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INTRODUCTION
To ensure that the needs of both existing and 
future residents living near transit are met, 
Equitable Transit-Oriented Development 
(eTOD) combines place-based and people-
based approaches to urban development. 
Overall goals of eTOD include the provision 
of greater economic opportunity for low- and 
moderate-income households, an increase 
in property values without displacing the 
residents who would most benefit from 
property value increases, and a general 
reduction in the share of income spent on 
housing and transportation.

Pacific / Randolph and Florence / Salt Lake Station Areas
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Un Proceso de Planificación Impulsado por la 
Comunidad
El proceso para crear los Planes de Área de la Estación se guiará por las 
aportaciones recibidas de dos comités de planificación: el Comité Asesor 
Comunitario (CAC por sus siglas en inglés) y el Comité Asesor Técnico 
(TAC por sus siglas en inglés). Los miembros del CAC incluyen a 
miembros de la comunidad y líderes comunitarios. El TAC está 
compuesto por personal de las ciudades antes mencionadas y de 
Planificación del Condado de Los Ángeles. El CAC y el TAC se reunirán 
periódicamente para proporcionar un entendimiento de las prioridades 
de la comunidad y comentarios sobre los conceptos del plan y de las 
estrategias recomendadas. Además, hay muchas oportunidades para que 
la comunidad en general participe en el proceso de planificación y 
proporcione comentarios a través de talleres virtuales y encuestas.

Complete nuestra primera encuesta comunitaria y comparta 
sus necesidades y prioridades para el desarrollo futuro en las 
áreas de la estación: https://www.surveymonkey.com/r/
HV8D7Y3

A Community-Driven Planning Process
The process to create the Station Area Plans will be 
guided by input received from two planning com-
mittees: the Community Advisory Committee (CAC) 
and the Technical Advisory Committee (TAC). Mem-
bers of the CAC include neighborhood stakeholders 
and community leaders. The TAC is made up of staff 
from the aforementioned cities and LA County 
Planning. The CAC and TAC will meet regularly to 
provide an understanding of community priorities and 
feedback on plan concepts and recommended 
strategies. In addition, there are many opportuni-ties 
for the broader community to participate in the 
planning process and provide feedback through virtual 
workshops and surveys.  Complete our 1st community 
survey and share your needs and priorities for future 
development in the station areas: https://
www.surveymonkey.com/r/HLW2LLL
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For More Information, Contact 
Arturo Nevarez, Program Manager, 
Los Angeles Neighborhood Initiative (LANI) 
arturo@lani.org | 323-359-3985

ONGOING PUBLIC PARTICIPATION/PARTICIPACIÓN PÚBLICA CONTÍNUA
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A critical component of equitable TOD 
involves understanding the needs of 
current residents through inclusive and 
productive community engagement, and 
meaningful analysis of current data and 
trends. The existing conditions around the 
station areas, and the needs and desires 
of current residents captured through a 
variety of outreach efforts, are detailed in 
the following sections. 
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PACIFIC / RANDOLPH 
STATION AREA SNAPSHOT

EXISTING CONDITIONS
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The station area 
population is relatively 
young with 32% under the 
age of 18. 

Of the 20,547 residents living in the Pacific/Randolph station area, 96% are Latino/
Hispanic. In LA County, only 48% of the residents are Latino/Hispanic.  

DEMOGRAPHICS

32%
Under 18

12%
Over 62

56%
Between 18 - 62

32% 
Less than 9th grade

22% 
9-12 grade no diploma

26% 
High school diploma

1% 
Graduate/Professional degree

4% 
Associates degree

4% 
Bachelor’s degree

11% 
Some college

The station area 
population has low 
educational attainment 
levels with 9% of the 
population with a 
Bachelor’s degree or 
more while 32% of the 
population has no high 
school education. 

$36,383

34%
HHI of $25k or less

10%
HHI of $100k or more

MHI

More than a third 
of the station area 
population has a 
household income of 
less than $25,000 a 
year while the median 
income for households 
is $36,383, less than 
the MHI for Huntington 
Park of $40,119 and 
significantly less than 
the MHI for LA County 
of $66,297.
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In addition to the majority 
of the population being 
housing cost burdened, the 
vast majority of households 
are renters who are more 
susceptible to sudden housing 
cost increases. 

HOUSING

81%

19%

OwnersRenters

61%
spent 30% or more of their 
income on housing

31%
spent 50% or more of their 
income on housing

Housing affordability is significant challenge with almost two thirds of the 
population considered housing cost burdened as a result of spending more 
than 30% of their income on housing. Among those, 31% are severely housing 
cost burdened and spend more than 50% of their income on housing. 

On average households in 
the station area consist of 3.8 
people. Nearly one more person 
per household than the average 
of 3 people per household in 
LA County. Overcrowding has 
been a persistent challenge 
across the city. 

3.8
people per 
household
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QUALITY OF LIFE

Huntington Park is currently 
severely park deficient with only 

0.74 acres of parks per 
1,000 residents

compared to a target of 

3 acres per 1,000
 residents set as the parkland 
standard under California’s 

Quimby Act

restaurants and retail 
establishments

222

There are 222 restaurants and retail 
establishments in the station area that 
contribute significantly to the local culture. 
There is only one grocery store within the 
station area though another lies just outside 
the half mile. 

Within the station area, there is only one 
parcel zoned as open space which is the 
Civic Center, and it is only partially within 
the half mile radius. The station area 
has 0.031 acres of open space per 1,000 
residents. 
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64%
drove alone

10%
took public transit

4%
worked from home

10%
residential offstreet 

76% non-residential 
offstreet parking

14%
on street parking

662,878
jobs accessible by transit
within 45 minutes

Many individuals in the station area rely on their personal 
vehicle to commute to work and as their primary mode of 
transportation. Within the station area, 8% of households 
do not have any cars while 33% have three or more cars. 

An emphasis on cars and their associated infrastructure 
contributes to a more dangerous pedestrian environment. 
Between 2008-2019 there were two reported pedestrian 
fatalities in the area and no other collisions reported which 
is likely due to a lack of reporting and not an accurate 
representation of the incidents that occur. 

From the station area, residents are able 
to access over 660,000 jobs within a 45 
minute transit commute. 

As of 2010, there were 27,113 parking 
spaces, or 1.3 parking spaces per 
resident, within the station area which 
are a mix of residential, off street and 
non-residential as shown in the image 
to the right. Between 2000 and 2010, 
there was a 7% increase in parking. 

TRANSPORTATION
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FLORENCE / SALT LAKE 
STATION AREA

EXISTING CONDITIONS
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The station area 
population is relatively 
young with 32% under the 
age of 18. 

Of the 19,506 residents living in the Florence/Salt Lake station area, 95% are Latino/
Hispanic. In LA County, only 48% of the residents are Latino/Hispanic.  

32%
Under 18

12%
Over 62

56%
Between 18 - 62

31% 
Less than 9th grade

18% 
9-12 grade no diploma

25% 
High school diploma

1% 
Graduate/Professional degree

5% 
Associates degree

7% 
Bachelor’s degree

13% 
Some college

The station area 
population has low 
educational attainment 
levels with only 8% of 
the population with a 
Bachelor’s degree or 
more and 31% with no 
high school education. 

$47,495

22%
HHI of $25k or less

10 3%
HHI of $100k or more

MHI

Nearly a quarter of the 
station area population 
has a household income 
of less than $25,000 a year 
while the median income 
for households is $47,495 
slightly greater than the 
MHI for Huntington Park of 
$40,119 and significantly 
less than the MHI for LA 
County of $66,297.

DEMOGRAPHICS
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In addition to the majority 
of the population being 
housing cost burdened, the 
vast majority of households 
are renters who are more 
susceptible to sudden 
housing cost increases. 

63%
37%

OwnersRenters

54%
spent 30% or more of 
their income on housing

26%
spent 50% or more of 
their income on housing

HOUSING

Housing affordability is significant challenge with more than half of the 
population considered housing cost burdened as a result of spending more 
than 30% of their income on housing. Among those, 26% are severely housing 
cost burdened and spend more than 50% of their income on housing. 

4.2
people per 
household

On average households in the 
station area consist of 4.2 people. 
More than one additional person 
per household than the average 
of 3 people per household in LA 
County. Overcrowding has been 
a persistent challenge across the 
city. 
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80
restaurants and 
retail 
establishments

Though the station area is primarily 
residential, there are 80 restaurants 
and retail establishments that 
contribute significantly to the local 
culture. There are two fresh food 
grocery stores within the station area 
for residents to buy food. 

QUALITY OF LIFE

Huntington Park is currently 
severely park deficient with only 

0.74 acres of parks per 
1,000 residents

compared to a target of 

3 acres per 1,000
 residents set as the parkland 
standard under California’s 

Quimby Act

Within the station area, the only open 
space is Salt Lake Park. Salt Lake 
Park’s 30 acres are significant and 
mean that there are 1.5 acres of park 
for each resident, however it is not 
equally accessible to all within the 
station area. 
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TRANSPORTATION

72%
drove alone

7%
took public transit

3%
worked from home

10%
residential offstreet 

43% non-residential 
offstreet parking

48%
on street parking

337,718
jobs accessible by transit
within 45 minutes

Many individuals in the station area rely on their 
personal vehicle to commute to work and as their 
primary mode of transportation. Within the station 
area, 3% of households do not have any cars while 54% 
have three or more cars. 

An emphasis on cars and their associated 
infrastructure contributes to a more dangerous 
pedestrian environment. Between 2008-2019 there 
were three reported pedestrian fatalities in the area 
and no other collisions reported which is likely due to 
a lack of reporting and not an accurate representation 
of the incidents that occur. 

From the station area, residents are 
able to access over 300,000 jobs within 
a 45 minute transit commute. 

As of 2010, there were 9,977 parking 
spaces, or 0.5 parking spaces per 
resident, within the station area which 
are a mix of residential, off street and 
non-residential as shown in the image 
to the right. Between 2000 and 2010, 
there was a 4% increase in parking. 
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SUMMARY OF 
COMMUNITY ENGAGEMENT
To understand the needs and priorities of 
current residents in the areas surrounding 
the two new rail stations, the Station 
Area Planning Team conducted a variety 
of outreach efforts including two online 
surveys, one walk audit, a community 
meeting conducted as a parkside open 
house due to COVID precautions, and 
several one-on-one conversations with 
residents. Results from the surveys 
revealed a number of resident priorities 
and concerns in regards to the future 
construction of the stations. 

All outreach materials were offered in both 
English and Spanish; there were a total of 
373 responses, of which 327 were in English

and 46 in Spanish. 40 residents participated 
at the parkside event held at Salt Lake 
Park —adjacent to the Florence/Salt Lake 
Station— on June 2nd, 2021. During this 
event, residents were asked to cast votes 
to indicate their preferences with respect 
to the proposed development scenarios 
presented by the Planning Team for each 
station area. The scenarios presented were 
based on prior outreach efforts described. 

A second online community survey 
was launched following the parkside 
event, which included an updated set of 
development scenarios in addition to the 
original ones. 

Quality of Life
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Between the first and second iterations 
of the survey, a total of 405 participants 
provided input on their vision for a transit-
oriented community.   

Of the respondents to the online survey, 42 
percent reported having lived within one of 
the station areas or the city of Huntington 
Park for more than 15 years; 54 percent 

COMMUNITY PRIORITIES

3.  Enhance and create green and open spaces

4.  Promote and increase safety and security 

Quality of Life

1.   Promote diverse housing options 

2.   Prevent displacement

Housing

7.  Increase transportation and mobility access Transportation

5.  

6.  

Economic 
Opportunity

Strengthen economic development opportunities and 
access 

Maintain diversity of businesses, including legacy and 
local small businesses

of them were already users of public 
transportation and 71 percent indicated they 
would use the Metro line once the station 
opens. 

From these community outreach efforts, the 
following goals and priorities were identified 
for the two station areas as part of an 
equitable TOD strategy: 
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Based on the priorities detailed in the 
previous section, the Planning Team 
developed a series of strategies, tools, and 
policy examples that the station-area cities 
might consider pursuing to address the 
needs and goals identified throughout the 
community engagement process. 

While the recommendations and tools are 
presented under one community priority 
topic, they should be read as complementary 
to one another. Some of these strategies 
have already been implemented to 
various extents in the station-area cities. 
Additionally, case studies and links to 
related resources are included for reference. 
The specifics of each strategy or tool should 
be tailored to the local context and need. 

Pacific/Randolph & Florence/Salt Lake
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Community Goals
1. Protect existing residents 

from displacement

2. Promote the creation and 
preservation of mixed 
income housing in the area

3. Build new affordable 
housing in the station 
areas and maintain existing 
affordable units

The new Metro stations will only benefit 
residents if they are able to continue living 
in the station areas. Housing affordability 
is currently one of the most significant 
challenges for households in the station 
areas, where the majority of homes are 
overcrowded and the majority of the 
population are renters who are already 
housing cost-burdened. Without significant 
efforts dedicated to protecting, preserving, 
and producing affordable housing, these 
challenges will only be exacerbated. A 
comprehensive strategy will be required 
to address the community priorities and 
achieve the housing goals. 

The first component of the strategy is to 
inventory existing housing stock to provide 
a full picture of what the current supply 
of housing is at different price points, 
as well as for different types of units. By 
conducting a market study, the Planning 
Team produced a housing inventory with the 
number of units with affordable rent, as well 
as the size of those units —recognizing the 
particular need for 3+ bedroom units— that 
contributes to this first component. 

The second component of the strategy 
includes the establishment of formal goals 
and targets for housing affordability. For 
example, the station-area cities could choose 
to adopt a policy goal to generate sufficient 

housing at rates affordable to accommodate 
all current residents (this would translate 
to a policy of “no net loss of affordable 
housing”). The goals would then create a 
matrix of levels of affordability and types of 
unit, which can be used as targets. 

Finally, to address these targets, a set 
of specific tools and strategies could be 
calibrated to the targets, and implemented. 
Estimates should be made for the amount 
that each one can be expected to contribute 
toward fulfillment of  the goals. When 
summed, these should provide totals 
sufficient to achieve the goals. 

What follows is a selection of potential 
strategies that can be incorporated into 
a grand, cohesive approach for housing 
affordability in the areas surrounding the 
new Metro stations.

HOUSING
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STRATEGIES TO PROTECT EXISTING RESIDENTS FROM 
DISPLACEMENT AND PRESERVE EXISTING HOUSING STOCK

To support access to affordable housing, 
including the development and rehabilitation 
of such properties, the station-area cities 
should consider establishing a CRIA or 
EIFD.  Like Tax Increment Financing (TIF) 
districts, CRIAs and EIFDs collect any 
increase in tax revenue over the baseline at 
the time of approval to fund projects with. 
CRIAs also have an affordable housing set 
aside of 25 percent. Unlike TIF districts, 
school districts and educational entities do 
not contribute their property tax share to 
a CRIA. Additionally, all non-school taxing 
agencies are able to choose whether or not to 
participate in the CRIA and if so, how much 
of their revenue to allocate. To effectively use 
CRIA funds to create and preserve affordable 
housing, appropriate mechanisms must be 
put in place to deploy funds in an equitable 
manner. In general, these revenues should 
be used more broadly for anti-displacement 
strategies, for both existing residents as well 
as local business support and retention. 

Local context and current practice: 
The City of Bell’s 2021 - 2029 Housing 
Element suggests funding a share of 
a housing trust with funds collected 
through an EIFD or a CRIA —though 
neither program has been created as of 
November 2021. Huntington Park has 
taken initial steps towards creating 
a CRIA, but it has not been formally 
adopted yet. If the station-area cities are 
unable to adopt CRIAs, they may want 
to consider shifting to the creation of 
EIFDs which have seen more success in 
the state of California. While no CRIAs 
have been adopted in California, a 
number of EIFDs have gone all the way 
through adoption including one in LA 
County (the West Carson EIFD). 

1. Community Revitalization Investment Area (CRIA) and 
Enhanced Infrastructure Financing District (EIFD)

Pacific Boulevard (1929)
Library of Congress
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Local context and current practice: 
The state of California signed SB91 (The 
COVID-19 Tenant Relief Act) into law 
on January 29, 2021 which extended 
eviction protections and established the 
state’s Emergency Rental Assistance 
Program. The City of Los Angeles set up 
its own program to distribute state and 
federal funds, while Huntington Park, Bell 
and Cudahy relied on the program set up 
by the state to establish eligibility and 
distribute funds.  Setting up local-level 
programs would allow the cities to set up 
a development framework that is more 
specifically tailored to the local context, 
needs, and goals.

For lower-income homeowners, 
rehabilitation assistance programs can 
help ensure homeowners have the option of 
staying in place. Eligible repairs can include 
those for roofs & gutters, doors & windows, 
kitchen and bathroom updates, insulation, 
heating & electrical systems, painting or 
siding, and exterior stairs, porches or decks 
building a ramp for accessibility among 
others. The station-area cities should 
consider expanding funding for homeowner 
rehabilitation assistance programs and 
focus on promoting resources to lower-
income homeowners within the station 
areas. 

Local funds from a CRIA could supplement 
federal CDBG and HOME Investments 
Partnership program funds.

Local context and current practice: 
The cities of Bell and Cudahy currently 
have CDBG funded homeowner 
rehabilitation programs. In Bell, 
demand currently far exceeds funding 
availability. Similarly, Huntington Park 
has a homeowner rehab program funded 
through CDBG and HOME Investment 
Partnership program funds.

Support for current renters should include a rent stabilization ordinance which protects 
renters from sudden large increases in monthly rent, often brought on by large investments 
like new infrastructure or market speculation. Rent stabilization is implemented through 
a local law that limits rent increases above an allowable limit, commonly set at 3 percent 
within a 12-month period, and provides “just cause” eviction protections for most residential 
rental units.

Example: LA County has a Rent Stabilization Ordinance for residential units in the 
unincorporated parts of the county limited at 3 percent per year. 

Relief and assistance programs can provide 
stability for those impacted by a variety of 
changes including development pressures 
and changes in the surrounding area 
which can be expected from the Metro rail 
expansion in Huntington Park, Bell, Cudahy 
and Maywood. The station-area cities 
could consider continued rental assistance 
programs capitalizing on the programmatic 
infrastructure established during the 
COVID-19 pandemic. CRIA funds could 
also provide an option for funding rental 
assistance programs.

2. Rental Assistance Program 3. Homeowner Rehabilitation 
Assistance

4. Rent Stabilization
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Support for long-time community residents 
should include a first-time homebuyer 
program to encourage long-time renters 
to pursue homeownership in the station-
area cities.  Homeownership helps prevent 
displacement and is an important step 
toward building intergenerational wealth.

First-time homebuyer programs educate 
community members about the process of 
purchasing a home and connect them with 
loan services that can help them buy a 
home with smaller down payments. Down 
payment assistance programs help

Local context and current practice: 
Huntington Park’s draft 2021-2029 Housing 
Element Update includes a recommendation to 
reinstate the first time homebuyers program, 
and suggests advertising the program through 
multilingual informational documents posted 
on the city’s official website, newsletter, and in 
public facilities. 

5. First Time Home Buyers and Downpayment Assistance Program

Other Strategies from Across the Country
Tenant Opportunity to Purchase: In 
Washington DC, tenants are given the first 
opportunity to purchase if their building is 
being put up for sale. 

Just Cause Eviction Policies: The Policy 
Surveillance Program details Just Cause 
Eviction and Retaliation Laws across the 
United States. The City of Bell’s 2021 - 2029 
Housing Element proposed a Tenants’ 
Rights Program modeled after the City of 
LA’s Proposed Eviction Defense Program. 
LA’s program emphasizes education and 
public awareness, eviction prevention 
interventions, representation for tenants 
in eviction proceedings, rental assistance, 
ongoing support services, and an eviction 
filing and data collection system.

Eviction Prevention Programs: In Grand 
Rapids, Michigan an eviction prevention 
program connects households at risk of 
eviction with case workers and other 
resources to support them through the 

Property Tax Relief for Income-
Qualified Homeowners: The state of 
Connecticut has a property tax relief 
program for senior income qualified 
homeowners. 

Landlord Recruitment and Retention: 
Providing education and resources for 
landlords to increase their willingness 
to accept housing vouchers. The city of 
Long Beach, California provides quarterly 
workshops for landlords and reaches out 
to them through an owner’s newsletter 
to increase awareness and acceptance of 
voucher holders. 

Code Enforcement: ChangeLab 
Solutions developed a guide for code 
enforcement strategies for healthy 
housing. The city of LA’s Housing 
Department has a Rent Escrow 
Account Program (REAP) to encourage 
homeowners and landlords to make 
repairs to keep housing in safe and 
habitable condition. 

long-term renters overcome the high hurdle of 
expensive down payments by providing them 
with $5,000-$10,000 to close the funding gap.
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STRATEGIES TO BUILD AND MAINTAIN AFFORDABLE 
HOUSING & PROMOTE THE CREATION AND 
PRESERVATION OF MIXED INCOME HOUSING

As the station areas anticipate increased housing pressure, the cities should consider 
adopting IZ ordinances to promote affordable housing production. Inclusionary zoning 
requirements are most effective in strong housing markets where market-rate housing 
is being developed. These zoning policies call for the inclusion of affordable units in 
market-rate projects either by mandate or voluntarily in exchange for certain financial or 
development incentives. Development incentives may include increased density, reduced 
parking requirements, greater height allowances, or reduced development and permitting 
fees in exchange for affordable housing provision. While determinations for the size and type 
of housing project subject to an IZ provision must be tailored to the specific market around 
the station areas, the percentage of units set aside as affordable most commonly range from 
10 to 20 percent for households earning between 60 - 120 percent of AMI.

Local context and current practice: Huntington 
Park currently has a Density Bonus/Affordable Housing 
ordinance which provides a density bonus, and one 
additional regulatory incentive for the inclusion of 
affordable units. Additional regulatory incentives 
include decreased parking requirements, increased 
height, and reduced setbacks. Huntington Park should 
assess utilization of the density bonus and consider 
amending the ordinance if utilization is low. In Bell, 
the state mandate Density Bonus Law was adopted in 
2020 and refers to the State Government Code (65915 
- 65918) as amended, ensuring it will always be up to 
date with any changes to California law. 

Example: A below market 
rate (BMR) housing program 
in Menlo Park, California has 
requirements for developers 
based on the number of units 
in a development —developers 
must either provide the 
number of BMR units required 
or pay an in-lieu fee which will 
contribute to the provision of 
BMR units elsewhere. Other 
examples of IZ ordinances in 
California can be found here. 

1. Inclusionary Zoning (IZ) 
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To promote the creation of more low-and-
moderate income housing, the station-
area cities should consider supporting 
ADU allowances and introducing tools to 
streamline development such as creating 
standard or pre-approved plans to reduce 
costs to homeowners and to reduce 
permitting timelines. In October 2019, 
California passed SB13 into law which 
allows ADUs across the whole state. For 
a low-income homeowner, construction of 
an ADU can provide an income-generating 
opportunity which can support their ability 
to remain in place. It is important to note 
that homes that are not up to current city 
codes will be required to make upgrades 
to meet code under the permitting process. 
This, therefore, has the potential to 
eliminate any financial benefits. To address 
noncompliance with city code, surrounding 
cities can communicate and clarify common 
violation areas and promote homeowner 
rehabilitation assistance loans to those 
looking to construct ADUs. The cities, or 
non-profits interested in assisting with ADU 
development, should also consider providing 
low interest loans and help to identify 
lenders who allow homeowners to borrow 
against their own equity to fund ADU 
construction.

2. Accessory Dwelling Units 
(ADUs) 

Local context and current practice: 
The City of Los Angeles approved an ADU 
ordinance in 2019 and has a set of pre-
approved architectural plans. The Draft 
2021-2029 Housing Element for Huntington 
Park calls for the promotion and expansion 
of ADUs as a strategy to meet the city’s 
housing demand. Huntington Park is 
also in the process of updating its zoning 
ordinance for ADUs to be in compliance 
with state requirements. Bell’s Zoning 
Ordinance was also amended in 2020 to 
ensure that the city’s ADU Ordinance was 
in conformance with California State law 
regarding ADUs and plans to advertise 
information about the ordinance through 
the city website and through the Planning 
Division. Their 2021 - 2029 Housing 
Element also proposes using local housing 
funds to provide low-cost loans to lower-
income homeowners to build or legalize 
unpermitted ADUs to rent to low-income 
households.

Example: The West Denver Renaissance 
Collaborative provides incentives for 
low-income households to construct 
ADUs. The Collaborative provides five 
design permitted ADU models, designed 
by Habitat for Humanity and The 
American Institute of Architects, offers 
up to $30,000 in funding for low-income 
homeowners looking to build ADUs, and 
identifies lenders who allow homeowners 
borrow against their own equity to fund 
ADU construction. The Collaborative also 
requires that a household in either the 
primary residence or in the ADU must be 
at 80 percent of AMI or below for 25 years 
after the construction of the ADU.
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Local context and current practice: 
Though there have historically been very 
few policies aimed at supporting CLTs in 
LA County, they have recently received 
more attention and county funding 
as a mechanism to support housing 
affordability. In September of 2020, the LA 
County Board of Supervisors launched a 
pilot program that gives CLTs access to 
tax-defaulted properties owned by the city 
at below-market rates. The program was 
then expanded in November to help fund 
the acquisition of market rate properties 
by giving grants to land trusts across 
the county. A CLT that operates in the 
cities within the two station areas would 
be eligible to receive resources from the 
County to support housing affordability 
through this mechanism. Huntington Park 
has completed a thorough inventory of 
underutilized properties in the draft 2021 - 
2029 Housing Element update that should 
be considered for land acquisition through 
a CLT.

Example: In Echo Park, California, the 
public benefit corporation Nico established 
a CIT in the community of Echo Park. The 
CIT has a portfolio of multi-family and 
commercial properties across Echo Park 
that community members can invest in 
with as little as $100.

4. Community Investment 
Trust (CIT)

CITs are a type of real estate investment 
trusts (REIT) within a specified geography 
that only residents can invest in. They are 
growth management programs that allow 
residents to invest small dollar amounts 
into neighborhood real estate and benefit 
from increasing neighborhood real estate 
values. For the station areas, an equity 
REIT would be a more appropriate vehicle 
compared to a mortgage REIT. In an equity 
REIT, the dividends are based on real 
property income rather than loans income 
and mortgages.

To support the long term affordability of 
housing in the station areas, the station-area 
cities should support the creation of a CLT. 
CLTs are most commonly used to ensure long 
term housing affordability, though they can 
work to preserve green space and commercial 
development as well. Homes bought through 
a CLT are more affordable because the 
homeowner is leasing land and buying the 
house. They then agree to sell their home 
at a restricted price to keep it affordable in 
perpetuity.

Example: Fideicomiso Comunitario Tierra 
Libre in Boyle Heights and East LA,  
T.R.U.S.T South LA, and El Sereno Land 
Trust are all community land trusts that are 
a part of the California Community Land 
Trust Network. 

3. Community Land Trust (CLT)
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Beyond working to protect households and 
businesses from displacement, equitable 
TOD aims to enhance the quality of life for 
those living and working in the area and 
seeks to preserve and celebrate the area’s 
unique culture. While surveys showed that 
the majority of residents are supportive of 
the new Metro line, they have expressed 
concerns about the appearance and safety 
of the stations over time due to increased 
crime, homelessness, sidewalk pathway use 
by unregulated street vendors, and trash. 
Residents are interested in the long-term 
care of the stations and station areas and 
want to have pride and enjoyment in their 
community. To enable a vibrant, enjoyable 
and safe environment, the station-area cities 
and other stakeholders can work to enhance 
and activate the public spaces in service of 
all residents and businesses in and around 
the station areas. 

QUALITY OF LIFE

Community Goals
1. Support the creation of new 

parks in the station areas

2. Clean and maintain new 
and existing park areas

3. Create new community 
spaces

4. Promote activity and 
increase safety and security

Salt Lake Park
City of Huntington Park
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STRATEGIES TO CREATE AND MAINTAIN PARKS AND 
GREEN SPACES

1. Development Impact Fees and 
In-Lieu Fees

The cities can support the provision of high 
quality public space by preparing to collect 
an increase in development fees through 
assessing past fee collection trends and 
setting strategic priorities for future fee 
usage. Community involvement through 
CBAs could help guide the priorities for 
development and impact fees.

Local context and current practice: 
As a result of California’s Proposition 13 
which limits local governments’ ability 
to increase property taxes, cities and 
counties rely on development impact 
fees and improvement requirements to 
fund new infrastructure and some public 
amenities. While the station areas have 
not seen substantial new development 
in recent years, the addition of the two 
light rail stations is predicted to bring 
significant development which the cities 
must be prepared to guide and leverage 
for improved public spaces. Huntington 
Park has two ordinances—an Art 
Ordinance and a Park Ordinance to either 
provide or fund public art and parks.

2. Increase Green and Park 
Spaces

While there are several funding sources 
dedicated to increasing the quality and 
quantity of park spaces in the cities 
surrounding the station areas, a severe lack 
of green and park spaces has persisted. 
The surrounding cities should assess the 
magnitude of the current fees collected in 
comparison with the needs and goals for 
parks and open spaces, and make decisions 
accordingly. They should also prioritize 
the public acquisition of land and creation 
of smaller neighborhood pocket parks and 
green spaces. 

Local context and current practice: 
The parkland standard under California’s 
Quimby Act calls for three acres of parks 
per 1,000 residents, but Huntington 
Park is currently severely park deficient 
with only 0.74 acres of parks per 1,000 
residents. The Quimby Act allows local 
governments to collect a parkland 
dedication or in lieu fee from residential 
developers. In addition, LA County’s 
Measure A provides some formula based 
allocations and some competitive grants 
to fund capital improvement projects 
through the collection of a parcel tax. 
Huntington Park, Bell, Cudahy, and 
Maywood all received formula based 
Measure A funding for the 2019-2020 
fiscal year. Allocations and details for 
Measure A funding can be found here.
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STRATEGY TO CREATE NEW COMMUNITY SPACES

To ensure residents have input and can benefit from new 
development within the station areas, and to hold developers 
accountable for their commitments to local governments, the 
cities within the region should consider requiring developers to 
participate in CBAs with the community, making them eligible 
under certain requirements. CBAs provide residents with more 
power to influence new development decisions and can work to 
guard against cultural, economic, and physical displacement. 
For CBAs to be effective in securing the needs and desires 
of residents, it is important for residents of the surrounding 
community to be involved and organized early with a clear vision 
of what they are seeking to obtain from the agreement.

Example: In the City of LA, the Figueroa Corridor Coalition 
for Economic Justice negotiated a CBA for the LA Sports and 
Entertainment District development. The CBA included park 
and affordable housing requirements and job opportunities 
targeting low-income residents. 

1. Community Benefits Agreements (CBAs)

The Scenic Route: Getting Started with Creative Placemaking 
in Transportation is an online interactive guide to creative 
placemaking, an emerging approach to planning and building 
transportation projects that taps local culture and to produce better 
projects through a better process.

  Creative placemaking harnesses the power of arts and culture to 
allow for more genuine public engagement — particularly in low-
income neighborhoods, communities of color and among immigrant 
populations — in the development of transportation projects. Done 
right, creative placemaking can lead to both a better process and 
a better product. The end results are streets, sidewalks and public 
spaces that welcome us, inspire us and move us in every sense of that 
word. It doesn’t take much to get started, but it does require a new 
approach to public engagement along with intentional partnerships 
with artists, arts councils and community-based organizations.



37Equity Study

While the strategies described above detail methods to provide 
improved public spaces, the activation of these spaces is 
necessary to create vibrant places where people feel both 
welcome and safe. It is critical to engage local residents of all 
ages to understand how they would like to utilize different spaces. 
Public spaces can be activated through both permanent and 
temporary placemaking measures. Installing appropriate lighting 
and even supplementing more traditional street lighting by 
creatively lighting up art installations or environmental features 
can enhance feelings of safety. 

Providing equity in maintenance and ensuring the provision 
of trash and recycling receptacles shows residents that their 
space is valuable and encourages them to care for it as well. 
Allowing different types of use within public spaces can 
strengthen residents’ connections with one another and with their 
neighborhood. To do this, cities can encourage things like fitness 
classes, local commerce, and festivals. Reducing the barriers to 
local commerce and street vending can celebrate culture and 
bring activation to the streets enhancing feelings of safety. To 
protect and promote local art and culture, the station-area cities 
should invest in station area murals, temporary or permanent art 
installations, or street and sidewalk decor.

STRATEGY TO ACTIVATE PUBLIC SPACE AND PROMOTE SAFETY 
AND SECURITY

1. Public Space Activation

Example: The Green Line light rail line provides an example 
of using arts to protect a community and its culture in 
Minnesota. The new Green Line light rail was constructed to 
connect the Twin Cities of Minneapolis and St. Paul. Business 
owners, local leaders, and advocates raised red flags about 
construction disrupting the corridor’s businesses as well 
as immigrants and communities of color. To mitigate these 
negative effects, Springboard for the Arts and other local 
organizations created a series of artistic interventions that 
went above preventing challenging disruptions, and instead 
helped the corridor thrive during a period of vulnerability.
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During 2020 and early 2021, local 
governments across the county enacted 
new strategies to stabilize and protect local 
businesses in the wake of the COVID-19 
pandemic. Instead of returning to business 
as usual, there is an opportunity to continue 
using these structures and supports put in 
place for small businesses. The challenges 
facing existing businesses will only be 
magnified in the face of new development 
and business competition, so it is important 
to work to address current challenges and 
stabilize existing businesses as early as 
possible. The cities in the station areas 
should work to prepare existing businesses 
and help them thrive as growth occurs. 
New development can work as a catalyst for 
existing businesses to adapt and improve 
their operations, as well as attract new 
customers. Strategies to strengthen and 
protect local businesses specifically are 
critical as these businesses contribute to 
the vibrancy and uniqueness of different 
neighborhoods. 

Studies have shown that small businesses 
return a greater proportion of their revenue 
to the local economy (52 percent compared 
to 14 percent for national chain retailers), 
and that a community’s level of social 
capital, civic engagement, and well being is 
positively related to the share of its economy 
held by local businesses.

ECONOMIC 
OPPORTUNITY

Community Goals
1. Protect and support 

existing businesses

2. Invest in and support small, 
legacy, and minority-owned 
businesses

3. Attract new businesses to 
the area

4. Improve the mix of 
businesses within the 
station area
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Community Goals

STRATEGIES TO STRENGTHEN THE ECONOMY

To help businesses weather construction, new development, 
and competition, small business improvement funds 
can help position existing businesses for success with 
additional provisions to prioritize legacy or minority 
owned businesses. These funds can be targeted at short 
or longer term improvements for businesses. Short term 
improvements that enhance or provide signage to alert the 
public that businesses are still open, and improvements 
that offer directions for pedestrians and vehicles can 
be implemented during construction. Longer term 
improvements such as storefront improvement grants or 
loans can offer businesses and landowners the opportunity 
to increase the attractiveness of their business and help with 
marketability and business retention. Offering these funds on 
a rolling basis allows greater flexibility and opportunity for 
businesses to apply for such funds. 

1. Small Business Improvement Funds

2. Technical Assistance

Example: In Chicago, TIF 
revenue provides grant 
funding for permanent 
building improvements and 
repairs across the city. In LA, 
Metro supported a branding 
and marketing campaign 
for local businesses 
during Metro construction 
disruptions to local traffic 
patterns for Little Tokyo 
and Crenshaw, and helped 
with limited grants for small 
businesses being affected by 

Example: In Minnesota, the Twin Cities Central Corridor 
business technical assistance program helped mitigate 
business disruption during the light rail construction which 
was completed in 2014. The program, funded by 14 local and 
national foundations, administered $4 million in forgivable 
loans which were administered in part by local nonprofits. 
Qualitative data on the needs of businesses was collected 
through door to door outreach and businesses were supported 
through technical assistance which included accounting, tax 
filing, and marketing support. 

Businesses have diverse needs which are often addressed in part by existing non-
profits. Technical assistance offered in the form of guidance drafting business plans, 
training in financial literacy and credit, assistance with tax filing, technology support 
(including website creation), loan application support, and business mentoring 
can strengthen existing businesses and provide new employment opportunities. 
The surrounding cities should complete an inventory of non-profits already in place 
working to support the needs of businesses in the station areas and look to support 
and expand the work already being done. Additional support for existing programs 
can allow them to be flexible and shift to a changing environment and client base. 

Example:  In Portland 
the Thriving Small 
Business Loan Program 
provides technical and 
legal assistance, business 
coaching, and low interest 
loans between $5,000 and 
$35,000 for minority owned 
businesses disrupted by 
construction.  
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3. Property or Business-Based 
Improvement Districts (PBID/
BBID)

BIDs are special tax districts which collect 
revenue within their boundaries to pay for 
special facilities and improvements that the 
city will not fund. Depending on the type of 
BID, property owners or businesses come 
together to support the creation of a BID if 
they decide it is a worthwhile strategy to 
support and improve their neighborhood or 
business operations. More information on 
BIDs in California can be found here.

4. Legacy Business Recognition 

Legacy business programs can provide 
recognition and support to businesses that 
have been operating in a neighborhood for a 
set length of time. Legacy businesses often 
act as anchor points for a community and 
are integral components of a neighborhood’s 
unique culture. Support for identified 
legacy businesses can come in the form of 
advertising, grants and tax abatements, and 
incentives to landlords of legacy businesses.

Example:  In Minneapolis, the Lake 
Street Council BID is located in a 
predominantly immigrant neighborhood. 
The BID works to support local 
businesses through advocacy for 
policies that promote business stability 
and support. The BID also provides 
businesses with support in marketing 
and branding, waste management, 
commercial building investment, and 
stakeholder convenings. 

Example:  In San Francisco, the Board of 
Supervisors created a Legacy Business 
registry in 2015 for businesses 30 years 
or older which have been nominated and 
can prove they have made a significant 
impact on the history or culture of their 
neighborhood. In Washington DC, the 
Affordable PLACE Act provides grants 
and tax abatements to certified legacy 
businesses and incentivizes landlords of 
certain legacy businesses to renew their 
commercial leases. 
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Formula business ordinances can help preserve diverse local businesses and 
services through restricting or discouraging formula businesses by prohibiting them 
or by requiring them to obtain special permits. Formula businesses include those 
with standardized services, décor, uniforms, architecture, signs or other similar 
features and can be further determined by the implementing municipality, based on 
the number of stores within the state or country. Unlike formula businesses, local 
businesses circulate a greater proportion of wealth within the community and may 
support the local culture. Formula business ordinances can be applied to specific 
areas within a city, they can regulate only certain kinds of formula businesses (such 
as restaurants or retail only), they can cap the number of formula businesses, they 
can prohibit businesses meeting certain formula criteria, or they can make formula 
businesses conditional use and subject to case-by-case approval.

Example: In Cambridge Massachusetts, the City Council approved a 2017 
rezoning of the city’s downtown which introduced formula business restrictions 
to the area. The zoning prohibited formula stores, identified as those with 
more than 10 stores in the state or 20 stores nationwide, from opening without 
being granted a special permit. It also incentivized the construction of smaller 
commercial spaces by developers by outlining that retail spaces less than 1,500 
square feet would not be counted toward the building’s floor to area ratio. Other 
examples include Fredericksburg, Texas where formula businesses are only 
regulated in the downtown areas and Arcata, California where no more than 
nine formula restaurants are permitted in the city at any given time (the city 
already had nine formula restaurants, so if one closed, the ordinance allows 
another formula restaurant to take its place).

The vast majority of small businesses do 
not own their own properties, and among 
minority and women owned businesses the 
percentage is even lower. Business down 
payment assistance programs can help 
long-term business owners who do not own 
their storefronts to purchase the property 
in which their businesses operate. A down 
payment assistance program could help avoid 
displacement brought on by rising rents 
resulting from the new light rail and to build 
generational wealth among the business 
owner community.

6. Business Down Payment 
Assistance Program

5. Formula Business Ordinance

CITs can be established for community 
members to invest in both residential and 
commercial real estate. More information 
on how CITs function is listed under the 
housing tools section. 

Case study: In Portland, Oregon the Mercy 
Corps CIT owns a 29,000 square foot 
commercial retail mall with 26-30 businesses 
and nonprofit tenants. Only those living 
within four surrounding zip codes are able to 
invest and may contribute between $10-$100 
a month. 

7. Community Investment Trust 
(CIT) or Cooperative
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Other Strategies to Consider
Employee Ownership Cooperative: a 
company that is owned and controlled 
by the people who work there. The Board 
of Directors is made up of a majority of 
employee-owners who are elected by the 
full membership on a one-person, one-vote 
basis, and profits are shared based on 
hours worked. Their hallmarks are a highly 
participatory culture with most having 
traditional management structures and 
‘representative’ democracy through the 
Board and the Annual General Meeting.

Business Incubator Support: 
collaborative programs designed to help 
new startups and early-stage businesses 
by providing resources like office space, 
seed money, legal counsel, and network 
connections.

Local and Targeted Hiring: requirements 
or incentives for businesses that receive 
public resources, such as government 
contracts or tax breaks, to hire workers 
living in a particular geographic area 
or from specific populations within the 
community.

Youth Programming and 
Engagement: the intentional, 
meaningful, and sustained involvement of 
young people in actions to create positive 
social change, and can range from 
opportunities for youth to be consulted 
and participate in community events and 
service to things like youth councils and 
leadership development.,

Affordable Commercial Storefronts: 
Many local interventions help maintain 
affordability and keep local businesses in 
place. These include but are not limited 
to: establishing set-asides or preferences 
for spaces in city-owned or -financed 
buildings to locally owned businesses, 
streamlining the permitting process, and 
utilizing vacancy tax rates to discourage 
speculation and holdouts for higher 
rental rates.
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The proposed Los Angeles County 
Metropolitan Transit Authority (Metro) 
West Santa Ana Branch (WSAB) light rail 
line will build upon the historic Pacific 
Electric Railway Streetcar system and 
travel between Artesia and Downtown Los 
Angeles. The two proposed stations—the 
Pacific /Randolph Station located adjacent 
to Huntington Park’s historic Main Street 
and the Florence/ Salt Lake Station located 
in southeast Huntington Park—will provide 
increased access to jobs, services, shopping, 
and other needs and opportunities in 
the region. The increased access and 
connectivity generated by the two new 
stations is the most impactful transportation 
service in the cities and the region, 
supported by the activation of the station 
area, new development, and improved 
connectivity to the stations.

TRANSPORTATION

Pacific Boulevard, Huntington Park (1963)
Library of Congress

Community Goals
1. Reduced parking 

requirements

2. Improve wayfinding

3. Track mode shift and 
walking
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There are three scenarios detailed in the 
Planning Team’s Mobility Study, reflection 
existing conditions, planned improvements 
(particularly several separated paths 
included in the West Santa Ana Branch 
transit oriented development strategic 
implementation program documents), and 
what the team calls “ideal conditions,” 
which include a number of improvements 
that are plausible, but not planned, such as 
pedestrian connections between dead-ends 
and Slauson Avenue; opening gates in

With Planned Improvements:

• 184 additional households within a 10 
minute walk of the Pacific/Randolph 
Station

• 335 additional households within a 15 
minute walk of the Pacific/Randolph 
Station

• 266 additional households within a 20 
minute walk of the Pacific/Randolph 
Station 

• 223 additional households within a 10 
minute walk of the Florence/Salt Lake 
Station

• 704 additional households within a 15 
minute walk of the Florence/Salt Lake 
Station

• 1092 additional households within a 10 
minute walk of the Florence/Salt Lake 
Station

Under “Ideal Conditions”:

• 223 additional households within a 10 
minute walk of the Pacific/Randolph 
Station

• 335 additional households within a 10 
minute walk of the Pacific/Randolph 
Station

• 514 additional households within a 20 
minute walk of the Pacific/Randolph 
Station 

• 223 additional households within a 10 
minute walk of the Florence/Salt Lake 
Station

• 729 additional households within a 10 
minute walk of the Florence/Salt Lake 
Station

• 1578 additional households within a 10 
minute walk of the Florence/Salt Lake 
Station

Salt Lake Park that may generally be closed; 
adding additional crossings to complete the 
street grid; and an extension of the utility 
right-of-way path through a private parking 
lot to Florence Avenue. In addition, the latter 
two scenarios include reduced speeds on 
roadways and reduction of crossing delay 
among other improvements. In these various 
scenarios proposed improvements to the 
station area increase access to the station in 
the following measurable ways:
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Under “Ideal Conditions”:

As detailed in the Planning Team’s Market 
Study, we anticipate increased demand 
for office and multifamily space. This 
development will bring an increase in 
commercial activity as well as additional 
residents in the station area. It is important 
to note that the development envelope 
(the size/scale of the buildings included 
in the station area plan) envisioned by 
the conceptual scenarios produced by the 
Planning Team comfortably accommodates 
that demand for an initial decade following 
the opening of the two stations.

When discussing equitable transit-
oriented development (eTOD), transit can 
be substituted for broader transportation 
improvements to the station area and 
corresponding plans. Elements like on-street 
bus service, paratransit, better sidewalks, 
biking, and compact development in 
the station area are critical parts of the 
discussion and planning process. Equitable 
transportation and transit require municipal 
and transit officials to take a wider approach 
to eTOD. Street design and the way streets 
connect to various amenities become more 
important, emphasizing the ease and speed 
at which one can travel without a car on 
those streets to school, health care, the 
store, and other necessities. Specifically, 
based on the community walk audit, 
ensuring more bike connectivity and ADA 
compliant, accessible intersections and 
sidewalks are key for the Huntington Park 
station areas. Metro’s toolkit of First/Last 
Mile improvements around station areas 
might be an additional opportunity for City 
staff to collaborate with transit agencies on 
broader improvements for transit access and 
pedestrian connectivity. 

Further, transit equity efforts should consider 
the experience of getting to and from the 
bus and waiting for it. For Huntington Park, 
this could include aligning the HP express 
shuttle service with the station and working 
with Metro and LACMTA on improving bus 
stop locations and amenities to provide ease 
of transfers and connectivity. In addition to 
the above, unrealistic parking requirements 
should be removed from affordable housing 
developments in favor of transit access and 
to promote more equitable use of the public 
right-of-way.

Finally, the other elements discussed in this 
study are intended to ensure that improved 
transit and transportation is beneficial to 
current residents, and that allows future 
residents of all income levels to live in 
and access daily needs comfortably and 
efficiently. Ensuring that local businesses and 
affordable housing remain critical aspects of a 
successful eTOD effort.

LA Railway Electric Street Car, Huntington Park (Circa)
Library of Congress
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Pacific Boulevard, Huntington Park (1957)
Library of Congress

While the data presented in the Existing 
Conditions section provided a baseline for 
a variety of indicators, it is important to 
provide updated data for these indicators 
to determine progress made against the 
outlined goals and priorities. Analyzing 
changes to these indicators will provide 
insight into which strategies are achieving 
success and which may need to be improved 
upon or altered. It is up to the station-area 
cities to set measurable goals for each of 
the priority areas which could then translate 
into specific measures of success for the 
indicators outlined below. 

The following section suggests how these 
data should be monitored for change (and 
provide contextual insight into the success 
of the strategies), and clarifies indicators 
that are intended to be directly impacted by 
the proposed strategies.  



STRATEGIES MEASURES OF SUCCESS MONITOR FOR CHANGE

HOUSING Indicators to be directly impacted Indicators that may provide further insight into 
impact of proposed strategies

• Community Revitalization Investment 
Area (CRIA) and Enhanced 
Infrastructure Financing District (EIFD)

• Rental assistance program
• Homeowner rehabilitation assistance
• First time home buyers and 

downpayment assistance program
• Rent stabilization ordinance
• Inclusionary zoning (IZ) 
• Accessory Dwelling Units (ADUs)
• Community land trust (CLT) / 

Community investment trust (CIT)

• Decrease in the number of households 
that are housing cost burdened (renters 
and homeowners)

• Increase in homeownership rates 
(among the current resident population)

• Increase in the number of affordable 
residential units

• Increase in the number of affordable 3+ 
bedroom residential units

• Number of evictions per capita - decrease 
indicates success of housing strategies. 

• Number of people per household - a 
decrease could either indicate a decrease 
in overcrowding among households, or that 
larger households have been displaced. 
Because of this, it is necessary to assess 
in combination with other indicators 
that could reveal whether displacement 
or simply a reduction in overcrowding is 
occurring. 

• Average gross monthly rent - changes to 
average rent can provide insight into the 
impact of housing strategies on affordability. 

QUALITY OF LIFE Indicators to be directly impacted Indicators that may provide further insight into 
impact of proposed strategies

• Development impact fees and in-lieu 
fees

• Increase green and park spaces
• Community benefits agreements 

(CBAs) 
• Public space activation

• Increase in the number of non-chain 
restaurants/retail establishments

• Increase in the amount of park/open 
space per resident

• Educational attainment - a sudden increase 
in educational attainment may indicate that 
displacement has occurred if it is not also 
accompanied by a proportionate increase in 
new housing units. 

• Grocery stores and farmers markets - an 
increase in grocery stores and farmers 
markets can indicate increased availability 
and opportunity to purchase healthy foods. 

• Crime rates - a decrease in crime rates may 
indicate the success of placemaking and 
community safety and security.
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STRATEGIES MEASURES OF SUCCESS MONITOR FOR CHANGE

ECONOMIC OPPORTUNITY Indicators to be directly impacted Indicators that may provide further insight into 
impact of proposed strategies

• Small business improvement funds 
• Technical assistance
• Property or business-based 

improvement districts (PBID/BBID) 
• Legacy business recognition 
• Formula business ordinance
• Business down payment assistance 

program
• Community investment trust (CIT) 

or cooperative

• Increase in number of jobs 
accessible within 45 minutes

• Median household income (MHI) - a rapid 
increase in median household income may 
indicate displacement if production of new 
housing units is not proportional, while a 
decrease or stagnation in MHI may indicate 
that residents are not benefitting from new 
development or job opportunities. 

• Unemployment percent - a decrease in the 
unemployment percent could indicate that 
residents are benefiting from increased 
employment accessibility and opportunities. 

• Racial and ethnic composition - a rapid change 
in racial and ethnic composition may indicate 
that displacement has occurred. 

• Percent of population under 18 - a rapid decrease 
in the percent of the population under 18 could 
indicate that families with children are being 
displaced. 

• Number of commercial spaces owned by 
occupants - an increase in the number of 
commercial spaces owned by occupants could 
indicate successful support of businesses. 

TRANSPORTATION Indicators to be directly impacted Indicators that may provide further insight into 
impact of proposed strategies

There are three scenarios detailed in 
the Planning Team’s Mobility Study, 
reflection existing conditions, planned 
improvements, and what the team calls 
“ideal conditions.” 

• Increase in percent of population 
community by transit to work

• Increase in percent of population  
with access to high quality transit

• Cars per household - a decrease in the number of 
cars per household could indicate an increase in 
multi-modal accessibility of the station areas.  

• Number of parking spaces and rate of use - a 
stable or decreasing number of parking spaces 
and an increase in the rate of use of existing 
parking spaces may indicate an increase in multi-
modal accessibility of the station areas. 
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CONCLUSION
The strategies and policy tools detailed 
in this report were included to further the 
goals of the community and are meant as 
recommended actions for the station area 
cities to consider. Several of the strategies 
are in various stages of implementation 
and development at the present time which 
is detailed in the discussion of each. Next 
steps and local context considerations have 
been included where there is opportunity 
to improve the implementation of each 
recommended strategy or tool. 
While it is not feasible to pursue all of the 
recommendations or implement all 

strategies and tools at once, nor is that 
advisable, addressing the goals and 
priorities of the community will take a 
holistic approach that incorporates a suite 
of tools and policies  at different stages 
of the transit investment. Policy change 
and implementation over time and as 
development is planned for the station 
area will support  both increased economic 
activity in the station areas as well as the 
needed protections and support for existing 
and new residents. 

Pacific Avenue, Huntington Park (1930)
Library of Congress


