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City of Beverly Hills
Planning Division

455 N. Rexford Drive Beverly Hills, CA 90270
TEL. (310) 285-1141 FAX. (310) 858-5966

Planning Commission Report

July 11,2019

STUDY SESSION ON THE CREATION OF STANDARDS FOR MIXED-
USE DEVELOPMENTS WITHIN THE CITY
City initiated study session to provide the Planning Commission with an
opportunity to discuss work completed by the Mixed-Use Ad-Hoc
Committee

Meeting Date:

Subject:

Project Applicant: City Initiated

Recommendation: Receive report from staff and provide direction as appropriate

REPORT SUMMARY
At the October 16, 2018 City Council meeting, staff presented a study session in response to a
request by then-Mayor Gold and Councilmember Wunderlich to provide the City Council with an
opportunity to discuss the concept of mixed-use development in the city. This study session
included discussion as to whether there was a desire to direct the Planning Commission to study
the possible creation of development standards for mixed-use development in the city. The City
Council was supportive of moving forward with further study on this topic as well as the hiring of
a consultant to assist the Commission and staff with studying the creation of regulations for mixed-
use projects. On December 13, 2018, the Planning Commission held a study session on the topic
of mixed-use development and established an ad-hoc committee consisting of Chair Block and
Vice Chair Ostroff. Since the Commission’s study session, the ad-hoc committee has met several
times to discuss the topic and how to develop regulations for mixed-use development in the city.
This report provides a summary of the ad-hoc’s work thus far and provides an opportunity for the
public to comment on the topic and for the Planning Commission to provide further direction to
both staff and the ad-hoc committee.

BACKGROUND

Mixed Use
The term “mixed-use” can refer to a variety of development patterns. The term is most commonly
used to refer to a building or development that includes a mix of commercial and residential uses.
This can include a mix of retail, restaurants, and/or office uses with residential apartments or
condominiums. Generally, mixed-use buildings have a development pattern of providing
commercial development on the ground floor with housing units being located on the upper floors
of a building.

Attachments:
A. Map of Proposed Mixed-Use Overlay Zone Report Author and Contact Information:

Timothea Tway, AICP, Senior Planner
(310)285-1122

ttwaybeverlyhills.org
85



Planning Commission Report
Study Session on Creation of Mixed-Use Standards

July 11,2019
Page 2 of 10

Existing Regulations
Currently, the City’s standard multi-family and commercial zoning designations (e.g. R-4, 0-3, 0-
5, etc.) do not identify mixed-use as a permitted land use in the City’s commercial or multi-family
areas. However, several existing mixed-use projects have been approved in the city, but these
projects have involved the approval of site-specific zoning, such as overlay zones and specific
plans. These site-specific approvals have also included the City and applicants entering into
development agreements for these projects. Because there are not established development
standards for mixed-use development in the Code, the development standards for these projects
are created on a case-by-case basis during the approval process. While this has worked under
certain circumstances, relying on a case-by-case review has precluded the development of a
more comprehensive approach to planning for mixed-use in a consistent manner with known
standards and objectives.

DISCUSSION

Background
During the City Council study session in October 2018, the Council was generally supportive of
studying mixed-use. The Council stated that the establishment of regulations could support the
village atmosphere of the city, enhance areas around future subway stations, and could increase
the available area in the city for market-rate and affordable housing. Several of the
Councilmembers noted that they did not want mixed-use developments to detract from the
commercial vibrancy of the city and that they were interested in bringing affordable housing into
the conversation about mixed-use. Further, Councilmembers noted that mixed-use
developments are contemplated in the adopted Beverly Hills General Plan.

Establishing Mixed Use Regulations — Points of Consideration
The Planning Commission may wish to consider the following points of consideration regarding
mixed-use development that have been raised by the community during previous discussions on
the matter:

Mixed-use can provide new opportunities for housing near transit and without displacing
existing residents.
The City of Beverly Hills is a built-out city with almost no vacant lots upon which new
housing may be constructed. This results in the displacement of existing residents
whenever new housing is constructed. Allowing housing in commercial areas through
mixed-use development provides the opportunity to create new housing units in the city
without displacing existing residents. In addition, many of the areas that have been
identified as being appropriate for mixed-use by the ad-hoc committee are near future
subway stations or are along high quality transit corridors with frequent bus service. The
placement of new housing near these amenities can encourage transit ridership and make
it possible for residents to use transit rather than automobiles as a mode of travel. This
can be especially beneficial for populations that do not or cannot drive, as it provides a
reliable alternative mode of transportation.
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Mixed-use standards can encourage housing unit types that are not common in the City
at this time.
The creation of new standards for mixed-use developments provides the Planning
Commission with the opportunity to encourage or require housing unit types that are
desirable but not necessarily produced at this time. For example, by crafting the
regulations to allow smaller units than what are currently allowed, the City can encourage
housing units that are appealing to, and more affordable for, households that may want
smaller units (such as young families, single-person households, and seniors looking to
downsize). -

Mixed-use can help create vibrant neighborhoods.
Proponents of mixed-use development often argue that allowing mixed-use encourages
vibrant neighborhoods. It is often noted that many of the commercial areas of the City
lack vibrancy in the evening and appear to “shut down” at night. By creating
neighborhoods with both commercial and residential uses, it is more likely that there will
be people in an area during the day and at night. The additional residents in an area can
help support more community serving commercial uses and add vibrancy to areas at all
times of the day.

The City of Beverly Hills has a finite amount of commercial land.
A number of community members have raised a concern about the small amount of
commercially zoned land in the city and the potential impact of allowing residential uses
on this land. Approximately 9% of the land in the city is zoned for commercial uses, with
the majority of the city zoned for housing. In order to address this concern, the Planning
Commission will need to discuss appropriate locations for mixed-use in the City to
minimize conflicts between existing and future commercial activities in the City and
residential uses. Further, the Planning Commission may wish to discuss whether any
future mixed-use developments should be required to contain a certain amount of
commercial uses in order to preserve the valuable commercial tax base in the community.

Ad-Hoc Committee — Preliminary Development of Mixed Use Standards
The mixed-use ad-hoc committee (Chair Block and Vice Chair Ostroff) has met a number of times
since the Planning Commission established the Committee in October 2018. The ad-hoc has
worked with staff to identify the key issues that must be addressed in regulations that would
govern mixed-use developments in the City, should the City ultimately decide to adopt such
standards. In addition, the ad-hoc members have met with staff from the Cities of West Hollywood
and Culver City to discuss the mixed-use standards that are used in their jurisdictions and to learn
about specific projects that have been constructed in those communities. The ad-hoc committee
members also met with a developer who builds mixed-use projects, Will Sipes of Carmel Partners,
to understand how various regulations affect the private sector’s ability to build mixed-use projects
in adjacent jurisdictions.

The following section of this report provides a short summary of the various regulations that the
ad-hoc committee has discussed. At this time, staff and the ad-hoc committee are seeking input
from the Planning Commission and public on the approach to developing regulations in these key
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issue areas. The conversation at this study session will inform the future work of the ad-hoc
committee as this effort moves forward.

Location of Mixed-Use Development
The ad-hoc committee is recommending that the mixed-use standards be included in the Beverly
Hills Municipal Code (BHMC) as an overlay zone that could be applied to commercial properties
at specific locations in the city. The use of an overlay zone could be beneficial in that it would
allow property owners to either comply with the regulations contained in the overlay zone or
choose to comply with the underlying commercial use regulations. Landowners who do not want
to develop a mixed-use project could pursue the development of conventional commercial
projects that are compliant with the City’s existing regulations. The ad-hoc committee discussed
where the mixed-use overlay zone should be located. The ad-hoc committee suggests the
Planning Commission consider the following C-3 zoned properties to be eligible to use the mixed-
use overlay zone:

• Properties fronting Wilshire Boulevard between San Vicente Boulevard and Rexford Drive

• Properties fronting Wilshire Boulevard on the southern side of Wilshire Boulevard between
Rexford Drive and South Santa Monica Boulevard and the property on the south side of
South Santa Monica fronting South Santa Monica Boulevard between Wilshire Boulevard
and Lasky Drive

• Properties fronting La Cienega Boulevard between the northern and southern borders of
the City

• Properties fronting Robertson Boulevard between the northern and southern borders of
the City

The map included in Attachment A illustrates in dark red (with cross-hatching) the commercial
parcels that would be eligible to enact the overlay zone.

These proposed sites that would be eligible for applications to enact the overlay zone and request
to construct a mixed-use project are located on major commercial corridors in the City that are
outside the Business Triangle. This would preserve the Business Triangle as an area that is
primarily commercial in nature, which would maintain an area in the City where businesses can
operate into the evening without disturbing nearby residents. Further, placing the overlay zone
on these corridors will allow mixed-use projects to be proposed near the two future subway station
areas at Wilshire/La Cienega (La Cienega Station) and Wilshire/Reeves (Rodeo Station).
Frequent Metro bus line service already exists on these corridors. Both the existing rapid bus
service and the future subway service would provide transit accessibility to the new residences
and jobs that would be located in potential mixed-use projects.

ERL7

(9

88



EJ

(9

Planning Commission Report
Study Session on Creation of Mixed-Use Standards

July 11,2019
Page 5 of JO

Approval Process
Based on the ad-hoc committee’s discussions, it is recommended that all mixed-use projects
require discretionary review by the Planning Commission. The mechanism for this review would
be a new “Mixed-Use Permit.” The Planning Commission would review the project for
conformance with the Municipal Code and would be required to make certain findings in order to
approve a mixed-use project in the City. The ad-hoc committee has not yet developed a
recommendation on potential findings or parameters that could be used for this new permit;
however, it is anticipated that the findings would address whether a project is compatible with the
surrounding neighborhood, whether it achieves the goals of the mixed-use zone, and whether it
may result in adverse impacts.

Requiring discretionary review for all future mixed-use projects would provide the Planning
Commission and public with an opportunity to participate in the proposed development and
provide comments during the public hearing process. This will help ensure that mixed-use
projects are designed in a way that is compatible with the surrounding neighborhood. The
Planning Commission would also have an opportunity to impose conditions on each project to
address concerns as necessary.

Height and Floor Area Ratio
The ad-hoc committee is recommending that the height and floor area ratio (FAR) for mixed-use
buildings be consistent with current C-3 zone requirements. This would limit mixed-use buildings
to a height of 45 feeU3-stories and a 2:1 FAR. The ad-hoc recognizes that a majority of the
properties that are included in the proposed mixed-use overlay zone area are adjacent to other
residential uses and is mindful of the potential size of any future mixed-use projects. The current
proposal from the ad-hoc ensures that new projects are not physically different in bulk and mass
than what is currently allowed in these areas. It should be noted that a developer could request
to build affordable units in a mixed-use development through the State Density Bonus Program.
Through this program, a developer could request additional height or floor area in exchange for
the provision of affordable housing units in a project if these deviations from the development
standards are necessary to construct the affordable units. All Density Bonus requests require
review and approval by the Planning Commission.

Commercial Standards for Mixed-use Projects
The ad-hoc committee has discussed what commercial standards should apply to mixed-use
projects in the City. At this time, the ad-hoc proposes the following:

Uses
The ad-hoc is recommending that mixed-use projects can include commercial uses that
are allowed in the underlying C-3 zone, as well as uses that are conditionally permitted in
the underlying zone (with the approval of a Conditional Use Permit). Due to the unique
compatibility issues that arise between some commercial and residential uses, the ad-hoc
recommends that the following uses not be allowed in mixed-use projects:

. Medical uses

. Entertainment uses (i.e. cabarets, nightclubs, adult entertainment)
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Further, the code language could be crafted in a way to give the Planning Commission
the discretion to limit other uses that are not explicitly defined in the code if findings can
be made that such uses could be incompatible with the mixed-use development.

Development and Operational Standards
Commercial uses in mixed-use projects would be governed by the transitional operational
standards that are already in place in commercial areas near residentially-zoned
properties in the City. These standards are located in BHMC §10-3-1956 and include
regulations that govern:

• Setbacks,

• operating hours,

• landscaping of setbacks to screen the commercial uses from residential areas,

• restrictions on mechanical venting, loading docks, and mirrored glass facing the
adjacent residential uses,

• hours for delivery,

• location of refuse bins, and

• noise.

Residential standards for mixed-use projects

Location
In order to ensure that the ground floor of mixed-use projects enhances the pedestrian
environment and contributes to commercial vibrancy in the City, the ad-hoc committee
recommends that residential units and residential amenities not be located within the first
40 feet of the ground floor facing a street. This will ensure that the street-facing ground-
floor portion of a mixed-use building is used exclusively for commercial uses. Similar
restrictions have been placed on existing mixed-use buildings that have been previously
approved in the City. Requiring that the ground floor, or a portion of the ground floor, be
used exclusively for commercial uses in mixed-use projects is a development standard
that other neighboring communities have also adopted.

Density
The ad-hoc committee is proposing that the mixed-use overlay zone allow for one unit for
every 550 square feet of property area, which is intended to encourage smaller, more
affordable units when compared to the City’s current density standards of one unit per
900-1,700 square feet. It is also recognized that higher densities are more appropriate
along commercial corridors and in close proximity to available transit services.
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In order to provide examples of how this residential density may be applied in a mixed use
project, staff has conducted a very cursory calculation of two hypothetical projects:

• If an applicant assembled two smaller-sized parcels on Wilshire Boulevard (each
parcel being 160 feet deep by 50 feet wide) the property would be approximately
16,300 square feet in area. If the applicant constructed a mixed-use project
(ground floor commercial, two upper floors residential) the building could contain
a total of approximately 30 units on the top two floors.

• If an applicant assembled more parcels (for example all the parcels fronting
Wilshire Boulevard on one block on the south side of the street) the parcel would
be approximately 40,000 square feet and would allow for 73 units.

It should be noted that the suggested maximum density of one unit per 550 square feet of
site area would be a base density for a site. A developer is still required to design any
proposed building to comply with all setbacks, height limits, parking requirements, and
other development standards, which could result in the inability to physically
accommodate this maximum number of units in a project. It should also be noted that the
recommended density would be used as the base density in State affordable housing
density bonus calculations, and any additional density granted would be calculated using
this base number.

For comparison with the recommended density, the table below identifies the current
density limits for other areas in the City:

Land Use Density Density
Designation (Square feet of site (Units per Acre)

area required per unit)
Very Low Multifamily 1,980 22
Low Density Multifamily 1,089 40
Low Medium Density Multifamily 1,089 40
Medium Density Multifamily 968 45
High Density Multifamily 871 50
Multi-family Residential Commercial Parking 871 50
9900 Wilshire Specific Plan 1,405 31
Mixed Use Specific Plan (9200 Wilshire) 751 58
Mixed Use Specific Plan 2 (9800 Wilshire) 1,1 17 39

Unit Size
The Planning Commission, City Council, and public have been discussing the reduction
of the minimum unit size requirements for housing units in multi-family buildings for a
number of years. The City has a relatively high requirement for minimum residential unit
sizes, which can result in a lower number of units built on a site, as well as units that are
inherently more expensive because they are larger. In an effort to encourage housing that
is more affordable and more accessible and attractive to a diverse range of buyers and
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renters, the ad-hoc committee is suggesting reduced requirement for minimum unit sizes
be included in the mixed-use overlay zone, as follows:

Unit Size Current Multifamily Proposed Mixed Use Overlay
Requirements Requirement

Efficiency unit/studio 600 square feet 500 square feet
One bedroom 1,000 square feet 500 square feet
Two bedrooms 1,300 square feet 800 square feet
Three + bedrooms 1,500 square feet 800 square feet

Parking Standards
The ad-hoc committee is recommending that the parking standards for the commercial uses in a
mixed use building remain consistent with the City’s current commercial parking requirements
(this standard is generally requires one required spot for every 350 square feet of development).
The ad-hoc committee is recommending lower parking requirements for residential uses in mixed-
use buildings than the current requirements for other multi-family projects in the City. The ad-hoc
is making this recommendation because a high residential parking requirement is often a barrier
to the construction of new housing units, as constructing subterranean parking adds significant
costs to the development of a project. This added cost is passed on to the renters or buyers of a
residential unit, thereby increasing overall housing costs. Requiring less parking can reduce the
cost of building housing units. In addition, the majority of the properties that would be eligible for
mixed-use projects under the current proposal are either on corridors with frequent transit service,
or are located within walking distance to the city’s two future subway stations.

The ad-hoc committee is proposing the following parking requirements for the housing units in
mixed-use projects.

Unit Size Current Requirements Proposed Overlay Requirement
Efficiency unit/studio 1 space I space
One bedroom 2 spaces 1 space
Two bedrooms 2.5 spaces 2 spaces
Three bedrooms 3 spaces 2 spaces
Four bedrooms 3 spaces 2.5 spaces
Guest parking 1 space for every 4 units None required

Affordable Housing
Councilmembers and Commissioners have expressed a desire to see affordable housing
developed in the city. The proposed overlay zone regulations do not requite affordable housing,
but proposed regulations would allow for the development of housing projects that are generally
more affordable than what is currently produced in the City (i.e. smaller units with fewer required
parking spaces would result in lower development costs, which could reduce the rental or
purchase cost of housing units).

LLS
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In addition, there are two programs that could lead to affordable housing units being constructed
as part of a mixed-use project in this potential new overlay zone that the Planning Commission
may wish to consider: State Density Bonus Law and the local inclusionary housing program that
is currently being studied by the City.

Density Bonus
Per State Density Bonus regulations, a developer may request to take part in the density
bonus program on any site that is zoned for residential use. This program allows a
developer to request incentives or waivers (such as reduced setbacks, smaller unit sizes,
reduced parking requirements, additional height, etc.) in exchange for the provision of
affordable housing. The waivers and/or incentives that are requested and approved are
meant to offset the cost of providing the additional housing, or adjust development
standards to allow for the provision of the housing on the development site. The
regulations are established by the State and implemented by the City. Because the
overlay zone allows for housing, a developer could use the Density Bonus program for a
project in this potential new mixed-use overlay zone.

Inclusionary Housing
Staff is currently working on a study of a potential inclusionary housing ordinance. An
inclusionary housing ordinance is a locally-adopted ordinance that requires a developer
to produce affordable housing in a new project or pay a fee in lieu of producing the housing
on the site. The fee would then fund the maintenance or provision of affordable housing
in the City. This project is in the very early stages of development and it is not clear at
this time how it would apply to mixed-use developments. Staff will continue to provide the
Planning Commission with status updates on this project and the item will ultimately come
before the Planning Commission for review and consideration.

Applicability of the Zone
If the City were to move forward with the establishment of a mixed-use overlay zone, it would not
preclude an applicant from proposing and building a commercial building that does not include
housing in these areas. The overlay zone provides an applicant the opportunity to decide whether
they would like to build a project that fully complies with the underlying C-3 zone or fully complies
with the mixed-use overlay zone.

Future Work of the Ad-Hoc Committee
The ad-hoc committee will continue to work on the development of mixed-use standards based
on the discussion at the Planning Commission. Staff is seeking Planning Commission input on
moving forward, as there are several potential next steps for the committee. Alter this study
session the committee could:

1. Retain a consultant to work with the ad-hoc to further refine the details of the potential
overlay zone and draft more concrete standards for Planning Commission review;

2. Continue to work without a consultant to further refine the details of the potential overlay
zone and draft more concrete standards for Planning Commission review; or

93



Planning Commission Report
Study Session on Creation of Mixed-Use Standards

July 11,2019
Page 10 of 10

in the Beverly Hills

3. Continue to work without a consultant to further refine the details of the potential overlay
zone and retain a consultant to peer review standards for Planning Commission review.

PUBLIC OUTREACH AND NOTIFICATION
Notice is not required for study session items. A courtesy notice was placed
Courier on June 21, 2019, and the Beverly Hills Weekly on June 27, 2019.

Type of Notice Required Period Actual Period Required Actual
Date Date

Newspaper Notice N/A 20 Days N/A June 21

Mailed Notice N/A N/A N/A N/A
(Owners & Occupants - 500’
Radius ÷ block face)

Property Posting N/A N/A N/A N/A

Agenda Posting 72 Hours 8 Days July 8 July 3

Website (Agenda) 72 Hours 8 Days July 8 July 3

NEXT STEPS
Staff is seeking Planning Commission and public input on the contents of this staff report. Staff
will then work with the ad-hoc committee to address comments received. Staff is planning on
retaining a consultant as the project moves forward to further refine potential zoning language,
conduct any studies that may be requested or required, and conducting the required
environmental analysis. Staff will continue to report back to the Planning Commission on the
status of the study and future items will be scheduled at the Planning Commission regarding this
topic.

Report Reviewed By:

Rya,AIOP,AssiatDirector of Community
Dev ment / City Planner

BEVERLY
HI uS
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Map of Proposed Mixed-Use Overlay Zone
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Proposed Mixed-Use Overlay

C-3 Zone

Proposed Mixed-Use Overlay Zone Areas

Map Produced by T. Tway 
July 2019
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