November 12, 2002

Honor able Chairman and Membersof the Regular Mesting of
Hermosa Beach Planning Commisson November 19, 2002
SUBJECT: CONDITIONAL USE PERMIT 02-9

PRECISE DEVELOPMENT PLAN 02-17
LOCATION: 155 PACIFIC COAST HIGHWAY

APPLICANT: ERWIN BUCY, REGENCY CENTERS
555 FLOWER STREET, SUITE 3500
LOS ANGELES, CA 90071

REQUEST: DEVELOPMENT OF A ONE-STORY, 13,212 SQUARE FOOT COMMERCIAL
BUILDING FOR A DRUG STORE, INCLUDING A DRIVE-THROUGH LANE
FOR PURCHASE AND PICK-UP OF PHARMACY PRODUCTS

Recommendation
To gpprove the requested Precise Devel opment Plan and Conditiond Use Permit subject to the
conditions as contained in the attached Resolution.

ALTERNATIVE
To deny the project by adoption of the attached dternative resolution.

Project |nformation

ZONING: SPA 7 - Spedific Fan Area
GENERAL PLAN: Commercid Corridor

LOT SZE 48,641 Square Fest

A.OOR AREA: 13,219 Square Feet

PARKING REQUIRED 53

PARKING PROVIDED: 59

ENVIRONMENTAL DETERMINATION: Recommended Negative Dedlaration

Background
The subject site islocated on the West Side of P.C.H. between First Place and Second Street. The

property contains an auto dedlership and repair business and one nonconforming residentia building.
The proposed project involves the demalition of al exigting structures and the congtruction of anew
one-story commercid building and surface parking lot.

The subject site is zoned commercial (SP.A. 7). Drugstores and retail stores are permitted uses within
the SP.A. 7 zone. Off-sae of acoholic beveragesis a permitted use if the store closes a 11:00 P.M.
The proposed drive-through festure requires a Conditiona Use Permit and the new construction
requires the approva of a Precise Development Plan. The determination that a drive-through lane could
be permitted with a C.U.P. was made by the City Council on June 12, 2001, pursuant to the smilar use



provision of Section 17.26.040 in reference to acommercid building for abank. The drive-through
lane for apharmacy isvery smilar in operation and design to the bank drive-through asit will have
limited operating hours, no sound amplification, quick service, and low intensity of use soread out
through the day.

The St Environmentd Review Commiitteg, & their meeting of October 10 conddered the
environmentd impacts of the project, and recaived testimony from nearby resdents regarding severd
locd environmenta concerns. Basad ontheinitid study chedk-ligt (attached), the traffic impact sudy,
and testimony & the mesting, the Committed recommended an Environmental Negative Dedaraion,
with further recommendation that the applicant incorporate revisonsin the project to address some of
the locd environmentd concerns brought up at the medting. These concarnsinduded traffic safety due
to the location of the curb cut on 2™ Street too dose to P.C.H., noise due to truck loading and light and
glare dueto parking lat lighting. Spedific revisons, which have been incorporated into the project, are
discussed below.

Analyss

The gpplicant is proposing to develop a* sate-of-the art” full service Sav-On Drug Store, involving the
demoalition of al exigting structures on the property, and the congtruction of a new one-story commercia
building and surface parking lot. The proposed Sav-on store will provide dua-lane drive-through
pharmacy service, one-hour photo processing, and awide variety of to goods and servicesincluding
off-sde dcohol. Recently the applicant indicated a desire for the store to be open 24-hours, but this
request isinconsistent with the project application since the Conditiona Use Permit does not include a
request for off-sale acohol past 11:00 P.M.

The proposed structureis alow scale one-gory building, and the size and overdl impact of the
proposed use will be of ardatively low scale and intensity as compared the current use as an auto
dedership and repair business and other possible usesin the zone. The proposed building will be
located towards the rear of the lot with the double drive-through lane and located in front of the building
and the parking located in the front and 2™ Street sdes of the building. Thefind site plan and layout of
the building and parking on the Ste was made after consideration of severd dternatives and discussons
with City gaff. The drive-through operation was located in front of the building to minimize impactsto
adjacent residentia properties to the west. Parking isloaded toward the front and 2™ Street for smilar
reasons and for efficient circulation separate from the drive-through lanes. Limiting access to the Site
from the sde Streets rather than Pacific Coast Highway is congstent with current Site access, and was
chosen to avoid adding a new driveway on P.C.H., which would unnecessarily impact the flow of traffic
on P.C.H., and create additiond traffic circulation and safety problems both off and on Ste.

Sufficient parking is provided to comply with the requirement of 1 space per 250 square feet for
retail/commercia uses as 53 spaces are required and 59 provided. The parking spaces include 10
compact and 2 handicagp sdls. Additiondly, the double drive-through lanes provide stacking for up to
4 vehicles. The dua-lane concept isto alow acustomer to use the outside lane for drop-off,
transmitting a prescription via a pneumdtic tube ddivery syssem. The customer can then pick up the
prescription ether by parking and entering the store, or using theingde “ pick-up” lane where a
pharmacist delivers the prescription face to face. The gpplicant indicates that drive-through customer
tripswill average four per hour.

The applicant has submitted atraffic impact analysis by Linscott, Law and Greenspan dated October
23, 2002, which shows that the proposed use will generate 28 greater daily trips than the existing auto



dedlership and repair use and residence, with 22 fewer AM peak hour trips aswell as 2 fewer peak

PM hour trips. Therefore, the project will not have any significant adverse impact on nearby streets and
intersections. The andyss incorporates comments from the City’ s traffic engineer, and based on the
latest revison the traffic engineer supports the conclusion of the andysis, noting only dight disagreement
regarding the daily pass-by reductions assumed in the trip generation calculations. Also, the Ste plan
has been revised in accordance with the traffic engineer's recommendation to rdocate the 2™ Street
driveway, which is now proposed to be located 85 feet from the intersection with P.C.H. rather than 65
feet. Thisaso comports with the recommendation from the Public Works Department to relocate the
driveway 20 feet further west.

The option of providing access to the site directly from P.C.H. to minimize locd traffic impact was
discussed at the Staff Environmenta Review Committee meeting and is recommended in an attached
letter from a Public Works Commissioner. In response to thisissue, the gpplicant’ s traffic engineer
includes adiscusson of thisissue in the traffic analys's, noting that it would require modification of
existing traffic Sgndization, and create operationa problems because of the proximity of the 2™ Street
intersection, concluding that a driveway on P.C.H. would not provide an on-ste circulaion benefit and
is not recommended due to safety issues. The City’ straffic engineer dso has noted operational issues
with adding another left turn pocket on P.C.H. in such dlose proximity to the 2™ and 1% Placeleft turn
pockets. Further, adding or relocating the driveway would impact the layout of the buildings and
parking on the site and landscaping as proposed, possibly compromising the appearance of the project
from P.C.H, creating added on-dite circulation problems, and reducing parking.

The proposd for 24-hour operation would not normally be an issue for aretal market or drug sore,
exoept that the store proposes off-sde dcohol. Pursuant to Section 17.26.030 of the Zoning
Ordinance an off-sde doohal beverage etablishment isa permitted use if isdosesat 11:00 PM or
earlier and requires a Conditiond Use Permit for longer hours. Given that proposed doreis the dcohol
sdes esablishment in this case, it will haveto dose a 11:00 PM. The gpplicant has suggested an
option of kegping the store open, but suspending dcohol sdesat 11:00 PM. Staff does not support
this gpproach, snceit would be problemétic to enforce. Also, given the location of the Sore near
resdentid uses, kegping the store open for generd retall sdes and drive-through operations would
potentialy creste anuisance to surrounding residents. Therefore, S&ff is recommending a condiition of
goprovd that the stores hours be limited to between 7:00 A.M. and 11:00 P.M.

The gpplicant indicates that Sore ddliveries occur between the hours of 6:00 A.M. and 10:00 P.M. with
up to two ddiveries per week of one-hour duration in Sa-On'slarge ddivery trucks. Additiona
vendor ddliveries of shorter duration occur more frequently. Given the location of the truck loading area
and concerns expressed by nearby resdents gaff and City’ s Traffic Engineer recommend limiting all
odivery hoursto between 9:00 A.M. and 6:00 P.M.

PRECISE DEVELOPMENT PLAN/SP.A.7 ZONE COMPLIANCE

The Specific Plan Area zone provides two sets of development standards. This two tier approach was
edtablished to dlow development that complies with the first tier sandards as a matter of right without a
Precise Development Plan. In this case, the project is subject to second tier standards since is exceeds
first tier standards for overdl project sze (greater than 10,000 square feet).



Pursuant to the specific standards of the SP.A. 7 zone and the underlying C-3 zoning, the proposa
generd conformsto SP.A. 7 zoning requirements, as followsiif conditions and modifications are
incorporated as noted below:

LANDSCAPING: A landscaped arealis provided around the perimeter of the parking lot with the
3-foot minimum dimengion as Spedified in the SPA zone comprised of low shrubsanpamtrees. A
5-foot landscaped buffer is provided, as required, dong the westerly property line of the parking

lat, which is primarily comprised of tree planting as required. The landscgped areg, exduding the 5-
foot buffer covers goproximatdy 4.5% of the Ste which is short of thefirg tier Sandard of 5%.

Saff recommends that additiond landscaped areas be provided in front of the building & the entry;
in the Sriped paved area at the drive through exit, and in the area surrounding the truck loading zone
to meet this 5% standard.

BUILDING HEIGHT: Thebuilding is designed with a maximum height of 26'8” below the
maximum firg tier height of 30 fedt.

Also with respect to the SP.A. 7 guidelines for Planning Commission review of projects that exceed
firg tier andards staff has the following observation and findings:

o Theexterior of the building is design with stepping rooflines and stepped festures to avoid amassive
flat building face. The building is enhanced with architectura features and materials to improve its
gppearance and function. The featuresin conjunction with asign plan coordinated with exterior
features show that quality and specid attention has been given to the appearance at the street.

o A landscape plan isincluded which shows ample and generous landscaping a the perimeter of the
parking lot. However, additiond landscaping could be provided at the perimeter of the building to
soften the building. Also, added landscaping is needed to comply with thefirgt tier requirement of
5% coverage. As such gaff is recommending arevised landscape plan.

0 Becauseof itslow scae and rdatively smdl size, the building will be competible with with
neighboring projects, and the character of Pecific Coast Highway.

o Thedgn plan shows severd wal Sgns and afree-sanding pylon sign a the street frontage designed
in amanner to complement the building. However, the 20-foat high pylon sgn is not necessary for
the type of traffic and speed of flow on Pedific Coest Highway, and is not consstent with lower
scde character of the building. Therefore, $aff isinduding a condition of gpprovd that the free-
ganding 9gn be limited to a 10-foot high monument sgn. Further, the number of wall Sgnsare
excessve on the 1% Place devation, and will emit glare towards residential uses acrossthe strest.
Saf recommends that this devetion be limited to a busness name sign only, and not indude the

accessory Igns

CONDITIONS OF APPROVAL

Basad on the andyss above, and in order to ensure the competibility of this project with adjacent
resdentid usesthe falowing isasummeary of recommend Conditions of Approvd in addition to
gandard conditions

o  Sorehourslimited to between 7:00 A.M. and 11:00 P.M.
o Ddiverieslimited to between 9:00 A.M. and 6:00 PM.
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Drive-through lane limited for pharmacy products only. No amplified eguipment in drive-through
lanes

Redocation of the trash dumpster away from adjacent resdentid property

Provison of on-gte lighting with light and glare directed dowrnward or away from resdentid
property, and shidded by the property linewals or the building.

Thetrandormer and trash dumpster shal be located to minimize impact on resdentsto the west
No seasond doragetrailer is permitted on Ste asindicated on the revised Ste Plan.

Omit seasond Sorage container shown on revised Ste plan.

The properties comprising the subject lot shdl be merged into one contiguous property under one
ownaship.

Limit free-standing sign to a 10-foot high monument Sign. Limit 1% Street devation Signsto business
name only.

All requirements indiicated in the attached memorandum from the Public Works Department
induding best management practices for sormweter runoff and off-gte improvements
Supplementd landscaping in the entry areaand in front of the building a drive-thorough exit indeed
of Sriped pavement, find landscape plan subject to gpprovd of the Community Development
Director.

Ken Robertson
Associate Planner

Concur:

Sol Blumenfeld, Director
Community Development Department

Attachments
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Proposed Resolutions

Location Map

Public Works Comments/Requirments

Traffic Impact Analysis and related correspondence
Applicant’s Correspondence

Initial Study



