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From: tony sellas [mailto:tony.sellas@gmail.com]  
Sent: Friday, June 02, 2017 1:16 AM 
To: Turnbull-Sanders, Effie@Coastal; Brownsey, Donne@Coastal; Vargas, Mark@Coastal; Uranga, 
Roberto@Coastal 
Cc: Ainsworth, John@Coastal; Vaughn, Meg@Coastal; Posner, Chuck@Coastal 
Subject: Consent Calendar: for Application No. 5-17-0226 (Team Haley, LP, Sunset Beach) 
 
Dear Commissioners and Staff, 

I am requesting the removal of Application No. 5-17-0226 (Team Haley, LP, Sunset Beach) 
from the consent calendar. 

Please find my attached documents challenging the zoning for this project. 
 
Thanks you very much, 

If you have any questions please let me know. 

Sincerely, 
 
Tony Sellas 

 

mailto:tony.sellas@gmail.com


Zoning inconsistencies Sunset Beach Specific Plan Proposed Project Explaination
slide #

Huntington Beach zoning 
definitions

2

Calculating the 50% max 
residential allowed above
the principle permitted 
use. 

Requires using the calculation method of “Gross Square Foot” which 
only measures the “area of a nonresidential development”
The max residential allowed is
1,628 sq. ft x 50% = 814 sq.ft of residential allowed.

1,121 sq. ft. 

3

Required parking for 
commercial and 
Residential.  

Requires using the calculation method of “Gross Floor Area” The total 
enclosed area of all floors of a building measured the outside face of 
the structural members in exterior walls,”

Proposed structure is;
1) Commercial + Residential = Total sq.ft.

1,628   +  1,121  = 2,749
2) One spot for 225 sq. ft for general retail

3) So  2,749 / 225 = 12.21 spot for “Gross Floor Area” 
4) Add two spots for residential =  14.21 spots

This project is using the calculation method of 
“Gross Square Foot” which only area of a 
nonresidential development”

1) Commercial = 1,628
2) One spot for 225 sq. ft for general retail
3) 1,628 / 225 = 7.23 spots required
4) Add two spots for residential =  9.23 spots

4

The real Lot size The SBSP and Orange County APN map show the lot size to be roughly 
around 4,000 sq. ft.

7,628 sq. ft.
5,6

Recommendations 7

STAFF REPORT: CONSENT CALENDAR 5-17-0226 Filed: 4/25/2017  Hearing Date for June 8th. 
This document is to challenge the zoning issues for this project. 



City of Huntington Beach’s definitions from the zoing codes

1. Floor Area, Gross. The total enclosed area of all floors of a building measured to the outside face of the structural 
members in exterior walls, and including halls, stairways, elevator shafts at each floor level, service and mechanical 
equipment rooms, and habitable basement or attic areas, but excluding area for vehicle parking and loading.

2. “Gross square feet” or “gsf” means the area of a nonresidential development measured from the exterior building 
lines of each floor with respect to enclosed spaces but excluding parking spaces whether or not enclosed. For 
purposes of this chapter, the term “enclosed spaces” specifically includes, but is not limited to, an area available to 
and customarily used by the general public and all areas of business establishments generally accessible to the 
public such as fenced, or partially fenced in areas of garden centers attached to and serving the primary structure.

Very Important:
1. For 50% max residential – The SBSP requires using the Gross Square Feet 

measurement to determine the 50% max residential. But the City and this project are 
using the calculation of Gross Floor Area to maximize the residential.

2. For parking – the SBSP requires using Gross Floor Area. But the City and this project 
are using the Gross Square Feet calculation to reduce the required parking spots. 

http://www.qcode.us/codes/huntingtonbeach/view.php?topic=zoning_code-20-203-203_06&highlightWords=Gross+floor+area
http://www.qcode.us/codes/huntingtonbeach/view.php?topic=municipal_code-17-17_73-17_73_010&highlightWords=gsf


Draft  Sunset  Beach  Specific Plan

11.   Bed and breakfast.

C. Other Permitted Uses

Other permitted uses subject to a Coastal Development Permit and a Conditional Use Permit by  
the Zoning Administrator.

1. Civic and government uses.

2. Community facility.

3. Public/private utility buildings and structures.

4. Residential Uses:

a. Located above the first floor of a Principal Permitted Use.

b. Parking for both the primary commercial uses and the residential use conforms to  
Section 3.3.4 of these regulations.

c. Such residential use shall not exceed 50 percent of the gross square footage of 
the  entire structure. Additions to lawful nonconforming residential uses are 
permitted if  their cost does not exceed 50 percent of the market value of the 
residential use.

D. Temporary Uses Permitted

Seasonal Sales only shall be allowed per the City of Huntington Beach Zoning and Subdivision  
Ordinance Section 230.86.

E. Accessory Uses Permitted

Accessory uses and structures are permitted when customarily associated with and subordinate  
to a permitted principal use on the same building site.

1. Garages and carports per Sections 3.3.4 and 3.3.7.

2. Fences and walls per Section 3.3.5.

3. Parking structures.

4. Outdoor dining areas.

5. Signs per Section 3.3.6.

F. Prohibited Uses

1. All uses not permitted above are prohibited.

2. Wholesale businesses.

3. Outdoor advertising signs.

1. Other Permitted Uses” is a special permit for the mix use commercial district.

Very important:
1. “Gross Square Footage” is only use once in the entire Sunset Beach 

Specific plan.
1. The reason I think the “Gross Square Footage” calculation was 

use is to make the CV have a higher priority than residential. So 
the residential can never exceed 50% of the nonresidential of a 
structure. This is important on small lot and reduced parking.

2. The City of Huntington Beach uses the calculation of “Gross Floor Area” 
to determine the max 50% residential above commercial . The reason is 
Scott Hess said since the “Gross Square Foot” definition is not in the 
Sunset Beach Specific Plan so it is up to his discretion to use Gross Floor 
Area”.

3. Using “Gross floor Area”  allows the CV to be equal to the residential, 
therefore taking away the higher priority of CV and reducing parking.

http://www.huntingtonbeachca.gov/files/users/planning/Sunset-Beach-Specific-Plan-City-Council-Approved-012017.pdf

Page 41

The SBSP requires using the calculation method of “Gross Square Foot” which only 
measures the “area of a nonresidential development”
The max residential allowed is
• The nonresidential = 1,628 sq. ft.
• 1,628 sq. ft x 50% = 814 sq.ft of residential allowed.

This is an example of using Gross Floor Area to calculate the 50% max residential. 
The max residential allowed is
• The nonresidential = 1,628 sq. ft.
• Propose residential = 1,121 sq. ft.
• So the sum of area of all floors of a building measured is 1,628+1,121= 2,749
• The max residential is 2,749 * 50% = 1,375 sq. ft.
• To conclude 
• Gross Square Feet allows 814 sq.ft of residential
• Gross Floor Area allows 1,375 sq. ft. of residential. 

http://www.huntingtonbeachca.gov/files/users/planning/Sunset-Beach-Specific-Plan-City-Council-Approved-012017.pdf


Very Important
The Sunset Beach Specific 
plan requires parking to be 
calculated by Gross Floor 
Area. 
The City of Huntington 
Beach and this project are 
using the calculation of 
“Gross Square feet”

This is a perfect example of 
how Gross Square Feet is 
being used instead of the 
required Gross Floor Area 
to reduce the required 
parking spots.

The residential is being 
counted as two spots and 
the nonresidential only is 
being divided by 225 
(1,628/225)

Per the definition of Gross 
Floor Area the residential 
and nonresidential are 
added up.
Then divided by 225. 
Then add two additional 
spots for residential.  



• This project’s states the lot size is 7,628 sq. ft. 
• Per the Orange County APN map the lot is next to two empty lots. 
• Please see the next slide. I used Google maps to determine the lot size and it is roughly 3,960 sq. ft. 

http://tax.ocgov.com/tcweb/detail_sec.asp?ReqParcel=178-532-
34&StreetNo=&Direction=&StreetName=&APN=17853234&Suffix=
00&CmpRevDte=79839278&RollTypCde=Secured&Code=A&StSuffix
=&City=&Unit=&s=1&p=1&t=&TaxYr=2016&CurYr=2016&apnstatus
=PAID

Page 9

http://tax.ocgov.com/tcweb/detail_sec.asp?ReqParcel=178-532-34&StreetNo=&Direction=&StreetName=&APN=17853234&Suffix=00&CmpRevDte=79839278&RollTypCde=Secured&Code=A&StSuffix=&City=&Unit=&s=1&p=1&t=&TaxYr=2016&CurYr=2016&apnstatus=PAID


The width of property is around 60 ft. 

This a rough measurement of the property base on the 16832 PCH  -APN 178-532-34 APN 178-532-34 map

The length of property is around 66 ft. 

So the gross sq. ft. of the property is 
3,960 not 



Recommendations

1. For this project, the proposed height is 28.3 feet, thus exceeding the 10% threshold by more than 7 feet. (See 5-17-0226 (Team Haley, LP) page 9)
• Per the Sunset Beach Specific Plan, page 43, section H, “The replacement residential use/structure may not be increased more than 

10 percent in height or footprint beyond what was existing and must be rebuilt in the same location.”
• The owner should stay is the SBSP 10% requirement.
• If the own choices to build past the 10% requirement then all the Sunset Beach Specific Plan’s required parking and residential 

requirement should apply. 

My request to the Coastal Commissioners for this and future project in Sunset Beach.
1. Please take this time to make a ruling stating the City of Huntington Beach’s definition of ““Gross square feet” or “gsf ” applies to  Page 41, sec C, 

4C  “Such residential use shall not exceed 50 percent of the gross square footage of the entire structure. “ 
2. Please direct the City of Huntington Beach to  insert the definition of “Gross Square Feet” into the Draft Sunset Beach Specific Plan. 
3. Please direct the City of Huntington Beach to insert the definition of “ Gross Floor Area “into the Draft Sunset Beach Specific Plan. 

Request item 2 and 3 are very import. This would adds clarity to the citizen’s of Sunset Beach. It would also ensure that CV has the highest priority 
over residential and would eliminate any parking issues because the residential cannot equal nonresidential and compete for parking spots.

The Community has meet with Scott Hess concerning this issues and he said since the definition of Gross Square Feet or Gross Floor area are not 
defined in the Sunset Beach Specific Plan, he has the discretion to apply any calculation to a project.  

Scott Hess refers to SBSP page 59 section 4.1 Enforcement of the Specific Plan 
“Any development regulation and building requirement not addressed in the Specific Plan shall be subject to the City’s adopted
regulations in effect at the time of an individual request. “

The community of Sunset Beach take you for your service to the community. 

http://www.qcode.us/codes/huntingtonbeach/view.php?topic=municipal_code-17-17_73-17_73_010&highlightWords=gsf
http://www.qcode.us/codes/huntingtonbeach/view.php?topic=zoning_code-20-203-203_06&highlightWords=Gross+floor+area
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Unknown

From: Sondra Haley <sjhaley1@gmail.com>
Sent: Monday, June 05, 2017 5:11 PM
To: Vaughn, Meg@Coastal; Posner, Chuck@Coastal
Cc: Schwing, Karl@Coastal; rramos@surfcity-hb.org; K.C. COULTRUP
Subject: Fwd: Consent Calendar: for Application No. 5-17-0226 (Team Haley, LP, Sunset Beach)
Attachments: NOA AP 16-022 16832 PCH.pdf; NOA AP 16-022 16832 PCH.pdf

 
Mr. Posner and Meg:  
 
Regarding Mr. Sellas’ comments, the City of Huntington Beach Community Development Department agrees 
that our project is in compliance with the Draft Sunset Beach Specific Plan.  Section C, 4c clearly states: Such 
residential use shall not exceed 50 percent of the gross square footage of the entire structure.  
 
The Huntington Beach Community Development Department has provided a statement below confirming 
Approval in Concept, per the Draft Sunset Beach Specific Plan.  The Administrative Permit NOA is also 
attached.  
 
Please let me know if I can provide any additional information.  I will be in touch with Meg first thing Tuesday 
morning. 
 
Thank you, 
 
Sondra Haley 
 
 
 

Good afternoon Marcus, 
  
The City of Huntington Beach Community Development Department “Approved in Concept” 
Administrative Permit No. 16‐022 on February 16, 2017.  AP 16‐022 was reviewed and plan 
checked in accordance with the Draft Sunset Beach Specific Plan (SP‐17).  Additionally, Finding 
of Approval No. 1 states the proposed project conforms to the Draft Sunset Beach Specific 
Plan.  Please see the attached Notice of Action letter dated February 16, 2017. 
  
Thanks,  
  
Kimo Burden | Planning Aide 
City of Huntington Beach 
Community Development Department 
714.536.5438 | kimo.burden@surfcity‐hb.org 
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From: "Posner, Chuck@Coastal" <Chuck.Posner@coastal.ca.gov> 
Subject: FW: Consent Calendar: for Application No. 5-17-0226 (Team Haley, LP, Sunset Beach)
Date: June 2, 2017 at 5:02:16 PM PDT 
To: "'sjhaley1@gmail.com'" <sjhaley1@gmail.com> 
Cc: "Vaughn, Meg@Coastal" <Meg.Vaughn@coastal.ca.gov>, "Schwing, Karl@Coastal" 
<Karl.Schwing@coastal.ca.gov>, "'Ramos, Ricky'" <rramos@surfcity-hb.org> 
  
Sondra – We received this email questioning the calculations for the project.  Please respond if you would like. 
  
Charles R. Posner 
Supervisor of Planning  
California Coastal Commission 
200 Oceangate - Tenth Floor 
Long Beach, CA 90802 
(562) 590-5071 
Chuck.posner@coastal.ca.gov 
  
  

  
  
  
From: tony sellas [mailto:tony.sellas@gmail.com]  
Sent: Friday, June 02, 2017 1:16 AM 
To: Turnbull-Sanders, Effie@Coastal; Brownsey, Donne@Coastal; Vargas, Mark@Coastal; Uranga, 
Roberto@Coastal 
Cc: Ainsworth, John@Coastal; Vaughn, Meg@Coastal; Posner, Chuck@Coastal 
Subject: Consent Calendar: for Application No. 5-17-0226 (Team Haley, LP, Sunset Beach) 
  
Dear Commissioners and Staff, 

I am requesting the removal of Application No. 5-17-0226 (Team Haley, LP, Sunset Beach) 
from the consent calendar. 

Please find my attached documents challenging the zoning for this project. 
  
Thanks you very much, 

If you have any questions please let me know. 

Sincerely, 
 
Tony Sellas 
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