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HOUSEKEEPING

1. Meeting length: 1.5 hour

2. This meeting is being recorded

3. All participant lines will be muted

4. At the end, there will be a Q&A session

5. If you have a question during the presentation, please type it into the chat box

6. We will log all questions and then voice a selection at the end of the presentation

7.A recording of this webinar and the PowerPoint slides will be available on the SCAG website. We 
will send a link to everyone who has registered after the event



AGENDA

1. Overview of the Other-to-Residential (OTR) Toolkit 

I. The Typologies 

II. Identification of Sites 

III. Toolkit Structure 

IV. Toolbox

V. Case Studies

2. Practical Applications of the OTR Toolkit by Cities and Sub-Regional COGs             
Jonathan Pacheco Bell (Senior Project Manager) & Walter Siembab (Research Director)

3. Q & A
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THE OTHER-TO-RESIDENTIAL (OTR) TOOLKIT

What is the OTR Toolkit?

Who is it the for?

Why is it needed? 
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THE TOOLKIT: COMPONENTS

OTR TOOLKIT

1. Step-by-Step Guide

2. Toolbox

3. Site Design Lookbook

4. Case studies 

5. OTR APPENDIX 
i. Research Memo

ii. Brownfields Remediation Memo

iii. Site Inventory Methodology 
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THE OPPORTUNITY

Golf courses, gas stations, retail commercial and brownfields have the potential to become attractive for conversion 

to residential due to market factors, the changing nature of their use, and broader policies and priorities for 

development Statewide
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TYPOLOGIES: GOLF COURSES

Closure of golf 

courses nationwide 

opens the debate on 

new uses for them

Municipal golf courses are 

publicly owned so cities and 

public agencies can have 

more control over how they 

are developed

As large sites, golf 

courses provide the 

opportunity for phased 

redevelopment

Surplus Land Act has 

enabled jurisdictions to 

redevelop golf courses 

more easily
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TYPOLOGIES: GAS STATIONS

Nationwide trend of 

gas stations closing 

down

Gas stations are adjacent to 

other auto uses providing 

opportunities for consolidation 

of parcels

Gas station sites offers 

opportunities to build 

housing in urban areas
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TYPOLOGIES: RETAIL COMMERCIAL

Growing e-commerce 

and low tenancy rates 

provide opportunities 

for conversion of 

commercial sites

Existing zoning codes may 

permit residential uses on 

commercial sites

Commercial sites allow for 

transit adjacent or highway-

accessible developments, 

often along major corridors 

and intersections

Commercial sites can often 

accommodate large 

residential/mixed-use 

redevelopment projects with 

high unit counts 
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TYPOLOGIES: BROWNFIELDS

Brownfields are often 

infill sites in urban core 

areas

Redeveloping brownfields 

can revitalize historically 

disadvantaged areas

The Brownfields Utilization, 

Investment, and Local 

Development Act (Build Act) 

& Liability Relief provisions 

reduces liability risks in 

brownfield developments

Federal and State funding 

opportunities and tax 

incentives available for 

brownfields assessments and 

cleanup
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IDENTIFICATION OF SUITABLE SITES

SCAG's HELPR Tool can assist agencies 
select parcels best suited for conversion 
to residential in their jurisdictions

Use queries to:

1. Sort the parcels by the specific land use 
typologies 

2. Parcels can be filtered based on ideal 
physical site considerations conducive to 
residential development

3. Agencies can also prioritize parcels for 
conversion to residential based on access 
and opportunity criteria

https://rdp.scag.ca.gov/helpr/?page=page_0
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TOTAL NUMBER OF SITES IDENTIFIED IN THE SCAG REGION

County Total # of Parcels 

for all Land Uses 

Total Acreage

Orange 8,959 17,299

Los Angeles 5,366 15,839

Riverside 2,903 14,031

San Bernadino 2,425 6,745

Ventura 497 1,254

Imperial 113 608

Total 20,263 55,776
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THE TOOLKIT: STRUCTURE 

A.Step-by-Step Guide 

B. Toolbox

C.Case Studies 
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THE TOOLKIT: STEPS
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THE TOOLKIT: BEFORE YOU BEGIN

1. Review each typology and summary of 
opportunities 

2. Identify the most impactful to your 
jurisdiction

3. Proceed with Steps 1 - 4 of the process, 
going through the details of your 
chosen site typology(ies)
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THE TOOLKIT: STEP 1 ANALYZE THE POTENTIAL

Key Questions

➢ Do you have any retail centers with low tenancy rates/high 
vacancies for several years?

➢ Are there vacant/underutilized retail centers that are transit 

accessible or in Specific Plan Areas focused on densification? 

➢ Is there potential for smaller commercial sites to be consolidated 
into a larger development parcel?

➢ Are there any large retail centers that have underutilized surface 
lots that can be developed?

Who should participate

• Planning 

• Community Development 

• Economic Development 

• Public Works

Key Outcomes

• Inventory of underutilized sites 

• Maps of specific opportunity areas
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THE TOOLKIT: STEP 2 EVALUATE BARRIERS 

Regulatory Barriers

Are there existing regulatory barriers to redevelopment 
of commercial sites to multifamily residential/mixed 
used in your jurisdiction?

For example….

• Does the underlying commercial zoning for the 
opportunity site allow for by right residential?

• If multifamily residential permitted, does it support 
compact development densities (min 30 du/ ac)?

• Are there any requirements in existing ordinances that 
limits the conversion of commercial sites to 
residential?

Regulatory Incentives 

Are there regulatory incentives that make residential 
development attractive in your jurisdiction?

For example…

• Are there any parking reductions for residential 
developments as part of existing ordinances?

• Is density bonusing available for opportunity sites?

• Is there a streamlining or expedited review process in 
place?
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THE TOOLKIT: STEP 2 EVALUATE BARRIERS 

Design Guidelines

Do existing design guidelines for mixed-use/multifamily 
buildings in your neighborhoods facilitate context-
sensitive development, and good urban design?

For example…

• Are there guidelines for buffering new residential 
development in commercial zones from adjacent 
nuisances ?

• Are there urban design guidelines for developments to 
respond to the scale of the surrounding context?

• Are there guidelines and best practices for promoting 
compact development on infill sites?

Physical Challenges

Do commercial opportunity sites have physical 
challenges for redevelopment?

For example…

• Are there several commercial sites that are 
individually too small for multifamily residential?

• Are small commercial sites unfavorable for residential 
development i.e., lack of space to accommodate 
setbacks, parking etc. 
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THE TOOLKIT: STEP 2 EVALUATE BARRIERS 

Community Involvement

How do community voices influence redevelopment 
initiatives?

For example…

• Is there community support for new residential 
development along commercial corridors?

• Is there a community engagement process to build 
support for redevelopment sites?

• Are community benefits agreements/community 

engagement required as part of new developments? 

New Infrastructure

Does new infrastructure need to be built for 
redevelopment or large-scale commercial sites?

For example…

• Have infrastructure needs for new residential capacity 
been assessed in districts/corridors that may be 
opportunity areas for conversion of commercial sites?

• Can incremental infrastructure improvements to 
support smaller sites be achieved through development 
impact fees?

• Are there special funding mechanism like EIFDs in 
place to fund infrastructure investments  
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THE TOOLKIT: STEP 2 EVALUATE BARRIERS 

Development Risk 

Are there measures in place to reduce entitlement risk 
for developers in approvals process?

For example…

• Are developers required to provide off-site 
improvements/amenities that may increase 
permitting times?

• Are there clear guidelines for development in-lieu 
fees?

• Are developers required to coordinate individually 

with other agencies e.g., Caltrans etc.? 

Development Interest 

Is there development interest for residential/mixed-use 
development in your community?

For example…

• Is there a database of opportunity sites to market to 
potential development partners?

• Is there a TOD or affordable housing incentive to 
complement State Law and provide additional benefits 
to create market demand for residential conversions?
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THE TOOLKIT: STEP 3 IDENTIFY TOOLS

Category Tools

1 Remove Regulatory Barriers General Plan Amendment Along with Zoning Amendment or Ordinance

2 Incentivize Residential Infill Parking Incentive/Amendment

Flexible Development Standards or Development Incentives 

3 Minimize Physical Challenges Lot Consolidation Incentives 

4 Promote Good Urban Design Infill Site Design Guidelines 

5 Reduce Development Risk Streamlined In-Lieu fees / Development Impact Fees for Impact Mitigation

Program EIRs

6 Facilitate Community 

Involvement 

Local Business Assistance Grants and/or Legacy Business Programs 

Proactive Community and Stakeholder Engagement 

7 Generate Development Interest Opportunity Site Inventory/ Database

Marketing and Outreach Programs

8 Fund New Infrastructure Enhanced Infrastructure Financing Districts (EIFDs)/ Community Revitalization and 

Investment Authorities (CRIAs)

9 Brownfields Remediation Brownfields “Case Management Team”
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THE TOOLKIT: STEP 3 IDENTIFY TOOLS
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THE TOOLKIT: STEP 3 IDENTIFY TOOLS
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THE TOOLKIT: STEP 3 IDENTIFY TOOLS
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THE TOOLKIT: STEP 3 SAMPLE POLICY LANGUAGE
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THE TOOLKIT: STEP 4 CREATE A CONVERSION ROADMAP

Tool Clustering 

Tool clusters can address various types of challenges and identify a 
variety of policy, program and process improvements or adjustments 
depending upon the type and scale of development and underlying 
site typology. 

Implementing The Roadmap

1. Identify key champions within the agency to move forward with 
implementation

2. Assign responsibilities for tasks for each lead department 

3. Create a schedule with clear milestones and completion targets

4. Identify and acquire funding for staff time, grants and other 
expenses for program formulation 

5. Set measurable goals and identify desired outcomes and metrics 
for success.
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COLLABORATION WITH ACADEMIA: DESIGN LOOKBOOK 

• 9 case study sites 

• 6 SCAG Counties

• Inland and Coastal

• Low, medium and high 
density contexts 
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CASE STUDY SITES: AVALON WEST HOLLYWOOD 
(Former Retail Strip Mall)

Before After

• Failed strip mall converted to mixed-use development with affordable 
senior housing



30

CASE STUDY SITES: AVALON WEST HOLLYWOOD 

Site Area 

• 3 acres

Zoning

• Community Commercial CC1

Development Program

• 7-storey mixed use

• 294 market rate units

• 76 senior/affordable housing

• 32,000 sf of retail 
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CASE STUDY SITES: LINCOLN AT ORANGE GROVE PASADENA

Before After

• Abandoned gas station and adjacent parcels converted to mixed use 
development with affordable, for sale and rental housing 



32

CASE STUDY SITES: LINCOLN AT ORANGE GROVE PASADENA

Site Area 

• 1.25 acres

Zoning

• Mixed-use with residential 
permitted by-right

Development Program

• 4-storey mixed use

• Units
• 22 low-income

• 13 moderate income

• 11 workforce

• 6,167 sf of retail 
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WHERE TO PLACE HOUSING

• New housing should be placed in locations 
that would further SCAG's Connect SoCal's 
goal for sustainable development

• Smart growth best practices for creating 
walkable, vibrant, and healthy communities

• Compact cities/sustainable development

• Focus on equity in decision-making and 
development outcomes 

• Housing Affordability and Diversity of Options 



Practical Applications of the OTR Toolkit by 
Cities and Sub-Regional COGs

SCAG: Toolbox Tuesday

September 27, 2022

South Bay Cities Council of Governments



LAX

Port of LA

“A SUB-URBAN 

LABORATORY”
Microcosm of California

 Multi-ethnic and multi-cultural

 Various income levels

 Diverse languages

 Cities, hills, beaches, and valleys

 15 cities from 2000 to 150,000 in 
population plus portions of City of 
LA and Unincorporated LA 
County

 Total about 1 million people

 Built-out – Housing additions will 
require redevelopment

 Average public transit mode 
share, less than 3%



Practical Applications

1. SB Cities – satisfy RHNA mandates

2. SBCCOG – develop plans for sub-regional renewal by coordinating 
housing development with commercial redevelopment in order to 
form “complete neighborhoods”

➢ Commercial Redevelopment into Housing REAP project
Participating cities:

o Carson

o El Segundo

o Hawthorne

o Hermosa Beach

o Manhattan Beach

o Redondo Beach



1.  Cities Must Satisfy RHNA

• RHNA mandate, if feasible, would transform the South Bay sub-region 
as we know it

• Current inventory – 281,916 DU

• Sub-region RHNA requirement 34,179 DU

• RHNA requirement
• 12% of current inventory

• 80% of all DUs built over the past 32 years – required in the next 8 years

• If density bonuses used to get the 3 affordable categories, new DUs will 
total about 90,000, over 2X what was built in past 32 years



Commercial Parcels 
Prime Target for Redevelopment into Housing

• 10,931 commercial parcels

• 7,760 acres of commercial property

• REAP funded study underway – beta test OTR Toolkit, focus 
on redevelopment of commercial corridors
• Relationship of housing development to a “complete neighborhood”
• Studio One Eleven, DUDEK, and Kosmont Associates





Participating South Bay Cities in Commercial 
Redevelopment into Housing REAP project







OTR Toolkit for South Bay Cities
Steps Following Study

1. Share with all cities lessons learned about the OTR Toolkit from 
results of beta test

2. Help the cities not participating to use the OTR Toolkit, if interested

• Cities use OTR Toolkit to identify redevelopment opportunity sites;
SBCCOG uses OTR Toolkit to identify strategic sites



2. Sub-Regional Challenge from RHNA -
Mobility for Added Residents

• 648,000 vehicles currently, about 366,000 are second/third vehicles/HH

• RHNA housing mandates will add around 70,000 vehicles

• If density bonuses used to obtain affordable housing, as many as 180,000 
vehicles could be added

• Between 11% and 27% increase in vehicles, increasing congestion, air 
pollution, and GHG emissions – and if some are EVs, will require new 
charging infrastructure with potential stress on electric grid

• Imperative – reduce GHG emissions, manage electricity demand and 
respond to increasingly severe climate events (example: extreme heat)



SBCCOG Strategy 
Complete Neighborhoods, 15-minute South Bay

• Strategic sites – where developing substantial quantities of housing 
can be coordinated with commercial retrofit or redevelopment

• Network of neighborhood centers (neighborhood business districts)
• Dense concentration of destinations present in small format

• Mix of physical and virtual (telework, distance education, tele-medicine, etc.)

• Anchored by Internet Access Facility (Digital Hub)

• Supported by zero emission multi-mobility options (Mobility Hub)









3 sq. miles = 
49 centers

.5 mi = 50%
.5-1 mi = 25%
1-2 mi = 15%
2-3 mi = 10%





Retail becoming more compact

Average size of 
Neighborhood 
Grocery Stores

51



Smaller business footprint



Larger business footprint



SBCCOG Center Enhancements

• Digital Hub

• Mobility Hub



Digital Hub Objectives
• Comprehensive digital inclusion

• Seniors
• Low income (rent stressed)

• Transition from wheels to wires
• Reduce auto use and cost of mobility
• Reduce congestion

• Economic development
• Small business and un/under-employed

• Neighborhood renewal
• Reduce commercial vacancies-attract visits

• Cooling shelter





South Bay Fiber Network



Micromobility Options





Questions



For more information, please visit:

THANK YOU!

https://scag.ca.gov/otr

https://scag.ca.gov/otr

