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1. Executive Summary

The City of Compton, under the direction of the Planning and Economic Development Department, recently
participated in a “A Vision for the City of Compton"—a Compass Blueprint Plan and the first opportunity for public
participation in the City's General Plan Update process. The Compass Blueprint, funded by the Southern California
Associations of Governments (SCAG), presented a series of planning concepts, which were supported by the City.
The past two years have seen limited progress in realizing the Vision Plan, however both the Planning and Economic
Development and the Redevelopment Agency have strong desire to implement the Vision. To assist them, the City
brought in the ICF Smart Growth team to develop an Implementation Strategy, a “roadmap” toward implementing a
Smart Growth Vision for the City of Compton. The Strategy was formulated through a weeklong charrette with the
City, including most critical departments, agencies, Planning Commission, City Council, and community stakeholders
including community leaders, business owners, developers, and other organizations. The current effort is based on a
review of several prior plans that included similar concepts for strengthening downtown’s assets and potential.

Recommendations
The primary recommendations for the Smart Growth Vision and Implementation Roadmap for the City of Compton
are:

1. Focus on Downtown Compton
Though there is much to do throughout the City of Compton, we believe it is critical that the City focus its
initial efforts and resources on creating a vibrant and lively Downtown Compton. Investing public resources
on downtown will show residents and developers that Compton is ready for change and will encourage
development throughout the City. With significant daily transit ridership passing through Compton on the
Blue Line, a new streetscape and redevelopment along Compton Boulevard will become Compton’s primary
“advertising billboard” to present the face of the new Downtown Compton to the region.

The development of Downtown Compton should include the following key actions:

e Compton Boulevard Main Street Strategy.

e Downtown Shopping Center Redevelopment.

e Attracting Downtown Businesses.

e  New Multi-Family Housing.

e Create a Gang Neutral Zone in and around Downtown.

2. Corridor, Zoning, and Design Guidelines
The City should create a Corridor & Streetscape Master Plan that articulates which streets are primarily
through corridors and which are primarily local circulation. Some of the corridors carry regional traffic while

January 2009 1-1 City of Compton
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others carry local traffic, and these should be designed appropriately. Reduced number and width of lanes,
added bike lanes, on-street parking, and wider sidewalks should all be evaluated along the less-traveled
corridors. The corridors currently have General Plan land use designations of General Commercial and
Mixed Use. The corridor land use planning should look at retail commercial nodes/centers rather than
continuous commercial strips along the corridors. This will allow the newly developed retail to be stronger
and more successful while allowing additional properties to transition to residential development in the
future.

The City needs to update their Policies, Land Use Mapping, and Zoning Regulations to allow greater
development opportunity including height, density, and lower parking standards for the downtown area. A
clear set of Design Guidelines should be created to promote high quality development and provide specific
direction for downtown, arterial corridor, and infill developments throughout the community.

Brickyard as a New Neighborhood

The Brickyard area is a unique opportunity to create a strong residential neighborhood that will broaden the
housing market in Compton. Working with property owners and developers, the City should develop a
Planned District overlay, essentially a master plan, to emphasize the few key elements that the City thinks
are critical for the site. This should include an interconnected street network that connects to the
surrounding neighborhood and the existing retail center; a mix of housing types including small-lot single
family, town homes, higher density multi-family, mixed-use apartments, or condominiums; and a centralized
public park. Development of a white paper outlining these concepts should be the first step to lay the
groundwork for future conversations with property owners.

Transit-Oriented Development (TOD) Employment Center

The Artesia Station Area is appropriate for the long-term development of a higher intensity employment
center. The City should create a strong structure plan that focuses on connections and multimodal
circulation to take advantage of the transit and freeway access while being a good steward by not allowing
inappropriate land uses that may inhibit future desired development. The City should work with the Crystal
Palace Casino and Regional Town Center to provide full access to the Artesia Station.

Implementation

The initial actions required to move forward with Compton’s Smart Growth Vision are detailed in Section 4, the Smart
Growth Implementation Roadmap, and include specific strategies that can be undertaken by City staff and
leadership, working in cooperation with Compton business people, residents, and developers. The Smart Growth
Implementation Roadmap consists of the following nine steps:

Step 1—Get Consensus on Plan
Step 2—Establish Strike Team to Expedite Plan

January 2009 1-2 City of Compton
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e Step 3—Conduct Smart Growth Training

e Step 4—Develop Downtown Design Guidelines

e Step 5—Detailed Streetscape Design and Construction
e  Step 6—Work with Property Owners

e Step 7—Inhabit Downtown Now

e  Step 8—Incorporate SG Principles in All Plan Reviews
e Step 9—Apply Experience City Wide

The team evaluated the information at the charrette and is recommending a focused but multi-layered approach to
the Implementation Roadmap. The objective is to present a clear and focused Vision and message to the residents,
businesses, and development community. That Vision is “Recreating Downtown” as a place that will represent the
best of the City of Compton, offering activities, entertainment, and places to go for its families, its youth, and its
elders. The Vision aims to celebrate the dynamic history of downtown Compton but in a new, progressive, and
forward thinking way, and to provide a place to go and a symbol of the renaissance of a vibrant community.

January 2009 1-3 City of Compton
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2. Analysis and Assessment of Smart Growth Opportunities

In support of the objective of developing a Smart Growth Implementation Roadmap for the City of Compton, the ICF
team conducted extensive assessment and analysis of factors affecting development in Compton. The assessment
included the following:

e Conducting individual interviews and group discussion with developers who have a history of working in
Compton.

e Conducting interviews with senior personnel from each City department.

e  Conducting interviews with three City Council members.

o Conducting interviews with County of Los Angeles representatives from the Compton Airport.
o Coordinating and facilitating a meeting with community groups regarding redevelopment.

o Attending an all day driving tour of the City under the direction of the City Redevelopment Agency.

Conducting a four day charrette to develop the Implementation Roadmap.

Our analysis also included reviewing numerous planning documents that the City of Compton has developed in the
last few years, including A Vision for the City of Compton (2007), Policies for a Thriving Compton (2007), and The
North Downtown Specific Plan and Compton Creek: Regional Barden Park Master Plan (2006). The results of our
Smart Growth Charrette and the recommendations in this document are in line with many of the conclusions in the
documents listed above including a renewed focus on Compton Boulevard and Downtown, more pedestrian friendly
streetscapes and greenways, and increased density and mix of uses in transit rich areas and neighborhood centers.

The primary related goals of the recent planning efforts include:

Focus on creating a pedestrian-friendly, mixed-use, great place downtown.
o Investin streetscape improvements that enhance Compton’s street-level appearance.

o Increase allowable heights and density and reduce parking requirements Downtown and in neighborhood
centers.

e  Establish urban design standards that guide high-quality design that is reflective of the character of the
community.

o Restore Compton Creek watershed.

A summary of the major recommendations from the previous planning documents is presented in Appendix B.

January 2009 2-1 City of Compton
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The ICF team also conducted targeted analysis of the economic climate in Compton to develop a picture of the
current economic and market conditions prior to beginning the charrette process. This effort included collecting and
analyzing information about the long-term potential for housing, retail, office, and industrial development, to ground
the planning effort in economic realities. The findings from this analysis are provided in Appendix C.

2.1 What We Heard

During the assessment and analysis phase and the charrette, the project team heard from a large group of diverse
stakeholders. Some of the important themes and concepts that emerged are summarized below. Significant and
recurring themes expressed throughout the process include the following:

o The City needs to maintain a consistent continuity of Vision for the City.

o The City is undertaking many specific projects and activities all throughout the City. This has sent mixed
messages regarding the City's priorities and long-term decision-making.

o The City should focus its attention and efforts on 2—3 projects within one area simultaneously, both public
and private, to show commitment and priority and to act as a catalyst for the area.

o The community desires a “there there,” a place to go with friends, family, and visitors.

o A new family-oriented place that reflects a high quality Vision for Downtown Compton.

A more detailed listing of issues identified by stakeholders is presented in Appendix A

2.1.1 Getting the Message and Focus Clear

In our interviews with City officials, staff, and developers, we heard repeatedly about the lack of a clear message
from the City. While it's understood that the City is purchasing numerous parcels throughout the City and promoting
development at those locations, the scattered approach is also giving a sense of lack of focus. The City should
continue to move forward with development on these sites but ensure that any future development meets the new
standards and design guidelines for the city. Each property should be seen as a catalyst for the improvement of
adjacent property. Consensus on a common City vision and action agenda will be needed to move further with City
investments and policies that stimulate the desired private investment. Without a continuity of vision for the City,
developers will be reluctant to invest. Some specific issues identified during this project are discussed below.

City Policy Regarding High Density and Multi Family Use
Zoning regulations and City policies should promote and encourage the implementation of the City’s Vision. In order
to provide high quality, accessible housing that gives people choices, the City will need to be more accepting of

January 2009 2-2 City of Compton
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higher density housing projects. Compton has an abundance of single-family homes but a lack of quality rental
products. The development community has stated there is a lack of support for multi-family rental housing. Multi-
family rental housing—for the workforce, for young people returning from college or leaving home for their first job, for
seniors who are downsizing or need to be close to assistance, for others in transition—is an important part of creating
choices for residents before they are ready to be homebuyers. In order to get quality multi-family housing and reach
the densities needed to get the most out of transit-oriented design around the Blue Line stations, maximum height
limits will need to be increased and parking requirements reduced. Some specific policy and zoning
recommendations to achieve this were outlined in Policies for a Thriving Compton.

Incremental Growth

Grand plans that rely on large development projects or major public investments are unlikely to happen soon due to
poor market conditions and constrained public resources. Large specific area plans take a lot of time and money to
create and often overly restrict development and creativity. The tearing down of existing buildings to build larger
projects causes increased blight while waiting for development, and when or if a project is built can lead to rents that
are prohibitive for local businesses. The City needs to begin planning around an incremental approach to
development and to focus on small and consistent victories that show progress and increase adjacent land values.

The City has been following a fairly aggressive (and effective) policy of acquiring a number of small parcels
throughout the City and aggregating them where possible to create larger developable sites. Although this strategy
helps create a land bank of available property and helps clean up blighted properties, it also has a negative effect of
its own. When developers (and the community) see a large amount of developable property sitting vacant over time,
they can begin to wonder what is wrong and when will something happen. The acquisition phase should probably
shift to action on specific sites, with more attention and resources paid to encouraging small infill development—uwith
properties following Smart Growth design principles—than to continuing aggregation of larger properties.

Affordable Housing

Because of market difficulties and unfavorable perceptions of Compton, building the first examples of mixed-use and
higher density residential projects will be difficult in Compton—but not impossible. Experienced non-profit developers
have access to funding that private development does not and also can overcome the housing markets perceptions
of Compton as a whole. Using experienced non-profit affordable housing developers to build quality and well-
managed affordable and workforce housing will help leverage the building of future market-rate housing. Quality
affordable housing will also increase housing choices for Compton residents and provide a stepping-stone toward
homeownership.

Quiality Development and a New Direction

Compton needs developers who are invested in the success of Compton as a whole and focused on providing a
high-quality and well-managed product. Developers that understand the importance of placemaking will help build
momentum for investment. Some of these kinds of developers are already working in Compton, but they have not
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been pressed to build in a way the helps reinforce and connect to the surrounding community. The City needs to
take a stronger stand by requiring development to tie into and build on existing neighborhood patterns or in some
instances buck the trend and build in a more pedestrian-friendly way. City agencies can promote a change in
business-as-usual with the development community if City leadership empowers them to say no to development that
does not promote the City's established vision and policies. Developers like getting a clear and consistent message.
They will deliver the desired product if the vision is clear, they get the same message from all departments, and the
rules and procedures are easy to understand.

2.2 Key Market Opportunities for a Smart Growth Strategy

The stakeholders who participated in the charrette were very clear about the kinds of development they would like to
see in Compton, including:

o Family-oriented restaurants and entertainment.

o Aplace with a mix of businesses where people who live and work in Compton can shop, meet friends for
lunch, or relax.

o  Quality office and industrial jobs.

Left on its own, the market will not necessarily deliver the kinds of development that Compton residents desire.
Meeting these goals will require not only supportive policies, but also targeted efforts by the City to take advantage of
future market opportunities. While the current development climate is poor, it is expected to recover over time. This
section discusses three key opportunities that Compton can capitalize on to encourage development over time—
transit-oriented development, unmet local retail demand, and the potential to capture future “green” job growth.
These opportunities are described in more detail below. While economic conditions are currently depressed, now is
a great time to plan ahead and lay the groundwork for a future economic turnaround.

2.2.1  Transit Oriented Development

Ridership was up more than nine percent on the Blue Line between September 2007 and October 2008.1 High gas
prices, congested freeways, and concerns over global warming are all contributing to a surge in demand for public
transit. Nationally, consumer preferences are changing in favor of more compact urban housing types that offer
access to retail, services, and transit. This trend is reinforced by a demographic shift toward smaller households,
including a growing number of “empty nesters,” singles, and non-family households who are more likely to value

1 www.metro.net/news; October 18, 2008.
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living in a walkable urban neighborhood. By the year 2030, Strategic Economics projects that there will be demand
for more than 111,000 housing units within a half mile of all Blue Line stations2. Compton has the opportunity to take
advantage of this market demand. These trends mean that Compton’s Blue Line stations, which are already
attracting developer interest, are key opportunities for continuing to attract new real estate investment.

More than one third (37 percent) of demand will be coming from single person households (Figure 2-1) and 32
percent will come from people age 65 and over (Figure 2-2). Since single-person households and seniors are
typically less likely to choose to live in a single family home, Compton will need to allow development of a variety of
housing options around its Blue Line stations in order to capitalize on the demand for TOD. Compton Station is the
best location to focus these efforts because of its close proximity to other residential neighborhoods, access to retail
services, and its location in an area already experiencing new housing development.

Figure 2-1: Estimated Demand for Housing near Blue Line Stations by Household Type in 2030

Non-Family
9,469
8%

Source: Strategic Economics, 2008

2 From Strategic Economic’s TOD demand model for Southern California, October 2008.
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Figure 2-2: Estimated Demand for Housing near Blue Line Station by Age in 2030

: N\
151t0 34
23,989
35to 64 ai%
52,673
47%

Source: Strategic Economics, 2008

Not only will a wide variety of housing options around Compton Station help in capturing the demand for housing
near transit, but it will also provide opportunities for Compton residents of all ages and household sizes to stay in
Compton. Currently, a high percentage of Compton residents are young families. Persons under the age of 18 make
up 37 percent of Compton’s population, compared to 27 percent in the County as a whole (Figure 2-3). The data
suggest that many Compton residents move outside the City once they reach adulthood. As shown in Figure 2-2, the
proportion of residents over age 35 is significantly lower than the County. One of the reasons may be because there
are limited housing opportunities for singles, young couples without children, and seniors, who are less likely to seek
a single family home. Providing more housing and neighborhood choices for residents is one way to ensure that
residents do not need to leave Compton to find appropriate housing.
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Figure 2-3: Age Distribution in Compton and Los Angeles County
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Source: American Community Survey 2007; Strategic Economics 2008.

An added benefit of transit-oriented development is that households in neighborhoods with public transit have more
money to spend on other things due to the money they save on transportation. As shown in Figure 2-4, in a typical
“transit rich” neighborhood, residents only spend about 9 percent of their budget on transportation, compared to
residents of auto dependent neighborhoods, who spend 25 percent of their income on transportation. Especially as
gas prices remain high, public transit, such as the Blue Line, builds a layer of affordability into a neighborhood.

Figure 2-4: Transit and Affordability

Transit Rich Average American Auto Dependent
Neighborhood Family Neighborhood

Source: Center for TOD Housing + Transportation Affordability Index, 2004 Bureau of Labor Statistics

Due to the cost-saving benefits of living near transit, it would be advantageous to encourage an experienced non-
profit affordable housing developer to build quality and well-managed affordable housing within a half mile of

January 2009 2-7 City of Compton
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Compton Station. A quality project will help transform the image of multi-family housing in Compton, will give
residents access to jobs via public transit, and will help leverage future market rate housing.

2.2.2  Retail Buying Power

Compton residents have buying power for more stores. Per capita retail sales in Compton are not only lower than
the County, but they are also lower than neighboring communities with comparable median household incomes
(Figure 2-5). The City of Lynwood, home to the Plaza de Mexico shopping center, has a lower median household
income than Compton, but as of 2007 had 17 percent more retail sales per capita than Compton.> We also know that
Compton residents have buying power for more stores because we heard from Compton residents and stakeholders
who complained that they frequently need to shop and dine outside of the City limits due to the lack of quality shops
and restaurants.

Figure 2-5: Per Capita Taxable Sales in Compton and Neighboring Cities, 2007
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Source: CABoard of Equalization; Strategic Economics, 2008, 9

3 CA Board of Equalization, Taxable Sales 2007.
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The recent Gateway Towne Center project provided much-needed additional retail for Compton; however, it is
focused on meeting regional retail demand rather than providing the kind of retail and entertainment that
stakeholders identified as desirable during the charrette. Downtown Compton offers an important opportunity to
provide a mix of local- and regional-serving retail and restaurants in a walkable, “Main Street’-style environment. To
maximize downtowns success, it is important to understand why retail is currently not locating downtown and why
Compton is experiencing significant retail leakage. Significant factors limiting development of retail in the downtown
area include:

e Personal safety concerns related to crime and gang activity.

o Lack of freeway access to support large retail development.

o Lack of local businesses that understand the local environment and cater to local needs.
o Lack of an identifiable “place.”

2.2.3 Job Growth Potential

Compton’s prime location for industrial users as well as its designation as an enterprise zone are key competitive
advantages for attracting new jobs in a changing economy. Compton’s recent Enterprise Zone designation will help
the City attract investment from companies interested in locating and expanding operations in Compton. Compton’'s
central location with access to freeways and the Port of Los Angeles will mean that industrial property will continue to
be in demand. Compton should take means to preserve and enhance its industrial land for future jobs. Some port-
related industries such as transportation and warehousing have low employment density; therefore, Compton should
look to diversify toward industries with greater employment potential.

Possible Opportunity to Capture “Green Collar” Jobs

Green collar jobs are blue collar jobs in green businesses. In other words, they are jobs with relatively low barriers to
entry in businesses whose products and services improve environmental quality.* Since Compton has relatively
high unemployment and low educational attainment, growth in these kinds of businesses could represent a key
opportunity to provide increased employment for Compton residents.

There are several factors that indicate that these industries will be growing in coming years. First of all, state and
local governments are passing policies to improve environmental quality and reduce carbon emissions. Assembly
Bill 32, for example, requires that California reduce carbon emissions to 1990 levels by the year 2020. These public
policies are fueling the growth of green businesses. Secondly, consumers are choosing to purchase goods and
services from environmentally responsible businesses. The market for these goods and services is expected to

4 Pinderhughes, Raquel, PhD. Green Collar Jobs: An analysis of the Capacity of Green Businesses to Provide High Quality Jobs
for Men and Women with Barriers to Employment, 2007.
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increase to $1 trillion annually in the U.S. by 2020. Lastly, the private sector is investing heavily in clean technology.
According to the Cleantech Venture Network, venture capital investments in clean technology increased 35% from
2004 to 2005.

Given these trends and the desire for more jobs in Compton, the area around Artesia Station could be a key location
to preserve for future growth in employment. In addition to the excellent highway access and central location in the
region, it is possible that the transit station could help to make the area more attractive to potential employers.
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3. Smart Growth Approach and Initial Target Areas

Based on the extensive amount of information collected and analyzed as part of this project, the ICF team has
developed a Smart Growth Implementation Roadmap for the City of Compton that directly addresses key issues
identified by the City and emphasized during our activities. These include the following:

e Provide a sense of place with pedestrian-focused community activities and retail environment.
e Increase higher paying job opportunities and home-grown small businesses.

o Capitalize on the abundance of transit—both Blue Line and RapidBus.

e Focus initial efforts on a few key target areas and projects.

Our recommended Smart Growth Implementation Roadmap for the City of Compton includes taking action in the
following areas:

Focus on Downtown and Compton.
Corridors, Zoning, and Design Guidelines.
Brickyard as a New Neighborhood.

TOD Employment Center.

oL
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Figure 3-1: Initial Smart Growth Target Areas
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The general locations of these areas are shown above in Figure 3-1. Our recommendations related to development
of these specific areas are further discussed in the following sections. Following the principles of smart growth, these
areas must be developed to leverage, enhance, and connect with surrounding areas as part of a City-wide smart
growth plan.

3.1 Focus on Downtown

Though there is much to do throughout the City of Compton, we recommend that the City focus its efforts and
resources on creating a vibrant and lively Downtown Compton. Investing public resources on Downtown will show
residents and developers that Compton is ready for change and will encourage development around the City. With
significant daily transit ridership passing through Compton on the Blue Line, a new streetscape and redevelopment
along Compton Boulevard will become Compton’s primary “advertising billboard” to present the face of the new
Downtown Compton to the region. Additionally, the other areas of recommended redevelopment have momentum
from private developers and will proceed without significant effort from the City; therefore, not focusing on downtown
may produce a doughnut hole effect.
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Downtown is a place of great opportunity and is the center and heart of the City of Compton. Its location in Compton
and its access to the region, connected with both easy freeway access and the Metro system, makes it an integral
part in the future of Los Angeles. Like many towns across the nation, the City Center has seen a lot of hardship in
recent years with vacant storefronts, the exodus of major anchors in its shopping centers, and persistent crime
trouble. Despite these hardships, Downtown Compton remains a viable place for development because of it physical
structure and connectedness to the City and region. With City reinvestment, Downtown has the potential to become
a vibrant center of restaurants, entertainment, community, commerce, and living. Compton is already seeing
increased development. New housing is being built downtown as part of the North Downtown Specific Plan, and new
stores are working to locate in vacant lots along Compton Boulevard. The two Downtown shopping centers are also
going through a massive transformation. The loss of K-Mart and the closing of Circuit City will provide a new
opportunity to work with the owners to begin the incremental transformation from outdated strip shopping centers into
a mixed-use downtown.

To implement development of downtown, we recommend the City take the following actions:

1. Develop a new streetscape for Compton Boulevard (Acacia to Santa Fe).

2. Work with existing retail centers between Willowbrook and Alameda to change their strategy to encourage
new uses to locate here.

3. Work with existing property owners and business between Alameda and Santa Fe to create a local business
“Main Street.”

4. Focus policing efforts to provide a safe, gang neutral zone in and around Downtown.

3.1.1 Streetscape for Compton Boulevard (Acacia to Santa Fe)

Compton Boulevard is the central spine of the City and has the opportunity to be something completely different and
unique in the City of Compton. Currently, Compton Boulevard is designed as an auto-dominated arterial, but it
carries less traffic because it does not connect to the freeways. The lack of volume has hurt business and left whole
blocks vacant; however, the same attributes provide an opportunity to transform Compton Boulevard into a thriving
community-based downtown district. A redesigned streetscape with a consistent street tree will create an identity and
a pedestrian-focused experience that connects the residential neighborhoods of Compton to Downtown. In
Downtown, Compton Boulevard can become the “Main Street” of Compton with small shops and restaurants fronting
the street with wide sidewalks and outdoor seating. A conceptual plan of a main street development along Compton
Boulevard is depicted in Figure 3-2. Additional details regarding specific streetscape needs is addressed in a
subsequent section of this report.
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Figure 3-2: Conceptual Downtown Streetscape for Compton Boulevard
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3.1.2 Downtown Shopping Center Redevelopment

The redevelopment of the two Downtown shopping centers can occur as an incremental process. Infill development
should help enhance the pedestrian experience and help build an active streetfront along Compton Boulevard and
internal streets. Vacant parcels in the shopping center should be used as catalyst sites for redevelopment. Locating
uses such as a senior housing with a senior center on the ground floor, mixed-use affordable housing, and/or

entertainment uses should be a priority. A public plaza lined with active uses should be located along Compton
Boulevard.
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Downtown Shopping Center Redevelopment Strategy

Meet with landowners to discuss market potential and opportunities.
[ ]

Develop design guidelines. No new drive-thru or auto-oriented buildings (follow design guidelines).

Work with land owners for an incremental transformation of shopping centers into a pedestrian-first mixed-
use district.

Figure 3-3: Downtown Retail Center Conceptual Development Plan
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The retail center area has the opportunity to bring specific requested uses to the people of Compton; the team’s
thoughts on several specific uses are discussed in the following section.

Entertainment Uses

Special uses like a Joe Dumars Field House or a performing arts center are a perfect fit for Compton, and the City
should work hard to encourage locating these uses downtown rather than on the periphery. Downtown is a central
location that is easy to access for Compton residents of all ages.

Senior Center

The senior center location and building type should be reviewed. Combining a senior center in a mixed-use building
with senior housing may make more sense. A non-profit housing developer can develop the senior building by
leveraging state and federal affordable housing and TOD funding. Locating a mixed-use senior building along
Compton Boulevard adjacent to a new open space plaza can be an important catalyst to future development in
Downtown.

Transit Center

Although the current transit center may be in need of redevelopment, it should be a low priority. It is currently in a
good location, and there are plenty of other locations available for development in the vicinity. The City needs to
work closely with the owners of the two retail centers flanking Compton Boulevard to develop a stronger working
relationship so that the centers’ owners understand the link between the centers’ success and Downtown Compton'’s
success. The two center owners need to realize that the two retail centers, while competing also act symbiotically
and would both be more successful if they were designed to be more integrated rather than two separate and
opposing centers. This will require extensive discussions at the highest level within the City (Mayor, City Manager,
and Redevelopment Director).

Market Issue: The two centers are each approx. 15-20 acres in size. They have each in the past had a humber of
larger retailers who have closed or have lost the competitive battle with other regional retailers. It is clear that the two
centers are fundamentally too large to each be only neighborhood (grocery-anchored) centers, while they are too
small and in the wrong location to function as regional retail centers. The property owners and City need to re-
envision these centers to scale back their retail programs so that they can each be successful, while using the
additional property to attract new activity. These may include recreational opportunities or higher density housing.

o The City should take the retail center's owners on a “field trip” to a series of projects that the City feels are
appropriate for and desired by the City.

o The City should also attempt to attract the types of developers the City wants—developers with experience
with the types of projects that are articulated in the Compton Smart Growth Vision. The City could assist the
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center's owners with additional design and planning, which should be targeted to attract the development
community as well as provide a strong vision and direction for the two retail centers.

In targeting this area for streetscape enhancements, the City can use the streetscape design process to also
articulate their desires for the types of uses and development/building design the City wants to line the streets they
are reinvesting in. Having the centers’ owners involved in the streetscape design process will help them get a better
understanding of the types of development the City will encourage and support in the future.

The City could offer assistance to either or both centers, with strings attached, however. The City should begin to
have these centers compete for their assistance, through either pre-development or redevelopment funding. This as
well as specific uses which the City is working to attract to Compton should be located in Downtown. Having the
centers compete for the favors of the City may bring them closer together to each work independently as well as
symbiotically to create a large anchor for Downtown.

An initial issue is to encourage the center not to fill the major tenant space with a low-end retailers. Low end retailers
often come into distressed retail conditions and through signing long-term, low-end leases can tie up a center's
redevelopment for many years, often requiring expensive lease buyouts in the end.

The City should attempt to focus some of the new exciting uses that were discussed in the charrette in the Downtown
area. The discussion included a Joe Dumars Athletic Facility. This would be precisely the type of use that embodies
the recreational activities for youth and families that we heard are so desired and needed.

The current downturn in the economy may be a blessing in disguise because difficulty in filling storefronts may allow
the opportunity for the centers’ owners to think out of the box and seek assistance from the City to fill empty spaces
or redevelop portions of the center.

o The City can use its contacts to assist the centers in locating desired tenants, specifically the family-style
restaurants mentioned during the charrette. This may require a portion of the center to be redeveloped or
reorganized with some tenants relocating to allow for a restaurant cluster. If this occurs at the southern
center, near the Circuit City space, then it should include the corner retail site; an open space and multiple
buildings should be developed to create a courtyard atmosphere that can be viewed from the rail transit and
from Compton Boulevard.

e The City may wish to target available funds to support this redevelopment through loans, grants, or other
economic incentives. It is important to get a critical mass of development that will add activity and provide a
destination to the community.

e It may be appropriate to provide the owner with some predevelopment assistance in terms of both redesign
of a portion of the center as well as marketing of the center to attract the appropriate uses or restaurant/
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tenant mix. A sophisticated retail brokerage company who understands the market as well as a high quality
site plan to begin the marketing and investment in redevelopment will be of assistance to either retail center.

An alternative path is to work directly with the centers’ owners to attract a developer who will create the type of
mixed-use retail/residential and open space plaza that can build off of the retail centers and also the transit station.
The southern corner, which now includes the Circuit City building site as well as the existing vacant building at the
Compton Boulevard/Willowbrook Street/rail corner may be ready for redevelopment. A mixed-use development with
ground floor retail and housing above could become the model for reinvestment for the area. It is not likely that the
private development market would be attracted to pursue a project of this kind in the foreseeable future. However,
the right non-profit developer may be able to leverage funding to develop such a project at this location. A non-profit
developer such as BRIDGE Housing (who is active in both San Francisco and Los Angeles) would be the level of
sophisticated development team required to successfully complete such a project.

The City should work closely with these property owners to create a master development plan and refocus uses the
City desires into these centers to help activate them. The plan will include a variety of ideas and alternatives to
transform these two retail centers to be more pedestrian friendly and connect better to the transit centers as well as
Compton Boulevard. For example: If the City is successful in locating a recreational facility such as the Joe Dumars
Field House in Detroit, they should attempt to locate it here in the centers (possibly in the vacant major retail building)
to attract the community to Downtown into a positive environment for families and young adults. A longer-term project
may be to reduce the southern retail center in overall retail area and add a substantial amount of housing over
ground floor retail. This would allow for higher density housing close to transit and services. It would not threaten
single family neighborhoods, and it would bring additional activity to the retail centers. This type of mixed-use infill
development is being encouraged in many communities.

3.1.3 Main Street Strategy (Alameda to Santa Fe)

The redevelopment of Compton Boulevard will require a “Main Street” Incremental Growth Strategy. Most of the
properties along Compton Boulevard are small and will require individual redevelopment over time. Parcel by parcel
incremental growth will allow rents to remain low and provide opportunities for local businesses. Waiting for parcel
aggregation and redevelopment will slow the process of transformation and likely price out local businesses.

The redevelopment process will require delicate negotiations with property owners and potential tenants. The City in
conjunction with the Chamber of Commerce should be proactive in approaching potential occupants. Financial
incentives like a fagade improvement program, tax exemptions, or rent reductions may be required to bring in wanted
tenants.
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Compton Boulevard Main Street Strategy
o Create streetscape design master plan for Compton Boulevard.
o Meet with landowners and Chamber of Commerce to create a working group.
e Hold events to get people in the practice of coming Downtown.
e Investin a facade improvement program.
e Develop open parcels.
o Create a Park-Once District.

Figure 3-4: Downtown Main Street (Santa Fe to Alameda)
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3.1.4 Establish a Neutral Downtown Area

Critical to the success of Downtown will be the neutralization of the area in terms of gang activity. A gang neutral
Downtown must be created and maintained in order to achieve the economic and social goals of the area.
Throughout our data collection and charette tasks, safety and crime related issues were routinely identified as
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underlying issues that, if not addressed at the beginning of the redevelopment process and maintained through and
beyond completion, have the potential to cause the entire project to fail.

3.2 Corridors, Zoning, and Design Guidelines

Compton’s physical structure is based on a grid of arterial roadways bounded by four freeways. At the center of the
hub, Downtown Compton sits at the intersection of the railway lines and Compton Boulevard. The arterials generally
follow the “automobile first” design and land use patterns, and tend to give Compton the same image and identity on
roadways that should probably be more tailored to the characteristics of the individual neighborhoods and business
districts. One key to creating a new identity for Compton is to begin to realize the differences of each arterial and
making the appropriate improvements. Several of the arterials link up to freeway interchanges and carry a significant
amount of traffic. Others, like Compton Boulevard, carry far less auto traffic since they are not directly linked to the
freeways and could be downsized and re-designed to support more pedestrian-oriented business and activities.

Figure 3-5: Major Arterial Network
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Implementation of Corridor Redevelopment

The City should create a Corridor/Street Master Plan with a hierarchy articulating which corridors are primarily
through corridors and which are primarily local circulation. Some of the corridors carry regional traffic while others
carry local traffic, and these should be designed appropriately. Reduced number and width of lanes, added bike
lanes, on-street parking, and wider sidewalks should all be evaluated along the less-traveled corridors. The Public
Works Department needs a master streetscape plan that provides a hierarchy for implementation of streetscape
improvements. It should include the latest in sustainable “green streets design” because water quality will be a major
issue as well as funding source in the near future. The corridors currently are zoned commercial/retail or mixed use.
The corridor land use planning should look at retail commercial nodes rather than continuous commercial strips along
the corridors. This will allow the newly developed retail to be stronger/more successful while providing additional
properties to transition to residential development in the future.

The Corridor/Streetscape Master Plan should also prioritize which streetscape enhancements should be undertaken
first to best coordinate with other community development projects and strategies. Project prioritization may be
somewhat general; however, the budget for these improvements and ongoing maintenance should be part of the City
general fund budget. On some specific projects, the City can also apply for special funding through transportation
enhancement projects as well as other sources.

3.2.1 Commercial Boulevards

Arterials like Rosecrans Avenue and Long Beach Boulevards (Figure 3-5, in red) are main thoroughfares through
Compton and have become important commercial streets because of the volume of customers using them and their
connection to the surrounding freeways. New median landscaping has helped to beautify the streetscape, but the
pedestrian experience and safety could be greatly improved. While maintaining traffic flow for drivers, development
along Rosecrans and Long Beach Boulevards should still be designed in a way that supports pedestrian activities.
The neighborhood centers at the major intersections can be intensified with increased retail and residential density as
development occurs over time. Buildings and business should front the street and wider sidewalks provided with
street trees. Parking lots and drive-thru windows should be located adjacent to or behind buildings.

3.2.2  Central Parkway

Alameda Street (Figure 3-5, in bluegreen) is a parkway bringing people and goods from the freeway into and through
Compton and provides a right of way for goods to travel through Compton on the railroad tracks below. Alameda is
not primarily a pedestrian oriented street and does not need to have a focus of additional businesses or residents
fronting it. It serves the City well as a parkway and should be designed accordingly.
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3.2.3 Residential Boulevards

Arterials like Alondra, Greenleaf, Central, and Wilmington (Figure 3-5, in orange) are primarily residential in nature
with small neighborhood retail centers located at major intersections. They are designed to carry much more traffic
than necessary and could be beautified by enhancing the pedestrian experience with fewer traffic lanes, wider
sidewalks, and new buildings fronting the street with stoops and storefronts at the major intersections. Greenleaf
Boulevard has the added potential of becoming a green corridor and expansive open space for Compton.

3.3 Restoring Compton Boulevard

Compton Boulevard (shown in green in Figure 3-5) is the central spine of the City and has the opportunity to be
something completely different and unique in the City of Compton. Currently, Compton Boulevard is designed just
like any of the other auto-dominated arterials in the City (Figure 3-6 and Figure 3-7), but it carries less traffic because
it does not connect to the freeways. The lack of volume has hurt business and left whole blocks vacant; however, the
same attributes provide an opportunity to transform Compton Boulevard into a thriving community-based downtown
district.

Compton Boulevard has the potential to become the focal point for the new Compton. A redesigned streetscape see
Figure 3-8 and Figure 3-9) with a consistent street tree will create an iconic identity and create a pedestrian-focused
experience that connects the residential neighborhoods of Compton to Downtown. In Downtown, Compton
Boulevard can become the “Main Street” of Compton with small shops and restaurants fronting the street with wide
sidewalks and outdoor seating.

Figure 3-6: Compton Boulevard, designed for auto Figure 3-7: Compton Boulevard, designed for auto
dominated use. dominated use.
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3.3.1 Compton ‘Main Street’ Streetscape Plan

o Design and build a new streetscape from Artesia to Santa Fe.

e Expand streetscape improvement area to include areas located at the intersections of Compton Boulevard
and Central, Wilmington, and Long Beach.

o Fill'in streetscape improvements to create a consistent experience for the complete length of Compton
Boulevard.

Figure 3-8: Pedestrian Friendly Streetscape Figure 3-9: Lower Volume Street Design

3.3.2 Implementation of Compton Boulevard “Main Street” Downtown Area

The downtown “Main Street” area from Santa Fe to Alameda along Compton Boulevard provides a unique
opportunity within Compton. The street width and traffic levels allow for reducing lanes and either widening
sidewalks or adding diagonal parking on the street. The parcels are relatively small with storefront commercial
buildings lining the street at the back of sidewalk. The street design and building pattern will allow for much slower
traffic and a much more pedestrian-friendly environment. The parcels are deep enough to allow for parking to the
rear of the buildings, allowing for continuous storefronts along the street.

The City has already purchased a humber of properties along Compton Boulevard in the designated “Main Street”
area. The City should work quickly so that no new development occurs that does not help to achieve the goal of
creating a downtown “Main Street” destination. The Walgreens development is a good example of a development
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that could inhibit other quality developments from coming into the area in the future or, if properly designed, could
anchor the street and be a draw and amenity for the residential neighborhoods surrounding the area.

A Project Team should be created within the City Agencies and include the Chamber of Commerce and Latino
Chamber as well to attract the best local businesses to this area. This area may be best suited to include a high
percentage of restaurant or other food businesses. The City should assist businesses with loans and property
owners with facade program and design assistance. It has also been noted that there are safety issues in this area,
which may be caused by specific known and unknown properties in the area. The City should begin an active Safe
and Secure Downtown safety program to assist current businesses and also to set the tone for future development.
This may mean more police officers designated to this area as well as walking/biking patrols.

The City should start immediately with a streetscape master plan for the 6-8 blocks from City Hall to Santa Fe along
Compton Boulevard. This can be the pilot model project of the Corridor Master Plan.

e The City should hold meetings with the property owners in groups and individually to attempt to work with
existing property owners or find how to best assist in developing the properties. The City may assist in the
coordinated development efforts with property owners by developing a concept plan for the area. This does
not need to be a binding plan, but a flexible plan which is maintained over time to reflect current project
thinking. Concepts such as plazas and other development elements should be conceptualized and used to
show the potential of various opportunities for parcels along Compton Boulevard's “Main Street.”

e Insome instances the City may want to purchase a parcel to assure implementation of an element within
the concept master plan; however, it would be best to assist the private development community to invest in
the Compton “Main Street” area.

e A Park-Once District using on-street parking and City sponsored lots would allow the smaller parcels to
develop more fully without the burden of on-site parking. This will encourage uses which generally require
substantial parking, such as restaurants, to locate in this area.

This area should develop more organically over time, with a focus on smaller local businesses. The Chamber of
Commerce should focus on restaurants and other eating establishments that could benefit from some of the existing
buildings and reduced parking costs, maintaining reasonably lower rents while new buildings would provide higher
quality space for new retail tenants. Projects should also be encouraged to include a mix of local-serving office uses
as well as other uses above the retail ground floor. Housing could also be an option, although residential parking is
always an issue. Therefore, residential above the ground floor retail should not be a requirement in this area.
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Figure 3-10: Conceptual Streetscape Designs for Sections of Compton Boulevard
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3.4 Brickyard as a New Neighborhood

The existing commercial development of the new grocery and adjacent commercial center at the Brickyard is a
missed opportunity for a coordinated neighborhood center, which could have included the shops as well as a plaza
gathering space. The development should have effectively tied into the Brickyard properties to the rear of the site
with strong site planning. The ability to integrate with the larger properties may be difficult, but should still be a
primary goal of the Brickyard Plan. The City has property that will assist in the overall development but is not
absolutely critical for the surrounding Brickyard site. Thus, the City should begin with open conversations with the
property owners regarding the City’s goals for this development site. The best strategy for the site development is to
attempt to create a strong residential neighborhood, which will become as connected to the commercial retail center
as possible.

An overlay Planned Development District should be incorporated including the entire area. The PD District should
have design regulations including a general site plan and design guidelines emphasizing traditional neighborhood
design principles. Street design, open space (a neighborhood park), and particular building prototypes should be
incorporated into the overlay zone. This will allow flexibility for the developer and yet articulate to the development
community the expectations the City has for the area’s development.
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Figure 3-11: Proposed Development from Figure 3-12: Conceptual Development of an Integrated
Previous Vision Plan Neighborhood
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The City should be ready to incorporate their property into an overall development plan and potentially sell to the
same developer as a strategy to get some of the overall elements that the City desires. The City should also consider
purchasing any hold out properties that are not willing to be properly integrated into the overall master plan. The
corner site at Compton and Central is a potential example of a critical site that should be incorporated into the area
plan. This project should be nearly self sufficient and is important to raise the bar of development in Compton, but it
should be sufficient in size to attract a sophisticated developer who knows how to develop a high quality community.
Traditional neighborhood development principles should be easily incorporated into the project and should raise the
level of design quality in the neighborhood. This is too important a site to not have a quality developer. Similar to the
retail centers, an organized trip to various new neighborhood developments should be considered to show the
potential of the site.

3.5 TOD Employment Center

The area around the Artesia Blue Line Station and the intersection of the 91 Freeway and Alameda Street is a unique
situation in Compton and has become a regional shopping center and an important tax generator for the City. The
area is largely cut off from the rest of the City, and the Gateway Town Center is likely to draw business from the
Downtown shopping centers. Opening the eastern gate of the Artesia Station should be a priority and will take a
series of delicate negotiations with interested parties. Currently the Crystal Hotel and Casino has closed the gate
due to unwanted pedestrian traffic through their property to social services located nearby.
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The Artesia Station area is currently a regional destination for shopping and entertainment with the new Gateway
Town Center and the Crystal Palace Hotel and Casino. It is also used regionally as an industrial-distribution center
associated with the Port of Los Angeles-Long Beach and freeway access. The Transit Agency has a desire for this
station to become a greater multi-modal hub with additional buses and a large parking structure for a park and ride
facility, taking advantage of its easy freeway access. As this area redevelops, it should take even greater advantage
of both regional freeway access and the Artesia Transit Station to intensify land uses and development potential.
The City wants to attract more jobs to the area to provide quality jobs for its residents.

Although there may be the ability in the future to attract a larger government office facility associated with Compton’s
Downtown, the Artesia Station area is more likely to be able to attract private sector business development. The
recommended strategy of focusing on retail and residential development in Downtown in the short to mid term allows
this area to mature, realizing that additional major investment in this area may take some time to occur. The Transit
Station should provide an edge for Compton, which it needs to market and take advantage of in the future. However,
this area may also take some time to transition to a more intensive employment center. To preserve this area for
future job growth, the City should not allow uses such as churches, which may compromise the viability of existing
industrial users and potential future employment uses.

Due to the longer term nature of this area’s transition, the planning in this area needs to be fairly flexible. It is
important to have an on-going dialogue with the primary players in the area (industrial land owners, Gateway Towne
Center, and the Crystal Hotel and Casino) and to promote a strong working relationship so that the group and City
are positioned to take advantage of any quality proposals or concepts which develop. Some projects which the City
may need to respond to include:

e Transit Center Park and Ride Structure, which needs to be planned so that it does not cut off the transit
center from future employment uses in the current industrial area.

o The City needs to work with the hotel and casino owners to open up transit center access to the public so
that the retail center can take advantage of the Transit Facility. The problems with non-hotel casino patrons
using their facilities need to be dealt with, but closing access should be unacceptable. It is too important to
the retail center in the future. The parking area and integration of the hotel and retail center falls apart in this
area, and neither is taking full advantage of the parking or the development potential of the property closest
to the transit facility.

e There may be a desire to attempt to attract or evaluate the potential for some entertainment type uses such
as a theater complex or other major family oriented activity that could not be attracted to the Downtown
area. Some uses could also take advantage of off-peak parking of retail, employment, or transit park and
ride users. Theatres have nearly opposite parking needs as a park and ride facility, and thus would be a
use which is symbiotic and takes advantage of the regional highway and transit access. This would require
substantial market evaluation. The City, Transit Agency, and adjacent casino and retail centers should be
encouraged to work together to take better advantage of the joint development opportunities.
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The City should develop a Structure Plan that addresses how the area will build out as a circulation system in the
future so that a project does not preclude other future development. It could also resolve some of the interface or
coordination issues that appear to disconnect the transit center, retail center, and casino/hotel. The industrial area
has a fairly good structure for transitional development, and the City should meet with property owners to get a good
understanding of the owners’ short-term and long-term goals, as well as of the lease lengths that impact
redevelopment timing. The area requires a bit of ongoing attention as a tax revenue generator for the City, though it
may be more about stewardship of future opportunity rather than immediate project implementation. The Transit
Center has the potential to change this dynamic at any time, so the City of Compton should be prepared to take
advantage of any opportunities here, as well as be able to say no to a low intensity development that does not meet
the City’s longer-term goals.

Figure 3-13: Artesia Station 10 yr.
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Figure 3-14: Artesia Station 30 yr.
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4, Smart Growth Implementation Roadmap

Based on the information collected and analyzed during this project and after listening to numerous stakeholders
throughout the City, the team has developed a nine step implementation plan focusing on the development of
Downtown Compton but also developing the structure, skills, and processes necessary to implement smart growth
concepts at the other three recommended areas and throughout the City. The Smart Growth Implementation
Roadmap consists of the following nine steps.

4.1 Step 1—Get Consensus on the Approach

As we heard throughout this process, a lack of clarity and consistency regarding development within the City is
slowing potential redevelopment and resulting in scattered, disconnected projects that have missed opportunities to
maximize their influence. A critical first step to redevelopment in Compton will be for the City to formally adopt this
Smart Growth Implementation Roadmap to guide future development.

4.2  Step 2—Establish Strike Team to Expedite the Process

Many stakeholders commented that enough studying has been done and action is needed. To capitalize on the
momentum of this project and other recent projects, we recommend establishing a Strike Team composed of the
heads of all City departments. The strike team should meet twice a month with a firm agenda that returns steady
progress in implementing this plan.

4.3 Step 3—Conduct Smart Growth Training

We recommend that all Strike Team members and key members of the Redevelopment and Planning Departments
receive 1-2 days of training on smart growth principles including a field trip to local redevelopment project

4.4  Step 4—Develop Downtown Design Guidelines

There are areas in Compton where development is likely to continue, and there are areas where the City will have to
work hard to lure investment. The areas along Rosecrans Avenue, Long Beach Boulevard, and adjacent to the
freeways have seen recent development and will likely draw continued interest. The sites will develop because they
are in demand, but it is important for the City to learn to leverage new development in a way that will continue to
increase value of adjacent properties and further the City’s goals and vision. The City deserves to get the type of
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development it wants. Good and thoughtful site plan review is critical. Adopting a very basic set of design guidelines
will help both the City staff and developers understand what is expected when working in Compton.

The recommended Set of Development Design Regulations/Design Guidelines for Corridor Development should
illustrate appropriate site planning and building design desired and acceptable for properties along the corridors.
These will include parking and building locations for commercial site planning and strategies for residential
development as well. It is important that the corridor development raise the image of Compton.

Figure 4-1: Example of Retail Building Design Guidelines
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Figure 4-2: Example of Streetscape Design Guidelines
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4.5 Step 5—Detailed Streetscape Design and Construction

Compton Boulevard should be the primary initial focus for the Public Works/Engineering Department relative to
changing the design and creating a new streetscape for future development in Downtown. The Downtown
Streetscape recommendations include Compton Boulevard streetscape in three sections: Acacia to Willowbrook;
Willowbrook to Alameda; and Alameda to Santa Fe.
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These three sections correspond to the redevelopment implementation from the Civic Center through the retail
centers and Specific Plan area to the “Main Street” retail area. Other future streetscape enhancements may relate to
other major project developments such as the Brickyard, local retail nodes, and specific neighborhood safety
enhancements such as major crossings of the Compton Creek linear bikeway.

4.6 Step 6 — Work with Property Owners

The current large retail centers located between Willowbrook and Alameda have significant potential to provide
economic growth and transform the area; however, the transformation of these centers will require the development
of strong relationships between the City and the property owners. As there are significant economic benefits to both
the City and the property owners from development of these parcels, clear communication of the City’s vision and the
potential benefits it has to the property owners is critical. The ICF team recommends the Strike Team develop and
implement an outreach and communication plan with the objective of developing cooperative and collaborative
relationships with the property owners.

4.7 Step 7 - Inhabit Downtown Now

In an effort to begin to change the perception of downtown and cultivate a sense of place, the ICF Team
recommends that the City implements a program to promote downtown-based activities. This should include working
with community-based organizations to encourage and support public meetings downtown coupled with increased
publicity of such events.

4.8 Step 8 - Incorporate SG Principles in All Plan Reviews

The experience gathered by City staff in Step 3 of this plan and the adoption of design guidelines discussed in Step 4
of this plan should be made an integral part of the plan review process. This will provide consistent guidance and
feedback to developers about the vision of the City and the types of development that the City is supporting.

4.9 Step 9 - Apply Experience City Wide

As Steps 1 through 8 are completed, City staff and processes will be in place to allow the application of smart growth
principles to all future development within the City.
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Challenges

Parking requirements near transit are too high.

Height/density restrictions.
Image/perception problem.

Inconsistent City assistance and lack of vision.

Need for streetscape improvements.
Current economic downturn.

Losing business to surrounding areas.
Lack of activity in downtown.

School district.

Small parcels.

Need to concentrate efforts in a few areas.

Opportunities

Transit.

Central location.

Vacant properties (some large).

Recent development/momentum for change.
Potential for critical mass of development in the
downtown.

Proactive City efforts/planning.

Potential for affordable/workforce housing
development.
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City Departments
Redevelopment Agency Public Works
e Youth oriented projects a priority. e Need streetscape master plan.
0 Activities. o Coordinate w/parks plan and
0 Performing arts. drainage/stormwater.
0 Major sports/recreation facility. 0 Helpful and educational for council to see
= Need clearer project definition (has been overall.
poorly designed, mismanaged = many o Corridor improvement concept plans.
problems). = Aesthetic goals for corridors.
e Discourage density. o Evaluate “real traffic” on corridors.
0 Except possible in a few areas. = Some through corridors to carry traffic.
o Discourage or better manage rental = QOther may have design flexibility to
(Homeowners=stability) reduce lanes or street width.
e Discourage “affordable” housing (subsidized). = Issues with reducing lane widths.
o Need for basic education on non-profit housing. o Stormwater and sanitary infrastructure.
(i.e., Bridge/Mercy, etc.) = Difficulty with no grade in streets.
e Schools make keeping young working families in = “Green streets” could work but not highest
town difficult. priority.
e Retail center owners have minimal true cooperation o Discussed bike/walk streets.
with redevelopment and planning. = Connect to neighborhood amenities and
bike trail.

¢ Inmode of property acquisition to better control

future projects. 0 Compton Creek Master Plan.—consensus

around this effort.
= Consensus—good model for planning?
= Started as clean up and then moved to

planning.
0 Presented concepts on narrowing certain

streets (Compton Blvd. in specific area).

= Coordination with facade improvements.
e Parking district/streetscape.
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Building and Safety

No major issues with unreinforced buildings.
Needs additional code enforcement.

With regards to rehabs, renovations, and
maintenance.

0 No major issues with rehabs.

Chamber of Commerce

Strip centers without anchor tenants have been
failing.

Mostly local stores but seeing many outside
businesses locating an additional store in Compton
to take advantage of market.

Family oriented restaurants needed.

Haven't been able to attract restaurants that the City
would like. (“Bull Winkle”)

Youth entertainment lacking.

Gang issues—security.

Most businesses leasing.

Many don't have strong business background.

o Education on how to “deal with” City (chamber).
Compton and EI Camino College have some
programs for start up businesses but mostly
chamber efforts.

Plaza de Mexico is a good model to look at.

More restaurants in focused area. (Put along
Compton Blvd—Alameda to Santa Fe.)

Major shopping centers not involved to great extent
with chamber or other businesses.

Small businesses don’t understand building
department issues.

Economic Development

o Discussed facade improvement programs (linked
to other improvements).
e Need “image” for Compton.
0 Need directions on types of businesses.
= Examples: Pine Street—Long Beach,
Plaza de Mexico—Lynwood
Concept: Ethnic selection of restaurants, shops, pro-
offices

Planning Department

e The specific plans are only conceptually adhered
to.

e Need more coordination with and clarity to
properly review or direct development reviews.

o Need to “preserve” or work with what is unique in
Compton and enhance.

o Need tools to implement/review project submittals
(currently use outside architect for design
review).

o Design Guidelines - regulations (not just
“recommendation”).

0 Need to be adopted by City pc/council.

o0 Design Guidelines or changes to regulations
and overlays.

e Need amenities to attract young professionals.

0 Variety of restaurants, family and open in
evenings.

o Park space well developed with quality
programs.

o0 Uniform walkable streetscapes in downtown.

o0 Small shopping/restaurant area.
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Summary Thoughts

Need continuity of vision for City.

0 Streets, types of development, uses
character.

Focus efforts on a few key sites (i.e. projects:

including streets, open space, development-

commercial/housing).

Compton Blvd: Focus efforts along Blvd. nodes

(more opportunities for streetscape/pedestrian

area).

Need a “place” to go with friends, family, and for

business.

Need a ‘there’ which helps identify the new

character for Compton’s future.

A family/youth oriented place.

Implementation Themes

Consistent message (council-departments-
developers).

Coordinate plan for streets/open space/develop.
Focus City effort on 1-3 projects to move
forward.

“Market” projects to development community that
“gets it.”
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Vision for the City of Compton — June 2007 — SCAG & Compass Blueprint

a.

Promote the development of a vibrant, walkable “Main Street” districts on Compton Boulevard,
Rosecrans Avenue, Central Avenue, and Alondra Boulevard.

Take advantage of transit station areas by increasing public investment toward housing, jobs, and
entertainment.

Provide high quality, accessible housing that gives people choices.
Restore Compton Creek watershed.

Create incentives for local entrepreneurs and provide resources to enhance local business
opportunities.

Invest in streetscape improvements that enhance Compton’s street-level appearance.

Provide incentives for facade improvements along major corridors to enhance business
opportunities and to foster a sense of safety.

Establish urban design standards that guide high-quality design that is reflective of the character of
the community.

Policies for a Thriving Compton — June 2007 - SCAG & Compass Blueprint

Se "o 20 o

Create a mixed-use overlay zone for targeted areas.

Allow mixed-use options in manufacturing zones.

Increase allowable heights.

Increase allowable buildable area.

Increase allowable residential density in R-M, R-H and C-L Zones.
Reduce parking requirements for residential, retail, and office uses.
Utilize on street parking.

Implement shared parking strategies.

North Downtown Specific Plan

~® a0 o

A pedestrian-friendly City center with a mix of land uses.
The entertainment “hub” of the City.

Improved walkable shopping centers.

A place where businesses want to locate.

A place for living as well as working.

The cultural “heart of the City.”
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The consultant team considered the long-term potential for new development in Compton to ensure that the Smart
Growth Implementation Plan will be realistic in terms of likely future market demand and economic trends. This
appendix provides supplementary background information about current market conditions. Please refer to the main
body of the report for a discussion of key opportunities for future development, including transit-oriented development
(with a focus on residential), additional local-serving retail, and the potential to attract “green collar” jobs.

Setting the Context

Nicknamed the “Hub City,” Compton is located in southern Los Angeles County, a strategic location in the Southern
California region. Compton is about 15 miles south of Downtown Los Angeles, about 10 miles north of Downtown
Long Beach, and about 10 miles away from the Port of Los Angeles-Long Beach, the busiest port on the West Coast
of the United States.

The City of Compton is connected to the region by freeway and by light rail. The 710 freeway borders the City to the
west, the 91 freeway to the south, and the 105 and 110 freeways are about one mile away. These freeways allow
residents to access jobs and recreation in other parts of the region, and they also bring regional traffic. Several of the
major arterial streets in Compton are also used for cross-town trips, especially Long Beach Boulevard, which also
has bus rapid transit.

Compton has two Blue Line stations: Artesia Station, located in the southern portion of the City, and Compton
Station, located in the heart of Compton, near the civic center complex. The Blue Line connects Compton with the
jobs centers of Downtown Los Angeles and Downtown Long Beach. Just within the last year, from September 2007
to October 2008, ridership on the Blue Line was up 9.1 percent.> As freeways become increasingly congested, gas
prices remain high, and more policies are passed to reduce greenhouse gases, demand for housing and employment
uses will increase near these two light rail stations.

The Alameda Corridor is another piece of significant transportation infrastructure in Compton. This below-grade
freight rail line moves containers to and from the Port and Los Angeles-Long Beach without disrupting auto traffic.
This corridor, coupled with excellent freeway access, gives Compton a competitive advantage in port-related
industries such as warehousing and distribution.

Residential Market

The population of Compton has been growing during the past 10 years, in part due to growing household sizes and in
part due to new development that offers opportunities for new residents to live in Compton. Today, 100,037 people
live in Compton and the average household size is relatively high at 4.3 persons. The vast majority of housing in
Compton consists of single-family homes.

5 www.metro.net/news; October 15, 2008.
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Compton Population from 1990 to 2008
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Recent residential development has consisted mainly of single family homes and townhomes. In 2005, Compton
experienced a dramatic increase in the number of building permits for new residential units. Compton has begun to
catch developers’ attention, for reasons such as central location, available land, and good transportation options.6
The City should try to continue that momentum, and by planning for the next market cycle, the City will also be able
to direct new investments in a way that will best enhance Compton’s neighborhoods.

& Interviews with Developers, October 2008.
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Building Permits for New Housing Units, 1990 to 2008
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Commercial

Recent commercial development follows a pattern similar to residential development in that Compton experienced a
dramatic increase in building permits in 2007. This is likely due to the new Gateway Town Center, the big-box retail
development off the 91 Freeway at Alameda Street and the new Fresh and Easy supermarket. Again, in recent
years Compton has begun to catch developers’ interest. By locating on the edge of Compton and next to a major
freeway, recent commercial development has focused not only on Compton residents’ buying power, but also on
capturing a regional market.

Compton is in a key location relative to the Port of Los Angeles-Long Beach, and demand for industrial property in
Compton and the South Bay region is expected to remain in high demand despite the current economic recession.”

7 Colliers International, South Bay Market Report, Industrial 2Q 2008.
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Dollar Volume of Non-Residential Building Permits, 1990 to 2008
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Foreclosure

As shown in the table below, foreclosures appear to be a greater problem in Compton compared to the County
overall, and even compared to neighboring cities. In October 2008, 8 out of every 100 housing units in Compton
were in some state of foreclosure (preforeclosure, auction, or bank-owned), compared to 2 out of every 100 units in
Los Angeles County.2 Compton appears to have been more impacted than other cities because residents tend to
have lower incomes and thus were more likely to require subprime mortgages to buy a home; in 2006, for example,
52 percent of all home loans were subprime in Compton, compared to 31 percent in the county. Foreclosures will to

continue to affect Compton’s housing market in the coming years.

8 Realty Trac, October 2008; Department of Finance, 2008.
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Subprime Loans and Foreclosure in Compton and Neighboring Communities

Percent of Home Loans that Percent of Homes in
Location were Subprime, 2006 Foreclosure, 2008
Compton 52% 8%
Carson 39% 4%
Gardena 35% 3%
Paramount 43% 4%
Lynwood 44% 4%
Long Beach 31% 2%
Los Angeles County 31% 2%
San Bernadino County 40% 6%

Source: Department of Finance; Policymap.com; Realty Trac; Strategic Economics, 2008.
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