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TOTAL BUILDING AREA: 15,656 SF
TOTAL GARAGE AREA: 3,656 SF
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VITREOUS CHINAC_TOILETSANGLESEYK-4396

VITREOUS CHINAC_TOILETSANGLESEYK-4396

VITREOUS CHINAC_TOILETSANGLESEYK-4396 VITREOUS CHINAC_TOILETSANGLESEYK-4396

VITREOUS CHINAC_TOILETSANGLESEYK-4396

UNIT 1A UNIT 2AUNIT 3A UNIT 2C UNIT 3A UNIT 1A UNIT 2BUNIT 3B

VITREOUS CHINAC_TOILETSANGLESEYK-4396VITREOUS CHINAC_TOILETSANGLESEYK-4396

VITREOUS CHINAC_TOILETSANGLESEYK-4396

TOTAL BUILDING AREA: 14,030 SF
TOTAL GARAGE AREA: 3,725 SF

TOTAL DECK AREA: 844 SF
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K-2241-8MEMOIRSLAVATORYVITREOUS CHINA
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SITE NO  BEFORE CONSOLIDATION  AFTER CONSOLIDATION 

 

HOUSING 
ELEMENT 
SITE NO.1 

ASSIGNED 
LOWER  
INCOME  

ASSIGNED 
MOD/ 
ABOVE 
INCOME 

ASSIGNED 
LOWER 
INCOME 
SPACES 
REMAINING2  

ASSIGNED 
MOD/ABOVE 
INCOME 
SPACES 
REMAINING  

ASSIGNED 
LOWER  
INCOME  

ASSIGNED 
MOD/ 
ABOVE 
INCOME 

ASSIGNED 
LOWER 
INCOME 
SPACES 
REMAINING  

ASSIGNED 
MOD/ABOVE 
INCOME 
SPACES 
REMAINING  

1  0  38  0  25  0  39  0  25 

2  56  83  30  59  78  77  30  59 

3  63  64  0  3  65  65  0  0 

4  0  26  0  26  22  22  22  22 

5  19  19  19  19  20  19  20  19 

6  0  47  0  47  39  39  39  39 

7  9  30  9  30  28  27  28  27 

8  0  20  0  20  18  17  18  17 

9  0  29  0  29  26  25  26  24 

10  26  28  26  26  29  29  26  29 

11  0  41  0  0  0  41  0  0 

12  0  7  0  7  6  5  6  5 

13  0  8  0  8  8  7  8  7 

14  0  15  0  15  12  12  12  12 

15  0  10  0  10  9  8  9  8 

16  22  22  22  22  22  22  22  22 

17  0  12  0  0  0  12  0  0 

18  33  35  33  35  35  34  35  34 

19  0  68  0  68  81  0  81  0 

20  0  12  0  12  10  10  0  8 

21  11  11  11  11  13  12  13  12 

22  8  22  8  22  20  19  20  19 

23  0  17  0  5  13  13  0  5 

24  33  14  33  14  50  0  50  0 

25  0  9  0  0  0  11  0  0 

26  118  0  59  0  118  0  59  0 

TOTAL   398  687  250  513  722  565  524  393 

 

 
1 Sites are consolidated 
2 Remaining in all columns means units available after development which has occurred since Housing Element adopted 



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

6115-010-002 0.64 Multi-family residential MDR R2 5 15 9 4 0 4

6115-010-003 0.99

Blighted single-family with roof 
deterioration; large undeveloped 
area on lot MDR R2 1 15 14 13 0 13

6115-010-004 1.48

Single-family home with blighted 
barn structure (poor/faulty 
materials, roof deterioration); large 
undeveloped area on lot MDR R2 1 15 22 21 0 21

Total 3.11

Prime opportunity site; no known 
environmental issues; survey of 
regulated materials recommended MDR R2 7 15 46 39 0 39

4064-003-037 1.45 Vacant GC C3-MU 0 A 30 21 21 11 10

4064-003-028 0.40 Unoccupied restaurant building GC C3-MU 0 20 4 4 0 4

4064-003-029 1.51
Car wash with large vacant area -- 
underutilized GC C3-MU 0 30 22 22 11 11

4064-003-030 1.44
Auto repair with large vacant area -- 
underutilized GC C3-MU 0 30 21 21 11 10

4064-003-031 0.42 Older auto repair (40+ years) GC C3-MU 0 20 4 4 0 4
4064-003-032 0.22 Older retail (50+ years) GC C3-MU 0 20 2 2 0 2
4064-003-033 0.56 Older retail (50+ years) GC C3-MU 0 25 7 7 0 7
4064-003-034 0.32 Older restaurant (50+ years) GC C3-MU 0 A 20 3 3 0 3
4064-003-035 0.44 Fast food GC C3-MU 0 20 4 4 0 4

4064-003-036 0.55
Blighted commercial (roof 
deterioration; dry rot) GC C3-MU 0 A 25 6 6 0 6

4064-003-038 1.11 Older commercial (50+ years) GC C3-MU 0 B 30 16 16 8 8

4064-003-040 1.94
Restaurant driveway with large 
undeveloped area -- underutilized GC C3-MU 0 B 30 29 29 15 14

Total 10.37

All properties identified as 
brownfields under City's EPA grant 
program; some properties have 
historical industrial uses with likely 
chemical use/storage; site 
assessments may be needed; 
survey of regulated materials 
recommended GC C3-MU 0

Consolidate one vacant parcel with 
11 blighted, underutilized or older 
commercial properties,  redevelop 
with high density residential mixed-
use project and resolve drainage 
easement issue.  Assumes 50% of 
site for residential development. 30 155 155 78 77

APPENDIX C
POTENTIAL LOT CONSOLIDATION 

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

Site No. 1 (Prime Opportunity Site)

Site No. 2



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

4061-028-023 0.25 Former gas station GC C3-MU 0 A 20 2 2 0 2

4061-028-033 0.16 Unoccupied restaurant building GC C3-MU 0 A 20 1 1 0 1

4061-028-049 4.63

Industrial -- taxicab facility; large 
undeveloped portion available for 
lease -- underutilized; undeground 
storage tank on property GC C3-MU 0 30 69 69 35 34

4061-028-051 3.68
Commercial/ industrial (truck rental 
yard) GC C3-MU 0 30 55 55 28 27

Total 8.71

All properties identified as 
brownfields under City's EPA grant 
program; some properties have 
historical industrial uses with likely 
chemical use/storage; site 
assessments may be needed; 
survey of regulated materials 
recommended GC C3-MU 0

Consolidate vacant former gas 
station with U-Haul property, small 
restaurant property, and taxi facility 
property; redevelop with high-
density residential mixed-use 
project.  Assumes 50% of site for 
residential development. 30 130 130 65 65

4062-001-001 0.54 Blighted retail GC C3-MU 0 25 6 6 0 6
4062-001-002 0.49 Older industrial (50+ years) GC C3-MU 0 A 20 4 4 0 4
4062-001-003 0.48 Older industrial (50+ years) GC C3-MU 0 A 20 4 4 0 4
4062-001-004 0.48 Older industrial (50+ years) GC C3-MU 0 A 20 4 4 0 4
4062-001-005 0.48 Older industrial (50+ years) GC C3-MU 0 A 20 4 4 0 4
4062-001-006 0.48 Older industrial (50+ years) GC C3-MU 0 A 20 4 4 0 4

Total 2.95

Historical industrial uses with 
likely chemical use/storage; site 
assessments may be needed; 
survey of regulated materials 
recommended GC C3-MU 0

Consolidate six blighted 
comm/industrial lots and redevelop 
with high-density residential mixed-
use project.  Assumes 50% of site for 
residential development. 30 44 44 22 22

4062-001-008 1.23

Blighted retail (poor/faulty 
materials; inadequate parking/no 
circulation); aging building (50+ 
years); operating swap meet 
businesses GC C3-MU 0 30 18 18 9 9

4062-001-009 1.39

Older industrial bldg (50+ years); 
sound structure with  functioning 
real estate mgmt office GC C3-MU 0 30 20 20 10 10

Total 2.62

Historical industrial uses with 
likely chemical use/storage; site 
assessments may be needed; 
survey of regulated materials 
recommended GC C3-MU 0

Consolidate one blighted retail 
property and one older industrial 
property and redevelop with high-
density residential mixed-use 
project.  Assumes 50% of site for 
residential development. 30 39 39 20 19

Site No. 3

Site No. 4

Site No. 5



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

4062-003-001 0.23
Blighted industrial (incompatible 
w/ adjoining residential) GC C3-MU 0 20 2 2 0 2

4062-003-002 0.22
Blighted industrial (incompatible 
w/ adjoining residential) GC C3-MU 0 A 20 2 2 0 2

4062-003-003 0.45
Blighted industrial (incompatible 
w/ adjoining residential) GC C3-MU 0 A 20 4 4 0 4

4062-003-004 0.23
Blighted industrial (incompatible 
w/ adjoining residential) GC C3-MU 0 20 2 2 0 2

4062-003-005 0.23
Blighted industrial (incompatible 
w/ adjoining residential) GC C3-MU 0 20 2 2 0 2

4062-003-006 0.23
Blighted industrial (incompatible 
w/ adjoining residential) GC C3-MU 0 20 2 2 0 2

4062-003-007 0.22

Blighted, unoccupied industrial 
(obsolete design, inadequate 
parking/loading) GC C3-MU 0 20 2 2 0 2

4062-003-008 0.22 Older industrial (30-60 years) GC C3-MU 0 B 20 2 2 0 2
4062-003-021 0.23 Older industrial (30-60 years) GC C3-MU 0 C 20 2 2 0 2
4062-003-022 0.46 Older industrial (30-60 years) GC C3-MU 0 B 20 4 4 0 4
4062-003-023 0.23 Older industrial (30-60 years) GC C3-MU 0 20 2 2 0 2
4062-003-024 0.19 Older industrial (30-60 years) GC C3-MU 0 20 1 1 0 1
4062-003-025 0.20 Older industrial (30-60 years) GC C3-MU 0 D 20 2 2 0 2
4062-003-026 0.20 Older industrial (30-60 years) GC C3-MU 0 D 20 2 2 0 2

4062-003-027 0.20
Blighted industrial (poor/faulty 
materials) GC C3-MU 0 20 2 2 0 2

4062-003-028 0.43
Blighted industrial (poor/faulty 
materials) GC C3-MU 0 20 4 4 0 4

4062-003-029 0.20
Blighted industrial (poor/faulty 
materials) GC C3-MU 0 C 20 2 2 0 2

4062-003-030 0.20 Older industrial (30-60 years) GC C3-MU 0 20 2 2 0 2
4062-003-031 0.20 Older industrial (30-60 years) GC C3-MU 0 20 2 2 0 2
4062-003-036 0.21 Older industrial (30-60 years) GC C3-MU 0 A 20 2 2 0 2
4062-003-037 0.22 Older industrial (30-60 years) GC C3-MU 0 A 20 2 2 0 2

Total 5.20

Historical industrial uses with 
likely chemical use/storage; site 
assessments may be needed; 
survey of regulated materials 
recommended GC C3-MU 0

Consolidate 21 blighted and/or 
older industrial parcels and 
redevelop  with high-density 
residential mixed-use project.  
Assumes 50% of site for residential 
development. 30 78 78 39 39

Site No. 6



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

4062-004-001 0.16

Older restaurant (50+ years); 
obsolete design, inadequate 
parking config GC C3-MU 0 20 1 1 0 1

4062-004-005 0.24 Older auto service (50+ years) GC C3-MU 0 20 2 2 0 2

4062-004-008 0.26
Industrial equipment storage; no 
permanent structures GC C3-MU 0 A 20 2 2 0 2

4062-004-032 0.13 Older industrial (50+ years) GC C3-MU 0 A 20 1 1 0 1

4062-004-033 0.13
Industrial equipment storage; no 
permanent structures GC C3-MU 0 A 20 1 1 0 1

4062-004-036 0.22 Older industrial (70+ years) GC C3-MU 0 A 20 2 2 0 2
4062-004-040 0.22 Older industrial (60+ years) GC C3-MU 0 20 2 2 0 2
4062-004-079 1.18 Older industrial (40+ years) GC C3-MU 0 30 17 17 9 8

4062-004-082 0.46
Blighted industrial (roof 
deterioration, dry rot) GC C3-MU 0 20 4 4 0 4

4062-004-002 0.15 fast food GC C3-MU 0 B 20 1 1 0 1

4062-004-084 0.55 fast food GC C3-MU 0 B 25 6 6 0 6

Total 3.69

Historical commercial/industrial 
uses with likely chemical 
use/storage; site assessments may 
be needed; survey of regulated 
materials recommended GC C3-MU 0

Consolidate nine blighted industrial 
parcels and a fast-food restaurant 
and redevelop with high-density 
residential mixed-use project.  
Assumes 50% of site for residential 
development. 30 55 55 28 27

Site No. 7



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

4062-004-009 0.25

Older industrial (60+ years); 
incompatible w/ adjoining 
resiential GC C3-MU 0 20 2 2 0 2

4062-004-021 0.15 Parking lot GC C3-MU 0 A 20 1 1 0 1
4062-004-022 0.14 Parking lot GC C3-MU 0 A 20 1 1 0 1

4062-004-023 0.14
Blighted commercial (roof 
deterioration; dry rot) GC C3-MU 0 20 1 1 0 1

4062-004-026 0.25

Older industrial (30-50 years); 
incompatible w/ adjoining 
residential GC C3-MU 0 20 2 2 0 2

4062-004-027 0.25

Older industrial (30-50 years); 
incompatible w/ adjoining 
residential GC C3-MU 0 20 2 2 0 2

4062-004-029 0.13

Older industrial (30-50 years); 
incompatible w/ adjoining 
residential GC C3-MU 0 20 1 1 0 1

4062-004-030 0.25

Blighted older industrial (70+ years, 
obsolete Quonset hut const.); 
incompatible w/adjoining 
residential GC C3-MU 0 20 2 2 0 2

4062-004-031 0.25

Older industrial (30+ years); 
incompatible w/ adjoining 
residential GC C3-MU 0 20 2 2 0 2

4062-004-041 0.14 Older commercial (80+ years) GC C3-MU 0 20 1 1 0 1

4062-004-081 0.12

Older industrial (30+ years); 
incompatible w/ adjoining 
residential GC C3-MU 0 20 2 2 0 2

4062-004-083 0.30 Older commercial (50+ years) GC C3-MU 0 20 3 3 0 3

Total 2.38

Historical commercial/industrial 
uses with likely chemical 
use/storage; site assessments may 
be needed; survey of regulated 
materials recommended GC C3-MU 0

Consolidate 12 blighted 
commercial/industrial properties 
and redevelop with high-density 
residential mixed-use project.  
Assumes 50% of site for residential 
development. 30 35 35 18 17

Site No. 8



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

6103-005-025 0.35

Blighted older industrial (50+ years, 
poor/faulty materials, inadequate 
parking configuration) GC C3-MU 0 A 20 3 3 0 3

6103-005-026 0.29

Blighted older industrial (80+ years, 
poor/faulty materials, inadequate 
parking configuration) GC C3-MU 0 B 20 2 2 0 2

6103-005-027 0.15

Blighted older industrial (80+ years, 
poor/faulty materials, inadequate 
parking configuration) GC C3-MU 0 B 20 1 1 0 1

6103-005-028 0.06

Blighted older industrial (80+ years, 
poor/faulty materials, inadequate 
parking configuration) GC C3-MU 0 B 20 1 1 0 1

6103-005-029 0.30 Older retstaurant (30+ years) GC C3-MU 0 20 3 3 0 3

6103-005-034 0.42
Blighted older industrial (50+ years, 
poor/faulty materials) GC C3-MU 0 A 20 4 4 0 4

6103-005-051 0.34

Older industrial with inadequate 
parking configuration (50+ years, 
no circulation) GC C3-MU 0 20 3 3 0 3

6103-005-052 0.34

Older industrial with inadequate 
parking configuration (50+ years, 
no circulation) GC C3-MU 0 20 3 3 0 3

6103-005-053 0.40

Older industrial with inadequate 
parking configuration (50+ years, 
no circulation) GC C3-MU 0 20 3 3 0 3

6103-005-054 0.34 Older commercial (40+ years) GC C3-MU 0 20 3 3 0 3

6103-005-057 0.24

Blighted older industrial (80+ years, 
poor/faulty materials, inadequate 
parking configuration) GC C3-MU 0 20 2 2 0 2

6103-005-058 0.19

Blighted older industrial (80+ years, 
poor/faulty materials, inadequate 
parking configuration) GC C3-MU 0 B 20 1 1 0 1

Total 3.42

Historical commercial/industrial 
uses with likely chemical 
use/storage; site assessments may 
be needed; survey of regulated 
materials recommended GC C3-MU 0

Consolidate 12 older and/or 
blighted commercial/industrial 
properties and redevelop with high-
density residential mixed use 
project.  Assumes 50% of site for 
residential development. 30 51 51 26 25

Site No. 9Site No. 9



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

6114-001-008 0.21 Older restaurant (30+ years) GC C3-MU 0 20 2 2 0 2

6114-001-010 1.81

Blighted, unoccupied commercial 
(boarded up, deferred 
maintenance); older bldg (40+ 
years) GC C3-MU 0 30 27 27 14 13

6114-001-011 0.29 Parking lot GC C3-MU 0 A 20 2 2 0 2

6114-001-012 1.58

Older commercial (40+ years); low 
intensity, excess parking -- 
underutilized GC C3-MU 0 A 30 23 23 12 11

Total 3.89

Prime opportunity site; identified 
as Brownfield on City's EPA grant; 
survey of regulated materials 
recommended GC C3-MU 0

Consolidate blighted commercial 
property with older and/or 
underutilized commercial properties 
and redevelop with high-density 
residential mixed use project.  
Assumes 50% of site for residential 
development. 30 58 58 29 29

6114-001-007 4.72

Plant nursery w/ split zoning - 1/4 
R3, 3/4 R1 - R3 = 15 du/ac = 17 
units R1 = 7 du/ac = 24 units; 
prime opportunity site; identified 
as Brownfield on City's EPA grant; 
historical industrial uses with likely 
chemical use/storage; survey of 
regulated materials recommended LDR/MDR R1/R3 0

Redevelop existing plant nursery 
with low/medium density multi-
family project 15 41 41 0 41

4062-005-001 0.16 parking lot GC C3-MU 0 20 1 1 0 1

4062-005-002 0.14

Blighted unoccupied commercial 
(dry rot, deferred maintenance -- 
deteriorated) GC C3-MU 0 A 20 1 1 0 1

4062-005-003 0.14 parking lot GC C3-MU 0 A 20 1 1 0 1

4062-005-004 0.13 parking lot GC C3-MU 0 B 20 1 1 0 1
4062-005-024 0.13 Older commercial (60+ years) GC C3-MU 0 B 20 1 1 0 1
4062-005-025 0.14 Older commercial (70+ years) GC C3-MU 0 B 20 1 1 0 1

4062-005-026 0.15 Multi-family residential GC C3-MU 6 B 20 1 -5 0 -5
4062-005-067 0.15 Older commercial (50+ years) GC C3-MU 0 20 1 1 0 1

Total 1.14

Historical commercial/industrial 
uses with likely chemical 
use/storage; site assessments may 
be needed; survey of regulated 
materials recommended GC C3-MU 6

Consolidate seven older and/or 
blighted commercial properties with 
one multifamily residential property 
and redevelop with high-density 
residential mixed.  Assumes 50% of 
site for residential development. 
use project. 30 17 11 6 5

Site No. 10 (Prime Opportunity Sites)

Site No. 11 (Prime Opportunity Site)

Site No. 12 (Prime Opportunity Site)



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

4062-006-029 0.14
Blighted, older  commercial (60+ 
years, broken/boarded windows) GC C3-MU 0 A 20 1 1 0 1

4062-006-032 0.15 Parking lot GC C3-MU 0 B 20 1 1 0 1

4062-006-033 0.15 Parking lot GC C3-MU 0 B 20 1 1 0 1

4062-006-048 0.30

Blighted, older commercial (60+ 
years, poor/faulty materials, poor 
workmanship) GC C3-MU 0 20 3 3 0 3

4062-006-049 0.27 Older commercial (60+ years) GC C3-MU 0 A 20 2 2 0 2

Total 1.02

Historical commercial/industrial 
uses with likely chemical 
use/storage; site assessments may 
be needed; survey of regulated 
materials recommended GC C3-MU 0

Consolidate older and/or blighted 
commercial properties and 
redevelop with high-density 
residential mixed use project.  
Assumes 50% of site for residential 
development. 30 15 15 8 7

6103-030-014 0.37

Older commercial (50+ years); 
obsolete construction (outdoor 
auto service); incompatible w/ 
adjacent residential; operating 
business GC C3-MU 0 20 3 3 0 3

6103-030-015 0.18

Older commercial (60+ years); small 
lot; obsolete construction (outdoor 
auto service); incompatible w/ 
adjacent residential; operating 
business GC C3-MU 0 20 1 1 0 1

6103-030-016 0.18

Blighted older 
commercial/industrial (60+ years; 
possible structural deterioration; 
requires seismic retrofit); operating 
business; incompatible w/ adjacent 
residential GC C3-MU 0 A 20 1 1 0 1

6103-030-032 0.86

Blighted older 
commercial/industrial (60+ years; 
possible structural deterioration; 
requires seismic retrofit); operating 
business; incompatible w/ adjacent 
residential GC C3-MU 0 A 25 10 10 0 10

Total 1.58

Historical commercial/industrial 
uses with likely chemical 
use/storage; site assessments may 
be needed; survey of regulated 
materials recommended GC C3-MU 0

Consolidate four older and/or 
blighted commercial properties and 
redevelop with high-density 
residential mixed use project.  
Assumes 50% of site for residential 
development. 30 24 24 12 12

Site No. 13

Site No. 14



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

6103-021-001 0.19

Blighted older commercial (60+ 
years, obsolete construction, 
deferred maintenance) GC C3-MU 0 A 20 1.0 1 0 1

6103-021-002 0.20 Parking lot GC C3-MU 0 A 20 2.0 2 0 2

6103-021-003 0.20
Vacant lot; building foundation 
remains GC C3-MU 0 20 2.0 2 0 2

6103-021-025 0.37 Older motel (60+ years) GC C3-MU 0 20 3.0 3 0 3
6103-021-026 0.20 Older commercial (70+ years) GC C3-MU 0 20 2.0 2 0 2

Total 1.15

Historical commercial/industrial 
uses with likely chemical 
use/storage; site assessments may 
be needed; survey of regulated 
materials recommended GC C3-MU 0

Consolidate five blighted 
commercial properties and 
redevelop with high-density 
residential mixed use project.  
Assumes 50% of site for residential 
development. 30 17 17 9 8

6103-018-025 2.95

Older commercial (50+ years); 
operating retail center with 
approx. 20 businesses; identified 
as Brownfield on City's EPA grant; 
open RWQCB case; site 
assessment may be needed; 
survey of regulated materials 
recommended GC C2-MU 0

Develop a medium to high density 
mixed-use project.  Assumes 50% of 
site for residential development. 30 44 44 22 22

Site No. 15

Site No. 16



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

6103-015-001 0.26

Vacant land; part of Brownfield site 
identified on City's EPA grant; site 
assessment may be needed GC C3-MU 0 A 20 2 2 0 2

6103-015-002 0.12

Vacant land; part of Brownfield site 
identified on City's EPA grant; site 
assessment may be needed GC C3-MU 0 A 20 1 1 0 1

6103-015-003 0.16

Vacant land; part of Brownfield site 
identified on City's EPA grant; site 
assessment may be needed GC C3-MU 0 B 20 1 1 0 1

6103-015-007 0.13

Vacant land; part of Brownfield site 
identified on City's EPA grant; site 
assessment may be needed GC C3-MU 0 B 20 1 1 0 1

6103-015-048 0.18

Older commercial (60+ years); 
historical commercial/industrial 
uses with likely chemical 
use/storage; site assessment may 
be needed; survey of regulated 
materials recommended GC C3-MU 0 C 20 1 1 0 1

6103-015-049 0.16

Older unoccupied commercial (60+ 
years); historical 
commercial/industrial uses with 
likely chemical use/storage; site 
assessment may be needed; survey 
of regulated materials 
recommended GC C3-MU 0 C 20 1 1 0 1

Total 1.00 Prime opportunity site GC C3-MU 0

Consolidate four vacant properties 
and two older/underutilized 
commercial properties and 
redevelop with high-density 
residential mixed-use project.  
Assumes 50% of site for residential 
development. 25 12 12 0 12

6105-008-030 0.07 Bank branch parking GC C3-MU 0 A 20 1 1 0 1
6105-008-031 0.11 Bank branch parking GC C3-MU 0 A 20 1 1 0 1

6105-008-032 4.43

Bank branch (over-parked) -- 
underutilized; credible interest 
expressed in developing a mixed-
use project; tenant is weighing 
proposal GC C3-MU 0 30 66 66 33 33

Total 4.61 Prime opportunity site GC C3-MU 0

Consolidate bank parking parcels 
and redevelop with high-density 
residential mixed use project.  
Assumes 50% of site for residential 
development. 30 69 69 35 34

Site No. 17 (Prime Opportunity Site)

Site No. 18 (Prime Opportunity Site)



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

6105-009-004 0.37

Blighted single-family (roof 
deterioration, dry rot, deferred 
maintenance) HDR R4 1 25 9 8 0 8

6105-009-005 0.37

Blighted single-family (roof 
deterioration, dry rot, deferred 
maintenance) HDR R4 1 25 9 8 0 8

6105-009-008 0.46

Blighted commercial (dry rot, 
deferrred maintenance, 
incompatible use); use is marginal 
(no activity observed on site) HDR R4 0 A 25 11 11 0 11

6105-009-009 0.45
Vehicle storage; use is marginal (no 
activity observed on site) HDR R4 0 A 25 11 11 0 11

6105-009-010 0.20

Blighted older commercial (50+ 
years; possible structural 
deterioration, deferred 
maintenance, obsolete 
design/const); operating business HDR R4 0 25 5 5 0 5

6105-009-020 0.92 Church (operating) HDR R4 0 27 25 25 0 25

Total 2.77

Prime opportunity site; Historical 
commercial/industrial uses with 
likely chemical use/storage; site 
assessments may be needed; 
survey of regulated materials 
recommended HDR R4 2

Consolidate properties and 
redevelop to high-density 
residential project 30 83 81 81 0

4066-011-020 0.21 Vacant land GC C3-MU 20 2 2 0 2

4066-011-021 0.21 Vacant land GC C3-MU 20 2 2 0 2

4066-012-002 0.46 Commercial GC C3-MU 0 20 4 4 0 4

4066-012-033 0.47 Commercial GC C3-MU 0 20 4 4 0 4

Total 1.35

Prime opportunity site; historical 
commercial/industrial uses with 
likely chemical use/storage; site 
assessment may be needed; 
survey of regulated materials 
recommended GC C3-MU 0

Consolidate vacant and blighted 
commercial properties and 
redevelop with high-density 
residential mixed-use project.  
Assumes 50% of site for residential 
development. 30 20 20 10 10

6111-001-018 0.14 Older commercial (80+ years) MU CR 0 34 3 3 1 1
6111-001-019 0.13 Older commercial (70+ years) MU CR 0 34 3 3 1 1
6111-001-025 0.44 Older commercial (80+ years) MU CR 0 34 9 9 4 4

6111-001-900 0.53 Parking MU CR 0 City 34 11 11 5 5

Total 1.23

Historical commercial/industrial 
uses with likely chemical 
use/storage; site assessments may 
be needed; survey of regulated 
materials recommended MU CR 0

Consolidate properties and 
redevelop with high-density 
residential project. Assumes 60% of 
site for residential development. 34 25 25 13 12

Site No. 19 (Prime Opportunity Site)

Site No. 20 (Prime Opportunity Site)

Site No. 21



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

4064-023-018 0.72 Vacant GC C3-MU 0 25 8 8 0 8

4064-023-019 0.11 Older commercial (50+ years) GC C3-MU 0 20 1 1 0 1

4064-023-020 0.26 Older commercial (50+ years) GC C3-MU 0 A 20 2 2 0 2

4064-023-021 0.17 Older commercial (50+ years) GC C3-MU 0 A 20 1 1 0 1

4064-023-034 1.04

Blighted former hospital building 
(boarded up windows/doors, 
deferred maintenance) GC C3-MU 0 B 30 15 15 8 7

4064-023-035 0.31 Parking GC C3-MU 0 B 20 3 3 0 3

Total 2.61

Prime opportunity site; historical 
commercial/industrial uses with 
likely chemical use/storage; site 
assessment may be needed; 
survey of regulated materials 
recommended GC C3-MU 0

Consolidate three commercial 
properties, blighted former hospital 
and adjoining parking lot, and one 
vacant lot and redevelop with high 
density residential mixed-use 
project.  Assumes 50% of site for 
residential development. 30 39 39 20 19

6102-019-900 0.41 Vacant GC C3-MU City 20 4 4 0 4

6102-019-901 0.60 Vacant GC C3-MU City 25 7 7 0 7

6102-019-902 0.15 Vacant GC C3-MU City 20 1 1 0 1

6102-019-007 0.17

Blighted industrial (boarded 
windows/doors, deferred 
maintenance) GC C3-MU 0 20 1 1 0 1

6102-019-008 0.10

Blighted single-family (boarded 
windows/doors, deferred 
maintenance) GC C3-MU 1 20 1 0 0 0

6102-019-019 0.41
Blighted auto service (deferred 
maintenance, deteriorated) GC C3-MU 0 20 4 4 0 4

Total 1.84

All properties except 6102-019-
008 have historical 
commercial/industrial uses with 
likely chemical use/storage; site 
assessment may be needed; 
survey of regulated materials 
recommended GC C3-MU 1

Consolidate vacant land with 
blighted properties and redevelop 
with high-density residential mixed 
use project.  Assumes 50% of site for 
residential development. 30 27 26 13 13

6114-031-003 1.11 Parking Lot  HDR R-4 0 A 30 33 33 33 0

6114-031-004 0.20
Blighted multi-family (deferred 
maintenance, deteriorated) HDR R-4 2 A 25 5 3 0 3

6114-031-005 0.42
Older commercial (50+ years); 
possible historical chemical use HDR R-4 0 A 25 11 11 0 11

Total 1.73

Prime opportunity site; site 
assessment may be needed; 
survey of regulated materials 
recommended HDR R-4 2

Consolidate parcels and redevelop 
with high-density residential project 30 52 50 50 0

Site No. 22 (Prime Opportunity Site)

Site No. 23 (Prime Opportunity Site)

Site No. 24 (Prime Opportunity Site)



Density Potential Units 
(3)

Net Inc. Lower    
Income (4)

Mod/Above 
Income (4)

APN Acres Existing Use/Opportunity
General 

Plan
Zone       

(1)
Exist Units

Owner-ship 
(2)

Potential Use
Housing Units

6106-036-035 
(western half of 
parcel) 1.29

Blighted older commercial (50+ 
years, poor/faulty material, 
deferred maintenance, 
incompatible w/ adjoining 
residential) GC SP 0 15 9 9 0 9

6106-036-037 0.23

Blighted older single-family (80+ 
years, deferred maintenance, 
incompatible w/ surrounding 
industrial, no street frontage) GC SP 1 15 1 0 0 0

6106-036-012 0.23

Blighted older single-family (80+ 
years, deferred maintenance, 
incompatible w/ surrounding 
industrial, no street frontage) GC SP 1 15 1 0 0 0

Total 1.75

Prime opportunity site; properties 
adjacent to or part of DTSC-
regulated Gardena Sumps site; 
Sumps site is identified as 
Brownfield under City's EPA grant; 
surveys of regulated materials 
recommended GC SP 2

Consolidate parcels and redevelop 
with medium-density horizontal 
mixed-use project 15 13 11 0 11

4063-011-900 3.96

National Guard Armory, former 
Gardena Transit facility; possible 
historical chemical use; surveys of 
regulated materials recommended HDR R-4 0 City

Redevelop with high-density 
affordable residential project 30 118 118 118 0

ALL SITES: LOWER INCOME UNITS 722

MOD/ABOVE INCOME UNITS 566 565

TOTAL NET GAIN (LOWER + MOD/ABOVE) 566 1287

PRIME OPPORTUNITY SITES ONLY: LOWER INCOME UNITS 244

MOD/ABOVE INCOME UNITS 213

TOTAL NET GAIN (LOWER + MOD/ABOVE) 457

Site No. 25 (Prime Opportunity Site)

Site 26

See Notes on the following page



Notes:

(1)   Since the adoption of the 2008-2014 Housing Element, the following sites from Appendix C have been rezoned:  Sites 2, 3, 4, 7, 10 and 23 from C3-SPO 
to C3-MU, Site 24 from split R-3/R-4 to R-4, and Site 26 from R-3 to R-4.  In addition, the development standard of the R-4 zone was amended to permit a 
maximum residential density of 25 units/acre for lots less than 0.5 acres, 27 units/acre for lots 0.5 to 1.0 acre, and 30 units /acres for lots greater than 1.0 
acre.  The development standard of the MU zone was amended to permit a maximum residential density of 20 units/acre for lots less than 0.5 acres, 25 
units/acre for lots 0.5 to  less than 1.0 acre, and 30 units/acre for lots 1.0 acre or greater.

(2)  Letters (A, B, C) indicates same ownership.  Blank indicates different owners.

(3) "Total" number of potential units for each site may differ from the sum of potential units for all individual parcels within the site. This is due to two 
factors: 

   a) Graduated maximum densities for MU and R-4 sites result in a higher density being applied to the site as a whole than to individual parcels; 

   b) Potential unit counts in the MU and SP zones must be rounded down, meaning fractional units are lost on individual parcels, but can be combined with 
fractional units from adjacent parcels and applied toward the overall unit count as part of larger, consolidated sites.

(4) "Total" units by income level for each site may differ from the sum of units for all individual parcels with the site. Development standards for the MU 
and R-4 zones permit only sites of greater than 1.0 acre to be developed to the maximum density of 30 du/ac, meaning parcels 1.0 acre or less do not meet 
the "default density" required to facilitate and encourage the development of lower-income affordable housing. When combined into a larger site, 
however, these parcels may be developed at a level commensurate with the default density, meaning that some or all potential units from the "Total" site 
are considered affordable to lower-income households.
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John F. Signo

From: Mitch Gardner <mitch@g3urban.com>
Sent: Tuesday, July 21, 2020 11:33 AM
To: Raymond Barragan; lkranitzlaw@gmail.com
Cc: John F. Signo; Mark Handler
Subject: Rosecrans Place Remediation

Hi – Here’s some information we could add to the staff report for the PC meeting in a few weeks and for ongoing permit 
issuance should the project receive approval at said meeting…  
 
From: Garcia, Luis@DTSC <Luis.Garcia@dtsc.ca.gov>  
Sent: Tuesday, July 21, 2020 11:18 AM 
To: Leo Rebele <LREBELE@ramboll.com> 
Cc: Brian Bauer <BBauer@ramboll.com> 
Subject: Rosecrans Place ‐ Remedial Action Progress Report 
 
Leo, 
 
The Department of Toxic Substances Control (DTSC) has reviewed the Remedial Action Progress Report (Progress 
Report) dated July 2020, prepared by Ramboll US Corporation on behalf of Rosecrans Place, LLC, and received through 
electronic mail on July 15, 2020. The Progress Report provides DTSC with an update on the progress of the Response 
Plan (RP) implementation. The Progress Report was reviewed pursuant to the California Land Reuse and Revitalization 
Act agreement, Docket No. HSA‐FY18/19‐138 between Rosecrans Place, LLC and DTSC. 
 
DTSC concurs with the Progress Report determination that the known impacted soil areas have been removed. While 
DTSC does not have jurisdiction over commencement of construction and redevelopment, DTSC does not object to 
initiating these activities. DTSC expects submittal of a Remedial Action Completion Report, which summarizes and 
provides documentation that all RP measures have been completed, along with a post remediation risk evaluation prior 
to issuing a final determination that the property is safe for the intended use. 
 
If you have any questions please contact me, at (818) 717‐6611 or e‐mail Luis.Garcia@dtsc.ca.gov. 
 

 
Luis Garcia 
Project Manager 
Department of Toxic Substances Control 
 
 

 

Mitchell Gardner, Architect  President of Development

G3 Urban  

m: 213.400.5358 
w: www.G3urban.com 
e: mitch@g3urban.com 
a: 15235 S Western Ave Gardena, CA 90249  

Follow us:  

     



1

John F. Signo

From: Mitch Gardner <mitch@g3urban.com>
Sent: Tuesday, July 28, 2020 6:01 PM
To: lkranitzlaw@gmail.com; John F. Signo; 'Garcia, Rita'
Cc: Raymond Barragan; Herb Gardner; Jordan Gardner
Subject: RE: 2101 & 2129 Rosecrans Ave- APN 4061-028-049 and -18

G3 responses below: 
 
Two items that need to be considered in the development of this property. Please accept these comments on behalf of 
both owners of Lot 34 (Dan and Simone Ginsberg) and 35 (B&L Lax Family Trust). 
 

1) On the North side of the property there may be some soil contamination that was assumed came from the 
automotive operations that existed on this site prior to demolition. Our neighbor on the west side of us (Lot 34) 
has been concerned about contamination that may have leached onto their property along the common 
property line. This contamination must be remediated if it truly does exist.   

DTSC has reviewed, approved, and made public, their findings in regards to this matter.  Notifications were made and 
the work has been completed to the satisfaction of DTSC.  Any further concerns need to be addressed to DTSC.  G3 has 
provided a letter to the City outlining DTSC’s approval of the work completed as being in compliance with the approved 
work plan. 

 
2) Both ours (Lot 35) and the neighbors (Lot 34) run industrial operations. The change in use of this property to 

residential will pose issues of security and noise. Currently  Real Soda Inc. ( Lot 34) is already dealing with 
trespassers coming in from the south side during construction, and the city must consider that this will continue 
when the property becomes residential. The developer must commit to minimum 12 ‘ sound/security  walls 
from the highest point along the North property line. In this case this will currently be along the North property 
line between Lot 35 and Lot 18. 

This is a “by right” development in the Mixed Use Overlay Zone which allows for Residential Development.  We will not 
consider anything other than what is identified in the City’s development code in regards to perimeter wall heights.   

 
 

 

Bernard Lax 
Chief Executive Officer 

 
2100 W. 139th St. 
Gardena, California 90249 
310.815.4999  f 310 815.4990 
bernard@pulpstudio.com 
www.pulpstudio.com 
 
 
 




