
Planning Commission November 5, 2020
201 - 245 W. Pacific Coast Highway and 1827 Pacific Avenue 

A Site Plan Review for the construction of two, five-story buildings, consisting of 138-market-rate residential units and 24,911
square feet of ground floor commercial space. The project includes two lot mergers to consolidate five lots into a single 36,330-
square-foot lot and merge four lots into a single 27,528-square-foot lot. The project site is currently zoned Regional Highway
District (CHW), Community Automobile Orientated (CCA) and Two Family Residential (R-2-N). The project includes a Zone Change
to the Midtown Specific Plan (MTSP) Transit Node District (TOD-L) and Zoning Code Amendments to reflect the changed
boundaries within the Midtown Specific Plan. (Council District 6)

Application No. 1810-26
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Presenter
Presentation Notes
Good Evening Chair and Commissioners



Current Zoning

Zoning – Mixed
CHW, CCA, and R-2-N

General Plan – Transit Oriented 
Development (TOD-L / 7 ST) 
PlaceType

Adjacent Zoning

CHW, CCA, R-2-N and SP-1-TN

Project Site –

Vicinity/Zoning  Map
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Presenter
Presentation Notes
The development site consists of nine lots, totaling approximately 1.59 acres, that are bisected by an unnamed alley that runs north to south.  The project site is surrounded by multi-family residential and commercial uses to the north, an education facility across Pacific Coast Highway to the south, commercial and multi-family uses across Pacific Avenue to the west, and commercial uses across Cedar Avenue to the east. The site is zoned Regional Highway (CHW), Community Automobile Orientated (CCA) and Two Family Residential (R-2-N) Districts and has a General Plan Land Use Place type of Transit Orientated Development (TOD-L) Districts.  



Existing Conditions
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View north from Pacific Coast Hwy looking north 

View from Cedar Avenue looking east 

Presenter
Presentation Notes
 These photos show the western lots along Cedar Avenue The western half of the site is occupied by a retail food market and parking lot. 



Existing Conditions
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View north from Pacific Coast Hwy looking north

View from Pacific Avenue looking west 

Presenter
Presentation Notes
 These photos show the eastern lots along Pacific Avenue   The eastern half of the project site was developed with a commercial building and parking lot located on the parcel addressed as 201 W. Pacific Coast Highway and a single-story motel located.  The site has been vacant for approximately 10 years. 
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Proposal

New five story,  mixed-use development project  

138 residential units 
24,911 square feet of commercial tenant 
space  
254 parking spaces
83 bicycle spaces 

Presenter
Presentation Notes
The existing commercial buildings would be demolished, and the site developed with mixed-use development project.The project consists of two separate buildings,  developed with 138-market-rate residential units and 24,911 square feet of ground floor commercial tenant space. 254 parking spaces is provided and 83 bike parking stalls. The staff report listed bike parking in error.  For the record, the correct number is 83.Parking Required 225 – Provided 234 stalls plus 20 tandem stalls = 254 stalls  Bike Parking 73 required – Provide 83



Requested Entitlements
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Zone Change

Zone Code Amendment

Site Plan Review

Lot Mergers

Addendum to the Midtown 
Specific Plan 
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Presenter
Presentation Notes
The proposed project requires several entitlements including the addendum to a Midtown Specific Plan Environmental Impact Report. The first required entitlement is a Site Plan Review, for the purpose of reviewing the design, architecture and layout of the proposed building and site plan. The second is a lot merger. The third is a zone change to rezone the existing parcels to the Midtown Specific Plan (MTSP) Transit Node (TN) district. The fourth is a Zone Code Amendment to modify language and maps in the Midtown Specific Plan to address the expansion of the boundary area of Midtown Specific Plan.



Project Site 
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Two separate buildings

The Cedar Building is located on the
western portion of the project site and
totals 28,341-square feet of land.

The Pacific Building is located on the
east portion of the project site, and
totals 36,203 square feet of land.

An alley runs north and south between
the project site.
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Presenter
Presentation Notes
The project site is bounded by Cedar Avenue to the west and Pacific Avenue to the east. And Pacific Coast Highway to the south.  And it is divided by a alley which runs north and south.  The Cedar Building is located on the western portion of the project site and totals approximately 28,341-square feet of land. The Pacific Building is located on the east portion of the project site, and totals approximately 36,203 square feet of land.  



Lot Merger  
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Merge nine lots into two separate
lots

The Pacific building site consists of
five lots which will be merged into a
single lot.

The Cedar Building site consists of
four existing lots which will be
merged into a single lot.

Alley to remain and will be widen to
20 feet.

Presenter
Presentation Notes
The project site consists of 9 lots.  The western lots the “Cedar side” consists of 4 lots.  The eastern lots the “Pacific side consists of 5 lots.  The lots will be merged to create two separate lots- the Cedar lot and the Pacific lot. The alley will remain  - but will be widened to a full 20 feet of width. 7209-022-9007209-022-0287209-022-0277209-022-023



Elevations
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Pacific Building  Cedar Building 

Pacific Coast Hwy Elevation  

Presenter
Presentation Notes
This slide shows both buildings facing north.  The Cedar building is proposed with five stories and a mezzanine parking level. The ground floor includes a 1,941-square-foot commercial retail area, a business center, a leasing/lobby area and surface parking. A total of 46 residential units will be located on levels two through five. Parking will be provided on the ground floor and on the mezzanine level which will provide a total of 76 parking spaces that will support the commercial uses for both buildings. The Pacific building is proposed with five stories. A market will be located on the ground floor and 92 residential units will be located on Levels 2-5. Two levels of subterranean parking is proposed providing a total of 182 parking spaces for residents and guests. The buildings feature white-colored stucco walls accented with grey-colored cement board and dark brown wood cladding. The buildings feature landscaped alcoves as a decorative architecture feature on the upper floors which will provide added greenery to the white colored walls. In addition, large pots and planter boxes would be provided along the perimeter of the buildings. The planter boxes, in addition to new street trees.  The buildings will feature Pedestrian bridges which extend across the alleyway. 



Cedar Building Elevations
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West Elevation  - Cedar Avenue 

Pacific Coast Hwy 

Single story 
residence

Cedar Avenue

Parking
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Presenter
Presentation Notes
This photo shows the Cedar building facing east. The Cedar building is proposed with five stories and a mezzanine parking level. Parking will be provided on the ground floor and on the mezzanine level.  An entrance to the surface parking garage is located on Cedar Ave. The Cedar building will range in height from 29 feet along the northern property line and steps up to 67 feet in height towards Pacific Coast Highway. The Cedar Building was designed to step up in height in a terraced design to respect the residential properties to the north. This design feature pushes the bulk and mass of the buildings away from the adjacent single story residential properties towards Pacific Coast Highway.



Pacific Building Elevations
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East Elevation  - Pacific Avenue 

Presenter
Presentation Notes
This slide shows the Pacific building’s Pacific Avenue elevation.  The building varies in height from 62 feet at the north and extends up to 67 feet at Pacific Coast Highway.  Here you see the landscaped alcoves on the upper floors which will provide added greenery to the white colored walls.  The entrance to the residential parking garage is located on the northern end of the building. 



Elevations
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Pacific Building  Cedar Building 

South Elevation  

Presenter
Presentation Notes
This slide shows the rear elevation of both buildings -  facing south.   The Cedar building was designed with three stories in height along the north portion and increases in height and stores along Pacific Coast Highway.  The Pacific building is designed with 4 stories in height along the northern portion and increases to 5 stories.



Ground Floor 

13
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Driveway
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Cedar Building Pacific Building

Presenter
Presentation Notes
This slide shows the ground floor for the project.  As stated previously, the Cedar building features a café at the corner, surface parking and amenity space for the residents.  Vehicular access to the parking is provided from Cedar Avenue and the alley. The Pacific building features a 24,911 sf market on the ground floor. Vehicular access to the underground parking garage is provided along the northeast corner of the Pacific building on Pacific Avenue.  The existing alley will be widened to a full 20 foot width.  In addition, an additional 10 feet of width (shown in red) will provide ample width to allow truck access to the loading bays for the market. Bike parking is provided in both buildings.  The staff report states that 8882 spaces were provided.  This is incorrect.  For the record the project will provide 82 spaces.  Error in Table 2 on the # of proposed bicycle parking spaces which it says 8082; should note the error on in the staff report and clarify on the record that the number of bicycle parking spaces proposed is 82. 



Second Floor 
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Pacific Building  Cedar Building 

Open Space   

Cedar Building Pacific Building
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Presenter
Presentation Notes
This slide shows the open space and landscaping for both buildings.  The open space is provided as private balconies, semi-private alcoves as well as two large common areas located on the second floors of both buildings. The project exceeds the minimum requirement of open space with 6,420 sf Private space, 1,579 sf of Semi-private space and 12,166 sf Common open space.  As shown in the slide, the project includes a large landscape area that includes a pool, spa and deck area and a large grass area,  a 1,450-square-foot fitness room (highlighted in yellow) is located adjacent to the common open space on the second floor of the Pacific building.   



General Plan LUE    
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Land Use Element Map

• Land Use: Mixed-use commercial and residential 
• Building Height: 7 stories
• Average Density: 44 du/acre 

• Use - Encourages mixed-use buildings.
• Development Pattern – Mix of uses in a 

pedestrian-oriented environment 
• Transitions – Larger- scale developments 

must step down and respect smaller scale 
developments 

PlaceType:  
Transit Oriented Development-Low 
(TOD-L) 

Presenter
Presentation Notes
The Land Use Element was recently adopted in 2019.  The LUE envisioned a new, flexible and comprehensive approach to land use planning. The LUE focuses on form and character rather then specific uses.  New land use categories or Placetypes were created.  The subject site is located in the Transit Oriented Development Placetype.  Its objective is to allow more intense/mixed use development along major transit served corridors.  This Placetype encourages mixed-use, commercial and apartment buildings.  It allows a maximum height of 7 stories as shown on the map.   It is important to mention, the TOD-L PlaceType is characterized by developments averaging 44 units per acre. The acre density associated with the TOD-L PlaceType is not a maximum number of dwelling units but rather an average for the area as a whole,  with an understanding that some properties will redevelop at higher densities and others will not redevelop thus retaining existing lower intensity uses and densities.   



Zone Change – Midtown Specific Plan   
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Transit Node Low     
Zone Change Proposal:
Expand boundary of Midtown Specific Plan 
one block west to Cedar Avenue
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Proposed Project 
Use: Mixed- Use
Height:  5 stories
Density:  87 du/acre 

Consistency - The change to the MTSP TN-L zone 
and the existing dwelling units per acre of the 
project is consistent with the General Plan 
because it results in the kind of mixed use 
development contemplated by the GP and the 
TOD-L PlaceType. 

Presenter
Presentation Notes
The current zoning for the site is CHW, CCA, and R-2-N.  These zones do not allow mixed use developments and limit height to 2 stories maximum.  A zone change is needed to allow the use, height and density for the proposed project.   A Zone change is requested to expand the boundary of Midtown Specific Plan one block west of Pacific Avenue to facilitate the development project. The Transit Node Low zoning district is consistent with the Transit Orientated Development -Low Placetype because it permits similar land uses such as mixed use development with greater heights then current zoning permits.  The Transit Node Low zoning district is constant with the TOD-L Placetype with regards to height.  The TOD-L Placetype allows a maximum height of 7 stories and the Transit Node -Low zoning district permits a maximum height of 5 stories for sites that exceed 200 feet in depth. The project site as a whole exceeds 200 feet and is permitted with greater heights and FAR – specifically 5 stories and a 3.0 FAR.  Additionally, the Midtown Specific Plan and the Transit Node-Low Zone is the appropriate existing zoning tool to implement the General Plan objective of more intense/mixed use development along Pacific Coast Highway, a major transit served corridor, which is served by the A Line a major bus route.   In regards to density, the TOD-L PlaceType is characterized by developments averaging 44 units per acre.  The development project is proposed with 87 units per acre.  The acre density associated with the TOD-L PlaceType (LUE)  is not a maximum number of dwelling units but rather an average for the area as a whole;  With an understanding that some properties will redevelop at higher density and others will not redevelop and/or retain existing lower intensity uses, thus retaining the average of 44 units per acre for the area.  Staff is supportive of the zone change and the requested dwelling units as this type of development was envisioned for the new Placetype.  Pacific Coast Highway is a major transit corridor and the project was designed to meet the development standards for the Transit Node Low zoning district and it was designed to respect the existing neighborhood.   Furthermore, staff has begun the process of updating the City wide Zoning Code to develop new zones that are needed to implement the newly adopted General Plan and any zone that would have been developed for this area would have resulted in a similar development as envisioned by the LUE TOD-L Placetype.



Noticing
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CEQA
An Addendum to Midtown Specific Plan EIR was prepared in 
accordance with CEQA requirements. 

Noticing

The project was noticed in accordance with LBMC which 
included mailing to owners and tenants, site posting and 
publication in the newspaper.

Comment Letters

The City received 2 letters for the mixed-use project. 

Presenter
Presentation Notes
An Addendum to the Midtown Specific Plan EIR was prepared to evaluate the expansion of the specific plan and the projects impacts. No additional impacts were identified and mitigation measures identified for midtown would be applicable to this project if approved.  The application was duly noticed per LBMC requirements.  Comment letters were received – One letter supports the project stating that the new pedestrian activity would help to activate and create a safer walkable Pacific Coast Highway. Two letters of opposition were received. The Wrigley Neighborhood expressed concerns regarding the projects’ height, density and parking . They expressed that the project is incompatible with the existing neighborhood development pattern.  “… that the applicant is requesting a rezoning from two stories with a maximum residential density of two units per lot (R-2-N) to the Midtown Plan Transit Node Low with a height of 7 stories/85 feet and unlimited density. The proposed project is at a density of approximately 90 units per acre. The parking allowed by the Midtown Plan is also substantially less than that required by the Zoning Code Chapter 21.41.216. This site is located in the Parking Impacted Area of the City with many cars and small trucks stopped in the turn lanes for loading/unloading and deliveries since the area is so inadequately parked.  Lastly, the Association requests that the development be compatible with the adjoining one story residence at 1832 Cedar Avenue and be no more than two stories in height. “



Recommendation
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Recommend that the City Council approve an Addendum to the Midtown Specific Plan Programmatic 
Environmental Impact Report; 

Recommend that the City Council approve Zone Change from CHW, CCA and R-2-N to Midtown Specific Plan 
Transit Node Low Districts, over the following nine lots addressed as: 201 – 245 W. Pacific Coast Highway and 1827 
Pacific Avenue and approve Zone Text Amendment to reflect the boundary change of the Zone Change expanding 
the area within the Midtown Specific Plan; 

Approve Site Plan Review to allow the construction of two, five-story buildings, consisting of 138-market-rate 
residential units and 24,911 square feet of commercial space located at 201 - 245 W. Pacific Coast Highway and 
1827 Pacific Avenue, in the Midtown Specific Plan; and 

Approve Lot Merger to merge nine lots into two separate lots addressed as 201 - 245 W. Pacific Coast Highway 
and 1827 Pacific Avenue.

Presenter
Presentation Notes
RECOMMENDATION: Recommend that the City Council approve an Addendum to the Midtown Specific Plan Programmatic Environmental Impact Report; Recommend that the City Council approve Zone Change CHW, CCA and R-2-N to the Midtown Specific Plan Transit Node LOW Districts  for nine lots addressed as: 201 – 245 W. Pacific Coast Highway and 1827 Pacific Avenue and approve Zone Text Amendment to reflect the boundary change of the Zone Change expanding the area within the Midtown Specific Plan. Approve Site Plan Review SPR18-054 to allow the construction of two, five-story buildings, consisting of 138-market-rate residential units and 24,911 square feet of commercial space located at 201 - 245 W. Pacific Coast Highway and 1827 Pacific Avenue, Approve Lot Merger LMG 18-032 to merge nine lots into two separate lots addressed as 201 - 245 W. Pacific Coast Highway and 1827 Pacific Avenue. 



Thank you

Gina Casillas
(562) 570-6876
Gina.casillas
@longbeach.gov
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