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1. Project Update
2. What We Have Learned
3. Public Input
4. Preliminary Vision & 
Principles
5. Moving Ahead
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Outreach to Date

City Leadership 
Interviews

May
2025

Focus Groups
August 5 & 6 

2025

Community 
Workshop #1

August 13
2025

Online 
Questionnaire
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Existing Conditions Update

• Current Conditions and 
Future Development 

Outlook
• Socioeconomic 

characteristics
• Existing and Projected 

Market Factors

• Citywide VMT Baseline
• Trip Generation 

Equivalency
• Citywide Mobility 

Infrastructure Overview
• Area Spotlights

• Housing
• Land Use Regulations
• Community Character

• Demographics & Health 
Indicators

• Pollution Burden
• Market Conditions & 

Development

   
   



What We Have Learned
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Land Use and Zoning Maps
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Specific Plans

Presenter Notes
Presentation Notes
There are 12 specific plans in El Segundo today.”  Updating the Land Use Element will help guide how these plans evolve to reflect future development priorities.
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Overlays

Housing Overlay

Mixed Use Overlay

Multimedia Overlay 
District

Presenter Notes
Presentation Notes
Housing Overlay: This overlay permits multiple dwelling units at high densities on a few key properties in the R-3 Multi-Family zone to facilitate meeting the City’s Regional Housing Needs Assessment (RHNA) allocation and Housing Element goals. 

Mixed Use Overlay: This overlay permits multiple dwelling units at high densities in combination with permitted commercial uses on a few key commercial properties to facilitate meeting the City’s Regional Housing Needs Assessment (RHNA) allocation and Housing Element goals. 

Multimedia Overlay District: Applies to all parts of the City east of Pacific Coast Highway and provides creators of multimedia (film, television, music video, multimedia, digital artists, etc.) the opportunity to obtain the space, equipment and personnel necessary to conceive, produce and deliver their work in one location. The MMO District allows for the coexistence of uses permitted in the underlying zone along with the possibility of multimedia uses. 
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LAX Airport Land Use Plan

Presenter Notes
Presentation Notes
Cities can achieve consistency with the ALUCP by reviewing local plans and making amendments such as adjusting land use designations, policies, or development standards so they don’t conflict with airport safety and compatibility guidelines. 
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Housing

Cost Burden Housing Age

Housing Tenure

Severe Cost Burden

Presenter Notes
Presentation Notes
More than half of homes in the city were built before the 1970s, meaning many units are now over 62 years old. With an older housing stock, housing in the city may signal the need for maintenance, repairs or reinvestment.
Affordability is a growing concern, A significant portion of both owners and renters spend a large share of their income on housing. 
Currently, more than half of households are renters. This suggests that homeownership may be less accessible and that a range of housing types and price points could help meet the needs of different households
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Demographic Indicators

Presenter Notes
Presentation Notes
The city has a relatively balanced age mix, which means diverse needs, from family-friendly housing and schools to senior services, mobility options, and accessible public spaces.
Household incomes are high overall but vary widely by household type. These differences underscore the need for a mix of housing types and affordability levels
With limited population growth expected, the city’s focus may shift to improving quality of life, reinvesting in existing neighborhoods, and managing how land is used rather than accommodating large population increases.
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Health Indicators – Pollution Burden
• El Segundo has a high 

Pollution Burden, but a 
low overall CES 
percentile

• significant environmental 
pollution 

• Fewer health and 
socioeconomic 
challenges

Presenter Notes
Presentation Notes
CalEnviroScreen (CES) is a tool that shows how much environmental and health burden different communities face across California. These scores are only available for parts of the city where people live, since CES data is based on residential census tracts. El Segundo has a high Pollution Burden, but a low overall CES percentile. This means the community is exposed to significant environmental pollution such as poor air quality and proximity to industrial sites, but faces fewer health and socioeconomic challenges compared to other areas in California.
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Market Opportunities
Employment Hub &Tech Epicenter

Presenter Notes
Presentation Notes
El Segundo’s unique market conditions shape how the city grows, with trends in offices, industry, retail, housing, and hospitality highlighting both strengths and challenges. These insights provide a foundation for updating the Land Use Element so future planning matches the city’s growth and change.
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Market Opportunities
Employment Hub & Tech Epicenter

Presenter Notes
Presentation Notes
Having more workers than it has residents means most employees commute in. This creates opportunities to think about how land use decisions can ease commutes, reduce traffic impacts, and support a balance between where people work and where they live.
�
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Market Opportunities
Trends/Findings - Retail
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Market Opportunities
Trends/Findings – Office
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Market Opportunities
Trends/Findings - Industrial
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Market Opportunities
Trends/Findings - Hospitality
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Market Opportunities
Trends/Findings - Residential



Residential 
Neighborhoods

Downtow
n

Smoky Hollow

Northeast El Segundo

Southeast El 
Segundo

• Five key areas where 
land use, mobility, 
and development 
trends intersect

• Show today’s 
conditions and 
opportunities for 
future change

• Chosen because 
change is happening 
or actively discussed

• Preliminary focus 
points and may shift

Mobility Snapshots

Presenter Notes
Presentation Notes
Every neighborhood has its own story. These mobility snapshots highlight five key parts of the city where land use, mobility, and development trends intersect. They capture the conditions, opportunities, and choices that will shape how each area can evolve in the years ahead. 
These areas were selected because change is underway or being actively discussed. They are preliminary focus points and may shift as the land use update progresses.

NOTE – THEY WILL HAVE SEEN THE TECH REPORT WE ARE JUST HIGHLIGHTING KEY FINDINGS





Transit access: Served by two K Line stations—Mariposa 
(no parking) and El Segundo (93 free spaces).

Biking conditions: Streets are bike-friendly, but there are 
few dedicated bike amenities like racks or lockers.

Truck activity: Key truck routes run through the area, 
bringing heavy vehicle traffic.

Walkability: Sidewalks are well-connected, but the lack 
of shade makes walking less comfortable.

Local Travel Network (LTN): Three LTN pilot roadway 
segments provide safer, low-stress options for 
neighborhood travel.

TAKEAWAY: With two K Line stations, this area could 
see more housing and mixed-use development in the 
future. But to make it work, the city will need to 
balance transit-oriented growth with challenges like 
truck traffic and circulation.

Northeast El Segundo

Presenter Notes
Presentation Notes
To explain LTN - we can say “The South Bay Cities Council of Governments (SBCCOG) is piloting a Local Travel Network (LTN) with end goal of creating a network of slow-speed streets in the South designed to create safe routes for micromobility vehicles, such as e-bikes, scooters, and neighborhood electric vehicles (NEVs). 



Transit access: Served by one K Line station (Douglas) 
with 30 free parking spaces.

Biking and walking: Sidewalks are well-connected, but 
crossing the freight rail is difficult for pedestrians and 
cyclists, and shade is limited for comfortable walking.

Connectivity: Douglas Street is the only north–south 
connection in the area, which limits circulation options.

TAKEAWAY: This industrial area has limited north–
south connections, any future changes will need to 
carefully balance jobs and better ways for people to 
get around

Southeast El Segundo



Transit access: Limited service, mainly the Beach Cities 
109 bus and a local shuttle.

Biking conditions: Mostly Class III bike routes (shared 
lanes rather than protected paths).

Walkability: Good sidewalk coverage throughout the 
neighborhoods.

Local Travel Network (LTN): Five LTN pilot roadway 
segments connect to four schools and other key 
destinations..

TAKEAWAY: Preserving the character of these 
neighborhoods will remain the top priority. But with 
solid sidewalks, LTN connections, and room for 
stronger bike and transit options, there are 
opportunities to make it easier to reach schools, 
Downtown, and nearby destinations—while supporting 
small-scale infill that fits the community.

Residential Neighborhoods



Transit access: Limited service—mainly the Beach Cities 
bus and Metro Micro.

Biking conditions: Class III bike routes along Main Street 
and Grand Avenue (shared lanes, not protected).

Walkability: Sidewalks are well-covered but sometimes 
narrowed by obstructions, tree damage, or amenities.

Local Travel Network (LTN): Five LTN pilot roadway 
segments link Downtown to nearby residential 
neighborhoods.

TAKEAWAY: Downtown is already a natural hub for infill and 
mixed-use growth. Strengthening walkability, bike access, 
and parking management will be critical for supporting future 
development and keeping Downtown lively and accessible.

Downtown El Segundo



Transit access: Served by Beach Cities Transit Route 109 
(40–50 min weekday headways), linking to LAX and the 
South Bay. No Metro rail or bus service directly serves the 
area.

Biking conditions: No dedicated bikeways in the area.

Truck activity: Major truck routes run along Grand Avenue 
and El Segundo Boulevard.

Walkability: Sidewalk coverage is patchy, with limited 
shade and many intersections missing curb ramps, 
truncated domes, or painted crosswalks.

Local Travel Network (LTN): One LTN pilot roadway 
segment connects Smoky Hollow to Northeast El 
Segundo.

Parking and access: An angled parking pilot is underway 
and expanding.

TAKEAWAY: Smoky Hollow is in the middle of a shift 
toward creative and mixed-use development. Future 
land use choices will need to carefully balance its 
industrial character, business activity, and mobility 
challenges.

Smoky Hollow



Public Input



Community Engagement

Phase 1 Activities
City Leadership 

Interviews

Focus Groups

Presenter Notes
Presentation Notes
The TAC will have a community engagement summary that provides a detailed summary of interviews and focus groups




Community Engagement

Community 
Workshop

Presenter Notes
Presentation Notes
Attendees: insert #
The TAC will have a community engagement summary that provides a detailed summary of workshop



Community Engagement

Community 
Workshop

Presenter Notes
Presentation Notes
Attendees: insert #
The TAC will have a community engagement summary that provides a detailed summary of workshop



Community Engagement

Community 
Questionnaire

Results
Placeholder



Growth & Character
  Preserve small-town feel 

while managing change

Housing 
Mixed-use & affordability; 
debate over east of PCH

Economy 

Diversify industries, 
keep land use flexible

Infrastructure
Can services handle more 

growth?

Public Realm 
More parks, culture, 

Downtown improvements

Inclusion 

Ensure underrepresented 
voices are part of the 

conversation

Feedback

Key Themes 
from Engagement

Diana Gonzalez
Presentation Notes
Overarching Themes Across All Engagement
Balance between growth and character: Strong emphasis on preserving El Segundo’s small-town feel and residential neighborhoods while accommodating  change in response to regional influences.
Housing as a sensitive but urgent issue: Need for mixed-use and affordable housing, with deep divides about whether housing should expand east of PCH.
Economic resilience: Support for maintaining a strong business base, diversifying industries, and ensuring land use flexibility to meet shifting business needs.
Infrastructure and services: Concerns about whether utilities, mobility, and public safety can handle additional growth.
Public realm and community life: Desire for more parks, cultural amenities, and improvements to Downtown and community spaces.
Community inclusion: Recognition that renters, younger residents, and moderate-income households are underrepresented in planning conversations.



Feedback

Feedback varied by audience and engagement activity

City Leadership
Interviews

Community
Workshop 

Feedback

Key Themes

1. Housing is Critical and complex
2. Neighborhood preservation remains 

paramount
3. Public realm improvements are 

needed
4. Economic and Industrial Growth are 

important

Focus Groups

Key Themes Key Themes
1. City Character & Identity
2. Land Use and Development
3. Housing
4. Economic Development &   

Business Retention
5. Infrastructure
6. Redevelopment & Strategy

1. Space Needs & Land Use Flexibility
2. Housing & Workforce Retention
3. Economic Stability & Job Base

4  . Investment Climate & Development Process
5.   Regional Context & Connectivity
6.   Balancing Growth & Community Character



Preliminary Vision & 
Guiding Principles



Preliminary Vision
El Segundo | Vision 2050: A 
city built on a century of 
innovation, with vibrant 
neighborhoods, thriving 
businesses, balanced 
growth, and inclusive 
opportunities, preserving 
our small-town character 
for generations to come.

Preserve Community Character

Expand Housing Choices

Foster Economic Innovation

Enhance Public Spaces

Plan for Infrastructure and Mobility

Promote Environmental Stewardship

Ensure Fiscal Sustainability

Engage the Entire Community

   
   

Them
es G

uiding the Vision and Principles



Preliminary Guiding Principles

Land Use & 
Community 

Design
Housing Economic 

Development
Mobility & 

Infrastructure

Public Realm 
and Amenities

Environmental 
Sustainability

Fiscal Health Community 
Voices



Preliminary Guiding Principles

Land Use & 
Community 

Design
Housing Economic 

Development
Mobility & 

Infrastructure

Public Realm 
and Amenities

Environmental 
Sustainability

Fiscal Health Community 
Voices

Preserve small-town character 
and guide growth to strengthen 

neighborhoods.



Preliminary Guiding Principles

Land Use & 
Community 

Design
Housing Economic 

Development
Mobility & 

Infrastructure

Public Realm 
and Amenities

Environmental 
Sustainability

Fiscal Health Community 
Voices

Offer diverse, affordable 
options while maintaining 
neighborhood character.



Preliminary Guiding Principles

Land Use & 
Community 

Design
Housing Economic 

Development
Mobility & 

Infrastructure

Public Realm 
and Amenities

Environmental 
Sustainability

Fiscal Health Community 
Voices

Foster a resilient, 
innovative, and diverse 

economy.



Preliminary Guiding Principles

Land Use & 
Community 

Design
Housing Economic 

Development
Mobility & 

Infrastructure

Public Realm 
and Amenities

Environmental 
Sustainability

Fiscal Health Community 
Voices

Ensure safe, connected, and 
reliable transportation and 

utilities.



Preliminary Guiding Principles

Land Use & 
Community 

Design
Housing Economic 

Development
Mobility & 

Infrastructure

Public Realm 
and Amenities

Environmental 
Sustainability

Fiscal Health Community 
VoicesCreate welcoming parks, 

plazas, and community 
facilities.



Preliminary Guiding Principles

Land Use & 
Community 

Design
Housing Economic 

Development
Mobility & 

Infrastructure

Public Realm 
and Amenities

Environmental 
Sustainability

Fiscal Health Community 
Voices

Build climate resilience and 
integrate green practices.



Preliminary Guiding Principles

Land Use & 
Community 

Design
Housing Economic 

Development
Mobility & 

Infrastructure

Public Realm 
and Amenities

Environmental 
Sustainability

Fiscal Health Community 
VoicesSupport long-term economic 

stability and a diversified 
revenue base.



Preliminary Guiding Principles

Land Use & 
Community 

Design
Housing Economic 

Development
Mobility & 

Infrastructure

Public Realm 
and Amenities

Environmental 
Sustainability

Fiscal Health Community 
VoicesInclude all voices in shaping 

the city’s future.



Moving Ahead
Preliminary Focus Areas & Key Topics to Address



What are Focus Areas?

Key parts of the 
city to focus 
planning efforts 
and make 
strategic 
choices about 
future 
development 
and community 
priorities



East of PCH

• Plan for flexible 
land uses: 
industrial/ 
manufacturing 

• Explore 
community 
interest in 
amenities (open 
space and 
community 
facilities)

• Explore transit-
oriented 
development 
anticipating SB 
79

Presenter Notes
Presentation Notes
Plan for flexible land uses in industrial/manufacturing areas, including potential for housing, open space, and community facilities.
Explore TOD opportunities around rail stations with attention to SB 79 requirements, exemptions, and performance standards.




Corridors

Building on recent 
development 
initiatives along 
PCH:
• What changes 

are desired?
• What outcomes 

are the goal 
along all or in 
specific 
corridors?



Smoky Hollow

How can we 
balance the desire 
for more flexibility 
with more 
commercial uses 
and potential 
housing?



Downtown

• How do we 
provide 
flexibility and 
possibly add 
housing?

• Do we include 
the full Specific 
Plan or focus on 
key areas, like 
around Civic 
Center Plaza?



Housing Overlay Area

Higher density 
was previously 
proposed in the 
2021-2029 
Housing Element 
(60-70 du/ac) 
based on a 
rezoning study. Do 
we want to keep 
overlay or modify 
its scope?

PLACEHOLDER
MAP



Let’s Talk About…

• Vision & Principles
Do the draft vision and principles reflect what matters 
most for El Segundo? Anything missing or that should 
stand out more?

• Focus Areas
Looking at the areas we highlighted, did we focus on the 
right places, or are there areas we missed that also 
warrant attention?

• Opportunities & Gaps
Based on what we’ve shared, what opportunities or 
challenges should we explore further?
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Next Steps

• PC Study Session (10/9/25)
• Draft Vision/Guiding principles
• List of potential focus areas

• CC Study Session (10/21/25)
• Final Vision/Guiding principles
• Focus Areas
• Key direction

• Initiate Phase 2: land use alternatives exploration
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TAC Study Session #2 
October 2, 2025
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