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Planning Commission Meeting: March 5, 2008

Agenda Item: 9-A 
To:

Planning Commission
From:

Eileen Fogarty, Director, Planning & Community Development Department

Subject:
Recommendations for the Proposed Land Use Designations for the Land Use and Circulation Element.
Recommended Action

Staff recommends that the Planning Commission provide direction on and endorsement of the following: the characteristics of the land use designations, the general application of the land use designations across the city and whether the land use designations adequately address the Framework Elements.
Executive Summary

The purpose of this report is to provide information on the specific characteristics of the proposed land use designations in the LUCE, how the land use designations are applied throughout the city, and the relationship between the designations and the LUCE Framework Elements. 

At the February 9th Boulevards workshop, the Planning Commission discussed, and the City Council subsequently endorsed, the five Framework Elements of the LUCE.  The Framework Elements are:

· Neighborhood stability;
· Integration of land use and transportation;
· Proactively managing congestion;
· Public benefits; and
· Urban form and character.
These elements are the basis for the land use designations.
The Planning Commission also discussed the vision for the boulevards and other areas of the city.  Planning Commissioners provided a number of specific comments and identified several topics for further study including sun angles and proposed heights along Wilshire Boulevard.  Diagrams and alternative approaches to heights at Activity Centers along Wilshire Boulevard will be presented at the Planning Commission meeting.
The proposed LUCE land use designations were also presented at the February 9th workshop.  Land use designations are at the core of the LUCE and identify the future intended use on each parcel. Approximately 20 land use designations are proposed that are categorized into five broad categories: Neighborhoods, Boulevards, Activity Centers, Employment and Commerce, and Public.  The broad purpose of each category is below:

· Neighborhoods – These are the residential areas of the city where the majority of the residents live.  

· Boulevards – These designations define the activity along the existing and/or proposed transportation corridors of the City.  

· Activity Centers – These designations allow for a vibrant concentration of goods and services, multifamily housing, and community gathering and public spaces at strategic locations served by high-frequency transit lines at strategic points throughout the city. 

· Employment and Commerce – These are the areas in the City that provide space for continued employment activities to ensure a robust economy that is essential for the City to continue to provide a high level of public services.

· Public – These designations allow for a wide range of public facilities, including parks and open space, educational facilities, the civic center and other government offices. 
The land use designations proposed for the LUCE differ from previous General Plan designations in that they reflect an integrated strategy that is based on the five Framework Elements. The designations also contain a performance-based system that has a low base allowable building height and incentives for additional intensity with the provision of public benefits, including workforce and affordable housing. This will ensure that new development provides a benefit to the community.  Further, the designations integrate land use and transportation and therefore address traffic congestion issues.  The LUCE will also incorporate urban design principles to guide the form and character of future development.
Discussion
Background

At the February 9th Boulevards Workshop, the Planning Commission supported the strategy for integrating land use and transportation, and the LUCE direction for public benefit and sustainability. The Planning Commission discussed a range of issues including: 
· The need to maintain current levels of community services;

· The need to analyze the plan for economic feasibility and to ensure the continued provision of high quality community services; 
· Whether the activity centers were all in the right locations with respect to employment and social services; 
· The mix of uses including providing for senior/long term care; 
· The need to evaluate the sun angles particularly with respect to proposed heights on Wilshire Boulevard; 
· The need to balance future development with respect to trip management;,

· The desire to evaluate real-time components of traffic generation related to uses.
· The desire to promote social services at activity centers in key locations; and
· The policy to create a low baseline height for many designations and only allow additional height with the provision of public benefits, such as affordable and workforce housing. 
On February 26, the Council also supported the LUCE direction and the framework strategy and directed staff to continue to develop the plan along the proposed lines.
The proposed draft land use designations and the land use designation map were presented at the February 9th Boulevards Workshop.  The purpose of this report is to provide more information on the land use designations and the land use designation map so that the Planning Commission is able to provide more specific input on this central feature of the LUCE.

Framework Elements of the LUCE: The Building Blocks for Land Use Designations

The Santa Monica community cares tremendously about maintaining the character of the City as it evolves over the next twenty years.  The Land Use and Circulation Element (LUCE) must reflect the community’s vision for the future and ensure that Santa Monica will evolve as desired.  Through workshops and other outreach tools held in the earlier visioning phase of the project and at the nine well-attended workshops held in the last year on Neighborhood Preservation, Placemaking, Industrial Lands Areas, Transportation and, most recently, the Boulevards, the community has articulated key values and a vision for the future.  These values have been transformed into a clear strategy and direction for the LUCE.  That direction contains five key framework elements:

1. Neighborhood Stability:  As the community vision for Santa Monica’s future evolves, it is clear that there is a strong community desire to maintain the unique character of Santa Monica neighborhoods.  The focus of the plan for the vast majority of the City’s area will be to protect and preserve the neighborhoods.   The plan will focus on protection and sensitive transitions for areas immediately adjacent to commercial corridors.

2. Integration of Land Use and Transportation:  The plan integrally links areas of land use evolution to underlying transportation infrastructure and strategies, adhering to the following key themes: 
· The only areas identified for significant transformation over the next twenty years are along existing or proposed transit corridors.   
· Activity Centers are only located in places served by frequent transit.  A concentration of mixed uses in these areas will create “complete neighborhoods” reducing total trips and serving the neighborhoods by providing walkable and bikeable services.
3. Proactively Manage Congestion:  The City must proactively work towards the goal of reducing auto trips through aggressive measures targeting sources of congestion.  Creation of Transportation Demand Management districts will address new and existing employers.   Measuring results to provide feedback on whether the goals are being achieved will be an essential component to evaluate progress of the plan.
4. Public Benefit:  The LUCE will ensure that the City and neighborhoods benefit from all future development that takes place in the City.  The LUCE strategy proposes a performance-based planning approach with a low baseline for any future development.  Performance measures for public benefits described below are required for any increase in height and/or development intensity above the baseline. 
· Affordable/Workforce Housing: The most significant incentives will be to encourage affordable and workforce housing.  The community has expressed particular interest in affordable housing to continue to foster a diverse community and in workforce housing to allow Santa Monica employees to live in the city and reduce commuting.   The workforce housing should be located near transit and near existing job centers (e.g., hospitals, Santa Monica College, the school district offices and entertainment industry offices)
· Community Benefits: Some of the community benefits discussed to date include: shared parking, community gathering and open spaces; new infrastructure such as sidewalks and bike facilities; support for arts and cultural facilities and uses: historic and cultural preservation; parks; community centers for youth, teens, adults and seniors; and child care centers.
5. Urban Character and Form:  The community cares strongly about the form, character and scale of development.  It is therefore essential that the plan direct the vision for Santa Monica’s built environment citywide and in specific areas.
This new direction allows the City to shape its future rather than be in a reactive role.

Purpose and Development of the Land Use Designations
As is required by state law, the LUCE will include land use designations that identify the desired future land use and development intensity on every parcel in the city.  When taken together, the land use designation descriptions and the land use designation map provide a vision for the future land uses in Santa Monica. Thus, achieving consensus on the land use designations is critical to the advancing the plan. Land use designations differ from zoning districts in that they are more general and typically do not include specific allowances and prohibitions of uses, dimensional requirements such as front and side setbacks and parking standards.  This level of detail will be provided in the zoning ordinance, which will be updated following adoption of the General Plan to be consistent with the LUCE.

Building on input from the public workshops, the LUCE’s land use designations will:
· Create a low baseline height for many designations and only allow additional height with the provision of public benefits, such as affordable and workforce housing; 

· Preserve the quality and character of residential neighborhoods;
· Provide local-serving retail uses within walking distance of residential areas;
· Establish incentives for building community gathering places;
· Maintain current levels of community services into the future;
· Promote development around transit stations to reduce the average trip generation in the city; and
· Set clear expectations for development.
The Framework Elements of the LUCE guided the crafting of the proposed draft land use designations. The land use designations thus were developed from the public process.  The proposed designations are based directly on the existing land use designations and are very similar in terms of the allowable height and intensity in most locations throughout the city.  In some locations, such as along major boulevards, a few feet were added to the height of buildings to allow for higher quality retail space and varying rooflines.  In a few locations – around the proposed Expo light rail stations and at a few “nodes” along major corridors – new land use designations are proposed that allow additions in height to create increased opportunities for workforce and affordable housing, address the city-wide traffic problems, and create beautiful and vibrant community activity centers with a diverse mix of retail, residential and public uses.  The land use designations were also enhanced to apply performance standards, set clear expectations for development, create an expanded incentive program for public benefits and allow quality retail spaces and diverse architecture.  
By creating conditions to facilitate a higher percentage of residents and workers making trips by transit, walking and biking, the plan can help to proactively manage future traffic congestion.  Additionally, the land use designations ensure the provision of community benefits in any significant project by setting a low baseline height for many of the designations and only allowing additional height with the provision of public benefits such as those listed in the above section.

The LUCE will contain approximately 20 land use designations in the following five broad categories.  
Neighborhoods – These are the areas of the city where the majority of the residents live.  The vision for the LUCE is to preserve and enhance these areas with improvements such as traffic safety, additional parking and pedestrian and streetscape improvements.  No changes are proposed to these designations compared to existing zoning districts.
Boulevards – These designations define the activity along the existing corridors of the City.   The designations allows for the transformation of the auto-oriented boulevards into more attractive multi-modal streets that provide opportunities for commercial uses and workforce and affordable housing. Most boulevards are proposed to have a very similar scale and intensity of development compared to what is currently allowed today.
Activity Centers – These designations allow for the creation of a vibrant concentration of goods and services, multifamily housing, and community gathering and public spaces at strategic locations served by high-frequency transit lines throughout the city. There are several different types of Activity Centers that range in character and intensity. Some are small-scale, draw from surrounding neighborhoods, and have small amounts of housing, while others may take on a more citywide or even regional character with a higher intensity and more opportunities for housing. 
Employment and Commerce – These are the areas in the City that provide space for continued employment activities to ensure a robust economy that is essential in order for the City to continue to provide the high level of public services that the community expects.  The land use designations allow for the continuation of existing employment activities; however, the plan does not propose any significant increases in the intensity, amount or location of the employment uses. Land use designations in this category include industrial conservation, industrial mixed use, office, and health care mixed use. 

Public – These designations allow for a wide range of public facilities, including parks and open space, educational facilities, municipal offices, the civic center, museums or performance spaces, City yards, and other public or quasi-public facilities.  The uses are spread throughout the city and many of the uses, such as parks and schools, are within walking distance of the majority of residential neighborhoods.

Land Use Designations

Each of the following land use designations includes a proposed vision describing the purpose of the designation, a description of the designation, the broad categories of uses allowed, and the proposed maximum heights.  Residential density is also included, but development intensity proposals for non-residential areas are still pending.   The Proposed Land Use Designation Map is included as Attachment B.
Neighborhoods

Single Family Housing 

Vision

To preserve and enhance existing single-family residential areas, allowing only new development that is of a scale and character consistent with the existing neighborhood.

Description

This designation is applied to areas consisting primarily of single-family dwellings on individual lots, and preserves and protects the existing character and state of the residential neighborhood. Typical uses include single-family housing, in-law units, parks, and home day care facilities.

Single Family Housing neighborhoods should be enhanced with streetscape and pedestrian improvements, traffic safety measures, and the limiting of disturbing noises. 

Maximum height is 2 stories and 30 feet, with one dwelling unit allowed on a lot and in some cases a second unit.  The scale of development is consistent with the existing zoning district.
Low Density Housing 

Vision 

To preserve and enhance neighborhoods that have a mix of single-family housing and low density multi-family housing, allowing only new development that is of a scale and character consistent with the existing neighborhood. 

Description

This designation is applied to lower density residential areas that have a mix of single-family and low density multi-family housing, and is designed to preserve and protect the existing character of the residential neighborhood. Typical uses include single-family housing, duplexes and triplexes, townhouses, low-scale courtyard housing, institutional residential uses like day care homes, transitional housing or hospice facilities, and neighborhood-serving uses such as childcare, neighborhood grocery stores and community facilities.   

Low Density Housing neighborhoods should be enhanced with streetscape and pedestrian improvements, traffic safety measures, and buffers from nuisance of nearby uses. These neighborhoods should be close to neighborhood-serving retail. 

Maximum height is 2 stories and 23 feet, with a maximum density of 29 dwelling units per acre. The scale of development is consistent with the existing zoning district.
Medium Density Housing 

Vision

To provide affordable, accessible, attractive low-scale multi-family housing that enhances the existing neighborhood and integrates with its scale and character.  

Description

This designation is applied primarily to areas of the city with a mix of single family and multi-family housing. It is intended to preserve and protect the existing character and state of the residential neighborhood. Typical uses include low- and medium-scale multi family housing, townhouses, courtyard housing, duplexes and triplexes, institutional residential uses like day care homes, transitional housing or hospice facilities, and neighborhood-serving uses such as childcare, neighborhood grocery stores and community facilities.   
The maximum allowable building height is 2 stories and 23 feet. A bonus to 3 stories and 35 feet is allowed for affordable and workforce housing projects. The maximum allowable density is 35 dwelling units per acre. The scale of development is consistent with the existing zoning district.
High Density Housing 

Vision 

To provide affordable, accessible, attractive multi-family housing that is walkable to surrounding retail and commercial districts and that integrates with the scale and character of the existing neighborhood. 

Description

High Density Housing allows for multi-family housing at a greater intensity than other residential neighborhoods. This designation is intended to preserve and protect the existing character of the existing high density residential neighborhoods. Typical uses include three to four story multi-family housing, duplexes, triplexes, institutional residential uses like day care homes, assisted living, transitional housing or hospice facilities, and neighborhood-serving uses such as childcare, neighborhood grocery stores and community facilities, as well as occasional remaining single-family houses. 

The maximum height allowed is 4 stories and 40 feet, with a maximum density of 48 dwelling units per acre. The scale of development is consistent with the existing zoning district.
Boulevards

General Commercial

Vision

To focus auto-related, commercial-only uses, such as auto dealers and auto-repair stores, in limited areas of the city and create standards to ensure that these uses are attractive and have minimal negative impacts on existing neighborhoods. 

Description

This designation allows existing auto-oriented commercial uses. Residential uses are not allowed in areas with this designation. The maximum height for buildings within the General Commercial designation is 2 stories and 32 feet or 45 feet for auto dealerships, and minimum ground floor height is 18 feet. As buildings are redeveloped, they should be placed with minimal setback from the sidewalk, and parking lots should be located in the rear of buildings. 

Location

This designation is applied to parts of Lincoln Boulevard and Santa Monica Boulevard.
Mixed Use Boulevard Low 

Vision

To transform auto-oriented sections of the boulevards into vibrant, highly walkable areas that provide public benefits for existing neighborhoods, integrate with the scale of adjacent low-density neighborhoods, have a diverse mix of uses and housing types, and are supported by high-frequency transit. 

Description

This designation is applied to areas of boulevards that have existing mixed-use development or that are envisioned to transition into mixed-use areas. The Mixed Use Boulevard Low designation is specifically intended for sections of boulevards adjacent to low-density residential neighborhoods, where it is important that new development integrates with the scale of existing neighborhoods. Development should maximize human-scale elements and provide a sensitive transition between these uses and neighboring residences. 

Desired uses include multi-family workforce and affordable housing, neighborhood-serving retail uses, small parks and open spaces such as plazas and paseos, service-oriented commercial uses and small-scale office uses.

The designation requires ground floor retail and service commercial uses with up to 2 stories of residential or office uses above. The base maximum height for buildings in this designation is 2 stories and 32 feet. The affordable/workforce housing bonus allows a maximum height of 3 stories and 48 feet.  The scale of development is similar to what is currently allowed.
Location

The designation is applied to portions of Pico, Olympic and Colorado Boulevards, Broadway and Main Street.

Mixed Use Boulevard 

Vision

To transform auto-oriented sections of the boulevards into vibrant, highly walkable areas that provide public benefit for the city, integrate with adjacent neighborhoods, are supported by high-frequency transit, and accommodate a variety of neighborhood-and regional-serving uses. 

Description

This designation is applied to areas of boulevards that have existing mixed-use development or that are envisioned to transition into mixed-use areas. Development should maximize human-scale elements and public benefit while providing a sensitive transition between these uses and surrounding neighborhoods. 

Desired uses include multi-family workforce and affordable housing, neighborhood-serving retail uses, small parks and open spaces such as plazas, service-oriented commercial uses and small-scale office uses that provide office space for residents of nearby neighborhoods.

The designation requires ground floor neighborhood- or community-serving retail uses, with housing or office above. The base maximum height for buildings in this designation is 2 stories and 32 feet, with a public benefit bonus allowing a maximum of 3 stories and 48 feet and an affordable/workforce housing bonus allowing a maximum of 4 stories and 58 feet. This designation is applied to portions of Wilshire and Santa Boulevards and the scale of development is similar to what is currently allowed in the existing zoning ordinance.
Location

Applied to portions of Wilshire and Santa Monica Boulevards.

Activity Centers

Neighborhood Commercial 

Vision

To create new and enhance existing small-scale neighborhood shopping districts within walking distance of residential neighborhoods. 

Description

This designation allows for neighborhood-serving commercial activity, which provides goods and services for local residents. Examples of neighborhood commercial uses include restaurants, launderettes, cafes, dry cleaners, salons, clothing and grocery stores. 

The designation requires ground floor retail uses, and allows an additional story of residential or neighborhood-serving office use. Maximum height is 2 stories and 32 feet, with a minimum ground-floor height of 18 feet. The scale of development is similar to what is allowed with the existing policy framework.
Location

Applied to portions of Montana Avenue, Main Street, Pico Boulevard, Ocean Park Boulevard, 14th Street, and 26th Street.

Mixed Use Activity Center Low 

Vision

To create vibrant activity centers along major boulevards with unique and attractive spaces for meeting, shopping and living, designed to serve surrounding neighborhoods.

Description

This designation is intended to establish activity centers along boulevards at transit crossroads, and also to create opportunities for some workforce and affordable housing. Allowable uses include multi-family residential, retail, and small scale office. 

Shared parking programs should be established in these areas to encourage patrons to “park once” and shop. To encourage public benefit, there should be incentives for new development to include community gathering places, plazas, or other public space. New development should maximize human-scale elements, enhance the pedestrian environment, and be built to the sidewalk with minimal or zero side setback. New development should also step back to and match the character of adjacent residential neighborhoods.

The base maximum allowable height is 2 stories and 32 feet, with minimum ground floor height of 18 feet with a public benefit bonus allowing a maximum height of 3 stories and 48 feet and an affordable/workforce housing bonus allowing a maximum height of 4 stories and 58 feet. In all cases, ground floor retail is required, with office or residential uses above.   

Location 

This new land use designation is applied to only four areas of the city; these areas are located at key transit intersections: Lincoln Boulevard at the intersections with Ocean Park and Pico; areas east and west of Memorial Park; and Santa Monica Boulevard at 14th Street.
Mixed Use Activity Center 

Vision

To create vibrant activity centers at major transit crossroads with unique and attractive spaces for meeting, shopping and living, that will serve residents of surrounding neighborhoods and other parts of the city or region.  

Description

This designation is intended to establish major activity centers along boulevards at transit crossroads, and to provide opportunities for substantial amounts of workforce and affordable housing. Allowed uses include multi-family housing, retail, office and public space.  

Shared parking programs should be established in these areas to encourage patrons to “park once” and shop. To encourage public benefit, there are incentives for new development to include community gathering places, plazas, or other public space. New development should maximize human-scale elements, enhance the pedestrian environment, and be built to the sidewalk with minimal or zero setback. New development should also step down to and match the character of adjacent residential neighborhoods. 

The base maximum allowable height is 2 stories and 32 feet, and minimum ground floor height is 18 feet with a public benefit bonus allowing a maximum height of 4 stories and an affordable/workforce housing bonus allowing a maximum height of up to 6 stories.  In all cases, ground floor retail is required, with office or residential uses above. 
At the February 9th Boulevards workshop, the Planning Commission asked for additional information on sun angles and discussed the proposed scale of development.  A discussion of sun angles and alternatives approaches with lower building height for Wilshire Boulevard Mixed Use Activity Centers will be presented at the Commission meeting.

Location

This is a new land use designation that is applied to only three small areas of the city. These centers are located on Wilshire Boulevard around the intersections with Centinela and 14th Streets; and the area surrounded by Olympic Boulevard, 20th Street, Colorado Avenue and Cloverfield Boulevard.  

Bergamot Transit Village 

Vision

To create a new, high-density village around the proposed Bergamot light rail transit station that contains a diverse mix of residential, retail, cultural arts, entertainment and office uses. 

Description

This designation allows for transit-oriented development around the proposed Bergamot Exposition Line transit station. Allowed uses include retail, cultural uses, entertainment, residential, public-serving uses and office, with an emphasis on the uses that can maximize transit ridership. New development should maximize human-scale elements, enhance the pedestrian environment, and be built to the sidewalk with minimal or zero side setback. Additionally, significant new development shall not occur in areas with the Bergamot Transit Village designation until the Expo light rail line to the area is funded. At this point, significant development may occur in this area.

The base maximum allowable height is 4 stories with a public benefit bonus allowing a maximum height of 5 stories and an affordable/workforce housing bonus allowing a maximum height of 6 stories.  
Location

This new land use designation is only applied to the parcels around the proposed Bergamot light rail transit station, generally extending west to Cloverfield Boulevard, east to Stewart Avenue and north to Colorado Avenue.
Mixed Use/Creative

Vision

To encourage the retention and expansion of the creative arts in the city while also encouraging new workforce and affordable housing. 

Description

This designation provides a location for studio-related uses such as film and music production and post-production and provides space for artist studio live/work development and workforce and affordable housing. It is also designed to accommodate visual and performing arts studios. New development should include streetscape improvements and improvements to the pedestrian environment.  
Light industrial and residential uses are allowed in this area, with workforce and affordable housing encouraged.  The base maximum allowable height is 2 stories and 32 feet with a public benefit bonus allowing a maximum height of 3 stories and 48 feet and an affordable/workforce housing bonus allowing a maximum height of 4 stories and 58 feet.
Location

This designation applies to the areas generally located between Olympic Boulevard, Stewart Avenue, Colorado Avenue and the city’s eastern border.
Downtown Core 

Purpose

To maintain and enhance the downtown area as the heart of the City and to provide for a balanced mix of retail, entertainment, residential, and visitor-serving uses. 

Description

This designation allows for high intensity development at the city’s core. The area is the city’s major regional retail and employment district, with a human scale and pedestrian orientation at the street level. A balance of uses should generate activity during both daytime and evening hours. Development intensities shall be lower on the northern and eastern edges of the district, in order to match the lower density character of adjacent neighborhoods.  New development and infrastructure should strengthen the downtown’s connection with the civic center, beach and pier. 

Uses allowed in this area are residential, commercial, retail, cultural and entertainment uses, hotels, and other visitor-serving uses, such as hotels. The maximum allowable height is 5 stories and 60 feet. Lower heights are expected in portions of this designation to allow for transitions to residential areas. The scale and intensity of development is identical to the existing land use designation.
Location

The downtown boundaries stretch from Lincoln Boulevard to Ocean Avenue, from the 10 freeway to Wilshire Boulevard.
Oceanfront District

Vision 

To preserve the area as a scenic local gathering place and enhance the beach experience with visitor-serving uses that support a regional, national and international tourist destination. 

Description

This designation is intended to maintain and enhance the Oceanfront District as an important visitor-serving destination with lodging, restaurants, shopping and recreation, as well as to protect the residential mix in the area. The unique character and scale of the area should be maintained, centering on the landmark Santa Monica Pier. 

New residential and commercial uses should be consistent with the character of existing buildings. The maximum allowable height in this area is 3 stories and 45 feet. The scale of development is identical to the existing zoning ordinance.
Location

The area between Pico Boulevard and Colorado Avenue west of Ocean Avenue.
Civic Center Mixed Use

Vision

To create a unique area of high-density mixed uses with significant public gathering spaces and parks integrating with public and civic buildings and connecting to the oceanfront area. 

Description

This designation is intended for the high-density and mixed use housing areas in the Civic Center area. This is the only area of the city where this designation shall apply. Commercial, retail and office uses are also allowed in this mixed use area. Uses are to be determined by specific plan.
The maximum allowable building height in this area is 8 stories and 96 feet, as determined by the Civic Center Specific Plan.  This designation is consistent with the approved mixed use projects in the Civic Center area and is neither proposed nor allowed in other areas of the city.
Location

The area between Pico Boulevard and the 10 Freeway west of 4th Street and east of Ocean Avenue.
Employment and Commerce

Industrial Conservation
Vision

To preserve existing industrial uses, which provide a job base and a center of economic activity for the City. 

Description

This designation is intended to provide for light industrial uses, including businesses engaged in design, development, manufacturing, fabricating, testing, or assembly of various products, which will provide employment for workers with various skills. This area also allows incubator business opportunities and encouragement for sustainable industries that are appropriate for the city as well as small visual and performing art studios. No residential uses are allowed.

The maximum allowable building height in this area is 2 stories and 32 feet.  This designation differs from the Industrial Conservation zoning district in that the additional height for 100% affordable residential artist studio uses is removed.
Location
Applied to areas with existing industrial uses along Olympic and Colorado Boulevards.

Industrial Mixed Use 

Vision

To allow for the continuation of industrial uses in the city while also allowing for small-scale multifamily uses. 

Description

This designation allows for a wide variety of industrial, office, residential and retail uses in a single building or group of buildings. The designation is characterized by small to medium footprint buildings that are often subdivided into small rental spaces or condominiums, each with a separate use. The designation is intended to allow for the continuation of existing “boutique” industrial uses while also encouraging residential development such as artist lofts or workforce housing. 

The maximum allowable building height in this area is 2 stories and 32 feet, and achieving the affordable/workforce housing bonus allows for a maximum height of 3 stories and 48 feet.  This is a new designation for the LUCE and is applied to areas that are currently zoned as Industrial Conservation.  The maximum allowable scale of development is similar to the current Industrial Conservation District in the zoning ordinance.
Location

Applied to areas with existing industrial uses along Olympic and Colorado Boulevards.

Office 

Purpose

To provide an area for office and related uses in limited areas of the city. 

Description

This designation is applied to limited areas of the city that are not expected to change during the horizon of the General Plan. Typical uses include office, research and development, advanced technology, scientific, administration, and limited manufacturing of related products that require large expanses of floor area on large parcels.   

The maximum allowable building height in this area is 3 stories and 45 feet. This designation is similar to existing zoning and is only applied to areas of the city that currently have this use; it is not applied to other areas of the city.
Location

The locations where this designation is applied are the Santa Monica Business Park, the RAND offices at the Civic Center and the sites with existing development agreements along Colorado.
Health Care Mixed Use

Vision

To allow for the expansion and continued vitality of the two hospitals in the city. 

Description

This designation allows for a variety of uses that support the city’s two hospitals. Allowable uses include hospital and medical office uses, residential care, rehabilitation and outpatient clinics, workforce housing targeted at hospital employees, extended stay lodging for patient families, and supporting retail uses. New development in these areas should step down in height to surrounding residential neighborhoods and match their character whenever possible. 
This is a new land use designation proposed for the LUCE that is identical to the existing zoning districts. The maximum allowable building height on hospital-owned parcels shall be 5 stories and 70 feet. The maximum allowable height for all other uses is 3 stories and 45 feet. 
Location

Applied to the areas including and around Santa Monica Hospital and St. Johns Hospital.
Community and Public Uses

Institutional

Vision

To retain and enhance a strong variety of government, educational, cultural, and other facilities to meet the needs of the community. 

Description

This designation is intended for any public or quasi-public facility. This includes schools, colleges, municipal offices, museums or performance spaces, corporation yards, utility station, and similar uses. This designation does not apply to areas where the intended future use is other than as an institution. 
Location
This designation is in many locations around the City, including all public schools, Santa Monica College, the airport, City yards and other public facilities.
Parks and Open Space

Vision 

To preserve, enhance, and – where possible – expand Santa Monica’s existing parks and open space, providing residents with easy access to a relaxing, visually appealing amenity that provides opportunities for healthy recreation. 

Description

This designation applies to areas that will remain as parks or open space, or be developed as such. Other allowable uses in this designation include supporting structures such as recreation centers and gymnasiums. Also allowed are small-scale retail uses that support outdoor recreation, such as restaurants, refreshment stands, or sporting equipment and rental vendors. Park and open space areas should have high pedestrian connectivity with surrounding neighborhoods, and parking provided for parks or open space should not inhibit pedestrian access from surrounding areas. 

This land use designation and the accompanying policies are coordinated with the existing Open Space Element of the General Plan.  

Location

This designation is found throughout the City at all park locations.
Conclusion
In conclusion, the land use designations presented herein provide opportunities for a variety of activities and protection of existing residential uses.  The designations also provide an integrated strategy for land use and transportation and a comprehensive public benefit program.
Staff recommends that the Planning Commission provide direction on and endorsement of the following: the characteristics of the land use designations, the general application of the land use designations across the city and whether the land use designations adequately address the Framework Elements.
Prepared by:
Elizabeth Bar-El, AICP, Senior Planner


Matt Raimi, Raimi + Associates
Attachments
A. Proposed Land Use Designation Map
B. Workshop Comments






1
PAGE  
13

[image: image1.png]