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TO: Commissioners and Interested Persons 
 

FROM:  John Ainsworth, Deputy Director 
  Gary Timm, Los Angeles County Area Supervisor 
   Charles Posner, Coastal Program Analyst 
 

SUBJECT: Major Amendment Request No. LOB-MAJ-2-09 to the City of Long Beach 
Certified Local Coastal Program.  For public hearing and Commission action at 
the Commission’s December 9, 2009 meeting in San Francisco. 

 
SUMMARY OF LCP AMENDMENT REQUEST NO. 2-09 

 
The Coastal Commission certified the City of Long Beach Local Coastal Program (LCP) on 
July 22, 1980.  Amendment Request No. LOB-MAJ-2-09 is the City's second major LCP 
amendment request for 2009.  City of Long Beach LCP Amendment No. LOB-MAJ-2-09 
amends the development standards for the Downtown Shoreline Planned Development District 
(PD-6) in order to specify that: 1) a new (second) hotel in Subarea 5 may be six stories in 
height instead of having to conform to the three-story/forty-foot height limit, and 2) the site 
coverage requirements for Subarea 5 may be waived under certain circumstances.  Only the 
Implementing Ordinances (LIP) portion of the certified LCP is affected. 
 
The City of Long Beach Planning Commission held a public hearing for the LCP amendment 
on June 4, 2009.  The City Council held public hearings for the LCP amendment on July 14 
and July 21, 2009.  On August 12, 2009, the City of Long Beach submitted LCP Amendment 
Request No. LOB-MAJ-2-09 to the Commission for certification.  The proposed changes to the 
LCP are contained in City Council Ordinance No. ORD-09-0023 (Exhibit #3).  The LCP 
amendment was submitted with City Council Resolution No. RES-09-0072 which states that 
the LCP amendment is intended to be carried out in a manner fully in conformity with the 
California Coastal Act, and that the LCP amendment shall be effective upon certification by the 
Coastal Commission.  The City’s submittal is consistent with the requirements of the Coastal 
Act and the regulations which govern such proposals (Sections 30501, 30510, 30514 and 
30605 of the Coastal Act, and Sections 13551, 13552 and 13553 of Title 14 of the California 
Code of Regulations). 
 

SUMMARY OF STAFF RECOMMENDATION 
 
The standard of review for the proposed amendment to the LCP Implementing Ordinances 
(LIP), pursuant to Sections 30513 and 30514 of the Coastal Act, is that the proposed LIP 
amendment conforms with, and is adequate to carry out, the provisions of the certified Land 
Use Plan (LUP).  The proposed LIP amendment conforms with, and is adequate to carry out, 
the provisions of the certified LUP.  Therefore, staff is recommending that the Commission, 
after public hearing, certify the LIP amendment as submitted.  The motion to accomplish 
this recommendation is on Page Two. 
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I. STAFF RECOMMENDATION
 
Staff recommends adoption of the following motion and resolution: 
 
 Certify the LIP Amendment Request as Submitted 
 

MOTION: "I move that the Commission reject Amendment Request No. 2-09 to the City 
of Long Beach Implementing Ordinances as submitted by the City." 

 
Staff recommends a NO vote.  Failure of this motion will result in certification of the 
amendment to the LCP Implementing Ordinances as submitted and the adoption of the 
following resolution and findings.  The motion passes only by an affirmative vote of a majority 
of the Commissioners present. 
 

Resolution to Certify the LIP Amendment as Submitted
 

The Commission hereby certifies Amendment Request No. 2-09 to the LCP Implementing 
Ordinances for the City of Long Beach as submitted and adopts the findings set forth 
below on grounds that the Implementing Ordinances conform with and are adequate to 
carry out the provisions of the certified Land Use Plan, and certification of the 
Implementing Ordinances will meet the requirements of the California Environmental 
Quality Act, because either 1) feasible mitigation measures and/or alternatives have been 
incorporated to substantially lessen any significant adverse effects of the Implementation 
Program on the environment, or 2) there are no further feasible alternatives or mitigation 
measures that would substantially lessen any significant adverse impacts on the 
environment that will result from certification of the Implementation Program. 

 
 
II. FINDINGS FOR LCP AMENDMENT NO. 2-09
 
The following findings support the Commission's approval as submitted of the LCP amendment 
request.  The Commission hereby finds and declares as follows: 
 
A. Description of the LCP Amendment
 
City Council Resolution No. RES-09-0072 and Ordinance No. ORD-09-0023 comprise LCP 
Amendment Request No. 2-09 (Exhibit #3).  Ordinance No. ORD-09-0023 amends the LIP 
development standards for Subarea 5 of the Downtown Shoreline Planned Development 
District (PD-6) in order to specify that: 1) a new (second) hotel in Subarea 5 may be six stories 
in height instead of having to conform to the three-story/forty-foot height limit, and 2) the site 
coverage requirements for Subarea 5 may be waived under certain circumstances. 
 
A hotel use is currently a permitted use in Subarea 5.  Subarea 5 is public tidelands trust 
property, as is most of PD-6 (Exhibit #2).  As currently certified, the LCP specifies that a total 
of 275 hotel rooms are allowed in Subarea 5 of PD-6 (Exhibit #3, p.22).  The recently 
completed seven-story Avia Hotel has 140 rooms, so 135 of the allowed 275 hotel rooms have 
not yet been built in Subarea 5.  Therefore, the certified LCP allows an additional 135 hotel 
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rooms to be built in Subarea 5.1  This LCP amendment would allow a second hotel in Subarea 
5 to be six stories in height instead of having to conform to the three-story/forty-foot height limit 
that is applicable in the subarea. 
 
The proposed change to the PD-6 Subarea 5 Height Limit provisions is as follows (identified by 
underlined text - See Exhibit #3, p.24): 
 

Height.  Three (3) stories not to exceed forty feet (40’), except for the following 
permitted heights: 

 
A. Sixty feet (60’) for one multi-screen theater with a building footprint not to 

exceed eighty-two thousand five hundred (82,500) square feet may be 
located between the extended rights-of-way of Pine Avenue and Pacific 
Avenue; 

B. Seventy feet (70’) for one parking structure located west of the extended 
right-of-way of Cedar Avenue; 

C. Eighty feet (80’) for one large-format cinema with a building footprint not to 
exceed fifteen thousand (15,000) square feet may be located between the 
extended rights-of-way of Cedar Avenue and Pacific Avenue; 

D. Twelve (12) stories for one hotel located between the extended rights-of-way 
of Cedar Avenue and Pacific Avenue north of Bay Street, and six (6) stories 
for one hotel located between the extended rights-of-way of Cedar Avenue 
and Pacific Avenue south of Bay Street; 

E. One hundred fifty-five feet (155’) for one vertical monument with a footprint 
not to exceed five hundred (500) square feet above the forty foot (40’) 
elevation; 

F. One hundred feet (100’) for one amusement ride. 
 
The second change proposed by this LCP amendment affects the site coverage requirements 
for Subarea 5.  The proposed change to the PD-6 Subarea 5 site coverage provisions is as 
follows (identified by underlined text - See Exhibit #3, p.25): 
 

Site Coverage.  Not more than 65 percent (65%).  Parking structures that do not 
exceed height of elevation sixteen (16) Mean Lower Low Water (MLLW) shall not be 
counted as site coverage provided that such structure doe not penetrate a plane 
sloping upward at a slope of five percent (5%) from the top of the curb of all street 
surrounding the site.  The 65 percent (65%) coverage limit may be waived through 
the Site Plan Review process if the Site Plan Review Committee or the Planning 
Commission (as appropriate) finds that an increase in site coverage would allow for a 
project that would further the goals of this Plan beyond what would be achieved 
without the waiver, and that such a waiver would be consistent with the goals and 
intent of this Plan.

 
Subarea 5 of PD-6, which was formerly referred to as the Tidelands Site (prior to the 
development of the Pike at Rainbow Harbor commercial development), is north of Rainbow 
Harbor and west of the Convention Center in downtown Long Beach (Exhibit #2).  As public 
                                            
1  A second hotel (five stories – 125 rooms) is proposed to be built on Bay Street next to the seven-story 

Hotel Avia.  See Permit Amendment Application 5-98-156-A17 (DDR & City of Long Beach). 
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tidelands trust property, Subarea 5 falls completely within the Commission’s original permit 
jurisdiction.  Subarea 5 is reserved for public recreation and visitor-serving commercial uses.  
No residential uses are allowed in Subarea 5 and the subarea is completely commercial in 
character and built-out, except for the vacant parcel of land situated south of Bay Street 
between the extended rights-of-way of Cedar Avenue and Pacific Avenue (where a new five-
story hotel is proposed).  The visitor-serving and public recreational opportunities in the area 
include the Pike commercial development, Rainbow Harbor (with numerous restaurants), the 
Downtown Marina, the Shoreline Village shopping center, the Aquarium of the Pacific, and 
Shoreline Park.  Since the subarea falls entirely within the Commission’s permit jurisdiction, 
the Commission has processed all of the coastal development permits for the existing 
development, and all future development (including the proposed hotel) will be subject to 
Commission review and approval.  The certified Long Beach LCP, as amended, will continue 
to function as guidance for the Commission and as a regulatory tool for the City. 
 
B. Analysis of the LCP Amendment Request
 
The standard of review for the proposed amendment to the LCP Implementing Ordinances 
(LIP), pursuant to Sections 30513 and 30514 of the Coastal Act, is that the proposed LIP 
amendment conforms with, and is adequate to carry out, the provisions of the certified LUP. 
 
In general, the certified City of Long Beach LCP calls for a pattern of development in the 
Downtown Shoreline area (PD-6) that allows only shorter buildings (40 feet) in the area closest 
to the water (Subarea 6), medium buildings (40-80 feet) on the Tidelands Parcel located inland 
of the first public road (Subarea 5, where the proposed hotel would be built), and high-rise 
buildings (up to 600 feet) located farther inland along Ocean Boulevard (Subarea 4).  This 
pattern of development creates a step pattern from downtown to the water, with high-rise 
buildings along Ocean Boulevard in Subarea 4 and low-scale structures next to the water in 
Subarea 6 (Exhibit #2).  In Subarea 5, where a new five-story hotel is proposed, medium-rise 
buildings provide a visual transition between the high-rise development and the smaller 
buildings surrounding Rainbow Harbor. 
 
In regards to Subarea 5 of PD-6 (Tidelands), the certified LUP (LCP pg. III-DS-18 – Table 1: 
Downtown Shoreline Policy Plan) lists the permitted uses as: 
 

Tidelands (Subarea 5) Permitted Uses:  Recreation; Retail; Restaurant; Enter-
tainment and Educational Uses; Public Access; Hotel; Coastally-Related Offices; 
Parking. 

 
The certified LUP for PD-6 Subarea 5 (See LCP pg. III-DS-29) also states that: 
 

“It is public Tidelands Trust property and uses permitted therein are to be consistent 
with the Tidelands agreement.  Development of the Tidelands site will be reflective 
and supportive of the uses of the immediately adjacent sites: the waterfront retail and 
entertainment uses of the Downtown (Rainbow) Harbor to the south, the Convention 
and Entertainment Center to the east, and the downtown commercial core to the 
north.  Permitted uses include recreation, retail, restaurant, entertainment, display, 
educational, hotel and coastally related or dependent offices.  Residential uses are not 
permitted.” 
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“The eastern portion of the site shall be small scale development not to exceed three 
stories in height.  Pedestrian scale and interest shall be reinforced with human scale 
courtyards, walkways, and lush landscaping.  The western portion of the site may 
accommodate larger scale buildings, including a twelve-story hotel and related parking 
structure.” 

 
The above-stated LUP policy specifically states that the western portion of the site (Subarea 5) 
may accommodate larger scale buildings, including a twelve-story hotel.  The existing hotel in 
the Subarea (Hotel Avia – north of Bay Street) is seven stories in height.  This LCP 
amendment would allow another hotel in Subarea 5 (south of Bay Street) to be six stories in 
height.  The new hotel in LCP Subarea 5 is proposed to be built on the vacant parcel between 
the extended rights-of-way of Cedar Avenue and Pacific Avenue, next to Hotel Avia Hotel and 
the seven-level Pike parking structure.  The hotel site is landward of Shoreline Drive, the first 
public road inland of Rainbow Harbor.  No significant public views would be blocked by a six-
story hotel south of Bay Street in Subarea 5.  The seven-level Pike parking structure is the 
tallest building in Subarea 5, while several taller buildings exist in the downtown area 
immediately north of Subarea 5.  A six-story hotel would be similar in scale to the surrounding 
development in Subarea 5 and is consistent with the policies set forth by the certified LUP.  
Therefore, the LCP amendment conforms with, and is adequate to carry out, the provisions of 
the certified LUP. 
 
The second change proposed by this LCP amendment is the change to the site coverage 
requirements for Subarea 5.  The proposed change would allow site coverage to exceed the 
current limit of 65 percent (65%) only if an increase in site coverage would allow for a project 
that would further the goals of the LCP.  Since most of Subarea 5 has already been developed 
under the 65 percent site coverage limit, and the subarea has no sensitive habitat to be 
protected, the proposed change will not have a significant effect on coastal resources.  In any 
case, all future development in Subarea 5 (including the proposed hotel) will be subject to 
Commission review and approval during the coastal development permit process.  The 
Commission will have the ability to determine whether any proposed site coverage above 65 
percent is consistent with the Chapter 3 policies of the Coastal Act (and the policies of the 
certified LCP).  The certified LUP states that, “Pedestrian scale and interest shall be reinforced 
with human scale courtyards, walkways, and lush landscaping”.  Projects that are permitted to 
exceed the current site coverage limit of 65 percent will be required to conform with the goals 
and intent of the LCP (Downtown Shoreline Planned Development District).  Therefore, the 
LCP amendment conforms with, and is adequate to carry out, the provisions of the certified 
LUP. 
 
C. Lower Cost Visitor Accommodations 
 
Section 30213 of the Coastal Act states, in part: 
 

Lower cost visitor and recreational facilities shall be protected, encouraged, and, 
where feasible, provided.  Developments providing public recreational opportunities 
are preferred. 

 
While the certified City of Long Beach LCP protects three specific hotels in the Bluffs 
Community (LCP Area A) because they provide for coastal access and enjoyment by persons 
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of low and moderate income, the LCP does not expressly incorporate Section 30213 or any 
other policy that preserves in general lower cost overnight accommodations or requires that 
they be provided in new development. 
 
The City of Long Beach Downtown Shoreline Planned Development District ordinance (Exhibit 
#3), which comprises part of the LCP implementing ordinances, does not currently contain 
provisions to preserve or provide any lower cost overnight accommodations.  The Commission 
has recently certified LCPs and LCP amendments that include LUP policies that: 1) protect 
existing lower cost overnight accommodations, 2) require in-lieu fees to mitigate the loss of 
existing low cost overnight visitor accommodations, and 3) require in-lieu fees for the 
construction of new high cost overnight accommodations that would not include the 
construction of lower cost overnight accommodations. 
 
For example, in July 2009 the Commission certified Major Amendment Request No. 2-08 to 
the City of Redondo Beach LCP with the following LUP policy as suggested modification: 
 
 Lower Cost Visitor Accommodations - Mitigation 
 
 Lower cost visitor accommodations shall be protected, encouraged, and where 

feasible provided.  In the coastal zone when demolition of existing lower cost 
overnight accommodations or when Hotels or Limited Use Overnight Visitor 
Accommodations are proposed that include high-cost overnight visitor 
accommodations, an in-lieu fee in an amount necessary to off-set the lack of the 
preferred lower cost facilities in Redondo Beach shall be imposed.  The fee shall be 
$30,000 per room that mitigation is required for, and the fee shall be adjusted 
annually to account for inflation according to increases in the Consumer Price Index 
U.S. City Average.  If as a part of a proposed development all units for which an in-
lieu fee would be required are replaced by lower cost overnight visitor 
accommodations within the Coastal Zone of Redondo Beach, the in-lieu fee shall be 
waived. 

 
 An in-lieu fee shall be required for new development of overnight visitor 

accommodations in the coastal zone that are not low or moderate cost facilities.  
These in-lieu fee(s) shall be required as a condition of approval of a coastal 
development permit, in order to provide significant funding to support the 
establishment of lower cost overnight visitor accommodations within the coastal area 
of Los Angeles County, and preferably within the City of Redondo Beach's coastal 
zone. The fee shall apply to 25% of the total number of proposed units that are high-
cost overnight visitor accommodations or limited use overnight visitor 
accommodations.   

 
 An in-lieu fee shall be required for any demolition of existing lower cost overnight 

visitor accommodations, except for units that are replaced by lower cost overnight 
visitor accommodations, in which case the in-lieu fee shall be waived. This in-lieu fee 
shall be required as a condition of approval of a coastal development permit, in order 
to provide significant funding to support the establishment of lower cost overnight 
visitor accommodations within the coastal area of Los Angeles County, and 
preferably within the City of Redondo Beach's coastal zone.  A per-unit fee for the 
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total number of existing lower cost overnight units that are demolished and not 
replaced shall be required. 

 
 Where a proposed development includes both demolition of existing low cost 

overnight visitor accommodations and their replacement with high cost overnight 
visitor accommodations, the fee shall also apply to the 25% of the number of high 
cost rooms/units in excess of the number being lost.   

 
In this case, the City of Long Beach is amending only the LCP implementing ordinances for a 
tidelands area that is subject to the Commission’s permit jurisdiction.  The certified LUP is not 
affected by this LCP amendment.  When the City amends the LUP, the Commission and the 
City can insert into the certified LCP a new LUP policy that addresses lower cost overnight 
accommodations.  Mitigation for the proposed new hotel in Subarea 5, if necessary, will be 
required through the Commission’s coastal development permit action, scheduled for hearing 
and action at the December 9, 2009 meeting in San Francisco (Application 5-98-156-A17). 
 
D. Public Access/Parking
 
The Commission has consistently found that a direct relationship exists between the provision 
of adequate parking and availability of public access to the coast.  Parking for the Pike 
commercial development in Subarea 5 of PD-6 is provided within the 2,195-stall Pike parking 
structure approved by amended Coastal Development Permit 5-98-156.  In LCP Subarea 5, 
the certified LCP requires that sufficient parking be provided within the subarea to meet the 
average weekday demand, and that additional parking to meet peak weekend day and evening 
demand shall be provided in adjacent subareas and downtown.  Sufficient parking currently 
exists in Subarea 5 to meet the average weekday demand. 
 
This LCP amendment specifies that a new (second) hotel in Subarea 5 may be six stories in 
height instead of having to conform to the three-story/forty-foot height limit.  As currently 
certified, the LCP specifies that a total of 275 hotel rooms are allowed in Subarea 5 of PD-6 
(Exhibit #3, p.22).  The recently completed seven-story Avia Hotel has 140 rooms, so 135 of 
the allowed 275 hotel rooms have not yet been permitted or built in Subarea 5.  Therefore, the 
currently certified LCP allows an additional 135 hotel rooms to be permitted and built in 
Subarea 5.  This LCP amendment will not increase the number of hotel rooms that may be 
built in Subarea 5 or anywhere else, and it will not result in any unanticipated increase in 
parking demand that could adversely affect public access to the Downtown Shoreline area. 
 
 
E. California Environmental Quality Act (CEQA)
 
The City of Long Beach is the lead agency for the purposes of California Environmental Quality 
Act review of the proposed hotel project and LCP amendment.  On June 4, 2009, the City of 
Long Beach Planning Commission certified Environmental Impact Report (EIR) Addendum No. 
01-09 for the Hotel Sierra Project, the project related to this LCP amendment.  The certified 
EIR addendum concludes that the hotel project would not create any new significant impacts 
or increase the severity of any impacts identified in previous CEQA documents. 
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Pursuant to the California Environmental Quality Act (CEQA) and the California Code of 
Regulations [Title 14, Sections 13540(f), 13542(a), 13555(b)] the Commission's certification of 
this LCP amendment must be based in part on a finding that it is consistent with CEQA Section 
21080.5(d)(2)(A).  That section of the Public Resources Code requires that the Commission’s 
regulatory program require that a proposal not be approved or adopted: 
 
 ...if there are feasible alternatives or feasible mitigation measures available which 

would substantially lessen any significant adverse effect which the activity may 
have on the environment. 

 
The Commission finds that, for the reasons discussed in this report, the proposed LCP 
amendment will not result in any significant environmental effects.  The LCP amendment 
allows for additional height and lot coverage, but does not increase the total amount of 
development that is currently allowed under the LCP.  There are no additional feasible 
alternatives or feasible mitigation measures available that could substantially reduce any 
adverse environmental impacts.  The Commission finds that the proposed LCP amendment is 
consistent with Section 21080.5(d)(2)(A) of the Public Resources Code. 
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