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' SIGNIFICANT PLANNING ISSUES

“General Issues

From a broad perspective there are two general issues which must be =
-addressed as part of this study. The balance between residential
““and tourist uses and the resulting environment is one concern. The
“other is regional transportation access to Downtown Huntington = -
Beach, - - . . T : L S

 2;1.1- - Residential vs. Tourist Oriented Environment

The orientation of the Downtown environment 1s an issue _
which must be addressed. One of the key assumptions of . .-
~ this study is that Downtown Huntington Beach can evolve
into a "tourist"-oriented environment. However, previous
studies and plans forecast a destination resort environ-
‘ment. The present ‘study must address another issue as
‘well: To what level is a destination resort environment
marketable; and within that market potential, what level
- of activity does the City wish to achieve. 'Still another
“issue must be confronted. Market studies show that demand
upon this area as a residential environment {including '
- residential support uses) is almost insatiable. This
+ means that the Council must decide to what extent .







~a. Is Main Street to be.converted to a mall? L

b, What w1ll ‘be the balance o£ restored structures to .
new? . : '

c. Who will pay the cost of publlc and prlvate 1mprove-
-mentsﬁ : _ : -

Pier Development

- Another consideration is commercial use of the pier
itself. Presently, the pier has minimal use by conces-
.sions, none of which are substantial. @ Any plan for the
. Downtown Area would provide for upgrading these commercial
uses. The issue is whether the upgrading process should
include expansion of commercial structures on the pier &
{as Redondo Beach has done) or revitalization while
maintaining existing commercial 1nten81ty and retalnlng
-hlstorlcal character. :

High Rise Development

The development of residential high rise structures in

the Planning Area is of concern from a marketing and

regulatory p01nt of view. 'The marketability of resi-

- dential high rise means how much development potentlal

both short- and long-term, is in the Planning Area.

‘Once this is determined, then the regulatory aspects

can be addressed to insure that optimum locations and

"~ design criteria are provided. When that has been o
established, the env1ronmental 1mpacts of potentlal hlgh_ 

- rise can . be assessed. . s

'Old ClVlC Center Slte:

The potentlal of the 01d Civic Center bltc to stimulate
revitalization of the Downtown Area has become blgnlfl"
.cant in this latest study There are two views on
'thlb 1ssue' : : : :

‘a. © Sell the 014 Civic Center Site - Two benefits would
accrue by immediate sale of the site. First, it
would bring an immediate flow of cash to the City
for use in the Downtown Area. Second, upon develop-
ment, there would be potential for increased revenue
through the tax increment financing process. (This =
assumes utilizing a redevelopment agency.) - The City
-would have to place the property on the market as a







"be a potential for a higher return after consoli-

. dation than if the investor were to develop each

1ot individually. If not, the incentive will not
work. The types of incentives the City can offer
range-  from waiving or subsidizing City development
fees to exercising the City's power to grant in- =
creased development potenflal {i. e., increased
'dens;ty or. floor arca) . R

b, -ACQUlSlthﬂ - The only other way to effectuate
. . consolidation is for a public agency, such as a
. city redevelopment agency, to acgquire individual
- .lots, consolidate them, and place the aggregated
parcel back on the market as a developable parcel.
‘This technique weould reguire a commitment by the
L. City to develop regulatory provisions for the type
of development desired and a willingness to become
involved in land acquisition act1v1tles 1ncludlng
possmble condemnation actlon, :

Role of City-Owned Property

. The City is a major owner of developable land in the

- Planning Area with the Sheraton/Driftwood Mobile Home
‘Park property and the lots acguired for the ‘Parking -
Authority expansion. Being a major property owner

gives the City an added role and responsibility in

- revitalizing the Downtown Area. Tt is important that.
. the City use its property to the best advantage for

. the Downtown Area. ‘Therefore, it is necessary for an'
_overall - strategy to be devised to 1nsure that the

| 'fproperty is used accordingly

' ﬁDevelopment of Maior. Parcels

In contrast to the small loits in the Downtown Area are

| the large parcels of land, ranging from 16 to 45 acres,__”

between Lake Street and Beach Boulevard. The problems
of diverse ownership and antiquated street patterns are
non-existent here. However, other problems such as B
- existing transitional uses, ©il encumbrances, and zoning
“designations which are not usable have held back de- n

- C“velopment. If the City is to move ahead ‘with a re= -

development project for this area, the greatest
potential for tax increment revenue to accrue to the

5;fCity lies in the development of the two parcels at the

intersection of Atlanta Avenue and Beach Boulevard.

" Both parcels are ready for immediate development as

~.soon as usable land ‘use and zoning designations are

- provided. These two parcels could provide the major

- source of initial financing that is crucxal to. the
5uccess of a redevelopment agency ' -
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radius. This trade area is more compact than ERA's.
previous estimates and is- reflective of not hav1ng freeway
- access. :

~In projecting the supportable demand for specialty uses,
©. UPI considered the residential market within the 25 mile. .
~primary trade area,. as well as the secondary market - B
- area consisting of Orange and Los Angeles Counties.  The .
... Orange County tourist market (i.e. visitors outside L
© Southern California) was also considered. Figure 3-6 =
o reflects the total attendance projected through 1990,
~+ UPI then converted attendance figures to square feet of
" leasable area by analyzing visitor spending patterns and_
forecast a projected support level to 113,000 sguare
feet in leasable space by 1990. Assuming that the leas-
~able area would be allocated to the Main Street area, the
Planning Department determined a land requirement of 15
gross acres for this use. Details of projected revenue
and warranted area ln 5-year increments are 1ncluded in

_ quure 3-7.
: Tourlst.Commercial Uses

.~ For the purpose of this study, tourist-commercial uses i~
‘are those that depend heavily upon penetrating the
.Orange County tourist market {estimated by UPI at

. --16,700,000 visitors by 1990}). 1In this study,

“Thotel/convantlon center and theme park/tourlst
"attractlon potentlals were evaluated. -

Loa. Hotel/Conventlon Center. 1In projecting total demand
- . for transient housing (hotel rooms) UPI forecast . =
three types of demand: businessmen, tourists, -and.. .
convention delegates. Business support was pro-
jected based on the ability of Huntington Beach to
. .capture employment in the SALMA. Tourist demand was
- based on Huntington Beach's ability to capture. 12
to 15 percent of the total tourist hotel room demand -
for Orange County. This resulted in a basic tourlst
Cand bu51ness demand of 420 rooms by 1990 :

‘UPI then analyzed the demand from_conventlon
delegates and concluded that 150 additional rooms
-~ would be warranted if the hotels developed had a -
cunulative convention seating capacity of 1,000
seats with 600 seats in a single facility. Added
~ to the base tourist and businessman demand thls '
. totals 570 rOOmS by 1990 [ '
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ALTERNATIVE DEVELOPMENT CONCEPTS =

for to undertaking the market feasibility Study,'the Planning

eﬁ@rtment-formulated three alternative development concepts that

ried 'in intensity of development and balance between residential

fourth alternative was devecloped to reflect the full range of

e Destination Resort concept has the highest development intensity
the alternative concepts. It is based upon the maximum market
tentials projected by the economists and lncludes a CLty sponsored
'ehtlon center.

'1:- B _Concept_Criteria

enVlronment

 2, " Provide for high density residential
‘development that is compatlble w1th
'fthe 1nten51ve use. concept L

.b. “Assumptions: 1. IConvenlent regional transportation
K R ~access would be necessary (MRT or -
freeway) ' - Lo

d.tourist oriented environments. Subsequent to the economic qtudy,33

qﬁ;b}e development options available in the Downtown Planning Area,1:

a. Objectives: '1l. Create all-year tourlst or1ented.f5

TR













2.. Attract tourists already in the
region for short-term (one day)
visits '

3. Provide for moderate high density
"residential development to comple~
"ment the more intensive commercial

uses, with Medium Density Re51dent1a
being predominant.

b. “Agsumptions: 1. Limited regional transportation
- - : : access would be provided (major mod-=
ifications to arterial transporta-:
tion routes) n

2. The market area would primarily be
Orange County with portions of Los
Angeles, Riverside, and San.
Bernardino Counties.

4.2.2 The Regional Point of Interest Plan

The plan is summarized diagrammatically in Figure 4-2 and
Table 4-1. The following are the major plan proposals:

a. Development of a two-block mall on Main Street and

o a specialty retail complex on the four blocks adjac-
‘ent to it and the two blocks adjacent to Third and '
Fifth Streets on Pacific Coast Highway

;b.-fDevelopment of specialty commercial on and adjacent'
' to the pier, but limited to existing square footage.

¢. Retention of the Civic Center site as a public use

d. Provision of 34 acres of tourist-commercial, includ-
ing 420 hotel rooms ST

2. Phased mass rapid transit terminal

f. 'High density and high rise residential limited to
the ocean front area from Sixth to Goldenwest Street

4.3 The Seasonal Beach Community Concept

Achieving the least development intensity level of all alternative
development concepts, the Seasonal Beach Community concept is predi-
cated upon the philosophy of accommodating the tourist draw generated
by the beach and not creating equal or greater attractions to increas
this draw. It generates a permanent rather than tran51ent populatlon
base for the area. ' . -
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k. Increasing the tourlst commercial uses to 1nclude theme parh/

cannot Dbe planned for in the sense that commercial, industrial,
and public uses are planned based on servicing Dopulatlon and
residential uses. Tourist commercial is a success only to the
degree that the tourist market is penetrated. Within that context
the Regional Point of Interest concept comes closest to the market
projections that can be achieved with a minimal entrepreneurial
risk. The Seasonal Beach Community is equal to or below market
projections and involves virtually no entrepreneurial risk. The
Destination Resort concepts require that the City actively and
successfully promote development of the Downtown Planning Area as
a tourist/resort area,

5.3 Economic Commitments

Each of the alternative concepts requires a level of economic
commitment (by the City, other agencies, landowners and/or
developers) that increases with intensity of each plan. Although
it is difficult to quantify this commitment in absolute figures fo
each concept, a relative relationship can be established.

The Seasonal Beach Community concept requires the following commlt_
ments:

a. Improvement of local and arterial streets

b. Upgrading of utility services

¢. Financing of the phased mass rapid transit terminal
d. Cost of converting the 0ld Civic Center to permanent public u

e. Rehabilitation or construction of new buildings in the Main
Street area

f. Reconstruction of pier bulildings.
The Regional Point of Interest plan adds to this:
g. Construction of two block mall on Main Street

h. Providing for tourist commercial uses {(write downs may be
required)

i. Added incremental costs to MRT terminal.
The Modified Destination Resort plan increases the commitment by:

j. Expanding the mall to three blocks

tourist



















This should relieve Beach Boulevard. 1In additiop
additional traffic relief on Beach Boulevard

could be obtained if the State beaches allowed
access to parking at Newland Street, Magnolia

Avenue, and Brookhurst Street. San Diego Freeway
interchanges at the latter two arterials could
channel traffic directly to parking areas at the
beach that now are forced to use Beach RBRoulevard:

. 2. The multi-legged, wide intersection of Main,

" - Gothard, and Garfield would be eliminated in
favor of a four-legged intersection. Traffic
control would be much more efficient.

3. The Civic Center and nearby shopping center _
complex at Mansion Avenue and Main Street would
have better circulation and access by eliminating:
unnecessary through trips on the adjacent streets,

4. The diagonal configuration of 17th Street would be
' eliminated or left in part solely for local
access. -

5. More direct access to Central Park and the new
City Library would be provided for Downtown
residents via north Main Street to Gothard Street;
thence northerly. All other routes from Downtown -
are c¢lrcuitous. S

5.6 Cost-Revenue Impacts

Evaluation of cost-revenue impacts is necessary when considering .-
T alternative development concepts for the Downtown Planning Area. :
“Fiscal costs and benefits for the four alternative concepts as well:
~as for development according to exXisting zoning are summarized in -
Figure 5-3. The costs and revenues are presented in 1975 dollars
. as they apply to the City of Huntington Beach and the local school -
districts (Huntington Beach Elementary and High Schocl Districts,
and Coast Community College District). The cost-revenue analysis
is based on economic formulas provided by: SR

a. ngenue/Expenditures Analysis of Land Uses
(October, 1973; updated October, 1975), a Planning Department
Special Study : . L [ '

b. Environmental Declaration No. 75-68, prepared for the City in
September, 1975 regarding a multiple-use commercial_deyelopment.__

¢. Urban Projec¢ts Incorporated.
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" STUDY AREA BOUNDARY

EXISTING NEXGHBORHOOD PARK

PR()PQSE!J _N_lﬂl(";l-iBORl"l()Ql) PARK

PROPOSED COMMUNITY PARK

Figqure s5-4

| DOWNTOWN REDEVELOPMENT STUDY

' S PARKS DEMAND ANALYSIS
v - huntfington beach planning -dep@ﬁm{em .










" 5_2  ::f'-Development Policies

- "In addition to the conceptual land use plan set forth in Figure 4-4
and Table 4~1 and the development proposals set forth in :
Section 4.4,the following development policies are recommended:

6.2.1 Main Street

The six blocks adjacent to Main Street should be developed
as an 1ntegrated specialty shopping area and should have
first priority in the implementation of the City's =
Redevelopment Plan. In addition, the concept of convert=--
ing Main Street and the alleys to pedestrian ways should f
be pursued through the development plan. Also the
responsibilities for financing public and private im-
provements should be shared by the City and property
owners with the details worked out in the development
plan.

6.2.2 Five Block Area (Fronting on Pacific Coast Highway
between Lake and 6th Street)

With two of the five blocks included in the recommended
Main Street development plan,the remaining three should
be included 1f feasible. However, the remaining three
blocks should take a secondary pricrity to Main Street.

6.2.3 Pier

The present historical character of the pier should not
be changed by adding commercial structures. Specialty
commercial on and adjacent to the pier should be limited
to existing square footage in order not to detract from -
Main Street. The quality of existing structures and -
uses should be upgraded. Expansion of specialty uses
adjacent to the pier may be warranted but should not be
permitted until the Main Street project is established.
Upgrading the plier should also take a second prlorlty

to Mailn Street. '

6.2.4 .  High Rise Development

High rise residential development should be permitted in
‘all high density residential areas with highest priority
given to the ocean front area between 6th and Goldenwest
Streets. A residential high rise ordinance should be
pursued to insure that residential high rise structures
become an integrated part of Downtown development withn"
minimal adverse environmental impacts. Also, for the
same reason, the existing commercial high rise

ordinance (MS Suffix) should be revised for application
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.. displaced. The payments are in addition to the amount

- paid for real property acquired by the Agency, based upon .
. fair market value, and are not subject to income tax
provisions. .

The Law provides that a Redevelopment Agency may obtain

‘financing from any legal source. Thus, the Agency is

authorized to accept loans or grants from agencies of the

- federal government, the state government, or any other -

public agencies. As a practical matter, however, most

~agencies borrow their initial seed money from the muni-

cipality (i.e., the city) in which they are located. -
These funds are to finance the cost of necessary planning,
special legal counsel, and other expenses of a similar

nature necessary in the preparation of the Redevelopment

‘Plan for the Project and commencement of implementation. -

. It is the long-range financing feature of the Law which
'is unique in California and which makes redevelopment :
. feasible. The Law provides that upon the adoption of the

Redevelopment Plan, the total assessed value of all real
property within the Project Area are computed and estab-

lished. These total assessed valuations form what is

referred to as a "base roll" for purposes of determining

.any lIncrease in property assessed values within the
"Project Area, which may result because of new development.
Against this "base roll,

- ¢ity, school districts, county, etc.) levying taxes

"

the taxing entities (i.e., the -

within the Project Area continue to levy such taxes. from :
the Project Area as they did prior to the adoption of

 the Redevelopment Plan, as long as the assessed property
vaiues stay constant or go up. 3

-If the redevelopment succeeds, the effect éf the Agency's

activities in implementing the Plan should raise assessed

~valuations within the Project Area above those of the

"base roll." Taxes levied by the taxing entities against
any increase in assessed valuation over the "base roll"
are collected and remitted to the Agency, not the respec—

. tive taxing entities. This applies only to the taxes

received from the increase or "increment" over the
frozen "base roll." The real estate or ad valorem taxes

- produced by any "increment" in assessed valuation over

the "base roll" become the Agency's property and consti-
tute the Agency's income stream. When the Agency can

. establish with some certainty that such tax allocation

.~ or tax increment revenues will be forthcoming in Suffl“
“¢lent amounts, it may then seek to obtain outside ° '
long-term financing by selling municipal bonds known as
“tax allocation'bonds._*These_bOnds-are leigations.solely
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