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Who We Are

Harbor Community Benefit Foundation 
(HCBF) is a unique organization, born 
out of a historic agreement between 
the Port of Los Angeles and a group of 
community-based organizations and 
individuals.



Our Beginning

In December 2007, the Board of Harbor 
Commissioners (BOHC) at the Port of Los Angeles 
approved plans to significantly expand the Trans 
Pacific (TraPac) terminal.

One week later an appeal was filed to the Los 
Angeles City Council, contending that environmental 
impacts of the project were not adequately studied 
and would not be adequately mitigated.



Our Funding & Governance

The dispute was resolved, ratifying the TraPac
Memorandum of Understanding (TraPac MOU). The 
TraPac MOU called for the creation of the Port 
Community Mitigation Trust Fund (PCMTF) and allocated 
funding to improve the health and quality of life of local 
residents.

The MOU and its associated Operating Agreement called 
for the formation of an independent non-profit to 
manage and administer the PCMTF.



Our Champions

 Appellants
o American Lung Association
o Change to Win
o Coalition for a Better Environment
o Communities for Clean Ports
o Earth Day LA
o Environmental Priorities Network
o Harbor-Watts EDC
o International Brotherhood of Teamsters
o Los Angeles Alliance for a New Economy
o Physicians for Social Responsibility
o Natural Resource Defense Council
o San Pedro Peninsula Homeowners Coalition
o Sierra Club Harbor Vision Task Force
o Mr. Chuck Hart
o Mrs. Kathleen Woodfield

Former Councilwoman Janice Hahn
Former Mayor Antonio Villaraigosa



Our Mission

Harbor Community Benefit Foundation assesses, 
protects, and improves the health, quality of life, 
aesthetics, and physical environment of the harbor 
communities of San Pedro and Wilmington, California, 
which have been impacted by the Port of Los Angeles.



Who We Serve

HCBF serves the Port communities of San 
Pedro and Wilmington

How We Serve

HCBF serves the communities by awarding grant 
funding, technical assistance to CBOs, and conducting 
independent research.



Our Awards



Our Awards



Our Awards



Our Grants

Dedicated Asthma Clinic

Mobile Care Clinic Land Preservation/Carbon 
Sequestration/Wildlife Habitat

Wetland Preservation



Our Studies

 Studies can be located on HCBF’s website: hcbf.org/research

➢ Off-Port Impact Land Use Study (complete)

➢ Wilmington Noise Study (complete)

• Report #1 – Noise Measurements

• Report #2 – Criteria and Prioritization

• Report #3 – Noise Contour Development Methodology

• Report #4 – Inventory and Mitigation Recommendations

➢ San Pedro Noise Study (in progress)





Study Overview 



Goals of Study 

1. Explore and document off-Port community 
impacts in San Pedro and Wilmington; 

2. Explore the relationship between these 
impacts with the Port of Los Angeles 
operations and related activities; 

3. Inform future activities of the Harbor 
Community Benefit Foundation and 
community groups. 
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Study Geographies 



Topic Description

Community Profile Provides an overview of the study area and demographic information about study area 
residents.

Road and Rail Mobility, Safety, and 
Infrastructure

Explores industrial land use impacts on walkability, truck and vehicle collisions, truck 
volumes, and railroad crossings and infrastructure. 

Land Use Examines incompatible land uses, Port and Port-related businesses, vacant property, 
storage yards, and aesthetic and visual impacts.

Hazardous and Polluting Land Uses Documents and analyzes the location and proximity of hazardous and polluting land 
uses in the study area.

Access to Neighborhood Goods 
and Services

Focuses on understanding the effect of on- and off-Port activities on the availability of 
neighborhood goods and services in the study area. 

Employment and Real Estate Analyzes Port-related employment opportunities and how on- and off-Port activities 
correlate with residential property values.

Six Topics Examined



Chapter Organization

Each chapter is organized by the following 
sections: 

▪ Overview of the community impact

▪ Discussion of the nexus criteria and causal 
pathway

▪ Description of research questions and 
methodology

▪ Presentation of findings via tables, figures, 
images, and maps

▪ Data Sources



 Population Density 

 Age Groups: Under 5, Under 18 years, Over 65 years 

 Race and Ethnicity

 Educational Attainment: High School Graduation or GED

 Income   

 Unemployment 

Community Profile 



Non-White Population

• Non-White residents make up 75% 
of the population in the study area

• About 95% of Wilmington residents 
are Non-White. 

• 61% of San Pedro residents are Non-
White

• Higher than the County and City of 
Los Angeles



Concentrated Poverty

• 45% of the study area population 
lives below the 200% FPL

• 47% of San Pedro residents 

• 55% of Wilmington residents  

• 70% of East Wilmington residents



 Industrial land use impacts on walkability 

 Truck volumes, truck collisions, and vehicle-collisions 

 At-grade railroad crossings and rail impacts 

Road & Rail Mobility, Safety, & Infrastructure 



How Industrial Land Uses Impact Walkability 



Research Questions & Methodology

Are blocks with industrial or 
manufacturing land uses 
more likely to have larger 
block perimeters, and thus 
worse neighborhood 
walkability than non-
industrial or manufacturing 
blocks? 

 ArcGIS to calculate block 
perimeter length using 
Census block boundaries

 Each block was categorized 
into categories: 
 Less then 1,600 feet (highest 

level of walkability)
 1,600 to 2,400 feet 
 2,400 to 4,000 feet 
 Greater than 4,000 feet 

(lowest level of walkability) 

Research Questions Methods



Impacts on Walkability

 Industrial or manufacturing 
blocks are almost 2 times as 
large as non-industrial or 
manufacturing blocks

The most extreme difference 
occurs in Northwest San Pedro



Truck Volume, Truck Collisions, and Vehicle 
Collisions

“Trucks idle at stations –
wasting time, money, and 
spewing pollution.”
- Community resident



How Port Activities Impact Truck Volumes, 
Collisions, and Vehicle Collisions 



Truck Collisions 

Highest collision densities 
▪ 1st Street and Gaffey Street in 

San Pedro 
▪ Near the I-110 and Pacific 

Coast Highway intersection in 
Wilmington



How At-Grade Railroad Crossings Can Impact 
the Community



Rail Noise Impacts 

“The trains cause my clients sleep 
disturbance because of the light, noise, and 
vibration. When they’ve sought mitigations 
from the rail company, the representative 
told residents to buy thicker curtains. Even if 
that were a sufficient solution, thick 
curtains for an entire home are beyond my 
community members’ financial means.”

- Community Health Worker



At-Grade Railroad Crossings

• 12% of at-grade RR crossings are in 
San Pedro

• Roughly 75% of at-grade crossings 
are in Wilmington 

• 51% are in South Wilmington

• 16% are in East Wilmington 



Safety At At-Grade Crossings

• Nearly 50% of all crossings in the study area 
have only passive warning devices (signs 
and/or pavement markings)



 Incompatible Land Uses 

 Port-Related and Port-Serving Businesses 

 Vacant Property 

 Chassis, Trucks, and Container Storage Yards 

 Aesthetic and Visual Impacts 

Land Use 



Incompatible Land Uses 

What is it? 
▪ Residential and industrial uses in the study area are often very 

close to one another or intertwined

▪ Incompatible land uses are land uses that are in conflict, such as 
a residential area within an industrial zone, or vice versa

Why is it important?
▪ Incompatible uses can increase exposures to air and water 

pollution, noise, physical hazards, and traffic 

▪ Living close to industrial and hazardous land uses can lead to 
increases in asthma, injury /death, lung disease, and stress 



Impacts of Incompatible Land Uses on 
Community



Mismatched Land Uses 

 This is a measure of incompatible land 
uses
▪ Mismatched land use = Parcel’s assessed use 

is inconsistent with the parcel’s zoned use

 Most concerned about differences in land 
uses where assessed uses are lower 
in intensity than zoned uses. For 
example, residential areas within an 
industrial zone

 There areas as called “Assessed Low/ 
Zoned High” 

Image source: http://wearerally.com/la-youth-stand-
up-to-citys-discriminatory-practices/

Image source: 
https://chriscoward1643.wordpress.com/



Research Questions & Methodology

How many mismatched 
parcels are in the study 
area? 

How many are “assessed 
low/ zoned high”? 

How many residential 
parcels are in areas zoned 
industrial or 
manufacturing? 

Spatial comparison of 
zoning land use 
designations with assessed 
land uses 
 Identified parcels with 

mismatched land uses with 
the highest potential 
negative impacts

Parcels were identified, 
mapped, and displayed in 
tabular format

Research Questions Methods



Land Use Categories

• Industrial 

• Light manufacturing 

• Industrial use parking lot 

• Warehousing, distribution, 
storage 

• Open storage

• Processing plants 

• Commercial 

• Residential

• Miscellaneous 

• Recreational 

• Institutional

High-Intensity Land Uses Lower-Intensity Land Uses



Mismatched Land 
Uses

There are 31,802 parcels 
in the study area
▪ 2% of parcels are 

mismatched*

▪ 12% of South Wilmington 
parcels and 5% of East 
Wilmington parcels are 
mismatched

* Excluding Miscellaneous Uses 



Residential Parcels in Industrial and 
Manufacturing Zones 

147 parcels 
assessed as 
residential, but 
zoned as 
industrial or 
manufacturing
▪ About 6% of 

South Wilmington 
residential parcels 

▪ 2% of East 
Wilmington 
residential parcels



Port-Related and Port-Serving Businesses 
(PRBs)

 What is it? 
▪ Port-Related or Port-Serving Businesses (PRBs) are those businesses 

categories that have a high likelihood of serving or supporting Port 
and goods movement-related activities 

▪ Uses include automotive body and repair, chemical and petroleum 
production, metal and mineral processing, general freight trucking 
operations, etc. 

 Why is it important? 
▪ The majority of PRBs are high-intensity land uses, and are polluting 

and hazardous facilities
▪ High concentration of PRBs close to homes, schools, and commercial 

areas increases exposure to pollution and unsafe neighborhood 
conditions



Community Impacts from PRBs



Research Questions & Methodology

How many PRBs are in the 
study area? 

What is the density of PRBs 
in the study area? 

Active businesses with 
relevant NAICS codes were 
geocoded and mapped

Businesses lacking NAICS 
codes were excluded 

ArcGIS Kernel Density Tool 
used to assess PBR density 

Research Questions Methods



PRBs

The study areas has 3 
times the amount of PRBs 
compared to the City of 
Los Angeles  

47% of PRBs are related to 
automotive and truck 
repair and maintenance

Wilmington houses a  
disproportionate number 
of PRBs
▪ 68% of PRBs in the study 

area are in Wilmington



Chassis, Trucks, and Container Storage Yards

What is it? 
▪ Large storage yards and parking lots that serve as truck parking, 

and storage for truck chassis and large containers 

Why is it important? 
▪ Community residents have many concerns regarding storage 

yards: 
o Large storage and parking lots are often non-compliant with regulations 

and zoning restrictions

oCan lead to increased air and noise pollution from increased truck 
traffic 

o Stacked containers may also harbor rodents and other animals and 
insects that may increase the spread of infectious diseases

o Stacked containers and large industrial fenced in lots are an eyesore



Impacts from Chassis, Trucks, and Container 
Storage Yards



Research Questions & Methodology

Where are chassis, trucks, 
and container storage 
yards located in the study 
area? 

 Location of chassis, trucks, 
and container storage 
yards were groundtruthed
by local residents

 Locations of facilities were 
digitized, geocoded, and 
mapped 

 Location information was 
also confirmed using 
satellite images 

Research Questions Methods



Community Groundtruthing

HCBF worked with LBACA and 
CFACE to hire local residents and 
groundtruth storage yard and at 
grade rail crossing data

Outlined payment, expenses, 
timeline, materials, and 
expectations ahead of time 









Storage Yards

91% of storage yards in the 
study area are located in 
Wilmington 
▪ Over half are located in South 

Wilmington 



 Hazardous Land Uses and Pollution Sources 

 Proximity of Sensitive Receptors to Hazardous and 
Polluting Land uses

Hazardous and Polluting Land Uses



Hazardous Land Uses and Pollution Sources 

What is it? 
▪ Land uses that are hazardous or are sources of environmental 

pollution

▪ The study area is impacted by multiple local sources of 
pollution 

Why is it important? 
▪ Environmental pollution are longstanding concerns for San 

Pedro and Wilmington residents 

▪ The overwhelming presence and concentration of industrial 
and hazardous land uses increases exposures to environmental 
contaminants 



Hazardous and Polluting Land Uses



Research Questions & Methodology

Where and what are the 
stationary sources of 
pollution and hazardous 
land uses in the study area? 

Obtained, cleaned, and 
mapped locations of 
regulated sites from state 
and federal databases

Standardized data and 
compared to LA County

Use CalEnviroScreen 2.0 to 
depict disproportionate 
impacts in the area 

Research Questions Methods



Hazardous and 
Polluting Land Uses

 East and South Wilmington have 
the highest number of hazardous 
and polluting land uses
▪ CalEnviroScreen also confirm that 

parts of East and South Wilmington 
are in the highest percentile of 
pollution burden in the state

 Many of these facilities are 
adjacent to densely populated 
residential areas



Research Questions & Methodology

How many and what types 
of sensitive land uses are 
within close proximity to 
hazardous and polluting 
land uses? 

 Demographic information from 
Census blocks was included if 
their centroid fell within the 
buffer distance

 Sensitive receptors include child 
care facilities, schools, health care 
facilities, recreational programs 
and facilities, and senior services 

 Locations were geocoded and 
mapped based on location 
information provided by state and 
local databases

Research Questions Methodology 



Proximity of Sensitive 
Land Uses 

62% of study area residents 
live within 1,000 feet of a 
hazardous or polluting land 
use 
▪ 49% of San Pedro Residents 

▪ 81% of Wilmington Residents 

East, West, and South 
Wilmington are heavily 
affected areas 



 Child care facilities 

 Health care facilities 

 Food environment

 Alcohol retail 

Access to Neighborhood 
Goods & Services 



Port / PRB Impacts on Neigh Goods & Services



Research Questions & Methodology

How has the expansion of 
Port lands and Port-related 
activities off Port property 
impacted the availability of 
goods, services, and 
resources in the 
neighborhoods?

Obtained, cleaned, and 
mapped data on: child 
care, health care facilities, 
food retail stores, alcohol 
retail 

Analyzed: location, rate per 
capita, and resident 
proximity  to use

Research Questions Methods



Child Care Facilities

San Pedro: 46 facilities & 1,413 
slots

Wilmington: 23 facilities & 1,055 
slots 

Child Care Slots per 1,000 
Children: 
▪ LA County = 368

▪ San Pedro = 263

▪ Wilmington =220



Food Environment

 Study area has 15 healthy food 
options
▪ North Wilmington and 

Unincorporated San Pedro have 
NO healthy food stores

 84 fast food restaurants in study 
area
▪ 5.59X more fast food restaurants 

than healthy food retail 
 54% of study are residents live 

within ¼ mile of a fast food 
restaurant 

 Only 23% live within ¼ mile of a 
healthy food option



 Employment density by sector 

 Profile of workers in the study area 

 Residential property values 

Employment and Real Estate



Employment and Real Estate 

Why is it important? 
▪ Employment (income) + real 

estate (assets) = Wealth 
oWealth is the #1 predictor of 

health status 

▪ Employment analysis explores 
the narrative that the Port’s 
negative impacts are 
outweighed by the economic 
benefit of good jobs 

▪ Money talks, so understanding 
the Port’s economic impact on 
homeowners is valuable 

“The Port and the 
ILWU146 claim that the 
Port is providing great 
jobs for local residents, 
but most ILWU members 
live well outside the 
communities of San 
Pedro & Wilmington.”
- Community resident



Study Area Employment



Research Questions & Methodology

What types and how many 
jobs are in the study area?

Who are the people that 
work in the study area?

Do these jobs employ 
study area working 
residents?

 Used LEHD data to assess: 
 Job density by sector and 

location 

 Characteristics of people who 
work in the LA Port subarea 

 Place of residence of LA Port 
and study area workers to 
calculate what proportion of 
them are San Pedro or 
Wilmington residents

Research Questions Methods



Employment

 “Goods Producing” & 
“Trade, 
Transportation, and 
Utility” sectors have 
the most jobs in the 
study area 

 “Education and 
Health” is a close 
third



Employment

 South and East Wilmington and Northwest and Central San Pedro 
have the highest number of port-related jobs 



Study Area Residents Who Work in Port or Port-
Related Jobs in the Study Area

 17.4% of all jobs in the study 
area held by study area 
residents 

 12,372 jobs in the study area 
that are Port or Port-related 

 2,153 of study area jobs 
(estimate) held by study area 
residents 

 Of all the employed residents in 
the study area - 3.5% them 
work in “port- or port-related” 
jobs in the full study area 



Port and Off-Port Activity Impacts on Real 
Estate Values



Research Questions & Methodology

How do residential 
property values 
differ in relationship 
to the Port and off-
Port uses?

What Port and off-
Port uses are 
associated with 
residential property 
values?

 Compare neighborhood sales cost per square 
foot prices on Trulia.com

 Use Stata statistical package to assess how 
numerous neighborhood characteristics 
influence the cost per square foot 
 Narrow down assessors data:  

 Non-vacant parcels 
 Residential single family homes in the study area 
 Assessed record year of 2000 or more recent 
 Not a condominium or condominium conversion 
 Entry included a value for building square footage 
 Entry included the number of bedrooms and 

bathrooms 

 Create unique values for each home for 
explanatory variables 

 Run model and statistical test to see which 
variables are significant 

Research Questions Methods



Geographic 
Comparison 

Compared to Hermosa 
Beach and North 
Redondo Beach to San 
Pedro 
▪ The sale cost per square 

foot decreases as you 
move further away from 
the coast. 



Geographic Comparison 

Resident assumptions that San Pedro’s cost per 
square foot increases as distance to the 
shoreline increases seems to be correct. 
▪ Inverse to other coastal communities where 

proximity to the beach yields more expensive real 
estate values. 

Views and potentially nicer homes play a part, 
the beach neighborhoods outside of the study 
area are still much more valuable than San 
Pedro’s hillside neighborhoods. 



Real Estate Analysis Variables 

Dependent Variable: Home cost per square foot (in 2014 
dollars)

Structural and Neighborhood Explanatory Variables
▪ Effective year built
▪ Parcel size (square feet)
▪ 1 = three-bed, two-bath & 0 = two-bed, one-bath (58% are three-

bedroom, two-bathrooms) 
▪ Wilmington or San Pedro 
▪ Distance to nearest park excluding beaches (feet) 
▪ Distance to nearest recreational beach (feet) 



Real Estate Analysis Variables 
Port-Related Explanatory Variables
▪ Distance to nearest polluting, hazardous, or regulated business 

(feet)
▪ Distance to port-related business (feet)
▪ Distance to industrial or manufacturing zoned land (feet)
▪ Distance to container, chassis, or truck storage yard (feet) 
▪ Distance to the Port of Los Angeles (feet) 
▪ Distance to a refinery or the Rancho facility (feet) 
▪ Distance to CA state designated truck route (feet) 
▪ Distance to railroad line (feet)
▪ # of polluting, hazardous, or regulated business within a 1/4 mile
▪ # of port-related businesses within a 1/4 mile 
▪ # of container, chassis, or truck storage yards within a 1/4 mile 



San Pedro





Average Cost Per Sq. Ft by 
Home Type and Neighborhood



Average Cost Per Sq. Ft by 
Home Type and Neighborhood

Coastal and Northwest San Pedro have have the 
highest average costs per square foot of two 
bedroom homes ($338.01 and $319.83 
respectively). 

South Wilmington and East Wilmington have the 
lowest and second to lowest cost per square for 
two bedroom homes ($210.61 and $215.68 
respectively). 

The cost by neighborhood ranking is the same for 
the three-bedroom sample. 



Port-Related Variable Effects



 Recommendations 

 Outreach Plan

Next Steps



Recommendations

Recommendations 
came from expert 
peer review of study 
and from board of 
directors



Recommendation Column Headings

 # - sequential numbering for easy discussion and referencing 

 Recommendation – description of the proposed 
recommendation 

 Study Chapter – Overall (multi-topic) or name of Chapter 2-6
 Type of Action – Enforcement of Existing Laws/ Policies; 

Program/ Practice; Legislation/ Policy; Data/ Research; 
Communications/ Engagement/ Education; Physical 
Environment/ Infrastructure; and Investment/ Funding (can 
select more than one)

 Additional Notes / Information – URLs, plans, programs, or 
agencies to support implementation



Next Steps

HCBF funding for grant programs (PCMTF) 
is diminishing

 Leverage Land Use Study as legacy for 
communities and advocates

 Fund interactive data website for Land 
Use Study/Noise Studies



Dissemination 

Share the study with the following entities/groups:

➢Port of LA at BOHC meeting or as a public comment

➢CD15 and Department of City Planning

➢HCBF grantees and appellants

➢Community/Advocacy groups



Outreach Brainstorming Discussion

How should the report be distributed?

Creation of interactive website with maps / 
data? 

Who should HCBF staff/board meet with 
about the report? 

Media involvement? 



Beth Altshuler
beth@raimiassociates.com

95

Meghan Reese 
meghan@hcbf.org

Jesse Marquez 
jnm4ej@yahoo.com

Sean Hecht
hecht@law.ucla.edu
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