
STATE OF CAliFORNIA-THE RESOURCES AGENCY 

: . .,._ CALIFORNIA COASTAL COMMISSION 
Filed: 2/28/97 J SOUTH COAST AREA 
49th Day: 4118/97 ,. 

• 

W. BROADWAY, STE. 380 
. BOX 1450 

NG BEACH, CA 90802-4416 
(310) 590-5071 

180th Day: 8/27/97 ....... 
Staff: CP-LB ~ 

• 

• 

APPLICATION NO.: 

APPLICANT: 

AGENT: 

PROJECT LOCATION: 

Staff Report: 3/20/97- 1 
Hearing Date: April 8, 1997 
Commission Action: 

STAFF REPORT: PERMIT AMENDMENT 

5-96-274-A (P-80-7497) 

Northwestern Mutual Life 

Jonathan Glasgow 

401-435 Shoreline Village Drive, Downtown Shoreline area. 
City of Long Beach, Los Angeles County. 

DESCRIPTIONS OF ORIGINAL APPROVALS: 

Coastal Development Permit P-79-5251 (City of Long Beach, 6/11/79) 
permitted the construction of Fisherman•s Village shopping center. now 
known as Shoreline Village. including three restaurants totalling 17,500 
square feet, 18,000 square feet of leasable commercial area (including 
arcades. chadlery, yacht broker. etc.), 252 parking spaces, landscaping. 
lighting. pedestrian promenades with view points. all required utilities, 
and miscellaneous site improvements. 

Coastal Development Permit P-80-7497 (City of Long Beach, 2/2/81) 
permitted a revised Fisherman•s Village project which increased the total 
amount of commercial area from 35,500 square feet to 51,000 square feet. 

DESCRIPTION OF CURRENT PROPOSAL: 

Amend Coastal Development Permit P-80-7497 to increase the permitted 
commercial area in Shoreline Village shopping center from 51,000 square 
feet to 69,376 square feet of enclosed commercial area and 12,992 square 
feet of outdoor dining area. This is an after-the-fact application. 

SUMMARY OF SIAFF RECOMHENPATION: 

The primary Coastal Act issue addressed in this report is the appropriate 
balance between waterfront commercial uses and low-cost recreational uses 
taking into consideration the amount of available parking in the area. The 
Downtown Shoreline area of Long Beach provides a wide range of uses which 
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attract large numbers of visitors and employees, many of which arrive by 
automobile. Most of the area's attractions are coastal related such as the 
beach, marinas. parks. aquarium, and Shore 11 ne Vi 11 age. Access to pub 1i c 
parking for these attractions is limited, especially on summer weekend days. 
On summer weekend days, Shore11 ne Village generates a h1 gher demand for 
parking than is currently supplied in the Shoreline Village public parking 
lot. On most weekdays and nights, however, there is adequate parking 
available for visitors to Shoreline Village and the other attractions. 

Staff recommends that the Commission approve the proposed amendment. but only 
with conditions which mitigate the negative impacts that the proposed 
amendment will have on public access to the coast. The conditions are 
necessary to protect the public's ability to use public parking to access the 
waterfront. The recommended conditions of approval require the applicant to 
enlarge the Shoreline Village public parking lot to 433 parking spaces, 
participate in the traffic and parking management association which will be 
formed by the City to meet the requirements of the LCP, and to develop and 
implement an employee parking program. In addition, all future improvement(\ 
additions or intensifications of use will require a new Coastal Development .. ··. 
Permit or amendment to this permit. Only as conditioned is the proposed 
amendment consistent with the Chapter 3 policies of the Coastal Act. 

PROCEDURAL NOTE: 

Section 13166 of the California Code of Regulations provides for referral of a 
permit amendment request to the Commission if: 

1) The Executive Director determines that the proposed amendment is a 
material change, 

2) Objection is made to the Executive Director's determination of 
immateriality, or 

3) The proposed amendment affects conditions required for the purpose 
of protecting a coastal resource or coastal access. 

In this case, the Executive Director determined that the proposed amendment is 
a material change which could affect coastal access. If the applicant or 
objector so requests, the Commission shall make an independent determination 
as to whether the proposed amendment is material. [14 California Code of 
Regulations 13166]. 

..... 
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LOCAL APPROVAL RECEIVEP: 

1. City of Long Beach Site Plan Review Case No. 9609-15, 10/9/96. 

SUBSTANTIVE FILE DOCUMENTS: 

1. Coastal Development Permit 5-94-010 & amendment 5-94-010-A2 
(Northwestern Mutual Life). 

2. Coastal Development Permit 5-96-071 (City of Long Beach). 
3. Coastal Development Permit 5-96-010 (Northwestern Mutual Life). 
4. Coastal Development Permit P-80-7497 (City of Long Beach). 
5. Coastal Development Permit P-79-5152 (City of Long Beach). 

STAFF NOTE: 

The Commission's approval of the proposed amendment is required because the 
project is located on state tidelands within the Commission's area of original 
jurisdiction. Pursuant to Section 30519 of the Coastal Act, any development 
located within the Commission's area of original jurisdiction requires a 
Coastal Development Permit from the Commission. The Commission originally 
approved Coastal Development Permit P-80-7497 on February 2, 1981. The 
Commission's standard of review for the Coastal Development Permit amendment 
for the proposed development 1s the Chapter 3 policies of the Coastal Act. 
The City's certified LCP is advisory in nature and may provide guidance. 

STAFF RECQMMENPATION: 

The staff recommends that the Commission adopt the following resolution: 

I. Approval with Conditions 

The Commission hereby grants, subject to the conditions below, an 
amendment to the permit for the proposed development on the grounds that 
the development and the amendment, as conditioned, will be in conformity 
with the provisions of Chapter 3 of the California Coastal Act of 1976, 
is located between the sea and first public road nearest the shoreline 
and is in conformance with the public access and public recreation 
policies of Chapter 3 of the Coastal Act, and will not have any 
significant adverse impacts on the environment within the meaning of the 
California Environmental Quality Act. 
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1. Shoreline Village parking Lot 

Prior to issuance of the permit amendment. the applicant shall complete 
the enlargement of the Shoreline Village public parking lot to 433 spaces 
as approved by Coastal Development Permit amendment 5-94-010-A2 
(Northwestern Mutual Life). 

2. Parking & Traffic Association 

The permittee shall participate in the Traffic and Parking Management 
Association that is established by the City of Long Beach pursuant to its 
certified Local Coastal Program as soon as such an association is 
established [see certified LCP Downtown Shoreline Planned Development 
Plan (PD-6): General Development and Use Standard (b)6J. The association 
sha 11 : : .. 

(a) Include amongst its goals the preservation of public access and the 
coordination of parking facilities. parking fees and shuttle 
services to manage parking and traffic in the Downtown Shoreline 
area. and. 

• 

(b) Allow its members to vote on all association decisions regarding the • 
coordination of parking facilities. parking fees and shuttle 
services in the Downtown Shoreline area. 

3. Employee parking 

Prior to issuance of the Coastal Development Permit amendment. the 
applicant shall submit an employee parking program. subject to the review 
and approval of the Executive Director. which meets the following 
criteria: 

(a) The plan identifies at least 100 parking spaces that will be 
available to all employees. owners and tenants of the establishments 
of Shoreline Village while they are working. and. 

(b) None of the 100 parking spaces shall be in the public parking areas 
located in Marina Green. Riverfront Park or along the shoulders of 
Shoreline Drive. although they may be in the marina boat owner 
parking areas. and. 

(c) None of the 100 spaces is more than 1,500 feet from Shoreline 
Village unless: (i) they are located within 200 feet of an existing 
free public transit <Runabout) stop. and (ii) the schedules and 
frequency of the shuttles and choice of routes will not 
significantly increase commute times such that employees will have • 
an incentive to park in public lots (such as the Marina Green lot) 
to avoid being late for work. and. 
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' (d) The plan ensures that the employee parking is provided to employees 
at a cost that does not exceed the cost of parking in nearby public 
parking lots (such as the Marina Green public lots>. and, 

(e) The plan identifies the signs, notices and other measures that will 
inform all Shoreline village employees, owners and tenants of the 
employee parking program. 

The applicant shall implement the employee parking program as approved by 
the Executive Director for the life of the uses approved by this 
amendment. Any changes in the employee parking program as approved by 
the Executive Director shall be submitted for the review of the Executive 
Director to determine whether an amendment to this permit is required. 

4. Future Improvements. Additions or Intensification 

All future improvements, additions or intensifications of use in the 
Shoreline Village shopping center, such as additional restaurants or 
expansion of service area of existing restaurants including outdoor 
dining, shall require a new Coastal Development Permit or amendment to 
this permit. 

III. Findings and Declarations 

The Commission hereby finds and declares: 

A. Amendment Description and Project History 

The applicant, Northwestern Mutual Life, proposes to amend Coastal Development 
Permit P-80-7497 to increase the permitted commercial area in Shoreline 
Village shopping center from 51,000 square feet to 69,376 square feet of 
enclosed commercial area and 12,992 square feet of outdoor dining area 
(Exhibit #8). This is an after-the-fact application which the applicant has 
submitted in order to address the discrepancy between what was permitted by 
Coastal Development Permit P-80-7497 and what has been built. The applicant 
requests the Commission's approval of the existing configuration and 
commercial uses in the Shoreline Village shopping center (Exhibit #8). 

Shoreline Village is a shopping center with a maritime theme located on the 
waterfront in the Downtown Shoreline area of the City of Long Beach (Exhibit 
#2). Shoreline Village contains three major restaurants <Oink's Diner, The 
Yard House, Parker's Lighthouse) and several smaller eating establishments and 
tourist oriented retail stores <Exhibit #8). The shopping center, which is 
built on tidelands, shares the Long Beach downtown waterfront area with the 
Downtown Long Beach Marina and the Queensway Bay Harbor now being constructed 
(Exhibit #3). Although the nearest public beach is located one-half mile east 
of Shoreline Village, the entire area is a popular coastal recreation area . 
Visitors to the area can take advantage of the many sailing and boating 
opportunities, access the coastal bicycle path, go fishing, use the parks and 
beach, sightsee, or shop at Shoreline Village. 
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Most of the Downtown Shoreline area was developed in the late 1970's and early • 
1980's under Coastal Development Permits approved by the Commission in 1979. 
The Downtown Shoreline area of Long Beach currently contains the Downtown Long 
Beach Marina, Marina Green Park, the Long Beach Convention and Entertainment 
Center, Hyatt Regency Hotel, Rainbow Lagoon Park, Shoreline Village shopping 
center, the Long Beach Aquarium of the Pacific, Catalina Landing, and 
Queensway Bay Harbor and Riverfront Park (currently under construction) 
<Exhibit #3). Until its demolition in 1979, the f.amous Pike amusement park 
was situated on the now land-locked (filled) beach in the Downtown Shoreline 
area. 

The Downtown Shoreline area of Long Beach is comprised primarily of 
state-owned public tidelands which are administered by the City of Long Beach 
under a Tidelands Trust Agreement with the State of California. The Chapter 
138 line, the boundary between the privately owned upland properties and the 
public tideland areas in the Downtown Shoreline area, is the former mean high 
tide line. The public tideland areas subject to the Long Beach Tidelands 
Trust Agreement are the filled areas which lie seaward of the Chapter 138 , 
line. The Chapter 138· line runs roughly corresponds to the alignment of ·.
Seaside Way <Exhibit #2). Shoreline Village is located on the state-owned·· 
public tidelands which are in the Commission's area of original jurisdiction. 

The Commission's original approval for a shopping center on the Shoreline 
Village site occurred in 1979 when the City of Long Beach Downtown Shoreline 
Plan came before the Commission for approval <Exhibit #2). The Commission 
approval of the Downtown Shoreline Plan included the improvement of Shoreline • 
Aquatic Park (Coastal Development Permit P-79-5253), the improvement of the 
Marina Green Park <Coastal Development Permit P-79-5250), the construction of 
the Downtown Long Beach Marina (Coastal Development Permit P-79-5249), the 
construction of the Pacific Terrace Marina (Coastal Development Permit 
P-79-5252), and the construction of "Fisherman • s Vi 11 age" shopping center on 
the Shoreline Village site (Coastal Development Permit P-79-5251). The 
purpose of the approved developments was to encourage day use activities on 
the Long Beach waterfront. 

The Commission's approval on June 11, 1979 of Coastal Development Permit 
P-79-5251 (City of Long Beach) permitted the construction of 11 Fisherman•s 
Village11 shopping center on the Shoreline Village site <Exhibit #5). The 1979 
approval included the construction of three restaurants with a total of 17,500 
square feet of gross floor area, and 18,000 square feet of other commercial 
uses <combined total of 35,500 square feet of commercial floor area). That 
project included the provision of 252 parking places to serve the approved 
commercial uses. 

The Fisherman's Village project, however, was revised before it was built. On 
February 2, 1981, the Commission approved Coastal Development Permit P-8Q-7497 
(City of Long Beach) for a revised shopping center project (Exhibit #6). The 
Commission's approval increased the total permitted amount of commercial area 
from 35,500 square feet to 51,000 square feet. The amount of parking provided 
in the Shoreline Village public parking lot was increased to 409 total parking 
spaces, 98 of which were reserved for boat owners in the adjacent marina. • 
Negative Declaration ND-23-80 was prepared and adopted for the revised 
shopping center approved by Coastal Development Permit P-80-7497 (Exhibit #7). 
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The shopping center was constructed in 1981 and became known as Shoreline 
Village. The project that was built, however, contains more internal floor 
area than was permitted by Coastal Development Permit P-80-7497 (City of Long 
Beach). Negative Declaration ND-23-80, prepared for the shopping center, 
contains a chart which describes the structural area allocations for the 
project approved by Coastal Development Permit P-80-7497 (Exhibit #7, p.5). 
The total figure for the interior floor area (including the ground floor, 
second floor, and restrooms) is 58,373 square feet. The amount of leasable 
area is 51,771 square feet. Coastal Development Permit P-80-7497 limited the 
amount of leasable commercial area to 51,000 square feet. 

According to the applicant, the Shoreline Village shopping center currently 
contains 69,376 square feet of enclosed commercial area on the first and 
second floors. In addition, outdoor dining areas for restaurants occupy 
another 12,992 square feet <Exhibit #8). The shopping center has not 
undergone any major structural alterations or major additions since it was 
constructed in 1981. 0 

The applicant, Northwestern Mutual Life, became aware of the discrepancy 
between the amounts of permitted and existing commercial areas shortly after 
taking over the shopping center in 1994. This application has been submitted 
to address the discrepancy between what was permitted in 1981 and what has 
been built. The applicant requests the Commission's approval of the existing 
configuration and commercial uses in the Shoreline Village shopping center as 
shown in Exhibit #8. 

Although the Commission has approved some minor additions to the shopping 
center, there is no Commission action approving the difference between the 
existing 82,368 square feet of commercial area (ground floor, second floor, 
and outdoor dining area) and the 51,000 square feet of permitted commercial 
area. The discrepancy amounts to more than 30,000 square feet. 

The following is a list of past Commission actions for Shoreline Village: 

Permit Number 

P-79-5251 

P-80-7497 

5-91-708 

5-94-010 

pate Aoproved 

6/11/79 

2/2/81 

1/15/92 

5/12/94 

Project Qescrjption 

Fisherman's Village shopping 
center: 35,500 sq. ft. of 
leasable commercial area. 

Fisherman's Village shopping 
center: 51,000 sq. ft. of 
leasable commercial area. 

Enclose 1,150 sq. ft. of covered 
area for retail/food service use. 

Convert Shoreline Village public 
parking lot from free 
uncontrolled parking to 
controlled validated/fee parking. 
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5-94-127 8/12/94 Restripe public parking lots and ~ 
reallocate 96 boat owner spaces 

5-96-010 3/14/96 

5-94-010-Al Withdrawn 

5-94-010-A2 2/6/97 

in the Shoreline Village parking 
lot to customer use. 

Remodel existing restaurant 
space for two new restaurants. 
Add approximately 300 sq. ft. 

Amend parking lot management 
plan. 

Amend Shoreline Village public 
parking lot management plan and 
expand from 409 to 433 spaces. 

Presently, the immediate area around Shoreline Village is rapidly changing. A 
major portion of the Downtown Shoreline area is currently being altered by the 
urban waterfront development project referred to as the Queensway Bay Plan ... · 
The Queensway Bay Plan is the City's plan to create a major waterfront 
attraction in the Downtown Shoreline area of Long Beach to provide affordable 
recreation and entertainment for local residents and area visitors (Exhibit 
#3). On May 10, 1995, the Commission approved City of Long Beach Local 
Coastal Program <LCP> Amendment No. 1-95 incorporating the Queensway Bay Plan 
into the City's certified LCP. 

The provision of adequate public parking facilities and their management is 
one of the most important issues addressed in the public access section of the 
Queensway Bay Plan in the LCP. One of the central public access provisions 
contained in LCP Amendment No. 1-95 requires all development in the Downtown 
Shoreline area to participate in a traffic and parking management association 
in order to facilitate the optimum use of the area's parking and access 
facilities. The provision of adequate parking is the central issue in this 
amendment request. 

B. Public Access. Recreation and Parking 

The primary Coastal Act issue is the proposed amendment's impact on the 
public's ability to access the coast. A basic goal of the Coastal Act is to 
protect and maximize public access to the coast while providing recreational 
opportunities for all the people. 

Section 30210 of the Coastal Act states: 

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. 

, 
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~ Section 30213 of the Coastal Act states, in part: 

~ 

~ 

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

One of the methods commonly used to maximize public access to the coast is to 
ensure that there is enough parking available for visitors of the coast. The 
Commission has consistently found that a direct relationship exists between 
the provision of adequate parking and availability of public access to the 
coast. Section 30252 requires that new development should maintain and 
enhance public access to the coast by providing adequate parking facilities. 

Section 30252 of the Coastal Act states, in part: 

The location and amount of new development should maintain and enhance 
public access to the coast by ... (4) providing adequate parking 
facilities or providing substitute means of serving the development with 
public transportation.... ~ 

Shoreline Village is a shopping center with a maritime theme located on the 
waterfront in the Downtown Shoreline area of the City of Long Beach (Exhibit 
#2). Shoreline Village is comprised of three major restaurants (Oink's Diner, 
The Yard House. Parker's Lighthouse), several smaller eating establishments. 
and many tourist oriented retail stores (Exhibit #8). The Shoreline Village 
shopping center and its parking lot are located on public property seaward of 
the first public road in the Commission's area of original jurisdiction 
(Exhibit #2). The location is a popular coastal recreation area where many 
visitors take advantage of sailing and boating opportunities, the coastal 
bicycle path, fishing opportunities, the coastal parks and beach, and shopping 
and sightseeing at Shoreline Village and its boardwalk. 

The proposed amendment would increase the permitted commercial area in 
Shoreline Village shopping center from 51,000 square feet to 69,376 square 
feet of enclosed commercial area and 12,992 square feet of outdoor dining 
area. The above stated Coastal Act policies require that the proposed project 
maintain and enhance public access to the many lower cost visitor and 
recreational facilities in the Downtown Shoreline area. In order to protect 
these public access and recreational opportunities, the proposed project must 
provide adequate parking facilities. The provision of adequate parking 
facilities means having an adequate parking supply, and managing the parking 
supply so that it is used efficiently in order to provide the maximum amount 
of public access to the recreational facilities in the area. 

The Shoreline Village public parking lot provides the parking supply for the 
shopping center. Because the Shoreline Village parking lot is located on 
publicly owned tidelands, it is available for use by both the general public 
and Shoreline Village customers. Hhen the Shoreline Village parking lot fills 
up on busy days, visitors to Shoreline Village often park in the Marina Green 
parking lots which provide parking for various recreational activities 
<Exhibit #3). Pursuant to an agreement between the City and Shoreline 
Village, a limited amount of parking is provided on an intermittent basis for 
Shoreline Village employees in the Downtown Marina (boat owners) parking lot. 
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The parking lot management practices for Shoreline Village are permitted by 
Coastal Development Permit 5-94-010 and its amendment 5-94-010-A2. On May 12, 
1994, the Commission approved Coastal Development Permit 5-94-010 allowing the 
conversion of the Shoreline Village public parking lot from free uncontrolled 
parking to controlled validated/fee parking. The approved project included 
the construction of controlled access gates at the entrances to the Shoreline 
Village parking lot, the construction of ticket booths, and a validation/fee 
program which allowed two hours of free public parking with a validation. No 
purchase was required for a validation. 

On February 6, 1997, the Commission approved an amendment to Coastal 
Development Permit 5-94-010 which modified previously approved terms of the 
permit regarding operation of the parking lot (5-94-010-A2). The amendment 
altered the parking validation program and the rates charged for parking. The 
approval changed the terms of the validation program by requiring a minimum 
purchase of three dollars in order to receive a validation for two hours of 
free parking, instead of giving validations to anyone who so requested. Th~. 
amendment also approved the following revised parking rates: · 

First two hours 
Each 30 minutes 
Two hours 
Daily Maximum 
Maximum with validation 

Free with $3 minimum purchase 
$1.00 
$4.00 

$6.00 
$3.00 

The Commission found that fees could be charged for use of the Shoreline 
Village parking lot but also found that the adjacent Marina Green public 
parking lots must be protected for general public parking so that visitors to 
the area could continue to take advantage of the many low cost and free 
recreational opportunities provided in the Downtown Shoreline area such as 
sailing and boating, bicycling, fishing, using the parks and beach, and 
sightseeing. 

The public parking lots in the area supply parking for a variety of uses and 
activities at this popular waterfront area. The Shoreline Village parking lot 
provides the primary parking supply for visitors to the Shoreline Village 
shopping center. The nearby public parking lots, like the Marina Green lots 
and the boat owner parking lots, also provide parking for visitors to the 
area. The Shoreline Village parking lot is the primary parking supply for the 
shopping center. Likewise, the boat owner lots are the primary parking supply 
for slip lessees in the marina, and the Marina Green parking lots are the 
primary parking supply for beach goers, skaters, cyclists, and other day use 
recreational visitors. 

., 

• 

• 

In its approval of Coastal Development Permit 5-94-010 and its amendment 
(5-94-010-A2), the Commission found that it is important that the operation of 
the Shoreline Village parking lot does not prelude the general public from 
parking and accessing the parking provided for the various coastal recreation 
activities in the area. The currently proposed amendment request must also 
not prelude the general public from parking and accessing the parking provided • 
for the various coastal recreation activities in the area. 
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Coastal Development Permit 5-94-010 and its amendment 5-94-010-A2 approved the 
parking lot management practices for Shoreline Village. The primary public 
access issue involved with this amendment request is whether there is enough 
parking provided in the Shoreline Village parking lot to allow an increase in 
the commercial area from 51,000 total square feet to 69,376 square feet of 
enclosed commercial area and 12,992 square feet of outdoor dining area. In 
order to protect coastal access and recreational opportunities, the proposed 
project must provide adequate parking facilities. 

The Commission has consistently found that a direct relationship exists 
between the provision of adequate parking and availability of public access to 
the coast. It is important that the Shoreline Village parking lot provide 
adequate parking facilities so that the visitors to the shopping center do not 
negatively affect access to the surrounding recreational attractions by 
overburdening the public parking supply in the adjacent Marina Green and boat 
owner parking lots. This could negatively impact low cost coastal access 
opportunities by reducing the amount of parking available for recreationists. 

The issue of parking has been addressed in the Commission•s previous actions'· 
approving development at the Shoreline Village site. In its original approval 
of Coastal Development Permit P-79-5251 (City of Long Beach) in 1979, the 
Commission approved 35,500 square feet of leasable commercial area with the 
provision of 252 parking spaces (Exhibit #5). The parking space per square 
foot ratio (252/35,500) for the 1979 approval is 7.1 parking spaces per one 
thousand square feet . 

In 1981, the Commission approved Coastal Development Permit P-80-7497 (City of 
Long Beach) for a revised shopping center on the site (Exhibit #6). The 1981 
approval permitted 51,000 square feet of leasable commercial area with the 
provision of 409 parking spaces. However, 98 of the 409 total parking spaces 
were reserved for boat owners in the adjacent marina and were not available 
for use by the general public (see parking allocation in Negative Declaration 
ND-23-80, Exhibit #7, p.6). It was not until 1994 that 96 of those 98 spaces 
became available for general public use when the Commission authorized the 
reallocation of the boat owner spaces in the Shoreline Village parking lot to 
customer use in Coastal Development Permit 5-94-127 (City of Long Beach). 
Therefore, 311 parking spaces (409 minus 98) were provided for the permitted 
51,000 square feet of leasable commercial area. The parking space per square 
foot ratio (311/51,000) for the 1981 approval is 6.1 parking spaces per one 
thousand square feet. 

The Commission•s parking standards contained in the Regional Interpretive 
Guidelines for Los Angeles County, adopted in 1980, require the provision of 
parking at the following rates: 

General Retail: 4.4 parking spaces per one thousand square feet. (1/225 
sq. ft.) 

Food Store: 

Restaurant: 

4.0 parking spaces per one thousand square feet. 
(1/250 sq. ft.) 

20 parking spaces per one thousand square feet of 
service area. (1/50 sq. ft.) 

-; 
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Shopping Center: 5.0 parking spaces per one thousand square feet of • 
gross floor area (must have balanced mixture of 
uses). 

The City of Long Beach zoning code also requires the provision of 5.0 parking 
spaces per one thousand square feet of gross floor area in shopping centers. 
Therefore. both the 1979 and 1981 approvals for development of the site are 
generally consistent with the Commission's and City's parking standards. 

The applicant now proposes a total of 82,368 square feet of commercial area in 
the Shoreline Village shopping center (69,376 sq. ft. enclosed & 12,992 sq. 
ft. outdoor dining). The parking lot for the Shoreline Village shopping 
center currently contains 409 parking spaces, but will soon contain 433 
parking spaces. 

The Commission's approval of Coastal Development Permit amendment 5-94-010-A2 
on February 6. 1997 included an approval for the enlargement of the parking 
lot to 433 spaces <Exh1b1t 14). The enlargement of the parking lot will .:_, 
encompass a section of land that was formerly used as a right turn lane 
connecting eastbound Shoreline Drive to Shoreline Village Drive. The right 
turn lane has been moved northward as part of the Commission approved 
reconstruction of the Shoreline Drive/Shoreline Village Drive intersection 
<Coastal Development Permit 5-96-071). A traffic signal and crosswalk have 
been installed as part of the intersection improvement project and a small 
section of land (right turn lane) is now available for use as part of the 
public parking lot used by the Shoreline Village shopping center. The 
expansion will result in an increase in the number of parking spaces in the 
Shoreline Village parking lot from 409 to 433 parking spaces (Exhibit #4). 

Therefore, 433 parking spaces are proposed to serve 82,368 square feet of 
commercial area in the Shoreline Village shopping center. The parking space 
per square foot ratio (433/82.368) for the current proposal is 5.2 parking 
spaces per one thousand square feet. 

Although. the proposed parking ratio exceeds the shopping center standard of 
5.0 spaces per thousand square feet contained in the Commission's Interpretive 
Guidelines. the proposed 433 parking spaces will not meet the peak parking 
demands of the shopping center. Based on staff observations of the Shoreline 
Village parking lot, there is generally a sufficient amount of parking to meet 
the shopping center•s weekday and night demands. However, on weekends. and 
especially during summer weekends, the demand for parking often exceeds the 
supply for Shoreline Village. The adjacent Marina Green parking lots 
accommodate the overflow parking. 

The shortage of parking on busy days has been well documented by the 
Commission staff, the City, and the tenants and managers of Shoreline 
Village. This parking shortage has necessitated the parking lot management 
practices approved by Coastal Development Permit 5-94-010 and its amendment. 
The parking shortage has also led to the City and the managers of Shoreline 

• 

Village working together to allow limited employee parking in the • 
under-utilized boat owner parking lot adjacent to the shopping center. Valet 
parking is also used by the managers of Shoreline Village on busy days in 
order to accommodate the large crowds and heavy demands for parking. 
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A 1992 parking study for the area by Walker Parking Consultants/Engineers, 
Inc. estimated the parking demand for the Shoreline Village shopping center to 
be 530 spaces on a peak day. The 1992 parking study stated that patrons of 
the shopping center, Shoreline Aquatic Park, and the general public are 
experiencing a parking deficit, while the marina permit holders (boat owners) 
have a surplus of reserved parking. The study found that on busy summer days 
the shopping center and recreation parking areas are often filled to capacity 
while the boat owners' reserved parking areas are at about sixty percent 
capacity. The conclusion of the 1992 parking study led to the reallocation of 
96 boat owner spaces in the Shoreline Village parking lot to customer use 
authorized by Coastal Development Permit 5-94-127 (City of Long Beach). 

The certified LCP, as it applies to the Shoreline Village area (LCP Subarea 
6), requires that sufficient parking be provided "to meet the average weekday 
demand". The LCP also states that, 11 all parking shall be on a shared or joint 
use basis 11

• Based on staff observations, the provision of 433 parking spaces 
appears to be sufficient to meet the average weekday demand of the existing 
uses in Shoreline Village (82,368 sq. ft.). Therefore, the amendment reque~t 
is not inconsistent with the parking requirements for LCP subarea 6. Howev~t. 
the Commission's standard of review for the proposed development is the 
Chapter 3 policies of the Coastal Act. The City's certified LCP is advisory 
in nature and may provide guidance. 

There is a shortage of parking in the Shoreline Village area on busy days. 
This parking shortage results in competition for the available parking spaces 
between the Shoreline Village visitors and the other recreational day use 
visitors. The shortage of parking and resulting competition negatively 
impacts public access. Therefore, the proposed amendment must mitigate the 
negative impacts the parking shortage has on public access to the coast. 
Special conditions of approval are applied to this amendment in order to 
ensure that public access to the various recreational activities in the 
Downtown Shoreline area are protected. 

First of all, prior to issuance of the permit amendment, the applicant shall 
complete the enlargement of the Shoreline Village public parking lot to 433 
spaces as approved by Coastal Development Permit amendment 5-94-010-A2 
(Northwestern Mutual Life). This will increase the amount of public parking 
in the area and maximize public access. Only as conditioned is the proposed 
amendment consistent with Section 30252 of the Coastal Act. 

Secondly, the applicant shall participate in the Traffic and Parking 
Management Association that is established by the City of Long Beach pursuant 
to its certified Local Coastal Program as soon as such an association is 
established [see certified LCP Downtown Shoreline Planned Development Plan 
(PD-6): General Development and Use Standard (b)6]. The association shall 
include among its goals the preservation of public access and the coordination 
of parking facilities, parking fees and shuttle services to manage parking and 
traffic in the Downtown Shoreline area. and allow its members to vote on all 
association decisions regarding the coordination of parking facilities, 
parking fees and shuttle services in the Downtown Shoreline area . 

The City's Queensway Bay Plan anticipates the problems which could arise as a 
result of uncoordinated management of the Downtown Shoreline area's many 
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parking facilities, all of which ate located on public tidelands. The • 
Queensway Bay Plan requires the formation of a traffic and parking management 
association to plan and monitor the joint use of public and private parking 
facilities in the Downtown Shoreline area. The traffic and parking management 
association will be charged with the implementation of specific parking 
management strategies and transportation demand management programs. The goal 
of the traffic and parking management program, according to the plan, will be 
to provide adequate parking in a cost-effective manner while protecting public 
access to the coast. All development in the area will be required by the City 
to join the traffic and parking management association when it is formed. It 
will be formed prior to commencement of development of commercial uses in LCP 
Subarea 5 and Subarea 6 <west of the terminus of Pine Avenue> <Exhibit 13). 
[Note: The Queensway Bay Plan, including the above stated requirement for the 
formation of a traffic and parking management association, has been 
incorporated into the certified City of Long Beach LCP. The Commission 
certified the Queensway Bay Plan when it approved LCP Amendment No. 1-95 on 
May 1 o, 1995. l 

Coastal Development Permit amendment 5-94-010-A2 also requires the applicant': 
to participate in the traffic and parking management association when it 1s·· · 
formed. This condition will be placed on all new commercial development in 
the Downtown Shoreline area in order to ensure that the public parking 
facilities are managed coopertively so that public access to the area is 
maximized. The City estimates that the total cost of participants in the 
association should not exceed $5,000 annually. In order to ensure that the 
managers of the Shoreline Village shopping center participate in the traffic • 
and parking management association when it is formed, the applicants are 
required join it as a condition of this amendment. Only as conditioned to 
join the traffic and parking management association is the proposed amendment 
consistent with Section 30252 of the Coastal Act. 

Another condition that was placed on Coastal Development Permit amendment 
5-94-010-A2 but is also required on this amendment requires the applicant to 
develop and implement an employee parking program which will discourage 
Shoreline Village employees from using the adjacent free Marina Green 
recreational parking lots. Without an employee parking program, it is very 
likely that the employees will park for free in the Marina Green public 
parking lots which must be protected for public access and coastal 
recreation. Long-term use of the free public parking spaces in the Marina 
Green lots by Shoreline Village employees will reduce the number of spaces 
available for persons coming to the waterfront for coastal recreation. 
Therefore, employees of Shoreline Village should be encouraged to use parking 
that is not needed for day use recreational visitors. 

The employee parking program must meet the following criteria: 

<a> The plan identifies at least 100 parking spaces that will be 
available to all employees, owners and tenants of the establishments 
of Shoreline Village while they are working, and, 

(b) Employee parking may be allowed in the marina boat owner parking • 
areas, however, no employee parking shall be identified in the 
public parking areas located in Marina Green, Riverfront Park or 
along the shoulders of Shoreline Drive, and, 
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(c) None of the 100 spaces is more than 1,500 feet from Shoreline 
Village unless: (1) they are located within 200 feet of an existing 
free public transit (Runabout> stop, and (ii) the schedules and 
frequency of the shuttles and choice of routes will not 
significantly increase commute times such that employees will have 
an incentive to park in public lots to avoid being late for work, 
and, 

(d) The plan insures that the employee parking is provided to employees 
at a cost that does not exceed the cost of parking in nearby public 
parking lots (such as the Marina Green lot), and, 

(e) The plan identifies the signs, notices and other measures that will 
inform all Shoreline village employees, owners and tenants of the 
employee parking program. 

The City and the managers of Shoreline Village have been working together to~ 
allow limited employee parking in the under-utilized marina boat owner parking 
lot adjacent to the shopping center. An employee parking program using the 
under-utilized marina boat owner parking is allowed by the condition because 
it will protect the free public parking in the Marina Green lots for use by 
day use recreation visitors. There is currently a surplus of marina 
boat-owner reserved parking . 

Finally, in order to ensure that future improvements, additions or 
intensifications of use do not further overburden the parking supply at 
Shoreline Village, the development and uses approved by this amendment are 
limited to 69,376 square feet of enclosed mixed-use commercial area and 12,992 
square feet of outdoor dining area (Exhibit #8). Any proposed improvements, 
additions or intensifications of use, such as additional restaurants or 
expansion of service area of existing restaurants including outdoor dining, 
will require a new Coastal Development Permit or amendment to this permit. 
Any additional impacts on public access will be analyzed at that time. Only 
as conditioned does the Commission find the proposed amendment consistent with 
the coastal access policies of the Coastal Act. 

The proposed amendment, as conditioned by the special conditions of approval, 
will not negatively affect the public's ability to access the Downtown 
Shoreline area and the coast, and is consistent with the public access and 
recreation policies of the Coastal Act. 

C. Local Coastal Program 

The City of Long Beach Local Coastal Program was certified by the Commission 
on July 22, 1980. Because the project is located seaward of the former mean 
high tide line, the LCP is advisory in nature and may provide guidance. The 
standard of review for this project is the Chapter 3 policies of the Coastal 
Act. The proposed amendment is consistent with the policies of the LCP. 
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Although the standard of review for the proposed project is the Chapter 3 
policies of the Coastal Act, the certified LCP may provide guidance. The 
proposed project is located within the LCP subarea 6 of the Downtown Shoreline 
area. The certified LCP policies and development standards for the Downtown 
Shoreline area were certified by the Commission in 1995 when the Queensway Bay 
Plan was incorporated into the certified City of Long Beach LCP. The 
Commission certified the Queensway Bay Plan when it approved LCP Amendment No. 
1-95 on May 10, 1995. 

One of the requirements of the certified LCP, as discussed in the previous 
section, requires the formation of a traffic and parking management 
association to plan and monitor the joint use of public and private parking 
facilities prior to commencement of development of commercial uses in the park 
area located on the north side of the proposed harbor west of Pine Avenue. 
This area is located entirely on public lands. The close proximity of the 
existing and proposed commercial uses and the area•s existing and proposed 
recreational uses will likely result in competition for parking spaces. ".: 
Because the commercial uses will be located on public lands. the LCP requires 
that the parking supplies shall be available for use by the general public on 
a first-come, first-served basis. No parking may be reserved for the 
exclusive use of any tenant or development. These parking policies enhance 
the public's ability to access the downtown shoreline area to use both the 
lower cost recreational facilities and the visitor-serving commercial uses. 

• 

In regards to parking, the certified LCP also requires the provision of • 
adequate parking within subareas 6 and 11 of the Downtown Shoreline area to 
meet the average weekday demands of the development. Because all of the 
Downtown Shoreline area is located on public tidelands, the certified LCP 
parking policies encourage the use of shared parking and joint use parking 
arrangements to meet the total parking demands of the public and private 
visitor-serving and recreational facilities in the area. In addition, the 
certified LCP includes a provision to encourage the shared use of the parking 
supply in downtown Long Beach north of the Downtown Shoreline area and outside 
the coastal zone. The LCP also states that the public transportation system, 
including the Blue Line light-rail, Long Beach Transit, and free trams, are 
expected to reduce the demand for parking in the Downtown Shoreline area. 

The certified LCP also limits the total amount of retail and entertainment 
uses permitted in subarea 6 of the Downtown Shoreline area. The LCP states 
that up to 300,000 square feet of new and existing visitor serving commercial 
uses, including retail, restaurant, nightclub, movie, arcade and related 
entertainment use may be permitted. The proposed 82,368 square feet of 
commercial uses in Shoreline Village are the first commercial uses permitted 
in subarea 6 of the Downtown Shoreline area. Therefore, the development 
permitted by the proposed amendment falls within the 300,000 square feet limit 
for commercial uses. 

As conditioned, the proposed amendment is consistent with the parking 
requi rements conta 1 ned 1 n the LCP and all other LCP po 1 1 c ies and standards . 
However, the Commission's standard of review for the proposed development 1s • 
the Chapter 3 policies of the Coastal Act. 
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~ D. California Environmental Quality Act <CEQA) 

~ 

~ 

Section 13096 of the California Code of Regulations requires Commission 
approval of Coastal Development Permit application to be supported by a 
finding showing the application, as conditioned by any conditions of approval, 
to be consistent with any applicable requirements of the California 
Environmental Quality Act (CEQA). Section 21080.5(d)(2)(i) of CEQA prohibits 
a proposed development from being approved if there are feasible alternatives 
or feasible mitigation measures available which would substantially lessen any 
significant adverse impact which the activity may have on the environment. 

The proposed amendment, as conditioned, is consistent with the Chapter 3 
policies of the Coastal Act. All significant environmental effects have been 
mitigated by conditions of approval of the permit. The proposed amendment 
will not have significant environmental effects for which feasible mitigation 
measures have not been employed consistent with CEQA. Therefore, the 
Commission finds that the amendment is consistent with the requirements of the 
Coastal Act to conform to CEQA. 

E. Violation 

This is an after-the-fact permit amendment request. Consideration of this 
application by the Commission has been based solely upon the Chapter 3 
policies of the Coastal Act. Review of this permit amendment does not 
constitute a waiver of any legal action with regard to any violation of the 
Coastal Act that may have occurred. The Commission will act on this 
application without prejudice. 

8556F:CP 
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1 SOUTH COAST REGIONAL COMMISSION \\ 

6M L OCIAN IOUI.IYAID, IUITI IIOF 
P.O. lOX 1410 
&ONO IIACH, CAt.tPOINIA IOIOl 
CIIJI IIN07t "'"I .......... COASTAL DEVELOPMENT PERMIT 

Application Number: __ P_-""""'"" ....... 5-=2:;..;;5-=:l--------~~:----~~t---

Name of Applicant: 

Permit Type: 

~00 East Ocean !lvd •• 

0Emergency 
liJ Standard 
0 Ac:lmin.istrative 

Development Location: South of Shoxeline D;tye. genexally east of Shore-

line Aquatic Park Haxbpr and west pf the Mnina Grem. Lpng Beach. CA 

Development Description: --'~C~;.:omm;::::;:.=.er:ucuir.:~~a:.:l_d:e=-v~el<.lll.::opm~e==n.:.:t:...-.-f'_.is~~ro:hae::.:.rm=.:an~:..'-='~-.::.V ... il ... l ... a .. g.,.e __ 

theme including three restaurants totalling 17.500 sq. ft.; 18.000 sq. ft. 

leas&ble commercial area (including axcades. chadleXY. yacht broker. etc.); 

points, all required utilities and miscellaneous site improvements. 

I. The proposed development is subject to the following conditions imposed 
pursuant to the California Coastal Act of 1976: 

See attached Page 5 for cpnditipns. 

Condition/a Mat On Jvl~ ' . IIIJ71 By j. (,f jlr 
....., I -..-\J+-'---.:t--------

Page 1 oft 6 
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Il. the South Coaat Commiaaion finda that: ••• See attached Page 3 for Findings. 

• 

• 

., .. 
III. Whereas, at a public hearing, held on __ ..;;.J..;;;un=e_l;;;;.;l;;..&.. • ...:1;;.;9...:.7~9 ______ .. at 

Huntington Beach by a 10 to 0 vote permit application 

number P-79-5251 is approved. 

IV. This permit may not be assigned to another person except as provided in 
Section 13170, Coastal Commission Rules and Regulations. 

V. This permit shall not become effective until a COPY of this permit has 
been returned to the Regional Commission, upon which copy all permittees 
or agent(s) authorized in the permit application have acknowledged that 
they have received a copy of the permit and have accepted its contents. 

VI. Work authorized by this permit must commence within two years from the 
date of the Regional Commission vote upon the applicat1on. Any extension 
of time of aaid commencement date must be applied for prior to expiration 
of the permit. 

VII. Iasued on behalf of the South Coast Regional Commission on 

___ _..::;J.::u.:.lY~-...::l::::l...r.., __ , 197 _2.. 

Executive Director 

I, ----~~ .. ~~~~~~--~~~~~~~~~~~--· pe .. ittee/agent, hereby acknowledge 

receipt of Permit Humber -----P_-_7_9_-_5_2_5_1 ________ and have accepted its 

contents. 

2~//·Zf: 
(date) 

, 
EXHIBIT # ........ ~.--
PAGE .. :!::: .. OF ···'-··· 



~tndinga for P-79- .52.51 Page 3 of 6 

1. The proposer! project includes a Downtown Marina (1694 boat slips), 
Shoreline Aquatic Park Harbor (131 boat slips), Fishermen's Village • 
commercial-retail complex (3.5,500 1q. ft.), Marina Creen Park (11 acres), 
Aquatic Park (31 acres) and a dry boat storage_facility for .maller boats. 

2. The proposer! project is located in the center of the city's downtown 
shoreline anr! will physically occupy a major portion of the lSB•acre 
Pacific Terrace area, which is essentially vacant, except for the conven
tion·sports area complex and surface parking lots. In addition. the 
entire proposed development will be located within public tidelands subject 
to the public trust. . 

3. The proposed development represents a potentially significant economic 
opportunity for tbe city to revitalize and enhance the downtown area. 

4. The proposed development, with the conditions set forth below. will 
assure and accommodate a wide range of public commercial-recreational 
opportunities for persons of all age and income levels and is therefore 
consistent with the following sections of the Coastal Act: 

Section 30211: 
"Development shall not interfere with the public's right of 
access to the sea •••• " 

Section 30212: 
"Public access from the nearest public roadway to t.he shorel~ne 
and along the coast shall be provider! in new devel~ent .... 

.5. The proposed project meets the parking requirements which is consis
tent with Section 302.52 of the Coastal Act which states that new develop
aent shall provide adequate parking. 

• 

6. Various wildlife aaencies have expressed concerns regarding the impact 
of dredge spoils. upon water quality if the proposed marina bottom is raised 
approximately 15 ft. ~ich ia not consistent with Section 30233(8b) of 
the Coastal Act which states in part: 

''Dredging and spoils disposal shall be planned and carried out 
to avoid significant disruption to marine and wildlife habitats 
and water circulation .••• " 

COASTAL COMMISSION • 

EXHIBIT # ....... ~ ..... . 
. ------- ~ . . '(:·---·---
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.F:l.ndings continued ••• Page 4 of 6 
. . 

7. Additionally, various wildlife agencies have expressed concerns regard
ing potential adverse impacts to the existing clam beds, mudflats and fish 
communities witnin the existing 14-acre lagoon. Unless adequate mitiga
tion measures are included, the project, as proposed. is not consistent 
with Sections 30231 and 30230 of the Coastal Act which state: 

• XIZ31. 'nit •to1ogtca1 '"""ucttvtty anf tilt QU11tty of coutal watti'S, ltrealftS, 
•t1ands, estuartes, aftd lakes aPIII'"'priat.t to •ifttafn optiiUII populatiOfts of •rtne 
011antsms and for Ult protectiOft of 1111111n IIHltl'l 111a11 M •tntaintd and, wtltre 
.feasible, restored Ul1"0119h, t~~~~n; otl'ltr •ans, ~ntatzi"l adverse tfft"s of WISU 
.. ttr discharges and tntratn~ent, controlling PUftoff, preventing depletion of 
tround water sypp1its and tncovraging .. ste Wlttr recla .. tion,.•tntaifting nat11ral 
Wetttatton buffer areas Ulat protect riparian habitats, a11d ainiaizing alteration of 
Mtllral ltreiiiiS. 

JDZ30. Marine resollf"Ces 111111 h •tnt1i11ed, tnlllftCtd, and, wtlert feasible, 
nstored. Special protectiOft slll11 •e then to areas and nec:its of special bio· 

. 1ogfc:a1 or economic: lfgn1ficance. Uses of tilt •r1ne environment shall be carried out 
tn a •nner tllat will sustain tilt •tolog1CI1 pi"'ducttvity of coastal Wltei'S and that 
wt11 •tntafn lltaltl'ly populations of all species of .. rtnt or;antsas adeQuate for 
1ong•term co-mercfal, recreational, sc1tntff1c, and tduc:at1ona1 purposes. 

8. Within Southern California there is a demand for additional comm~~
cial fishing facilities and recreational boating facilities. The project, 
as proposed, is not consistent with Section 30234 of the Coastal Act which 
states in part: 

JDZ34. Facilttits serving Ult commerc1a1 fishing and rtertat1ona1 •oat1ng flldus· 
tries shall M protected and, where feasible, ypgraded. la1st1ng commercial fisnin; 
and rtereat1o111l llolttng flarbOr spec:t sha11 not bt P'tduced unless tl'lt IIIQnd for 
those facilities no 10ftger aatsts or adequate substitute space lias ~n provided • 
Proposed recreational •oattng fac111t1es Shill, where feasible, h designed and
located in suet~ 1 fashion as 110t to tnttrftre wftl'l tilt Mtds of tl'lt C:OIIIIIercial fish· 
fill 1nd11St1'7. 

9. The approval of the current project should not be construed as an 
indicator or endorsement of future projects in the area. 

10. Future commercial expansion within the proposed project area should 
carefully consider a harmonious combination of environmental vs. commer
cial development needs in order that both may be properly accommodated. 

11. The subject site is located between the nearest public road and the 
sea and is, as conditioned, in conformity with the public access and 
public recreation policies of Chapter 3 of the Coastal Act. 

12. As conditioned, there are feasible alternatives, and feasible mitiga
tion measures, as provided in the CEQA, available for imposition by this 
Commission under the power granted to it which would substantially lessen 
any aignificant adverse impact that the development, as finally proposed 
may have on the.environment. 

13. As conditioned, the development is in conformity with the provisions 
of Chapter 3 of the Coastal Act and will not prejudice the ability of the 
local government to prepare a local coastal program that is in conformity 
with said chapter. 

COASTAL COMMISSION 
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. •. . Conditions for P-79- 5251 Page 5 ol 6 

.. l. 
., 

Commercial Fishing Facilities: • 

A. Amintmum of 75 permanent~ commercial berthing facilities shall be 
provided to be usee! exclusivelr, for "active" commercial fishing vessels. 
For purposes of this permit a 'commercial fishing vessel" shall be defined 
as a vessel between 30 and 60 feet in overall length and usee! exclusively 
for commercial fishing. The wore! "active" shall be defined as a vessel 
usee! exclusively for commercial fishing and engaged in commercial fishing 
not le!s than 100 days on the average per year. (P•5249; P-5252) 

B. In the event that any portion of the 75 commercial berthing facilities 
required in this condition cannot be ~entec! to commercial fishing boats 
meeting the definition of commercial fishing contained within this condi
tion, then these facilities may be rented to other vessels with first 
right of refusal privilege offered. to commercial vessels as space becomes 
available within both marinas. (P-5249; P·5252) 

C. The rental rate for these facilities will be based on the average 
lineal footage rental rate per slip chargee! for active commercial fishing 
vessels in all cemiarable Southern California marinas and harbors from 
San Diego to Port an Luis. (P-5249; P-5252) 

2. Applicant shall agree that the proposed marina basin will not be filled 
except as necessary to construct the mole, breakwater, and jetty. (P-5249) . 
3. Applicant shall construct no.less than five acres of new inter•tidal 

· and shallow sub-tidal nursery habitat with a marine environment similar to 
that now existing in the Aquatic Park Lagoon. The area to be considered is 
east of the proposed jetty in place of the proposed sandy beach which shall 
not be required as an element of the proposed development. The creation of. 
these areas shall be accomplished in consultation with the California Depar 

- of Fish and Game, the U.S. Fish and Wildlife Service and the National Marina 
Fisheries Service. (P-5249; P-5253) 

4. Marine Environment lmpact Within Aquatic Park Harbor: 

A. No sand shall be placed below the Mean Higher High Water (MHHW) 
level within the existing Aquatic Park Lagoon. Any sand placed shall 
be retained so as not to encroach below the MHHW level. (P-5253) 

J. The clam habitat areas within the Aquatic Park Lagoon shall be 
maintained by not disturbing the existing mudflats or by reconstructing 
a portion of the mudflat area with a rocky substrate environment suitable 
for Littleneck clams. (P-5253) 

C. The detailed desian of the tidal flats, 1mall salt marsh area and 
sand areas shall be accomplished in consultation with the California 
Department of Fish and Game, the U.S. Fish and Wildlife Service and the 
National Marine Fiaheries Service. (P·5253) 

5. A pump-out faciliti! adequate for all aarine needs (i.e •• bilaes, 
holds. oil chana••> aha 1 be provided at any location within the proposed 
development. (P-5249; P•5252) 

COASTAL COMMISSION 
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Conditions continued ••••• Page 6 of 6 
. ' . # • 

· 6. All public facilities ahall be constructed contemporaneously with the ., 
·downtown marina (1,694 slips). Occupancy at the marina shall not commence 

: • until evidence, satisfactory to ~e Executive Director, is submitted 
showing that the public facilities and City proiects have ~een completed 
or are under firm contract for completion with 2 months of marina 

, 

occupancy. (P-5249 thru P-5254). · : 

7. A coastal permit will be required for all structures proposed in the 
Fishermen's Village. Said permit can be for all structures as a single 
project or on an individual basis. (P-5251) . 
8. That public park facilities around the Harbor Masters building shall 
be provided subject to the Executive Directors approval. (P-5249) 

9. The City shall solicit proposals for at least 30 rental boats to be 
accommodated in either marina for public rental subject to Executive 
Director's approval. (P-5249) 

/" 

COASTAL COMMISSION 
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CAliFORNIA COASTAL COMMISSION 
·SOUTH COAST IEGIOHAI. COMMtSSION " 
... I. OCIAN IOWYMD. IUI'II tll1 
PO 101 UIIO 
to~ •.e•. CMitOIMIIo -· COASTAl. J'>EVEt.OPMtNT . PEP.MIT 
0111 .....,, ... oil ....... 

Perad.t f:ype: D .Adminlltrative {!! StancSard 

Application lumber: P-80-7497 

lame Of Applicant: ------~C-i~ty~o~f~L~o~n~g~B-ea~c~h~-----------------------------

333 West Ocean Boulevard, Long Beach, CA 90802 

Development toea ticm: ---=L::on&:;a...:;B.;:;;ea::;.;:c:.::h~T;.;:i;.:d;;:.el=a::;.;;n;;:.d.;:;.s-...:S;.;::;ou;;:.t:.:h:.:...::.o:.f ...:S:.::h;,;;or:.:e::l:.:ine.::.::;...:;D.:.ri:::.;v:..::e;...._ _____ _ 

Long Beach, CA 

Development Description: The subject development is a request for a conceptual 

design permit amendment to a previous coastal permit (P-5251) to increase the commercial 

area of Fisherman's Villase from 35,500 sguare feet to 51,000 sguare feet located within 

the proposed Downtown Marina. The proposal is an integral element in the overall 

-d~ev~tl~o~p=me~n~t~of~t~he~D-~~t~o~wn~S~ho~r~e:.:l~in=e~P~l~a~n~·-------------------------------------41t 
l. Whereas, at a public hearin&, held on _____ Fi.:e~b~ru~a:JrioJy:....:.2a.., ...A1.::;98~1::.._ _____ _ 

•t __ -:,;To~r:..=r,=.an:;,:c=.::e:.-------- by a 'VOte Of _ .... 1:..110'---- tO --~----
the Com:l!d.ssicm hereby srants, subjeet to condition/a, a permit for the 
proposed develop~nt on the grounds that, as conditioned, the development 
is in conformity vith the provisions· of Chapter 3 of the Coastal Act, 
vill not prejudice the ability of the local aovernment havin& jurisdic
tion over the area to prepare a Local Coastal Program conformin& to the 
proviaiona of Chapter 3 of the Coastal ~t of 1976, is located between 
the aea and the public road necrest the sea and is in conformity with 
the public ace••• and public recreation policies of Chapter 3 of the 
Coastal Act, and will Dot have any aignifica:nt adverse iMpacts on the 
envi1!'onment within the •a:ning of the California Environmental Quality 
~. --

11. Conditions : 

COASTAL COMMISSION • 
.S-'j(,-~71-1\ 
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• 

lll. 

lV. 

Condition/s Met On ------------ By .,b £~ .'·ll< 
This permit may not be assigned to another person ~xcept as provided in 
Section 13170 of the Coastal Commission Rules and Regulations. 

This permit shall not become effective until a COPY of this permit has 
been returned to the Regional Commission. upon which copy all permittees 
or agent/s authorized in the permit application have acknowledged that 
they have received a copy of the permit and have accepted its contents. 

V. Work authorized by this permit must commence within ~o years fror. the 
date of th2 Regional Commission vote upon the applicat1on. Any extension 
of time of said commencement date must be applied for prior to expiration 
of the permit. 

Vl. Issued on behalf of the South Coast Regional Commission on 

----------E~c~h~r~,~,a~r~y_.?~? _____ • 198 __ 1 __ 

Executive nirector 

permittee/agent, hereby acknowledge 

receipt of Permit Number -~P~~0~-7~4~9•7--- and have accepted its contents. 

I, Philip N •. Brubaker 

March 2, 1981 

ag 
/ 

/ 
/ 

(nate) 

EXHIBIT # -----·---~----···· 
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UCCMMENDA'l'IO!h Prior to action on t.he subject permit Amendment, the' , 
Re;iona~ Cqmmission will consider the subject develo. 

A. Approval 

" ment as an Amenc!ment to the certified City of Lon; 
Beach Local Coastal Program. . If t.he Regional Comm.iss 
approves that Amendment,·•• staff has reccmmended, t.her 
the Executive Director recammends that the following 
resolution be adopted: 

'J.'he commission hereby orants a pezmit for the proposed development on the 
grounds that the develQPment Wlll be in confcr.mity with the provisions of 
Chapter 3 of the California COastal Act cf 1976, will not prejudice the 
ability of the local government having jurisdiction over the area to prepar' 
a Local Coastal Program c:onfoming to the prcwisions of Chapter 3 of the 
Coastal Act, and will not have any significant adverse impacts on the envirc 
aent within the meaning of the California Environmental Quality Act.. 

Findings and Declarations 

'J.'he Regional Commission finds and declares as follows: 

II. Description and Back9'!amd 

A. Project Description: 

'l'he subject. development is a request· for a conceptual design permit amend
ment to a previous coastal pem:.t.t (P-5251) to increase the commercial area 
of Fisherman's Village fram 35,500 square feet to 51,000 square feet locate 

-within the .Proposed Downtown Marina. '!'he proposal is an integral element i: 
the overall development of the Downtown Shoreline Plan. ~ 

B. Background Summary Regardinq the City of Lonq Beach Certified Local 
Coastal Program: 

Long Beach began its Local coastal Program planning in May, 1977. 'l'he 
Citizens Advisory Cc::lm'l'littee met over 1. times, not including subcammittee 
meetings. '!'here were also five town meetings and the formal public • 
hearings before the planning ccmmission and City Council. 'l'he City adopted 
the total Local coastal Program on February 12, 1980. 'l'he South coast 
Regional Commission held its public hearing and recammended cond1tional . 
approva'- of both the land use plan and zoning on April 28, 1980. 'l'he l.Cng 
Beach Local Coastal Program was certified by the State Ccmmiaaion em 
llay J, 1180. 

Specific:ally, with reg'ards to Fiahermanta Vtilag'e, the Certified LOcal 
·· Coastal Program states: 

: · •Fisher-man's Village ~ame ccmmercial area wit.h.three 

.. 

' . 
• 

restaurants with a total of 17,500 aquare feet, 18,000 
•. square feet of leasable commercial area including arcades, 

chandlery, yacht broker and similar uses r 252 parking • 
spaces, and pedestrian prcmenades and view points. • 

COASTAL COMMISSION 
• 

~ -3-
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• 
The proposec! change in the Local Coastal Program will be 

•Fisherman's Village theme commercial area with a 
IIUI.ximmn of Sl, 000 square feet of res~aurants ana 
leasable commercial area (incluc!ing chandlery, yacht 
sales anc! ~oker anc! similar uses). The area devotee! 
to restaurants shall not exceed SOt of the total 
square footage actually developec!.• 

c. Reason for Permit Amendment: 

Following is a quote fram the City staff report as submitted to the City 
Council: 

•Negotiations subsequent to the adcption of the l.CP 
have shown that the size of the village complex 
specified in the Local Coastal Plan restricts the 
financial feasibility of the project. Specifically 
the amount of restaurant and retail allowec! dces not 
prc::~Vide an incCI'IIe that .is sufficient for debt ser
vice coverage required by lenc!ers, nor for an 
acceptable return on investment. The recent .increases 
in interest rates-and 'construction costs since the • 
Fisherman•• Village leasable footage was determined 
in the LCP document has undermined the tinancial 
feasibility of the project." 

III. Issues 

_A. Parking 

• B. .Recreation and Visitor-serving Facilities 

A. Parkinq: 

Applicable Coastal Policy 

10252. 1ht 1out10ft aftd llll:llll'lt of ""' dtvtlo;~~~ent ahou1d •fntatn and tMIIICt 
fUblic access to tht coast by: (1) fac11itat1n; tftl provision or txttiiS1on of 

. traiiSU ltl"'ticto (Z) prowofelflll c.Nrcial fac11itits within or ad~otnflll f'tltnntttl 
tftYilOPNtllt or 111 other a"u that wt11 •1111•1u tflt uu of coastal access f"DtdS;. 
(3) provfelilll ft0n-tutomobf1t cfrculttiOII within tht ftvtlopmrnt; (4) prowfdtlll 
ad"ll&tt parting facfHties or pro¥1&11111 subst1tutt •ans of """"' tilt dtwtl..-nt 
With public transporutfOII; (I) anurflll tilt 110ttlltft1 for pub11c tr'IIIS1t for lltlft-
fllt.tl'llfty liSts sudl 11 llflf\-rfat offtct ~un•tllgs, 111&1 •1 (I) "''""' Vllt tflt 
PICI'IIt101111 lltl'dl Of Mil f'tlhltllts will ftOt 0Ytf'1011f lltlrt¥ CDISUt PICI'tltiOII 
II'IIS IJ,Y co""tltflll tilt 1111:1111'1\ Of ft¥t10pllltllt wfttl.local Jlr'k ICQUfSftfOII llld 
ftwt1opment Jlll'll with the trowfston If lft-11\t recreatiOftll facfltttes to aer.e 
tilt ...... l ...... t. • . 

~he proposed increase 1n leasable square footage will not increase the basic 
footprint of Fisheman•s Vi~lage u previously anticipated, but will essen
tially •fill .in those ;apa or areas between buildings.• ~herefore, by 
ndeaigning the parking lot and utilizing some compact parking apace•, the 
City will provide a total of 409 parking spaces. This represents an in
crease of 157 parking spaces from the previous 252 spaces and is 21 spaces 
over City code anc! Local Coastal Program requirements. Thus the prcpoaec! 
permit ~~mendment is consistent with Secuon 30252 of the Coastal Act which 
states ~t new development shall provide adequate parking facilities. 

·~ 

' t 

• COASTAL COMMISSION . 
-4-
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·;. Recreation and Visitor-Serving Facilities: 

APPlicable Coastal Policies . ~ , 

· JC%%1. CkHIIff'tftt 1afllf tuf&atl1t for l"tCC'tatioftl1 use ailan '- ,,.ttcttd for 
ftCI'taUo1111 vst llld -. .. lopllltftt llft1tn Jl"'tUIIt aftd fol"'tSHtb1t futul"'t ..,._"" for 
,ub1tc or c~mmercta1 recreatioftl1 act1•1t1es ~at cow1d .. accORnO#Itad·en ~~ 
.,....'\~ ta a1rtafl af"uatt1r .,.,t4td f~ ta ~ ,,. •• 

• 

Because the basic footprint cf Fisher.man•s Village will not essentially 
change, the subject per.mit amendment w1ll not preclude any public recrea
tional opportunities that were previously pro.posed in the Downtown Marina 
to accammodate a wide range cf public commerc1a1-recreational opportunities . 
for persons of all a;es and income levels. Specifically, those devel~nt! · 
include: · 

• 1694 boat slips (30'-60' range) 
• Recreational vehicle park 
• TwO public parks 
• Commercial-retail Fisherman's Village 
• Dry boat storage facility for smaller boats 
• Bicycle paths 
• Open promenades 
• Three fishing platforms 
• Public viewing areas 
• Passive recreational areas 
• Small boat usage of Aquatic Park 

Charter boat launching area 
• Transient boat tie-ups 

Therefore, although the subject site is oceanfront land suitable for 
recreational use, adequate recreational facilities and opportunities will 
be provided nearby and, therefore, the permit amendment is cansiatent with 
Sections 30221 and 30222 of the coastal Act. 

M. J~enter 
Executive Director 

Jim Ryan 
Information contact 

/ -s-
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. . . I AGENDA ITEM# __ (_,. NEGATIV!=~ECLARATION NO. ND-23-80 
PD-8-80 

• 

• 

LONG BEACH CITY PLANNING COr1MISSION 
. 

LEAD AGENCY " 

COMt1UNITY AND ENVIRONr'lENTAL PLANNING DIVISION 
Subsequent Environmental Review 

(Refer to E-6-78) 

I N I T I A L S T U D Y 
AND 

N E G A T I V E D E C L A R A T I 0 N 

PREPARED IN ACCORDANCE WITH THE CALIFORNIA 

ENVIRONMENTAL QUALITY ACT 1 AS CURRENTLY Af1ENDED 

DETERMINATION: 

On the basis of the 1n1t1a1 study: It has been dete~ined 
that the approval of the Discretionary Permit and proposed 
project will not have significant impacts upon the environ
ment. ,This Negative Decluatfon (:lD) has been prepared 1n 
full compliance wfth the California Environmental Quality ,~ 
Act (CEQA) of 1970, as a~!nded; the Revised Guidelines for 
Jmplemeqtatfon of the Act, as prepared by California State 
Resources Agency; the City of long Beach Municipal Resolution 
implementing those Guidelines and City Ordinance llo. C-3600, 
rev1s1ng 1-!unfcipal Code Section 8100.314 to Subdivision 3, 
Part I, Chapter I, Article VIII clarifying Departmental re
sponsfbflftfes under CEQA. 

PROJECT: Downtown Marina Village 

PROJECT ADDRESS: Pacific Terrace Harbor 

DATE: October 23, 1980 

r>-80-1'1'17 . 

PREPARED BY: Community and Environmental Planning Division 

RESPONSIBLE AGENCY: California Coastal Commission 

· THIS DoCUMENT HAS BEEN ISSUED FOR PUBLIC REVIEW AND 
: .STAL COMMISSIQMcoMEs EFFECTIVE oNLY UPON APPROVAL BY THE CtrY PLANNING 

~ 3:-CJb-7.7'/-A Cot1MISSION. · .. 

I EXHIBIT # -·····-Z __ _ . I 
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c· 2 

Discretionary Permit; 

Planned Development, ''Charter Review". Coastal Development Permit . ' . 

Project Location: 

Pacific Terrace Harbor (see Downtown Tfde1ands Plan). 

Project: 

Construct a 55,041 sq. ft. marine comercial center with 409 parking 
spaces (see detailed project breakdown). · 

Owner: 

The property is landfill within the Tidelands area, which is held fn trust 
by the City of Long Beach for the State of California. 

Developer: 

Bryant L. Morris 
c/o Seaport Village/San Diego 
8149 West Harbor Drive 
San Diego, CA 92101 
(714) 235-4014 

Applicant: 

Raymond E. Wallace 
2831 Colt Road 
Rancho Palos Verdes, CA 90274 
(213) 832-1316 

Date of Planning Commission Hearing: November 20., 1980 

• 

• 

COASTAL COMMISSIO. 
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COV\INTOV\/N - TICELANDS PLAN 
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NOTE: 

The concept of a fisherman's village received preliminary environmental 
review in the EIR pr~pared for the Downtown Shoreline Development 
(E-6-78) which was certified ~rch 15. 1979. This document addressed a 
commercial complex consisting of 3 restaurants totaling 17,500 sq. ft. 
and 18,000 sq. ft. of leasable 'commercial area with 252 parking spaces. 
Plans were schematic and a developer had not been selected. A condition 
of the EIR was that a detailed evaluation be conducted of the specific 
project. 

This is therefore, a subsequent environmental review and addresses only 
those impacts not previously addressed in the Environmental Impact 
Report. 

., 

• 

• 

COASTAL COMMISS. 
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C. c 6 
<t 

~; • PARKING 

Standard Spaces 280 
Handicap Spaces'" 9 
Compact Spaces 120 

Total 409 

GFA Requirement 290 
Boatowner Allocation 98 
Margin 21 

Total 409 

i 

• 
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SHORELINE VILLAGE AREA CALCULATION SUMMARY 

BUILDII\IG/ .• ••·•· •• TENAI\IT . ... . . . INTERIOR .· ..••.. ·.·•·.•.·· EXTERIOR .. · ..... ·.···· 
St.irtE •... ·.· ............. ·····> .. ·····.··••·•·······.•>······· ................ •••••••···.····.·••••••··· .. ··.···•···.•···• .. ·.·.··• Bl.JILDINCfAREA ••·•·.·•··· < PATIO/DECK AREA• 

401 THE YARD HOUSE ]7.',..:- 10,500.5 
401 P YARD HOUSE PATIO "..J 

407 OINK'S DINER " 
407P OINK'S PATIO '' 
411 CAROUSEL 
419A DESTINATIONS 
419B JAOUELINE'S 
419C CRAFT GALLERY 
419D FLAG WORLD 
419E TEE'S N THINGS 
419F ROCKY MOUNTAIN 
419G UP, UP & AWAY 
419H HOT LICKS 
4191 CANDY BARON 
419K B.D. SEAMAN DESIGN 
419M FERRARI'S 
421 TUGBOAT PETE'S 
423A RAINBOW PIER L);.,: 
423AP RAINBOW PIER PATIO •• -1 
425 MAJESTIC JEWELS 
429A VILLAGE HAT SHOP 
4298 HEIDI'S YOGURT 
429C STEFANO'S PIZZA 
429CP STEFANO'S PATIO 
429CMZ1 VACANT (MEZZ.l 
429CMZ2 STEFANO'S STORAGE (MEZZ.) 
429E VACANT 
429F VACANT 
429H GERMAN BAKERY 
4291 B.D.S.TREND SHOP 
429J VACANT 
435 PARKER'S 'D ·"':~ 
435P PARKER'S PATIO '' ....J 
FLOOR 2 TOTAL OFFICE/STORAGE 

!TOTALS 

2,232.4 
3,293.7 

1,925.5 
4,841.0 

896.6 
621.7 
569.1 
578.1 
916.9 
778.6 
603.2 
345.6 
830.9 
758.3 
378.5 
179.4 

2,143.0 
1,458.2 

858.8 
2,060.7 

581.6 
1,102.9 

791.3 
468.9 

76.3 
2,128.9 
1,148.3 
1,047.3 

1 '154.3 
487.1 

14,850.0 
6,584.7 

15,175.8 

69,376.01 12.992.11 

COASTAL COMMISSIO:~ 
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SHORELINE 
SITE PLAN 

VILLAGE 
TENANT LIST ITiill VACANT 
SUIT£ 
I f[NANT NAil£ 

401 
407 
411 
419A 
4198 
419C 
419D 
419£ 
419F 
419G 
419H 
4191 
41!1K 
4191.1 
421 
42JA 
425A 
429A 
4298 
429C 
429f 
429E 
429H 
4291 
429J 
435 

THE YARO HOUSE 
OINK'S 
CAROUSEl 
DESTINATIONS EMBROIOEREO RESORT W(AR 
JACOUELINE "S BOUTIQUE 
CRAFT GAllERY 
FlAG WORLD 
TEE'S N" THINGS 
ROCKY MOUNTAIN CHOCOLATE FACTORY 
UP, UP " AWAY 
HOT liCKS 
CANDY BARON 
B.D. SEAt,IAN DESIGN 
FERRARI 'S ICE CREAM 
TUGBOAT PETE'S 
RAINBOW PIER FISH t,IKT 
t,IAJ[STIC COUNTERFEIT JEWELS 
THE V lllAGE HAT SHOP 
HEIDI'S FROCEN YOZURT 
STEFANO'S PIZZA 
VACANT 
VACANT 
G£Rt,1AN HOME BAKERY 
S.O.S. TREND SHOPPE 
VACANT 
PARKERS' liGHTHOUSE (All LEVELS) 

TOTAL SQ. FT. 

1ST FLOOR 

sa.n. 

10830 
J294 
4841 
897 
622 
569 
578 
917 
779 
603 
346 
831 
758 
J78 (AVAILABLE) 
179 

2143 (AVAILABLE) 
859 

2081 
582 

II OJ 
1160 
2121 
1047 (AVAILABLE) 
1154 

4117 
14849 ,. 

1f: s .. ~· J .f E'l.~\1;+-#'d 

• 

CART TENANTS 

JUST JUICE IT 
CAliFORNIA QUICK SKETCH 
POPCORN " BEYOND 

~ 
AUGUST 29, 

\ ~·~ 

• 

·-~ 

VIr... oo c::,.,.. 
:2~'"" >:r:. 
8~~ 
~00 
!!1~-

~::z 
E~:;:: 
~~ 
~C') 
Q::.!: 

J: 
Ill -> 

IIIII 
a: 
c 
a. 
c z -a: 
c 
:E 

0 
~ -00 

'iS 
-.o 
0'-

C1t 
I 

(.0 
0') 

I 

l:'J 

"' ,. ~< 

~ 
m 
0 m 
= 

~ 
tt_~ 

~~~~ 
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.SHORELINE 
SITE PLAN 
TENANT LIST 
SUITE 
I IENANI NAME 

407S 
4190 
419~ 
419S 
42JC 
4290 
429M 
429N 
429P 
4290 

CRAFION RESTAURANT DESIGN, INC. 
VACANl 
SHOREliNE VIllAGE MGMl OHIC[ 
PACifiC SAiliNG 
~~g:~~ IN[ YACHI ClUB (INCL. MEZZ) 

MARINA SAiliNG 
8.0. SEAMAN YACHI BROKERAGE 
NAUII CAl HE~ IT AGE SOC I ElY 
VACANT 

VILLAGE 

so.n 
JOJ8 

478 
805 
464 

2J84 
IJ09 
688 
700 
498 
214 

[[Ill VACANT 

I DIAL so. rt. -t£ .S e,e. ~·I o+ EJck.OJti;i!J::-

2ND 

,
_j 

'- ""-- J.__r-

FLOOR 

J 

• ~ (1-
1 

I 
I 

\"--,) 

Y-.~ 
-~~ 

/-
1 ""'-

.) \ \ 
~19-28, I 
J4 '-_/ 

'. ~ 

Sll[ PLAN 
~ 

AUGUSl 29. 
~ 

1996 

ill: w -> 

lllli: 
a: 
c 
a. 

c z -a: 
c 
::E 

"' !::> ~ ;_::;§? 
:::z:: '-l 

~iE~ 
~s~ 
1::7~<::> 
c-~~ 
~;--;::: 
:>t;;~J.. ... 
~cs ::? ::::!: 

• .. 

Clf 
I 

~ 
~ 

I 

(\J 

" ~ h\" 

&:::Jg; 
~ ~ 
'0 ~ 
~ ~u 

~ 

t:!JJ 
~~~~ 
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