SITE PLAN REVIEW FINDINGS
Site Plan Review (SPR 18-009) 
127-135 East Broadway 
Application No. 1802-17
October 4, 2018

Pursuant to Section 21.25.506 of the Long Beach Municipal Code, the Site Plan Review Committee or the Planning Commission shall not approve a Site Plan Review unless the following findings are made.  These findings and staff analysis are presented for consideration, adoption and incorporation into the record of proceedings:

1. THE DESIGN IS HARMONIOUS, CONSISTENT AND COMPLETE WITHIN ITSELF AND IS COMPATIBLE IN DESIGN, CHARACTER AND SCALE, WITH NEIGHBORING STRUCTURES AND THE COMMUNITY IN WHICH IT IS LOCATED;

Positive Finding

The project is compatible in design, character, and scale with neighboring structures and the community.  The project site consists of a surface parking lot located along the Promenade North, a pedestrian thoroughfare. The Inkwell project consists of an eight-story building containing 189 for rent units, 10,000 square feet of retail/flex space, 257 parking stalls and a pedestrian-oriented, ground level paseo that connects the updated alley (Tribune Court) to the Promenade North.

The project’s clean, contemporary, and modern design is employed throughout the buildings eight-story elevations giving them a harmonious and balanced look.  Relief in the building mass includes tenant open spaces along the upper elevations as well as large glass windows along each of the building frontages on the first floor.  

The Project site is located in the Height Incentive Area of the Downtown Planned Development District (PD-30).  Within the Height Incentive Area, buildings are permitted to stand up to 240 feet tall or 500 feet with certain sustainability features incorporated into the buildings design.  This building heights varies between 85 feet to the top of the parapet and 93’-2” to the top of the tower and is incompliance with the maximum permitted height.  These heights are consistent with the level and intensity of development intended for the site by the PD-30 zoning document, and will not create outliers in an area that currently contains the Insurance Exchange high-rise building to the east across The Promenade and a newer mixed use building with ground-level retail and upper floor residential to the south. 




2. THE DESIGN CONFORMS TO ANY APPLICABLE SPECIAL DESIGN GUIDELINES ADOPTED BY THE PLANNING COMMISSION OR SPECIFIC PLAN REQUIREMENTS, SUCH AS THE DESIGN GUIDELINES FOR R-3 AND R-4 MULTI-FAMILY DEVELOPMENT, THE DOWNTOWN DESIGN GUIDELINES, PD GUIDELINES OR THE GENERAL PLAN;

Positive Finding

Chapter 4 of PD-30 contains design standards applicable to all developments and specific standards for mid-rise development projects.  These standards address scale, massing, materials and pedestrian-oriented design.  The Project is consistent with all applicable standards and design principles, resulting in a development that fits well within this site and is property integrated into the North Promenade Community and greater downtown fabric.  

The Project’s building executes a clear and well-expressed design idea to achieve a clean, contemporary aesthetic.  Elevations strike a balance between solid and transparent treatments and durable, high-quality materials are incorporated in the project to ensure longevity.  The massing and design of the Project shows a sensitivity to adjacent buildings including the historic Insurance Exchange Building to the east.  Adjacent to its longest frontage (The Promenade North) the retail/flex space frontage, is approximately twenty (20) feet in height and consists mainly of an angular, glass, retail storefront system.  The residential levels above (levels three through eight) which are clearly delineated from the retail/flex space level with a combination of metal or resin panels or wood grain tile/veneer and gradient glass marquee, feature clear glass and metal, see-through, railings for the balconies.  Visual relief is provided on levels three (3) through eight (8) with the incorporation of a combination of both angular and straight planes featuring a variety of materials.   

Similar to the building at 133 The Promenade North, across Broadway, the Project building identifies a detailed architectural tower feature at the intersection of Broadway and The Promenade North.  This feature includes a main entrance setback into the ground floor retail/flex space area, and a generous tower feature that extends approximately six (6) feet above the roof parapet.  

Pedestrian orientation is achieved through the building’s zero (0) setback along most street frontages except where the corner tower feature is located at Broadway and The Promenade North, along both Broadway and The Promenade North, there is proposed the placement of active street level uses within the retail/flex space to facilitate the pedestrian environment.  These areas feature large glass storefront systems and floor ceiling heights of between twelve (12) to twenty (20) feet to define the street and public realm.

The site is located within Downtown Plan Area and is consistently zoned Downtown Plan Area (PD-30).   This land use designation supports the combination of commercial and retail land uses—including high density residential—that vitalize sites and benefits from the synergist effect of hence the project is consistent with the intent of LUD No. 7 – Mixed Use District of the General Plan.  The project includes 189 residential units incorporating a mixt on one-, two-, and three-bedroom units.  The additional housing units will contribute to the reduction of the state-wide housing shortage.  The projects’ inclusion of three, three bedroom units helps to satisfy a local shortage in units for larger families as identified in the Housing Element of the City’s adopted General Plan. 

3. THE DESIGN WILL NOT REMOVE SIGNIFICANT MATURE TREES OR STREET TREES, UNLESS NO ALTERNATIVE DESIGN IS POSSIBLE;

Positive Finding

There are currently no street trees located along Broadway within the public right-of-way. However, four (4), 36-inch box trees and associated planting and irrigation systems will be installed along the Broadway street frontage adjacent to the Project which will soften the street-side pedestrian experience.  There are a total of 27 trees that are noted to be in fair condition along the east side of the site.  This area as a part of the proposed vesting tentative map will be rededicated to the public thoroughfare known as the Promenade.  Ten of the existing trees are proposed to be protected in place while the remaining trees are proposed to be removed to accommodate new improvements including new pedestrian entrances.  The specific improvements are subject to the review and approval of the Promenade District (PMD) Fund Administrator.

4. THERE IS AN ESSENTIAL NEXUS BETWEEN THE PUBLIC IMPROVEMENT REQUIREMENTS ESTABLISHED BY THIS ORDINANCE AND THE LIKELY IMPACTS OF THE PROPOSED DEVELOPMENT; AND

Positive Finding

Improvements to the public right-of-way adjacent to the project will include several dedications and other exactions required by the Code and conditions of approval to offset the capital improvements to public infrastructure necessary to support this project.  Most significant is the twenty-five (25) foot wide dedication along the Promenade North that will be developed as open space with hardscape amenities, such as benches and bicycle racks and possibly outdoor dining areas that are focused on the pedestrian experience.  Opposite the Promenade North site boundary along Tribune Court, between four (4) and six (6) feet will be dedicated for public right-of-way purposes.  The required dedication will widen the alley increasing the existing capacity from a current one-way alley to a two-way alley.  This widening is instrumental in providing vehicular access to the parking facilities for both the residential units and retail/flex spaces.  It is anticipated that four (4) 36-inch box trees and associated irrigation systems will be installed along the Broadway street frontage adjacent to the Project which will soften the street-side pedestrian experience.
5. THE PROJECT CONFORMS WITH ALL REQUIREMENTS SET FORTH IN CHAPTER 21.64 (TRANSPORTATION DEMAND MANAGEMENT (TDM)), WHICH REQUIREMENTS ARE SUMMARIZED IN TABLE 25-1 AS FOLLOWS:

   
	TDM REQUIREMENTS
	New Nonresidential Development

	
	25,000+ Square Feet
	50,000+ Square Feet
	100,000+ Square Feet

	Transportation information Area
	· 
	· 
	· 

	Preferential carpool/vanpool parking
	
	· 
	· 

	Parking designed to admit vanpools
	
	· 
	· 

	Bicycle Parking
	
	· 
	· 

	Carpool/vanpool loading zones
	
	
	· 

	Efficient Pedestrian access
	
	
	· 

	Bus stop improvements
	
	
	· 

	Safe bike access from street to bike parking
	
	
	· 

	Transit review
	For all residential and nonresidential projects subject to EIR



Not Applicable

The Project contains less than 25,000 square feet of new non-residential development.

6. THE APPROVAL IS CONSISTENT WITH THE GREEN BUILDING STANDARDS FOR PUBLIC AND PRIVATE DEVELOPMENT, AS LISTED IN SECTION 21.45.400.

Positive Finding

Per the requirements of Section 21.45.400 the project has been designed to meet the intent of LEED at the certified level.  Additionally, bicycle parking is shown at being provided at a rate higher than required, the rooftop is designed for solar readiness and the two trash collection areas will feature a designated area for recyclable materials.



TENTATIVE TRACT MAP FINDINGS
Vesting Tentative Tract Map (TTM 18-006)
127-135 East Broadway 
Application No. 1802-17
October 4, 2018

Pursuant to Section 20.12.100 of the Long Beach Municipal Code, the Planning Commission shall approve a tentative map if it complies with State and Local regulations. The tentative map can be granted only when positive findings are made consistent with the following criteria set forth in the Subdivision regulations. 

1. THAT THE PROPOSED MAP IS CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS;

The subject site is currently located in an area of the General Plan designated as LUD #7 – Mixed Use District, which is intended for large activity centers allowing employment centers, retail, offices, high density residential, visitor serving facilities and professional services. Furthermore, residential uses with high density are deemed appropriate within the activity centers intended within LUD #7. The proposed map is requested to merge the six existing lots into a single ground lot and permit the separation of the residential rental units from the retail/flex space component through the creation of airspace lots. This proposed consolidation of the existing ground lots supports the development of an 8-story mixed use building consistent with the Downtown Plan (PD-30) District.

2. THAT THE DESIGN OR IMPROVEMENT OF THE PROPOSED SUBDIVISION IS CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS;

The subject site is located within the Downtown Planned Development (PD-30) District; a zoning designation which implements the General Plan Land Use Designation of LUD #7 – Mixed Use District.  The vesting tentative tract map merges the six existing lots into a single 0.8-acre site; a lot size which exceeds the minimum requirement of 10,000 square feet for newly created lots within PD-30.  The creation of the airspace lots does not affect the physical features of the ground lot.  The purpose of the airspace lots is to accommodate separate ownership of the residential and commercial portions of the building.

3. THAT THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT; 

The site is physically suitable for this type of development as the lot is a relatively flat lot and of a sufficient size for development at 0.8-acre site. The project site is able to accommodate adequate outdoor space, vehicular, and pedestrian circulation and proper landscaping.  The proposed building floor area ratio of 5.0 is within the maximum floor area ratio of 8.0 permitted.  The proposed Tentative Tract Map would allow for the division of airspace between the 189 rental dwelling units, the retail/flex space, and the residential/retail parking areas within the mixed use building to be separately owned. The airspace lots do not impact the physical suitability of the site for development.

4. THAT THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF DEVELOPMENT;

As previously stated, the proposed development meets the density standards of PD-30.  The building complies with the maximum Floor Area Ratio of 8.0 allowed on the site. The individual ownership of all the rental units and retail space does not change the density of development.

5. THAT THE DESIGN OF THE SUBDIVISION OR THE PROPOSED IMPROVEMENTS ARE NOT LIKELY TO CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE OR SUBSTANTIAL AND AVOIDABLE INJURY TO FISH AND WILDLIFE OR HABITAT; 

The project site is currently developed as a surface parking lot within the City’s downtown, a highly urban area.  The project site is surrounded by existing streets and alleys which provides access to the site.  The proposed Map merges six existing ground lots and creates five new airspace lots for the purpose of separating the ownership of the commercial and residential portions of the building.  It is unlikely that the design of the subdivision or proposed improvements will cause substantial environmental damage or substantial and avoidable injury to fish and wildlife habitat.  In accordance with the California Environmental Quality Act an Environmental Compliance Checklist was prepared for the Project and determined that the Project will not result in any new significant impacts not already analyzed in the Downtown Plan Program EIR (State Clearinghouse No. 20009017006).

6. THAT THE DESIGN OF THE SUBDIVISION OR THE TYPE OF IMPROVEMENTS WILL NOT CAUSE SERIOUS PUBLIC HEALTH OR SAFETY PROBLEMS; AND

[bookmark: _Hlk525196013]	The proposed tentative tract map will not cause a serious public health or safety problem.  The map consolidates six separate lots into a single site promoting the orderly development of the site.  Included as a part of the map are dedications (between four and six feet) to increase the width of the named alley, Tribune Court, which runs north to south along the west property line.  The increased width is necessary in part to satisfy the needs of emergency access vehicles which may need to service the area.  The proposed subdivision will be conditioned to require the recordation of covenants, conditions, and restriction to ensure shared access to common areas, amenities, parking and responsibilities related to maintenance, etc.

7. THE DESIGN OF THE SUBDIVISION OR THE TYPE OF IMPROVEMENTS WILL NOT CONFLICT WITH EASEMENTS ACQUIRED BY THE PUBLIC AT LARGE FOR ACCESS THROUGH OR USE OF PROPERTY WITHIN THE PROPOSED SUBDIVISION.

All concerned City Departments have reviewed the Tentative Tract Map and it has been found that the design and proposed improvements of the site will not conflict with public access easements. All required easements and utility locations will be provided for prior to the recordation of the final map, as specified with the Conditions of Approval. 
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