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SUBJECT: Major Amendment Request No. LOB-MAJ-1-10 (1-10) to the City of Long Beach 
Certified Local Coastal Program.  For public hearing and Commission action at 
the Commission’s June 16, 2011 meeting in Marina del Rey. 

 
SUMMARY OF LCP AMENDMENT REQUEST NO. 1-10 

 
The Coastal Commission certified the City of Long Beach Local Coastal Program (LCP) on 
July 22, 1980.  Amendment Request No. 1-10 amends the Downtown Shoreline Planned 
Development District (PD-6) in order to divide Subarea 1 of PD-6 into Subareas 1 and 1a; 
establish a list of allowable land uses for Subarea 1a (office, residential, retail and hotel uses); 
and adopt development standards for Subarea 1a, including a 500-foot height limit (Exhibit #3).  
The LCP amendment also incorporates the Golden Shore Master Plan into the certified LCP 
(Exhibit #8).  Since the PD-6 ordinance contains both the certified land use policies and the 
implementing ordinances for this part of the City, the LCP amendment affects both the 
Implementing Ordinances (LIP) and Land Use Plan (LUP) portions of the certified LCP. 
 
The City of Long Beach Planning Commission held a public hearing for the LCP amendment 
on March 18, 2010.  The City Council held public hearings for the LCP amendment on April 20 
and May 4, 2010.  The LCP amendment, contained in City Council Ordinance No. ORD-10-
0013, was submitted for Coastal Commission certification with City Council Resolution No. 
RES-10-0035.  Amendment Request No. 1-10 was deemed officially submitted for 
Commission certification on August 9, 2010.  On September 15, 2010, the Commission 
extended for one year the time limit for its review of the LCP amendment request.  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 
 
Modifications to the LUP/LIP amendment are necessary to ensure that pedestrian access, 
lower cost coastal recreation opportunities, and birds are protected in conformity with the 
requirements of the Chapter 3 policies of the Coastal Act.  See Page Five for the suggested 
modifications.  Staff is recommending that the Commission, after public hearing: 
 

1. Deny the LUP amendment request as submitted; and, 
2. Certify, only if modified, the LUP amendment request; and, 
3. Reject the LIP amendment request as submitted; and, 
4. Certify, only if modified, the LIP amendment request. 

 
The motions to accomplish this recommendation begin on Page Three. 
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STANDARD OF REVIEW
 
The standard of review for the proposed amendment to the Land Use Plan (LUP), pursuant to 
Section 30512 and 30514 of the Coastal Act, is that the proposed LUP amendment meets the 
requirements of, and is in conformance with the Chapter 3 policies of the Coastal Act. 
 
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). 
 
 
 
 
SUBSTANTIVE FILE DOCUMENTS
 
1. City of Long Beach certified Local Coastal Program (LCP), 7/22/1980. 
2. Environmental Impact Report for the Golden Shore Master Plan, City of Long Beach, CA 

(SCH No. 2008111094). 
3. Golden Shore Property - Evaluation of Biological Resources, by URS Corp., August 6, 

2010. 
4. Coastal Development Permit P-79-5502 (Redevelopment Agency of the City of Long 

Beach – West of Golden Shore, between Shoreline Drive & Ocean Boulevard). 
5. Coastal Development Permit 5-96-124 (City of Long Beach – Rainbow Harbor & Golden 

Shore Marine Preserve). 
6. Coastal Development Permit 5-96-170 (Calif. State University, 400 Golden Shore). 
 
 
 
 
FOR ADDITIONAL INFORMATION
 
The LCP Amendment file is available for review at the South Coast District office located in the 
ARCO Center Towers, 200 Oceangate, Suite 1000, Long Beach, 90802.  The staff report can 
be viewed on the Commission’s website: www.ca.coastal.ca.gov  For additional information, 
contact Charles Posner or Gary Timm in the South Coast District office at (562) 590-5071. 
 

http://www.ca.coastal.ca.gov/
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I. STAFF RECOMMENDATION
 
Staff recommends adoption of the following motions and resolutions: 
 
A. Deny the LUP Amendment Request as Submitted 
 

MOTION I: "I move that the Commission certify Land Use Plan Amendment 
No. 1-10 as submitted by the City of Long Beach." 

 
Staff recommends a NO vote.  Failure of this motion will result in denial of the LUP 
Amendment as submitted and adoption of the following resolution and findings.  The motion 
passes only by an affirmative vote of a majority of the appointed Commissioners. 
 

Resolution to Deny Certification of the LUP Amendment as Submitted
 

The Commission hereby denies certification of Land Use Plan Amendment No. 1-10 
as submitted by the City of Long Beach and adopts the findings set forth below on 
grounds that the amendment does not conform with the policies of Chapter 3 of the 
Coastal Act.  Certification of the Land Use Plan Amendment would not comply the 
California Environmental Quality Act because there are feasible alternatives or 
mitigation measures which could substantially lessen any significant adverse impact 
which the Land Use Plan Amendment may have on the environment. 

 
 

B. Certify the LUP Amendment Request if Modified as Suggested 
 

MOTION II: "I move that the Commission certify Land Use Plan Amendment 
No. 1-10 for the City of Long Beach if it is modified as suggested 
in this staff report." 

 
Staff recommends a YES vote.  Passage of this motion will result in the certification of the LUP 
Amendment with suggested modifications and adoption of the following resolution and findings.  
The motion to certify with suggested modifications passes only upon an affirmative vote of a 
majority of the appointed Commissioners. 
 

Resolution to Certify the LUP Amendment with Suggested Modifications 
 

The Commission hereby certifies Land Use Plan Amendment No. 1-10 for the City of 
Long Beach if modified as suggested and adopts the findings set forth below on 
grounds that the Land Use Plan Amendment with the suggested modifications will 
meet the requirements of and be in conformity with the policies of Chapter 3 of the 
Coastal Act.  Certification of the Land Use Plan Amendment if modified as suggested 
complies with 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 plan on the environment, or 2) there are 
no further feasible alternatives and mitigation measures that would substantially 
lessen any significant adverse impacts which the Land Use Plan Amendment may 
have on the environment. 
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C. Reject the LIP Amendment Request as Submitted 
 

MOTION III: "I move that the Commission reject Amendment No. 1-10 to the City 
of Long Beach Implementing Ordinances as submitted by the City." 

 
Staff recommends a YES vote.  Passage of this motion will result in rejection 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 Reject the LIP Amendment as Submitted
 

The Commission hereby denies Amendment Request No. 1-10 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 do not conform 
with, and are not adequate to carry out, the provisions of the certified Land Use Plan.  
Certification of the Implementing Ordinances would not meet the requirements of the 
California Environmental Quality Act because there are feasible alternatives and 
mitigation measures that would substantially lessen the significant adverse impacts on 
the environment that will result from certification of the Implementation Program as 
submitted. 

 
 

D. Certify the LIP Amendment Request if Modified as Suggested 
 

MOTION IV: "I move that the Commission certify Amendment No. 1-10 to the 
City of Long Beach Implementing Ordinances if it is modified as 
suggested in this staff report." 

 
Staff recommends a YES vote.  Passage of this motion will result in certification of the 
amendment to the LCP Implementing Ordinances with suggested modifications 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 with Suggested Modifications
 

The Commission hereby certifies Amendment Request No. 1-10 to the LCP 
Implementing Ordinances for the City of Long Beach if modified as suggested and 
adopts the findings set forth below on grounds that the Implementing Ordinances with 
the suggested modifications conform with, and are adequate to carry out, the 
provisions of the certified Land Use Plan.  Certification of the Implementing 
Ordinances if modified as suggested complies with 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 and mitigation measures that would substantially lessen any significant 
adverse impacts on the environment. 
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II. SUGGESTED MODIFICATIONS TO THE LUP/LIP AMENDMENT 
 
Certification of the LUP/LIP amendment is subject to the following modifications.  Text 
proposed to be added by the City is identified by underlined text.  Text added by the suggested 
modification is identified by underlined bold text, and text suggested to be deleted by the 
Commission is crossed-out underlined text (deleted text).  Only those specific subsections of 
the LCP for which modifications are being suggested are shown below. 
 
A. PD-6 Downtown Shoreline District General Development and Use Standards
 

Certification of the LUP/LIP amendment is subject to the following modifications to the 
PD-6 General Development and Use Standards: 
 
(b) Access.  5. A continuous east/west pedestrian walk at Ocean Boulevard level, from 
Cedar Avenue to Alamitos Avenue, and from Queensway Drive to Golden Shore 
Avenue, not less than twenty feet 20’) in width, accessible across each subarea from 
Ocean Boulevard, shall be provided by all new construction and all condominium 
conversions of sites located between Ocean Boulevard and Seaside Way, unless 
modified by specific subarea criteria.  This walk, in Subarea 7, shall connect to the 
north/south promenade.  This walk shall be located at the southern edge of all 
development unless the need for appropriate connections to other sides, or 
opportunities for more active pedestrian areas, indicate an alternate location is a 
better design solution.  Viewing promontory bays shall articulate the terminus of the 
north/south access(es) from Ocean Boulevard.  The pedestrian framework shall be 
integrated and linked to Seaside Way, and all public open spaces and facilities. 
 
(b) Access.  7.  Bicycle.  The regional bikepath connecting the Los Angeles River 
bikepath to the beach bikepath shall be provided through the Planned Development 
Area.  Bicycle racks shall be provided by all development adjacent to this regional 
bikepath.  Clearly signed and striped east and west bicycle lanes shall be 
provided on Seaside Way, between Linden Avenue and Golden Shore Avenue.
 
(b) Access.  8. Transportation Demand Management.  A traffic demand 
management program, consistent with the following policies, shall be prepared 
and submitted to the reviewing agency for approval prior to the issuance of a 
coastal development permit for new commercial, residential, office or mixed-use 
development:
 

• Development shall be designed to maximize the use of public transit 
systems, public walkways and bicycle paths.  Building entries and exits 
shall be designed to be convenient to pedestrians and transit riders. 

• Bicycle lanes and wide pedestrian paths or walkways shall be integrated 
into the roadways and sidewalks to link downtown and shoreline 
recreation areas. 

• Developers, building managers, and employers shall provide incentives 
for transit ridership (e.g., subsidies for transit use, shuttles to transit 
stations), ridesharing and vanpools (including preferential parking 
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privileges), and other transportation demand measures designed to 
reduce vehicle miles traveled. 

• Shared use programs shall be implemented for bicycles and vehicles 
(e.g., on-site provision of bicycles and zipcars for tenant and employee 
use). 

• Secure bicycle parking, lockers, and showers for use by employees and 
tenants who commute by bicycle shall be provided.  In addition, bicycle 
parking and outdoor public facilities (tables, benches, etc.) shall be 
provided. 

• Commercial property owners shall be encouraged to participate in the 
South Coast Air Quality Management District’s Commute Reduction 
Program. 

 
(b) Access.  9. Signage Program.  The City shall develop and implement a 
signage program throughout the Downtown Shoreline area in order to assist 
pedestrians and bicyclists using the public accessways that lead to the area’s 
major shoreline attractions (e.g., beach, pier, harbor, aquarium and park). 
 
(c) Building Design.  5. Bird-Safe Buildings. 
 

A.  Bird-Safe Buildings Policies: 
 

• All new buildings, and major renovations of existing buildings, shall be 
required to provide bird-safe building facade treatments in order to 
reduce potential for bird strikes. 

 

• Landscaped areas next to buildings, including patios and interior 
courtyards, shall be designed and sited to avoid or minimize bird-strike 
hazards caused by reflective building surfaces. 

 

• Buildings shall be designed to use minimal external lighting (limited to 
pedestrian safety needs) and to minimize direct upward light, spill light, 
glare and artificial night sky glow.  Buildings shall also be designed to 
minimize light pollution from interior lighting to the maximum feasible 
extent. 

 
B. Bird-Safe Buildings Standards.  All new buildings, and major 

renovations of existing buildings, shall be required to provide bird-safe 
building treatments for the facade, landscaping, and lighting consistent 
with the guidelines provided below: 

 
Glazing treatments: 

 

• Fritting, permanent stencils, frosted, non-reflective or angled glass, 
exterior screens, decorative latticework or grills, physical grids 
placed on the exterior of glazing, or UV patterns visible to birds shall 
be used to reduce the amount of untreated glass or glazing to less 
than thirty-five percent (35%) of the building façade. 
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• Where applicable vertical elements within the treatment pattern 
should be at least one-quarter inch (1/4”) wide at a maximum of 
spacing of four inches (4”) and horizontal elements should be at 
least one-eighth inch (1/8”) wide at a maximum spacing of two 
inches (2”). 

• No glazing shall have a “Reflectivity Out” coefficient exceeding thirty 
percent (30%).  That is, the fraction of radiant energy that is reflected 
from glass or glazed surfaces shall not exceed thirty percent (30%). 

• Equivalent treatments recommended by a qualified biologist may be 
used if approved by the City and/or the Coastal Commission. 

 
Lighting Design: 
 

• Nighttime lighting shall be minimized to levels necessary to provide 
pedestrian security. 

• Buildings shall be designed to minimize light spillage and maximize 
light shielding to the maximum feasible extent. 

• Building lighting shall be shielded and directed downward.  Up-
lighting is prohibited.  Use of “event” searchlights or spotlights shall 
be prohibited. 

• Landscape lighting shall be limited to low-intensity and low-wattage 
lights. 

• Red lights shall be limited to only that necessary for security and 
safety warning purposes. 

 
Landscaping: 
 

• Trees and other vegetation shall be sited so that the plants are not 
reflected on building surfaces. 

• In order to obscure reflections, trees and other vegetation planted 
adjacent to a reflective wall or window shall be planted close to (no 
further than three feet from) the reflective surface. 

• For exterior courtyards and recessed areas, building edges shall be 
clearly defined by using opaque materials or non-reflective glass. 

• Walkways constructed of clear glass shall be avoided. 
 
Building Interiors 
 

• Light pollution from interior lighting shall be minimized through the 
utilization of automated on/off systems and motion detectors. 

 
Lights Out for Birds 
 

• The City shall encourage building owners and operators to 
participate in “Lights Out for Birds” programs or similar initiatives by 
turning off lighting at night, particularly during bird migration 
periods. 
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B. PD-6 Visitor-Serving Uses – Lower Cost Overnight Accommodations
 

Certification of the LUP/LIP amendment is subject to the inclusion of the following section 
in the PD-6 General Development and Use Standards: 

 
(j) Affordable Overnight Visitor Accommodations 
 

It shall be the goal of the City to develop a program/policy for the 
Downtown Shoreline area that protects and encourages lower cost 
overnight visitor accommodations.  The purpose of the program/policy 
shall be to provide lower cost overnight visitor accommodations within or 
in close proximity to the coastal zone, including but not limited to hostel 
accommodations, campground accommodations, or low cost hotel or 
motel accommodations. 

 
C. PD-6 Zoning Map – Attachment B
 

The Zoning Map (Attachment B of PD-6) shall be corrected to restore the former certified 
boundaries of Subareas 6, 8, 10 and 11, as shown on Exhibit #2 of the staff report dated 
June 3, 2011. 

 
D. PD-6 Subarea 1a Development and Use Standards
 

Certification of the LUP/LIP amendment is subject to the following modifications to the 
PD-6 Subarea 1a Specific Development and Use Standards: 
 

SUBAREA 1a 
 

The Golden Shore subarea consists of a 4.31-acre site west of Golden Shore and a 1.56 
acre site east of Golden Shore.  The site previously was developed in accordance with 
binding development agreement(s) and a judgment which was entered on or about March 
21, 1974, in the case of Redevelopment Agency of the City of Long Beach, etc., et al. vs. 
The California Coastal Zone Conservation Commission, etc., et al., LASC Case No. SOC 
32763.  All future development of Subarea 1a shall be carried out in accordance with the 
Golden Shore Master Plan adopted by the Planning Commission and City Council, as 
follows: 
 
(a) Uses. 1.D.  Hotel use up to a maximum 400 guest rooms is allowed. 
 

i. A new hotel, with at least one hundred rooms, shall be provided as part of 
the first or second phase of the implementation of the Golden Shore 
Master Plan, or a mitigation charge of $1.5 million (adjusted annually for 
inflation beginning in 2016 based on the consumer price index) shall be 
paid by the applicant into an interest-bearing account, to be established 
and managed by the City of Long Beach, as described in Section iv 
below.  The purpose of this account shall be to provide funding grants to 
public agencies or non-profit organizations for the provision of lower cost 
overnight visitor accommodations within or in close proximity to the 
coastal zone, including but not limited to hostel accommodations, 
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campground accommodations, or low cost hotel or motel 
accommodations.  The in-lieu charge shall be deposited into the account 
prior to the commencement of construction of the second phase of the 
implementation of the Golden Shore Master Plan, unless a new hotel with 
at least one hundred rooms is provided in the second phase.  In 
accordance with Section iv below, the City shall submit to the Executive 
Director of the Coastal Commission a detailed plan for managing the 
lower-cost visitor accommodation mitigation account along with an 
annual report that provides an accounting of the disbursement of funds in 
this account. 

 

ii. If a new hotel with at least one hundred rooms is included in the first or 
second phase, then the $1.5 million mitigation charge described in 
Section i above will not be required.  However, if the new hotel does not 
provide for lower cost overnight visitor accommodations, the following 
Affordable Overnight Accommodations Mitigation Policy in Section iii 
shall apply: 

 
iii. Affordable Overnight Visitor Accommodations – Mitigation Policy 
 

For new hotels that do not provide lower cost overnight visitor 
accommodations: A $30,000 mitigation charge per room shall apply to 
25% of the total number of approved hotel rooms (0.25 x number of hotel 
rooms) as a special condition for a coastal development permit.  The per 
room mitigation charge shall be adjusted for inflation annually beginning 
in 2016 based on the consumer price index. 
 

As an alternative to the payment of the mitigation charge, and as an 
alternative to providing lower cost overnight visitor accommodations 
within Sub-area 1a of PD-6 (Golden Shore Master Plan Site), the applicant 
may, subject to review and approval by the City Planning Commission 
and/or City Council, provide for the completion of a specific project (e.g., 
a youth hostel) that provides lower cost overnight visitor 
accommodations at a minimum ratio of one (1) bed for each new hotel 
room constructed on the Golden Shore Master Plan site that does not 
qualify as a “lower cost” visitor room.  The applicant’s specific project 
shall provide a minimum of one hundred (100) beds - up to a maximum of 
two hundred (200) beds.  The alternative project shall be located within 
the City of Long Beach coastal area, defined as the area within one-half 
mile of the inland boundary of the City’s coastal zone. 
 

Prior to the commencement of construction of the approved hotel 
development, the total required in-lieu charge shall be deposited into an 
interest-bearing account, to be established and managed by the City of 
Long Beach (unless the applicant has completed and opened a specific 
project that provides lower cost overnight visitor accommodations at a 
minimum ratio of one (1) bed for each new hotel room that is not “lower 
cost” subject to the above-stated minimum and maximum number of 
beds). 
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iv. Lower-cost visitor accommodation mitigation account: 
 

The purpose of this lower-cost visitor accommodation mitigation account 
shall be to specifically provide funding grants to public agencies or non-
profit organizations for the provision of lower cost overnight visitor 
accommodations within or in close proximity to the coastal zone, 
including but not limited to hostel accommodations, campground 
accommodations, or low cost hotel or motel accommodations.  Prior to 
permitting any development in Subarea 1a, the City of Long Beach shall 
submit a management plan for the lower-cost visitor accommodation 
mitigation account to the Executive Director of the Commission for 
review and approval.  The management plan shall include, at a minimum, 
details of processing of the deposits into the account, investment 
strategies for the account to ensure a reasonable rate of return, and the 
guidelines that describe the manner in which the City will manage the 
grants given to grant recipients for lower-cost visitor accommodation 
projects (i.e., application materials for grant applicants, process for 
selecting grant recipients, process for ensuring that grant recipients 
develop lower-cost visitor accommodations).  Subsequent to the 
Executive Director’s approval of the management plan, and upon the 
receipt of the first deposit of a lower-cost visitor mitigation charge from 
an applicant into this account, the City of Long Beach shall submit annual 
reports to the Executive Director that provide annual accounting details 
and a summary of the City’s compliance with its management plan.  The 
City of Long Beach shall submit any proposed revisions or amendments 
of the management plan to the Executive Director for approval prior to 
implementing the amendments. 

 
v. Definition of lower cost overnight visitor accommodations: 

 
Lower cost overnight visitor accommodations are those charging 75% (or 
less) of the statewide average daily peak season (summer) room rate.  
Only rooms which meet an acceptable level of quality, including safety 
and cleanliness (e.g., only Auto Club rated properties) shall be surveyed 
to determine the statewide average daily peak season room rate. 

 
(a) Uses. 3. The Victory Park/Santa Cruz Park strip in this subarea shall be 

constructed and maintained as a dedicated City park, as required by General 
Development and Use Standards Section (c)(4) of this ordinance.  The 
placement of above-ground electrical cabinets or transformers in the park 
shall be prohibited. 

 
(b) Access. 
 

1.C.  Racks for bicycle parking shall be provided in major open spaces and 
parking areas.  Clearly signed and striped north and south bicycle lanes 
shall be provided on Golden Shore Avenue between Ocean Boulevard and 
the regional bicycle route at Golden Shore Marine Preserve.  Clearly signed 



City of Long Beach 
LCP Amendment No. 1-10 

Page 11 
 

and striped east and west bicycle lanes shall be provided on Seaside Way, 
east of the intersection with Golden Shore Avenue. 
 

2. Pedestrian access.  Walkways for pedestrians, at least ten feet (10’) wide, 
shall be provided along each side of Golden Shore Avenue between Ocean 
Boulevard and the bridge over Shoreline Drive.  The sidewalks on the bridge 
over Shoreline Drive shall be widened to the extent feasible.  A walkway for 
pedestrians, at least ten feet (10’) wide, shall be provided along the north 
side of Seaside Way, east of the intersection with Golden Shore Avenue.  An 
east-west public walkway, at least twenty feet (20’) in width, shall be 
provided to connect the plaza level of the buildings in Subarea 1 to the 
Golden Shore Avenue sidewalk.  This east-west public walkway shall located 
south of the main tower and shall be uncovered and designed to maximize 
public views to the shoreline areas situated to the east, south and west of 
the subarea.  Public stairways and elevators shall be provided to connect the 
east-west public walkway to Seaside Way.  Pedestrian access shall be provided 
in accordance with the adopted Golden Shore Master Plan and the approved 
Master Site Plan. 
 

3. Transportation Demand Management.  New development in Subarea 1a 
shall be required to comply with the Transportation Demand Management 
policies set forth in the PD-6 General Development and Use Standards. 

 

(c) Building Height Design. 
 

1.  Building Height.  High-rise buildings are allowed up to 500 feet above Ocean 
Boulevard grade, provided that the high-rise buildings are consistent with the 
Master Site Plan.  Rooftop features: No portion of any structure shall exceed a 
height of five hundred feet (500’), measured from Ocean Boulevard grade.

 

2.  Seaside Way.  Seaside Way shall be preserved for automobile, bicycle and 
pedestrian circulation.  Any building permitted to encroach over Seaside 
Way shall provide a minimum of forty feet (40’) overhead clearance above 
street level, and shall be designed to remain open to air and light.  Where 
buildings are permitted over Seaside Way, the southern side at the lower 
level adjacent to Seaside Way shall remain open to air and light (i.e., 
structural development at the Seaside Way level shall be limited to the 
minimum necessary to provide building support).  To the extent feasible to 
allow for automobile, bicycle, and pedestrian circulation, Seaside Way shall 
be improved with landscaping, planters, or other features designed to 
enhance the visual appearance along the street. 

 

3. Subterranean development under rights-of-way.  Subterranean 
development can be permitted under Seaside Way and Golden Shore 
Avenue.  Subterranean development can be permitted under Santa Cruz Park 
only to increase the amount of public parking in the subarea. 

 

4.  Horizontal distances between buildings over seventy-five feet (75’) tall 
shall be at least eighty feet (80’) to allow for adequate light and views.
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E. Suggested Modifications to the Golden Shore Master Plan
 
Certification of the Golden Shore Master Plan is subject to the following modifications. 
 

1. The following policy shall be added to the Golden Shore Master Plan, Pedestrian 
Circulation (Page 18), and the Site Layout Options (Figure 4 on Pages 13-16) shall 
be revised accordingly: 

 

Walkways for pedestrians, at least ten feet (10’) wide, shall be provided along 
each side of Golden Shore Avenue between Ocean Boulevard and the bridge 
over Shoreline Drive.  The sidewalks on the bridge over Shoreline Drive shall 
be widened to the extent feasible.  A walkway for pedestrians, at least ten feet 
(10’) wide, shall be provided along the north side of Seaside Way, east of the 
intersection with Golden Shore Avenue.  An east-west public walkway, at least 
twenty feet (20’) in width, shall be provided to connect the plaza level of the 
buildings in Subarea 1 to the Golden Shore Avenue sidewalk.  This east-west 
public walkway shall located south of the main tower and shall be uncovered 
and designed to maximize public views to the shoreline areas situated to the 
east, south and west of the subarea.  Public stairways and elevators shall be 
provided to connect the east-west public walkway to Seaside Way. 

 
2. The following policy shall be added to the Golden Shore Master Plan, Building 

Design (Page 22), and the Site Layout Options (Figure 4 on Pages 13-16) shall be 
revised accordingly: 

 

Seaside Way.  Seaside Way shall be preserved for automobile, bicycle and 
pedestrian circulation.  Any building permitted to encroach over Seaside Way 
shall provide a minimum of forty feet (40’) overhead clearance above street 
level, and shall be designed to remain open to air and light.  Where buildings 
are permitted over Seaside Way, the southern side at the lower level adjacent 
to Seaside Way shall remain open to air and light (i.e., structural development 
at the Seaside Way level shall be limited to the minimum necessary to provide 
building support).  To the extent feasible to allow for automobile, bicycle, and 
pedestrian circulation, Seaside Way shall be improved with landscaping, 
planters, or other features designed to enhance the visual appearance along 
the street. 

 
3. The following policy on Page 25 shall be revised as follows: 

 

Parking Entries:  Parking entries should shall be integrated into building design with 
care given to maintaining adequate line of site for pedestrian safety and shall not 
cause long queue lines on public streets nor interfere with bicycle travel.  
Parking entries shall clearly be clearly signed and designated for public, 
private, residential or retail uses. 

 
4. The following text shall be added to the Golden Shore Master Plan, Processing and 

Administration (Page 35): 
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The developer shall be responsible for obtaining a local coastal development 
permit from the Department of Development Services prior to the 
commencement of any demolition and/or construction. 

 
 
 
III. FINDINGS
 
The Commission hereby finds and declares as follows: 
 
A. Description of the Golden Shore Subarea (PD-6 Subarea 1a)
 
The Golden Shore development area (proposed Subarea 1a) is a 5.87-acre site on a former 
coastal bluff situated on the western end of Downtown Long Beach (the “Western Gateway”) 
near the east bank of the Los Angeles River channel.  Subarea 1a is the land south of Ocean 
Boulevard and east/north (inland) of Shoreline Drive (Exhibit #2).1  The “Golden Shore” area 
was once prime oceanfront land with an abundance of sand and surf.  The development of the 
Port of Long Beach and the filling of the shoreline area by the Tidelands Filling Project in the 
late 1950s and 1960s drastically altered the landscape.  The Tidelands Filling Project created 
the Downtown Shoreline landfill (all the land south of Seaside Way) upon which Shoreline 
Park, Shoreline Village shopping center, the Aquarium of the Pacific, and Catalina Landing are 
all situated (Exhibit #2).  Now, the waterfront (Catalina Landing and the Golden Shore Marine 
Preserve) is located one block south of the Golden Shore subarea, and the Los Angeles River 
Estuary is located about two hundred feet west of the subarea. 
 
The Golden Shore development area (proposed Subarea 1a) is developed with three office 
buildings that were constructed under density and height limits that were determined to be 
appropriate in the 1970s.  Subarea 1a is bisected by Golden Shore Avenue2, a north-south 
street that provides direct vehicular, bicycle and pedestrian access to the City’s waterfront via 
a bridge over Shoreline Drive.  The east side of Subarea 1a (east of Golden Shore Avenue) is 
currently developed with a fifteen-story office building (Union Bank: approx. 171,000 sq. ft.) 
and a two-level parking structure.  The west side (west of Golden Shore Avenue) is currently 
developed with two office buildings (the six-story City National Bank and two-story Molina 
Healthcare: approx. 140,000 sq. ft. total) and associated parking [Coastal Development Permit 
P-79-5502 (Redevelopment Agency of the City of Long Beach)]. 
 
Eventually, the existing buildings would be demolished and replaced (in phases) by the 
development proposed in the Golden Shore Master Plan (Exhibit #8).  The City will be 
responsible for issuing the necessary coastal development permits for development that is 
ultimately found to be consistent with the PD-6 ordinance (i.e., the certified LCP), as amended.  
See the attached exhibits for the specific development plans that would be approved pursuant 
to the proposed Golden Shore Master Plan (Exhibit #8). 

                                            
1  Subarea 1a is inland of the first public road (Shoreline Drive); however, pursuant to Section 30603(a) of the Coastal Act, 

any portion of the site that is situated within three hundred feet (300’) of the mean high tide line or the top of the 
seaward face of the coastal bluff is within the appealable area of the Coastal Zone. 

2  South of Ocean Boulevard, Golden Shore Avenue (the street) is typically referred to simply as Golden Shore.  In this report, 
the street is called Golden Shore Avenue in order to distinguish the street from the whole “Golden Shore” area. 
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B. Description of the LCP Amendment Request
 
City Council Resolution No. RES-10-0035 and Ordinance No. ORD-10-0013 comprise 
Amendment No. 1-10 to the City of Long Beach certified Local Coastal Program (LCP).  
Ordinance No. ORD-10-0013 (Exhibit #3) amends the Downtown Shoreline Planned 
Development District (the PD-6 ordinance) in order to: 1) divide Subarea 1 of PD-6 into 
Subarea 1 and Subarea1a; 2) establish a list of allowable land uses for Subarea 1a (office, 
residential, retail and hotel uses); 3) adopt new development standards for Subarea 1a; and 4) 
incorporate the Golden Shore Master Plan into the certified LCP (Exhibit #8).  The proposed 
LCP amendment and the implementation of the Golden Shore Master Plan would dramatically 
alter the character of the subarea by allowing significantly taller and denser structures than 
currently exist, increasing the amount of public open space, and by allowing up to 1,370 
residential units where now only commercial offices exist.  A relatively small amount (28,000 
square feet) of retail and restaurant use would be allowed, along with a maximum of 340,000 
gross square feet of office space.  The three existing buildings in Subarea 1a currently contain 
about 311,000 square feet of office space.  A new hotel with up to four hundred rooms would 
also be allowed, but not required, under the proposed LCP amendment. 
 
The two biggest changes included in this LCP amendment are the addition of up to 1,370 
residential units where none currently exist, and the increase in the height limit to five hundred 
feet.  The current height limit for Subarea 1 is 250 feet.  The certified LCP allows buildings up 
to six hundred feet tall in Subarea 4 of the Downtown Shoreline Planned Development District 
(PD-6), although the tallest building in the City is just under four hundred feet tall (the thirty-
story World Trade Center, on Ocean Boulevard inland of Subarea 1).  Subarea 4 abuts the 
eastern side of Subarea 1 (Exhibit #2). 
 
The Downtown Shoreline Planned Development District (PD-6), comprised of Subareas 1 
through 11, was established in 1980 (Exhibit #2).  Subarea 1 of PD-6 was formerly known as 
the West Beach Redevelopment Area.  The entire subarea is developed with office towers that 
were constructed in the late 1970s and early 1980s subsequent to the 1974 judgment in the 
case of Redevelopment Agency of the City of Long Beach, et al. v. The California Coastal 
Zone Conservation Commission, LASC Case No. SOC 32763 (Exhibit #4).  In lieu of listing 
specific permitted uses and development standards for Subarea 1, the PD-6 ordinance simply 
references the judgment in this court case and binding development agreements (and the 
general development and use standards that apply to all eleven subareas of PD-6).  The 1974 
judgment sets forth building limits for some of the parcels within the West Beach 
Redevelopment area, including a 200,000 square foot building size limit and a 250-foot 
building height limit (Exhibit #4, p.7).  This was a project-driven judgment.  Since the property 
subject to the judgment was developed consistent with the judgment, the judgment doesn’t 
extend to any further re-development of the site.  This judgment never applied to the 4.31-acre 
site west of Golden Shore.  Thus, the development standards that are certified by this LCP 
amendment will be the standards for the proposed re-development of Subarea 1a. 
 
The PD-6 ordinance serves as both a land use plan (it establishes policies and permitted land 
uses for each subarea) and an LCP implementing ordinance (with specific development 
standards) for the Downtown Shoreline Planned Development District.  Therefore, this LCP 
amendment request affects both the Implementing Ordinances (LIP) and Land Use Plan (LUP) 
portions of the certified LCP. 
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The Golden Shore Master Plan, which will be incorporated in the certified LCP as an 
implementing ordinance, is attached to this report as an exhibit (Exhibit #8).  The City’s 
proposed changes to the PD-6 Specific Development and Use Standards for Subarea 1 
(Exhibit #3, ps. 10-14) are as follows: 
 

 [Note: City’s new text is identified by underlined text and deleted text is crossed-out] 
 

SPECIFIC DEVELOPMENT AND USE STANDARDS 
 

SUBAREA 1 
 
This is the West Beach Redevelopment Subarea.  All land within this subarea has 
either been developed or planned under binding agreements and the decision 
judgment in the case of the Redevelopment Agency of the City of Long Beach, et al. 
v. The California Coastal Zone Conservation Commission, LASC Case No. SOC 
32763.  The undeveloped sites in this area shall be improved according to those 
specific agreements and permits.  The undeveloped sites in this area shall also be 
developed in accordance with the general development and use standards of this 
district.  The triangular area that was formerly part of Santa Cruz Park shall be 
designed and improved to encourage public use as open space.  Santa Cruz/Victory 
Park is a public park and shall be designed and maintained in accordance with the 
Victory Park Design Guidelines.  This subarea previously included the Golden Shore 
project site, and was subsequently divided in 2010 to place Golden Shore in 
Subarea 1a.
 

SUBAREA 1A 
 
The Golden Shore subarea consists of a 4.31-acre site west of Golden Shore and a 
1.56-acre site east of Golden Shore.  The site previously was developed in 
accordance with binding development agreement(s) and a judgment which was 
entered on or about March 21, 1974, in the case of Redevelopment Agency of the 
City of Long Beach, etc., et al. vs. The California Coastal Zone Conservation 
Commission, etc., et al., LASC Case No. SOC 32763.  All future development shall 
be carried out in accordance with the Golden Shore Master Plan adopted by the 
Planning Commission and City Council, as follows: 
 
(a) Uses. 

1. This area shall be a mixed-use development of residential, office, retail, hotel 
and ancillary, supportive and complimentary uses. 
A. High-density residential is allowed, up to a maximum of 1,370 residential 

units. 
B. A maximum of 28,000 square feet of gross floor area of retail, personal 

service, taverns and restaurants is allowed. 
C. A maximum of 340,000 square feet of gross floor area of office uses is 

allowed. 
D. Hotel use up to a maximum 400 guest rooms is allowed. 

2. A Master Site Plan for the entire subarea, containing detailed architectural 
and site plans, shall be submitted to and approved by the Planning 
Commission prior to, or concurrent with approval of, entitlements for the first 
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new building in the subarea after adoption of the amendment to this 
ordinance.  The Master Site Plan shall identify the location of all pedestrian 
ways and open spaces, and the placement, use and height of buildings and 
the project boundaries.  The Master Site Plan shall be consistent with the 
adopted Golden Shore Master Plan.  Subsection (c) below describes the 
required design details to be incorporated into the Master Site Plan for new 
construction.  The Planning Commission may deny applications for 
entitlements for individual buildings if the mixed-use nature of the subarea is 
not maintained, although the maximums specified in Subsection (a)(1) are not 
intended to prescribe a specific mix of uses. 

3. The Victory Park/Santa Cruz Park strip in this subarea shall be constructed 
and maintained as a dedicated City park, as required by General 
Development and Use Standards Section (c)(4) of this ordinance. 

 
(b) Access. 

1. Vehicular. 
A. Primary vehicular access shall be provided from Golden Shore, Shoreline 

Drive and Seaside Way.  No vehicular access shall be permitted from 
Ocean Boulevard.  All curb cuts and vehicular access to Ocean Boulevard 
shall be abandoned when the structure served by said curb cuts or 
vehicular access is removed; the curbs shall be restored to full height, and 
the park strip constructed, if required, across the former access way. 

B. A traffic demand management program for the entire project shall be 
submitted prior to building permit approval for the first new building, 
following adoption of this amendment to this ordinance.  This program 
shall be implemented for each phase of construction, monitored and 
revised with approval of each subsequent site plan review entitlement. 

C. Racks for bicycle parking shall be provided in major open spaces. 
2. Pedestrian Access.  Pedestrian access shall be provided in accordance with 

the adopted Golden Shore Master Plan and the approved Master Site Plan. 
 
(c) Building Height.  High-rise buildings are allowed up to 500 feet above Ocean 

Boulevard grade, provided that the high-rise buildings are consistent with the 
Master Site Plan. 

 
(d) Parking.  It is the policy of this Plan to reduce the use of individual automobiles 

to access this subarea in order to reach Air Quality Management District goals 
and to mitigate traffic congestion resulting from this development.  However, this 
Plan also recognizes that inadequate parking can frustrate visitor access and 
recreational use of coastal resources.  Thus, this Plan requires the provision of 
the demand-based standards contained in the General Development and Use 
Standards, but will allow the Planning Commission to approve reduced 
standards in the second and later phases of development if the Commission 
finds such reductions, based upon demonstrated transportation demand 
management or public transportation ridership, will meet the full needs of the 
project as configured at the time of approval of each entitlement, and will not 
adversely affect visitor access or public recreational use of coastal resources. 

 
(e) Project Design.  Project design shall be in compliance with the approved Golden 

Shore Master Plan.  The purpose of the Master Plan and Design Guidelines is to 
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establish long-term development standards for the Golden Shore development 
area that will create a high-quality environment for living and working in 
downtown Long Beach.  The Master Plan and Design Guidelines establish a 
large-scale planning vision, provide a point of reference for the developers and 
architects who undertake projects in this Subarea, and maximize public access 
to review projects in this Subarea. 

 
The Golden Shore Master Plan, adopted by the City Council and submitted as part of this LCP 
amendment, lays out the specific conceptual site plans and building design guidelines for the 
proposed development of Subarea 1a (Exhibit #8).  The Golden Shore Master Plan sets forth 
several options (Options A, B1, B2 and C) for the development of the subarea with high-rise 
office and condominium towers (Exhibits #5-7).  The plan is organized around pedestrian-
oriented open spaces (e.g., walks and courts), with subterranean parking garages below, and 
four high-rise buildings extended vertically to allow greater separation between towers. 
 
The centerpiece of the plan is a nineteen-story office tower on the southwest corner of Ocean 
Boulevard and Golden Shore Avenue.  Three taller buildings are proposed to be built around 
the nineteen-story office tower on the western, southern and eastern edges of Subarea 1a 
(Exhibit #5).  With the new height limit, each tower could be built up to five hundred feet tall; 
although it is unlikely that all of the towers would be built to the height limit because of the 
density limits set forth in the plan.  Lower-scale two-story townhouses and private residential 
amenity areas (e.g., swimming pools and gyms) occupy the areas between the four high-rises 
that are not designated as public plazas, walkways or streets.  Vehicular entrances to the 
development (and the exits) are limited to the Golden Shore Avenue, Seaside Way, and 
Shoreline Drive frontages.  Curb cuts on Ocean Boulevard are prohibited. 
 
The buildings’ designs and heights vary in Options A, B1, B2 and C, as do the densities and 
specific mix of uses that would be provided within each structure.  The plan provides 3,430 
parking stalls within the four-level underground garages, except for Option A which does not 
include a hotel.  Option A would provide 3,355 parking stalls.  The four existing traffic lanes on 
Golden Shore Avenue would be reduced to two traffic lanes, plus turning lanes and pull-outs 
for passenger drop-off areas.  The southern corners of intersection of Ocean Boulevard and 
Golden Shore Avenue would be enhanced as public open spaces, thus highlighting the 
western extent of Santa Cruz Park, a linear park that runs through downtown along the south 
side of Ocean Boulevard. 
 



City of Long Beach 
LCP Amendment No. 1-10 

Page 18 
 
C. Deny the LUP Amendment Request as Submitted
 
The LCP amendment request affects the Land Use Plan (LUP) portion of the certified LCP 
because it would create a new subarea (Subarea 1a) in Downtown Shoreline Planned 
Development District (PD-6) and expand the list of land uses allowed in the new subarea.  
Residential and hotel uses would be allowed where the current plan allows only office 
buildings.  The PD-6 ordinance also contains policies for the protection of coastal resources.  
The standard of review for the proposed amendment to the LUP, pursuant to Section 30512 
and 30514 of the Coastal Act, is that the proposed LUP amendment meets the requirements 
of, and is in conformance with the Chapter 3 policies of the Coastal Act. 
 
 1.  Public Access, Recreation, and Energy Consumption 
 
One of the basic goals of the Coastal Act is to maximize public access and recreational 
opportunities along the coast.  Subarea 1 of PD-6 (including the new Subarea 1a) is located 
inland of Shoreline Drive, the first public road inland of the sea, and does not currently provide 
any significant public recreational opportunities.  The one existing park in the subarea, Santa 
Cruz Park, provides an area about eighty feet wide for passive public recreation along the 
south side of Ocean Boulevard, on the inland side of the office buildings.  The subarea, 
however, contains a vital public access route as the north/south street Golden Shore Avenue 
provides direct vehicular, bicycle and pedestrian access to the City’s waterfront (e.g., Golden 
Shore Marine Preserve, the regional bike route, Catalina Landing, Rainbow Harbor, Shoreline 
Park, etc.) via a bridge over Shoreline Drive.  Policies in the certified LCP repeatedly cite the 
need to make connections between the downtown area and the shoreline.  Therefore, the LUP 
and the master plan for the Golden Shore area must ensure that the vehicular, bicycle and 
pedestrian access connections to the shoreline are protected and maximized as required by 
the Chapter 3 policies of the Coastal Act. 
 
The following Chapter 3 policies protect public access and recreation: 
 

Section 30210 of the Coastal Act.  In carrying out the requirement of Section 4 of 
Article X of the California Constitution, maximum access, which shall be 
conspicuously posted, and recreational opportunities shall be provided for all the 
people consistent with public safety needs and the need to protect public rights, rights 
of private property owners, and natural resource areas from overuse. 

 

Section 30211 of the Coastal Act.  Development shall not interfere with the public's 
right of access to the sea where acquired through use or legislative authorization, 
including, but not limited to, the use of dry sand and rocky coastal beaches to the first 
line of terrestrial vegetation. 

 

Section 30213 of the Coastal Act.  Lower cost visitor and recreational facilities shall 
be protected, encouraged, and, where feasible, provided.  Developments providing 
public recreational opportunities are preferred.  The commission shall not: (1) require 
that overnight room rentals be fixed at an amount certain for any privately owned and 
operated hotel, motel, or other similar visitor-serving facility located on either public or 
private lands; or (2) establish or approve any method for the identification of low or 
moderate income persons for the purpose of determining eligibility for overnight room 
rentals in any such facilities. 
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Section 30220 of the Coastal Act.  Coastal areas suited for water-oriented 
recreational activities that cannot readily be provided at inland water areas shall be 
protected for such uses. 

 

Section 30221 of the Coastal Act.  Oceanfront land suitable for recreational use 
shall be protected for recreational use and development unless present and 
foreseeable future demand for public or commercial recreational activities that could 
be accommodated on the property is already adequately provided for in the area. 

 

Section 30222 of the Coastal Act.  The use of private lands suitable for visitor-
serving commercial recreational facilities designed to enhance public opportunities for 
coastal recreation shall have priority over private residential, general industrial, or 
general commercial development, but not over agriculture or coastal-dependent 
industry. 

 

Section 30223 of the Coastal Act.  Upland areas necessary to support coastal 
recreational uses shall be reserved for such uses, where feasible. 

 

Section 30253(d) of the Coastal Act.  New development shall do all of the 
following:... (d) minimize energy consumption and vehicle miles traveled. 

 
As currently certified, the LCP protects public access and recreation in the Downtown 
Shoreline area with the following access policies that are set forth in the general development 
and use standards for PD-6: 
 

(b)2. Pedestrian access to the shoreline from Ocean Boulevard shall be provided by a 
variety of pedestrian walkways in a reasonably direct path.  Access ways from Ocean 
Boulevard to the shoreline areas shall be accentuated by attractive landscape 
treatment. 
 
(b)3. All subareas should contain public walkways, seating in landscape areas, and, 
whenever feasible, shoreline viewing areas as specified in the Subarea Standards. 
 
(b)4. A continuous east/west pedestrian walk at Ocean Boulevard level, from Cedar to 
Alamitos Avenue, not less than twenty feet in width, accessible across each subarea 
from Ocean Boulevard, shall be provided by all new construction…. 

 
The LCP as currently certified also protects public recreation by requiring all development on 
the south side of Ocean Boulevard to be set back at least eighty feet to for the continuation of 
the linear Victory/Santa Cruz Park.  The general development and use standards for PD-6 set 
forth in the certified LCP state: 
 

(c)4. All new development between Ocean Boulevard and Seaside Way, above the 
Ocean Boulevard curb level, shall be set back a minimum of eighty feet (80’) from 
the Ocean Boulevard curbline, as existing on July 1, 1989, or set back the width of 
the City park strip, which ever is greater. 

 
Section 30210 of the Coastal Act states that maximum access shall be provided, and Section 
30211 of the Coastal Act states that development shall not interfere with the public's right of 
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access to the sea.  As submitted, the proposed LUP amendment does not require that the 
development of the new subarea provide adequate pedestrian and bicycle circulation through 
the development to the shoreline.  For example, there is no requirement to provide for 
improved pedestrian and bicycle access on Golden Shore Avenue, which is the only street in 
the area that connects to the downtown area to the shoreline.  Also, the proposed LUP 
amendment lacks any requirement to provide east/west connectivity between the existing 
development in Subarea 1 (Arco Towers) and Golden Shore Avenue to the west.  In addition, 
the proposed LUP amendment does not include policies to protect the public recreational 
opportunities provided in Santa Cruz Park, as required by Section 30223 of the Coastal Act.  
Also omitted from the proposed LUP amendment are the specific transportation demand 
management policies that are necessary to minimize energy consumption and vehicle miles 
traveled.  Therefore, the LUP amendment is denied as submitted. 
 
 2.  Hotel Use - Affordable Overnight Visitor Accommodations 
 
The proposed LUP amendment also raises the issue of priority land uses.  Section 30213 of 
the Coastal Act provides for the protection and provision of lower cost visitor and recreational 
facilities.  Section 30222 of the Coastal Act states that the use of private lands suitable for 
visitor-serving commercial recreational facilities shall have priority over private residential or 
general commercial development.  Visitor-serving commercial development is considered a 
priority use under the Coastal Act.  The public access policies of the Coastal Act require that a 
range of affordable facilities, including overnight accommodations, be provided in new 
development along the coast. 
 
The proposed LCP amendment establishes a list of allowable land uses for the new subarea: 
office, residential, retail, and hotel uses where only commercial office uses are currently 
allowed.  All of the listed uses would be allowed, but not required.  The project contemplated 
by the master plan is on a site near the coast that might otherwise be used to provide 
affordable accommodations available to a wider ranger of the public.  The first phase of 
development contemplated by the Golden Shore Master Plan is anticipated to be an office 
building.  The site, being in close proximity to the coast and main transportation routes (I-710 
and Ocean Boulevard), would be ideal for public recreation.  A hotel may be built in the future, 
but no portion of the subarea is set aside for overnight accommodations.  The proposed LUP 
amendment does not mandate that any visitor-serving recreational uses be provided on the 
site, other than the requirement to protect the existing parkland (Santa Cruz Park).  In addition, 
should a developer propose to build a hotel on the site, there is no requirement in the 
proposed LUP that mandates that the hotel provide affordable accommodations that would be 
available to a wider ranger of the public, and there is no requirement to mitigate for the loss of 
the opportunity to provide lower cost overnight accommodations on the site.  Even if a hotel is 
eventually built, it may or may not be affordable to persons with average income.  Since the 
proposed LUP amendment provides no policy direction on this issue, it cannot be found to be 
consistent with Sections 30213 and 30222 of the Coastal Act, and it is therefore denied as 
submitted. 
 
 3.  Biological Resources 
 
The Golden Shore development area (PD-6 Subarea 1a) is currently developed with three 
commercial office buildings and associated parking facilities.  A biological study was conducted 
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for Subarea 1a of PD-6 which found that there are no sensitive biological resources on the site 
[Golden Shore Property - Evaluation of Biological Resources, by URS Corp., August 6, 2010].  
However, the site is adjacent to environmentally sensitive habitat areas and parks and 
recreation areas as it is located about two hundred feet east of the Los Angeles River Estuary 
and about four hundred feet north of the Golden Shore Marine Preserve. 
 
The following Chapter 3 policies protect sensitive habitat areas and biological resources: 
 

Section 30230 of the Coastal Act.  Marine resources shall be maintained, enhanced, 
and where feasible, restored. Special protection shall be given to areas and species of 
special biological or economic significance. Uses of the marine environment shall be 
carried out in a manner that will sustain the biological productivity of coastal waters 
and that will maintain healthy populations of all species of marine organisms adequate 
for long-term commercial, recreational, scientific, and educational purposes. 
 

Section 30240 of the Coastal Act.  (a) Environmentally sensitive habitat areas shall 
be protected against any significant disruption of habitat values, and only uses 
dependent on those resources shall be allowed within those areas. (b) Development in 
areas adjacent to environmentally sensitive habitat areas and parks and recreation 
areas shall be sited and designed to prevent impacts which would significantly 
degrade those areas, and shall be compatible with the continuance of those habitat 
and recreation areas. 

 
The high-rise development (up to five hundred feet in height) contemplated by the proposed 
LCP amendment would be located about two hundred feet east of the Los Angeles River 
Estuary and about four hundred feet north of the Golden Shore Marine Preserve.  The estuary 
and marine preserve (which is a restored wetland that is part of the estuary) are areas used by 
a variety of birds, such as egrets, herons, pelicans, cormorants, ducks gulls, terns, and 
swallows (Golden Shore Property - Evaluation of Biological Resources, by URS Corp., August 
6, 2010).  Development adjacent to the estuary must be designed to prevent impacts which 
would significantly degrade the area so it is compatible with the continuance of the habitat, as 
required by Section 30240 of the Coastal Act.  The proposed LUP amendment does not 
include policies that ensure that adverse impacts to birds, specifically bird strikes on buildings, 
are minimized.  Therefore, the LUP amendment as submitted is denied. 
 
 4.  Scenic and Visual Qualities 
 
The following Chapter 3 policy protects scenic resources: 
 

Section 30251 of the Coastal Act.  The scenic and visual qualities of coastal areas 
shall be considered and protected as a resource of public importance. Permitted 
development shall be sited and designed to protect views to and along the ocean and 
scenic coastal areas, to minimize the alteration of natural land forms, to be visually 
compatible with the character of surrounding areas, and, where feasible, to restore 
and enhance visual quality in visually degraded areas. New development in highly 
scenic areas such as those designated in the California Coastline Preservation and 
Recreation Plan prepared by the Department of Parks and Recreation and by local 
government shall be subordinate to the character of its setting. 
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Development of the Golden Shore area with several high-rise structures up to five hundred feet 
tall could adversely affect the scenic and visual qualities of this coastal area unless specific 
policies are implemented to protect these qualities.  The proposed LUP amendment does not 
adequately protect the scenic and visual qualities of the area as required by Section 30251 of 
the Coastal Act.  Additional policies are necessary in order to ensure that the development is 
sited and designed to protect views to and along the ocean and scenic coastal areas.  
Therefore, the LUP amendment as submitted is denied. 
 

5.  Conclusion 
 
The purpose of the certified LUP, and in this case the PD-6 ordinance, is to set forth clear and 
concise policies for the ongoing use, maintenance and enhancement of the coastal resources 
in the Downtown Shoreline area.  The certified LUP policies must meet the requirements of, 
and be in conformity with, the Chapter 3 policies of the Coastal Act.  The new PD-6 text for 
Subarea 1a contained in the proposed LCP amendment lacks policy language necessary to 
protect coastal resources as required by the Chapter 3 policies of the Coastal Act.  Therefore, 
the LUP amendment request as submitted does not meet the requirements of, and is not in 
conformity with, the policies of Chapter 3 of the Coastal Act. 
 
There is one other reason why the LCP amendment cannot be certified as submitted: the PD-6 
Zoning Map (Attachment B) attached to Ordinance No. ORD-10-0013, which is supposed to 
delineate the boundaries between the PD subareas, places some of the boundaries in the 
wrong place.  The map should show that the Shoreline Village shopping center is in Subarea 6.  
The incorrect map that was submitted attached to Ordinance No. ORD-10-0013 would 
inadvertently make Shoreline Village part of Subarea 11.  The boundary between Subareas 8 
and 10 is also drawn in an incorrect location. 
 
The next section of this report describes the modifications necessary to bring the LCP 
amendment into conformance with the Coastal Act requirements. 
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D. Certify the LUP Amendment Request with Suggested Modifications
 
In order to be certified by the Commission, the LUP amendment must meet the requirements 
of, and be in conformance with the Chapter 3 policies of the Coastal Act.  The Coastal Act 
contains policies that protect public access, recreation, scenic qualities, and biological 
resources in coastal areas and visitor destinations like the Downtown Shoreline area of Long 
Beach.  Pursuant to Section 30512 and 30514 of the Coastal Act, the proposed LUP 
amendment must have clear and concise policy language that meets the requirements of the 
relevant Chapter 3 policies of the Coastal Act.  The LCP amendment can be certified only if it 
is modified to include policies that will protect public access, lower cost public recreation, 
sensitive habitat, and visual resources as required by Chapter 3 of the Coastal Act. 
 
 1.  Public Access, Recreation, and Energy Consumption 
 
One of the basic goals of the Coastal Act is to maximize public access and recreational 
opportunities along the coast, especially lower coast recreation.  The Chapter 3 policies that 
protect public access and recreation are listed on Page Eighteen.  Subarea 1a of PD-6 is 
located just inland of Shoreline Drive, the first public road inland of the sea, and it contains a 
vital public access route: Golden Shore Avenue.  Golden Shore Avenue is a north/south street 
that provides direct vehicular, bicycle and pedestrian access to the City’s waterfront (e.g., 
Golden Shore Marine Preserve, the regional bike route, Catalina Landing, Rainbow Harbor, 
Shoreline Park, etc.) via a bridge over Shoreline Drive. 
 
The coastal access route through Subarea 1a, Golden Shore Avenue, will remain a public 
street that will provide direct physical access to the shoreline.  The proposed LUP amendment, 
however, does not clearly articulate the importance of this street as a pedestrian and bicycle 
access route.  The street and its sidewalks are a vital link between Ocean Boulevard and the 
regional bike route and trail that runs along the east bank of the Los Angeles and the entire 
shoreline of Long Beach.  Policies in the certified LCP repeatedly cite the need to make 
connections between the downtown area and the shoreline.  Therefore, the LUP and the 
master plan for the Golden Shore area must ensure that the vehicular, bicycle and pedestrian 
access connections to the shoreline are protected and maximized as required by the Chapter 3 
policies of the Coastal Act. 
 
Suggested modifications listed in Section II of this staff report set forth the following LUP 
policies to protect and maximize public access to the shoreline via Golden Shore Avenue: 
 

Clearly signed and striped north and south bicycle lanes shall be provided on Golden 
Shore Avenue between Ocean Boulevard and the regional bicycle route at Golden 
Shore Marine Preserve. 
 
Walkways for pedestrians, at least ten feet (10’) wide, shall be provided along each 
side of Golden Shore Avenue between Ocean Boulevard and the bridge over 
Shoreline Drive. 

 
Seaside Way, an east-west street situated at the toe of the coastal bluff, is the other public 
street in Subarea 1a.  Seaside Way runs the entire length of the Downtown Shoreline Planned 
Development District (PD-6), connecting Golden Shore Avenue to Subareas 1, 4, 5, 7, 8, 9 and 
10 of the district (Exhibit #2).  Even though Seaside Way does not lead directly to the shoreline 
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(it stops short on the eastern and westerns ends), the street is a vital link in the Downtown 
Shoreline circulation system, especially for pedestrians and bicyclists.  Shoreline Drive, which 
is not part of Subarea 1a, is the primary east-west street used by motorized vehicles to access 
the waterfront (or to just pass through the Downtown Shoreline area). 
 
The Golden Shore Master Plan includes a proposal to build residential buildings in the air 
space that exists above Seaside Way, thus converting the street into a covered tunnel-like 
passage near its intersection with Golden Shore Avenue.  Constructing buildings above the 
street, as is being proposed, would drastically alter the character of this important street and 
could dissuade pedestrians using it.  Therefore, a set of suggested modifications set forth in 
Section II of this staff report would protect and enhance the street for automobile, bicycle and 
pedestrian circulation, as follows: 
 

Seaside Way shall be preserved for automobile, bicycle and pedestrian circulation. 
 
Any building permitted to encroach over Seaside Way shall provide a minimum of forty 
feet (40’) overhead clearance above street level, and shall be designed to remain 
open to air and light. 
 
Where buildings are permitted over Seaside Way, the southern side at the lower level 
adjacent to Seaside Way shall remain open to air and light (i.e., structural 
development at the Seaside Way level shall be limited to the minimum necessary to 
provide building support). 
 
To the extent feasible to allow for automobile, bicycle, and pedestrian circulation, 
Seaside Way shall be improved with landscaping, planters, or other features designed 
to enhance the visual appearance along the street. 
 
A walkway for pedestrians, at least ten feet (10’) wide, shall be provided along the 
north side of Seaside Way, east of the intersection with Golden Shore Avenue.
 
Clearly signed and striped east and west bicycle lanes shall be provided on Seaside 
Way, east of the intersection with Golden Shore Avenue. 

 
Another important component of the public access system is the pedestrian links between the 
different subareas of the Downtown Shoreline Planned Development District (PD-6).  Subarea 
1a will be linked directly to southern Subareas 2 and 3 via the Golden Shore Avenue bridge 
over Shoreline Drive.  However, the only public pedestrian route proposed by the Golden 
Shore Master Plan to link the development in Subarea 1a with the existing public accessways 
in Subarea 1 (east of the project site) is the sidewalk on Ocean Boulevard, which is on the 
most inland part of the Downtown Shoreline area. 
 
One of the reasons the proposed LUP amendment does not meet the requirements of the 
public access policies of the Coastal Act is because it does not include a pedestrian link to 
connect the public plaza and accessways in Subarea 1 (which exists on the southern seaward 
and sunny side of the office towers in order to provide public views of the shoreline) to Golden 
Shore Avenue.  This east-west pedestrian link is necessary in order to provide a continuous 
public walkway between Golden Shore Avenue and Queensway Drive on the east side of 
Subarea 1.  The public walkway already extends west from Queensway Drive to the boundary 
between Subarea 1 and Subarea 1a.  Therefore, a suggested modification (in Section II of this 
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staff report) would require the provision of this necessary pedestrian connection between the 
subareas, as follows: 
 

A continuous east/west pedestrian walk at Ocean Boulevard level, from Cedar Avenue 
to Alamitos Avenue, and from Queensway Drive to Golden Shore Avenue, not less 
than twenty feet 20’) in width, accessible across each subarea from Ocean Boulevard, 
shall be provided by all new construction and all condominium conversions of sites 
located between Ocean Boulevard and Seaside Way, unless modified by specific 
subarea criteria. [Note: The existing certified LUP policy text is not underlined.  Only 
the suggested test is underlined.] 

 
An east-west public walkway, at least twenty feet (20’) in width, shall be provided to 
connect the plaza level of the buildings in Subarea 1 to the Golden Shore Avenue 
sidewalk.  This east-west public walkway shall located south of the main tower and 
shall be uncovered and designed to maximize public views to the shoreline areas 
situated to the east, south and west of the subarea.  Public stairways and elevators 
shall be provided to connect the east-west public walkway to Seaside Way.

 
Also, in order to enhance public access and improve circulation throughout the Downtown 
Shoreline area, the following policy is added as a suggested modification: 
 

Signage Program.  The City shall develop and implement a signage program 
throughout the Downtown Shoreline area in order to assist pedestrians and bicyclists 
using the public accessways that lead to the area’s major shoreline attractions (e.g., 
beach, pier, harbor, aquarium and park).

 
Only if modified as suggested will the LUP amendment meet the requirements of, and be in 
conformance with the public access 3 policies of the Coastal Act. 
 
Section 30213 of the Coastal Act requires that lower cost visitor and recreational facilities, 
such as parks, be protected and encouraged.  The one existing park in Subarea 1a is Santa 
Cruz Park, a linear landscaped area about eighty feet wide on the south side of Ocean 
Boulevard, east of Golden Shore Avenue.  It’s a small lawn area, situated between the busy 
boulevard and the existing Union Bank Tower, which can be used only for passive recreation.  
The proposed LUP amendment sets forth the following policy for preserving the park: 
 

The Victory Park/Santa Cruz Park strip in this subarea shall be constructed and 
maintained as a dedicated City park, as required by General Development and Use 
Standards Section (c)(4) of this ordinance. 

 
Section (c)(4) states: 
 

(c)4. All new development between Ocean Boulevard and Seaside Way, above the 
Ocean Boulevard curb level, shall be set back a minimum of eighty feet (80’) from the 
Ocean Boulevard curbline, as existing on July 1, 1989, or set back the width of the 
City park strip, which ever is greater. 
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Some segments of the linear Santa Cruz/Victory Parklands in other subareas have been 
encroached upon by electrical cabinets and transformers which discourage public recreation.  
Use of the space beneath the parklands for expanded parking garages has been a novel way 
to increase public parking opportunities and public access in the downtown area.  Therefore, in 
order to better protect the public parkland for public recreation, Section II of this staff report 
(suggested modifications) sets forth the following policies regarding the use of the parkland in 
Subarea1a: 
 

The placement of above-ground electrical cabinets or transformers in the park shall be 
prohibited. 

 
Subterranean development is permitted under Victory Park only to increase the 
amount of public parking in the subarea. 

 
Only if modified as suggested will the LUP amendment meet the requirements of, and be in 
conformance with the public access 3 policies of the Coastal Act. 
 
 2.  Traffic Impacts and Parking 
 
An important way to protect public access to the Downtown Shoreline area is to ensure that 
alternative modes of transportation are available so that excessive automobile traffic does not 
obstruct public access the shoreline or discourage people from trying.  All of the suggested 
policies that require the provision of bicycle lanes and public walkways are part of the solution 
for reducing the traffic and parking impacts that would result from the higher density allowed by 
the proposed LCP amendment. 
 
On March 18, 2010, the City of Long Beach Planning Commission certified the Environmental 
Impact Report for the Golden Shore Master Plan (SCH No. 2008111094) for the project that is 
directly related to this LCP amendment.  The certified EIR for the Golden Shore Master Plan 
anticipates significant traffic impacts if all of the anticipated development occurs in Subarea 1a 
(340,000 square feet of offices, 1,370 residential units, 28,000 square feet of retail/restaurant, 
and 400 hotel rooms).  Significant project-related traffic impacts have been identified at five 
intersections, where acceptable level of service thresholds would be exceeded.  The following 
intersections would have adverse levels of service (LOS E or F) during the A.M. and/or P.M. 
peak hours in 2020, with the project: 
 

Alamitos Avenue at 7th Street 
Alamitos Avenue at 4th Street 
Alamitos Avenue at 7th Broadway 
Magnolia Avenue at Ocean Boulevard. 
Pine Avenue at Ocean Boulevard. 

 
The adverse traffic impacts are expected to occur primarily during weekday A.M. and/or P.M. 
peak hours (i.e., rush hour), and not on weekends when the background traffic and the 
project’s office use will be less.  Therefore, vehicular access the shoreline will not be 
significantly impacted on a typical weekend or holidays when most people go the shoreline 
area for water-related recreational activities.  People do visit the Long Beach Shoreline on 
weekdays, however, to access the Aquarium, Shoreline Village, and Catalina Landing. 
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The implementation of traffic improvements recommended by the EIR would partially offset the 
traffic impacts of the project.  Intersection improvements at Ocean Boulevard and Golden 
Shore and at some of the impacted intersections are being proposed in order to mitigate some 
the traffic impacts of the development.  The Golden Shore Master Plan and the proposed LUP 
amendment also require that a traffic demand management program be submitted for 
approval.  Even without the impacts of the proposed development, however, the levels of 
service at the impacted intersections is expected to decline as background traffic increases. 
 
The proposed LUP, however, does not include specific policy guidance for the development of 
the required traffic demand management program.  Therefore, Section II of this staff report 
(suggested modifications) sets forth the following policies regarding the traffic demand 
management for the Downtown Shoreline Planned Development District: 
 

Transportation Demand Management.  A traffic demand management program, 
consistent with the following policies, shall be prepared and submitted to the reviewing 
agency for approval prior to the issuance of a coastal development permit for new 
commercial, residential, office or mixed-use development:
 

• Development shall be designed to maximize the use of public transit systems, 
public walkways and bicycle paths.  Building entries and exits shall be designed 
to be convenient to pedestrians and transit riders. 

• Bicycle lanes and wide pedestrian paths or walkways shall be integrated into 
the roadways and sidewalks to link downtown and shoreline recreation areas. 

• Developers, building managers, and employers shall provide incentives for 
transit ridership (e.g., subsidies for transit use, shuttles to transit stations), 
ridesharing and vanpools (including preferential parking privileges), and other 
transportation demand measures designed to reduce vehicle miles traveled. 

• Shared use programs shall be implemented for bicycles and vehicles (e.g., on-
site provision of bicycles and zipcars for tenant and employee use). 

• Secure bicycle parking, lockers, and showers for use by employees and 
tenants who commute by bicycle shall be provided.  In addition, bicycle parking 
and outdoor public facilities (tables, benches, etc.) shall be provided. 

• Commercial property owners shall be encouraged to participate in the South 
Coast Air Quality Management District’s Commute Reduction Program. 

 
The suggested modifications will minimize energy consumption and vehicle miles traveled, and 
will protect public access and recreational opportunities on the western end of downtown Long 
Beach as required by Chapter 3 of the Coastal Act.  If modified as suggested, the LUP 
amendment meets the requirements of, and is in conformity with, the policies of Chapter 3 of 
the Coastal Act. 
 
In regards to the parking supply for the Subarea 1a, the Golden Shore Master Plan would 
provide at least 3,355 parking stalls in it’s four-level subterranean parking garages.  These 
parking stalls, most of which would be shared by the users on the property, would serve the 
demands of the office, retail, restaurant, hotel and residential uses.  Since the development 
would occur in phases, the LUP requires the first phase to provide the number of parking 
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spaces required by the parking standards table set forth in the PD-6 General Development and 
Use Standards. 
 
These PD-6 parking standards, which the Commission has previously found to adequately 
protect public access, are as follows: 
 

Residential (No bedroom)  1 space per unit 
Residential (1 or more bedroom) 2 spaces per unit 
Hotel/Motel     0.75 space per room 
Retail     4 spaces per 1,000 square feet 
Office     3 spaces per 1,000 square feet 

 
The subsequent phases would be permitted to provide less than the typically required number 
of parking stalls if the City finds that sufficient parking will be provided and the development will 
not adversely affect visitor access or public recreational use of coastal resources.  The 
implementation of the required traffic demand management program is anticipated to reduce 
the use of automobiles as people increasingly utilize public transportation and bicycles for 
getting around. 
 
The City of Long Beach is well-served by public buses and light rail, and has also been 
aggressively implementing road improvement projects and transportation management policies 
in order to increase the use of bicycles in the City.  The push for improved bicycle 
transportation opportunities includes mapped bicycle routes throughout the entire City and the 
provision of dedicated bicycle lanes on two of the primary east-west thoroughfares through 
downtown (Broadway and Third Street).  The suggested modifications that require the 
provision of bicycle lanes and public walkways that connect to the western parts of the 
Downtown Shoreline area will also reduce the adverse impacts to coastal access caused by 
traffic and parking impacts.  Therefore, if the LUP is modified as suggested to include the 
specific transportation demand management policies and other public access improvements 
(public walkways and bike lanes), the LUP amendment will meet the requirements of, and be 
in conformity with, the public access and recreation policies of Chapter 3 of the Coastal Act. 
 
 3.  Hotel Use - Affordable Overnight Visitor Accommodations 
 
The proposed LUP amendment also raises the issue of priority land uses.  Section 30213 of 
the Coastal Act provides for the protection and provision of lower cost visitor and recreational 
facilities.  Section 30222 of the Coastal Act states that the use of private lands suitable for 
visitor-serving commercial recreational facilities shall have priority over private residential or 
general commercial development.  Visitor-serving commercial development is considered a 
priority use under the Coastal Act.  The public access policies of the Coastal Act require that a 
range of affordable facilities, including overnight accommodations, be provided in new 
development along the coast. 
 
The proposed LUP amendment establishes a list of allowable land uses for the new subarea: 
office, residential, retail, and hotel uses where only commercial office uses are currently 
allowed.  All of the listed uses would be allowed, but not required.  The Golden Shore Master 
Plan anticipates a mixed-use development with offices, residences, and a small amount of 
retail and restaurant.  As proposed, the project could include overnight accommodations; but 
only if the developer decides to include a hotel in one of the phases. 
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The project contemplated by the Golden Shore Master Plan is on a site near the coast that 
might otherwise be used to provide affordable accommodations available to a wider ranger of 
the public.  The first phase of development contemplated by the Golden Shore Master Plan is 
anticipated to be an office building.  The site, being in close proximity to the coast and main 
transportation routes (I-710 and Ocean Boulevard), would be ideal for public recreation.  A 
hotel may be built in the future, but no portion of the subarea is set aside specifically for 
overnight accommodations.  The proposed LUP amendment does not mandate that any 
visitor-serving recreational uses be provided on the site, other than the requirement to protect 
the existing small park (Santa Cruz Park).  In addition, should a developer propose to build a 
hotel on the site, there is no requirement in the proposed LUP that mandates that the hotel 
provide affordable accommodations that would be available to a wider ranger of the public.  
The proposed LUP includes no requirement to mitigate for the loss of the opportunity to 
provide lower cost overnight accommodations on the site. 
 
Section 30222 of the Coastal Act states that private lands suitable for visitor-serving 
commercial recreational facilities designed to enhance public opportunities for coastal 
recreation (e.g., hotels, hostels, campgrounds) shall have priority over other uses such as 
residential and general commercial.  Section 30213 of the Coastal Act requires that lower cost 
facilities shall be protected, encouraged, and provided where feasible.  It is feasible, as shown 
in the Golden Shore Master Plan, to provide overnight accommodations in Subarea 1a, but the 
proposed LUP prioritizes general commercial uses and residential over visitor-serving 
commercial recreational facilities. 
 
Therefore, staff is recommending that the LUP include a requirement that a hotel, as a priority 
coastal land use, be included in development of the subarea.  The hotel should have at least 
one hundred rooms in order to enhance public opportunities for coastal recreation.  The 
Golden Shore Master Plan developer has proposed that, as an alternative to providing a hotel 
in the development of the subarea, a $1.5 million in lieu charge that would be used to mitigate 
the lost opportunity if a hotel is not part of the first or second phase of the anticipated 
development in Subarea 1a.  The in lieu charge would be paid by the developer into a City-
administered fund that would be used to provide lower-cost overnight accommodations, like a 
youth hostel, elsewhere in the City’s coastal area.  The $1.5 million mitigation charge is 
equivalent to the cost of a new 82-bed hostel (at $18,300 a bed) on leased land (see findings 
below for cost figures). 
 
Therefore, a suggested modification would require that a hotel (with at least one hundred 
rooms) shall be provided in the first or second phase of the project, or the loss of the 
opportunity to provide lower-cost overnight accommodations on the site must be mitigated by 
payment of an in lieu charge into a fund that will be used to provide lower-cost overnight 
accommodations elsewhere in the City’s coastal area, as follows: 
 

A new hotel, with at least one hundred rooms, shall be provided as part of the first or 
second phase of the implementation of the Golden Shore Master Plan, or a mitigation 
charge of $1.5 million shall be paid by the applicant into an interest-bearing account, 
to be established and managed by the City of Long Beach. 
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The purpose of this account shall be to provide funding grants to public agencies or 
non-profit organizations for the provision of lower cost overnight visitor 
accommodations within or in close proximity to the coastal zone, including but not 
limited to hostel accommodations, campground accommodations, or low cost hotel or 
motel accommodations.  The in-lieu charge shall be deposited into the account prior to 
the commencement of construction of the second phase of the implementation of the 
Golden Shore Master Plan, unless a new hotel with at least one hundred rooms is 
provided in the second phase. 

 
The developer’s opening of a hotel in the subarea in the first or second phase of the Golden 
Shore Master Plan will eliminate the trigger for the payment of the proposed $1.5 million 
mitigation charge, but the requirement of Section 30213 will not be met unless the project 
provides lower-cost overnight accommodations. 
 
In the standards for Subarea 1a of PD-6, a suggested modification states: 
 

If a new hotel with at least one hundred rooms is included in the first or second phase, 
then the $1.5 million mitigation charge described in Section i above will not be 
required.  However, if the new hotel does not provide for lower cost overnight visitor 
accommodations, the Affordable Overnight Visitor Accommodations Mitigation Policy 
in Section iii shall apply:

 
iii. Affordable Overnight Visitor Accommodations – Mitigation Policy 

 
For new hotels that do not provide lower cost overnight visitor accommodations: A 
$30,000 mitigation charge per room shall apply to 25% of the total number of 
approved hotel rooms (0.25 x number of hotel rooms) as a special condition for a 
coastal development permit.  The per room mitigation charge shall be adjusted for 
inflation annually beginning in 2016 based on the consumer price index. 
 
As an alternative to the payment of the mitigation charge, and as an alternative to 
providing lower cost overnight visitor accommodations within Sub-area 1a of PD-6 
(Golden Shore Master Plan Site), the applicant may, subject to review and approval by 
the City Planning Commission and/or City Council, provide for the completion of a 
specific project (e.g., a youth hostel) that provides lower cost overnight visitor 
accommodations at a minimum ratio of one (1) bed for each new hotel room 
constructed on the Golden Shore Master Plan site that does not qualify as a “lower 
cost” visitor room.  The applicant’s specific project shall provide a minimum of one 
hundred (100) beds - up to a maximum of two hundred (200) beds.  The alternative 
project shall be located within the City of Long Beach coastal area, defined as the 
area within one-half mile of the inland boundary of the City’s coastal zone. 
 
Prior to the commencement of construction of the approved hotel development, the 
total required in-lieu charge shall be deposited into an interest-bearing account, to be 
established and managed by the City of Long Beach (unless the applicant has 
completed and opened a specific project that provides lower cost overnight visitor 
accommodations at a minimum ratio of one (1) bed for each new hotel room that is not 
“lower cost” subject to the above-stated minimum and maximum number of beds). 
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iv. Lower-cost visitor accommodation mitigation account: 
 
The purpose of this lower-cost visitor accommodation mitigation account shall be to 
specifically provide funding grants to public agencies or non-profit organizations for 
the provision of lower cost overnight visitor accommodations within or in close 
proximity to the coastal zone, including but not limited to hostel accommodations, 
campground accommodations, or low cost hotel or motel accommodations.  Prior to 
permitting any development in Subarea 1a, the City of Long Beach shall submit a 
management plan for the lower-cost visitor accommodation mitigation account to the 
Executive Director of the Commission for review and approval.  The management plan 
shall include, at a minimum, details of processing of the deposits into the account, 
investment strategies for the account to ensure a reasonable rate of return, and the 
guidelines that describe the manner in which the City will manage the grants given to 
grant recipients for lower-cost visitor accommodation projects (i.e., application 
materials for grant applicants, process for selecting grant recipients, process for 
ensuring that grant recipients develop lower-cost visitor accommodations).  
Subsequent to the Executive Director’s approval of the management plan, and upon 
the receipt of the first deposit of a lower-cost visitor mitigation charge from an 
applicant into this account, the City of Long Beach shall submit annual reports to the 
Executive Director that provide annual accounting details and a summary of the City’s 
compliance with its management plan.  The City of Long Beach shall submit any 
proposed revisions or amendments of the management plan to the Executive Director 
for approval prior to implementing the amendments. 

 
v. Definition of lower cost overnight visitor accommodations: 

 
Lower cost overnight visitor accommodations are those charging 75% (or less) of the 
statewide average daily peak season (summer) room rate.  Only rooms which meet an 
acceptable level of quality, including safety and cleanliness (e.g., only Auto Club rated 
properties) shall be surveyed to determine the statewide average daily peak season 
room rate. 

 
Additional mitigation charges, such as the one required by the policy above, have been 
triggered when a new hotel was approved by the Commission in the Downtown Shoreline 
Planned Development District because it did not provide any lower-cost overnight 
accommodations [Coastal Development Permit Amendment 5-98-156-A17 (Pike Hotel)].  The 
City (and the developer) is agreeable to an LUP policy that pertains to the Subarea 1a (Golden 
Shore Master Plan), but is not prepared to accept the policy (at this time) that would apply to 
the entire planned development district.  City staff has indicated that there are no current or 
future known plans to construct a new hotel in the Downtown Shoreline area (PD-6) and that 
the City will likely initiate an LCP amendment to revise the development policies in PD-6 in the 
near future.  Therefore, the Commission finds it necessary to suggest a modification to the PD-
6 component of the LCP stating that it will be a goal to develop a policy or program to protect 
and provide affordable overnight accommodation, such as a youth hostel, in the City. 
 
Therefore, the following Affordable Overnight Visitor Accommodations goal is a suggested 
modification that would apply to the entire Downtown Shoreline Planned Development District 
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(PD-6) in order to ensure that lower cost overnight accommodations will be provided at the 
coast, as required by Section 30213 of the Coastal Act: 
 

It shall be the goal of the City to develop a program/policy for the Downtown Shoreline 
area that protects and encourages lower cost overnight visitor accommodations.  The 
purpose of the program/policy shall be to provide lower cost overnight visitor 
accommodations within or in close proximity to the coastal zone, including but not 
limited to hostel accommodations, campground accommodations, or low cost hotel or 
motel accommodations. 

 
Historically, the Commission has approved new hotel developments along the coastline 
because they are visitor-serving facilities.  These hotels, however, are often exclusive because 
of their high room rates, particularly in recent years.  Typically, the Commission has secured 
public amenities when approving these hotels (e.g., public accessways, public parking, and 
open space dedications) to address the Coastal Act priorities for public access and visitor 
support facilities.  The Commission has also required mitigation for the use of land that would 
have been available for lower cost and visitor serving facilities (e.g. NPB-MAJ-1-06A).  The 
expectation of the Commission, based upon several recent decisions, is that developers of 
sites suitable for overnight accommodations will provide facilities which serve the public with a 
range of incomes [HNB-MAJ-2-06-(Huntington Beach-Timeshares); San Diego Unified Port 
District Port District A-6-PSD-8-04/101 (Lane Field); A-5-RPV-2-324 (Long Point); RDB-MAJ-2-
08 (Redondo Beach); SBV-MAJ-2-08 (Ventura); 5-98-156-A17 (Long Beach Pike)].  If the 
development cannot provide for a range of affordability on-site, the Commission has required 
off-site mitigation, such as payment of an in-lieu mitigation charge, to fund construction of 
lower cost overnight accommodations such as youth hostels and campgrounds. 
 
The loss of affordable overnight accommodations within the coastal zone is also an important 
issue for the Commission.  Generally, the few remaining low to moderately priced hotel and 
motel accommodations in the coastal zone tend to be older structures that become less 
economically viable as time passes.  As more recycling occurs, the stock of low cost overnight 
accommodations tends to be reduced, since it is generally not economically feasible to replace 
these structures with accommodations that will maintain the same low rates.  As a result, the 
Commission sees more proposals for higher-cost accommodations, including limited-use 
overnight accommodations.  If this development trend continues, the stock of affordable 
overnight accommodations will eventually be depleted. 
 
In light of these trends in the market place and along the coast, the Commission is faced with 
the responsibility to protect and to provide lower-cost overnight accommodations as required 
by Section 30213 of the Coastal Act.  Research conducted as part of the Commission’s 2006 
workshop on hotel-condominiums showed that only 7.9% of the overnight accommodations in 
nine popular coastal counties were considered lower-cost [Coastal Commission Hotel-
Condominium Workshop, August 9, 2006].  Although statewide demand for lower-cost 
accommodations in the coastal zone is difficult to quantify, there is no question that camping 
and hostel opportunities are in high demand in coastal areas, and that there is an on-going 
need to provide more lower-cost opportunities along California’s coast.  For example, the 
Santa Monica hostel occupancy rate was 96% in 2005, with the hostel being full more than half 
of the year, and the California Department of State Parks estimates that demand for camping 
increased 13% between 2000 and 2005 with nine of the ten most popular State Park 
campgrounds being on the coast. 
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Lodging opportunities for more budget-conscious visitors to the coast are increasingly limited.  
As the trend to demolish or convert low-cost hotels/motels continues, and only new first class 
luxury hotels are being built, persons of low and moderate incomes will make up fewer of the 
guests staying overnight in the coastal zone.  Without low-cost lodging facilities, a large 
segment of the population will be excluded from overnight stays at the coast.  By forcing this 
economic group to lodge elsewhere (or to stay at home), there will be an adverse impact on 
the public’s ability to access the beach and coastal recreational areas.  Therefore, by 
protecting and providing low-cost lodging for the price-sensitive visitor, a larger segment of the 
population will have the opportunity to visit the coast.  Access to coastal recreational facilities, 
such as the beaches, harbor, piers, and other coastal points of interest, is enhanced when 
affordable overnight lodging facilities exist to serve a broad segment of the population. 
 
In order to protect and provide for lower-cost visitor-serving facilities, the Commission has 
imposed in-lieu mitigation charges on development projects that propose only high cost 
overnight accommodations.  By doing so, a method is provided to assure that some lower-cost 
overnight accommodations will be protected and/or provided. 
 
 Defining Lower Cost 
 
In a constantly changing market, it can be difficult to define what price point constitutes low 
cost and high cost accommodations for a given area.  In its previous actions, the Commission 
has addressed what are appropriate terms for defining low cost and high cost hotels [Coastal 
Development Permit Nos. 5-04-291, 5-88-062, 5-84-866, 5-81-554, 5-94-172, 5-06-328, 5 A-
253-80, and A-69-76, A-6-IMB-07-131, 3-07-002, 3-07-003].  More recent Commission actions 
have utilized a formula that can be used to determine low and high cost overnight 
accommodations for a specific part of the coast [SBV-MAJ-2-08 & 5-98-156-A17].  The formula 
is based on California hotel and motel accommodations (single room, up to double 
occupancy), and does not incorporate hostels, RV parks, campgrounds or other alternative 
accommodations into the equation, as these facilities do not provide the same level of 
accommodation as hotels and motels.  Hostels, RV parks and campgrounds are inherently 
lower cost, and are the type of facilities that a mitigation charge for the loss of affordable over-
night accommodations would support. 
 
The formula compares the average daily rate of lower cost hotels in a specific coastal zone 
area (e.g., city or bay) with the average daily rates of hotels and motels across the entire State 
of California.  Under this formula, low-cost is defined as the average room rate for all hotels 
within a specific area that have a room rate less than the statewide average room rate. 
 
To determine the statewide average daily room rate, Commission staff surveyed average daily 
room rates for all hotels in California.  Statewide average daily room rates are collected 
monthly by Smith Travel Research, and are available on the California Travel and Tourism 
Commission’s website: http://www.visitcalifornia.com, under the heading “California Lodging 
Reports.”  Smith Travel Research data is widely used by public and private organizations. To 
be most meaningful, peak season (summer) rates were utilized for the formula.  To ensure that 
the lower cost hotels and motels surveyed meet an acceptable level of quality, including safety 
and cleanliness, only AAA Auto Club rated properties were included in the survey.  According 
to the AAA website, “to apply for (AAA) evaluation, properties must first meet 27 essential 

http://www.visitcalifornia.com/
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requirements based on member expectations – cleanliness, comfort, security and safety.”  
AAA assigns hotels ratings of one through five diamonds. 
 
The statewide average daily room rate in California in 2008 for the months of July and August 
was $133.00. 
 
Using the formula, a recent study for the City of Ventura defined low cost accommodations as 
those charging less than $104.50 per night, or approximately 25% below the statewide 
average daily room rate of $133.00 [SBV-MAJ-2-08].  In Ventura, high cost accommodations 
are defined as those hotels with daily room rates 25% higher than the statewide average which 
equates to $166.00.  Rates then between $104.50 and $166.00 would be considered 
moderately priced for the City of Ventura. 
 
A similar comprehensive study of all the hotels in Long Beach has not been conducted, 
although a sampling (2009) of the hotels in or near the Downtown Shoreline area has been 
done.  Higher-cost hotels in the downtown area are the Avia ($155), Hilton ($141), Hyatt 
($144), newly renovated Maya ($155), Renaissance ($155), and Westin ($147).  The Avia 
Hotel and the Hyatt are the only hotels located on filled public tidelands in the Downtown 
Shoreline area.  Although Long Beach (downtown and inland) has a substantial supply of 
lower-cost motels, there are no overnight accommodations in the Downtown Shoreline area 
that would be considered affordable or lower-cost.  In addition, these lower cost motels are 
located outside of the coastal zone and could be replaced by higher cost hotels or motels or 
other uses in the future. 
 
The hotel room rates in Long Beach are similar to Ventura’s rates. Therefore, the definition of 
low cost accommodations in Long Beach will be defined (for the suggested modification 
pertaining to Subarea 1a) as those charging less than seventy-five percent (75%), or twenty-
five percent (25%) below, the statewide average daily room rate during peak season. 
 
As previously stated, the project contemplated by the Golden Shore Master plan is on a site 
near the coast that might otherwise be used to provide affordable accommodations available to 
a wider ranger of the public.  That is why the suggested modifications require the provision of 
lower cost overnight accommodations or the payment of an in lieu charge to mitigate the loss 
of the opportunity to provide lower-cost overnight accommodations on the site by paying an in 
lieu charge to provide for lower-cost overnight accommodations elsewhere. 
 
 Mitigation Requirement 
 
The Commission has found in past actions that the loss of existing, low cost hotel units should, 
under most circumstances, be mitigated at a 1:1 ratio lost to new units provided.  However, 
even when there has been no loss of existing low cost units in association with proposed new 
overnight accommodation developments, if no low cost units are proposed, the Commission 
has typically required mitigation to ensure a range of accommodations are made available to 
visitors.  When high cost overnight visitor accommodations are located on the coast, they 
occupy area that would otherwise be available for lower cost visitor and recreational facilities.  
Thus, the expectation of the Commission is that developers of sites suitable for overnight 
accommodations will provide facilities which serve people with a range of incomes.  If the 
development cannot provide for a range of affordability on-site, then off-site mitigation has 
been required in past commission actions [HNB-MAJ-2-06 (Huntington Beach-Timeshares), 
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San Diego Unified Port District Port District A-6-PSD-8-04/101(Lane Field), A-5-RPV-2-324 
(Long Point), RDB-MAJ-2-08 (Redondo Beach), SBV-MAJ-2-08 (Ventura) & 5-98-156-A17 
(Long Beach Pike)]. 
 
Commission staff has met with the prospective developer of Subarea 1a and advised them that 
the Commission has given the direction that mitigation charges or other mitigation options are 
necessary to protect and provide low cost visitor serving overnight accommodations.  
Commission staff informed the prospective developers that a specific mitigating project, such 
as a new youth hostel, could be an acceptable way to mitigate the loss of the project site for 
low cost overnight accommodations.  The prospective developer indicated a willingness to 
consider the idea of providing a youth hostel in downtown Long Beach, but such a proposal 
would take some time to plan and finance. 
 
Although there currently is no plan to provide any low cost visitor serving overnight 
accommodations in the Long Beach coastal area, the Affordable Overnight Accommodations 
Mitigation Policy suggested for Subarea 1a of the Downtown Shoreline Planned Development 
District (PD-6) includes an alternative approach that would allow a specific mitigating project, 
such as a new youth hostel, to negate the requirement of the in lieu charge by the developer of 
Subarea 1a.  As an alternative to the payment of the mitigation charge, and as an alternative to 
providing lower cost overnight visitor accommodations within Sub-area 1a of PD-6 (Golden 
Shore Master Plan Site), the developer can be permitted to provide specific project (e.g., a 
youth hostel) that provides lower cost overnight visitor accommodations at a minimum ratio of 
one (1) bed for each new hotel room constructed on the Golden Shore Master Plan Site.  A 
minimum of one hundred beds up to a maximum of two hundred beds shall be provided.3  The 
alternative project shall be located within the City of Long Beach coastal area, defined as the 
area within one-half mile of the inland boundary of the City’s coastal zone. 
 
 Amount of Mitigation Charge Requirement 
 
Although the actual provision of lower-cost accommodations in conjunction with a specific 
project is preferable, in past action, the Commission has also found that when this approach is 
not feasible, then the requirement of in-lieu charges to provide new lower-cost opportunities 
constitutes adequate mitigation for the loss or reduction of affordable overnight 
accommodations.  Recent Commission decisions for individual development projects (6-92-
203-A4/KSL, A-6-ENC-07-51, Oceanside LCPA 1-07 & Redondo Beach LCPA 2-08) have 
required the payment of an in-lieu charge of $30,000 paid for each required replacement room 
as a part of the mitigation package.  For high cost overnight visitor accommodations where low 
cost alternatives are not included onsite, a mitigation charge of $30,000 per room is being 
required for twenty-five percent (25%) of the high cost rooms constructed (Permit Amendment 
5-98-156-A17). 
 
The $30,000 per room in-lieu charge amount was established based on figures provided by 
Hostelling International in a letter dated October 26, 2007.  The figures provided are based on 
two models for a one hundred bed, 15,000 square foot hostel facility in the coastal zone, and 
utilize experience from the existing 153-bed Hostelling International San Diego Downtown 
Hostel.  Both models include construction costs for the rehabilitation of an existing structure 
and factor in both “hard” and “soft” construction and start up costs, but do not include costs 

 
3 Hostelling International (John Estrada) estimated that the demand for hostel beds in Long Beach is at least 100 

beds, but not more than 200 beds. 
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associated with ongoing operations.  “Hard” costs include, among other things, the costs of 
purchasing the building and land and construction costs.  “Soft” costs include closing costs, 
architectural and engineering contracts, construction management, permitting fees, legal fees, 
furniture and other equipment costs. 
 
Based on these figures, the total cost per bed ranged from $18,300 for a leased facility to 
$44,989 for a facility on purchased land.  This model is not based on an actual project, and 
therefore the actual cost of the land/building could vary significantly, and therefore the higher 
cost scenario could represent an inflated estimate.  In order to take this into account, the 
Commission finds that a cost per bed located between the two model results is most 
supportable and conservative.  More recent conversations with a representative from the 
Hostelling International have also supported the idea that this cost estimate is applicable to the 
Los Angeles region as well. 
 
Therefore, consistent with recent past commission actions, an in-lieu charge of $30,000 per 
room shall apply to twenty-five percent (25%) of the total number of hotel rooms for hotel 
projects in Subarea 1a of PD-6 that do not provide affordable overnight accommodations.  For 
a one hundred room hotel, as is being required as part of the Golden Shore Master Plan, an in-
lieu charge of $750,000 ($30,000 x 25 = $750,000) would be required.  For a two hundred 
room hotel, the mitigation charge would be $1.5 million ($30,000 x 50 = $1,500,000), and the 
mitigation charge for the maximum-sized four hundred room hotel in Subarea 1a would be $3 
million ($30,000 x 100 = $3,000,000).  The in-lieu mitigation account, to be managed by the 
City of Long Beach, shall be used to provide funding grants to public agencies or non-profit 
organizations for the provision of lower cost overnight visitor accommodations within or in 
close proximity to the coastal zone, including but not limited to hostel accommodations, 
campground accommodations, or low cost hotel or motel accommodations.  The suggested 
modification includes a provision that requires the City to submit a management plan for the 
lower cost visitor accommodation mitigation account to the Executive Director of the 
Commission for approval, prior to permitting any development in Subarea 1a. 
 
These recommended in lieu charges are necessary to mitigate adverse impacts to public 
recreation caused by the loss of opportunities to provide for lower-cost overnight 
accommodations on public tidelands in the Downtown Shoreline area.  If modified as 
suggested, the proposed LUP amendment will meet the requirements of the public access and 
recreation policies of Chapter 3 of the Coastal Act. 
 
 4.  Biological Resources 
 
The Golden Shore development area (PD-6 Subarea 1a) is currently developed with three 
commercial office buildings and associated parking facilities.  A biological study was conducted 
for Subarea 1a of PD-6 which found that there are no sensitive biological resources on the site 
[Golden Shore Property - Evaluation of Biological Resources, by URS Corp., August 6, 2010].  
However, the site is adjacent to environmentally sensitive habitat areas and parks and 
recreation areas as it is located about two hundred feet east of the Los Angeles River Estuary 
and about four hundred feet north of the Golden Shore Marine Preserve. 
 
The high-rise development (up to five hundred feet in height) contemplated by the proposed 
LCP amendment would be located about two hundred feet east of the Los Angeles River 
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Estuary and about four hundred feet north of the Golden Shore Marine Preserve.  The estuary 
and marine preserve (which is a restored wetland that is part of the estuary) are areas used by 
a variety of birds, such as egrets, herons, pelicans, cormorants, ducks gulls, terns, and 
swallows (Golden Shore Property - Evaluation of Biological Resources, by URS Corp., August 
6, 2010).  Development adjacent to the estuary must be designed to prevent impacts which 
would significantly degrade the area, so it is compatible with the continuance of the habitat, as 
required by Section 30240 of the Coastal Act. 
 
Urban sprawl and intensified urbanization have eliminated and/or degraded bird habitat around 
the globe; most development is concentrated along rivers, woodlands, coasts, and wetlands 
that birds depend on for food and shelter.  Loss of habitat squeezes birds into urbanized areas 
where they encounter novel man-made structures.  Modern urban buildings that have clear 
glass or reflect light during the day and are lit up at night, as well as suburban and rural 
buildings with windows and reflective surfaces, can present serious hazards for birds.  Bird 
populations, which have declined from loss of habitat, are seriously threatened by the growing 
presence of man-made structures within their transit and migratory flight space. 
 
Over three decades of research has documented that buildings and windows are the top killer 
of birds in North America4, , ,5 6 7.  In the United States, an estimated 100 million to one billion 
birds perish each year from encounters with buildings8,9.  This level of bird mortality is believed 
to be significant enough to impact the viability of bird populations, leading to local, regional, 
and national declines.  Bird injury or death is primarily due to two factors: 1) the apparent 
inability of birds to detect and avoid glass and reflective surfaces, during the day or night, and 
2) the potential for artificial night lighting to attract and/or entrap foraging or migrating bird 
species. 
 
Collisions resulting in injury or death occur anywhere that birds and windows and reflective 
surfaces coexist because birds do not perceive glass as an obstacle during flight or are 
attracted to reflections they perceive as sky or natural habitat.  Daytime building collisions 
occur on windows and reflective surfaces of all sizes on all building types, from single-story 
buildings to sky scrapers; during all seasons and weather conditions; and in every type of 
environment, from rural and suburban settings to dense city centers.  A building’s threat to 
birds increases substantially when its windows or glass reflects nearby trees, bushes, or other 
potential bird habitat.  Window and reflective surfaces in buildings are indiscriminate killers of 
birds regardless of species, size, age, sex, or migration characteristics and patterns.  The 
amount of windows and reflective surfaces in a building is the strongest predictor of how 
dangerous it is to birds and most collisions end in the death of the bird, either immediately or 
soon after from brain injuries or predation. 
 

 
4 Banks, R. 1979. Human Related Mortality of Birds in The United States. USFWS. Special Scientific Report--Wildlife No. 

215.
5 Ogden, L. September, 1996. Collision Course: The Hazards of Lighted Structures and Windows to Migrating Birds. A 

Special Report for the World Wildlife Fund Canada and the Fatal Light Awareness Program.
6 Hager, S.B., H. Trudell, K.J. McKay, S.M. Crandall & L. Mayer. 2008. Bird Density and Mortality at Windows. The Wilson 

Journal of Ornithology. Vol. 120 (3):550-564.
7 Gelb, Y. & N. Delacretaz. 2009. Windows and Vegetation: Primary Factors in Manhattan Bird Collisions. Northeastern 

Naturalist. Vol. 16(3):455-470.
8 USFWS. January 2002. Migratory Bird Mortality: Many Human-Caused Threats Afflict Our Bird Populations.
9 Klem, D.  February, 2009. Avian Mortality At Windows: The Second Largest Human Source of Bird Mortality on Earth. 

Proceedings of the Fourth International Partners in Flight Conference: Tundra to Tropics. 244-251.
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Two characteristics of reflective or glazed surfaces and glass contribute to birds’ inability to 
see them: reflection and transparency.  Reflections of the sky and vegetation look no different 
to a bird than the real thing and lure in birds resulting in collisions.  The reflective property of a 
surface material is referred to as reflectivity.  Reflectivity is a measurement of how reflective a 
material is; it is a measure of the intrinsic reflectance of the surface of a material.  A material’s 
reflectivity can be reduced several ways including application of anti-reflective (AR) coatings or 
permanent stencils and fritting or frosting.  Transparent glass is invisible to birds which collide 
with the glass as they attempt to fly through it toward potential perches, prey items, and other 
attractions inside and beyond the glass.  Transparency is exacerbated in buildings with 
significant amounts of clear glass that have plant decorated lobbies, interior atriums, windows 
installed opposite each other, glass balconies, and glass corners because birds perceive such 
conditions as unobstructed flyways. 
 
Illuminated buildings, especially during bad weather, can create conditions that are hazardous 
to birds, particularly night foraging or migrating birds.  The illuminated space around buildings 
can act as a beacon to birds who may become disoriented and unwilling or unable to leave the 
lighted area and who then may succumb to exhaustion, predation, or collision.  Seabirds have 
been observed to continually circle lights, falling prey to “light entrapment,” whereby they 
remain trapped within the zone of illumination and are unable or unwilling to return to the 
darkness until overcome with exhaustion.  Seabirds have also been observed to become 
disoriented in the presence of bright lighting at night, suffering injury or death after colliding 
with lights or nearby structures or stranding on lighted platforms where they can become 
vulnerable to injury, oiling or other feather contamination, exhaustion, and depredation by 
avian predators10.  Depending on the species, migrating birds fly at heights ranging from one 
hundred to over five hundred feet.  Nocturnal migrants rely heavily on visual cues to orient 
themselves and often descend to lower heights during inclement weather, where they may 
encounter artificial light from buildings.  Clouds, fog and other moisture in the air during storms 
or inclement weather increases the illuminated area around buildings compounding the 
problem. 
 
Regarding light entrapment, recent studies have shown that steady red lights are the worst in 
terms of attracting and disorienting birds, followed by broad spectrum white lights.  Research 
carried out in the North Sea on several natural gas production facilities and by scientists at the 
Max Planck Institute and Philips Lighting has suggested that green or blue lights are 
significantly less effective at attracting and entrapping birds. 
 
A number of factors contribute to a building being a hazard for birds.  The factors that should 
be considered when determining whether to require bird safe building practices include: 1) 
location of the building in relation to recognized migration corridors or flyways; 2) proximity of 
the building to open terrestrial and aquatic foraging areas – parks, forests, rivers, streams, 
wetlands and ocean; 3) proximity of the building to documented stopover or roosting locations; 
and 4) regions prone to haze, fog, mist, or low-lying clouds.  Researchers have found that a 
combination of building characteristics, coined, “bird-hazards,” present the greatest threat to 
birds.  These characteristics include buildings located within or immediately adjacent to open 
spaces with lush landscaping and with a façade of more than thirty-five percent (35%) glazing; 
buildings located adjacent to or near wetlands or open water and with a facade of more than 

 
10 Rich, C. & T. Longcore.  2006.  Ecological Consequences of Artificial Night Lighting.  Island Press, Washington, D.C.  

458 pgs. 
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thirty-five percent (35%) glazing; and buildings with ‘bird traps’ such as glass courtyards, 
transparent building corners, and glass balconies. 
 
This LCP Amendment amends the Downtown Shoreline Planned Development District (the 
PD-6 ordinance) portion of the City’s LCP, which applies to an area in the City of Long Beach 
that is an urban in character with many tall buildings.  This area of downtown Long Beach is 
characterized by several of the factors that contribute to buildings being collision hazards for 
birds.  The Downtown Shoreline area is adjacent to the ocean and the Los Angeles River 
Estuary, a wetland that supports numerous bird species.  The area is prone to fog during 
summers and is also located within the Pacific Flyway, a primary migratory route for birds.  The 
Golden Shore development area (PD-6 Subarea 1a) is located just a few hundred feet north of 
the Golden Shore Marine Preserve, a restored coastal marsh that provides habitat for several 
species of birds, including gulls, ducks, terns, herons, egrets, grebes, cormorants, kingfishers 
and osprey.11

 
Section 30240 (b) of the Coastal Act states: 
 

Development in areas adjacent to environmentally sensitive habitat areas and parks 
and recreation areas shall be sited and designed to prevent impacts which would 
significantly degrade those areas, and shall be compatible with the continuance of 
those habitat and recreation areas. 

 
Section 30240 (b) of the Coastal Act applies to development in the Downtown Shoreline 
Planned Development District of Long Beach because of the proximity of environmentally 
sensitive habitat areas (ocean and wetlands) and the recognized flyway, the Pacific Flyway.  
Millions of birds, more than 350 species, follow the Pacific Flyway12.  The oceanic route of the 
Pacific Flyway passes right along the Pacific Coast of North America and includes all of Long 
Beach.  Spring migration occurs between February through May, and fall migration begins in 
August and lasts through November. During this time, collisions with buildings can increase 
notably. 
 
Section 30230 of the Coastal Act states: 
 

Marine resources shall be maintained, enhanced, and where feasible, restored. 
Special protection shall be given to areas and species of special biological or 
economic significance. Uses of the marine environment shall be carried out in a 
manner that will sustain the biological productivity of coastal waters and that will 
maintain healthy populations of all species of marine organisms adequate for long-
term commercial, recreational, scientific, and educational purposes.  

 
Section 30230 applies to development is the Downtown Shoreline Planned Development 
District of Long Beach because of the threat of day and night collisions with buildings for both 
non-migrating and migrating birds, including seabirds, shorebirds, wading birds, and raptors. 
 

 
11 Evaluation of Biological Resources - Golden Shore Property, by URS Corp., August 6, 2010. 
12 City of San Francisco.  October 2010.  Standards for Bird-Safe Buildings.  City of San Francisco Planning Department 
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It is possible to design buildings so they are less hazardous to birds by implementing bird safe 
building practices.  Several major cities including Toronto13, San Francisco14, Chicago15, and 
New York16, have developed bird safe building guidelines, and a number of buildings in these 
cities have employed bird safe building practices.  Bird safe building practices include specific 
treatments and design considerations for windows and glazed surfaces, lighting, and 
landscaping.  Employment of these practices is proving effective; for instance, Swarthmore 
College renovated their Unified Science Center building using glass with a ceramic frit matrix 
and has measured a significant reduction in bird strikes17.  The suggested modifications for 
reducing bird collisions with buildings in the sub-area of Long Beach, developed in large part 
on the measures that have been successful in the cities listed above, are listed in Section II 
(Page Five) of this staff report. 
 
The primary bird safe building policies, listed below, will be carried out by the more specific 
requirement set forth in the suggested modifications.  In order to adequately carry out the 
habitat protection policies of the Coastal Act, the Downtown Shoreline Planned Development 
District (PD-6) shall be modified to include the following policy language: 
 

Bird-Safe Buildings Policies: 
 

• All new buildings, and major renovations of existing buildings, shall be required to 
provide bird-safe building facade treatments in order to reduce potential for bird 
strikes. 

 

• Landscaped areas next to buildings, including patios and interior courtyards, shall 
be designed and sited to avoid or minimize bird-strike hazards caused by reflective 
building surfaces. 

 

• Buildings shall be designed to use minimal external lighting (limited to pedestrian 
safety needs) and to minimize direct upward light, spill light, glare and artificial 
night sky glow.  Buildings shall also be designed to minimize light pollution from 
interior lighting to the maximum feasible extent. 

 
Bird-Safe Buildings Standards: 
 
All new buildings, and major renovations of existing buildings, shall be required to 
provide bird-safe building treatments for the facade, landscaping, and lighting 
consistent with the guidelines provided below: 

 
Glazing treatments: 

 

• Fritting, permanent stencils, frosted, non-reflective or angled glass, exterior 
screens, decorative latticework or grills, physical grids placed on the exterior of 
glazing, or UV patterns visible to birds shall be used to reduce the amount of 

                                            
13 City of Toronto.  March 2007.  Bird Friendly Development Guidelines.  13 City of Toronto Green Development Standard 

(www.toronto.ca/lightsout/) 
14 Ibid.  October 2010.  City of San Francisco. 
15 City of Chicago.  Design Guide for Bird-Safe Buildings: New Construction and Renovation. 
16 Brown, H., S. Caputo,  E.J. McAdams, M. Fowle, G.Phillips, C. Dewitt, & Y. Gelb.  May 2007.  Bird Safe Building 

Guidelines.  New York City Audubon (www.nycaudubon.org).. 
17 Grasso-Knight, G. & M. Waddington. Spring 2000 Report on Bird Collisions with Windows at Swarthmore College. 
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untreated glass or glazing to less than thirty-five percent (35%) of the building 
façade. 

• Where applicable vertical elements within the treatment pattern should be at least 
one-quarter inch (1/4”) wide at a maximum of spacing of four inches (4”) and 
horizontal elements should be at least one-eighth inch (1/8”) wide at a maximum 
spacing of two inches (2”). 

• No glazing shall have a “Reflectivity Out” coefficient exceeding thirty percent 
(30%).  That is, the fraction of radiant energy that is reflected from glass or glazed 
surfaces shall not exceed thirty percent (30%). 

• Equivalent treatments recommended by a qualified biologist may be used if 
approved by the City and/or the Coastal Commission. 

 
Lighting Design: 

 

• Nighttime lighting shall be minimized to levels necessary to provide pedestrian 
security. 

• Buildings shall be designed to minimize light spillage and maximize light shielding 
to the maximum feasible extent. 

• Building lighting shall be shielded and directed downward.  Up-lighting is 
prohibited.  Use of “event” searchlights or spotlights shall be prohibited. 

• Landscape lighting shall be limited to low-intensity and low-wattage lights. 
• Red lights shall be limited to only that necessary for security and safety warning 

purposes. 
 
Landscaping: 
 

• Trees and other vegetation shall be sited so that the plants are not reflected on 
building surfaces. 

• In order to obscure reflections, trees and other vegetation planted adjacent to a 
reflective wall or window shall be planted close to (no further than three feet from) 
the reflective surface. 

• For exterior courtyards and recessed areas, building edges shall be clearly defined 
by using opaque materials or non-reflective glass. 

• Walkways constructed of clear glass shall be avoided. 
 
Building Interiors 
 

• Light pollution from interior lighting shall be minimized through the utilization of 
automated on/off systems and motion detectors. 

 
Lights Out for Birds 
 

• The City shall encourage building owners and operators to participate in “Lights 
Out for Birds” programs or similar initiatives by turning off lighting at night, 
particularly during bird migration periods. 

 
If modified as suggested, the proposed LUP amendment can be found to meet the 
requirements of Sections 30230 and 30240 of the Coastal Act. 
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 5.  Scenic and Visual Qualities 
 
Development of the Golden Shore area with several high-rise structures up to five hundred 
feet tall could adversely affect the scenic and visual qualities of this coastal area unless 
specific policies are implemented to protect these qualities as required by Section 30251 of 
the Coastal Act. 
 

Section 30251 of the Coastal Act.  The scenic and visual qualities of coastal areas 
shall be considered and protected as a resource of public importance. Permitted 
development shall be sited and designed to protect views to and along the ocean and 
scenic coastal areas, to minimize the alteration of natural land forms, to be visually 
compatible with the character of surrounding areas, and, where feasible, to restore 
and enhance visual quality in visually degraded areas.  New development in highly 
scenic areas such as those designated in the California Coastline Preservation and 
Recreation Plan prepared by the Department of Parks and Recreation and by local 
government shall be subordinate to the character of its setting. 

 
One of the biggest changes included in this LCP amendment is the increase in the height limit 
to five hundred feet.  The current height limit for Subarea 1 is 250 feet.  This change (the 
higher height limit), however, is not inconsistent with Section 30251 since the height of the 
high-rises proposed in the Golden Shore Master Plan will not adversely affect the scenic and 
visual qualities of this coastal area any more than the existing multi-story office buildings on 
the site. 
 
Downtown Long Beach (along Ocean Boulevard) is one part of the coastal zone that is 
currently planned to accommodate the tallest buildings with the highest density of uses.  
Therefore, the character of the downtown area will not be significantly changed by new high-
rises, since the area already has many tall buildings.  The tallest building in the City, just under 
four hundred feet tall, is the thirty-story World Trade Center located on Ocean Boulevard just 
across the street from Subarea 1.  A five hundred foot height limit would not be as high as the 
current six hundred foot height limit in Subarea 4 of the Downtown Shoreline Planned 
Development District (Exhibit #2). 
 
The important issue is the design of the public areas in the master plan.  The proposed LUP 
amendment does not adequately protect the scenic and visual qualities of the area as required 
by Section 30251 of the Coastal Act because it does not provide areas for public viewing areas 
on the seaward side of the proposed structures.  The LCP recognizes that the development of 
the south side of Ocean Boulevard with large buildings will obstruct coastal views, but it calls 
for public access on the south side of buildings in order to provide for public views of the 
shoreline.  The following access policies are set forth in the general development and use 
standards for PD-6: 
 

(b)2. Pedestrian access to the shoreline from Ocean Boulevard shall be provided by a 
variety of pedestrian walkways in a reasonably direct path.  Access ways from Ocean 
Boulevard to the shoreline areas shall be accentuated by attractive landscape 
treatment. 
 
(b)3. All subareas should contain public walkways, seating in landscape areas, and, 
whenever feasible, shoreline viewing areas as specified in the Subarea Standards. 
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(b)4. A continuous east/west pedestrian walk at Ocean Boulevard level, from Cedar to 
Alamitos Avenue, not less than twenty feet in width, accessible across each subarea 
from Ocean Boulevard, shall be provided by all new construction…. 

 
Therefore, additional policies are necessary in order to ensure that the development is 
designed to protect views to and along the ocean and scenic coastal areas, and in the park.  In 
order to ensure that the development is sited and designed to protect views to and along the 
ocean and scenic coastal areas as required by Section 30251 of the Coastal Act, the PD-6 
ordinance for Subarea 1a shall be modified to include the following policies: 
 

An east-west public walkway, at least twenty feet (20’) in width, shall be provided to 
connect the plaza level of the buildings in Subarea 1 to the Golden Shore Avenue 
sidewalk.  This east-west public walkway shall located south of the main tower and 
shall be uncovered and designed to maximize public views to the shoreline areas 
situated to the east, south and west of the subarea.  . 
 
Any building permitted to encroach over Seaside Way shall provide a minimum of forty 
feet (40’) overhead clearance above street level, and shall be designed to remain 
open to air and light.  Where buildings are permitted over Seaside Way, the southern 
side at the lower level adjacent to Seaside Way shall remain open to air and light (i.e., 
structural development at the Seaside Way level shall be limited to the minimum 
necessary to provide building support).  To the extent feasible to allow for automobile, 
bicycle, and pedestrian circulation, Seaside Way shall be improved with landscaping, 
planters, or other features designed to enhance the visual appearance along the street

 
Horizontal distances between high-rise buildings (buildings over ninety feet tall) shall 
be at least eighty feet to allow for adequate light and views. 

 
Rooftop features: No portion of any structure shall exceed a height of five hundred feet 
(500’), measured from Ocean Boulevard grade

 
The placement of above-ground electrical cabinets or transformers in the park shall 
be prohibited. 

 
If modified as suggested, the LUP amendment meets the requirements of, and will be in 
conformance with the Chapter 3 policies of the Coastal Act. 
 

6.  PD-6 Subarea Map 
 
The LUP amendment cannot be certified as submitted because the PD-6 Zoning Map 
(Attachment B) attached to Ordinance No. ORD-10-0013 places some of the subarea 
boundaries in the wrong place.  The incorrect map that was submitted attached to Ordinance 
No. ORD-10-0013 would inadvertently make Shoreline Village part of Subarea 11.  The 
boundary between Subareas 8 and 10 is also drawn in an incorrect location.  The map must be 
modified to correctly show the boundaries between the subareas, or the map will not 
correspond with the certified LUP policies that apply separately for each individual subarea.  
Therefore, the Zoning Map (Attachment B of PD-6) shall be corrected to restore the former 
certified boundaries of Subareas 6, 8, 10 and 11, as shown on Exhibit #2 of the staff report 
(Exhibit #2).  The LUP amendment will meet the requirements of the Chapter 3 policies of the 
Coastal Act only if it is modified as suggested in Section II of this report. 
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7.  Conclusion 
 
The purpose of the certified LUP, and in this case the PD-6 ordinance, is to set forth clear and 
concise policies for the ongoing use, maintenance and enhancement of the coastal resources 
in the Downtown Shoreline area.  The certified LUP policies must meet the requirements of, 
and be in conformity with, the Chapter 3 policies of the Coastal Act.  If modified as suggested, 
the new PD-6 text for Subarea 1a will provide policy language necessary to protect coastal 
resources as required by the Chapter 3 policies of the Coastal Act.  Therefore, the LUP 
amendment request, if modified as suggested, meets the requirements of, and is in conformity 
with, the policies of Chapter 3 of the Coastal Act. 
 
E. Deny the LIP Amendment Request as Submitted
 
The PD-6 ordinance is partly an LCP implementing ordinance.  Therefore, the LCP 
amendment affects the LIP portion of the certified LCP.  The Golden Shore Master Plan will be 
incorporated in the certified LCP as an implementing ordinance.  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).  Several 
modifications to the LIP portion of this LCP amendment will be necessary in order to meet this 
standard.  The Golden Shore Master Plan, part of the proposed LCP implementing ordinance, 
is not adequate to carry out, the provisions of the certified LUP since it does not contain all of 
the requirements necessary to adequately implement the proposed and suggested LUP 
policies. 
 
F. Certify the LIP Amendment Request with the Suggested Modifications
 
In order to conform with, and be adequate to carry out, the provisions of the certified LUP (as 
modified herein), the LIP must include the modifications suggested in Section II of this staff 
report.  Section 30604(b) of the Coastal Act provides that after certification of an LCP, the 
coastal development permits shall be issued if the issuing agency or the Commission on 
appeal finds that the proposed development is in conformity with the certified LCP. 
 
In order to ensure the public and permit applicants are fully aware of applicable policies for 
development projects subject to local permit jurisdiction, the Commission recommends the 
following modifications: 
 

SUBAREA 1a 
 

The Golden Shore subarea consists of a 4.31-acre site west of Golden Shore and a 
1.56 acre site east of Golden Shore.  The site previously was developed in 
accordance with binding development agreement(s) and a judgment which was 
entered on or about March 21, 1974, in the case of Redevelopment Agency of the City 
of Long Beach, etc., et al. vs. The California Coastal Zone Conservation Commission, 
etc., et al., LASC Case No. SOC 32763.  All future development of Subarea 1a shall 
be carried out in accordance with the Golden Shore Master Plan adopted by the 
Planning Commission and City Council, as follows: [See Exhibit #3, p.11]. 

 
Certification of the Golden Shore Master Plan is subject to the following modifications: 
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The following policy shall be added to the Golden Shore Master Plan, Pedestrian 
Circulation (Page 18), and the Site Layout Options (Figure 4 on Pages 13-16) shall be 
revised accordingly: 

 
Walkways for pedestrians, at least ten feet (10’) wide, shall be provided along each 
side of Golden Shore Avenue between Ocean Boulevard and the bridge over 
Shoreline Drive.  The sidewalks on the bridge over Shoreline Drive shall be widened 
to the extent feasible.  A walkway for pedestrians, at least ten feet (10’) wide, shall be 
provided along the north side of Seaside Way, east of the intersection with Golden 
Shore Avenue.  An east-west public walkway, at least twenty feet (20’) in width, shall 
be provided to connect the plaza level of the buildings in Subarea 1 to the Golden 
Shore Avenue sidewalk.  This east-west public walkway shall located south of the 
main tower and shall be uncovered and designed to maximize public views to the 
shoreline areas situated to the east, south and west of the subarea.  Public stairways 
and elevators shall be provided to connect the east-west public walkway to Seaside 
Way. 
 

The following policy shall be added to the Golden Shore Master Plan, Building Design 
(Page 22), and the Site Layout Options (Figure 4 on Pages 13-16) shall be revised 
accordingly: 

 
Seaside Way.  Seaside Way shall be preserved for automobile, bicycle and pedestrian 
circulation.  Any building permitted to encroach over Seaside Way shall provide a 
minimum of forty feet (40’) overhead clearance above street level, and shall be 
designed to remain open to air and light.  Where buildings are permitted over Seaside 
Way, the southern side at the lower level adjacent to Seaside Way shall remain open 
to air and light (i.e., structural development at the Seaside Way level shall be limited to 
the minimum necessary to provide building support).  To the extent feasible to allow 
for automobile, bicycle, and pedestrian circulation, Seaside Way shall be improved 
with landscaping, planters, or other features designed to enhance the visual 
appearance along the street. 
 
The following policy on Page 25 shall be revised as follows: 
 
Parking Entries:  Parking entries should shall be integrated into building design with 
care given to maintaining adequate line of site for pedestrian safety and shall not 
cause long queue lines on public streets nor interfere with bicycle travel.  Parking 
entries shall clearly be clearly signed and designated for public, private, residential or 
retail uses. 
 
The following text shall be added to the Golden Shore Master Plan, Processing and 
Administration (Page 35): 
 
The developer shall be responsible for obtaining a local coastal development permit 
from the Department of Development Services prior to the commencement of any 
demolition and/or construction. 
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In addition, the specific Bird-Safe Buildings Practices, which are necessary to implement the 
Bird-Safe Buildings Policies set forth in the suggested modifications section of this staff report, 
are being added as suggested implementing ordinances. 
 
The LIP amendment can be certified only if it is modified as suggested in Section II of this staff 
report.  Because the amendment request constitutes both an LUP and LIP amendment, the 
suggested modifications are the same for both the LUP and LIP amendment.  If modified as 
suggested, the LIP amendment will conform with, and be adequate to carry out, the provisions 
of the certified LUP, as modified. 
 
G. 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 Golden Shore master Plan and the associated LCP amendment.  On March 
18, 2010, the City of Long Beach Planning Commission certified the Environmental Impact 
Report for the Golden Shore Master Plan (SCH No. 2008111094) for the project that is directly 
related to this LCP amendment.  The EIR was certified with a Statement of Overriding 
Considerations for significant and unavoidable air quality impacts caused by short-term 
construction activities and traffic impacts.  The EIR sets forth numerous mitigation measures to 
lessen the identified environmental impacts. 
 
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, with adoption of the suggested modifications listed in Section II of this report, will 
meet the requirements of and be in conformity with the policies of Chapter 3 of the Coastal Act.  
The suggested modifications to the LCP amendment are necessary to ensure that pedestrian 
access, lower cost coastal recreation opportunities, and birds are protected in conformity with 
the requirements of the Chapter 3 policies of the Coastal Act. 
 
Certification of the LCP if modified as suggested complies with the California Environmental 
Quality Act because: 1) feasible mitigation measures and/or alternatives have been 
incorporated to substantially lessen any significant adverse effects of the plan on the 
environment, and 2) there are no further feasible alternatives and mitigation measures that 
would substantially lessen any significant adverse impacts which the LCP Amendment may 
have on the environment.  The Commission finds that the proposed LCP amendment if 
modified as suggested will be consistent with Section 21080.5(d)(2)(A) of the Public 
Resources Code. 
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