


BECSP  
AMENDMENT 

BEACH AND EDINGER CORRIDORS SPECIFIC PLAN 
(BECSP)  
March 2, 2015 - City Council Study Session 



BECSP 
 Beach and Edinger 

Corridors Specific Plan 
adopted on March 1, 
2010. 

 

 City Council held a study 
session on 2/2/15 to 
discuss potential 
revisions to the Specific 
Plan with the intent to 
minimize the impact of 
development  



Issue #1: Maximum Amount of Net New 
Development (MAND) 

 MAND Adopted by City Council in 2010: 4,500 units 
 

 
 

 
 

 
 
 

 



Current Projects (Approved and Building Permits Issued) 
1. HB Lofts (retail/apartments/live-work)  

  378 units (100 du/ac; under construction) 
  

2. Boardwalk (mixed use)  
           487 units (39 du/ac; partial occupancy) 
  

3. Monogram (apartments) 
     510 units (60 du/ac; in plan check) 
  

4. Oceana (apartments) 
           78 units (39 du/ac; under construction) 
  

5. Elan (retail/apartments/live-work) 
     274 units (100 du/ac; under construction) 
  

6. Beach & Ocean (apartments) 
          173 units (54 du/ac; occupied) 
  

Total Residential Units – 1,900 
 



Potential Residential Projects 
Project Date 

Submitted 
Location Residential Units/Commercial Square 

Footage 
Project with Formal Planning Application (SPR) Pending Approval 
 
Urban Art Lofts 12/23/2014 18651-18665 Beach Blvd  172 apartment units (104 du/ac) 
Potential Projects – Plans Reviewed/Discussed But No Formal SPR/CUP Application Submitted 
 
Ellis Condos (PPR) 11/13/2014 8041 Ellis Ave. (NEC of Ellis 

& Beach – next to Jack in 
the Box) 

51 condo units (53 du/ac) 

Beach and Edinger N/A 16052 Beach Blvd (SEC - 
Beach & Edinger) 

450 apartment units (approx.) (approx. 77 
du/ac) 

Beach Townhomes N/A 19432 Beach Blvd (east 
side, north of Yorktown) 

48 condo/townhome units (47 du/ac) 

Beach & Warner N/A 7822-7862  Warner & 17011-
17031 Beach Blvd 
(SWC - Beach & Warner) 

200 apartment units (approx.) / rebuild 
new restaurant (22 du/ac) 

Existing Commercial N/A 809 Indianapolis 
(Beach & Indianapolis) 

109 apartment units (73 du/ac) 

Vacant Lot N/A Williams/Beach Blvd (West 
side, north of Yorktown) 

100 apartment units (approx.) (80 du/ac) 

Progressive Real 
Estate 

N/A 19431 Beach Blvd 
(NWC - Beach & Main) 

20 apartment units (22 du/acre) 

Project with Formal Planning Applications Submitted For Consideration into the BECSP 

AMCAL Delaware 11/21/2014 18922 Delaware St. 43 apartment units (43 du/ac) 

Total 1,193 units 



Issue #1: Maximum Amount of Net New 
Development (MAND) 
 

 BECSP Amendment: 
 Modify MAND 
 Option 1: 2,100 units (accounts for pending SPR application) 
 

 Option 2: 2,800 units (per 10/6/14 CC direction) 
 

 Option 3: The MAND can be another number.  Once the MAND 
is reached, no permits can be issued for residential 
development until the BECSP is amended and environmental 
review/CEQA is conducted 

 



Issue #2: Entitlement Processing 
 BECSP currently requires administrative approval through Site Plan 

Review process (no public hearing) for residential uses 
 Of the 6 current permitted projects, 4 required/were referred by 

Planning and Building Director to the Planning Commission with a 
noticed public hearing; all 6 projects were noticed to surrounding 
properties 

 All pending applications and proposed projects are required to be 
approved by the Planning Commission with a noticed public hearing  

 All projects may be appealed by the City Council 
 
 BECSP Amendment: Require all residential or mixed use 

residential/commercial projects to obtain Conditional Use 
Permit from Planning Commission (appealable to City 
Council)  
 

 



Issue #3: Residential Parking 
 

 
 
 
 

 
 

 

 

 

# Bedrooms Current 
BECSP 
Requirement 

Current 
HBZSO/ 
Citywide 
Requirement 

Coastal Zone 
Parking 

Other Parking 
Option to 
consider 

Studio/1 BR 1 min. 1 min. 2 min. 2 min. 
2 BR 1.5 min. 2 min. 2 min. 3 min. 
3 or more BR 1.5 min. 2.5 min. 2.5 min 3 min. 
Guest 0.2/unit  

(2 spaces per 
10 units) 

0.5/unit 
(5 spaces per 
10 units) 

0.25 – 0.5/unit 
(2.5 – 5 
spaces per 10 
units) 

0.5/unit 
(5 spaces per 
10 units) 



Issue #3: Residential Parking 
 BECSP Amendment:  

 Modify minimum residential parking requirements 
 

 
 
 

Option 1  
HBZSO/Citywide 

Option 2  
Coastal Zone  

Option 3  
Other Parking Option 

Studio/1 BR 1 min. 2 min. 2 min. 
2 BR 2 min. 2 min. 3 min. 
3 or more 
BR 

2.5 min. 2.5 min 3 min. 

Guest 0.5/unit 
(5 spaces per 10 units) 

0.25 – 0.5/unit 
(2.5 – 5 spaces per 10 
units) 

0.5/unit 
(5 spaces per 10 units) 

Total Parking 
Spaces Req.  

Option 1 
120 spaces 

Option 2 
118-130 spaces 

Option 3 
165 spaces 

Example Project: 50 units (10 S/1BR; 30 2BR; 10 3 BR)   



Issue #4: Building Setbacks 
Standard Current BECSP 

Requirement 
Current HBZSO 
Requirement 

Front yard setback Ranges from 0’ – 30’ R districts: min. 10’-15’ 
C districts: min. 0’-50’ 

Upper story setback N/A (offsets and notches 
required) 

min. 10’ average 



Issue #4: Building Setbacks 



Issue #4: Building Setbacks 
 BECSP Amendment:  

Front setback: minimum 15’-30’ with landscaping and 
public open space 
 30’ on Beach Blvd. and Edinger Avenue 
 15’ all other public streets 

Upper story setback: minimum 10’ along front and 
around sides (for 100’) for all facades above 3 stories  



Issue #5: Retail/Commercial Uses 



Issue #5: Retail/Commercial Uses 

 Current BECSP retail/commercial is permitted but not 
required with residential projects 

 
 BECSP Amendment: Require retail/commercial uses 

in all projects proposing residential uses 
 Ground Floor/Street level commercial/retail uses are 

required along Edinger Avenue and Beach Boulevard 
 Commercial/retail uses are permitted but not required 

along all other streets at street level 
 



Issue #6: Auto Dealer Standards 



Issue #6: Auto Dealer Standards 

 Current BECSP requirement: all new construction and 
additions of 20% or more must comply with standards of 
BECSP (includes auto dealerships) 

 
 BECSP Amendment: Allow greater flexibility for auto 

dealers to build/remodel consistent with traditional auto 
dealership site layout and design 
 Modify specific standards for auto dealer uses (e.g. – allow 

surface parking in front of building; no public open space 
requirement; no frontage coverage requirements; no 
frontage type or top/base requirements) 

 



Issue #7: Existing Commercial Uses 

 Current BECSP requirement: all new construction and 
additions of 20% or more must comply with standards 
of BECSP 

 
 BECSP Amendment: Increase maximum percentage 

of addition to allow existing commercial centers to 
remodel without triggering additional BECSP 
requirements 
 All new construction and additions of 25% or more must 

comply with standards of BECSP 
 



Issue #8: Residential Density 
 BECSP does not currently set maximum residential 

densities 
 Densities of approved (permitted and/or entitled) 

projects range from 39 du/ac to 100 du/ac  
 Densities of potential projects range from 22 du/ac to 

104 du/ac 
 Residential density recommended by BECSP 

consultant: 55-60 du/ac 
 
 

 



Issue #8: Residential Density 

Example of 54 du/ac project 

Example of 39 du/ac project 



Issue #8: Residential Density 

Example of 100 du/ac project 

Example of 60 du/ac project 



Issue #8: Residential Density 
 
  BECSP Amendment: 
 

Option 1: Establish a maximum residential density 
 

Option 2: Effectively manage density through revised 
development standards (e.g. – setbacks, parking)  
Reduces potential densities by approximately 10%-20%  

 

 



Issues Matrix 
Issue Current Req. BECSP Amendment 

Option 1                    Option 2                       Option 3                
1. MAND Up to 4,500 

units 
2,100 units 2,800 units Another # 

2. 
Entitlement 
Processing 

SPR – Staff  
Approval 

CUP – PC 
Approval 

3. Parking BECSP 
S/1BR: 1 min. 
≥ 2BR:  
1.5 min 
Guest: 0.2/unit 
(2 per 10 units) 

HBZSO 
S/1BR: 1 min. 
2BR: 2 min. 
≥ 3BR: 2.5 min. 
Guest: 0.5/unit 
(5 per 10 units) 
 

Coastal 
S/1BR: 2 min. 
2BR: 2 min. 
≥ 3BR: 2.5 min. 
Guest: 0.2-0.5/ 
unit (2 - 5 per 10 
units) 

Other Option 
S/1BR: 2 min. 
2BR: 3 min. 
≥ 3BR: 3 min. 
Guest: 0.5/unit 
(5 per 10 units) 
 

4. Front   
    Setback 

Ranges from 0’ 
– 30’ 

Min. 15’-30’ 30’ min. - Beach 
and Edinger 

15’ min. – all other 
streets 

    Upper-    
    Story   
    Setback 

N/A 10’ over 3 stories 



Issues Matrix (continued) 
Issue Current Req. BECSP Amendment 

Option 1                     Option 2                        Option 3              

5. Retail/             
   Comm.  

No Req. Require all res. 
projects to have 
retail/ commercial 
at street level 

Encourage all res. 
projects to have 
retail/ commercial 
at street level 

6. Auto  
    Dealers 

Must comply w/ 
BECSP 
standards for 
new dealerships 
and additions 
>20% 

Modify Req. to 
allow deviation to 
BECSP req. for 
auto dealers 
 

7. Existing  
    Commercial 

Must comply w/ 
BECSP req. for 
new construction 
and additions 
>20% 

New construction 
and additions of 
25% or more must 
comply with 
BECSP req. 

8. Density N/A Establish Max. 
Density 

Control through 
dev. standards 



Next Steps 

 Prepare Draft Ordinance and Amendment to BECSP 
per City Council direction 

 City Council Confirms amendments and directs staff 
to move forward: March 16  

 Distribute Draft Ordinance to PC and CC: March 17 
 Planning Commission Study Session: March 24 
 Planning Commission Public Hearing: April 14 
 City Council Public Hearing: May 4 
 Ordinance Effective: June 17 

 

















 Current  number of massage businesses in 
Huntington Beach around 70 
 

 The massage business establishment and 
licensing process currently touches multiple 
departments 
 
 Police 
 Planning 
 Finance 
  
 



 Several local and State attempts to regulate the 
massage industry have failed 
 

 2008: State limited local control 
 

 2009: Huntington Beach adopted rules to try and 
prevent proliferation of illicit massage establishments 
 

 2013 Huntington Beach made minor changes in the 
municipal code to try and close loop holes 
 

 2014: State law changed again allowing for more local 
control (AB1147) 



 The number of massage establishments in 
Huntington Beach went from 8 or 9 in 2009 to a 
high of 74 in 2014.   
 

 Many of the businesses engage in illicit activity 
where money is exchanged for sexual activities 
and some have engaged in human trafficking 
 

 Effective regulation has been 
difficult/nonexistent 
 
 



 New licensing rules will be brought forward 
during the 45 days and can be enacted before 
the moratorium expires.  Zoning changes 
would follow the expiration of the moratorium. 
(unless extended).   

 
 The Police, Finance, and Planning Departments 

will be working with the City Attorney’s Office 
to propose new rules for licensing and zoning  
for massage establishments. 



 Allows us to prevent further growth of illicit 
massage establishments while the rules are 
being reworked 

 Allows further engagement of stakeholders 
 Initial moratorium covers 45 days 
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