
Zone In: Bixby
Virtual Meeting
June 25, 2025



Agenda & Housekeeping

1. Introductions (5 mins)

2. We’ll run through a presentation for context (35 mins)

3. We’d like to hear your questions / feedback (40 mins) 

We will record and transcribe the meeting to help us take 
notes and capture your input.



How to participate
• Asking questions: 

– During the discussion portion of the meeting, use the 
‘raise hand’ function. A staff member will unmute you 
when you are called on to speak, or

– You may also use the Q&A function (we will address 
these questions later in the meeting)

• If you are joining by phone: 

– Use *9 to raise your hand

– Use *6 to unmute yourself, once you have been 
called on to speak



Introductions

Marcos Lopez Jr
City Planner

Alejandro Sanchez-
Lopez
Advance Planning 
Officer 

Paola Tirado 
Escareño
City Planner

Susan Ambrosini
Project Director 

Scott Williamson
Project Manager

Christian Turner
Senior Planner

Gopi Shah
City Planner



Meeting Goals

1. Project introduction 

2. Overview of Community Engagement

3. Options for Updated Zoning and Development 
Standards

4. Participant feedback/ Q&A



Project 
Introduction



Zone In: Bixby Project Overview

• City of Long Beach recently adopted three 
General Plan Elements:

• Land Use Element (2019)

• Urban Design Element (2019)

• Housing Element (2022)

• The Zoning Code implements the General Plan

• Update necessary for the City to comply with 
State Law

• City currently focused on updating zoning in 
Bixby Knolls 

• Some minor General Plan Amendment update / 
clean up actions

https://www.longbeach.gov/lbds/planning/advance/general-plan/
https://www.longbeach.gov/lbds/planning/advance/general-plan/


Meeting Poll



Have you explored 
the City’s Zone In 
or General Plan 
webpages? 

A. Yes (Zone In)

B. Yes (General Plan)

C. Yes (both)

D. No



Key Project Objectives

• Facilitate the creation of new housing and 
a greater mix of commercial and 
residential uses

• Create new design standards to support 
high-quality development and support local 
businesses

• Adapt new General Plan “PlaceTypes” to 
update zoning code

• Refine development standards



Land Use Element (LUE) + 
PlaceTypes 
• City is organized into PlaceTypes

• Height, density, intensity, and Floor Area Ratio 
(FAR)

• LUE and PlaceTypes form the basis for detailed 
zoning regulations

• Note the FCN PlaceType is not included in this 
project

Open Space

Multi-Family Residential - Moderate

Neighborhood Serving Center - Low

Community Commercial

Founding Contemporary Neighborhood

Multi-Family Residential - Low

Existing PlaceTypes

Neighborhood Serving Center - Moderate
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PlaceTypes

Neighborhood Serving 
Center - Moderate

Community 
Commercial

Neighborhood Serving 
Center - Low

Multi-Family Residential - 
Moderate

Multi-Family Residential - 
Low

A wide range of local 
and community-serving 
commercial uses

Mixed-use, commercial 
and multi-family 
residential buildings 
within walking distance 
from residential uses

Supports a variety of 
multi-family housing 
developments
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Land Use Element Height 
Districts
• The land use element sets out permitted building 

heights in the project area, ranging from two to 
seven stories in the Bixby Knolls area

Long B
each B

oulevard

East Wardlow Road

C
herry Avenue

Atlantic Avenue

O
range Avenue

Bixby Road

East Del Amo Boulevard

Permitted Building Heights



What Zoning Can and Can’t Do

What Zoning can’t do:
• Determine the exact project an applicant 

might propose on a piece of land 
• Determine whether a project gets built 



What does zoning regulate? 

Modulation



Overview of Community 
Engagement



Meeting Poll



How many other 
Zone In: Bixby 
events have you 
attended? 

A. 0 (this is my first event)

B. 1

C. 2

D. 3 or more



Outreach Timeline and Next Steps

July 16, 2025

Stakeholder interviews; 
Project introduction; 
Discussion of issues/ 

opportunities

March - June 2023

We’re here

Open House 1

July 26, 2023 March - June 2025

Walk audits (x3)

June 25, 2025

Virtual Meeting

Fall 2025

Zoning district refinements 
and adoptionOpen House 2



Stakeholder interviews 
Spring 2023, stakeholder interview summary: 

• Retain the neighborhood’s historic architecture

• Improve traffic and pedestrian safety

• Improve access to open space and 
streetscape

• Decreasing parking requirements can 
exacerbate the limited parking conditions 
without proper transit infrastructure

• Align building entrances with sidewalk level

• Be sensitive to existing low density 
residential areas

• Encourage placemaking opportunities



Open House 1
July 26, 2023, Open House 1 community feedback summary:

• Need for open space opportunities in denser areas

• Require ground floor commercial uses on Atlantic, San Antonio, 
and Wardlow

• Pedestrian access and crosswalks

• Consider careful transitions from Community Commercial to 
adjacent single family residential

• Off street parking opportunities

• Create high-quality development that can accommodate 
families



Walk Audit Series
Three project walk audits were held from 
March to June 2025:

1. Walk Audit 1, focusing on Atlantic 
Avenue and Long Beach Boulevard

2. Walk Audit 2, focusing on the San 
Antonio Drive area

3. Walk Audit 3, focusing on the Wardlow 
Road area

Walk 
audit 1 
route

Walk audit 
2 route

Walk audit 3 route



Zoning Options



Zone Districts – NSC-L PlaceType
• RMU zones tend to be used on existing residential or mixed-use corridors

• MU zones tend to be used on existing commercial corridors

RMU-3 MU-1 MU-2 MU-M

• Small-format 
neighborhood 
serving uses

• Multi-family 
residential 

• Front setback: 5 ft.
• FAR: 1.0
• 2-3 stories

• Commercial 
flexibility

• Broad small-scale 
commercial 

• Front setback: 3 ft.
• FAR: 1.0
• 2-3 stories

• Medium-scale 
commercial near 
major hubs

• Front setback: 5 ft.
• FAR: up to 1.5
• 2-7 stories

• Small to medium 
scale commercial 

• Emphasis on reduced 
front setbacks, active 
ground floor uses 

• Front setback: 0 ft.
• FAR: 1.0
• 2-7 stories



Zone Districts – NSC-M PlaceType
• RMU zones tend to be used on existing residential or mixed-use corridors

• MU zones tend to be used on existing commercial corridors

• Encourages moderate 
density development 

• Permits small to medium 
format commercial uses

• Front setback: 3 ft.
• FAR: 1.5
• 4-7 stories

• Permits medium and large 
format commercial uses and 
larger building forms

• Front setback: 3 ft.
• FAR: up to 1.5
• 4-7 stories

RMU-4 MU-3



Zone Districts – MFR PlaceTypes
• MFR zones have been applied in existing multi-family neighborhoods 

• Permits lower-density 
multi-family 

• Permits limited, small 
commercial uses

• Front setback: 8 ft.
• FAR: 0.50
• 2-3 stories

• Permits moderate density 
mixed-use development 

• Permits small commercial uses
• Front setback: 5 ft.
• FAR: 0.75
• 4 stories

MFR-L MFR-M



Zone Districts – CC PlaceType
• CC zones are located where there are existing community-serving 

commercial uses

• No residential uses permitted

• Permits large format commercial 
uses like office, institutional and 
assembly uses

• Aims to allow a wide range of 
services and employment uses 
Front setback: 3 ft.

• FAR: 2.75
• 3-5 stories

• Similar to C3 
• Reduced use permissions, less 

front setback and larger rear 
setback 

• Intended to transition to lower 
density residential sites and retain 
Mainstreet character

• Front setback: 0 ft.
• FAR: 2.75
• 3-5 stories

C3 C-M



Discussion



How to participate

• Asking questions: 

– During the discussion portion of the meeting, use the 
‘raise hand’ function. A staff member will unmute you 
when you are called on to speak, or

– You may also use the Q&A function (we will address 
these questions later in the meeting)

• If you are joining by phone: 

– Use *9 to raise your hand

– Use *6 to unmute yourself, once you have been 
called on to speak



Code of Conduct
• Please limit your comments to 3 minutes, so 

we can give everyone a chance to speak
• Please keep comments relevant to the 

project
• Abusive language is inappropriate. 
• Repeated failure to comply with this Code of 

Conduct which will disturb, disrupt or impede 
the orderly conduct of the meeting may result 
in removal from the meeting.

Public Comment Guidelines



Discussion



Outreach Timeline and Next Steps

July 16, 2025

Stakeholder interviews; 
Project introduction; 
Discussion of issues/ 

opportunities

March - June 2023

We’re here

Open House 1

July 26, 2023 March - June 2025

Walk audits (x3)

June 25, 2025

Virtual Meeting

Fall 2025

Zoning district refinements 
and adoption

Open House 2

Please join us to learn 
more, in-person, on 

July 16 



Thank you!

Project Contacts
- City | Alejandro.Sanchez-Lopez@longbeach.gov 
- AECOM | Scott.Williamson@aecom.com
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