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Staff Recommendation:  No Substantial Issue 
 
 

SUMMARY OF STAFF RECOMMENDATION 
 
Staff is recommending that the Commission, after public hearing, determine that the appeal raises no 
substantial issue with respect to the grounds on which the appeal has been filed.  The local coastal 
development permit approves a development that is significant improvement over the previously 
approved and entitled development on the property, and it does not raise a substantial issue with respect 
to the provisions of the City of Long Beach certified Local Coastal Program (LCP) or the public access 
policies of the Coastal Act.  As conditioned by the City, the revised project will enhance public access 
by providing more publicly accessible amenities than the previously entitled project.  The revised 
project will preserve the motel use on the project site and provide 32 more hotel rooms than currently 
exist (72 rooms instead of 40).  Public access will also be enhanced by the provision of a beach-level 
café, a restaurant/bar with outdoor seating and coastal views, and bicycle rentals.  The amenities 
proposed by the applicant (and required by the conditions of the permit), along with the applicant’s 
dedication to the City of 6,274 square feet of sandy beach (the portion of the project site that exists 
seaward of the toe of the bluff) will provide public recreational opportunities as required by Section 
30213 of the Coastal Act.  The motion to carry out the staff recommendation is on Page Two. 
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I. MOTION AND RESOLUTION 
 
Motion: “I move that the Commission determine that Appeal No. A-5-LOB-13-0246 raises NO 

SUBSTANTIAL ISSUE with respect to the grounds on which the appeal has been filed 
under Section 30603 of the Costal Act.” 

 
Staff recommends a YES vote.  Passage of this motion will result in a finding of No Substantial Issue 
and adoption of the following resolution and findings.  If the Commission finds No Substantial Issue, the 
Commission will not hear the application de novo and the local action will become final and effective.  
The motion passes only by an affirmative vote by a majority of the Commissioners present. 
 
Resolution: The Commission finds that Appeal No. A-5-LOB-13-0246 does not present a substantial 

issue with respect to the grounds on which the appeal has been filed under § 30603 of 
the Coastal Act regarding consistency with the Certified Local Coastal Plan and/or the 
public access and recreation policies of the Coastal Act. 
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II. APPELLANT’S CONTENTIONS 
 
Unite Here Local 11 has appealed the City’s (Long Beach) approval of Local Coastal Development 
Permit No. 1302-16 (See Exhibits).  The local coastal development permit authorizes the construction of 
a four-story, 33-unit residential complex with 72 hotel rooms and associated amenities (swimming pool, 
beach-level café and street-level restaurant) on an oceanfront parcel near downtown Long Beach 
(Exhibits #2&3).  A two-story, forty-room motel currently occupies the project site. 
 
The City approved the demolition of the 1940s-era motel that currently occupies the project site in 2007 
pursuant to Local Coastal Development Permit No. 0604-08.  Local Coastal Development Permit No. 
0604-08 also authorizes the construction of a four-story, 56-unit residential complex with forty hotel 
rooms.  The City has characterized the approval of Local Coastal Development Permit No. 1302-16 as a 
modification to the development proposal that is already entitled by Local Coastal Development Permit 
No. 0604-08 (Exhibit #5). 
 
The appellant contends that the City-approved project does not comply with Section 30213 of the 
Coastal Act because it does not protect the lower-cost overnight accommodations ($79.99 and up) that 
are currently provided by the forty-room Beach Plaza Hotel that occupies the project site (Exhibit #4).  
The appeal asserts that the City-approved 72-room “boutique” hotel may deny accessibility to the coast 
(because it will have higher room rates than the existing motel).  The appeal also states that the City’s 
staff report does not address all of the impacts associated with the revised project (i.e., traffic, parking, 
soil analysis, greenhouse gases, water supply, water use and noise impacts).  The appellant requests that 
the Commission grant the appeal and reconsider the accessibility of the project. 
 
 
 
III. LOCAL GOVERNMENT ACTION 
 
On September 6, 2007, the City of Long Beach Planning Commission conditionally approved Local 
Coastal Development Permit No. 0604-08 for the demolition of a forty-room motel at 2010 E. Ocean 
Boulevard, and the construction of a four-story, 56-unit residential complex with forty hotel rooms.  The 
Planning Commission’s action included the approval of Tentative Tract Map No. 068942 for the 
condominiums, and the certification of Negative Declaration ND24-07.  The Commission received no 
appeals of the City’s approval of the local coastal development permit. 
 
The motel property was purchased by the current owners in 2010.  On February 20, 2013, Studio One 
Eleven, on behalf of the property owners, applied to the City to modify the previously entitled project. 
 
On May 2, 2013, the City of Long Beach Planning Commission conducted a public hearing on the 
applicant’s request to revise the entitled project.  The Planning Commission conditionally approved 
Local Coastal Development Permit No. 1302-16.  Local Coastal Development Permit No. 1302-16 
approves the applicant’s requested modifications to the four-story project.  The revisions approved by 
the City would add 32 more hotel rooms to the project (72 instead of 40), and would reduce the number 
of condominium units from 56 to 33 (Exhibit #5). 
 
 
  

Local Coastal Development Permit No. 0604-08 (2007): 40 hotel rooms & 56 residential units 
Local Coastal Development Permit No. 1302-16 (2013): 72 hotel rooms & 33 residential units 
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The appellant appealed the Planning Commission’s decision to the City Council.  On July 9, 2013, the 
City Council denied the appeal and upheld the Planning Commission’s decision to approve the local 
coastal development permit for the revised project. 
 
On July 15, 2013, the Commission’s South Coast District office received from the City Department of 
Development Services the Notice of Final Local Action for Local Coastal Development Permit No. 
1302-16.  The Commission's ten working-day appeal period was established on July 16, 2013.  On July 
29, 2013, the appeal of Unite Here Local 11 was officially filed in the Commission’s South Coast 
District office.  The appeal period ended at 5 p.m. on July 29, 2013 with no other appeals received. 
 
On August 12, 2013, the applicant waived the 49-day rule for a Commission hearing on the appeal.  The 
applicant returned the case to the City Department of Development Services in order to clarify in writing 
that the proposed project is required to provide the public amenities that were offered by the applicant to 
be part of the project.  On October 4, 2013, the City, with the agreement of the applicant, added Special 
Conditions 44 through 47 to the Local Coastal Development Permit (Exhibit #5, ps.14-15).  The added 
Special Conditions require the applicant to: 1) carry-out its proposal to dedicate to the City the sandy-
beach portion of the property, 2) rent bicycles, and 3) provide for public access by operating a beach-
level café and street-level restaurant. 
 
On October 7, 2013, the Commission’s South Coast District office received from the City a Revised 
Notice of Final Local Action for Local Coastal Development Permit No. 1302-16.  The Commission's 
ten working-day appeal period was established on October 8, 2013.  On October 21, 2013, Unite Here 
Local 11 re-filed the appeal in the Commission’s South Coast District office [Note: The Commission’s 
Appeal Number for the case was changed from A-5-LOB-13-0227 to A-5-LOB-13-0246].  The final 
appeal period ended at 5 p.m. on October 21, 2013, with no other appeals received. 
 
The City of Long Beach Local Coastal Program (LCP) was certified on July 22, 1980.  Section 
30603(a)(1) of the Coastal Act identifies the proposed project site as being in an appealable area by 
virtue of its location.  The proposed project is located on a coastal bluff between the first public road and 
the sea, and within three hundred feet of the beach. 
 
 
 
IV. APPEAL PROCEDURES 
 
After certification of Local Coastal Programs (LCP), the Coastal Act provides for limited appeals to the 
Coastal Commission of certain local government actions on coastal development permits.  
Developments approved by cities or counties may be appealed if they are located within the mapped 
appealable areas, such as those located between the sea and the first public road paralleling the sea or 
within three hundred feet of the mean high tide line or inland extent of any beach or top of the seaward 
face of a coastal bluff [Coastal Act Section 30603(a)]. 
 
In addition, an action taken by a local government on a coastal development permit application may be 
appealed to the Commission if the development constitutes a “major public works project” or a “major 
energy facility” [Coastal Act Section 30603(a)(5)]. 
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Section 30603 of the Coastal Act states, in part: 
 
 (a) After certification of its Local Coastal Program, an action taken by a local government 

on a coastal development permit application may be appealed to the Commission for 
only the following types of developments: 

 
  (1) Developments approved by the local government between the sea and the first 

public road paralleling the sea or within 300 feet of the inland extent of any 
beach or of the mean high tide line of the sea where there is no beach, 
whichever is the greater distance. 

 
  (2) Developments approved by the local government not included within 

paragraph (1) that are located on tidelands, submerged lands, public trust 
lands, within 100 feet of any wetland, estuary, stream, or within 300 feet of the 
top of the seaward face of any coastal bluff. 

 
The grounds for appeal of an approved local coastal development permit in the appealable area are 
stated in Section 30603(b)(1), which states: 
 
 (b)(1) The grounds for an appeal pursuant to subdivision (a) shall be limited to an allegation 

that the development does not conform to the standards set forth in the certified Local 
Coastal Program or the public access policies set forth in this division. 

 
The action currently before the Commission is to find whether there is a "substantial issue" or "no 
substantial issue" raised by the appeal of the local approval of the proposed project.  Sections 30621 and 
30625(b)(2) of the Coastal Act require a de novo hearing of the appealed project unless the Commission 
determines that no substantial issue exists with respect to the grounds for appeal. 
 
When Commission staff recommends that no substantial issue exists with respect to the grounds stated in 
the appeal, the Commission will hear arguments and vote on the substantial issue question.  It takes a 
majority of Commissioners present to find that the grounds for the appeal raise no substantial issue.  If 
the Commission determines that no substantial issue exists, then the local government’s local coastal 
development permit action will be considered final.  Should the Commission determine that the appeal 
does raise a substantial issue, the Commission will consider the permit application de novo at a future 
meeting.  The only persons qualified to testify before the Commission at the substantial issue portion of 
the appeal process are the applicant, persons who opposed the application before the local government (or 
their representatives), and the local government.  Testimony from other persons must be submitted in 
writing. 
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V. FINDINGS AND DECLARATIONS 
 
A. Project Description 
 
Local Coastal Development Permit No. 1302-16 authorizes the construction of a four-story hotel and 
condominium project on an oceanfront parcel near downtown Long Beach (Exhibit #3).  The approved 
45-foot high structure would mix 33 residential units with 72 hotel rooms, along with a swimming pool, 
a beach-level café, and a street-level restaurant (See Exhibits).  On-site parking would be provided by an 
underground parking garage (two levels) with 147 parking spaces (1 space per hotel room, 2spaces per 
condominium unit, plus nine guest spaces).  Vehicular access to the proposed parking garage is provided 
from 15th Place, the street end that extends south from Ocean Boulevard. 
 

 
2010 E. Ocean Boulevard, Long Beach, CA 

 
The project site is located on the south side of Ocean Boulevard at the terminus of Cherry Avenue, 
between 15th Place and Bixby Park (Exhibit #3).  The project site is currently developed with a two-
story, forty-room motel (Beach Plaza Hotel, http://beachplazahotellongbeach.com).  The one-acre 
project site will be reduced to 0.91 acres (39,369 sq. ft.) after 6,274 square feet of sandy beach is 
dedicated to the City [See Special Condition 44 (Exhibit #5, p.14)]. 
 
The demolition of the 1940s-era motel that currently occupies the project site was approved in 2007 by 
Local Coastal Development Permit No. 0604-08.  Local Coastal Development Permit No. 0604-08 also 
authorizes the construction of a four-story, 56-unit residential complex with forty hotel rooms.  The City 
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has characterized the approval of Local Coastal Development Permit No. 1302-16 as a modification to 
the development proposal that is already entitled by Local Coastal Development Permit No. 0604-08 
(Exhibit #5). 
 
The original project was approved on September 6, 2007.  The entitlements granted by the City in 2007 
are still in effect [Local Coastal Development Permit No. 0604-08, City of Long Beach Tentative Tract 
Map No. 068942 & Negative Declaration ND24-07].  Therefore, Local Coastal Development Permit No. 
1302-16 essentially replaces the City’s approval of the previously entitled hotel and condominium 
project on the site. 
 
 
B. Substantial Issue Analysis 
 
As stated in Section IV of this report, the grounds for appeal of a coastal development permit issued by 
the local government after certification of its Local Coastal Program (LCP) are specific.  In this case, the 
local coastal development permit may be appealed to the Commission on the grounds that it does not 
conform to the certified LCP or the public access policies of the Coastal Act.  The Commission must then 
decide whether a substantial issue exists in order to hear the appeal. 
 
In this case, for the reasons stated below, Commission staff recommends a finding of no substantial issue 
because the locally approved development is in conformity with the certified City of Long Beach LCP 
and the public access policies of the Coastal Act.  In addition, the motel use will be preserved on the 
project site, with a significant increase in the number of guest rooms (72 instead of 40); and public access 
to the site will be improved by a new café and restaurant that are approved as part of the revised project. 
 
Unite Here Local 11’s appeal is attached as Exhibit #4 to this staff report (See Exhibit #4).  The appellant 
contends that the City-approved project does not comply with Section 30213 of the Coastal Act because it 
does not protect the lower-cost overnight accommodations ($79.99 and up) that are currently provided by 
the forty-room Beach Plaza Hotel that occupies the project site.  The appeal asserts that the City-approved 
72-room “boutique” hotel may deny accessibility to the coast (because it will have higher room rates than 
the existing motel).  The appeal also states that the City’s staff report does not address all of the impacts 
associated with the revised project (i.e., traffic, parking, soil analysis, greenhouse gases, water supply, 
water use and noise impacts). 
 
Section 30213 of the Coastal Act states: 
 

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 

 
The proposed project is within Subarea 2 of the City of Long Beach Ocean Boulevard Planned 
Development District (PD-5).  The Planned Development District (PD-5) is part of the implementing 
ordinances portion of the City of Long Beach certified LCP.  The land use designation for the project 
site allows high-density residential developments of up to 54 residential units per acre.  The height limit 
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for the subarea is 45 feet.  The LCP also states that, “Existing motel use sites shall remain in motel use”.  
The certified LCP does not set forth any requirement to provide in-lieu fees or other mitigation for the 
replacement of the existing motel use with a new hotel. 
 
The proposed project is consistent with the density limit and height limit set forth in the certified LCP.  
The proposed project also conforms to the LCP height limit of four stories and 45 feet above Ocean 
Boulevard elevation.  The 147 proposed on-site parking spaces meet the parking requirements of the 
certified LCP. 
 
At the beach level, consistent with the certified LCP and the existing pattern of bluff face development, 
the proposed structure will not extend beyond the current toe of the bluff (Exhibit #12).  The 6,274 
square foot portion of the project site that exists seaward of the toe of the bluff will be dedicated to the 
City [See Special Condition 44 (Exhibit #5, p.14)].  The structure will extend to the toe of the bluff, 
requiring excavation of the bluff face in order to accommodate residential units and a café at beach 
level.  The proposed building will rise vertically from the beach level for four levels, then the upper four 
levels would each be set back from the beach.  The City found that these upper level setbacks, as 
proposed, were not consistent with the LCP requirement that “any portion of any building south of the 
shoulder of the bluff shall be terraced to reflect the sloping nature of the bluff”.  Therefore, the City 
imposed Special Condition 40 to require design modification to the south (beach-facing) elevation to 
better reflect the sloping nature of the bluff (Exhibit #5, p.14).  Setting part of the development further 
back from the top of the bluff will preserve public views (toward the west) from Bixby Park (Exhibit 
#11). 
 
The nearest public access stairways down the bluff face are located one block west of the project site at 
the 14th Place street-end, and one block east at Bixby Park.  The City has not proposed to construct a 
public access stairway at the 15th Place street-end, a City right-of-way.  However, as a condition of 
approval the City has required the applicant to re-grade and re-vegetate the bluff face at the 15th Place 
street-end right-of-way consistent with the City’s “Plan for Development - Bluff Erosion and 
Enhancement Project” of November 2000 (Exhibit #5, p.7: Condition 19).  The provision of a public 
stairway at the terminus of 15th Place, however, remains as a potential future improvement as the City 
has required the applicant to contribute one-half of one percent of the project’s construction costs to be 
used for off-site beach access improvements (Exhibit #5, p.7: Condition 20). 
 
The revised project approved by Local Coastal Development Permit No. 1302-16 represents a 
significant improvement in the proposed project as compared to the previously entitled project.  As 
conditioned by the local coastal development permit, the revised project will enhance public access by 
providing more publicly accessible amenities than the previously entitled project.  Even though the new 
hotel rooms will likely cost more than the rooms in the existing seventy-year old motel, the revised 
project will preserve the motel use on the project site and provide 32 more hotel rooms than currently 
exist (72 rooms instead of 40).  In addition, the number of approved private residences (condominium 
units) in the project will be decreased from 56 units to 33 units.  Public access will also be enhanced by 
the provision of a beach-level café (Special Condition 46), a restaurant/bar with outdoor seating and 
coastal views (Special Condition 47), and bicycle rentals (Special Condition 45).  The proposed beach-
level café will be directly accessible to the existing beach bike path and the new beach pedestrian path 
approved by Coastal Development Permit 5-12-320 (Exhibit #7).  Finally, the amenities proposed by the 
applicant (and required by the conditions of the local coastal development permit), along with the 
applicant’s dedication to the City of 6,274 square feet of sandy beach (the portion of the project site that 
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exists seaward of the toe of the bluff) will provide public recreational opportunities as required by 
Section 30213 of the Coastal Act. 
 
The City-approved project, as conditioned, constitutes a significant improvement to a previously entitled 
development project, and it does not conflict with the policies of the certified LCP or the public access 
policies of the Coastal Act.  The City, in the local coastal development permit findings, has provided 
factual and legal support for its decision (Exhibit #5, ps.2-4).  Therefore, the appeal raises no “substantial” 
issue with respect to conformity with the certified LCP or the public access policies of the Coastal Act to 
a level of significance necessary to meet the substantial issue standard of Section 30625(b)(1). 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix A - Substantive File Documents 
 

1. City of Long Beach certified Local Coastal Program (LCP), 7/22/1980. 
 

2. Local Coastal Development Permit No. 0604-08 (2010 E. Ocean Blvd., Long Beach). 
 

3. Local Coastal Development Permit No. 1302-16 (2010 E. Ocean Blvd., Long Beach). 
 

4. City of Long Beach Tentative Tract Map No. 068942. 
 

5. Negative Declaration ND24-07 (2010 E. Ocean Blvd., City of Long Beach). 
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