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 INTRODUCTION 
The California Environmental Quality Act (CEQA), Public Resources Code §§21000 et seq. specifies that 
before a public agency decides to approve a project that could have one or more adverse effects on the 
physical environment, the agency must inform itself about the Project’s potential environmental impacts, 
give the public an opportunity to comment on the environmental issues, and take feasible measures to 
avoid or reduce potential harm to the physical environment.  

This document is an Environmental Impact Report (EIR) prepared for the City of Gardena (herein referred 
to as the “City”) in compliance with CEQA. This EIR evaluates the potential environmental impacts 
associated with planning, constructing, and operating the proposed Gardena Transit-Oriented 
Development Specific Plan Project (hereafter, the “Project” or “proposed Project”). The Project would 
develop up to 265 dwelling units (DUs) and adopt the Gardena Transit-Oriented Development Specific 
Plan (herein referred to as “Specific Plan”). The State CEQA Guidelines are located within the California 
Code of Regulations (CCR), Title 14, Division 6, Chapter 3, §§15000-15387, while the CEQA Statute is 
codified as Public Resources Code §§21000-21189.57.  

This EIR evaluates the potentially significant, adverse, and beneficial environmental impacts resulting 
from Project implementation. Section 2.0: Project Description details the Project’s location, 
environmental setting, background and history, characteristics, discretionary actions, goals/objectives, 
construction schedule/phasing, agreements, and required permits and approvals. 
Section 4.0: Environmental Impact Analysis, discusses the Project’s affected environment, regulatory 
framework, environmental impacts, and mitigation measures. Following public review of the Draft EIR, a 
Final EIR will be prepared, in which the City will respond to public comments on the Draft EIR. 

1.1 PURPOSE OF THE EIR 
According to State CEQA Guidelines §15121, an EIR is an informational document which will inform public 
agency decision-makers and the public of the significant environmental effects of a proposed project. This 
EIR’s purpose is to inform decision-makers and the public of the proposed Project’s environmental effects, 
provide environmental information sufficient to evaluate the proposed Project and its potential to cause 
significant environmental effects, examine methods of reducing adverse environmental impacts, and 
consider alternatives to the proposed Project, which would eliminate or reduce the significant effects. The 
potential impacts include both temporary construction-related effects and long-term operational effects. 
This EIR addresses the Project’s potential environmental impacts using available plans, technical studies, 
and related information available. This EIR will be used by the City as the lead agency, other responsible 
and trustee agencies, interested parties, and the general public to evaluate the Project’s potential 
environmental impacts; see Section 2.6: Agreements, Permits, and Approvals, for a list of anticipated 
agreements and required responsible agency permits and approvals. 

1.2 COMPLIANCE WITH CEQA 
According to the State CEQA Guidelines §15064(f)(1), preparation of an EIR is required whenever a project 
may result in one or more significant effects on the environment. Public agencies are required to consider 
the information presented in the EIR when determining whether to approve a project. CEQA requires that 
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state and local government agencies consider the environmental effects of projects over which they have 
discretionary authority before taking action on those projects. 

This EIR analyzes the Project’s environmental effects to the degree of specificity appropriate to the current 
proposed actions, as required by State CEQA Guidelines §15146. The analysis considers the Project 
activities to determine the short-term and long-term effects associated with their implementation. This 
EIR discusses both direct and indirect Project impacts, as well as cumulative impacts associated with other 
past, present, and reasonably foreseeable future projects. 

Based on significance criteria, the Project’s effects have been categorized as either “no impact,” “less than 
significant impact,” “less than significant with mitigation incorporated,” or “significant unavoidable 
impact”; see Section 4.0: Environmental Impact Analysis. Mitigation measures are recommended to 
avoid or lessen potentially significant impacts. If the Project would result in significant unavoidable 
impacts, despite implementation of feasible mitigation, the decision-makers may approve the Project 
based on a “Statement of Overriding Considerations.” This determination would require the decision-
makers to balance the Project’s benefits to determine if they outweigh the identified significant 
unavoidable impacts. State CEQA Guidelines §15093 provides in part the following: 

 That the decision-makers balance the benefits of a proposed project against its unavoidable 
environmental risks in determining whether to approve the project. If the benefits of the project 
outweigh the unavoidable adverse environmental effects, the adverse environmental effects may 
be considered “acceptable.”  

 Where the decision of the public agency allows the occurrence of significant effects that are 
identified in the Final EIR but are not avoided or substantially lessened, the agency must state in 
writing the reason to support its action based on the Final EIR and/or other information on the 
record. This statement may be necessary if the agency also makes the finding under State CEQA 
Guidelines §15091 (a)(3).  

 If an agency makes a Statement of Overriding Considerations, the statement should be included 
in the record of the project approval and should be mentioned in the Notice of Determination. 

1.3 SCOPE OF THE ENVIRONMENTAL IMPACT REPORT 
1.3.1 NOTICE OF PREPARATION 
In compliance with the State CEQA Guidelines, the City has provided opportunities for responsible 
agencies, interested parties, and the general public to participate in the environmental review process. 
During Draft EIR preparation, efforts were made to contact various federal, state, regional, and local 
government agencies and other interested parties to solicit comments on the scope of review in this 
document. This included the distribution of the Notice of Preparation (NOP) to various responsible and 
trustee agencies and interested parties. Pursuant to State CEQA Guidelines §15082, the City distributed 
the NOP directly to public agencies, special districts, and the public who had requested such notice. The 
NOP was filed with the County of Los Angeles Clerk of the Board of Supervisors. The NOP was distributed 
on August 20, 2020, with a 30-day public review period ending on September 18, 2020. Table 1-1: 
Summary of Written Comments on Notice of Preparation summarizes the comments received from 
agencies/persons during the NOP process and provides a reference, as applicable, to the section(s) of this 
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EIR where the issues are addressed. The NOP and NOP comment letters are provided in Appendix 9.1: 
Notice of Preparation and Comment Letters.  

Table 1-1: Summary of Written Comments on Notice of Preparation 

Commenter Summary of Comment and Where Addressed 

California Department of 
Transportation (Caltrans), District 7 
Letter dated September 10, 2020 

Recommendations 
– Create a direct and safe connection from the project site to the Laguna 

Dominguez Trail (Dominguez Trail) for pedestrians and bicyclists. 
– Building a safe and viable way for persons using the Dominguez Trail to 

cross El Segundo Boulevard. 
– Consider similar improvements to Crenshaw Boulevard.  
– Supports unbundling of parking. Recommends further reductions in 

number of parking spaces. 
– If a parking structure is built, design for adaptive reuse. 
– Provide one secure, long-term bicycle parking space per residential 

unit. 

See Section 2: Project Description, and Section 4.13: Transportation. 

Los Angeles County Sanitation 
Districts (Districts) 
Letter dated September 10, 2020 

Sewer Service 
– Wastewater will be discharged to a local sewer line, which is not 

maintained by the Districts, for conveyance to the District’s trunk 
sewer in Crenshaw Boulevard at 135th Street. 

– Wastewater will be treated at the Joint Water Pollution Control Plant 
in the City of Carson. 

– Connection fees will be charged. 
– Wastewater treatment facilities’ capacity is based on regional growth 

forecasts adopted by the Southern California Association of 
Governments (SCAG). 

See Section 4.15: Utilities and Service Systems. 

Native American Heritage 
Commission 
Letter dated August 20, 2020 

Tribal Cultural Resources 
– The Project needs to comply with Assembly Bill (AB) 52 and Senate Bill 

(SB) 18 related to consultation with California Native American tribes. 
See Section 4.14: Tribal Cultural Resources. 

South Coast Air Quality 
Management District (SCAQMD) 
Letter Dated September 8, 2020 

Air Quality and Greenhouse Gas (GHG) 
– Recommends using the SCAQMD’s CEQA Air Quality Handbook and 

website for guidance in preparing air quality and GHG analyses. 
– Identify air quality impacts by phase, as well as construction and 

operations. 
– Recommends a mobile source health risk assessment if the Project 

generates diesel emissions from long-term construction or attract 
diesel-fueled trips, especially heavy-duty trucks. 

– Provide mitigation measures, as needed. Identify impacts of the 
mitigation measures. 

See Section 4.2: Air Quality and Section 4.6: Greenhouse Gas Emissions. 
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Table 1-1: Summary of Written Comments on Notice of Preparation 

Commenter Summary of Comment and Where Addressed 

Los Angeles County Metropolitan 
Transportation Authority (Metro) 
Letter dated September 18, 2020 

Recommendations 
– Consult with transit operators. 
– Analyze potential effects to Metro Bus service. 
– Consider features that encourage transit use, particularly due to 

proximity to the Crenshaw Boulevard Station (examples/ suggestions 
provided). 

– Consider reduction or removal of minimum parking requirements and 
shared parking. 

See EIR Section 2: Project Description, and Section 4.13: Transportation. 

County of Los Angeles Fire 
Department 
Letter dated September 10, 2020 

Comments provided related to compliance with code and ordinance 
requirements for construction, access, water mains, fire flows, and fire 
hydrants. The Planning Division did not have any comments. 

1.3.2 SCOPING MEETING 
Pursuant to §21083.9 of the CEQA Statute, the lead agency is required to conduct at least one scoping 
meeting for all projects of statewide, regional, or area-wide significance. A scoping meeting is for 
jurisdictional agencies and interested persons or groups to provide comments regarding, but not limited 
to, the range of actions, alternatives, and environmental effects to be analyzed. The City held an online 
public scoping meeting on September 2, 2020 at 7:00 PM. No public comments were provided during the 
scoping meeting. 

This Draft EIR addresses the potential environmental effects of the Project and was prepared following 
input from the public and the responsible and affected agencies, through the EIR scoping process, as 
discussed previously. The contents of this Draft EIR were established based on the findings in the NOP and 
public and agency input. Based on the findings of the NOP, a determination was made that an EIR was 
required to address potentially significant environmental effects on the following resources: 

 Aesthetics 
 Air Quality 
 Cultural Resources 
 Energy 
 Geology and Soils 
 Greenhouse Gas Emissions 
 Hazards and Hazardous Materials 
 Hydrology and Water Quality 

 Land Use and Planning 
 Noise 
 Population and Housing 
 Public Services 
 Recreation 
 Transportation 
 Tribal Cultural Resources 
 Utilities and Service Systems 

The NOP also noted that cumulative and growth-inducing impacts would be analyzed and that alternatives 
would be considered. 

Where the Initial Study determined that Project would have a “less than significant impact” or “no impact” 
on environmental topics or specific threshold questions, these topics and thresholds are not addressed in 
the EIR. Based on the analysis prepared for the Initial Study through the EIR scoping process, the following 
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environmental topical issues are not addressed in the EIR. Substantiation for the “less than significant 
impact” or “no impact” finding is provided in Section 7.0: Effects Found Not to be Significant. 

 Agriculture and Forestry Resources 
 Biological Resources 

 Mineral Resources 
 Wildfire 

Additionally, certain issues associated with aesthetics, geology and soils, hazards and hazardous materials, 
hydrology and water quality, land use planning, noise, and population and housing are also included in 
Section 7.0 based on the Initial Study. 

1.4 PUBLIC REVIEW – COMPLIANCE WITH CEQA 
1.4.1 PUBLIC REVIEW OF DRAFT EIR 
Notice of the availability of the Draft EIR has been provided to agencies, organizations, and interested 
groups and persons for comment during a 45-day review period in accordance with State CEQA Guidelines 
§15087 and §15105. The Notice of Completion for the Draft EIR has also been distributed as required by 
CEQA. The Draft EIR is available to the public for review at the City of Gardena website: 

 https://www.cityofgardena.org/community-development/planning-projects/ 

If you cannot retrieve a copy from the website, please contact John F. Signo at the contact information 
below to obtain the document in an alternate way. 

The public is invited to comment in writing on the information contained in this document. Responsible 
agencies, interested parties, and the public are invited to provide written comments on the Draft EIR. All 
comments should be submitted in writing to: 

John F. Signo, AICP 
Senior Planner 
City of Gardena, Community Development Department 
1700 West 162nd Street 
Gardena, CA 90247-3732 
Email: jsigno@cityofgardena.org 
Phone: (310) 217-9530 

1.4.2 FINAL EIR 
Pursuant to State CEQA Guidelines §15088 and upon completion of the 45-day Draft EIR public review 
period, the City will evaluate all written comments and prepare written responses to comments received 
during the public review period concerning significant environmental issues. As set forth in State CEQA 
Guidelines §15132, the Final EIR will be prepared and will include: 

 The Draft EIR or a revision of the draft; 

 Comments and recommendations received on the Draft EIR either verbatim or in summary; 

 A list of persons, organizations, and public agencies commenting on the Draft EIR; and  

 The Lead Agency’s responses to significant environmental points raised in the review and 
consultation process. 

https://www.cityofgardena.org/community-development/planning-projects/
mailto:jsigno@cityofgardena.org
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Additionally, pursuant to State CEQA Guidelines §15088, after the Final EIR is completed, the City will 
provide a written proposed response to each public agency on comments made by that public agency at 
least ten days prior to certifying the EIR. 

1.4.3 CERTIFICATION OF THE FINAL EIR 
The Final EIR will be considered by the City of Gardena Planning Commission and City Council (the 
decision-making bodies for the Project) for certification, consistent with State CEQA Guidelines §15090, 
which states: 

Prior to approving a project, the lead agency shall certify that: 

 The Final EIR has been completed in compliance with CEQA;  

 The Final EIR was presented to the decision-making body of the lead agency, and that the 
decision-making body reviewed and considered the information contained in the Final EIR prior 
to approving the project; and  

 The Final EIR reflects the lead agency’s independent judgment and analysis. 

Regarding the EIR’s adequacy, according to State CEQA Guidelines §15151, “An EIR should be prepared 
with a sufficient degree of analysis to provide decision-makers with information which enables them to 
make a decision which intelligently takes account of environmental consequences. An evaluation of the 
environmental effects of a proposed project need not be exhaustive, but the sufficiency of an EIR is to be 
reviewed in the light of what is reasonably feasible. Disagreement among experts does not make an EIR 
inadequate, but the EIR should summarize the main points of disagreement among the experts. The courts 
have looked not for perfection but for adequacy, completeness, and a good faith effort at full disclosure.” 

1.4.4 PROJECT CONSIDERATION 
After Final EIR certification, the City may consider approval of the proposed Project. A decision to approve 
the Project would be accompanied by specific, written findings, in accordance with State CEQA Guidelines 
§15091 and, if necessary, a specific, written Statement of Overriding Considerations, in accordance with 
State CEQA Guidelines §15093. 

1.5 FORMAT OF THE EIR 
This EIR’s purpose is to enable the City and other responsible and trustee agencies and interested parties 
to evaluate the environmental impacts of the Project. 

This EIR is organized into the following sections:  

Section ES.0: Executive Summary, provides a Project summary and summary of environmental impacts, 
and the proposed mitigation measures and alternatives. 

Section 1.0: Introduction, provides CEQA compliance information.  

Section 2.0: Project Description, details the Project’s location, environmental setting, background and 
history, characteristics, discretionary actions, goals/objectives, construction schedule/ 
phasing, agreements, and required permits and approvals.  
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Section 3.0:  Basis of Cumulative Analysis, describes the cumulative analysis’ proposed approach and 
methodology. 

Section 4.0: Environmental Analysis, discusses the existing conditions for each environmental issue 
area. This analysis also describes methodologies for significance determinations, identifies 
the Project’s short-term and long-term environmental impacts, recommends mitigation 
measures to avoid or reduce the significance of environmental impacts, and identifies any 
areas of potentially significant unavoidable impacts. This section also discusses cumulative 
impacts that could arise as a result of Project implementation of the proposed Project.  

Section 5.0: Other CEQA Considerations, summarizes unavoidable significant impacts, and discusses 
significant irreversible environmental changes, and growth-inducing impacts. 

Section 6.0: Alternatives to the Proposed Project, describes potential Project alternatives, including 
alternatives considered but rejected from further consideration, the No Project Alternative, 
various Project Alternatives, and identifies the Environmentally Superior Alternative. 

Section 7.0: Effects Found Not to Be Significant, describes potential impacts that have been determined 
through the CEQA process not to be significant.  

Section 8.0: List of Preparers identifies the Lead Agency and EIR preparation team, as well as 
summarizes the EIR consultation process. 

Section 9.0: Appendices, contains the NOP, notification documents, and technical studies (available on 
thumb drive). 

1.6 RESPONSIBLE AND TRUSTEE AGENCIES 
1.6.1 LEAD AGENCY 
The City of Gardena is the lead agency under CEQA. This EIR has been prepared in accordance with Public 
Resources Code §21000 et seq., the State CEQA Guidelines, and the City’s Policies and Procedures for 
Implementing CEQA. CEQA requires lead agencies to consider potential environmental effects that may 
occur with implementation of a project and to avoid or substantially lessen significant effects to the 
environment when feasible. When a project may have a significant effect on the environment, the agency 
with primary responsibility for carrying out or approving the project (the lead agency) is required to 
prepare an EIR. 

1.6.2 RESPONSIBLE AND COOPERATING AGENCIES 
Other federal, state, and local agencies are involved in the Project’s review and approval, including trustee 
and responsible agencies under CEQA. Under CEQA, a trustee agency is a state agency that has jurisdiction 
by law over natural resources affected by a project that are held in trust for the people of the State of 
California. A responsible agency is an agency other than the lead agency that has responsibility for carrying 
out or approving a project. Responsible and trustee agencies are consulted by the CEQA lead agency to 
ensure the opportunity for input and also review and comment on the Draft EIR. Responsible agencies 
also use the CEQA document in their decision-making. Several agencies other than the City may require 
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permits, approvals, and/or consultation in order to implement various Project elements; see Section 2.6: 
Agreements, Permits and Approvals. 

1.7 INCORPORATION BY REFERENCE 
Pertinent documents relating to this EIR have been cited in accordance with State CEQA Guidelines 
§15148 or have been incorporated by reference in accordance with State CEQA Guidelines §15150, which 
encourages incorporation by reference as a means of reducing redundancy and the length of 
environmental reports. The following documents are hereby incorporated by reference into this EIR and 
are available for review on the City’s website and at the City. Information contained within these 
documents has been used for various sections of this EIR.  

Gardena General Plan 2006. The City adopted the comprehensive Gardena General Plan 2006 (GGP) in 
2006 and the Community Development Element’s Land Use Plan was updated in June 2012 and March 
2013, although various amendments have occurred to the Land Use Map since 2013. Additionally, the 
City’s 2014-2021 Housing Element was adopted in November 2013 and found to be in compliance by the 
Department of Housing and Community Development in December 2013. The GGP constitutes the City’s 
overall plans, goals, and objectives for land use within the City’s jurisdiction. The GGP is based upon the 
following core visions for the City: City of Opportunity; Safe and attractive place to live, work and play; 
Community that values ethnic and cultural diversity; Strong and diverse economic base. It evaluates the 
existing conditions and provides long-term goals and policies necessary to guide growth and development 
in the direction that the community desires. Through its Goals, Objectives, Policies, and Programs, the 
GGP serves as a decision-making tool to guide future growth and development decisions.  

The GGP consists of the following elements and was used throughout this EIR as a source of baseline data: 

 Community Development Element: Land Use Plan, Economic Development Plan, Community 
Design Plan, Circulation Plan 

 Community Resources Element: Open Space Plan, Conservation Plan 

 Community Safety Element: Public Safety Plan, Noise Plan 

 Implementation: Implementation Program 

 Housing Element 

City of Gardena General Plan 2006 Final Environmental Impact Report (April 2006) (SCH #2005021125). 
The GGP Final Environmental Impact Report (GGP FEIR) analyzed the potential environmental impacts 
that would result from GGP implementation. At the time of the preparation of the GGP FEIR, the City was 
98.5 percent developed and there was approximately 45 acres of vacant land. GGP FEIR Tables 2 and 3 
present the forecasted capacity at the City’s buildout as 22,329 DU, a population of 63,799 persons, and 
approximately 18.9 million square feet (SF) of nonresidential land uses. Buildout was estimated to occur 
over 20 years. The GGP FEIR concluded significant and unavoidable impacts concerning Transportation 
and Traffic (GGP FEIR, page 138). 

Since adoption of the GGP FEIR, the Southern California Association of Governments (SCAG) Regional 
Housing Needs Assessment Allocation Plan 5th Cycle, which was adopted in 2012, identified that between 
years 2014 and 2021, the City will need to accommodate development of 397 DU. The City’s 2014-2021 
Housing Element determined that adequate development capacity remained for the City to meet the 
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Regional Housing Needs Assessment (RHNA) allocation for the 2014-2021 planning period. On 
November 12, 2013, the City Council adopted Resolution No. 6106 approving the 2014-2021 Housing 
Element and the supporting Initial Study/Negative Declaration.  

As of this writing, SCAG is in the process of finalizing the numbers for the 6th Cycle Housing Element 
(October 2021 through October 2029), which in draft form allocates over 5,700 DUs to Gardena. The City 
has contracted a consultant to update the Housing Element for the 6th Cycle and anticipates its completion 
prior to the start of the 7th Cycle. 

Gardena Municipal Code. The Gardena Municipal Code (GMC) regulates municipal affairs within the City’s 
jurisdiction including, without limitation, zoning regulations (codified in GMC Title 18). GMC Title 18 is the 
primary tool for implementing the GGP’s Goals, Objectives, and Policies. The GMC is referenced 
throughout this EIR to establish the Project’s baseline requirements according to the City’s regulatory 
framework. 
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 PROJECT DESCRIPTION 

2.1 PROJECT LOCATION 

The Gardena Transit-Oriented Development Specific Plan (GTODSP) Project (Project) would be developed 

in the City of Gardena (City), approximately 8.8 miles southwest of downtown Los Angeles; see  

Exhibit 2-1: Regional Vicinity Map. The Project site is comprised of four lots on one 1.33-acre parcel 

(APN #4060-004-039) on Crenshaw Boulevard south of West El Segundo Boulevard, at 12850 - 12900 

Crenshaw Boulevard. 

2.2 ENVIRONMENTAL SETTING 

The City encompasses approximately 6.0 square miles in the County’s South Bay region. Gardena is an 

urbanized city with a mix of residential densities, although low-density residential uses predominate. The 

City also contains a mix of retail, commercial, office, and industrial uses. The City of Hawthorne is west of 

the Project site across Crenshaw Boulevard and north of the Project site across West El Segundo 

Boulevard; see Exhibit 2-2: Site Vicinity Map. 

Three major freeways provide regional access to the Project site: Interstate 105 (I-105) to the north, 

I-110 to the east, and I-405 to the south and west. From I-105, access to the Project site is provided via 

Crenshaw Boulevard, which runs along the GTODSP area’s western boundary. Local access to the GTODSP 

area is provided via El Segundo Boulevard, which is a six-lane arterial oriented east-west just north of the 

GTODSP. Local access is also provided via Crenshaw Boulevard, which is a six-lane arterial oriented north-

south on the Project Site’s western edge. 

Transit, bicycle, and pedestrian facilities exist near the GTODSP area. The Crenshaw Station, which is a Los 

Angeles County Metro Rail freeway median station on the Metro C (Green) Line, is located at Crenshaw 

Boulevard in the City of Hawthorne, in the I-105 median, approximately 0.6 miles north of the Project site. 

Additionally, the GTrans bus route Line 5 runs on El Segundo Boulevard with a stop 125 feet north of the 

Project site. There is an existing bicycle route along the Laguna Dominguez Trail (Dominguez Trail) 

approximately 60 feet east of the Project site, separated from the Project site by the Dominguez Flood 

Control Channel (Dominguez Channel). The Dominguez Trail spans nearly 3.0 miles between the cities of 

Lawndale and Hawthorne. Additionally, sidewalks are provided along Crenshaw Boulevard (fronting the 

Project site) and within a continuous and complete pedestrian network in the surrounding area. Marked 

crosswalks are provided on all legs of the nearest intersection (i.e., Crenshaw Boulevard at El Segundo 

Boulevard).  
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2.2.1 ONSITE LAND USES 

The Project site is part of a larger regional industrial, engineering, commercial, and employment area that 

generally extends north to south from I-105 to Rosecrans Avenue and east to west from Van Ness Avenue 

to Prairie Avenue. The Project site is generally bordered by general commercial, logistical, and research 

and development land uses. The Project site has existed in its current configuration since at least 1958. 

Uses before 1958 are presently unknown. The Project site is fully developed with one circa 1958, one-

story, approximately 24,990-square foot (SF) warehouse used to store both vintage cars and auto parts. 

The Project site is a blighted property that is under significant deterioration and disrepair.  Additionally, 

the property does not conform to current development standards. 

2.2.2 EXISTING GENERAL PLAN AND ZONING  

The Gardena General Plan 2006 (GGP) designates the Project site as General Commercial, which provides 

for a wide range of larger-scale commercial uses to serve both the needs of the City and the region.1 The 

Zoning Map classifies the Project site as General Commercial Zone (C-3), which is consistent with the GGP. 

The C-3 Zone is intended for general commercial uses; see Gardena Municipal Code (GMC) Chapter 18.32, 

General Commercial Zone (C-3). GMC §18.32.00 identifies the C-3 Zone’s permitted uses. 

2.2.3 SURROUNDING LAND USES  

The Project site is in the City’s northwestern corner in a predominantly industrial area, although there are 

some residential uses to the east of the Project site, which are separated from the Project site by the 

Dominguez Channel and Dominguez Trail. Land uses, and corresponding zoning designations, bordering 

the Project site are depicted on Exhibit 2-2 and summarized in Table 2-1: Onsite and Surrounding Land 

Uses and Zoning. 

2.3 PROJECT CHARACTERISTICS 

2.3.1 PROJECT OVERVIEW 

The Applicant seeks approval of the GTODSP (SP #1-20) Project. The Project proposes to establish a 

maximum allowable development within the 1.33-acre GTODSP area of up to 265 dwelling units (DU). The 

Project components are described below. Because the City does not have any zone that would 

accommodate the proposed development, the Applicant is proposing a Specific Plan, the GTODSP, which 

would establish the Project area’s zoning regulations and development standards. The GTODSP is 

available for review on the City’s website and at the City’s Community Development Department. In 

addition to requiring a Specific Plan, the Project requires various other approvals; see  

Section 2.6: Agreements, Permits, and Approvals below. The approvals are collectively referred to as the 

“Project.” 

The GTODSP includes the statutorily required elements, including a land use plan, a circulation plan, a 

description of existing and proposed utilities and infrastructure, design guidelines, development 

standards, and administrative provisions. For analysis purposes, it is assumed all existing onsite 

 
1  City of Gardena. (2006, Updated February 2013). Gardena General Plan 2006. Figure LU-2: 2013 General Plan Land Use Policy 

Map. Gardena, CA: City of Gardena. 
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improvements are currently 100 percent occupied and would be removed and replaced with the proposed 

residential development.  

Table 2-1: Onsite and Surrounding Land Uses and Zoning 

Description Existing On-the-Ground Land Uses Zoning1 

Project Site 
Approximately 24,990-SF, circa 1958, 
warehouse used for the storage of both 
vintage cars and auto parts. 

Gardena: General Commercial Zone (C-3) 

North 

A gas station is immediately north, adjacent to 
the Project site. Properties north of West El 
Segundo Boulevard are in the City of 
Hawthorne and are predominantly light and 
heavy industrial uses. Additionally, a mixed-
use development (238 DU and approximately 
3,100 SF of restaurant space) is under 
construction at 12540 Crenshaw Boulevard.  

Gardena: General Commercial Zone (C-3) 

Hawthorne:  

• North: General Industrial (M-2) (north of El 
Segundo Boulevard) 

• North/northeast: Trucking Intensive Overlay 
Zone (150 feet north of Project site) and 
Green Line Mixed Use Specific Plan (250 feet 
north of Project site) (for uses in support of 
the Green Line bus route) 

• Northwest: Century Business Center Specific 
Plan (1,200 feet north of Project site) and 
the Airport Master Plan (1,800 feet north of 
Project site) 

South 

Land uses to the south are in Gardena and are 
primarily commercial and light industrial. 
Approximately 700 feet to the southwest is a 
residential area of unincorporated Los Angeles 
County known as Hawthorne Island. 

Gardena: General Commercial Zone (C-3)  

Hawthorne Island (Los Angeles County) 
(southwest): Two-Family Residence Zone (R-2), 
Neighborhood Business (C-2), and Limited 
Density Multiple Residence (R-3-P).  

Hawthorne: Southwest: Limited Industrial (M-1) 
and High Density Residential (R-3) 

East 

Land uses east of the Dominguez Channel and 
Dominguez Trail are residential.  

Gardena: 

• Dominguez Channel and Dominguez Trail: 
Official Zone (O) 

• East of Dominguez Channel and Dominguez 
Trail: Low Density Residential Zone (R-1) and 
High Density Multiple-Family Residential 
Zone (R-4) 

West 
Land uses to the west are commercial and 
industrial. Properties west of Crenshaw 
Boulevard are in the City of Hawthorne.  

Hawthorne: General Industrial Zone (M-2) and 
General Commercial Zone (C-3) 

Sources:  

1. City of Gardena. (January 2018). Zoning Map. Gardena, CA: City of Gardena Planning Division; City of Hawthorne. 

(April 2019). Hawthorne, CA Zoning, CA Zoning; Los Angeles County. (2009). Z-Net: Find Your Zoning.  

2. ParcelQuest. (March 2020). Assessor Data. Retrieved from: https://pqweb.parcelquest.com/#home 

https://pqweb.parcelquest.com/#home
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2.3.2 LAND USE PLAN  

The GTODSP establishes the maximum allowable development within the GTODSP area. Development in 

the Specific Plan area would be subject to compliance with the GTODSP’s provisions and reviewed by the 

City to ensure compliance.  

The allowable development is described in detail in GTODSP Chapter 4 Section II, and summarized below. 

The Project would replace the existing warehouse (approximately 24,990 SF) with an eight-story 

residential building with up to 265 DUs at a density of 200 DU/acre. The proposed building would have a 

maximum height of 100 feet, as measured from the finished floor (i.e., the level of the finished floor on 

the ground level) to the highest point on the roof, including non-habitable projections (including, without 

limitation, architectural features, elevator shafts mechanical equipment, stairwells, canopies, or shade 

structures). The building would include 5.5 levels of residential development over 2.5 levels of parking; 

see Exhibit 2-3: Conceptual Site Plan. 

The Project would also include an approximately 2,500-SF (42’ x 60’) digital, animating and moving sign 

on the building’s north façade; see Exhibit 2-4: Conceptual Billboard Design. The digital sign would be 

used for off-site commercial advertising, as well as community events. The City would share in a portion 

of the off-site advertising revenue generated as a community benefit of the Project.  

GTODSP Chapter 5, Development Regulations and Requirements, specifies the standards which 

development in the GTODSP area would be subject to. These standards (which are intended to replace 

the existing zoning regulations) address various aspects of development on the Project site, including the 

following:  

▪ Permitted uses 

▪ Development standards (e.g., lot area, 

height, setbacks, lot frontage, floor 

area/floor area ratio, walls/fences, and 

accessory structures) 

▪ Circulation 

▪ Parking/loading 

▪ Landscaping 

▪ Public safety (Lighting) 

▪ Signage 

▪ Sustainability

Specific Plan Permitted Land Uses 

A project in the GTODSP area would only be occupied by land uses identified in the GTODSP and would 

be subject to the applicable City approval process identified in GTODSP Chapter 8. The following uses 

would be permitted in the GTODSP area. Any use not listed as a permitted use, and not found to be 

sufficiently similar to a permitted use by the City, would be prohibited. 

▪ Multi-family housing. 

▪ Short-term corporate housing (leases of 30 days or less) within up to 10 percent of the dwelling 

units at any given time. The intent of this provision is to allow an entity such as a corporate 

housing provider or large local employer to master lease up to 10 percent of the units and then 

sublease those to corporate tenants for periods less than 30 days.  

▪ Residential amenities and ancillary uses and any use customarily incidental to a permitted use, 

including home occupations. 
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▪ Digital, animated, and moving signage for off-site advertising purposes not to exceed 2,500 SF in 

size. 

▪ Any other use not specifically listed here determined by the City to be similar to a permitted use. 
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