November 8, 2006

Honorable Mayor and Members of the Regular Meeting of
Hermosa Beach City Council November 12, 2006

SUBJECT: REVIEW OF ELIMINATING RESIDENTIAL CONDOMINIUMS IN THE C-1 ZONE

Recommendation:
That the City Council direct staff as deemed appropriate.

Background:

This item was brought up by Councilman Sam Edgerton. Council directed staff to submit a report
assessing the impacts of eliminating residential condominiums in the C-1 (Limited Commercial Zone) in
order to mitigate the potential loss of restaurants and “traditional” uses in the zone. This report assesses
the potential impacts of the proposal.

The C-1 zone allows certain stand-alone commercial uses and mixed-use development combining ground
level commercial with residential uses above. The C-1 zone has allowed residential apartments above
commercial for over 60 years and in August 2003 the City Council clarified that the C-1 permitted use list
also included residential condominiums. In December 2003 the City adopted a mixed-use ordinance
combining standards from the R-3 and C-1 zones. Many cities in the area including Manhattan and
Redondo Beach, have adopted similar ordinances to encouraged mixed-use development to spur
revitalization of underdeveloped properties and to accommodate additional housing need. Developers

have incentive to redevelop such properties because of the extra value added to commercial property with
residential uses.

An example of this revitalization effect in Hermosa Beach is 44 — 48 Hermosa Avenue where a new
mixed-use project will replace the businesses that had sat vacant, becoming a code enforcement problem
with vagrants and illegal dumping. A developer pursued redevelopment of the site but requested adding

- condominiums to the permitted use list in order to develop the project. The City Council’s approval of
this change facilitated redevelopment. The project is currently in construction. The only other new
mixed-use project in the city involves the property at 20 Hermosa Avenue which had been vacated by a
restaurant more than two years prior to purchase by a local architect who planned to locate his office on
the ground level and his residence above. The project is currently in plan check. There are no other
apphcations to develop mixed-use projects at this time.

Analysis:

There are 39 C-1 zoned lots in the city, eight of which contain restaurants. The loss of existing restaurant
or “traditional” uses in the C-1 zone was raised as a potential problem created by the new mixed-use
ordinance and it was suggested that removing condominiums from the C-1 permitted use list would
present a way to mitigate this problem because there would be no compelling reason to redevelop C-1
zoned property. The current mixed-use development standards in the C-1 zone prohibit several
commercial uses including restaurants that were deemed to be inharmonious with residential above. A
new mixed-use project cannot include a restaurant. Stand-alone restaurant are still a permitted use in the
zone and stand-alone condominiums are not permitted.

The attached table and land use survey indicates that there is one existing restaurant located on C-1 zone
property that is susceptible to redevelopment without property assembly, but all others occupy lots that
are too small to accommodate a mixed-use project with required parking.! Thus the restaurant properties
generally cannot be redeveloped as a mixed-use project unless they are assembled with other C-1 zoned
properties and are not likely to be replaced due to excessive the cost of land. The proposal to remove



residential condominiums from the C-1 zone will potentially affect 13 properties that are adjacent and
similarly zoned so that they can be assembled and developed with at least a two-unit project. Less than
two units is generally not a profitable development because of the cost of land, and less than three lots
generally provide inadequate land area to accommodate ground level commercial and required project
parking unless the lots are exceptionally large. Further, if a lot is small and not directly accessed by two
or more streets, it is generally not possible to redevelop it with even one residential unit above ground
level retail because parking is a major controlling factor in developing a mixed use project. If a project
cannot be parked it cannot be built. The attached table illustrates how parking affects mixed-use
development feasibility in the C-1 zone. Most single, small lots that include uses like Martha’s, El
Gringos or the Bottle Inn restaurants are not threatened with redevelopment and similarly “traditional”

uses such as the Green Store, Boccatos and Mikey’s Deli are also not developable due to the inability to
provide adequate parking

Any additional concerns about losing existing restaurants and “traditional” uses in the C-1 zone can be
addressed in two ways: :

1. Amend the permitted use list to remove condominiums as part of the residential uses allowed in
the C-1 zone, similar to the way it was written originally which reduces the incentive to
redevelop C-1 property; or

2. Eliminate the restriction on restaurants from the Mixed Use Ordinance. (ie. amend “Limitation
on allowed Commercial Uses”. The types of uses that are currently prohibited in the mixed-
use ordinance include restaurants, bars, laundries and stand alone parking lots or structures.

%WMJ | Concur:

Sol Blumenfefd, Director
Community IPevelopment

Attachments:
1. Development Feasibility Spreadsheet
2. Property Ownership List
3. Example of Mixed Use Development
4. Permitted Use List and Mixed-Use Ordinance

Notes:

1. Le Petite Café can be redeveloped only if the commercial is oriented to Hermosa Avenue.

2. The C-1Development Spreadsheet shows existing land uses, required parking for mixed nse commercial and residential
projects and project feasibility for each property based upon parking. Alternate calculations were prepared for reorienting
the commercial on the site (noted with “A” following the Parcel Number colurn), since the commercial area of the project
{and related parking) changes based on lot orientation. Lots that may be assembled are shown shaded/colored on the
spreadsheet. The tabulated data indicates the following:

»  One Lot Mixed Use Development with Street Frontage on One or Two Sides - Single lots are generally too small
to redevelop with two units unless they are accessed by streets or alleys on two or more property boundaries
which allows more efficient ot utilization with back-up onto alleys, etc. (See Attachment 3), Tandem parking is
not permitted. '

= Two Lot Mixed Use Development - If two standard Iots are assembled the additional commercial frontage
requires additional parking and generally cannot be parked.

= Three Lot Mixed Use Development - Three lots typically provide enough land to park the commercial and
residential portions of a project. '
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Attachment
C-1, C-2 and C-3 ZONES, LAND USE REGULATIONS

P = Permitted
- = Not Permitted
U = C.U.P. Required (See Chapter 17.40)

iAdult businesses

EAdult paraphernalla “X-Rated uses and materlals Ilmlted to no more
than 20% of STOCK-IN-Lrade s —————

fAIc'ohol beverage establlshment off-sale -- (open between 11 01 p.m.
iand 2:00 a.m.)

Animal hospitais I

‘Aquariums, sales and supplies of marme life
§Art/anthues/cunde"gallery orshop "
‘Audio/video equipment and supplles sa[es and repalr "

Aarber/beauty shop
illiard or pool halis

:Z

EsFDrtune tellers, psychlcs and astrologers i :
[Fureral homes, including mortuaries "~ PP




urmture/furmshmgssaiesanddisplay I

717.40.020

et It it A A A A S A e et

17.40.020

urhberyard retali
lassage. theraPV busmess

Motor vehicles and equ:pment “sales and serwce (mciudlng
smotorcycles _boats, non-tractor trucks, RV' s)

Service station

Parts and accessories, reta_i_l_lgql_ggww

1sic Aacademy

lusical instruments, retail and repair

lurseries

)ffices, general

arcel dellvery termlnal )

lots and for Stl‘UClerLVIVI’ES .

17.40.130,
17.40.140

17.40.020

3§Restaurant with drive-in, or drive-thru window, or thh outdoor walk-
sup window on public right of way

17.40.020




ing rink, ice or roller """
Snack bar/snack shop

::fser\nce and rental _

uth Hostel

tertalnment _special performances _

}Outdoor merchandise display, temporéry outside dlnlng, in conJunction
3W|th special event

;Parade circus or carnival

17.40.180 Mixed-Use Development {C-1 Zone)

For uses allowed in the C-1 Zone as part of a mixed-use development, the following conditions and
standards of development, in addition to any other deemed necessary or appropriate to ensure
compatibility with existing or permitted uses in the vicinity, shall be required:

A. Residential Development Standards. The residential portion of a mixed-use development shall
be subject to the development standards of the R-3 zone as set forth in Chapter 17.16 with
the exception of the following:

1. If the residential portion of a mixed-use development is a condominium development,
then the development shall be subject to the condominium development standards as
set forth in Chapter 17.22.

2. Residential use is limited to 25% of the first floor area for the purposes of providing
entry-exit areas or lobbies, stairs and corridors, and shall not include primary living
areas or sleeping rooms.

3. Front setbacks shall be a minimum of five feet.

4. The front setback area may be used for required open space if the area is a deck
above the commercial level and otherwise complies with the open space requirements
of the R-3 zone.

5. No lot coverage maximum shall be applied.

6. No 36" box tree per dwelling unit shall be placed as a street tree to the satisfaction of
the Public Works Director.

B. Commeroa! Development Standards. In addition to the requirements of the commercial zone,
the following standards shall apply to the mixed-use development.

1. The ground fioor shall be primarily commercial with a minimum average depth of 30-
feet, and living and sleeping areas of residential units shall be located above the
ground floor.

2. Building frontage shall be used for commercial purposes with the exception of entry-

exit corridors and stairs for accessing the residential units and/or for driveways to
access parking.

C. General Development Standards for noise, security, lighting.
1. Noise: Residential uses shall be separate from commercial uses by sound proofed
floors and walls with minimum sound transmission rating as required for
condominiums as set forth in Chapter 17.22. Commaercial uses hours of operations

shall be limited where appropriate so that residents are not exposed to offensive noise
or activity.



2. Security: Separate and secured entrances for residences directly accessible to
sidewalk and parking areas.

3. Lighting: Outdoor lighting and lighting for signs associated with commercial uses
designed so as not to adversely impact residences. No flashing, blinking or high
intensity lighting. Adequate lighting to illuminate parking areas and corridors to access
parking and public sidewalk. Lighting for signs may only be illuminated during
business hours.

D. Signs. Signs shall be limited to the commercial building frontage pursuant to the
requirements of Chapter 17.50.
E. Limitation on allowed Commercial Uses. Permitted commercial uses within a mixed use

development shall be as permitted in the underlying commercial zone with the following
exceptions which shall not be permitted:

1. Restaurants and bars
2. Laundry and dry-cleaning businesses
3. Parking lots and/or structures.

F. Limitations on hours of operation. The hours of operation for any commercial use shall be
limited to 8 a.m. to 10 p.m.

Owner shall disclose separately and in writing upon sale or rental of the subject property that itis
mixed use and permits commercial and residential uses within the building.



will potentially affect 13 properties that are similarly zoned and located adjacent to three or more lots that
can be assembled and developed with at least a two-unit project. Less than two units is generally not a
profitable development because of the cost of land, and less than three lots generally provide inadequate
land area to accommodate ground level commercial and required project parking unless the lots are
exceptionally large. Further, if a lot is small and not directly accessed by two or more streets, it is
generally not possible to redevelop it with even one residential unit above ground level retail because
parking is a major controlling factor in developing a mixed use project. If a project cannot be parked it
cannot be built. The attached table illustrates how parking affects mixed-use development feasibility in
the C-1 zone. Most single, small lots that include uses like Martha’s, El Gringos or the Bottle Inn
restaurants are not threatened with redevelopment and similarly “traditional” uses such as the Green

Store, B?ccatos and Mikey’s Deli are also not developable due to the inability to provide adequate
parking,

Any additional concerns about losing existing restaurants and “traditional” uses in the C-1 zone can be
addressed in two ways: .

1. Amend the permitted use list to remove condominiums as part of the residentiat uses allowed in
the C-1 zone, similar to the way it was written originally which reduces the incentive to
redevelop C-1 property; or

2. Eliminate the restriction on restaurants from the Mixed Use Ordinance. (ie. amend “Limitation
on allowed Commercial Uses”. The types of uses that are currently prohibited in the mixed-
use ordinance include restaurants, bars, laundries and stand alone parking lots or structures.

Concur:

Sol Blumenfeld, Director

Community Development
Steve Burrell,
City Manager

Attachments:
1. Development Feasibility Spreadsheet
2. Property Ownership List
3. Example of Mixed Use Development
4. Permitted Use List and Mixed-Use Ordinance

Notes:

1. The C-1 Development Spreadsheet shows existing land uses, required parking for mixed use commercial and residential
projects and project feasibility for each property based upon parking. Alternate calculations were prepared for reorienting
the commercial on the site (noted with “A” following the Parcel Number column), since the commercial area of the project
(and related parking) changes based on lot orientation. Lots that may be assembled are shown shaded/colored on the
spreadsheet. The tabulated data indicates the following:

*  One Lot Mixed Use Development with Street Frontage on One or Two Sides - Single lots are generally too small
to redevelop with two units unless they are accessed by streets or alleys on two or more property boundaries
which allows more efficient lot utilization with back-up onto alleys, etc. (Sec Attachment 3). Tandem parking is
not permitted.

*  Two Lot Mixed Use Development - _ If two standard lots are assembled the additional commercial frontage
requires additional parking and generally cannot be parked.

»  Three Lot Mixed Use Development - Three lots typically provide enough land to park the commercial and
residential portions of a project.




will potentially affect 13 properties that are similarly zoned and located adjacent to three or more lots that
can be assembled and developed with at least a two-unit project. Less than two units is generally not a
profitable development because of the cost of land, and less than three lots generally provide inadequate
land area to accommodate ground level commercial and required project parking unless the lots are
exceptionally large. Further, if a lot is small and not directly accessed by two or more streets, it is
generally not possible to redevelop it with even one residential unit above ground level retail because
parking is a major controlling factor in developing a mixed use project. If a project cannot be parked it
cannot be built. The attached table illustrates how parking affects mixed-use development feasibility in
the C-1 zone. Most single, small lots that include uses like Martha’s, El Gringos or the Bottle Inn
restaurants are not threatened with redevelopment and similarly “traditional” uses such as the Green

Store, B?ccatos and Mikey’s Deli are also not developable due to the inability to provide adequate
parking.

Any additional concerns about losing existing restaurants and “traditional” uses in the C-1 zone can be
addressed in two ways:

1. Amend the permitted use list to remove condominiums as part of the residential uses allowed in
the C-1 zone, similar to the way it was written originally which reduces the incentive to
redevelop C-1 property; or

2. Eliminate the restriction on restaurants from the Mixed Use Ordinance. (ie. amend “Limitation
on allowed Commercial Uses”. The types of uses that are currently prohibited in the mixed-
use ordinance include restaurants, bars, laundries and stand alone parking lots or structures.

Concur:
Sol Blumenfeld, Director
Community Development
Steve Burrell,
City Manager
Attachments:

1. Development Feasibility Spreadsheet

2. Property Ownership List

3. Example of Mixed Use Development

4. Permitted Use List and Mixed-Use Ordinance

Notes:

1. The C-1 Development Spreadsheet shows existing land uses, required parking for mixed use commercial and residential
projects and project feasibility for cach property based upon parking. Alternate calculations were prepared for reorienting
the commercial on the site (noted with “A” following the Parcel Number column), since the commercial area of the project
(and related parking) changes based on lot orientation. Lots that may be assembled are shown shaded/colored on the
spreadsheet. The tabulated data indicates the following:

=  One Lot Mixed Use Development with Street Frontage on One or Two Sides - Single lots are generally too small
to redevelop with two units unless they are accessed by streets or alleys on two or more property boundaries
which allows more efficient lot utilization with back-up onto alleys, etc. (See Attachment 3). Tandem parking is
not permitted.

* Two Lot Mixed Use Development - If two standard lots are assembled the additional commercial frontage
requires additional parking and generally cannot be parked.

»  Three Lot Mixed Use Development - Three lots typically provide enough land to park the commercial and
residential portions of a project.




will potentially affect 13 properties that are similarly zoned and located adjacent to three or more lots that
can be assembled and developed with at least a two-unit project. Less than two units is generally not a
profitable development because of the cost of land, and less than three lots generally provide inadequate
land area to accommodate ground level commercial and required project parking unless the lots are
exceptionally large. Further, if a lot is small and not directly accessed by two or more streets, it is
generally not possible to redevelop it with even one residential unit above ground level retail because
parking is a major controlling factor in developing a mixed use project. If a project cannot be parked it
cannot be built. The attached table illustrates how parking affects mixed-use development feasibility in
the C-1 zone. Most single, small lots that include uses like Martha’s, El Gringos or the Bottle Inn
restaurants are not threatened with redevelopment and similarly “traditional” uses such as the Green

Store, Boccatos and Mikey’s Deli are also not developable due to the inability to provide adequate
parking.!

Any additional concerns about losing existing restaurants and “traditional” uses in the C-1 zone can be
addressed in two ways:

1. Amend the permitted use list to remove condominiums as part of the residential uses allowed in
the C-1 zone, similar to the way it was written originally which reduces the incentive to
redevelop C-1 property; or

2. Eliminate the restriction on restaurants from the Mixed Use Ordinance. (ie. amend “Limitation
on allowed Commercial Uses”. The types of uses that are currently prohibited in the mixed-
use ordinance include restaurants, bars, laundries and stand alone parking lots or structures.

Concur:
Sol Blumenfeld, Director
Community Development
Steve Burrell,
City Manager
Attachments:

1. Development Feastbility Spreadsheet

2. Property Ownership List

3. Example of Mixed Use Development

4. Permutted Use List and Mixed-Use Ordinance

Noes:

1. The C-1 Development Spreadsheet shows existing land uses, required parking for mixed use commercial and residential
projects and  project feasibility for each property based upon parking. Alternate calculations were prepared for reorienting
the commercial on the site (noted with “A” following the Parcel Number column), since the commercial area of the project
(and related parking) changes based on lot orientation. Lots that may be assembled are shown shaded/colored on the
spreadsheet. The tabulated data indicates the following:

*  One Lot Mixed Use Development with Street Frontage on One or Two Sides - Single lots are generally too small
to redevelop with two units unless they are accessed by streets or alleys on two or more property boundaries
which allows more efficient lot utilization with back-up onto alleys, etc. (See Attachment 3). Tandem parking is
not permitted.

*  Two Lot Mixed Use Development - _ If two standard lots are assembled the additional commercial frontage
requires additional parking and generally cannot be parked.

»  Three Lot Mixed Use Development - Three lots typically provide enough land to park the commercial and
residential portions of a project.




