maintained. They have no curbs, gutters or sidewalks, which
lends a rural character to the properties. Although not designated as such,
Atlantic Place, on the west, is used as a truck route.

SUMMARY OF NEIGHBORHQOD POLICIES

LAND USE. Cieaning up the visual appearance of the Hamilton area is necessary.
The quality of the area could be greatly improved by a neighborhood improvement
program consisting of painting, landscaping, minor property maintenance and re-
moval of visible storage. In some cases code enforcement should be used. Strong-
er neighborhood pride is needed; efforts to create and nourish such will be encour-

aged.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. The majority of the homes
appear to have been built during the 1940’s and show some consistency in their
architectural style. Architectural conformance is perceived as being of only moder-

ate importance in the Hamilton neighborhood. The low density, single-family char-
acter of the area should be preserved.

NEIGHBORHOCOD SERVICES, FACILITIES AND AMENITIES. Hamilton School serves
as a neighborhood center. Enhancing community cohesion and expanding
recreational opportunities are important. An investigation into leasing remaining
open space under the Edison towers for recreation purposes should be conducted,
especially near Hamilton Junior High. Opportunities for locating a major grocery
market 1n the Hamilton vicinity should be explored.
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1 Single Family
2 Mixed Style Homes
3A Townhomes
3B Moderate Density Residential
4 High Density Residental
5 Urban High Density Residential
6 High Rise Residenfial
7 Mixed Uses
8 Major Comrmercial Comidor
8A Traditional Retail Strip Cormnmercial
8P Pedestrian-Criented Retail Strip
8R Mixed Retail/Residential Strip
8M Mixed Office/Residential Strip
8N Shopping Nodes
SR Restricted industry
9G Genesal Industry
10 Insthstions/Schools
11 Open Space/Parks
12 HarborfAirport
13 Right-of-Way
Development Opportunity
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IMPERIAL ESTATES

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

Bordered on three sides by three separate jurisdictions, the cities of Cypress
Gardens, Hawaiian ' Gardens and Los Alamitos, Imperial Estates is--isolated from the
rest of the City and lacks a clear Long Beach identity. The community is also
divided by the Coyote Creek Flood Control Channel. Houses located to the east of
this channel are positively influenced by the neighboring community in Cypress,
but houses located to the west of the chanmel are in need of increased property
maintenance and repairs. Nearby El Dorado Regional Park affords many recreational
opportunities to this neighborhood.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. Maintaining the single-family, low density, residential character of this
neighborhood is recommended. Upgrading the homes to the west of Coyote Creek is
necessary. Code enforcement and increased police surveillance are suggested.
Coordinating planning and improvement efforts on behalf of all four cities involved
in this area is advised. A policy of preserving homes on the east side of Coyote
Creek is recommended. Upgrading of commercial uses along Norwalk Boulevard is
recommended as well. Low density, single-family homes should continue to be the
predominant use. No changes are being recommended at this time.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Architectural conformance
respecting the small, low scale of the area is recommended.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. School and retail
opportunities are similar to those listed in El Dorado Park Estates.
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8A Tradiional Retail Strip Commercial

5 Urban High Density Residential
8P Pedestrian-Oriented Retail Strip

6 High Rise Residential
7 Mxed Uses

BR Mixed Retait/Residential Stnp

8 Mixed Office/Residentiat Stnp
8N Shopping Nodes

9R Restricted Industry

38 Moderate Density Residential
9G General Industry

4 High Density Residental
8 Major Commercial Comidor

2 Mixed Style Homes
3A Townhomes

1 Single Family

El Dorado Park Estates
Imperial Estates

10 Institutions/Schools

11 Open Space/Parks
12 Harbor/Airport

13 Right-of-
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JORDAN

SUMMARY OF NEIGHBORHQOOD DESCRIPTION AND ANALYSIS

Bordered on the north by the Artesia Freeway, on the south by South Street, on
the east by Cherry -Avenue, and on the west by Atlantic Avenue and the Los
Angeles River, this neighborhood is fully developed predominately with single-family
homes. Generally, the area is zoned for single-family and duplex uses with limited
higher density zlong the arterial streets. A major mobile home park exists west of
Linden Avenue. Property maintenance of the low density residential areas, includ-
ing the raobile bome park, is geperally good. However, along Artesia Boulevard,
and between Artesiz Boulevard and the freeway, maiantenance varies and is general-
ly reduced. This is due, in part, to the reduced economic market along the Boule-

vard and the mfluence of the adjacent freeway.
SUMMARY OF NEIGHBORHCOOD POLICIES

LAND USE. The predominant land use patternm should be single-family, with some
increase in density along the principal streets.

Overall residential densities should remain as single-family and duplex. The mobile

home park should be preserved and protected from pew development. Al new
bhousing should result in a building form which will include owmer-occupancy.
Apartment buildings and typical multi-family development are not recommended.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. To protect the quality and
character of the area, all pew development should be compatible with existing
development and generally reflective of low density residential development.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. This area is served by
Houghton Park which is intensely utilized. In the future, additional recreation
should be provided to better serve the population. Neighborhood retazil is located

at South Street and Cherry Avenue, as well as along Atlantic Avenue. These
facilities generally serve the neighborhood needs. Jordan High School is over-
crowded and is currently being evaluated for expansion.

DEVELOPMENT OPPORTUNITY. A development opportunity does exist between the
Artesia (91} Freeway and Artesia Boulevard. If a significant amount of land is
assembled and if this assembled parcel can be reasonably and adequately buffered
from the pearby residential use, a development opportunity exists for high quality,
mixed use development without the need to amend this Plan.

- 139 -



= s
SEEE

===

E

=gt g1
(N

l

B

—_

|

L |i=“ﬁﬁ“ 'Iil

Antesta Freeway
e
| 5 == IR, E:='===
&_ -. [I 7 — — 1Y 1)l 1 | 11 '
PR e
1 ! = :___;.1::@; = ﬁu ﬂﬁ_
[~ . EcccisE=munihit
1 :‘—L—': ‘10 [l I|i;| |._:!I{'I

|

[HIT=Etl

I g

MEODNBITa

L3 {11

ML

Hill

[[_[P@ TR
(T ST

Mol

[

L

= I
=

LTI L i

lll.lﬂ WL
mynminy

IIMImg=in
([T

35l EIEE[E]ERIEE

%
==
[RE RN R . Fl ol L'.‘_Ju
AR T prxalun FRESECL LR SFUU T [ ) T S i [T
Ly L Nl @%E%U‘@T:ﬂ |
AR e e S TR
= - in
(AT AT (O = = %%ﬁgﬁ EEEEE=E=
T E A 0] 7T = =i==I====t §=%%E ==
SRS AT S T S =20 e - SN oG
%' LA S3= Ny8 T E=SEa0ES EEEEEEEE—
A B s =5E= = ==
Ry S S S ==c== '@m@;%@@
=== "‘é__%___. Shilplilill === E%
SEES==cSS === T
: =5 = = = A=S=E=E=EE =
2 ﬂlliﬂ LI ) I T N WA 1] ! ALt 4 LL‘I__| 111 3 npo el lLS-I_'E‘.JJ-L"-'I_".ﬂI..lL'n-JILr-J 5:'
%,f 1 L A T T === £ 150 Braiti )} Tyt = | T
- e s T Eih et it [l
— = D] !IaL:.Ii:u!,Ef ' %
T e e : : ST —_ .
i == === i I —

|

1 Single Family

2 Mixed Style Homes

3A Townhomes
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LAKEWOOD VILLAGE

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

Surrounded on three sides by the City of Lakewood, Lakewood Village also has
major thoroughfares ringing it on all four sides: Lakewood Boulevard on the west,
Del Amo Boulevard to the north, Bellflower Boulevard to the east and Carson Street

on the south.

The area is developed with predominantly single-family homes, with multiple-family
housing on the edges. The majority of the housing stock was built during the
1940’s and the 1950°s and owner-occupancy is high compared to the City average.
Rents and home wvalues are slightly higher than the Citywide median. Providing a
variety of housing opportunities for middle income buyers in a suburban type
neighborhood, generally single-family homes are well maintained and gererousty
landscaped. However, some of the multi-family structures are deteriorated and in

need of repair, and are pegatively affecting single-family homes which back up to
them. The area’s proximity to the airport and related business park imposes traffic

and related negative conditions. Also, on-street parking availability is a problem

near the City College.
SUMMARY OF NEIGHBORHOQOD POLICIES

LAND USE. Present residential land uses are largely located where they should be.
It is recommended that the existing single-family character of the interior portions
be maintained and that the multi-family housing on the arterials be retained as well
However, the situation must be monitored to ensure upkeep. Continuing neighbor-
hood watch and code enforcement is necessary. Commercial nodes located at
Lakewood Boulevard and Carson Street, and Del Amo and Beliflower Boulevards
should aiso be retained. Low density housing is recommended in the interior, with
only slightly higher density housing proposed along the arterials. This will pre-
vent further densification in this neighborkood.

DESIGN CONTROLS/ARCHITECTURAIL COMPATIBILITY. Architectural conformance
15 important with regards to respecting the single-family scale of the homes located

In the interior.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. The large amount of
open space available in the area due to institutiomal uses and centrally located Pan
American Park, are major attributes. The heavily landscaped streetscapes and
private vyards are an attractive feature as well. Mark Twain and Bancroft
Elementary Schools are adequately sized and the City College offers adult
educational opportunities convenient to Lakewood Village residents. Lakewood
Senjor High School is located adjacent to the community boundary, just two blocks
east. Neighborhood retail is abundant and easily accessible as well: however, the
majority of residents conduct their grocery shopping in the adjacent city.



= — = | 18N
— — —— — — | —
= SI==|==i==i==k -
| 1 s
EE ==
'—-:_...._i"_iL = j !
= el e
= e e e
e e
= o= BN IR
o e il —
e e e e
4 = = = =
o i e e | M
S Ei==i==i= 1=
P_-tzlﬁlﬁ*w—!f.‘f-
| T T T |
= Sininj=w ;ﬁ% ]
-__:_|||’_|"__:| : ; ) —
1] | —— =5
EE[=SiEmlasi=s ==
— il e e | — -
= = e —
'r'"—EI — == = f —
e == = =5
e s == I==I=
= '__;___]""_1 — —f=
%:’% - JIL Sl =
== Ty M
;3_._: N ;'il'% .__.Eg
o =l e = ==
i = ==
— T —f— =
i —F
0\ e ; :
RS CUCHRRE it :
' L] QU U 2Lt '
il | |
17 ‘ ‘|| 11 |
i |

1 Single Family
2 Mixed Style Homes
38 Townhomes
38 Moderate Density Residential
4 High Density Residential
5 Urban High Density Residential
6 High Rise Residential

7 Mixed Uses

8 Maor Commercial Corrider

8A Traditiona! Retaill Strip Commercial
& Pedestian-Oriented Retal Strip
8R Mixed Retzil/Residential Strip

g\ Mixed Office/Residential Strip

8N Shopping Nodes
8R Restricted industry
oG General Industry
10 Instittions/Schools
11 Open SpacefParks

Lakewood Village

12 HarhoefAurpor
13 Right-of-Way

Development Opporiunity
142



LEE SCHOOL

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

This square -neighborhood -area has busy traffic arterials as ..its_. edges: Pacific Coast
Highway; Redondo Avenue; Anaheim Street and Junipero Avenue. Neighborhood
physical character is varied; single-family homes, duplexes, and apartment
buildings are alll located here. In recent years, during the apartment boom, this
pneighborhood suffered from an increase in density and . physical incompatibilities
resulted. Many single lot, 8-10 unit apartment buildings were built. The Pacific
Electric right-of-way also Dbisects this neighborhood and has «created an edge
between the northeast and southwest sections of this neighborhood. Neighborhood
identity is ambiguous because of these overall physical characteristics and the mixed

population.

Lee School mneighborhood is primarily composed of mixed residential units, which
vary in age, density and condiuon. Because of the recent apartment construction,
traffic, noise and density problems have 1increased, and as a result overall
neighborhood fabric has been disrupted. Marginal light industrial uses are located
along the .southeastern section of the neighborhood. The most significant
landmarks are Lee Elementary School and Orizaba Park.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. The principal land use in the Lee School neighborhood should continue
to be residential. Higher density projects should be avoided as the overall
neighborhood east and west of the Pacific Electric right-of-way has been negatively
impacted by recent single-lot and multi-lot apartment buildings. The low density
subarea located west of Temple Avenue and north of the Pacific Electric
right-of -way, which is currently zoned R-2, should be maintained. The area east
of Temple Avenue should continue as a multi-family area with moderate desnity infill
that is compatible with existing neighborhood context. Tall residential developments
should be permitted on the south side of Pacific Coast Highway to Redondo Avenue.
Southwest of the Pacific Electric right-of-way the neighborhood suffers from varied
property maintenance and housing conditions that range from good to poor. Graffit
1S a problem. Reducing the density levels in this are should encourage increased
home ownership and rehabilitation of the housing stock and better maintenance of
properties. =~ Hopefully, neighborhood pride will increase and the existing social and
physical problems associated with higher density will decrease.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Architectural conformance
is moderately important. Due to all the recent apartment construction, a mixture of
architectural styles and building heights exist. Further aggravation of this problem
should be curtailed.
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LINDBERGH AND CARMELITOS

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

This highly mixed use area is comprised of two distinct areas, the Carmelitos hous-
ing area and the remaining neighborhoods. The combined area is formed by strong
boundaries on three sides: the elevated Union Pacific Railroad on the south,
Cherry Avenue on the east and Atlantic Avenue on the west. The northerly boun-
dary is South Street which doesn’t form a strong boundary because the neighbor-

hoods continuing north reflect the same land use mix. The elevated railroad
currently has a low volume of train traffic. However, the continued industrial
developments in the City, adjacent Los -Angeles County in and  near the harbor
areas, have been creating strong pressures to increase train traffic.

The Carmelitos neighborhood is a unique community in that it is principally made up
of a single, large public housing complex. Carmelitos is comprised of 154 units for
seniors and handicapped and 558 units for families. Owned and operated by Los
Angeles County, all units are renter-occupied subsidized housing. Recently rehab-
ilitated and reopened in April of 1987, social problems stll exist, especially drug
dealing and crime. However, these problems have been greatly reduced by refur-
bishment and stronger County management. A subarea bordering the project con-
sisting of Atlantic Plaza and some single-family homes is quite degraded and

unsightly.

The remaining greater portion of the area is primarily developed with mixed style,
older single-family dwellings, but zoned for duplex residential. Residential uses in

this area are, for the most part, fairly well maintained, including multi-family uses
on the arterial streets. Pockets of poorly maintained uses can be found along
Atlantic Avenue, Lime Avenue and Market Street in the southwest quadrant and
along Cherry Avenue on the east. Of the traffic arteries designated for mixed
commercial/residential use, only Atlantic Avenue, the westerly portion of South
Street and Cherry Avenue contain commercial as the predominant use.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. In the Carmelitos housing area, the multi-family residential uses will
not change. The positive physical appearance of the public housing project needs
to be preserved with vigilance and neighborhood concern. The Atlantic Plaza
commercial area and the adjacent blighted single-family residential area should be
considered for upgrading and recvycling, respectively (see Development Opportunity
section). While the Carmelitos housing area is populated by low income, minority
renters, the neighborhood is generally considered stable due to the lack of amy real
shifting 1n its characteristics and population. This stability should be maintained in
the future.

The remaining greater portion of the area is projected for preservation of the
single-family neighborhoods by the LUD 1 designation. The existing duplex zoning
should be reevaluated for single dwellings to abate the current trend of adding
second units on lots and replacing older dwellings with duplexes. The recent trend
of building multi-story apartments along South Street is recognized on the plan for
continuation. The mixed commercial/residential trend along the arterials is pro-
jected to continue. The remaining low density multi-family use designations recog-
nize existing land use patterns. )
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Lindbergh and Carmelitos (cont.)

To ease the impact of increased train traffic in the southerly portion of the area,

== - - ~measures:- such~-as-continued welded-- track,-noise buffers, hours of operation

limitations, landscape treatment and wuse of enclosed cars for certain materials
should be - employed in- ‘conjunction with any increased use. Also, the. joint use of
the Alameda Corridor Railroad Plan should be encouraged.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Throughout the greater
area, a composite of mixed architectural styles exists so architectural conformance is

only slightly important. Yet the predominately low scale of existing structures
should be respected by new developments in the areas designated for low density -

use.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. Immediately west of
Carmelitos is a City-owned, unimproved ball park and open space. The City is
planning to develop this as parkiand. Atlantic Plaza is blighted and should be
either rehabilitated and remodeled, or recycled by a new complex. The area con-

tains two schools, Harte Elementary and Lindburgh Junior High. Jordan High
School is -three-fourths of a mile to the north. The area has convenient commercial
"outlets. Neighborhood businesses are scattered throughout the area along major
arterials. A major commercial center at the northeast corner of South Street and
Cherry Avenue provides for the residents retail needs.

DEVELOPMENT OPPORTUNITY. Immediately west of the Carmelitos housing project,
the neighborhood commercial center and single-family area abutting the south are
poorly maintained and deteriorated. Recycling of all or a large portion of the area

is encouraged. A mixed use planned development is envisioned with the predomin-
ant use as residential. A senior citizen project, to compliment the adjacent senior
facility in Carmelitos would be a community asset.



ey ) =

m DLLLLL ] L e | T s i'_J.L!i.[U.Iﬂl;IrI gl Jde o AT
== = — = SR g ! IRIE R [ mu“‘i“
= E% E=|= S [ E ‘_‘.J AT
5= : SsS=== g (M = g 4 i
= = == =5 L0 WY — o o]
ANy S S === N nunmemmnks i o |
. = ==} =i IR :
JesE P EE =S =00 CIALLCIL e rrh
; L | —] — ]|} L 1l l-’||l_..|1.-|n I [ |
SS==F = === 20= ik Ty S A L
= == === = == - o NIRRT | DO
= = P f — = — LI [ e e '
=- ':gh*-—; = : — === __'_.—| AR =
FHFE=5gE AT o = o\ 9R
= Si= SRR = = SEN| RN IR NI IEN EuNA| Jrun |
= A = = e e = ¥ IR AN AR FIHIE |
M—“':: ni=lalaiagl; AT i B .
O [':!EBR T :mulllljit!llifser BEEN I I NN
: = == I = AT
H Y E 10 e T T .FIT5|§ I se
é%’g—: e T A O
= =~ 7T Nt [
= ha f Il I]:;m L8| STNRNRH IR 1]
1
% \
= gt
—= ==
e ==
T — T
SUIMEINER
4 i ILI!‘
> BVD
@Q IHERMI
A (T (70 T
I ===t

1 Single Famity

2 Mixed Style Homes

3A Townhomes

3B Moderate Density Residential
4 High Density Residential

S Urban High Density Residential
& High Rise Residential

7 Mixed Uses

8 Major Commercial Comidor

8A Tradiional Retail Stip Commercial
8P Pedestrian-Oriented Retail Strip
8R Mixed RetallResidential Skip
BM Mixed Office/Residential Strip
BN Shopping Nodes

9R Restricted industry

8G General industry

10 institutions/Schools

11 Open Space/Parks

12 HarboefAirport

13 Right-of-Way

*  Devetopment Opporfunity

Lindbergh and Carmelitos



LONGWOOD

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

This residential area is defined and separated not only by the physical barriers of
thé Artesia Freeway (to -the morth) and the diagonal arterial of-l.ong Beach Boule-
vard (to the east), but also by the industrial land use adjacent on the west and

south sides.

Longwood is predominantly a single-family community. There is a small area in the
northeast sector which was subdivided separately from the remainder of the neigh-
borhood, and has a mix of single-family homes, apartments and commercial
businesses. Residents to the south do not necessarily consider this area a part of

their neighborhood.

Although a few of the apartment buildings in the northerly area are in mneed of some
upgrading, the single-family housing stock in Longwood is fairly well maintained
and in good condition. The majority of the housing was constructed in the 1940s
and 1950s and is occupied by moderate income owners. A 1979 rezoning of the
northeasterly portion of the area from dense multi-family and duplex to single-family
and low density multi-family appears to have stabilized and upgraded the area.
The recurring problem that continues to disrupt the neighborhood is the use of
Harcourt Street as a truck route. The truck traffic is presumed to be generated
by the industrial area immediately outside the City of Long Beach to the west.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. Preserving, maintaining and enhancing the single-family character of
the Longwood community is recommended. Deteriorated multi-family buildings should
be recycled to lower density housing. Neighborhood Watch should be supported
and code enforcement should be stressed. Harcourt Street should be closed to

truck traffic.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Architectural conformance
is mainly critical with regards to scale. Protecting the small, low profile scale of

the single-family homes is critical in the Longwood community.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. Because of strong
physical constraints, it is difficult to develop more local amenities in or near the
Longwood area. Nevertheless, they are needed. Currently Coolidge Park is the

only available open space recreation area serving the four communities west of the
Long Beach Freeway. It is inadequate in size and services. In addition, the area
lacks neighborhood retail; a grocery store i1s needed. The City should assist and
encourage private enterprises in locating viable neighborhood businesses near the

Longwood area.
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LO5 CERRITOS

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

Loz Cerritos neighborhood has fairly strong boundaries. Virginia Country Club s
the northern boundary, Long Beach Boulevard it & busy waffic and shopping
cormdor and serves as the eastern boundary, the San Diego Freeway is  the
sonthern boundary and the Los Angeles River Flood Control Channel i the western

boondary.

Los Cerritos is an hiztoric, old, low densiry, high quality residential area. South

of Bixby Road the area is developed with single-family homes and duplexes. There
are also 8 few active oil pumps and some vacant parcels. North of Bixby Road
along the eastern and western edges of Virginia Road and Country Club Drive are
duplexes and garden style townhouses, The remainder of this, "The Virginis
Country Club” areg, it predominantly developed with large, estate-like single-family
homes.

Housing in the area souwth of Bixby Road is in good conditon In the Virginis
Country Clob area bhousing i excellent  Residents of the area are typically
wealthy, older professionals who enjov a high amenifty lifestvle, South of Bixby
Foad and in the duplexes and townhomes, middle clzsz families and singles enjoy
standard size lots and continually imcreasing home wvalues.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND UJSE. In spite of the faci that 23% of {he homes bere were built before 1940,
the housing is in good to excellent condition. Thess homes shoumid be preserved as
they are important conmibuting factors to the overall high quality of the Los
Cerritos communiry and to the City gt large. Single family howsing should remain
the predominant type of land use, supporied by the existng open space and
commercial activities. Owerall low densities should be remined. Limited pockets of
moderate and higher densities are considered appropriate, as indicated on the map.

No density adjusmments are recommended as the current zoming generallv suppors
this standard.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Housing styles and sizes
vary throughout the Los Cerritos neighborhood. In the Virginia Country Clob
area, homes are large, estate-like of eclectic European snd American architectural
styles, Mmssion, Mediterranean, California Ranch and Modified Tract stvles abound.
Protecting the integritv and quality of these homes 15 pecessary. Respecting the
scale, materials and architectural detaling ¥ imporant in preserving the character

of our qualiry neighborhoods such as Los Cerritos.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. The level of neighbor-
hood amenities is very high in the Los Cerritos area. Lush landscape, the Virginia
Country Chub, Los Cerritos Park and Rancho Los Cerritos Historic site provide
ample open space and recreation. Los Cerritos School services the population
adequately, and neighborhood-sérving retail businesses are adequate gz well

NEIGHEORHOOD DEVELOPMENT OFPORTUNITY, At the morthwest commer of the
Virginia Countrv Club Golf Course, a low density, luxury, single-family (estate-

like) home compound can be developed. They can be developed now becanse there

it 3 market in Long Beach for executive-type housing unavailable im the area. The
Country Club can develop the site by relocating the oorthwest golf course hole.
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MEMORIAL HEIGHTS

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

This neighborhood is bounded by the Sam Diego Freewav on the north, Willow
Street oo the south, Atlantic Avenne on the east and the Pacific Electric
Right-of-way, Spring Street and Long Beach Boulevard on the west

Thiz small area iz differentiated from MNorth Wrigley by grid pattern changes,
topographical chanpges and the strong edges listed abpve. The area morth of Spring
Street is primarily developed with moderatelv priced single-familv homes and oil
wells, although in the last five vears multi-family units have also been built. Some
oil properties remain with pumps intact, causing an occasional fragmented panern of
land wses. Some of the homsing stock i older, buoilt 30 to 40 vears apo, and is
showing signs of deterioration. Bm the newer infill home:s and multi-family
structures have replaced vacant lote and mmproved the overall guality of the area.

South of Spring Street i1s the Long Beach Memorizl Hospital Medical Center. This
area will be zerved by o Light Eail Transit Station, but at present suffers from 2
parking shortage and a complicated s$treet circulation pattern. The surrounding
residential neighborbood locks convenience shoppimg and the Medical Center lacks
visitor facilities and services. Wacant land in the Memorial Heights neighborhood is
difficolt o coovert o urban pse: because of oil problems and possibly contmmnated
soils, steep topography, lack of mfrastrocture and the spotty presence of a few
very mice homes. See also the chapter on Activity Centers.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. North of Spring Strest, the predominantly single-family and Hmited
multi-family character of the area should be remined, Howewver, residential areas in
peed of recveling should be comsidered for other wses. A Planned Development
Plan and ordinance should be created 1o address the Memorial Hospital Medical
Center Activity Node (see Acuvity Center section of this report). Uses supgested

in the Mixed Use District should apply here. Muoch stronger economic and
employment activity will be encourasged here. Refer to mzp for recommended land
use parterns.

DESIGN CONTROLS/ARCHITECTURAI COMPATIBIOITY. Design conwmols for the
mined use dismrict surrounding the Memorial Hospiml Medical Center Activity Node
are to be defined in the Planned Development Plan and Ordinance- to. be created for
thiz special area.

NEIGHBOFHOOD SERVICES, FACILITIES AND AMENITIES. Neighborhood commer-
cigl retail sctvibes are limied and peed tw be developed. O course, medical and
bkealth care services are abundaptly available, but edocational facilities are non-
existent within the Memorial Hospital area, Those nearby, Burroughs, Birney and

Los Cerritos, adeguately serve the elementary school population, but even so, they

gre zome distance for vounger children to awvel, Veterans Memorial Park iz located
adjacent (o this neighborhood, just across the Facific Electric Right-of -way.
Additional public recreation facilibe: are needed Inm the area.

DEVELOPMENT OPPORTUNITY. Memorial Heights has a development opportunity.
Through 8 General Plan redesignation and @ rezoning, the area starred (znd it
surroundings) can be recveled from shandoned {or sopn o be abandoned) oil wells

to residential uses. Appropriate forure uses could be large scale subdivision of
single-family homes, wenhomes, or possibly duplexes.

- 1532 =



w
— g2 a
z § _Eisgg
237 £3833 €
g 5%l S ENT
memmmwM%mmmmmwmmmmmmW
IR
EE3SSEPESREEs283E8528
cad8crorneSSEEEEE2-NR.
e W mﬁ%m; 2y
L T il T &=
_:LWJ% __;F@H ) " m—— — | — —=pyi—n - %ﬁL_%%iiE:EiL
— 1 T S R TN
_JC 1] : M B2 | (L] i (5
== bt M 1 .fr;:f B =
ﬂ | l -T | A8 _ r-_ . n ml—:ﬁzﬁ_ﬁ_@g
4 | = |
] : (11 e . s
i f _F._ _::_E._. Eﬁ\_l_,
— R 11[11]
= EHUTHITIL uw.
L) (=i ==
1 EHRED S B
= & EE Eﬁei_:%

Tl (T2 —

i ﬁ T L LT L 1) N — 2l =
= -::_:__:_,:L::__ [151 ::__m%_:r_::,a A
_ 2 g
i

T R
TLEEJWHm$_e.;_j.rz_;raﬁ;,j#ﬁ;
e __ Mp:iz;r;kamﬁ_;z

|

i
i
aaaagaaségézjggé_E:“:.:

‘Memorial Heights

-153-



NAPLES

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

Naples is a unique, island neighborhood within Long Beach. Situated adjacemt to
‘the Pacific Ocean, it is “surrounded on all sides by Alamitos Bay. ---Second Street is
the arterial corridor running through Naples and connects it to the mainland.

This neighborhood is solidly composed of high priced, high quality, well maintained,
single-family homes. Some multi-family structures are located, however, along
Naples Plaza and Second Street, but are well maintained. Subdivided into small lots -
connected with bridges and walkways, Naples is reminiscent of Venice, Italy.
Mounting pressure to increase building densities has recently been curtailed with
the passage of zoning code amendments restricting height and bulk throughout all
the Alamitos Bay communities. Naples Island provides a unique residential setting
that is in a showpiece community for Long Beach.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. Because of the physical restrictions of the island and the fully devel-
oped and gracefully integrated land uses already present, it is imperative that
Naples maintain primarily a high quality, single-family residential land use. Pre-
servation of the unique character of the island is of paramount importance. Com-
mercial uses should remain concentrated along Second Street and multi-family resi-
dential uses are appropriate only where they are now Jlocated. Limiting intensities
of land use on .the island is necessary to maintain the "livability” of this small
neighborhood. The overall low density nature of Naples Island must be preserved.
No intensification of wuses or further concentrations of people should be allowed.
This physically restricted area must be preserved by not overburdening the island
with more people and traffic.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Architectural quality in
Naples is high. Many of the homes are Mediterranean style and at least one-fourth

of the housing is over forty years old. Preserving and maintaining these lovely old
homes is mandatory. New infill developments must respect the height, bulk and
density restrictions  already in place. View and breeze corridors should receive
special attention in the review of any projects to be constructed on the Island.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. Naples Island serves as
a single-family neighborhood and playground for families residing there. Alamitos
Bay, which offers many recreational opportunities and ocean views, nearby beaches
and Marine Stadium contribute to the list of Naples’ local amenities. Naples Elemen-
tary School adequately serves the educational needs of the younger population, and
neighborhood retail outlets are plentiful and close-by.
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PARAMOUNT AND SOUTH

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

The neighborhood is isolated and has three strong edges which are
formed by industrial land uses on .the north, east and west. The Union

Pacific Railroad on the west and South Street on the north emphasizes
the contrast ‘between -neighborhood and residential land uses.  To the

west and in the City of Lakewood, the oil storage tank farm is under
study for recycling to alternative land use, To the south is a single

family neighborhood in Lakewood.

The neighborhood comsists of three distinct areas, which are .bordered
by small pockets of contrasting residential and commercial uses. West
of Paramount Boulevard the area comsists of two-story, multi-family
developments constructed in the 1960’s and early 1070’s. The properties
are maintzined in fair to good condition and the area appears stable.

Southwest of Paramount is a trash landfill elevated from 15 to 20 feet
above natural grade. The landfill ceased in 1948 and the site is now

developed with a mobile home park and industrial uses, with a
seif -storage warehouse development having been approved for the

southerly portion.

The northeasterly portion of the neighborhood is developed with low
density residential uses constructed over a period of time. Some of the
older properties lack curbs and sidewalks. Some properties contain
viable storage and/or need property maintenance. At the southern
portion of the area, the elevated land fill and cluttered industrial uses
appear to have adversely impacted adjacent residential properties.

Other notable development is the small neighborhood center on the
southwest corner of Paramount Boulevard and South Street, a concrete
cement plan abutting the Union Pacific Railroad on South Street and a
mixed commercial/residential area on the east side of Paramount.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. Preserving and maintaining the residential properties is the
primary consideration. The northeasterly residential area should have
an improvement program to primarily upgrade the poorly maintained or
substandard properties. This would tend to upgrade the community.
the industrial uses on the land fill should be recycled to a mobile home
park or other low density residential development which would be
sensitive to the adjacent residential uses. The concrete cement plant
on South Street will be non-conforming. This use will recycle in the
future. A commercial use would be more compatible with the railroad
right-of -way and South Street traffic.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. No significant
architectural styles are present in the area. Architectural conformance
should only be mandatory with respect to scale.

NEIGHBORHOOD SERVICES,FACILITIES AND AL{ENIT]ZES. Schools are
reasonably close, however, the school routes require the use of busy
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thoroughfares. Junior High and High School students may require
busing. As an isolated neighborhood, the area lacks convenient
" recreational--space. . The areas .shopping and service needs are well
provided for by the regional center abutting to the northeast at the
intersection of " Cherry "‘Avenue and South Street. Additionzlly, another
neighborhood shopping area exists approximately one-fourth mile to the
east at the intersection of South Street and Downey Avenue,
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PARK ESTATES

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

Boundaries for Park Estates are sharply defined, as walls surround much of this
neighborhood: - Atherton -Street “on the north, Bellflower Boulevard on -the east,
Pacific Coast Highway on the south and Clark Avenue on the west serve as the area
boundaries. Public access into Park Estates is restricted to Los Altos Plaza off
Pacific Coast Highway, and Anaheim Road between Clark Avenue and Bellflower

Boulevard.

This neighborhood is an exclusive, single-family residential community with large,
estate-like homes situated on ample, well landscaped lots. Some mid-denmsity garden
style apartments are located along Anaheim Road. Recently, heights and densities
for mew apartment developments along this corridor were reduced to preserve the
overall low density and open space character of the area. Owner occupancy is high
and residents within Park Estates are well educated and affluent. Housing is In
excellent condition, of high quality construction and characterized by various
architectural styles. Home values are high. Older single-story ranch homes are
recycling to larger, expensive estates.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. The overwhelmingly single-family nature of the Park Estates neighbor-
hood should be retained. Commercial retail and office uses located along Pacific
Coast Highway and Los Altos Plaza should remain intact. Maintaining the predomin-
antly low density profile of the Park Estates neighborhood is recommended. Height
and density allowances for new apartment construction along Anaheim Road have

already been reduced.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Some of Long Beach’s
finest homes are located in Park Estates. A variety of architectural styles are
found here and the integrity of each should be respected by future infill devel-
opments. Respecting the overall low, single-family scale of the existing housing

units is considered mandatory.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. This neighborhood has
many amenities. It is self-contained with a strong sense of identity. Located
immediately adjacent to Recreation Park, Veteran’s Hospital and the California State
University campus, Park Estates is provided with many educational and recreational
opportunities.  Neighborhood retail businesses are abundant, and freeways are
easily accessed as well.
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PENINSULA

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

Surrounded by water on three sides, the Peninsula is only connected to the main-
land through' its western edge. Ocean Boulevard is the only east-west street on
the Peninsula; all other streets are short, narrow, north-south streets which dead-
end at the bay and ocean beaches.

The Peninsula was originally subdivided into 500 lots and developed into Long
Beach’s first waterfront community at the  turm of the century.- It is overwhelm-
ingly built with low density residential uses - single-family, duplexes and some
small apartment buildings. The average age of the housing stock is 30 to 35 years,
with only about 7.7% of the total number of units dating post-1970. In 1980, 35% of
the units were owner-occupied leaving 65% renter-occupied. Household sizes are
well below the City median. Occupied by affluent and well-educated singles and
families, home values are high and continue to rise. Maintenance of housing and
housing quality is excellent. Recreational opportunities surround the residents,
and a small commercial node exists at 62nd Place.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. Land use on the Peninsula should remain overwhelmingly residential in
character. Small, low density housing units are the preferred type. The existing
housing stock is generally sound and should be retained. Recycled lots or parcels
must be compatible with residential uses, or be residential themselves. The exist-
ing commercial node at 62nd Place should be retained and maintained in a good
condition, but not expanded. Access and circulation are extremely limited. In
order to avoid traffic problems and to preserve the low-key quality of beachfront
living on the Peninsula, maintenance of the existing land use densities and intens-

ities 1s essential.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. As the housing stock here
ranges from one to three stories high with eclectic architectural styles, maintaining

an overall low to moderate residential scale of development is the primary concern.
Ocean and Bay views are important to Peninsula residents, and future development
should respect view cormidors. Bulky, massive buildings must not be allowed.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. Water sports, beach
activities, and its isolated character create amenities for the Peninsula. But due to

the limited amount of land mass within the Peninsula neighborhood, retail and com-
mercial activities are restricted here. However, nearby Belmont Shore affords many
shopping conveniences. Likewise, although not located on the Peninsula, nearby
schools, green space and developed recreational facilities are abundant. None of
these (except the recreational resources) are conveniently reached on foot. How-
ever, no additional facilities are recommended for the Peninsula.
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RAMONA PARK

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

The area is formed by strong boundariess the Artesia Freeway to the north, the
heavy manufacturing area and Paramount Boulevard to the west,- the Cities of
Bellflower and Lakewood on the east, and the industrial area and commercial center

along South Street on the south.

Composed primarily of single-family homes, Ramona Park has only a few apartments
in the north and northwest sector of this neighborhood. The apartmments and some
of the single-family homes in the northwest and northeast area are in various stages
of disrepair. Deferred maintenance problems and limited structural problems exist.
The northwest and northeast areas need general enhancement, housing rehabilitation

and property upgrading.

The area west of Obispo Avenue, shown as LUD 1, was a recent rezoning from
multi-family to duoplex and a Block Grant Funded Neighborhood Improvement
Program Area. The area wus substantially uwpgraded by public improvements, code
enforcement, improvement loans, free trash dumpsters, and paint rebates. As a
high absentee ownership area, with a2 substantial number of renta! units, the area

may need continued monitoring.

The entire southern and eastern half of Ramona Park are in fairly -good, well main-
tained condition, Induostrial and commercial uses abutting the area to the south
generally do pot impact adjacent residential areas except for the industrial/resi-
dential interface along Orizaba Avenne and occasional trucks using Obispo Avenue
to access local industrizl and commercial establishments. Ramona Park in the
northerly sector and Captain Raymond Collins Elementary School in the south-
easterly sector are strategically located to provide recreation opportunities. Ramona
Park i1s well used by the commaunity and coatains a ballfield, basketball courts,
childrens play equipment and facilities center.

SUMMARY OF NEIGHBORHQCOD POLICIES

LAND USE. Existing single-family uses should continue to dominate the neighbor-
hood. The northerly area, zoned for multiple-family units, should remain intact.
However, increased property maintepance is necessary in the northeast and north-
west portions of LUD 4, and the west and northeast portions of LUD 1. The
westerly LUD 1 portion is currently zomed for duplex development and should be
reconsidered for rezoning to single-family to further stabilize the neighborhood.
Problem areas should be periodically reviewed for property maintenance violations to
mamtain the area in a stable condition. For the southern half, continued property
maintenance is all that is recommended.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Architectural conformance
Is moderately important in Ramona Park, but especially so in the southern half
where single-family homes are predomisant. Their low height and smalier scale
should be respected.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. Ramona Park should
continue to be well maintained and intensively programmed. A day care facility is
peeded in the area, families with vyoung children continue to be attracted to the
ared. A counseling center for low income residents should be created.
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RANCHO ESTATES

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

Physical boundaries defining the Rancho Estates neighborhood are the major
thoroughfares of East Wardlow Road to the north, Studebaker Road to the west,
Spring Street to the south, and the San Gabriel River channel to the east.
However, it is primarily the homogeneity of the housing stock which gives the

Rancho Estates its unique identity.

The neighborhood is developed entirely with single-family- homes,~with  the exception -
of a small commercial node at the northeast cormer of Spring Street and Studebaker

Road. The "Ranchos" were built as a single-family tract in 1953 by architect CILiff
May, a designer well known for his ranch style homes. Providing housing oppor-
tunities and a stable suburban lifestyle for moderate income families, owner-
occupancy in the neighborhood is high. Property maintenance is good. However,

the regional draw of adjacent El Dorado Park affects the area negatively because of
traffic, parking, noise and gang problems.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. The single-family homes of Rancho Estates should be preserved and
maintained. Residential densities should remain low.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Architectural conformance
is important relative to the single-family scale. Unique housing style and placement
on the lot has caused residents to demand smaller than normal front yard setbacks
in order to comstruct privacy fences. This is accommodated by a special planrped

development zone.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. Neighborhood services,
facilittes and amenities are high. Numerous educational opportunities for all
segments of the population are located nearby. Commercial and retail services are
abundant along Palo Verde Avenue and Spring Street. The 546-acre El Dorado
Regional Park is located adjacent to Rancho Estates, providing many recreational

options.
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SAINT MARY

SUMMARY OF NEIGHBORHOOD DESCRIPTION AND ANALYSIS

The strong edges of Anaheim Street on the north, 7th Street on the south, Pacific
Avenue on ‘the west and "Alamitos Avenue on the east help to -define this neighbor-

hood.

The Saint Mary’s neighborhood derives its name from Saint Mary Medical Center, a
major medical facility located centrally within.  Also located here are a high-rise
senior citizens housing complex, medical support facilities, school. district admipn-

istration offices, apartment buildings, churches, and retail outlets along major

arterial corridors. The predominant housing type is older apartment buildings of 5

or more units. Severe overcrowding and general degradation of these units are

major problems. A lack of both physical amenities and parking spaces further
contributes to social and environmental discord in the area.

SUMMARY OF NEIGHBORHOOD POLICIES

LAND USE. Maintaining primarily residential uses in the area is recommended. In
order to do so, the development policy for this area should be one of recycling to
new multi-family construction. New multi-family units should provide adequate
parking and environmental amenities which will both upgrade the neighborhood and
provide new housing opportunities for those who work downtown or for Saint Mary
Hospital. Condominiums offering opportunities for owner-occupancy Should be
encouraged here. Refer to the map for detailed land use recommendations. In
1980, the rate of overcrowding here was 15%, well above the Citywide average of
6%. Eliminating overcrowding should be considered a primary goal here.

DESIGN CONTROLS/ARCHITECTURAL COMPATIBILITY. Design . conformance 1is
deemed unimportant for the area, since there is no distinctive style or identifying

theme.

NEIGHBORHOOD SERVICES, FACILITIES AND AMENITIES. Park and recreational
space and facilities are needed in this area. Means to provide them should be
investigated. Day care should be provided.. Intemsification of the hospital
operation and related supporting facilities is recommended. Anaheim Street should
have streetscape mmprovements to relieve the visual harshness of the area (see
Arterial Corridors Chapter).

DEVELOPMENT OPPORTUNITY. Recycling School District headquarters as expan-

sion of downtown is a future opportunity. High demsity, high activity urban uses
which complement and strengthen downtown would be appropriate.
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