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A RESOLUTION OF THE (f_ITY OF HERMOSA BEACH, CALIFORNIA, ADOPTING
AND REVISING THE LAND USE ELEMENT OF THE GENERAL PLAN AND
ADOPTION OF A MITIGATED ENVIRONMENTAL NEGATIVE DECLARATION.

Commission held public hearings to consider the revision and

update to the Land Usé Element, and;

January 25, 1994, the _city, €ouncil held public hearings to
consider the revision and ﬁpaate to the Land Use Element and made

the following findings:

A,

WHEREAS, on September 7 and September 21, 1993, the Planning

' The revisions and update of the Land Use Element of the

‘designates the proposed general distribution and general

‘location, extent, and type of uses of'land throughqut_the

¢ ¢

RESOLUTION 94~ 5667

WHEREAS, on October 12, October 26, and November 9, 1993, and

General Plan include Currentﬂgoals, policies, and objectives

for the general development of the City and, further,

city;
The revised Land Use 2E1ement'_is consistent with other|
elemehts of the_city’s General Plan; | | |
The updated and revised Land Use Element contains the
necessary infbrmation and énalysis to meet the reqﬁirements
Section 65302 of the Planning and Zoning Law for the_State_of
California; | N
'Based.'én the evaluation of the Staff Environmental Review
Commiftee of the development policies contained with the Land
Use Element,ﬁand the goals, objectives, and.implementation
policies contéined the:ein, and with the incofporation. of

mitigation measures, the adoption of the Land Use 'Element




C
C
will result in a 1less than significant impact on the
! environment;
2 .
3 NOW THEREFORE, the the City Council of the City of Hermosa
_ Beach, does hereby adopt the updated and revised Land Use Element
4| dated March 1994. _ _
5 PASSED, /APHROYED, and ADOPTED this 22nd dayof
March . : : - : .
6
. - P
PRESIDENT o City Coun01l and MAYOR of the Clty
8 of Hermosa Be ch, Callfornla _ ,
. u : |
10 CITY CLERK
11 APPROVED AS TO FORM: . |
12 .// Vz/‘ﬂ( C ‘cITY ATTORNEY
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ACTIVITY IDENTIF ICAT?N

Location ' (
a. Address: City of Hermosa Beach
b. Legal: N/A

Descrigtion

Revision to the Land Use Element of the General Plan including the establish-

ment of general golas, objectives and policies relating to current angd future

land.uses throughout the city and recommendations for correcting inconsistenc:
between designations on the General Plan and zoning maps.

Sponsor
a. Name: City of Hermosa Beach

~b.  Mailing Address; 1315 Valley Drive, Hermosa Beach, CA 90254

Phone: (310) 318-0242

NEGATIVE DECLARATION |

- In accordance with Resolution 89-5229 of the City of Hermosa Beach, which implements the California
Environmental Quality Act of 1970 in Hermosa Beach, the Environmental Review Committee must make an
-environmental review of all private projects proposed to be undertaken within the City, and the Planning
- Commission must make an environmental review of all public projects proposed to be undertaken within the
- City, which are subject to the Environmental Quality Act. This declaration is documentation of the review
and, if it becomes final, no comprehensive Environmental Impact Report is required for this project.

" FINDING OF ENVIRONMENTAL REVIEW COMMITTEE

- We have undertaken and completed an Environmental Impact Review of this proposed project in accordance
. with Resolution 89-5229 of the City Council of Hermosa Beach, and find that this project does not require a
' comprehensive Environmental Impact Report because, provided the attached mitigation measures are included
-+ in the project, it would not have a significant effect on the environment. Documentation supporting this
- tinding is on file in the Planning Department, R e

- Date of Finding C R Chairman, Environmental Review Committee

FINDING OF THE PLANNING COMMISSION

~We have undertaken and completed an Environmental Impact Review of this proposed project in accordance
- with Resolution 89-5229 of the City Council of Hermosa Beach, and find that this project does not require a .
-~ comprehensive Environmental Impact Report because, provided the attached mitigation measures are included ,
= in_the project, it would not have a significant effect on the environment. Documentation supporting this =
- finding is on file in the Planning Department. : S

Date of Finding Chairman, Planning Commission
| FINDING OF THE CITY COUNCIL

We have undertaken and completed an Environmental Impact Review of this proposed project in accordance
with Resolution 89-5229 of the City Council of Hermosa ch, and find that this project does not require a
comprehensive Environmental Impact Report becausé, proyidgéd)the attached mitigation measures are included
in_the project, it would not have a significant effept/of/ the €nvironment. Documentation supporting this -
finding is on file in the Planning Department. : ' _ L

3=22~94

Date of Finding e Mayor, Hermo'saCity Council
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Mitigation Measures in regards to the downtown alternative to
: reduce parking requirements

1. The City will continue to require parking in-lieu fees,

' provided via a fund transfer or by direct payment to an _
improvement fund earmarked specifically for creating parking,
in an amount sufficient to off-set increases in required
parking. After in-lieu fees are provided for 100 spaces,
those 100 spaces must be provided.

2. An ordinance will be established to require bicycle

- racks/facilities ‘in conjunction with new development or
intensification uses of existing buildings e

3. A reporting and monitoring program.will be~established by the
City to monitor new building construction, parking space
construction, use of alternative forms of transportation, and
changes of use of existing buildings, and the total effect on
parking demand to determine the feasibility and need for
increasing parking supply in. the downtown area. ‘




STATE OF CALIFORNIA )

COUNTY OF LOS ANGELES )

- CITY OF HERMOSA BEACH )

I, Naoma?Valdes, Deputy City.Clerk of the City
Council of the City of Hefmogg Beach, California, do hereby

certify that the foregoing Resolution No. 94-5667 was duly and

regularly passed, approved and adopted by the City Council of = .
‘the City of Hermosa Beach at a Regular Meeting of.said_Cpuhcil 3

~at the regular place thereof on March 22, 1994.

The vote was as follows:

AYES: - . Bowler, Oakes, Reviczky, Mayor Pro Tempore Benz

NOES: None S _ - S R :
"ABSTAIN: , ' None _

ABSENT:  Mayor Edgertoen

DATED: . March 23, 1994

Ol Uler

Deputy City Clerk
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LAND USE ELEMENT

EXECUTIVE SUMMARY

I. INTRODUCTION

The State mandated requirements for general plan land use
elements are set forth in Government Code Section 65302 (a).
According to the State Office of Planning and Research, the legal
requirements for an adequate land use element are: (1) the land
use diagram (map); (2) standards for population density; (3)
standards for building intensity; (4) identification of future
solid waste disposal sites, if applicable; and (5) a discussion
of the relationship between the Land Use Element and the
Circulation and Noise Elements.

II. GENERAL GOALS, OBJECTIVES AND POLICIES

GOAL 1: Protect and maintain the small town beach community
atmosphere of Hermosa Beach.

GOAL 2: Acconmodate existing and future commercial land uses to
provide service to both local residents and regional
shoppers.

GOAL 3: Encourage land uses which enhance and promote the City’s
coastal environment. '

GOAL 4: Provide for the development and maintenance of public
infrastructure to adequately serve the needs of
residents and permitted land uses.

GOAL 5: Provide community resource facilities which will
adequately support the needs of local residents and

businesses.

GOAL 6: Maintain existing land use standards and controls for
the commercial and industrial districts.

CITY CURRENT LAND USE ELEMENT

The City’s Land Use Element has been slightly modified since the
1979 revision. In its present form, the Land Use Element does
not meet the minimum requirements of State law as set forth in
Government Code Section 65302(a). The current Land Use Element
is legally deficient in the following areas: (1) inconsistency
between text and diagram regarding the the Mobile Home Park,
General Commercial, and Open Space land use designations; and (2)
total absence of building intensity standards for all
nonresidential land use designations. The legal inadequacy of
the Land Use Element could threaten the legality of other General
Plan Elements, particularly the Circulation and Noise Elements.




Iv. INCONSISTENCIES BETWEEN ZONING AND GENERAL PLAN MAP

State law requires consistency between the zoning and general
plan maps of local governments. This study identifies all
properties within the City, grouped into 11 areas, that have
zoning designations inconsistent with the General Plan
designation.

Recommendations

Area 1: 737 and 739 Longfellow Avenue. Redesignate to LD Low
Density from GC General Commercial.

Area 2: 734, 736, 738, 740, and 744 Longfellow Avenue; 733, 735,
737, and 739 30th Street. Redesignate to LD Low Density from GC
General Commercial.

Area 3: the grassy undeveloped northerly portion of the Hermosa
Valley School site. Rezone to 0S Open Space from R-3 Multiple
Family Residential.

Area 4: 803, 805, 807, 809, 811, 813, 815, 817, and 819 18th
Street; 802 and 804 19th Street; 181, 1820, 1822, 1830, 1834,
1840 and 1850 Pacific Coast Highway. Rezone from R-2" to
Commercial S.P.A. Specific Plan Area.

Area 5: 1906, 1918, 1924, and 1934 Pacific Coast Highway.
Rezone from R-2 to Commercial S.P.A. Specific Plan Area.

Area 6: 825, 827, 831, 833, 835, 841, and 844 13th Street; 830,
840 and 850 14th Street. Redesignate to MD Medium Density from
GC General Commercial (with the exception of the R-1 lot, which
should be redesignated to LD Low Density).

Area 7: 1235, 1245, 1251, and 1255 Prospect Avenue. Redesignate
lot #40 to GC General Commercial and rezone the remaining parcels
to R-1 Cne Family Residential from C-3 General Commercial.

- Area 8: 725 10th Street and 730 1ith Street. Rezone these
- properties to R-2 Two Family Residential from C-3 General
Commercial.

Area 9: 603 1st Place, 620 2nd Street, and 112, 138 and 142
Ardmore Avenue. Rezone these properties to R-2 Two Family
Residential from M-1 Light Manufacturing.

Area 10: 603, 605, 607, 609, 611, 613, 615, and 623 3rd Street;
322, 330 and 342 Ardmore Avenue. Rezone these properties to R-2
Two Family Residential from M-1 Light Manufacturing.

Area 11i: 611, 615, and 635 4th Street; and 422-436 Ardmore
Avenue. Rezone these properties to R-2 Two Family Residential
from M-1 Light Manufacturing.



Map1
Area 1 Inconsistencies
Redesignate LD Low Density from GC General Commercial
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Map 2

Area 2 Inconsistencies
Redesignate LD Low Density from GC General Commercial
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Map 3
Area 3 Inconsistencies
Rezone to OS Open Space from R-3 Multiple Family Residential




Map 4
Area 4 Inconsistencies
Rezone from R-2 to Commercial S.P.A. Specific Plan Area




Map 35
Area 5 Inconsistencies
Rezone from R-2 to Commercial S.P.A. Specific Plan Area.
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Map 6
Area 6 Inconsistencies

Redesignate to MD Medium Density from GC General Commercial
(With the exception of the R-1 lot, which should be redesignated to LD Low Density)
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Map 7
Area 7 Ineconsistencies
Redesignate lot #40 to GC General Commercial and rezone the
remaining ﬁaﬁcels to R-1 One Family Residential from C-3 General
I Commercial




Map 8
Area 8 Inconsistencies
Rezone these properties to R-2 Two Family Residential from C-3
General Commercial
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Map 9
Area 9 Inconsistencies

Rezone these properties to R-2 Two Family Residential from M-1 Light
Manufacturing




Map 10
Area 10 Inconsistencies
Rezone these properties to R-2 Two Family Residential from M-1 Light
Manufacturing




Map 11
Area 11 Inconsistencies
Rezone these properties to R-2 Two Family Residential from M-1 Light
Manufacturing
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V. BUILDING INTENSITY/POPULATION DENSITY STANDARDS

Statutory law does not provide any precise guidelines for
establishing adequate building intensity or populatlon den51ty
standards, which is undoubtedly intentional in order to give
local jurlsdlctlons flexibility in determining their own
standards.

The City’s current standard of maximum dwelling units per acre is
considered acceptable by State guidelines for both residential
population density and building intensity standards. However,
the current Land Use Element does not have any population density
or building intensity standards for the Mobile Home Park
designation.

The most significant deficiency in the current Land Use Element
is the complete lack of building intensity standards for
nonresidential land uses. This is problematic for the City in
terms of both the legal adequacy of the Land Use Element and the
absence of General Plan guidance in regards to zoning regulations
and long range planning. Various types of building intensity
measures, e.g. floor area ratio, are discussed, and sample
standards from other communities are provided.

Recommendation

It is recommended that the City adopt a widely understood
nonresidential building intensity standard such as floor area
ratio for the present time in order to bring the Land Use Element
into compliance with State law. A special study could be
conducted at a later date on more sophisticated, but rarely used,
measures such building volume ratio to determine if such a
standard would offer more advantages than floor area ratio in

—~defining structural bulk and development potential-
VI. LAND USE DESIGNATION REVISIONS

The purpose of this section is to examine current General Plan
land use designations that exhibit one or both of the following
characteristics: (1) inconsistency with the existing land uses;

and (2) inconsistency with the existing character of the
surrounding neighborhood.

Recommendations

It is recommended that the City consider a low density or
Specific Plan Area designation in Area I because of substandard
lot sizes. In addition, the City should eliminate the R-P zoning
and replace it with R-3 zoning, or create a new General Plan land
use designation for residential/office mixes.

- 14 -




VII. LAND USE AND STRUCTURAL DEFINITIONS

There is presently a need in the City for more precise commercial
land use definitions to accomplish the following two goals: (1)
ensure greater predictability of the operating characteristics of
both existing and future land uses; and (2) provide stronger land
use controls to prevent negative external impacts from business
operations to surrounding properties.

Dual/multiple uses are a particular concern to the City since
this is an intensification of land use that can lead to numerous
potential impacts to surrounding land uses. Land use
intensification can involve the following factors: (1)
desirability of the land use; (2) unfair competition; (3)
incompatibility with surrounding land uses; (4) land uses
inconsistent with zoning standards; (5) public nuisance
potential; and (6) potential for increased crime activity.

Various structural features, e.g. attic, basement, floor area,
grade, loft, and story, are often either vaguely defined or not
defined at all in building and planning applications. This
situation opens the possibility for the inconsistent application
of interpretations that could be legally challenged as arbitrary
and capricious.

Recommendation

Much of the potential difficulties and controversies involved
~with dual/multiple uses and structural features can be adequately
resolved by formulating precise definitions that will provide
clear and unambiguous guidance for local decision-makers.

VIII. PARKING VIS-A-VIS LAND USE

The City’s commercial districts have long been distinguished by
the following land use and parking characteristics: (1) small
commercial properties that were subdivided back in the early part
of this century, when provision for off-street parking space was
not encouraged or even desirable since maximizing the number of.
new lots was often the primary consideration; (2) high business
turnover rates that can result in different types of retailers,
with differing parking demand potential, occupying the same
commercial space; and (3) existing commercial uses that do not
meet current parking standards due to a lack of available space
for on-site parking.

In the past, the City did not require parking for residential
development, and at one time the City restricted developers from
establishing on-site parking in conjunction with residential
development. From observation, it is apparent that many
residential developments are lacking adequate parking, and that
finding street parking in residential areas can be almost
impossible at times. The results of the parking survey for the
four major commercial districts indicates that public parking can
adequately accommodate demand in the downtown and Pier Avenue

- 15 -




corridors, while Aviation Boulevard and Pacific Coast Highway
partons must rely on private off-street parking.

Recommendations

A number of potential approaches to improving the City’s
commercial parking space inventory are discussed, including: (1)
flexible commercial parking standards, including shared parking
facilities; (2) new commercial public parking facilities,
including public parking structures; and (3) potential
increases/reductions in commercial parking standards based on the
results of the commercial district parking survey. The
feasibility of revising residential parking standards is also
discussed, including off-site residential parking.

The following are recommended in this study:

1. Encourage private sector construction and operation of
downtown public parking structures;

2. Encourage shared parking arrangements for both existing
commercial uses and future commercial developments;

3. Retain existing zoning standards on the required number
of parking spaces for all commercial land uses; and

4, Allow more "intense" commercial uses to locate into
commercial properties previously occupied by uses exempt
from parking regulations if the required parking spaces
over and above the parking requirement for the previous
use can be provided.

IX. OPEN SPACE/PUBLIC FACILITIES DESIGNATIONS

The current 0S5 Open Space land use designation in the General
Plan includes several types of public land uses not typically
associated with the concept of "open space." The 0S8 designation
presently combines two completely different types of publicly
owned lands: recreational/open space areas and
institutional/public facility properties.

Recommendation

In order to correct the existing deficiencies in the 0S
designation, either of the following two options could be
initiated: (1) establish a new PF Public Facilities land use
designation for educational buildings, public utility structures
and corridors, public governmental buildings, public malls and
plazas, and transit uses; or (2) create a new PF Public
Facilities overlay district for the permitted Open Space uses
listed in option #1.

- 16 -




X. DOWNTCWN ALTERNATIVES

Background

Downtowns in older Southern California communities such as
Hermosa Beach were originally developed in the 1920s-30s,
reflecting the subdivision and construction patterns of that
period: narrow lots with compact ground level retail space in
one and two story masonry buildings. Although retail market
demand continued to grow with the regional population, these
downtown districts could not expand horizontally, since
surrounding neighborhoods were already developed, or vertically,
due to construction costs. The lack of developable land also
constrained the expansion of parking facilities.

As the automobile made it easier for shoppers to travel longer
distances, purchasing decisions could be made on a regional as
well as local level. As residents from neighboring communities
began to shift shopping patterns away from locally oriented
downtowns to regionally serving highway corridors, retailers
offering smaller comparison goods and convenience items also
began relocating from downtowns to newly developing shopping
centers. The inherent market advantages of shopping centers and
malls gradually drained older downtown districts of the more
general retail anchor stores.

The existing mix of commercial retailers in downtown Hermosa
Beach is the result of regional economic trends combined with a
relative absence of public sector intervention or assistance in
determining the downtown’s character and market niche.
Throughout the history of downtown Hermosa Beach, the City has
basically allowed free market conditions to determine overall
land use patterns. Until recently, no conditional use
regulations or detailed restrictions on permitted uses were
applied to downtown properties. Downtown marketing activities
have primarily focused on special Chamber of Commerce events,
e.g. Fiesta de las Artes, and special sporting events, e.g.
volleyball tournaments.

Development patterns throughout the South Bay over the past few
decades have effectively "captured" much of the market share for
both general merchandise and entertainment/specialty shopping
demands. The market for general shopping needs is well

- represented by competing South Bay shopping malls, many with easy
freeway access. The ability to draw entertainment and tourist
dollars is also under heavy competition from established South
Bay entertainment and specialty shopping districts, many located
close to the beachfront.

The following is a discussion of a variety of options the City
has for the downtown area. No specific recommendations are being
made regarding any of these alternatives. These alternatives are
essentially provided for discussion purposes, and to try to
provide an analysis of the advantages and disadvantages of each
alternative.

- 17 =




Commercial Space Alternative

This alternative would maximize the amount of commercial space in
downtown by converting all nonconforming residential uses in
downtown to commercial uses. All existing residential uses would
be subject to a specific amortization period, during which time
no residential structural improvements or expansions would be
permitted.

Potential Advantages: (1) larger stock of downtown commercial
structures provides opportunity for greater variety of retailers
and greater selection of retail goods; (2) new commercial
construction would result in greater property tax revenues; (3)
greater shopping opportunities that could attract a larger and
more diversified shopper base; (4) opportunity for greater sales
and business license tax revenues; (5) potential for increased
employment; and (6) promote downtown as a unified shopping
district characterized by a variety of restaurants and specialty
shops.

Potential Disadvantages: (1) reduction in housing stock that
could adversely impact City’s supply of low and moderate income
housing units; (2) potential increase in alcochol-related
commercial uses; and (3) greater intensification of day and
night-time shoppers could create conflicts with nearby residents
in terms of parking, accessibility, noise and lighting spillover
effects,

Reduced Downtown Alternative

This alternative would reduce the overall size of the downtown
commercial district by redesignating targeted properties along
the downtown periphery to residential zoning. Although this
alternative discusses all the targeted properties, an option
would be to do only a select group. The general rationale for
considering a reduction is that over the last 30 years or more,
the demand for commercial space has been almost negligible and
some vacant properties have been unable to attract developers.
Furthermore, much of the downtown periphery is already
residential.

Potential Advantages: (1) eliminates vacant and underutilized
commercial properties and deficient/deteriorating commercial

- structures located along the downtown periphery; (2) new

residential properties will provide more housing opportunities
and will increase property tax revenues; (3) close proximity of
shops to new residential development will increase casual
pedestrian shopper activity; and (4) creates more demand for the
remaining downtown commercial area as a unified shopping
district.

Potential Disadvantages: (1) reduction of downtown commercial
properties, limiting opportunities for outside retailers to
relocate into existing downtown vacant/underutilized retail
space; (2) reduction in umber of commercial retail properties
that could offer employment opportunities; (3) greater
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commercial concentration and proximity of new residents could
cause conflicts in terms of parking, accessibility, noise, and
lighting spillover effects; (4) creates momentum for business
flight to larger commercial districts with established shopper
base (domino theory); and (5) contributes to a perception of City
as "anti-business.®

Mixed Use Alternative

This alternative would create a new land use designation,
Downtown Mixed Use, that would allow both residential and
commercial uses on the same property. Residential uses would be
permitted on the upper levels if the structure also contains
commercial uses. All commercial uses would be subject to the GC
General Commercial land use standards, while all residential uses
would be subject to the HD High Density land use standards.
Properties containing both commercial and residential land uses
would be subject to both commercial and residential standards, as
applicable.

Potential Advantages: (1) allows a wide variety of potential
land uses throughout downtown, thereby providing greater
incentives for property owners to more fully invest in their
properties; (2) provides opportunities to increase the City’s low
and moderate income housing stock; (3) provides opportunities for
larger local shopper base due to growth in downtown resident
population, thereby potentially increasing sale tax revenues and
the variety of retail outlets; (4) provides incentives to upgrade
existing underutilized properties, resulting in increased
property tax revenues; and (5) creates a distinctive urban
downtown environment that could contribute to a more positive

" image of downtown.

Potential Disadvantages: (1) mixed use developments are
difficult to finance and insure, except for mixed use
developments with low and moderate income units, and few
developers are interested in this type of construction; (2) mixed
use developments may not fit the relatively low density
residential character of the City, creating potential conflicts
with surrounding residents in terms of circulation, parking,
lighting and noise impacts; (3) allowing residential development
in the downtown could effectively replace existing commercial
developments with high income residential units, leading to
opposition from local merchants on the perception that the City
is "anti-business."

Commercial/Residential Alternative

This alternative would create a new land use designation for the
downtown, Commercial/Residential, that would allow either
entirely commercial or entirely residential uses on each downtown
property. All commercial uses would be subject to the GC General
Commercial land use standards, while all residential uses would
be subject to the HD High Density land use standards.
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Potential Advantages: (1) allows downtown property owners
greater incentives to invest in currently underutilized
properties, since residential beachfront developments would have
a higher investment return than commercial developments, leading
to greater property tax revenues; (2) provides opportunities for
larger local shopper base with potential growth in downtown
resident population; (3) provides greater options to property
owners, creating a more free market approach by maximizing the
economically highest and best property use.

Potential Disadvantages: (1) potential high density residential
development could lead to traffic congestion and create
commercial/residential conflicts; (2) allowing residential
development in the downtown could effectively replace existing
commercial developments with residential units, leading to
opposition from local merchants and an "anti-business" image for
the City; (3) future residential development represents "lost
opportunities" to attract new commercial establishments into
downtown and increase the City’s sales tax revenues.

Commercial Recreation Land Use Alternative

This alternative would create a new commercial land use
designation, Downtown Commercial, that specifically linits
permitted land uses to commercial activities considered
entertaining or recreational in nature. The intent is to
establish a well-defined image of downtown as a beachfront
"entertainment/restaurant row" that would be particularly
appealing to visitors from outside the community.

Potential Advantages: (1) opportunity to create a distinctive
and positive image of the downtown; (2) increased sales tax
revenues by emphasizing a greater concentration of land uses with
high sales returns per square foot of floor space, e.g. upscale
restaurants, jewelry and gift boutiques; (3) greater employment
opportunities for local residents by encouraging labor-intensive
land uses such as restaurants; (4) greater selection and
diversity among the permitted types of uses by encouraging
greater concentrations of competing businesses; (5) encourages
property investment/upgrading to successfully market permitted
land uses, thereby increasing property tax revenues.

Potential Disadvantages: (1) the limited number of permitted
uses could prevent other types of retailers from coming to
downtown; (2) the limited permitted uses could contribute to an
"anti-business" image of the City, possibly driving away existing
businesses; (3) a "restaurant row" concept may appeal primarily
to cocktail lounge-oriented eating establishments, thus
increasing the potential for crime-related problems; (4) owners
of properties with land uses that become existing nonconforming
uses as a result of this alternative, e.g. residential, office,
could be discouraged from making future property
investments/upgradings; (5) this alternative requires activist
role by the City or Chamber of Commerce to successfully promote
downtown to prospective restaurant entreprenuers and customers.
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Local Resident-Serving Alternative

This alternative would create a new commercial land use
designation, Downtown Commercial, that is specifically intended
to serve the shopping and employment needs of local residents.
While regional-serving commercial uses, e.g. live entertainment,
would also be permitted, the emphasis of this alternative is to
encourage those commercial retail and service enterprises that
cater to local consumer demands and discourage other uses.

Potential Advantages: (1) opportunity to increase sale tax
revenues by focusing on specific, built-in market; (2) local
resident-serving retail establishments would be less likely to
attract outside patrons who produce public service demands
without contributing to the costs of such services, e.g. police
calls; and (3) local resident shoppers tend to be a more stable,
year-round, long-term group in terms of consumption patterns than
beach visitors and other outside groups.

Potential Disadvantages: (1) concentration on local shopping
needs could forego opportunities to establish new
regionally-oriented entertainment establishments; (2) local
residents may represent too small a consumer group to make this
alternative economically viable; and (3) the type of retail
establishments targeted in this alternative, e.g. household
goods, personal services, would directly compete with regional
malls and shopping centers located throughout the South Bay.

Residential Alternative

This alternative would change the land use designation of all
commercial downtown properties to HD High Density Residential.
All existing commercial land uses would become legal
nonconforming uses subject to a specific amortization period.
This alternative is based on the assumption that any
revitalization efforts for the downtown commercial retail base
would have a low probability of success. The local retail market
has already been saturated by commercial centers in other
surrounding municipalities. Given the downtown’s built-in
competitive and locational disadvantages, downtown consumer
demand will continue to be limited to local resident and seasonal
beach visitors.

Potential Advantages: (1) new residential construction and
property improvement/upgrading would result in greater property
tax revenues; (2) conversion of downtown nightclubs and taverns
to residential uses would reduce downtown crime rates; (3)
elimination of downtown taverns and public areas removes
incentive for transients to utilize beachfront areas; (4) removal
of marginal businesses with low sales tax revenue and high
turnover rates; and (5) increase in residential properties would
help the City meet its share of the SCAG Regional Housing Needs.

Potential Disadvantages: (1) permanent loss of unique beachfront

retail district; (2) loss of sales and business license tax
revenues; (3) displacement of existing downtown retailers and
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residents through property conversions could result in litigation
against City; (4) existing marginal downtown businesses may
continue indefinitely as legal nonconforming uses while
challenging the legality of the amortization process,
discouraging potential residential developments; (5) severe
opposition from the Chamber of Commerce and other local business
organizations which could result in litigation against City; and
(6) contributes to an "anti-business" image of the City that
could drive away businesses located outside of downtown, further
reducing sales tax and business license revenues.

Status Quo Alternative

This alternative would not change any land use designation in or
around the downtown commercial district. The future of downtown
would be generally dependent upon market conditions with little

public sector intervention.

Potential Advantages: (1) no potentially hostile controversy
from opponents to land use changes.

Potential Disadvantages: (1) the present downtown land use
conditions are unlikely to improve by market forces alone, e.d.
property underutilization, marginal retail businesses, high
business turnover rates, mixed/incompatible uses, and
alcohol-related police calls; and (2) the unaddressed
underutilization of downtown represents lost opportunities to
generate more sales, property and business license tax revenues.

XI. PROPERTY MAINTENANCE

Substandard property maintenance is a blighting influence that
can substantially reduce the aesthetic and economic value of
~surrounding properties. The most common residential property
maintenance problems in the City are usually not severe in terms
of public health and safety, e.g. weathered facades, overgrown
vegetation. However, there have been instances reported of
property neglect that is capable of endangering occupants or
nearby residents, e.g. rodent infestation.

The only specific property maintenance regulations for the City
are found in Chapter 20, Nuisances, of the Hermosa Beach
Municipal Code. Other property maintenance regulations enforced
by the City are the State Building Code structural and use
standards.

Recommendation

It is recommended that the City formulate a property maintenance
ordinance that provides a specific abatement process.

XTIT1. DESTGN REVIEW
The application of specific design standards to the plan review

process can result in a higher aesthetic quality in future
developments. If such standards are clearly articulated and




consistently applied, design review also allows for more
predictability in the planning process for both applicants and
local officials. However, in order for design review to be
effective, the intent of such a program should be well defined
from the outset.

Recommendatiocn

The City’s Precise Development Plan procedures presently
authorizes the Planning Commission to conduct generalized,
nonspecific design review as part of its overall site plan review
duties for projects requiring discretionary approvals.
Alternatives to this approach could involve the creation of an
independent Design Review Committee with separate membership,
delegation of specified design review duties to the Planning

- Director/Planning Department, or retention of an outside

consultant to perform design reviews and provide recommendations
to the Planning Department.

XIITI. HISTORIC PRESERVATION
The legal background and State registration procedures for
historic properties and sites is discussed in this section. The

requirements for a Certified Local Ordinance and Certified Local
Government status is also outlined.

Recommendation

An exhaustive list of properties and sites that could gualify as
Locally Significant Resources is provided. No specific
recommendations are made regarding the qualifications of any of
these potential historic candidates.

p/execsun
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GENERAL GOALS, OBJECTIVES, AND IMPLEMENTATION POLICIES

Legend: E - Local Government Power Expansion
R - Local Government Power Reduction
N/C - No Change in Level of Local Government Power
S - State Mandated

GOAL 1:  Protect, improve and maintain the quality of life and the small town beach
community atmosphere of Hermosa Beach. N/C

PRIMARY OBJECTIVE 1.1: Preserve the existing character of all residential neighborhoods.
N/C

Implementation Objective 1.1-1: Require discretionary review of future developments and
modifications that conflict with the character of the surrounding residential neighborhood. N/C
with E potential

Implementation Policy 1.1-1: ‘Residential developments at greater densities than permitted by
the General Plan land use designation are prohibited. N/C

PRIMARY OBJECTIVE 1.2: Minimize conflicts between nonresidential land uses and
residential properties. N/C with E potential

Implementation Objective 1.2-1: Restrict any types of land use conversions or forms of
ownership which directly or indirectly result in land uses and/or land intensities that are
incompatible with the surrounding uses. N/C with E potential

Implementation Objective 1.2-2: Prevent the establishment or continuation of any
incompatible nonresidential land uses on properties with a residential General Plan land use
designation. N/C for establishment; E for continuation

Implementation Policy 1.2-1: All nonresidential land uses adjacent to residential properties
must provide buffers and/or building setbacks to adequately protect nearby residential

- properties from adverse impacts. N/C

Implementation Policy 1.2-2: An adequate separation must be provided from the lot line of a
residential property to the exterior building wall of future nonresidential land uses characterized
by potentially objectionable operations, e.g. adult businesses, alcohol beverage
establishments. N/C

Implementation Policy 1.2-3: Nonresidential land uses are prohibited from subjecting nearby
residential properties to objectionable air, noise, glare and other environmental impacts. N/C

GOAL 2: Accommodate existing and future commercial land uses to provide service
to both local residents and regional visitors, N/C

PRIMARY OBJECTIVE 2.1: Maintain the "small town" retail and service character of
commercially designated properties located along existing commercial corridors. N/C
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Implementation Objective 2.1-1: Establish specific maximum building intensity standards,
e.g. floor area ratio, for every commercial zone. S

Implementation objective 2.1-2: Establish maximum building height standards for every
General Plan commercial land use designation. N/C

Implementation Objective 2.1-3: Require discretionary review of commercial or industrial
uses that could create adverse environmental impacts for the surrounding area. N/C

Implementation Policy 2.1-1: The establishment of incompatible land uses, e.g. residential or
industrial, on properties located in commercial shopping districts is prohibited. N/C

Implementation Policy 2.1-2: Commercial developments must provide sufficient off-street
parking spaces or provide other means to minimize parking shortages. N/C

PRIMARY OBJECTIVE 2.2: Promote the establishment and improvement of commercial
enterprises which contribute to the vitality and diversity of the City's commercial base. N/C

Implementation Objective 2.2-1: Require pedestrian-oriented design in commercial
structures along Pier Avenue and within the commercial downtown district. N/C

GOAL 3: Encourage land uses which enhance and promote the City's coastal
environment and quality of life. N/C

PRIMARY OBJECTIVE 3.1: Accommeodate coastal-related recreation and commercial uses
which serve the year-round needs of visitors and residents. N/C

Implementation Objective 3.1-1: Provide a specific list of coastal-related recreation and
commercial uses for the downtown district and specific definitions of such uses. E

Implementation objective 3.1-2: Allow special weekend daytime events in the downtown
district that will serve both residents and visitors without infringing on private property rights.
N/C

Implementation objective 3.1-3: Allow the continued use of the City's public beaches for
coastal recreational uses. N/C

Implementation Policy 3.1-1: All future coastal-related developments must be designed with a
high level of architectural design quality which reflects the City's unique coastal location. E

GOAL 4: Provide for the development and maintenance of public infrastructure to
adequately serve the needs of residents and permitted land uses. N/C

PRIMARY OBJECTIVE 4.1: Continue operation and maintenance of public infrastructure.
N/C

Implementation objective 4.1-1: Commit the necessary public funds and personne! for public
infrastructure improvements and repairs. N/C

GOAL 5: Provide community resource facilities which will adequately support the
needs of local residents and businesses. N/C _
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‘PRIMARY OBJECTIVE 5.I: Maintain adequate funding and personnel for the provision of
recreational, educational, and cultural programs and facilities. N/C

Implementation Objective 5.1-1: Establish monitoring program of public demand for various
programs and facilities to ensure commitment of adequate funding and staff to meet current
and anticipated user needs. E

Implementation Objective 5.1-2: Allow for appropriate private interests to use and or lease
surplus public properties and facilities. N/C

Implementation Objective 5.1-3: Accommodate religious, educational and day care facilities
in residential neighborhoods, provided such facilities are compatible in function, scale and
character to the immediate neighborhood. N/C

GOAL 6: Maintain existing land use standards and controls for the commercial and
industrial districts. N/C

PRIMARY OBJECTIVE 6.1: Protect surrounding residential neighborhoods from adverse
environmental impacts. N/C

Implementation Objective 6.1-1: Mitigate impacts of expansion of commercial development
in relation to adjacent residential land uses. N/C

Implementation Policy 6.1-1: The expansion of industrial land uses into adjacent residential
properties is prohibited. N/C

PRIMARY OBJECTIVE 6.2: Encourage community participation in significant discretionary
land use decisions. N/C

GOAL 7: Preserve public open spaces and scenic Vistas throughout the City. N/C

PRIMARY OBJECTIVE 7.1: Ensure that future development will not encroach on or diminish
public open spaces, public views, or unique natural resources. N/C

Implementation Policy 7.1-1: Establish specific criteria for preserving and protecting public
open spaces and views. N/C

GOAL 8: The City should engage in planning activities to encourage commercial
development to maintain a sufficient revenue base to ensure the adequate
provision of public services and facilities. N/C

GOAL 9: Encourage equitable community access and participation on all
discretionary land use decisions. N/C

CURRENT LAND USE ELEMENT

PRIMARY OBJECTIVE 1: Revise the City's Land Use Element text to: (1) include discussions
on the general types of permitted uses for the Mobile Home Park, General Commercial, and
‘Open Space land use designations; and (2) include building intensity standards for all
nonresidential land use designations. S
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General Commercial: The broadest and most intense category of uses; examples of such
uses would be auto and truck related uses, lumber yard, Equipment rental.

Neighborhood Commercial: This category includes convenience stores, laundromats and
similar uses designed to primarily serve local walk-in traffic.

Commercial Recreation: Uses in this category found to be acceptable to the Coastal
Commission are motels/hotels, bicycle shops, beach recreational equipment, entertainment,
clothing and similar uses.

Commercial Corridor: The purpose of this land use category is to clearly define the limits of
the depth of commercial development along Pacific Coast Highway and prohibit the
development of new residential uses within the area with exceptions for vacant property not
fronting on Pacific Coast Highway. Existing residential uses within the corridor are expressly
allowed and can be improved, expanded and rebuilt to the same density, however, the
transition of these uses too commercial usage is highly desirable. This category allows various
types of commercial fand uses including retail, service, and office uses. Automotive related
commercial uses would be allowed by conditional use permit only. To ensure that commercial
development will be compatible with existing nearby residential uses standards for building
height, parking and access setbacks, and landscaping will be implemented through Specific
Plan Area designations. (City Council Resolution no. 89-5270)

Implementation Policy 1.1-1 (Commercial Corridor): Traffic impact studies shall be required for
projects which will cause significant traffic Impacts and these studies shall include proposed
measures to mitigate the impacts.

All new commercial projects shall require Planning Commission Review to ensure compliance
with the standards and policies of the Specific Plan Area, subject to City Council Appeal.

A list of permitted uses shall be established which permits a broad range of commercial and
office related uses with emphasis given to uses which have the highest benefit to the

More than one SPA zone may be created for areas of the corridor based 'on the sub-areas
unique features,

Orientation of all commercial development should be toward Pacific Coast Highway and not
toward local residential streets.

Physical setbacks, and architectural treatment shall be provided where commercial and
residential development abut, or interface.

Assembled lots proposed for commercial development shall be merged as a condition of
development,

Existing structures used for residential purposes on a lot or parcel which is exclusively used for
residential purposes are permitted to remain indefinitely, and shall be considered conforming
‘uses, allowing said structure to be improved, rebuilt, or expanded, as long as the existing
residential density is not increased.

Residentially developed and vacant property can only be used for commercial purposes if the
property fronts on Pacific Coast Highway or is part of an assemblage of properties containing a
commercial project which fronts on Pacific Coast Highway.

27



New residential projects shall be prohibited, except in the following cases:

a) On currently vacant lots or parcels of land which do not front on Pacific Coast
Highway and which are not currently connected by ownership to lots fronting on
Pacific Coast Highway and which will be developed to a density consistent with
surrounding residential densities allowed by the General Plan, subject to review
and approval by the Planning Commission;

b) The improvement, expansion, or reconstruction of current residential structures
which does not increase the current residential density (number of dwelling
units) of the lot or parcel of land and said improvement, expansion, or
reconstruction must conform to the zoning standards.

Height limits and the method of measurement shall be established which will minimize impacts
of commercial development on scenic views and on the privacy of adjacent residences.

Landscaping requirements shall be established to improve the attractiveness of development
along Pacific Coast Highway and to buffer interfacing or abutting residential development.

Industrial: This category includes manufacturing and similar uses, such as electronic
assembly, bakeries, bottling, garment manufacturing, laboratories, machine shops, oil
production, plastic fabrication, carpentry, rubber fabrication, sheet metal shops. (City Council
Resolution no. 90-5364)

Mobile Home Park: This category of use allows for mobile homes. (see objective 1.3 of
Building Intensity and Population Density Standards)

Specific Plan Area: The density for these area shall be as established by the zoning
ordinance. This designation is for the purpose of recognizing unique areas of the city for
which a standard density designation is not appropriate because of the specific characteristics

of the area.

Since these Specific Plan Areas are recognized as the General Plan designation or the areas,
to change the designation or the standards of the Specific Plan Area requires an amendment
to the General Plan. (City Council Resolution no. 90-60)

Open Space and Public Facility: Refer to Open Space/Public Facilities Designations section,
page 31.

High Density Residential: Maximum of 33 units per acre multiple family category.
Medium Density Residential: Maximum of 25 units per acre multiple family category.

Low Density Residential: Maximum of 13 units per acre single family category.

 INCONSISTENCIES BETWEEN ZONING AND GENERAL PLAN MAP

PRIMARY OBJECTIVE 1: Obtain consistency between the General Plan map and the zoning
map for all properties within the City. S

Implementation Objective 1.1: The following land use changes shall be made: N/C
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Area 1: 737 and 739 Longfellow Avenue. Redesignate to LD Low Density from GC General
Commercial.

Area 2: 734, 736, 738, 740, and 744 Longfellow Avenue; 733, 735, 737, and 739 30th Street.
Redesignate to LD Low Density from GC General Commercial.

Area 3: the grassy undeveloped northerly portion of the Hermosa Valley School site. Rezone
to OS Open Space from R-3 Multiple Family Residential.

Area 4: 803, 805, 807, 809, 811, 813, 815, 817, and 819 18th Street; 802 and 804 19th
Street; 181, 1820, 1822, 1830, 1834," 1840 and 1850 Pacific Coast Highway. Rezone from R-
2 to Commercial S.P.A. Specific Plan Area.

Area 5: 1908, 1918, 1924, and 1934 Pacific Coast Highway. Rezone from R-2 to Commercial
S.P.A. Specific Plan Area.

Area 6: 825, 827, 831, 833, 835, 841, and 844 13th Street; 830, 840 and 850 14th Street.
Redesignate to MD Medium Density from GC General Commercial (with the exception of the
R-1 lot, which should be redesignated to LD Low Density).

Area 7. 1235, 1245, 1251, and 1255 Prospect-Avenue. Redesignate lot #40 to GC General
Commercial and rezone the remaining parcels to R-1 One Family Residential from C-3 Generai
Commercial.

Area 8: 725 10th Street and 730 11th Street. Rezone these properties to R-2 Two Family
Residential from C-3 General Commercial.

Area 9: 603 1st Place, 620 2nd Street, and 112, 138 and 142 Ardmore Avenue. Rezone
these properties to R-2 Two Family Residential from M-1 Light Manufacturing.

Area 10: 603, 605, 607, 609, 611, 613, 615, and 623 3rd Street; 322, 330 and 342 Ardmore
Avenue. Rezone these properties to R-2 Two Family Residential from M-1 Light
Manufacturing.

Area 11: 611, 615, and 635 4th Street; and 422-436 Ardmore Avenue. Rezone these
properties to R-2 Two Family Residential from M-1 Light Manufacturing.

BUILDING INTENSITY/POPULATION DENSITY STANDARDS
PRIMARY OBJECTIVE 1: Bring the Land Use Element into compliance with State law. S

Implementation objective 1.1: Include specific floor area ratios (FARS) for all nonresidential
land use designations. Based on the existing development character of nonresidential
properties, an FAR of 1:1 should be considered. Proposed developments with an FAR greater
than 1:1 would require Planning Commission approval. $

Implementation objective 1.2: Provide a linkage between limits on the number of dwelling
units per acre and the desired population by establishing estimates on the average number of
persons per dwelling unit. Establish population threshold at buildout using the 1990 Census
statistic of 1.98 Persons Per occupied Housing Unit for the City and the existing residential
standards on maximum dwelling units per acre. S
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Implementation objective 1.3: Establish density/intensity standard for the Mobile Home Park
(MHP) land use designation. The existing low density character of the City's mobile home
stock, totaling a gross density of 13.5 units per acre, and the low density structural height and
bulk characteristics of mobile homes makes the LD L.ow Density standard of 13 units per acre
appropriate for the MHP designation. S

PRIMARY OBJECTIVE 2: Encourage maximum development potential of all nonresidential
properties. NIC

Implementation Objective 2.1: Establish floor area ratios (FARS) for all nonresidential land
use designations (see Implementation Objective 1.1). §

Implementation Objective 2.2: Allow off-site public parking and/or private parking within a
reasonable distance to satisfy parking requirements. E

- LAND USE DESIGNATION REVISIONS

PRIMARY OBJECTIVE 1: Eliminate R-P zoning and replace with R-3 zoning, or create a new
General Plan land use designation for residential/office mixes. N/C

Implementation Objective 1.1: Revise zoning map to reflect replacement of R-P zone with R-
3 zone, or prepare new text and revise the General Plan Land Use Map for a mixed
residential/office designation. N/C

PRIMARY OBJECTIVE 2: Examine substandard lots such as the Shakespeare Tract for
possible changes in General Plan designation and / or zoning designation and also explore
creative design standards such as zero lot lines.

LAND USE AND STRUCTURAL DEFINITIONS

PRIMARY OBJECTIVE 1: Provide clear and unambiguous guidance to decision-makers
regarding land use entitlements by formulating precise zoning definitions for commercial and
residential land uses and structural improvements. E

Implementation Objective 1.1: Prepare a zoning amendment to include definitions for all
permitted uses, dual/multiple uses, and the following structural improvements and
development features: attic, basement, grade, floor area, loft, and story. E

Implementation Policy 1.1-2: All lodging establishments, or portions thereof, that allow guests
to stay more than 30 consecutive days shall be subject to the multiple dwelling parking
standards, regardless of whether kitchen facilities are provided. E

PARKING VIS-A-VIS LAND USE

PRIMARY OBJECTIVE 1: Maximize the use of public and private parking vis-a-vis all
commercial land uses. E

Implementation Objective 1.1: Allow private sector construction and operation of downtown
public parking structures. E
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Implementation objective 1.2: Study all publicly owned properties for feasibility as potential
parking structure sites, including but not limited to Lots A, B, C, and D, Civic Center lots, and
the Community Center lot. B

PRIMARY OBJECTIVE 2: Allow shared parking arrangements for both existing commercial
uses and future commercial developments. E

Implementation objective 2.1: Prepare potential reduced parking requirement schedule for
shared parking facilities. E

implementation objective 2.2: Assist commercial properties with potential for shared parking
facilities. E

PRIMARY OBJECTIVE 3: Refine:parking requirements. E

Implementation Objective 3.1: Allow more "intense" commercial uses to locate into
substandard commercial properties previously occupied by uses exempt from parking
regulations if the required parking spaces over and above the parking requirement for the
previous use can be provided on a discretionary basis. E

Implementation Objective 3.2: Assist future "intensive" use applicants to identify potential
methods of satisfying the parking requirement from land use intensification, including off-site
shared parking and tandem parking. E

OPEN SPACE/PUBLIC FACILITIES DESIGNATIONS

PRIMARY OBJECTIVE 1: Create a special Public Facilities Overlay District for all properties
presently designated Open Space or Unclassified that contain educational buildings, public
utility structures and corridors, public governmental buildings, pubhc malls and plazas, and
transit uses. S

Implementation Objective 1.1: Prepare zoning text for Public Facilities Overlay District, which
allows for adequate building height and mass, e.g. C-3 standards, and revise General Plan
map and zoning map to include overlay district boundaries. §

PRIMARY OBJECTIVE 2: Revise zoning text to identify only those types of uses which
typically are found in Open Space zones. Examples of these uses are as follows: S

Aquatic sports facilities

Historic monuments

Parks

Picnic facilities

Playgrounds and children's recreational equipment
Recreational facilities and ancillary uses (indoor and outdoor)

Special events and group events authorized pursuant to Sections 22-1 and 22- 5
of the Municipal Code

No v AN

8. Spectator seating
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9. Sports fields and courts
10. Trails for walking, jogging, bicycling and/or skating

USES OF PUBLIC RIGHTS-OF-WAY FOR PRIVATE PURPOSES

PRIMARY OBJECTIVE 1: To evaluate right of-ways to determine whether or not there is any
future public use and which right-of-ways could possibly be controlled by the encroachment
process or vacated to decrease visual blight. N/C

Implementation Objective 1.1: Evaluate what right-of-ways could be controlled through the
zoning ordinance which would trigger vacation. N/C

Implementation Objective 1.2: Examine what new zoning ordinances would be necessary for
application toward these right-of-ways. N/C

Implementation Objective 1.3: A cost/ benefit analysis needs to be made to determine what
encroachment permit process is the optimum solution for private use of the public right-of-way
areas for which the City has determined future need. E

Implementation Objective 1.4: Prior to either using the vacation method, or the
encroachment permit process for unused public right-of-way areas, a thorough examination of
the method of implementation, i.e., enforcement procedure, shall be made to determine the
most effective procedure, and shall be made a criterion in deciding which method should be
used.

PROPERTY MAINTENANCE

'PRIMARY OBJECTIVE 1: Ensure that all hroperties in the .City are adeqﬁately Imaintained in
order to protect the public safety, health and welfare. N/C

Implementation objective 1.1: Amend the Municipal Code to specifically list all types of
property maintenance deficiencies and establish an enforcement program. E

DESIGN REVIEW

PRIMARY OBJECTIVE 1: The Downtown Business Area Enhancement Commission should
review all major development plans prior to discretionary approval or implementation when a
proposed project is located within their jurisdictional boundaries. E

PRIMARY OBJECTIVE 2: Provide the Downtown Business Area Enhancement Commission
with all applicable information as it pertains to the downtown without increasing the permit
processing time. E

PRIMARY OBJECTIVE 3: Incorporate design review into the regular site plan review
procedures of the Planning Commission for Specific Plan Area (S.P.A.) zones, excluding
single family residential, and major Capital Improvement Projects (C.I.P.). E

Implementation Objective 3.1: Establish general guidelines for Planning Commission design
review. Guidelines should be based on compatibility with surrounding properties to present a
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harmonious appearance. Planning commission prohibitions on specific architectural features
which are compatible with the surrounding area for reasons solely due to matters of personal
taste are considered beyond the scope of the Planning Commission's duties. E

Examples of general guidelines for design review are as follows:

1. The height, bulk, and other design features of al! structures should be in
proportion to the building site with a balance and unity among external features
so as to present a harmonious appearance,

2. The site layout, orientation, and location of structures and their relationship to one
another and to open spaces, parking areas, pedestrian walks, signs, illumination,
and landscaping should be interrelated and arranged as to achieve a safe,
efficient, and harmonious development.

3. Each building shall reflect due consideration of a totat design concept which shall
be an integral part of the design treatment and architectural detail accomplished
in a professional manner consistent with good design practices.

4. The grading and development should be accomplished with due regard for the
qualities of the natural terrain and landscape; trees, shrubs, and other natural
features should not be indiscriminately destroyed.

5 The design, size, lighting, placement, and character of signs should be
appropriately related to the structures and grounds, and be in harmony with the
general development of the site and the surrounding neighborhood

HISTORIC PRESERVATION
PRIMARY OBJECTIVE 1: Establish a historic preservation program. E

Implementation Objective 1.1: Establish a set of guidelines to determine what criteria should
apply in determining what type of buildings, structures, or sites should be considered for

historical preservation. E

Implementation Objective 1.2: Investigate State and federal historic preservation programs
applicable to local resources. E :

Implementation Policy 1.2: Participation in any program shall be voluntary and if possible, a
building that qualifies for historical preservation should be made afforded the opportunity for
. tax exemptions as an incentive. E

Implementation Policy 1.3-1: Examine what is to be achieved by the preservation of various
historical sites. N/C

HP:p/goalsum
PC:alland3
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COMMERCIAL SPACE ALTERNATIVE
I. General /Purpose

This alternative would encourage the utilization of the
commercial zone and decrease the parking requirements to maximize
the amount of commercial space.

Amortization of nonconforming residential uses is considered to
be the most realistic approach to maximizing downtown commercial
space. Allowing greater building heights in downtown is not
feasible with the November 1991 voter approval of Proposition I,
a local initiative which lowered commercial building heights in
the C-2 zone (the downtown zoning designation) to 30 feet from 35
feet. Converting the existing downtown parking lots to
commercial uses would simply exacerbate the existing public
parking shortage, possibly discouraging shoppers from patronizing
downtown merchants. Expanding the downtown commercial district
boundaries by redesignating residential properties adjacent to
the downtown periphery to GC General Commercial is not considered
feasible by staff due to the following practical difficulties:

1. Market forces do not justify expanding the amount of
land in a downtown district that has been economically
depressed since the 1950’s and, with a few notable
exceptions, is characterized by marginal retail
establishments and constant business turnovers.

2. Several downtown commercial properties are presently
used for residential purposes, and have been residential

for residential than commercial uses in and around
downtown.

3. The existing residential properties abutting the
downtown district are presently fully developed for
residential uses. Redesignation of these residential
properties would create legal nonconforming structures,
with the associated restrictions on structural
improvements/expansions, and possibly lead to
displacement of renters.

4. The adjacent residential properties are of diminutive
proportions by today’s standards, reflecting the period
of the City’s history in which these properties were
originally subdivided. Construction of any multi-tenant
commercial space would require lot consolidation efforts
that would be difficult for the private sector alone
even in a healthy economy with strong local market
demand. Given the lack of demand for additional
downtown commercial space, private sector commitment to
this type of commercial development would be remote at
best. : '
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IT. Potential Advantages

1. Larger stock of downtown commercial structures provides
opportunity for greater variety of retailers and greater
selection of retail goods

2. New commercial construction would result in greater
property tax revenues

3. Greater shopping opportunities that could attract a
larger and more diversified shopper base

4. Opportunity for greater sales and business license tax
revenues
5. Potential for increased employment opportunities
6. Promote downtown as a unified shopping district
characterized by a variety of restaurants and specialty
shops
III. Potential Disadvantages

1. Reduction in housing stock that could adversely impact
City’s supply of low and moderate income housing units

2. Potential increase in alcchol-related commercial uses
3. Greater intensification of day and night-time shoppers

could create conflicts with nearby residents in terms of
parking, accessibility, noise and lighting spillover

af Fecta
Iiv. Existing Downtown Conditions

The addresses, Assessor Parcel Numbers, lot square footage,
existing land uses, and conditions of existing structures for all
commercially zoned downtown properties that are presently used
only for residential purposes are listed in Appendix A. Many
residential structures on these properties exhibit signs of
deferred maintenance.

Downtown presently has a total land area of 757,606 sguare feet
and total floor area of 344,852 square feet for a total floor
area ratio (FAR) of 0.46:1. Downtown presently has a total of
1,583 public and private parking spaces.

v. Future Downtown Conditions

The following floor space estimates represent the maximum
potential commercial development that the entire downtown could
support under current zoning standards. The calculations on
maximum build-out for the entire downtown are based on the
following assumptions: '
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- All future downtown commercial structures would be
developed to provide the maximum amount of floor space
possible, in conformance with the existing 30 foot
height limitations, while allowing adequate space on the
property for the full provision of all required
off-street parking spaces, either at ground level of
above ground.

- No non-commercial developments on any downtown
properties (in order to estimate the maximum amount of
retail floor space possible under current zoning).

- Commercial uses are broken down into two major
categories, retail/office and restaurant, for convenient
analysis. These retail and restaurant categories are
distinguished by different off-street parking
requirements: one space per 250 square feet of gross
floor area for retail/office uses and one space per 100
square feet of gross floor area for restaurant uses.

- For calculation purposes, each required parking space
represents 400 square feet of floor in order to account
for all parking stall, aisle and drive area space needed
for an adequate parking lot. This 400 square foot per
space average is a recommended standard that comes from
APA Report Number 405, New Residential Standards for
Nonresidential Uses, 1987.

- Restaurants currently make up approximately 23% of all
floor space in downtown. This scenario assumes that the
downtown retail mix will retain roughly the same

proportion-of restaurants; with restaurants making up
25% of total downtown land and the remaining 75% devoted
to general retail/office uses.

: TABLE 7
MAXTIMUM POTENTIAL RETAIL/OFFICE DEVELOPMENT (75% OF DOWNTOWN)
{Square Feet)

Total Total Total
Land Area . Floor Area Parking Area

568,205 655,621 _ 1,048,993
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TABLE 8
MAXTMUM POTENTIAL RESTAURANT DEVELOPMENT (25% OF DOWNTOWN)
{Sguare Feet)

Total Total Total

Land Area Floor Area Parking Area

189,401 113,641 454,563
TABLE 9

MAXTMUM POTENTIAL COMBINED COMMERCIAL USES DEVELOPMENT
{Square Feet)

Total Total Total
Land Area Floor Area Parking Area
757,606 769,262 1,503,556

The total number of parking spaces required for the maximum
potential downtown development would be 2,622 retail/office
spaces and 1,136 restaurant spaces. The parking area allcocation
only assumes that all spaces are off-street and above ground,
with no determination on the potential ratio of surface level
spaces to parking structure spaces. This determination is not
necessary for aggregate projections since parking for some
commercial land uses may be within the same parcels or entirely

could theoretically be as much as 3:1 or under 1:1. The
aggregate FAR for the entire downtown under this scenario is
approximately 1.02:1, which represents the total floor space of
all retail/office and restaurant land uses divided by the total
land area of all downtown properties.

The future potential development of uses consistent with the C-2
zoning for these properties would mean the loss of 77 existing
dwelling units. Applying the 1990 Census average of 1.98 persons
per household for the City, this could result in the displacement
of 152 local residents.

VI. Potential Environmental Impacts

Traffic/Circulation - The loss of existing residential units on
the downtown commercially zoned properties would reduce the
overall number of residential vehicle trips but would create the
potential for additional shopper and downtown employee vehicle
trips. Assuming that these commercially zoned properties are
developed for retail uses rather than office uses, this would
result in less vehicles trips during weekday AM and PM peak
commuting periods and more vehicle trips during evening and
weekend shopping hours. .
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Based on an average of 3 daily trips per 1,000 square feet of
gross commercial retail floor area on a weekday and an average of
5 daily trips per 1,000 square feet of gross commercial retail
floor area on a weekend day (Trip Generation, 4th Edition,
Institute of Transportation Engineers), the maximum potential
future commercial development for the entire downtown under this
scenario could result in approximately 2,308 Average Daily Trips
(ADT}) on a weekday and 3,846 ADT on a weekend day. In
comparison, the existing 344,852 square feet of commercial floor
space in the existing downtown would generate 1,035 weekday ADT
and 1,724 weekend ADT. Assuming that the existing 77 dwelling
units in downtown each have two commuters that result in four
weekday trips per unit and that weekend travel patterns result in
six trips per unit on a weekend day, the existing downtown
residential uses generate 308 weekday ADT and 462 weekend ADT.
The present land uses in downtown therefore generate
approximately 1,343 weekday ADT and 2,186 weekend ADT. Under
this scenario, maximum commercial development would result in a
72% increase in weekday ADT and a 76% increase in weekend ADT,
which would result in significant traffic volume increases.
These calculations do not account for beach visitor trips, since
it is assumed that these trips would occur regardless of the
amount of commercial downtown space.

Air and Noise - Since total vehicle ADT could significantly
increase with future commercial development, this scenario could
result in significant mobile air and noise impacts. There may
also be significant increases in evening and weekend pedestrian
noise impacts from future additional commercial retail space.
Since a large portion of this new commercial development would be
located on properties along the downtown periphery, there is a

shopper activities, particularly during late evening and weekend
shopping hours.

Public Services/Utilities - The replacement of existing
residential uses on commercially zoned properties with commercial
uses would increase the demand for police services, particularly
if the future commercial uses involve activities that have higher
police call rates, e.g. establishments with on-sale alcohol
licenses. There is no accurate method of estimating the
additional demand for police services, since a great many
variables would determine the increased demand, such as the
number of businesses with alcohol licenses, the hours of
operation, the layout and intensity of new construction, and the
time of day and season of the year. However, under maximum
build-out it could be anticipated that growth in downtown
businesses could result in a need for a regular dedication of two
full-time officers and a patrol car or even the establishment of
a downtown police substation, staffed by a minimum of a
commander, two officers per shift, and at least two support
personnel.

'Depending on the type of future commercial uses, there could also

be an increase in solid waste generation, since many types of
retail and office uses result in greater quantities of discarded
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paper and other refuse than residential uses, resulting in a
greater demand for refuse collection services. The loss of
residential units could mean a decrease in the demand for school,
library, health care, water and sewer services, since residential
uses typically have greater demands for these types of services
than most commercial uses. The demand for fire protection
services, particularly fire inspections, would increase with the
additional commercial development.

Population/Housing - As previously mentioned, this scenario would
result in a loss of 77 existing residential units and the
displacement of about 152 residents, based on the 1990 Census
average of 1.98 persons per household for the City. This would
represent approximately 0.8% of the total 9,689 housing units and
0.8% of the total 18,219 residents for the City as reported by
the 1990 Census. To the extent that some of these dwelling units
could be considered affordable for low or moderate income
households, any loss of such units could be considered a
significant impact. However, given the high land value of
beachfront property, it is unlikely that the rental rates or
purchase prices of these ex1st1ng residential units would be
within the low and moderate income ranges.

Earth - Assuming that all future development would not involve
any underground construction for parking garages or basements,
any potential soil or ground surface disruptions would be limited
to grading activities during the initial construction phases.

Any changes in downtown topography and ground surface relief
features would only potentially involve minor landscaping
features, e.g. decorative slopes, on individual properties.

~Water - Future commercial development on properties presently
used for residential purposes could result in some increases in
impervious surfaces, since existing residential lawns could be
replaced with building or pavement cover. Although this could
result in an increase in the rate and amount of surface water
runoff and a decrease in the current absorption rates, the
impacts would be less than significant since only a small amount
of total land would be subject to potential conversion from open
space to impervious surfaces. There would be no change in any
potential exposure of people or property to water-related hazards
such as flooding or tidal waves.

Aesthetics/Recreation - Maximum development could result in
higher commercial structures than the existing one and two story
" residential structures on these commercially zoned properties.
Since the existing residential structures are all below the
maximum height of 30 feet allowed in the C~2 zone, future
commercial development could potentially obstruct some scenic
views from surrounding properties. This would be considered a
less than significant impact, however, since all development
would be in conformance with the C-2 zoning standards. Potential
commercial development would not have an impact on the quality or
quantity of existing recreational opportunities since the change
in uses on these properties would not impact beach access.
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Historic/Cultural Resources - Since none of the existing
residential structures on these commercially zoned properties are
considered to be of local historic significance, there would not
be any impacts to historic sites, structures, buildings or
objects.

VII. Fiscal Impacts

Based on the 1990 Census median value of $431,000 for
owner-occupied units, the 77 dwelling units located on
commercially zoned downtown properties would have a total
assessed value of $33,187,000. This assessed valuation would
provide the City with approximately $79,649 in annual property
tax revenues, based on the $0.24 for every dollar of the basic 1%
property tax levy allocated to the Ccity. However, since many of
the existing residential structures are older buildings and may
be assessed at artificially low values if there have been no
property improvements or resales in recent years, most of these
residential structures probably have assessed valuations below
the City median, particularly in the case of older multi-unit
structures. Due to the beachfront locations of these properties,
most of the assessed valuation would be for the land value rather
than the improvement value. Therefore, it is probable that new
commercial construction would result in higher assessed values
that would produce greater property tax revenues for the City.

There are a total of 14 commercial parcels in downtown, totaling .
approximately 38,228 sguare feet, that are presently used for
residences only. The maximum potential commercial development of
these parcels would yield about 38,993 square feet of commercial

floor space, applying the FAR of 1.02:1 that results from maximum

development when-all-required parking -spaces are provided on-
these parcels at or above ground. Full commercial development
could result in approximately $37,039 in annual sales tax
revenues, estimated by multiplying the total square feet of
retail and restaurant floor space by $0.9499, which is the
current amount of annual sales tax revenue per sqguare foot of
gross floor space for downtown.

Depending upon the type of future commercial uses, this scenario
could result in several thousand dollars in business license fee
revenues to the City annually. These fees are based on total
gross receipts for most retail operations and on total floor
space for retailers with an on-sale alcohol license,

VIII. Potential Coastal Commission Reaction

The replacement of nonconforming residential uses with commercial
uses may be consistent with Coastal Commission policies depending
upon the type of future commercial uses. Visitor-serving
commercial recreational uses, e.g. gift shops, would be given a
higher priority by the Commission than office uses. The
California Coastal Act of 1976, Section 30222, states that "the
use of private lands suitable for visitor-serving commercial
recreational facilities designed to enhance public opportunities
for coastal recreation shall have priority over private




