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INTRODUCTION 

A. PURPOSE 

This section contains Volume II of the Inglewood Economic Development Strategy 
assignment. Volume I contains the economic, market, and competitiveness analysis for the 
City. The ultimate objective of both volumes is to provide the economic, market, and 
physical Study Area analysis that will serve as the basis for formulation of Economic 
Development, updated Redevelopment, and Revitalization strategies. These strategies will be 
summarized in an accompanying Volume III Summary report.  More detailed strategies and 
implementation efforts will be the subject of future assignments and not a part of these three 
volumes. 
 
This Volume II report consists of a physical assessment of nine key Study Areas located 
throughout the City. These Study Areas (principally consisting of major city corridors) are 
also located within existing redevelopment project areas. This assessment includes the results 
of a “Windshield” field survey of each of the nine areas. Field survey results taken together 
with economic data, property information, planning strategies, and market information from 
Volume I, serve as the basis for identifying potential opportunity sites or areas.  It must 
however be emphasized that all identified development opportunities are subject to market 
and financial feasibility analysis.  The opportunities suggested are derived principally on the 
basis of site attributes, locational factors, and other physical area conditions. 
 
This Volume II report and database contains useful baseline property information, identifies 
opportunity sites or areas, suggests land uses and development concepts, presents 
preliminary implementation approaches, provides photo documentation of specific sites, and 
documents key opportunity information in a series of maps corresponding to each Study 
Area. 
 
The results of this Volume II effort constitute a preliminary planning exercise. The 
suggested land uses and development concepts are solely those of the Consultant Team. No 
property owner has been consulted at this stage, and the concepts suggested do not imply or 
suggest that the City will take any action with regard to the Consultant ideas. It is also 
understood that any pursuit of suggested concepts involving privately owned land would 
involve the owners. 

B. THE NINE STUDY AREAS 

The boundaries of the nine Study Areas are listed below (a map of the City with the 
locations of the nine Study Areas is provided on the next page). Also mentioned are the 
Redevelopment Project Areas in which each area lies. 

Study Area 1: Century Boulevard Corridor 

Century Boulevard from Prairie Avenue to the San Diego Freeway (I-405). Located within 
the Century Redevelopment Project Area. 
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Study Area 2: Prairie Corridor 

Prairie Avenue from Century Boulevard to Imperial Highway. Located within the Imperial-
Prairie Redevelopment Project Area. 

Study Area 3: 90th Street at Hollywood Park 

97 acres of land located between the Forum and the Hollywood Park Racetrack at 92nd Street 
and Prairie Avenue. Located within the Century Redevelopment Project Area. 

Study Area 4: Morningside Park Corridor 

Manchester Boulevard between Van Ness Avenue and Crenshaw Drive. Located within the 
Manchester Prairie merged Project Area. 

Study Area 5: Arbor Vitae Corridor 

Arbor Vitae Street between Aviation Boulevard and Prairie Avenue (at the Racetrack). 
Located within the La Cienega Redevelopment Area. 

Study Area 6: Downtown Market Street 

Market Street from Regent Street to Hillcrest Boulevard. Located within the In-Town 
Redevelopment Project Area. 

Study Area 7: D-3 Retail Project 

The intersection of Florence Avenue and La Brea Avenue (northeast side).  Located within 
the In-Town Redevelopment Project Area. 

Study Area 8: La Cienega Corridor 

La Cienega Boulevard from Florence Avenue to Century Boulevard.  Located within the La 
Cienega Redevelopment Area. 

Study Area 9: Crenshaw and Imperial Business District 

Commercial properties at the intersection of Crenshaw Boulevard and Imperial Highway 
(north to 112th Street, east to Casmir, south to 116th Street, and west to Lemoli Avenue).  
Located within the Imperial-Prairie Redevelopment Project Area.  

C. METHODOLOGY 

The methodology used to accomplish the Study Area Assessments is described as follows.  
First, City staff provided the list of the nine Study Areas.  The next step consisted of 
collecting and compiling parcel maps of the areas to serve as a basis for field surveys and 
development of the Opportunities Maps.  This was followed by a compilation of property 
information as contained in County Tax Assessor databases.  Also collected were a listing of 
all businesses located within each Study Area, by business name, SIC Code and other 
descriptive information.  After this data was collected, a comprehensive “Windshield 
Survey” of each Study Area was conducted.  The field survey was intended to describe 
conditions relevant to or useful in identifying potential investment, revitalization, or new 
development opportunities. 
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A summary of various urban and physical conditions was collected for each Study Area and 
summarized in the Assessment of Conditions matrices contained in this report.  A 
preliminary list of site-specific opportunities was then developed.  These site-specific 
opportunities are summarized in the following sections numbered Study Area’s 1 through 9.  
These opportunities are also shown in the accompanying Conceptual Alternatives and 
Opportunities Maps, contained in each section. 

D. SITE SPECIFIC OPPORTUNITY STRATEGIES (ACTIONS / TOOLS / STEPS) 

The following section presents a listing of the major next steps that may be taken to pursue 
opportunities identified in this report volume.  The suggested next steps range from 
collecting more information to initiating public/private transactions.  The final 
determination of which opportunities to pursue and, hence, which implementation actions 
to take, will depend upon the City’s economic development and redevelopment goals, 
timeframes, and resources available for each Study Area.  It is therefore recommended that 
the City prepares and adopts such citywide and Study-Area specific strategic plans in 
conjunction with proceeding with site-specific opportunities.  Using the results and findings 
from Volume I and II, the City should take the following next steps: 
 
1. Prepare a Citywide Economic Development (ED) Strategy based upon the findings 

from these two volumes.  This strategy must include goals and objectives and 
priorities for this plan.   

 
2. In addition the to citywide ED plans specific revitalization plans for each Study Area.  

These plans would build upon existing Redevelopment Plans and on-going projects.  
These sub-area plans will include goals, objectives, priorities, and site-specific plans 
for these corridors or areas. 

 
3. As a component of the Study Area specific plans, prepare corridor-wide strategies 

such as streetscape improvements, gateway monuments, infrastructure 
improvements, building rehabilitation programs, corridor project marketing, business 
cluster initiatives, possible assessment or TOD districts and the like.  These strategies 
may include the following actions: 

 
• Where desired development opportunities are to be realized over the longer 

term, consider implementation by means of Specific Plans, or TOD Plans. 

• Where appropriate, consider inducing desired development over the longer term 
by means of ad hoc land use modifications and zoning tools. 

 
• If appropriate to facilitate and incentivize a desired development, consider 

providing associated infrastructure / public amenities. 
 
4. As an aspect of the Study Area plans, prepare strategies for partnerships with other 

government entities that own property, are planning improvements, or otherwise 
have an interest in a jointly developed project.  For example, LAWA’s Fly Away or 
Remote Passenger Facility, or development of a TOD project in conjunction with 
the City of Hawthorne. 
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5. As an additional aspect of the Study Area plans, prepare site-specific strategies for 
reinvestment and redevelopment of opportunities identified in Volume II.  Major 
actions and next steps may include the following: 

 
• Where development opportunities are suggested but still unclear, conduct 

additional data-collection and perform more detailed research and analysis. 

• Where project opportunities are more firmly suggested, formulate further 
conceptual development planning and design alternatives. 

• For identified development concepts, prepare preliminary development and 
financial feasibility analysis. 

• For better-defined project concepts, consider implementation by means of 
Redevelopment tools such as the Owner Participation process (OPA) or the RFP 
developer solicitation process. 

• If properties are within Redevelopment areas, induce the desired development by 
means of a “Design for Development Plan” - similar to a Specific Plan. 

• Where offered, investigate land for sale opportunities – determine ownership, 
cost, terms, and consider benefits of acquisition – for immediate development. 

• Investigate vacant or underutilized land - conduct further ownership research, 
and formulate development concepts. 

• If a private owner is interested in development – consider a public/private 
development arrangement to facilitate a desired development. 

• If a property is offered (for-sale) and funding is available – acquire land for 
immediate development. 

• If longer-term acquisition is required – formulate a long-term acquisition plan, 
estimate costs, and identify funding sources. 
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A. IDENTIFIED OPPORTUNITY SITES 

The following section presents a listing of site-specific opportunities located within 
Study Area 1, the Century Boulevard Corridor (an Opportunities Map is provided at the 
back of this section).  This corridor includes Century Boulevard from Prairie Avenue to the 
San Diego Freeway (I-405) and is located within the Century Redevelopment Project Area. 
The information includes the location of the site or area and the current use.  The existing 
property conditions, uses, or locational attributes listed are those that give rise to the 
opportunities.  For example, attributes such as vacant land or obsolete shopping center may 
be deemed to be a possible opportunity for reuse, revitalization, or redevelopment.  The 
summary matrix also includes a suggested initial development approach and possible land 
uses.  All suggestions are principally based upon the physical assessment conducted for the 
Study Area.  All opportunities are preliminary and subject to further study.  All suggestions 
and concepts were developed solely by the Consultant team and do not imply concurrence 
by the City of Inglewood. 

Site 1  

Location:  • Century and Felton – south side of Corridor. 
Current Description of 
Site/Uses/Opportunity: 

• Obsolete strip retail/ vacant properties. 

Suggested Approach: • 

• 

Redevelopment treatment – as delineated in Section (D) 
Major Potential Strategies. 
Corridor gateway streetscape enhancements. 

Suggested Land Use: • Hospitality related uses in conjunction with overall 
redevelopment of the Century Blvd. Corridor. 

Additional Comments: • Opportunity for corridor revitalization especially as related to 
development of the planned LAX Flyaway facility. 

Site 2 

Location: • Century between Inglewood Avenue and Rosewood – south 
side of Corridor. 

Current Description of 
Site/Uses/ Opportunity: 

• Vacant Property. 

Suggested Approach:  • Redevelopment / Acquisition – approach owners, present 
development concepts, offer incentives, determine 
development interest. 

Suggested Land Use: • 
• 

Locally serving retail. 
Possible Mixed-Use Development (MXD). 

Additional Comments:  • Infill Development. 
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Site 3 

Location: • Rosewood and Eucalyptus – north side of Corridor 

Current Description of 
Site/Uses/Opportunity: 

• Vacant building and parking lot 

Suggested Approach:  • Adaptive Re-use - approach owners, present development 
concepts, offer incentives, determine development interest. 

Suggested Land Use: • Possible office use – to be determined (TBD) subject to 
further study. 

Additional Comments:  • Infill Development. 

Site 4 

Location: • Century and La Brea – all four corners of intersection 

Current Description of 
Site/Uses/Opportunity: 

• 
• 
• 

Pivotal intersection of principal Corridors. 
Three of the corners have obsolete strip retail uses. 
NE corner contains a vacant lot. 

Suggested Approach:  • 

• 

Redevelopment/Assemblage- approach owners, present 
development concepts, offer incentives, determine 
development interest, and/or attract developer. 
Formulate DT Market Street linkages (way-finding signage). 

Suggested Land Use: • Commercial MXD:  Hospitality / Office Space – in support 
of Century Redevelopment Project Area, DT Market Street, 
HP development, and LAX Flyaway project. 

Additional Comments: • Consider up zoning (increase density use) as a means to 
incentivize and implement development of this site. 

Site 5 

Location: • La Brea between Century and Hardy – west side of Corridor. 

Current Description of 
Site/Uses/Opportunity: 

• 
• 
• 

Used car dealership. 
Almost contiguous single ownership. 
Approximately 4 acres major assemblage. 

Suggested Approach:  • Clearance, re-use, and redevelopment- approach owners, 
present development concepts, offer incentives, determine 
development interest, and attract developer. 

Suggested Land Use: • Commercial MXD: Hotel/Retail/Office Space. 

Additional Comments:  • Serves as entry way and can serve to attract and guide visitors 
to the DT Market Street project. 
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Site 6 

Location: • Century and Freeman – south side of Corridor. 

Current Description of 
Site/Uses/Opportunity:  

• 
• 

Obsolete, converted motel used as retail facility. 
Apparent underutilized building. 

Suggested Approach:  • Clearance and reuse development - approach owners, present 
development concepts, offer incentives, determine 
development interest, and attract developer. 

Suggested Land Use: • 
• 

Hospitality related retail support uses. 
Possible hotel / upscale motel. 

Additional Comments: • Conduct special studies to determine linkages and synergies 
related to proposed LAX Flyaway facility.   

Site 7 

Location: • Century Blvd. and Prairie Ave.– southeast corner 

Current Description of 
Site/Uses/Opportunity: 

• Proposed LAX Flyaway facility -pre-assembled vacant land 
for proposed remote passenger loading - Opportunity for 
adjacent site development synergy and linkages. 

Suggested Approach:  • Possible public/private partnership with LAWA.   

Suggested Land Use: • 

• 

Commercial uses that can service airport-waiting passengers, 
corridor commuters, and attract other visitors. 
Possible retail, entertainment, convenience, and other 
passenger-serving uses. 

Additional Comments:  • Requires special planning and feasibility studies – 
coordination and partnerships with LAX. 

Site 8 

Location: • Entire east-west length of Century Boulevard. 

Current Description of 
Site/Uses/Opportunity: 

• Blighted conditions – Key projects support -Redevelopment 
tools available. 

Suggested Approach:  • 

• 

Mid-term strategy – corridor streetscape / landscape /tree 
improvements. 
Long-term strategy – acquisition, Specific Plan tools, 
Redevelopment to achieve clustering of hospitality uses. 

Suggested Land Use: • Eventual enhancement of planned commercial projects. 

Additional Comments:  • Requires a Corridor wide streetscape plan and funding 
strategy.  Consider assessment district. 
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B. ASSESSMENT OF PHYSICAL CONDITIONS 

The following matrix presents key urban and physical area observations based upon the 
windshield survey.  The factors listed below are those relevant to identification of potential 
revitalization, redevelopment, or economic development opportunities.  The middle column 
provides a generalized qualitative assessment of the entire Study Area. 
 

URBAN FACTORS 
Are 

Conditions 
Present? 

Comments 

Significant Land Uses Yes 

Mixture of inconsistent 
uses-dominated by services 
and retail includes 16 
hotel/motels. 

Incompatible Land Use Yes 
Mixture of inconsistent 
commercial/industrial 
/residential uses. 

Revitalization -Supportive Land Uses No Until key major planned 
projects are completed. 

Crime / Perception of Crime Yes Entire Corridor. 

Suitable Topography Yes Primarily flat. 

 

PARCEL FACTORS 
Are 

Conditions 
Present? 

Comments 

Contiguous/Vacant Opportunity Parcels Yes 
See parcel database included 
at the end of this section – 
20% vacant. 

Underutilized Properties Yes See parcel database included 
at the end of this section. 

Major Shape / Configuration Issues Yes Shallow depths, narrow 
parcels. 

Primary Frontage Exposure Yes Entire Corridor. 

Properties For Sale  Yes 
Indicated on Opportunities 
Map at the end of this 
section. 

Publicly-Owned Yes LAWA. 
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TRANSPORTATION SYSTEMS 
Are 

Conditions 
Present? 

Comments 

Freeways Yes Intersects I-405 
Major Thoroughfares Yes  
MTA Transit stations No  
Bus Lines Yes  

LAX Airport Linkages Yes 
Major thoroughfare, entry, 
access, and planned remote 
passenger facility. 

 

TRAFFIC FACTORS 
Are 

Conditions 
Present? 

Comments 

Heavy Traffic Volumes Yes Entire corridor. 

Key Intersections Yes I-405; La Brea; Prairie; 
Crenshaw /Century Blvd. 

High Pedestrian Activity No Conditions limit and militate 
against pedestrian activity. 

Satisfactory Accessibility Yes  

Public Parking Structures/Lots No Proposed at LAX Flyaway. 

 

PHYSICAL CONDITIONS 
Are 

Conditions 
Present? 

Comments 

Overall Good Building Conditions No 
Refer to Century 
Redevelopment Project 
blight findings. 

Within Airport Noise Corridor Yes Possible acquisition and 
reuse opportunities. 

Apparent Vacancies Yes  

Apparent Contaminated Sites Yes Auto service sites / garage / 
car wash uses. 
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AMENITIES & RESOURCES 
Are 

Conditions 
Present? 

Comments 

Public Parks / Open Spaces Yes Hollywood Park (HP) open 
space areas. 

Public Community Facilities No  
Entertainment Uses Yes HP Casino 
Historic No  

Arts No  

Ethnic No  

Religious No  

Educational No  
 

MAJOR PLANNED PROJECTS 
BY: 

Are 
Conditions 

Present? 
Comments 

City of Inglewood Yes Century Redevelopment 
Projects. 

MTA No Unknown 

LAWA Yes LAX flyaway facility and 
Master Plan. 

LA County No Unknown 
LA City No LAWA related. 
Major Land Owners Yes HP, LAWA,  
Recently Completed New Construction Yes Market Place at HP 

 

SPECIAL DISTRICT 
OPPORTUNITIES 

Are 
Conditions 

Present? 
Comments 

Redevelopment Project Area Yes Century Redevelopment 
Project Area. 

Airport Noise Corridor Yes   

Airport Master Plan Linkages Yes Flyaway, Century Blvd. 
Linkages. 
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C. SIGNIFICANT BUSINESSES DATA 

The following table presents a summary of businesses and selected characteristics located 
within the Study Area. The data is based on estimates provided by Claritas Inc. 
 

Century Boulevard Corridor: 2-Digit SIC Summary
Firms, Employees, and Estimated Sales

SIC Code Number Est. Total
Industry Title Range of Firms Employees Est. Local Sales________ _______ _________ _____________

Agricultural, Services, Forestry, and Fishing 01-- to 098 0 0 $0
Construction 15-- to 179 1 14 $4,200,000
Manufacturing 20-- to 399 0 0 $0
Transportation and Public Utilities 40-- to 497 2 25 $2,500,000
Wholesale Trade 50-- to 519 3 62 $9,300,000
Retail Trade 52-- to 599 37 345 $28,800,000
Finance, Insurance, and Real Estate 60-- to 679 4 88 $15,000,000
Services 70-- to 899 58 389 $30,000,000
Non-Taxable Services 90-- to 989 0 0 $0
Unclassified Establishments 99-- to 1 8 $0________ _______ _________ _____________

Total 106 931 $89,800,000

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

D. SIGNIFICANT PROPERTY DATA (a parcel map and parcel information is provided at the 
back of this section)  

Major Land Uses 

Century Boulevard Corridor 
Land Use Distribution 

Land Use Category 
Number of 

Parcels 
Percent of 

Total 
_________________ ________ ________
   
Commercial 94 67.1% 
Industrial 1 0.7% 
Residential 28 20.0% 
Vacant 14 10.0% 
Other 3 2.1% 
_________________ ________ ________
   
Total 140 100% 

Major Underutilized Properties (see Underutilized Properties table at the end of this 
section) 

Major Property Owners (see table at Multiple Property Owners table at the end of this 
section) 
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A. IDENTIFIED OPPORTUNITY SITES 

The following section presents a listing of site-specific opportunities located within 
Study Area 2, the Prairie Avenue Corridor (an Opportunities Map is provided at the back 
of this section).  This corridor includes Prairie Avenue from Century Boulevard to Imperial 
Highway and is located within the Imperial-Prairie Redevelopment Project Area. The 
information includes the location of the site or area and the current use.  The existing 
property conditions, uses, or locational attributes listed are those that give rise to the 
opportunities.  For example, attributes such as vacant land or obsolete shopping center may 
be deemed to be a possible opportunity for reuse, revitalization, or redevelopment.  The 
summary matrix also includes a suggested initial development approach and possible land 
uses.  All suggestions are principally based upon the physical assessment conducted for the 
Study Area.  All opportunities are preliminary and subject to further study.  All suggestions 
and concepts were developed solely by the Consultant team and do not imply concurrence 
by the City of Inglewood. 

Site 1 

Location: • Prairie btwn 101st and 102nd Streets – west side of Corridor. 
Current Description of 
Site/Uses/Opportunity: 

• Underutilized, vacant land. 

Suggested Approach:  • Redevelopment - approach owners, present development 
concepts, offer incentives, determine development interest, 
and attract developer. (See also Section D approaches) 

Suggested Land Use: • MXD:  Multifamily residential / retail or MXD multi-
family/office. 

Site 2 

Location: • Prairie and 104th Street – southeast corner 

Current Description of 
Site/Uses/Opportunity: 

• Vacant parcel opportunity. 

Suggested Approach:  • Redevelopment - approach owners, present development 
concepts, offer incentives, determine development interest, 
and attract developer. 

Suggested Land Use: • MXD:  ground floor retail with residential above. 

Site 3 

Location: • Prairie between 104th Street and 106th Street – west side of 
Corridor. 

Current Description of 
Site/Uses/Opportunity: 

• Automobile services. 

Suggested Approach:  • 

• 

Redevelopment and Reuse - approach owners, present 
development concepts, offer incentives, determine 
development interest, and attract developer. 
Clustering of existing auto uses to more suitable location. 
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Suggested Land Use: • MXD:  Residential / retail. 
Additional Comments:  • Possible Brownfield Opportunity. 

Site 4 

Location: • Prairie between 107th Street and 108th Street – east side of 
Corridor. 

Current Description of 
Site/Uses/Opportunity: 

• 
• 

Automobile uses near Prairie/Lennox. 
Across from active vibrant Mexican Mercado (Super 
Mercado). 

Suggested Approach:  • 

• 
• 

Redevelopment - approach owners, present development 
concepts, offer incentives, determine development interest. 
Create linkages to Mexican Mercado. 
Relocation and reuse of existing uses. 

Suggested Land Use: • MXD:  residential / retail. 

Additional Comments:  • Possible Brownfield opportunity - requires further research. 

Site 5 

Location: • Prairie and 110 Street between 109th Street and 111th Street – 
east side of Corridor. 

Current Description of 
Site/Uses/Opportunity: 

• Underutilized, obsolete, vacant site – properties for sale. 

Suggested Approach:  • Acquisition and Redevelopment - approach owners, present 
development concepts, offer incentives, determine 
development interest, acquire land, and attract developer. 

Suggested Land Use: • MXD:  Residential / Retail. 

Site 6 

Location: • Prairie and 112th Street – west side of Corridor. 

Current Description of 
Site/Uses/Opportunity: 

• 
• 
• 

Vacant land underutilized. 
Currently for sale. 
Along Major I-105 exit, possible off-ramp traffic capture. 

Suggested Approach:  • 

• 

Acquisition and Redevelopment – formulate concepts, 
determine feasibility, offer incentives, assist with acquisition, 
and seek a developer. 
Create portal monumentation – gateway to city, I-105 
linkages. 

Suggested Land Use: • Local serving retail, neighborhood commercial. 

Additional Comments:  • May be an existing redevelopment project 
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Site 7 

Location: • Prairie and Imperial between Imperial and 113th Street – 
northeast corner 

Current Description of 
Site/Uses/Opportunity: 

• Vacant lot with adjacent abandoned two-story structure. 

Suggested Approach:  • Clearance and Redevelopment for major Gateway project - 
approach owners, present development concepts, offer 
incentives, determine development interest, and attract 
developer. 

Suggested Land Use: • 
• 

Locally serving MXD – residential/retail. 
Create portal monumentation – gateway to city, I-105 
linkages. 

Additional Comments:  • Coordinate with Opportunity Sites 5, 6, and 8. 

Site 8 

Location: • Prairie and Imperial between Imperial and 113th Street – 
northwest corner. 

Current Description of 
Site/Uses/Opportunity:  

• 
• 
• 

Vacant site owned by Inglewood RDA. 
Current City Redevelopment Project 
HP 50-ft. high electronic sign. 

Suggested Approach:  • 

• 

Acquisition and Redevelopment - approach owners, present 
development concepts, offer incentives, determine 
development interest. 
Coordinate improvements with Opportunity Site (7) - Create 
portal monumentation – gateway to city, I-105 linkages. 

Suggested Land Use: • Locally serving retail. 

Additional Comments:  N/A 
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B. ASSESSMENT OF PHYSICAL CONDITIONS 

The following matrix presents key urban and physical area observations based upon the 
windshield survey.  The factors listed below are those relevant to identification of potential 
revitalization, redevelopment, or economic development opportunities.  The middle column 
provides a generalized qualitative assessment of the entire Study Area. 
 

URBAN FACTORS 
Are 

Conditions 
Present? 

Comments 

Significant Land Uses Yes 

Lennox Ave. Mexican 
Mercado / proposed LAX 
Flyaway site (81% services 
and retail). 

Incompatible Land Use Yes 

Retail serving uses and auto 
services – commercial and 
industrial zoning – 26% of 
parcels are residential uses. 

Revitalization-Supportive Land Uses No Until LAX Flyaway is 
completed. 

Crime / Perception of Crime Yes  
Suitable Topography Yes  

 

PARCEL FACTORS 
Are 

Conditions 
Present? 

Comments 

Contiguous /Vacant/Opportunity Parcels Yes 
See parcel database included 
at the end of this section – 
17% vacant. 

Underutilized Properties Yes See parcel database included 
at the end of this section. 

Major Shape / Configuration Issues Yes Small parcels. 
Primary Frontage Exposure Yes  
Properties For Sale  Yes  

Publicly-Owned Yes Cal Trans, LAWA, 
Inglewood City and RDA. 
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TRANSPORTATION SYSTEMS
Are 

Conditions 
Present? 

Comments 

Freeways Yes I-105 on- and off-ramps 

Major Thoroughfares Yes Century, Imperial, Lennox. 

MTA Transit stations No  
Bus Lines Yes  

Airport Linkages Yes Proposed LAX Flyaway, I-
105 Freeway to airport. 

 

TRAFFIC FACTORS 
Are 

Conditions 
Present? 

Comments 

Heavy Traffic Volumes Yes  

Key Intersections Yes Prairie Ave. at Imperial, 
Lennox, and Century Blvd. 

High Pedestrian Activity No Moderate, except Lennox 
Ave. Mexican Mercado. 

Satisfactory Accessibility Yes  

Public Parking Structures/Lots No 
Except when proposed 
LAX Flyaway facility is 
completed. 

 

PHYSICAL CONDITIONS 
Are 

Conditions 
Present? 

Comments 

Overall Good Building Conditions No  
Within Airport Noise Corridor Yes  
Apparent Vacancies Yes  
Apparent Contaminated Sites Yes Auto uses. 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

AMENITIES & RESOURCES 
Are 

Conditions 
Present? 

Comments 

Public Parks / Open Spaces No  
Public Community Facilities No  
Entertainment Uses Yes Near HP/Casino. 
Historic No  
Arts No  
Ethnic Yes Mexican Mercado  

Religious Yes Church property  

Educational No  
 

MAJOR PLANNED PROJECTS 
BY: 

Are 
Conditions 

Present? 
Comments 

City of Inglewood Yes 
Manchester - Prairie 
Redevelopment Project 
Area.  RDA-owned land. 

MTA No  Unknown. 
LAWA Yes Proposed LAX Flyaway. 
LA County No Unknown 

LA City No Unknown. 

Major Land Owners Yes 
See Parcel information table 
– City Inglewood, RDA, and 
various individuals. 

Recently Completed New Construction. Yes Unknown. 
 

SPECIAL DISTRICT 
OPPORTUNITIES 

Are 
Conditions 

Present? 
Comments 

Redevelopment Project Area 
Yes 

Manchester-Prairie 
Redevelopment Project 
Area. 

Airport Noise Corridor Yes   

Airport Master Plan Linkages Yes LAX Flyaway-LAX Master 
Plan and I-105 linkages. 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

C. EXISTING BUSINESSES 

The following table presents a summary of businesses and selected characteristics located 
within the Study Area. The data is based on estimates provided by Claritas Inc. 
 

Prairie Avenue Corridor: 2-Digit SIC Summary
Firms, Employees, and Estimated Sales

SIC Code Number Est. Total
Industry Title Range of Firms Employees Est. Local Sales________ _______ _________ _____________

Agricultural, Services, Forestry, and Fishing 01-- to 098 0 0 $0
Construction 15-- to 179 1 1 $100,000
Manufacturing 20-- to 399 1 31 $2,400,000
Transportation and Public Utilities 40-- to 497 4 17 $4,100,000
Wholesale Trade 50-- to 519 2 16 $2,600,000
Retail Trade 52-- to 599 33 206 $27,300,000
Finance, Insurance, and Real Estate 60-- to 679 3 9 $1,200,000
Services 70-- to 899 28 79 $5,400,000
Non-Taxable Services 90-- to 989 0 0 $0
Unclassified Establishments 99-- to 3 17 $0________ _______ _________ _____________

Total 75 376 $43,100,000

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

D. SIGNIFICANT PROPERTIES (a parcel map and parcel information table is provided at the 
back of this section) 

Major Land Uses 

Prairie Avenue Corridor 
Land Use Distribution 

Land Use Category 
Number of 

Parcels 
Percent of 

Total 
_________________ ________ ________
   
Commercial 61 50.0% 
Industrial 3 2.5% 
Residential 32 26.2% 
Vacant 21 17.2% 
Other 5 4.1% 
_________________ ________ ________
   
Total 122 100% 

Major Underutilized Properties (see Underutilized Properties table at the end of this 
section) 

Major Property Owners (see table at Multiple Property Owners table at the end of this 
section) 
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STUDY AREA 3: 

90TH STREET AT HOLLYWOOD PARK 

 



VOLUME II – ASSESSMENT OF STUDY AREAS 

A. IDENTIFIED OPPORTUNITY SITES 

This study area includes the 97 acres of land located between the Forum and the Hollywood 
Park Racetrack at 92nd Street and Prairie Avenue and is located within the Century 
Redevelopment Project Area. All properties located within Study Area 3, 90th Street at 
Hollywood Park, currently have planned uses.  If current plans do not materialize, a 
suggested alternative would be high-end housing.  In addition, the City should negotiate and 
mandate quality landscaping and public improvement standards in conjunction with 
redevelopment projects. 

B. ASSESSMENT OF PHYSICAL CONDITION 

The following matrix presents key urban and physical area observations based upon the 
windshield survey.  The factors listed below are those relevant to identification of potential 
revitalization, redevelopment, or economic development opportunities.  The middle column 
provides a generalized qualitative assessment of the entire Study Area. 
 

URBAN FACTORS 
Are 

Conditions 
Present? 

Comments 

Significant Land Uses Yes 
Hollywood Park and 
Casino- proposed Big Box 
retail uses. 

Incompatible Land Use No  

Revitalization-Supportive Land Uses Yes HP and Casino, new retail 
power center. 

Crime / Perception of Crime No  
Suitable Topography Yes  

 

PARCEL FACTORS 
Are 

Conditions 
Present? 

Comments 

Contiguous /Vacant/Opportunity Parcels Yes Currently a parking lot for 
HP 

Underutilized Properties Yes Parking lot 
Major Shape / Configuration Issues No  
Primary Frontage Exposure Yes  

Properties For Sale  No Further parking lot 
development unknown. 

Publicly-Owned No  
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VOLUME II – ASSESSMENT OF STUDY AREAS 

TRANSPORTATION SYSTEMS 
Are 

Conditions 
Present? 

Comments 

Freeways No  

Major Thoroughfares Yes Prairie Ave., Century Blvd., 
90th Street. 

MTA Transit stations No  
Bus Lines Yes  
Airport Linkages No  

 

TRAFFIC FACTORS 
Are 

Conditions 
Present? 

Comments 

Heavy Traffic Volumes Yes Also HP and Great Western 
Forum visitors. 

Key Intersections Yes 
Manchester/Prairie and 
Century/Prairie. 

High Pedestrian Activity No Except at HP and Forum 
and at future retail. 

Satisfactory Accessibility Yes  

Public Parking Structures/Lots No  
 

PHYSICAL CONDITIONS 
Are 

Conditions 
Present? 

Comments 

Overall Good Building Conditions N/A   
Within Airport Noise Corridor Yes   
Apparent Vacancies N/A   
Apparent Contaminated Sites No   
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VOLUME II – ASSESSMENT OF STUDY AREAS 

AMENITIES & RESOURCES 
Are 

Conditions 
Present? 

Comments 

Public Parks / Open Spaces Yes HP 

Public Community Facilities No Except in nearby Darby 
Park. 

Entertainment Uses Yes Hollywood Park and Casino
Historic No  
Arts No  
Ethnic No  

Religious Yes Faithful Central at the 
Forum. 

Educational No  
 

MAJOR PLANNED PROJECTS 
BY: 

Are 
Conditions 

Present? 
Comments 

City of Inglewood No   
MTA No   
LAWA No  
LA County No   
LA City No   
Major Land Owners Yes HP  
Recently Completed New Construction No   

 

SPECIAL DISTRICT 
OPPORTUNITIES 

Are 
Conditions 

Present? 
Comments 

Redevelopment Project Area Yes Century Redevelopment 
Project Area. 

Airport Noise Corridor Yes   
Airport Master Plan Linkages No  

C. EXISTING BUSINESSES 

N/A – No Existing Businesses, except HP facilities. 

D. SIGNIFICANT PROPERTIES  

Major Underutilized Properties (N/A) 

Major Property Owners (N/A) 
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STUDY AREA 4: 

MORNINGSIDE PARK CORRIDOR

 



VOLUME II – ASSESSMENT OF STUDY AREAS 

A. IDENTIFIED OPPORTUNITY SITES 

The following section presents a listing of site-specific opportunities located within 
Study Area 4, the Morningside Park Corridor (an Opportunities Map is provided at the 
back of this section).  This corridor includes Manchester Boulevard between Van Ness 
Avenue and Crenshaw Drive and is located within the Manchester Prairie merged Project 
Area. The information includes the location of the site or area and the current use.  The 
existing property conditions, uses, or locational attributes listed are those that give rise to the 
opportunities.  For example, attributes such as vacant land or obsolete shopping center may 
be deemed to be a possible opportunity for reuse, revitalization, or redevelopment.  The 
summary matrix also includes a suggested initial development approach and possible land 
uses.  All suggestions are principally based upon the physical assessment conducted for the 
Study Area.  All opportunities are preliminary and subject to further study.  All suggestions 
and concepts were developed solely by the Consultant team and do not imply concurrence 
by the City of Inglewood. 

Site 1 

Location: • Entire length of Corridor - Manchester between Aviation and 
Van Ness. 

Current Description of 
Site/Uses/Opportunity: 

• C-2 zoned commercial uses – 75% personal and business 
services.  

Suggested Approach:  • Rename Manchester to Inglewood Boulevard from 
Aviation to Van Ness 

Suggested Land Use: • New signage, monumentation, and way-finding 
improvements. 

Additional Comments:  • Approach supports redevelopment, City marketing, business 
strengthening, and image building efforts. 

Site 2 

Location: • Manchester between Crenshaw and 8th Avenue – south side 
of Corridor. 

Current Description of 
Site/Uses/Opportunity: 

• Vacant lot. 

Suggested Approach:  • 

• 

Redevelopment - approach owners, present development 
concepts, offer incentives, determine development interest, 
and attract developer. 
Possible acquisition. 

Suggested Land Use: • Locally serving retail, subject to market analysis. 

Additional Comments:  • Coordinate with Opportunity Site 5 across Manchester. 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

Site 3 

Location: • Manchester and Van Ness – northwest corner with 
southwest corner 

Current Description of 
Site/Uses/Opportunity: 

• C-2 zoned commercial uses – 75% personal and business 
services. 

Suggested Approach:  • 

• 

Rename Manchester to Inglewood Boulevard from 
Aviation to Van Ness. 
New streetscape improvements. 

Suggested Land Use: • East gateway to Inglewood - new signage, monumentation, 
and way-finding improvements. 

Site 4 

Location: • Both sides Manchester between Van Ness and Crenshaw. 

Current Description of 
Site/Uses/Opportunity: 

• Underutilized, obsolete, uses and small parcels along this 
major thoroughfare. 

Suggested Approach:  • Site acquisition, consolidation, and redevelopment - 
approach owners, present development concepts, offer 
incentives, determine development interest, and attract 
developer. 

Suggested Land Use: • Locally serving MXD – residential / retail. 
• Possible parking facilities. 

Additional Comments: • Requires special planning and feasibility studies. 

Site 5 

Location: • NE Corner of Manchester and Crenshaw. 

Current Description of 
Site/Uses/Opportunity: 

• 
• 

Underutilizes uses near redevelopment project. 
Large possible full-block development. 

Suggested Approach: • Adaptive reuse and redevelopment - approach owners, 
present development concepts, offer incentives, determine 
development interest, and attract developer. 

Suggested Land Use: • TBD possible commercial. 

Site 6 

Location: • Corridor-wide / Van Ness to Crenshaw 

Current Description of 
Site/Uses/Opportunity: 

• C-2 zoned commercial – 75% personal and business services.

Suggested Approach: • 

• 

Rename Manchester to Inglewood Boulevard from 
Aviation to Van Ness. 
New streetscape improvements. 

Suggested Land Use: • East gateway to Inglewood - new signage, monumentation, 
and way-finding improvements. 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

ASSESSMENT OF PHYSICAL CONDITIONS 

The following matrix presents key urban and physical area observations based upon the 
windshield survey.  The factors listed below are those relevant to identification of potential 
revitalization, redevelopment, or economic development opportunities.  The middle column 
provides a generalized qualitative assessment of the entire Study Area. 
 

URBAN FACTORS 
Are 

Conditions 
Present? 

Comments 

Significant Land Uses Yes 

75% personal and business 
services.  There are 40 
hairdresser/barber uses and 
22 medical-related 
businesses. 

Incompatible Land Use Yes Residential / commercial 
conflicts. 

Revitalization-Supportive Land Uses No  

Crime / Perception of Crime Yes High some areas - low in 
others. 

Suitable Topography Yes Gently rolling. 
 

PARCEL FACTORS 
Are 

Conditions 
Present? 

Comments 

Contiguous /Vacant/Opportunity Parcels Yes 
See parcel database included 
at the end of this section – 
9% vacant. 

Underutilized Properties Yes See parcel database included 
at the end of this section. 

Major Shape / Configuration Issues Yes Shallow depths. 
Primary Frontage Exposure Yes  
Properties For Sale  No  
Publicly-Owned Yes City of Inglewood. 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

TRANSPORTATION SYSTEMS 
Are 

Conditions 
Present? 

Comments 

Freeways No  

Major Thoroughfares Yes Van Ness, Crenshaw, 
Prairie. 

MTA Transit stations No  
Bus Lines Yes  
Airport Linkages No  

 

TRAFFIC FACTORS 
Are 

Conditions 
Present? 

Comments 

Heavy Traffic Volumes Yes  

Key Intersections Yes Manchester at Crenshaw, 
Van Ness, and Prairie. 

High Pedestrian Activity Yes 90% of uses are services and 
retail. 

Satisfactory Accessibility Yes However high vehicular 
speeds on Manchester. 

Public Parking Structures/Lots Yes Access limited. 
 

PHYSICAL CONDITIONS 
Are 

Conditions 
Present? 

Comments 

Overall Good Building Conditions Yes  
Within Airport Noise Corridor Yes  
Apparent Vacancies Yes  
Apparent Contaminated Sites Yes  
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VOLUME II – ASSESSMENT OF STUDY AREAS 

AMENITIES & RESOURCES 
Are 

Conditions 
Present? 

Comments 

Public Parks / Open Spaces No Inglewood Memorial Park 
Cemetery adjacent. 

Public Community Facilities No  
Entertainment Uses No  
Historic Yes Art Deco architecture. 
Arts No  
Ethnic No  
Religious Yes Numerous churches. 
Educational Yes Private school. 

 

MAJOR PLANNED PROJECTS 
BY: 

Are 
Conditions 

Present? 
Comments 

City of Inglewood Yes City of Inglewood. 
MTA No   
LAWA No   
LA County No   
LA City No   

Major Land Owners Yes Various, religious, City, Pic 
N Save. 

Recently Completed New Construction No Unknown. 
 

SPECIAL DISTRICT 
OPPORTUNITIES 

Are 
Conditions 

Present? 
Comments 

Redevelopment Project Area Yes Merged project area. 
Airport Noise Corridor Yes   
Airport Master Plan Linkages No  
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VOLUME II – ASSESSMENT OF STUDY AREAS 

B. EXISTING BUSINESSES 

The following table presents a summary of businesses and selected characteristics located 
within the Study Area. The data is based on estimates provided by Claritas Inc. 
 

Morningside Park Corridor: 2-Digit SIC Summary
Firms, Employees, and Estimated Sales

SIC Code Number Est. Total
Industry Title Range of Firms Employees Est. Local Sales________ _______ _________ _____________

Agricultural, Services, Forestry, and Fishing 01-- to 098 0 0 $0
Construction 15-- to 179 4 18 $4,000,000
Manufacturing 20-- to 399 2 24 $1,800,000
Transportation and Public Utilities 40-- to 497 5 65 $9,400,000
Wholesale Trade 50-- to 519 4 41 $5,600,000
Retail Trade 52-- to 599 33 309 $20,700,000
Finance, Insurance, and Real Estate 60-- to 679 25 93 $15,100,000
Services 70-- to 899 153 909 $77,300,000
Non-Taxable Services 90-- to 989 0 0 $0
Unclassified Establishments 99-- to 9 95 $0________ _______ _________ _____________

Total 235 1,554 $133,900,000

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

C. SIGNIFICANT PROPERTIES (a parcel map and parcel information table is provided at the 
back of this section) 

Major Land Uses 

Morningside Park Corridor 
Land Use Distribution 

Land Use Category 
Number of 

Parcels 
Percent of 

Total 
_________________ ________ ________
   
Commercial 114 78.1% 
Industrial 0 0.0% 
Residential 0 0.0% 
Vacant 13 8.9% 
Other 19 13.0% 
_________________ ________ ________
   
Total 146 100% 

Major Underutilized Properties (see Underutilized Properties table at the end of this 
section) 

Major Property Owners (see table at Multiple Property Owners table at the end of this 
section) 
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STUDY AREA 5: 

ARBOR VITAE CORRIDOR

 



VOLUME II – ASSESSMENT OF STUDY AREAS 

A. IDENTIFIED OPPORTUNITY SITES 

The following section presents a listing of site-specific opportunities located within 
Study Area 5, the Arbor Vitae Corridor (an Opportunities Map is provided at the back of 
this section). This corridor includes Arbor Vitae Street between Aviation Boulevard and 
Prairie Avenue (at the Racetrack) and is located within the La Cienega Redevelopment Area. 
The information includes the location of the site or area and the current use.  The existing 
property conditions, uses, or locational attributes listed are those that give rise to the 
opportunities.  For example, attributes such as vacant land or obsolete shopping center may 
be deemed to be a possible opportunity for reuse, revitalization, or redevelopment.  The 
summary matrix also includes a suggested initial development approach and possible land 
uses.  All suggestions are principally based upon the physical assessment conducted for the 
Study Area.  All opportunities are preliminary and subject to further study.  All suggestions 
and concepts were developed solely by the Consultant team and do not imply concurrence 
by the City of Inglewood. 

Site 1 

Location: • North side of Arbor Vitae and Bellanca– west of Aviation 
running east-west to Hindry. 

Current Description of 
Site/Uses/Opportunity: 

• North/East corner -vacant site – west entryway to City. 

Suggested Approach: • 

• 

Acquisition and Redevelopment - approach owners, present 
development concepts, offer incentives, determine 
development interest, and attract developer. 
City Gateway treatment. 

Suggested Land Use: • 
• 

Light Industrial. 
Possible airport related commercial. 

Additional Comments: • Second western gateway to Inglewood (after Century 
gateway). 

Site 2 

Location: • Arbor Vitae and Hindry, from Hindry to La Cienega – north 
and south sides of Corridor. 

Current Description of 
Site/Uses/Opportunity: 

• Mixed-Uses, property for sale. 

Suggested Approach: • Long-term acquisition and redevelopment effort. 

Suggested Land Use: • Possible business-park – office or light industrial – possible 
air cargo clusters expansion. 

Additional Comments:  • Plan Contingent Upon Development of LAX Remote 
Passenger Facility and Execution of Current LAX Master 
Plan. 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

Site 3 

Location: • Arbor Vitae overpass to I-405. 

Current Description of 
Site/Uses/Opportunity: 

• Freeway overpass. 
• Issue – no interchange. 

Suggested Approach:  • Evaluate impacts of LAX planned freeway interchange. 

Suggested Land Use: • New interchange. 

Additional Comments:  • Plan contingent upon development of LAX remote 
passenger facility and execution of current LAX Master Plan.

Site 4 (A and B) 

Location: • Running east-west between Ash and La Brea (4a) and 
between La Brea and Prairie (4b). 

Current Description of 
Site/Uses/Opportunity: 

• Stable residential uses – with interspersed retail uses. 

Suggested Approach:  • Long tern master planning in coordination with new 
interchange. 

Suggested Land Use: • 4-A locally serving MXD uses. 
• 4B TBD. 

Additional Comments:  • Contingent on LAX Master Plan for Freeway Interchange 
Project and Remote Passenger Loading. 

Site 5 

Location: • NW corner Arbor Vitae and La Brea. 

Current Description of 
Site/Uses/Opportunity: 

• Defunct gas station. 

Suggested Approach:  • 

• 

Redevelopment - approach owners, present development 
concepts, offer incentives, determine development interest, 
and attract developer. 
Gateway opportunity to Market Street project. 

Suggested Land Use: • MXD:  residential / retail. 

Additional Comments:  • 
• 

Possible Brownfield Opportunity. 
Entry way to downtown Market Street Project. 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

Site 6 

Location: • NWC La Brea between Arbor Vitae and Hardy. 

Current Description of 
Site/Uses/Opportunity: 

• Contiguous assemblage with substandard, obsolete 
structures. 

Suggested Approach:  • Redevelopment - approach owners, present development 
concepts, offer incentives, determine development interest, 
and attract developer. 

Suggested Land Use: • MXD:  office / locally serving retail. 

Site 7 

Location: • SEC Arbor Vitae and La Brea at southeast corner. 

Current Description of 
Site/Uses/Opportunity: 

• 

• 

Contiguous assemblages with substandard, obsolete 
structures. 
Large parcel size (2.3 acres). 

Suggested Approach:  • Redevelopment - approach owners, present development 
concepts, offer incentives, determine development interest, 
and attract developers. 

Suggested Land Use: 
 

• MXD:  office / locally serving retail. 

Additional Comments:  • Serves La Brea Avenue revitalization. 

Site 8 

Location: • Adjacent to HP Gate 2 Arbor Vitae and Prairie – northwest 
corner. 

Current Description of 
Site/Uses/Opportunity: 

• Vacant lot opportunity. 

Suggested Approach:  • 

• 

Redevelopment - approach owners, present development 
concepts, offer incentives, determine development interest, 
an attract developer. 
Opportunity for City gateway treatment. 

Suggested Land Use: • MXD - locally serving retail / residential. 

Site 9 

Location: • Adjacent to HP Gate 3 Prairie and Hardy NWC. 

Current Description of 
Site/Uses/Opportunity: 

• Obsolete strip retail. 

Suggested Approach:  • Redevelopment - approach owners, present development 
concepts, offer incentives, determine development interest, 
and attract developer. 

Suggested Land Use: • MXD:  Town homes with street retail 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

B. ASSESSMENT OF PHYSICAL CONDITIONS 

The following matrix presents key urban and physical area observations based upon the 
windshield survey.  The factors listed below are those relevant to identification of potential 
revitalization, redevelopment, or economic development opportunities.  The middle column 
provides a generalized qualitative assessment of the entire Study Area. 
 

URBAN FACTORS 
Are 

Conditions 
Present? 

Comments 

Significant Land Uses Yes 

City RDA - owned 
assemblages.  Significant air 
cargo related uses.  51% of 
parcels are residential uses. 

Incompatible Land Use Yes Residential / industrial uses.
Revitalization-Supportive Land Uses Yes RDA assemblages. 
Crime / Perception of Crime No   
Suitable Topography Yes   

 

PARCEL FACTORS 
Are 

Conditions 
Present? 

Comments 

Contiguous /Vacant/Opportunity Parcels Yes 

See parcel database included 
at the end of this section – 
5% vacant. City RDA 
properties. 

Underutilized Properties Yes See parcel database included 
at the end of this section 

Major Shape / Configuration Issues No Except smaller parcels. 
Primary Frontage Exposure Yes   
Properties For Sale  No   
Publicly-Owned Yes City RDA 17 parcels. 

 

TRANSPORTATION SYSTEMS 
Are 

Conditions 
Present? 

Comments 

Freeways Yes I-405 
Major Thoroughfares Yes   
MTA Transit stations No   
Bus Lines Yes   

Airport Linkages Yes Approach to airport and 
future LAX Master plan. 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

TRAFFIC FACTORS 
Are 

Conditions 
Present? 

Comments 

Heavy Traffic Volumes Yes   

Key Intersections Yes Aviation, La Cienega, La 
Brea, Prairie. 

High Pedestrian Activity Yes West end 
Satisfactory Accessibility Yes   
Public Parking Structures/Lots No   

 

PHYSICAL CONDITIONS 
Are 

Conditions 
Present? 

Comments 

Overall Good Building Conditions Yes Mixed – some neglected 
buildings 

Within Airport Noise Corridor Yes   
Apparent Vacancies Yes   
Apparent Contaminated Sites Yes   

 

AMENITIES & RESOURCES 
Are 

Conditions 
Present? 

Comments 

Public Parks / Open Spaces No   
Public Community Facilities No   
Entertainment Uses No  
Historic No   
Arts No   
Ethnic Yes Mexican Mercado. 
Religious Yes   
Educational Yes University of West LA. 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

MAJOR PLANNED PROJECTS 
BY: 

Are 
Conditions 

Present? 
Comments 

City of Inglewood Yes City RDA assemblages. 

MTA Yes I-405 ramps; potential metro 
station @ West end 

LAWA Yes LAX remote passenger 
loading facilities. 

LA County No   
LA City No   
Major Land Owners Yes City RDA, LAX. 
Recently Completed New Construction No Unknown 

 

SPECIAL DISTRICT 
OPPORTUNITIES 

Are 
Conditions 

Present? 
Comments 

Redevelopment Project Area Yes 
Partially in Manchester-
Prairie Redevelopment 
Project Area. 

Airport Noise Corridor Yes   
Airport Master Plan Linkages Yes  
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VOLUME II – ASSESSMENT OF STUDY AREAS 

C. EXISTING BUSINESSES 

The following table presents a summary of businesses and selected characteristics located 
within the Study Area. The data is based on estimates provided by Claritas Inc. 
 

Arbor Vitae Corridor: 2-Digit SIC Summary
Firms, Employees, and Estimated Sales

SIC Code Number Est. Total
Industry Title Range of Firms Employees Est. Local Sales________ _______ _________ _____________

Agricultural, Services, Forestry, and Fishing 01-- to 098 1 7 $300,000
Construction 15-- to 179 2 5 $1,000,000
Manufacturing 20-- to 399 5 22 $1,800,000
Transportation and Public Utilities 40-- to 497 17 239 $31,200,000
Wholesale Trade 50-- to 519 6 43 $9,200,000
Retail Trade 52-- to 599 45 106 $11,000,000
Finance, Insurance, and Real Estate 60-- to 679 4 21 $3,600,000
Services 70-- to 899 42 209 $16,200,000
Non-Taxable Services 90-- to 989 0 0 $0
Unclassified Establishments 99-- to 3 24 $0________ _______ _________ _____________

Total 125 676 $74,300,000

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

D. SIGNIFICANT PROPERTIES (a parcel map and parcel information table is provided at 
the back of this section) 

Major Land Uses 

Arbor Vitae Corridor 
Land Use Distribution 

Land Use Category 
Number of 

Parcels 
Percent of 

Total 
_________________ ________ ________
   
Commercial 71 34.5% 
Industrial 10 4.9% 
Residential 105 51.0% 
Vacant 10 4.9% 
Other 10 4.9% 
_________________ ________ ________
   
Total 206 100% 

Major Underutilized Properties (see Underutilized Properties table at the end of this 
section) 

Major Property Owners (see table at Multiple Property Owners table at the end of this 
section) 
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STUDY AREA 6: 

DOWNTOWN MARKET STREET

 



VOLUME II – ASSESSMENT OF STUDY AREAS 

A. IDENTIFIED OPPORTUNITY SITES 

The following section presents a listing of site-specific opportunities located within 
Study Area 6, Downtown Market Street (an Opportunities Map is provided at the back of 
this section).  This study area includes Market Street from Regent Street to Hillcrest 
Boulevard and is located within the In-Town Redevelopment Project Area.The information 
includes the location of the site or area and the current use.  The existing property 
conditions, uses, or locational attributes listed are those that give rise to the opportunities.  
For example, attributes such as vacant land or obsolete shopping center may be deemed to 
be a possible opportunity for reuse, revitalization, or redevelopment.  The summary matrix 
also includes a suggested initial development approach and possible land uses.  All 
suggestions are principally based upon the physical assessment conducted for the Study 
Area.  All opportunities are preliminary and subject to further study.  All suggestions and 
concepts were developed solely by the Consultant team and do not imply concurrence by the 
City of Inglewood. 

Sites 1 & 2 

Location: • 

• 

Property bounded by Hillcrest to northwest, Spruce to 
southeast, Kelso to northeast, and La Brea to southwest. 
Kelso and La Brea – northeast corner 

Current Description of 
Site/Uses/Opportunity: 

• 
• 

Obsolete, office/commercial buildings.  
Bus station. 

Suggested Approach:  • 
• 
• 

Acquisition and Redevelopment. 
South-end anchor development to Market St. Project. 
Enhance connections; draw visitors to DT Market Street. 

Suggested Land Use: • Retail – Dining-entertainment, specialty retail uses, and 
major retail chain stores. 

• Combine Market Street/Metro Station Trolley Service 
w/Bus Depot and Paseos to South Market per DT Master 
Plan. 

Additional Comments:  • Subject of study of major pedestrian destination activity 
generators - need to develop “Place-Making” activities/uses. 

• Possible Public Partnership with MTA / Call-for-Projects 
Funding. 

Site 3 

Location: • Market Street between Nutwood and Kelso – west side 

Current Description of 
Site/Uses/Opportunity: 

• 
• 

Vacant building and parking lot. 
Across from Jazz Club - attract synergistic uses. 

Suggested Approach:  • 
• 
• 

Special Place-Making strategies and Redevelopment -  
Possible adaptive re-use venue. 
Consider including within a larger Arts-Entertainment 
District offering incentives to attract desired uses. 

Suggested Land Use: • Entertainment / arts-oriented retail. 

Study Are 6: Downtown Market Street  1 



VOLUME II – ASSESSMENT OF STUDY AREAS 

Site 4 

Location: • Hillcrest at Kelso – southwest corner. 

Current Description of 
Site/Uses/Opportunity:  

• Older, obsolete commercial buildings. 

Suggested Approach:  • Acquisition, clearance, and redevelopment. 

Suggested Land Use: • Additional parking and/or MXD residential / retail. 

Site 5 

Location: • 
• 
• 

La Brea and Manchester Boulevard – SEC. 
Locust and Nutwood – northwest corner. 
Paseo on Market Street between Manchester and Nutwood – 
east side. 

Current Description of 
Site/Uses/Opportunity: 

• Underutilized parking lots. 

Suggested Approach:  • 

• 

Explore feasibility of developing multi-level parking facilities 
and Paseos connecting to DT Market Street frontage 
w/corner courts and tenants. 
Various pedestrian enhancements and attractions. 

Suggested Land Use: • Multi-level public parking structure – with connective Paseos.

Site 6 

Location: • Market Street and Queen – SWC. 

Current Description of 
Site/Uses/Opportunity: 

• Parking lot. 

Suggested Approach:  • Expedite and “Fast-Track” Queen Street Parkway and Town 
Center Park (Square) w/TOD Support. 

Suggested Land Use: • 
• 

Park –open space pedestrian amenities. 
TOD programs - MTA Call-For-Projects funding. 
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Site 7 

Location: • Market Street between Queen and Regent – west side. 

Current Description of 
Site/Uses/Opportunity: 

• Vacant Fox movie theatre building. 

Suggested Approach:  • 
• 

Adaptive Re-use. 
Commit support for adaptive reuse exceptional facilities; 
Fox-Dragnet Performing Arts Association and New Seniors’ 
facilities at Locust Street. 

Suggested Land Use: • 
• 

Performing arts venue. 
Facility sharing with public institutions. 

Site 8 

Location: • Off Market Street between Queen and Regent at rear of 
storefronts– west side and east side. 

Current Description of 
Site/Uses/Opportunity:  

• Underutilized parking lot/areas. 

Suggested Approach:  • 
• 

Parking redesign. 
Acquisition and Redevelopment. 

Suggested Land Use: • Public parking and Paseos. 

Additional Comments: • Maximize (including acquisition) all mid-block parking 
resources per adopted DT Market St. Master Plan, and apply 
to entire corridor from Regent to Spruce/La Brea. 

Site 9 

Location: • Entire length of Market Street between Regent and Hillcrest 
at center of street. 

Current Description of 
Site/Uses/Opportunity: 

• 
• 

Existing roadway, median, and parking improvements. 
Obstructed site lines- impaired retail frontages. 

Suggested Approach:  • 
• 
• 
• 
• 
• 

Re-assess existing improvements. 
Median removal at public ROW. 
Redesign and realign street and parking. 
Redesign Streetscape. 
Establish architectural controls. 
Create DT Commercial Management authority. 

Suggested Land Use: • 
• 

Enhanced pedestrian walkways, and pedestrian districts. 
Enhanced more visible commercial uses. 

Additional Comments: • Re-Assess Market Street Roadway, Sidewalks, Raised/Planted 
Median, Streetscape Improvements. 
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Site 10 

Location: • Entire 1,500-foot radius from future Metro station at 
Florence and La Brea – northeast corner and engaging Study 
Area 7 (D-3 Parcel) and Market Street between Manchester 
and Florence. 

Current Description of 
Site/Uses/Opportunity: 

• Applies to entire Study Area (6 and 7). 

Suggested Approach:  • Prepare and adopt City Transit Oriented District (TOD) 
Specific Plan.  Provide incentives and attract TOD 
supportive uses that should enhance the Market Street 
project. 

Suggested Land Use: • Transit-related, high density Smart Development – 
encourage and take-advantage of pedestrian activity – justify 
higher densities-create development incentives tied to TOD.

Additional Comments: • Complements pedestrian environment of Market Street and 
can attract more related uses. 
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B. ASSESSMENT OF PHYSICAL CONDITIONS 

The following matrix presents key urban and physical area observations based upon the 
windshield survey.  The factors listed below are those relevant to identification of potential 
revitalization, redevelopment, or economic development opportunities.  The middle column 
provides a generalized qualitative assessment of the entire Study Area. 
 

URBAN FACTORS 
Are 

Conditions 
Present? 

Comments 

Significant Land Uses Yes Government center and 
retail uses. 

Incompatible Land Use No Residential / industrial Uses.
Revitalization-Supportive Land Uses Yes In-Town Project area. 
Crime / Perception of Crime No   
Suitable Topography Yes   

 

PARCEL FACTORS 
Are 

Conditions 
Present? 

Comments 

Contiguous /Vacant/Opportunity Parcels Yes 
See parcel database included 
at the end of this section – 
8% vacant. 

Underutilized Properties Yes See parcel database included 
at the end of this section 

Major Shape / Configuration Issues No   
Primary Frontage Exposure Yes   
Properties For Sale  No   
Publicly-Owned Yes City RDA. 

 

TRANSPORTATION SYSTEMS 
Are 

Conditions 
Present? 

Comments 

Freeways No   
Major Thoroughfares Yes   

MTA Transit stations No Station construction 
underway 

Bus Lines Yes   
Airport Linkages No   
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TRAFFIC FACTORS 
Are 

Conditions 
Present? 

Comments 

Heavy Traffic Volumes Yes   
Key Intersections Yes   
High Pedestrian Activity Yes   
Satisfactory Accessibility Yes More Needed 
Public Parking Structures/Lots Yes More Needed 

 

PHYSICAL CONDITIONS 
Are 

Conditions 
Present? 

Comments 

Overall Good Building Conditions Yes   
Within Airport Noise Corridor No   
Apparent Vacancies Yes   
Apparent Contaminated Sites No   

 

AMENITIES & RESOURCES 
Are 

Conditions 
Present? 

Comments 

Public Parks / Open Spaces Yes Government complex. 
Public Community Facilities Yes   
Entertainment Uses Yes   
Historic Yes Fox Theater. 
Arts Yes Dragnet Theater. 
Ethnic Yes   
Religious No   
Educational No   
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MAJOR PLANNED PROJECTS 
BY: 

Are 
Conditions 

Present? 
Comments 

City of Inglewood Yes   
MTA No   
LAWA No   
LA County No   
LA City No   

Major Land Owners Yes 
Inglewood Family, RDA, 
various (see Parcel 
Information table. 

Recently Completed New Construction No Unknown. 
 

SPECIAL DISTRICT 
OPPORTUNITIES 

Are 
Conditions 

Present? 
Comments 

Redevelopment Project Area Yes In-Town Redevelopment 
Project Area. 

Airport Master Plan Linkages No  
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C. EXISTING BUSINESSES 

The following table presents a summary of businesses and selected characteristics located 
within the Study Area. The data is based on estimates provided by Claritas Inc. 
 

Downtown Market Street: 2-Digit SIC Summary
Firms, Employees, and Estimated Sales

SIC Code Number Est. Total
Industry Title Range of Firms Employees Est. Local Sales________ _______ _________ _____________

Agricultural, Services, Forestry, and Fishing 01-- to 098 1 4 $200,000
Construction 15-- to 179 0 0 $0
Manufacturing 20-- to 399 2 2 $300,000
Transportation and Public Utilities 40-- to 497 1 11 $1,500,000
Wholesale Trade 50-- to 519 7 25 $4,600,000
Retail Trade 52-- to 599 78 278 $25,000,000
Finance, Insurance, and Real Estate 60-- to 679 4 43 $10,600,000
Services 70-- to 899 34 126 $9,700,000
Non-Taxable Services 90-- to 989 0 0 $0
Unclassified Establishments 99-- to 5 27 $0________ _______ _________ _____________

Total 132 516 $51,900,000

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

D. SIGNIFICANT PROPERTIES (a parcel map and parcel information table is provided at the 
back of this section) 

Major Land Uses 

Downtown Market Street 
Land Use Distribution 

Land Use Category 
Number of 

Parcels 
Percent of 

Total 
_________________ ________ ________
   
Commercial 43 84.3% 
Industrial 0 0.0% 
Residential 0 0.0% 
Vacant 4 7.8% 
Other 4 7.8% 
_________________ ________ ________
   
Total 51 100% 

Major Underutilized Properties (see Underutilized Properties table at the end of this 
section) 

Major Property Owners (see table at Multiple Property Owners table at the end of this 
section) 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

A. IDENTIFIED OPPORTUNITY SITES 

The following section presents a listing of site-specific opportunities located within 
Study Area 7, the D-3 Retail Project (an Opportunities Map is provided at the back of 
Section 6).  This study area includes that parcels located at the intersection of Florence 
Avenue and La Brea Avenue (northeast side) and is located within the In-Town 
Redevelopment Project Area.The information includes the location of the site or area and 
the current use.  The existing property conditions, uses, or locational attributes listed are 
those that give rise to the opportunities.  For example, attributes such as vacant land or 
obsolete shopping center may be deemed to be a possible opportunity for reuse, 
revitalization, or redevelopment.  The summary matrix also includes a suggested initial 
development approach and possible land uses.  All suggestions are principally based upon 
the physical assessment conducted for the Study Area.  All opportunities are preliminary and 
subject to further study.  All suggestions and concepts were developed solely by the 
Consultant team and do not imply concurrence by the City of Inglewood. 

Site 1  

Location: • North frontage of D-3. 
Current Description of 
Site/Uses/Opportunity: 

• 
• 
• 

Florence Avenue Frontage. 
Across from Metro Station. 
Northern Side of Area 7. 

Suggested Approach:  • 
• 
• 
• 
• 

Vehicular and Pedestrian Traffic Grade Separation.  
Create Corner Plaza. 
Streetscape. 
Lighting. 
Signage. 

Suggested Land Use: • Grade separated connection to Metro Station. 

Site 2 

Location: • East frontage of D-3. 
Current Description of 
Site/Uses/Opportunity: 

• 
• 

Market Street Frontage. 
Eastern Side of Area 7. 

Suggested Approach:  • 

• 
• 

Reassess Opportunities to Prime North Focus Activity at 
intersection with Regent Place. 
Parking Management Program. 
Circulation and Parking Plan. 

Suggested Land Use: • Coordination with DT retail center. 
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Site 3 

Location: • South frontage of D-3 

Current Description of 
Site/Uses/Opportunity: 

• 
• 

Regent Street Frontage 
Southern Side of Area 7 

Suggested Approach:  • 
• 

Corner Plaza at Market Street Intersection 
Rethink Planned Traffic Circle on Regent/Market Street 
Intersection. 

Suggested Land Use: • Connection to Market Street 

Site 4 

Location: • West frontage of D-3-existing heavy pedestrian & vehicular 
serving government center. 

Current Description of 
Site/Uses/Opportunity: 

• 
• 

La Brea Avenue Frontage. 
Western side of Area 7. 

Suggested Approach:  • Traffic, parking and pedestrian management. 

Suggested Land Use: • Commercial uses. 
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B. ASSESSMENT OF PHYSICAL CONDITIONS 

The following matrix presents key urban and physical area observations based upon the 
windshield survey.  The factors listed below are those relevant to identification of potential 
revitalization, redevelopment, or economic development opportunities.  The middle column 
provides a generalized qualitative assessment of the entire Study Area. 
 

URBAN FACTORS 
Are 

Conditions 
Present? 

Comments 

Significant Land Uses Yes 
Government Center, 
Commercial, Residential, 
Industrial Uses 

Incompatible Land Use No   

Revitalization-Supportive Land Uses No   
Crime / Perception of Crime No   
Suitable Topography Yes   

 

PARCEL FACTORS 
Are 

Conditions 
Present? 

Comments 

Contiguous /Vacant/Opportunity Parcels Yes 100% vacant 
Underutilized Properties Yes  
Major Shape / Configuration Issues No  
Primary Frontage Exposure Yes  
Properties For Sale  Yes  
Publicly-Owned Yes  

 

TRANSPORTATION SYSTEMS 
Are 

Conditions 
Present? 

Comments 

Freeways Yes I-405 Proximity 
Major Thoroughfares Yes Florence, La Brea 
MTA Transit stations Yes  
Bus Lines Yes  
Airport Linkages Yes  
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TRAFFIC FACTORS 
Are 

Conditions 
Present? 

Comments 

Heavy Traffic Volumes Yes  
Key Intersections Yes La Brea / Florence 
High Pedestrian Activity Yes  
Satisfactory Accessibility Yes More Needed 
Public Parking Structures/Lots Yes More Needed 

 

PHYSICAL CONDITIONS 
Are 

Conditions 
Present? 

Comments 

Overall Good Building Conditions Yes  
Within Airport Noise Corridor No  
Apparent Vacancies Yes  
Apparent Contaminated Sites No  

 

AMENITIES & RESOURCES 
Are 

Conditions 
Present? 

Comments 

Public Parks / Open Spaces No Government Complex 
adjacent 

Public Community Facilities No   
Entertainment Uses No   
Historic No   
Arts No   
Ethnic No   
Religious No   
Educational No   
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MAJOR PLANNED PROJECTS 
BY: 

Are 
Conditions 

Present? 
Comments 

City of Inglewood Yes Market Street Revitalization 
Plan, Site D-3 

MTA    
LAWA    
LA County    
LA City    
Major Land Owners Yes Inglewood RDA 
Recently Completed New Construction  Land Cleared 

 

SPECIAL DISTRICT 
OPPORTUNITIES 

Are 
Conditions 

Present? 
Comments 

Redevelopment Project Area Yes Urgent Action Area - 
Possibly Entire Corridor 

Airport Master Plan Linkages No  
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C. EXISTING BUSINESSES 

There are no existing businesses on the D-3 Retail Project site. 

D. SIGNIFICANT PROPERTIES (a parcel map and parcel information table is provided at the 
back of this section) 

Major Land Uses 

 
D-3 Retail Project 

Land Use Distribution 

Land Use Category 
Number of 

Parcels 
Percent of 

Total 
_________________ ________ ________
   
Commercial 0 0.0% 
Industrial 0 0.0% 
Residential 0 0.0% 
Vacant 10 100.0% 
Other 0 0.0% 
_________________ ________ ________
   
Total 10 100% 

Major Underutilized Properties (see table at the end of this section) 

Major Property Owners (see table at table at the end of this section) 
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VOLUME II – ASSESSMENT OF STUDY AREAS 

A. IDENTIFIED OPPORTUNITY SITES 

The following section presents a listing of site-specific opportunities located within 
Study Area 8, the La Cienega Corridor (an Opportunities Map is provided at the back of 
this section). This corridor includes La Cienega Boulevard from Florence Avenue to Century 
Boulevard and is located within the La Cienega Redevelopment Area. The information 
includes the location of the site or area and the current use.  The existing property 
conditions, uses, or locational attributes listed are those that give rise to the opportunities.  
For example, attributes such as vacant land or obsolete shopping center may be deemed to 
be a possible opportunity for reuse, revitalization, or redevelopment.  The summary matrix 
also includes a suggested initial development approach and possible land uses.  All 
suggestions are principally based upon the physical assessment conducted for the Study 
Area.  All opportunities are preliminary and subject to further study. All suggestions and 
concepts were developed solely by the Consultant team and do not imply concurrence by the 
City of Inglewood. 

Site 1 

Location: • 
• 

La Cienega and West 83rd Street 
North side of rail right of way. 

Current Description of 
Site/Uses/Opportunity: 

• Vacant island and billboard location. 

Suggested Approach:  • Enhance visibility of City gateway. 
Suggested Land Use: • 

• 
• 

Portal monumentation. 
Landscaping. 
Directional / way-finding signage to historic Centinela adobe

Site 2 

Location: • Manchester between Van Ness and Florence. 
Current Description of 
Site/Uses/Opportunity: 

• Manchester Boulevard. 

Suggested Approach:  • Rename Manchester to Inglewood Boulevard between 
Florence and Van Ness. 

Suggested Land Use: • New signage and way-finding improvements. 
Additional Comments: • Supports City marketing and image building efforts. 

Site 3 

Location: • Arbor Vitae overpass to I-405. 
Current Description of 
Site/Uses/Opportunity: 

• Freeway overpass. 

Suggested Approach:  • Evaluate business and economic development linkages 
between LAX and the City. 

Suggested Land Use: • New signage and way-finding improvements. 
Additional Comments: • Improve Center City access – Market Street tie-in. 
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Site 4 

Location: • SWC La Cienega and Arbor Vitae (City of LA) 
Current Description of 
Site/Uses/Opportunity: 

• Obsolete strip commercial within City of LA - adjacent to 
major LAWA assemblage at Manchester Square.   

Suggested Approach:  • Coordinate with City of LA regarding future of the site and 
Manchester Square properties.   

Suggested Land Use: • Support existing uses and future LAX expansion. 

Site 5 

Location: • Eastbound Century at I-405. 
Current Description of 
Site/Uses/Opportunity: 

• Freeway underpass area. 

Suggested Approach:  • Enhance visibility of City gateway. 
Suggested Land Use: • 

• 
Portal monumentation. 
Landscaping and Lighting. 

Site 6 

Location: • Century and Felton 
Current Description of 
Site/Uses/Opportunity: 

• Obsolete strip retail / vacant properties 

Suggested Approach:  • 
• 

Redevelopment 
Corridor gateway treatment. 

Suggested Land Use: • Hospitality related uses in conjunction with overall 
revitalization of the Corridor. 

Additional Comments: • Opportunity for Corridor revitalization especially as related 
to development of the planned LAX remote passenger 
loading facility at Manchester Square site. 
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B. ASSESSMENT OF PHYSICAL CONDITIONS 

The following matrix presents key urban and physical area observations based upon the 
windshield survey.  The factors listed below are those relevant to identification of potential 
revitalization, redevelopment, or economic development opportunities.  The middle column 
provides a generalized qualitative assessment of the entire Study Area. 
 

URBAN FACTORS 
Are 

Conditions 
Present? 

Comments 

Significant Land Uses Yes 

Major air cargo cluster 
including trucking, 
warehousing, air cargo 
logistics, freight forwarders, 
customs brokers, packing 
firms, etc. 

Incompatible Land Use Yes At City of LA portion areas.

Revitalization-Supportive Land Uses Yes LAWA assemblage at 
Manchester Square. 

Crime / Perception of Crime No   
Suitable Topography Yes   

 

PARCEL FACTORS 
Are 

Conditions 
Present? 

Comments 

Contiguous /Vacant/Opportunity Parcels Yes LAWA property City LA. 

Underutilized Properties Yes See parcel database included 
at the end of this section. 

Major Shape / Configuration Issues No   
Primary Frontage Exposure Yes   
Properties For Sale No   
Publicly-Owned No   
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TRANSPORTATION SYSTEMS 
Are 

Conditions 
Present? 

Comments 

Freeways Yes I-405 adjacent 

Major Thoroughfares Yes Florence, Manchester, 
Arbor Vitae, Century. 

MTA Transit stations No  
Bus Lines Yes  
Airport Linkages Yes  

 

TRAFFIC FACTORS 
Are 
Conditions 
Present? 

Comments 

Heavy Traffic Volumes Yes   

Key Intersections Yes Florence, Manchester, 
Arbor Vitae, Century 

High Pedestrian Activity No  
Satisfactory Accessibility Yes More Needed 
Public Parking Structures/Lots No  

 

PHYSICAL CONDITIONS 
Are 

Conditions 
Present? 

Comments 

Overall Good Building Conditions Yes   
Within Airport Noise Corridor Yes   
Apparent Vacancies Yes Some 
Apparent Contaminated Sites No   

 

AMENITIES & RESOURCES 
Are 

Conditions 
Present? 

Comments 

Public Parks / Open Spaces No  
Public Community Facilities No   
Entertainment Uses No   
Historic Yes Centinela Adobe. 
Arts No   
Ethnic No   
Religious No   
Educational No   
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MAJOR PLANNED PROJECTS 
BY: 

Are 
Conditions 

Present? 
Comments 

City of Inglewood Yes RDA 

MTA No   

LAWA Yes 
Remote Passenger 
loading/parking at 
Manchester Square. 

LA County No   
LA City Yes LAWA 
Major Land Owners Yes Carmax 
Recently Completed New Construction  Land Cleared. 

 

SPECIAL DISTRICT 
OPPORTUNITIES 

Are 
Conditions 

Present? 
Comments 

Redevelopment Project Area Yes Century and La Cienega 
Project Areas. 

Airport Master Plan Linkages Yes LAWA Manchester Square 
assemblage. 
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C. EXISTING BUSINESSES 

The following table presents a summary of businesses and selected characteristics located 
within the Study Area. The data is based on estimates provided by Claritas Inc. 
 

La Cienaga Corridor: 2-Digit SIC Summary
Firms, Employees, and Estimated Sales

SIC Code Number Est. Total
Industry Title Range of Firms Employees Est. Local Sales________ _______ _________ _____________

Agricultural, Services, Forestry, and Fishing 01-- to 098 0 0 $0
Construction 15-- to 179 1 10 $1,800,000
Manufacturing 20-- to 399 8 125 $9,900,000
Transportation and Public Utilities 40-- to 497 53 412 $64,400,000
Wholesale Trade 50-- to 519 9 56 $9,100,000
Retail Trade 52-- to 599 9 274 $27,100,000
Finance, Insurance, and Real Estate 60-- to 679 4 18 $3,200,000
Services 70-- to 899 17 462 $38,100,000
Non-Taxable Services 90-- to 989 1 30 $0
Unclassified Establishments 99-- to 14 133 $0________ _______ _________ _____________

Total 116 1,520 $153,600,000

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

D. SIGNIFICANT PROPERTIES (a parcel map and parcel information table is provided at the 
back of this section) 

Major Land Uses 

La Cienega Corridor 
Land Use Distribution 

Land Use Category 
Number of 

Parcels 
Percent of 

Total 
_________________ ________ ________
   
Commercial 16 61.4% 
Industrial 10 38.6% 
Residential 0 0.0% 
Vacant 0 0.0% 
Other 0 0.0% 
_________________ ________ ________
   
Total 26 100% 

Major Underutilized Properties (see Underutilized Properties table at the end of this 
section) 

Major Property Owners (see table at Multiple Property Owners table at the end of this 
section) 
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A. IDENTIFIED OPPORTUNITY SITES 

The following section presents a listing of site-specific opportunities located within 
Study Area 9, the Crenshaw and Imperial Business District (an Opportunities Map is 
provided at the back of this section).  This study area includes the commercial properties at 
the intersection of Crenshaw Boulevard and Imperial Highway (north to 112th Street, east to 
Casmir, south to 116th Street, and west to Lemoli Avenue) and is located within the Imperial-
Prairie Redevelopment Project Area. The information includes the location of the site or 
area and the current use.  The existing property conditions, uses, or locational attributes 
listed are those that give rise to the opportunities.  For example, attributes such as vacant 
land or obsolete shopping center may be deemed to be a possible opportunity for reuse, 
revitalization, or redevelopment.  The summary matrix also includes a suggested initial 
development approach and possible land uses.  All suggestions are principally based upon 
the physical assessment conducted for the Study Area.  All opportunities are preliminary and 
subject to further study.  All suggestions and concepts were developed solely by the 
Consultant team and do not imply concurrence by the City of Inglewood. 

Site 1 

Location: • NWC Crenshaw and Imperial. 
Current Description of 
Site/Uses/Opportunity: 

• Obsolete mixed commercial uses. 

Suggested Approach:  • Assemble and redevelop. 
Suggested Land Use: • MXD retail with residential above 

Site 2 

Location: • SWC Crenshaw and Imperial. 
Current Description of 
Site/Uses/Opportunity: 

• 
• 
• 

Obsolete retail structures. 
Vacant movie theater. 
Empty parking lot at rear. 

Suggested Approach:  • 
• 

Assemble and redevelop. 
Retain drug store. 

Suggested Land Use: • 
• 

MXD retail and residential. 
Day care center off Simms Avenue. 

Additional Comments: • Note B of A – Historical modernist structure. 

Site 3 

Location: • SEC Crenshaw and Imperial 
Current Description of 
Site/Uses/Opportunity: 

• 
• 

Large obsolete retail strip center with high vacancies. 
High traffic count. 

Suggested Approach:  • Redevelopment acquisition and clearance 
Suggested Land Use: • Imperial frontage retail with medium to high density 

residential. 
Additional Comments: • Retain office and retail directly on corner. 
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Site 4 

Location: • TOD area - 1,500 foot radius centered at Crenshaw Metro 
Green Line station. 

Current Description of 
Site/Uses/Opportunity: 

• Applies to properties within the 1,500-foot radius – mostly 
services and retail uses. 

Suggested Approach:  • Prepare and adopt TOD specific plan for Crenshaw Green 
Line Station. 

Suggested Land Use: • 
• 
• 
• 

Transit related supportive uses. 
Encourage and take advantage of pedestrian activity. 
Justify higher densities. 
Create development incentive tied to TOD. 
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B. ASSESSMENT OF PHYSICAL CONDITIONS 

The following matrix presents key urban and physical area observations based upon the 
windshield survey.  The factors listed below are those relevant to identification of potential 
revitalization, redevelopment, or economic development opportunities.  The middle column 
provides a generalized qualitative assessment of the entire Study Area. 
 

URBAN FACTORS 
Are 

Conditions 
Present? 

Comments 

Significant Land Uses Yes 
SEC 6-story office building 
and NEC neighborhood 
retail center. 

Incompatible Land Use No   

Revitalization-Supportive Land Uses Yes Green line station and 6-
story office building 

Crime / Perception of Crime No   
Suitable Topography Yes   

 

PARCEL FACTORS 
Are 

Conditions 
Present? 

Comments 

Contiguous /Vacant/Opportunity Parcels Yes 
See parcel database included 
at the end of this section – 
6% vacant. 

Underutilized Properties Yes See parcel database included 
at the end of this section. 

Major Shape / Configuration Issues No   
Primary Frontage Exposure Yes   
Properties For Sale  No   
Publicly-Owned No   

 

TRANSPORTATION SYSTEMS 
Are 

Conditions 
Present? 

Comments 

Freeways Yes I-105 adjacent. 
Major Thoroughfares Yes Imperial, Crenshaw. 
MTA Transit stations Yes MTA Green Line. 
Bus Lines Yes   
Airport Linkages No   
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VOLUME II – ASSESSMENT OF STUDY AREAS 

TRAFFIC FACTORS 
Are 

Conditions 
Present? 

Comments 

Heavy Traffic Volumes Yes   
Key Intersections Yes Crenshaw and Imperial 
High Pedestrian Activity No   
Satisfactory Accessibility Yes   
Public Parking Structures/Lots Yes MTA park-and-ride. 

 

PHYSICAL CONDITIONS 
Are 

Conditions 
Present? 

Comments 

Overall Good Building Conditions No   
Within Airport Noise Corridor No   
Apparent Vacancies Yes   
Apparent Contaminated Sites Yes NWC 

 

AMENITIES & RESOURCES 
Are 

Conditions 
Present? 

Comments 

Public Parks / Open Spaces No 

Note – Crenshaw street 
trees create park like 
corridor – consider 
extending. 

Public Community Facilities No   
Entertainment Uses No   
Historic Yes Bank of America. 
Arts No   
Ethnic No   
Religious No   
Educational No   
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MAJOR PLANNED PROJECTS 
BY: 

Are 
Conditions 

Present? 
Comments 

City of Inglewood Yes 
Imperial/Prairie 
Redevelopment Project 
Area. 

MTA Yes Green Line Station. 
LAWA No   
LA County No   
LA City No   
Major Land Owners No   
Recently Completed New Construction No   

 

SPECIAL DISTRICT 
OPPORTUNITIES 

Are 
Conditions 

Present? 
Comments 

Redevelopment Project Area Yes 
Imperial/Prairie 
Redevelopment Project 
Area. 

Airport Master Plan Linkages No  
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C. EXISTING BUSINESSES 

The following table presents a summary of businesses and selected characteristics located 
within the Study Area. The data is based on estimates provided by Claritas Inc. 
 

Crenshaw and Imperial Business District: 2-Digit SIC Summary
Firms, Employees, and Estimated Sales

SIC Code Number Est. Total
Industry Title Range of Firms Employees Est. Local Sales________ _______ _________ _____________

Agricultural, Services, Forestry, and Fishing 01-- to 098 0 0 $0
Construction 15-- to 179 1 1 $300,000
Manufacturing 20-- to 399 0 0 $0
Transportation and Public Utilities 40-- to 497 0 0 $0
Wholesale Trade 50-- to 519 0 0 $0
Retail Trade 52-- to 599 8 32 $3,900,000
Finance, Insurance, and Real Estate 60-- to 679 2 21 $4,900,000
Services 70-- to 899 12 48 $3,300,000
Non-Taxable Services 90-- to 989 0 0 $0
Unclassified Establishments 99-- to 1 8 $0________ _______ _________ _____________

Total 24 110 $12,400,000

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

D. SIGNIFICANT PROPERTIES (a parcel information table is provided at the back of this 
section) 

Major Land Uses 

Crenshaw and Imperial Business District 
Land Use Distribution 

Land Use Category 
Number of 

Parcels 
Percent of 

Total 
_________________ ________ ________
   
Commercial 16 88.8% 
Industrial 0 0.0% 
Residential 1 5.6% 
Vacant 1 5.6% 
Other 0 0.0% 
_________________ ________ ________
   
Total 26 100% 

Major Underutilized Properties (see Underutilized Properties table at the end of this 
section) 

Major Property Owners (see table at Multiple Property Owners table at the end of this 
section) 
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