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4.8 LAND USE AND PLANNING

This section describes existing land uses in and around the project area, as well as applicable
land use policies and regulations including an analysis of the project’'s consistency with
applicable land use plans and policies. This section assesses the potential impacts to land use
and planning as a result of project implementation and includes mitigation measures to reduce
potentially significant impacts. Cumulative impacts to land use and planning are also evaluated,
as well as the project’s contribution to such cumulative impacts. Information in this section is
derived primarily from the City of Seaside General Plan and the Seaside Zoning Ordinance (Title
17 of the Seaside Municipal Code).

4.8.1 ENVIRONMENTAL SETTING

Regional Land Use

The City of Seaside (City) is a 9-square mile ocean-side community situated on the Central Coast
of California, overlooking Monterey Bay. Seaside is immediately adjacent to the City of
Monterey, and serves as a regional commercial center for the Monterey Peninsula. As a whole,
the City contains a substantial amount of vacant or unoccupied lands, due in part to the closure
of the adjoining Fort Ord Army Base in September 1994. Following the closure of the Fort Ord
Army Base, the Fort Ord Reuse Authority (FORA) was established as the responsible agency for
planning, financing, and implementing the conversion of the former Fort Ord to civilian
activities. Notably, the Specific Plan documented numerous vacant and underutilized properties
within the project area.

Project Area Existing Land Uses

As shown on Figure 4.8-1, existing land uses within the project area include commercial,
office, parking, parks and recreation, public and institutional, and residential.

Commercial

A variety of commercial uses are located within the project area. Existing commercial uses
include, but are not limited to, a picture framing and art store, restaurants, clothing thrift stores,
an auto dealership, auto parts and service shops!, a car wash, a laundromat, beauty salons, home
furnishings and improvements stores, bicycle shops, and apparel stores. These businesses are
primarily located along West Broadway Avenue and Del Monte Boulevard. Retail spaces are
predominantly small in size, and tend to be neighborhood-serving businesses owned by
independent retailers.

1 Page 3 of the Specific Plan implies that automotive uses within the project area are “light industrial” uses. However,
the Seaside General Plan does not designate any land within the City as “industrial.” Rather, the Seaside General Plan
designates portions of the plan area north of Del Monte Boulevard at Olympia Avenue as “heavy commercial” uses,
which are defined to include auto repair, warehousing, and related uses.
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Office

There are limited office uses located within the project area. Office uses in the project area
include small- to medium-sized businesses that offer a range of professional services, including,
but not limited to, the Seaside and Sand City Chamber of Commerce Office and interior design
offices. These uses are located primarily on West Broadway Avenue and Del Monte Boulevard.

Parking

The project area contains formal and informal parking. There are 654 parallel, non-metered,
on-street parking spaces? available on streets within the project area, and a number of informal
areas used by adjacent businesses as car storage areas.

Institutional

The City’s equipment maintenance facility, refueling area and office for the City’s Public Works
Department is located on Olympia Avenue, between Hillsdale and Alhambra Streets.
Additionally, there is a church, with attached offices and parking area, located on EIlm Street at
its intersection with Imperial Street.

Residential

Residential uses are concentrated along Palm Avenue and its cross-streets within the southern
and western portions of the project area. There are also a few residences scattered along West
Broadway Avenue, and some houses on Canyon Del Rey Boulevard. Residences are
predominantly single-story, single-family houses, with a few multi-family residences on Palm
Avenue.

Vacant Parcels

Vacant parcels, with either no development or a vacant structure, are found throughout the
project area. These parcels are located on Canyon Del Rey Boulevard; at the intersection of
Amador Avenue and Canyon Del Rey Boulevard; at the intersection of Del Monte Boulevard and
Palm Avenue; and mid-block on West Broadway Avenue, between Contra Costa and Hillsdale
Streets.

Adjacent Land Uses

Medium-density and single-family residential neighborhoods abut the project area to the south.
Regional commercial uses surround the project area to the north and west, while community
and mixed-use commercial uses are located to the east. Commercial uses include existing chain
stores, such as McDonalds, Home Depot, Chili’s, and Starbucks. The Seaside Auto Center,
which includes dealerships and associated uses, is located to the north of the project area on Del

2 Fehr and Peers, 2007 in West Broadway Avenue Existing Condition, DC&E, September 2008.
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Monte Boulevard. A community church is also located just outside the project area, at the
intersection of EIm Avenue and Hillsdale Street.

A new retail development was recently completed at the corner of West Broadway Avenue and
Fremont Boulevard. Tenants include a Fed Ex/Kinko’s, a Starbucks, and a Chase bank. As of
January 2009, additional spaces are available for other restaurants or retail uses. There is one
entrance from West Broadway Avenue leading to a parking area at the back of the project. A
plaza at the northeast corner of the project faces the intersection of West Broadway Avenue and
Fremont Boulevard.

Although there are no parks or recreation facilities within the project area, there are several such
facilities located to the southwest. Nearby parks and recreational facilities include the Laguna
Grande Park and the Monterey Bay Coastal Recreation Trail. These are described in more detail
in Section 4.12, Recreation.

Planned Development Projects

There are two projects within or adjacent to the project area that are currently underway or
approved.

1. The Seaside Auto Center is undergoing significant renovations, as part of a major
updating process. The main entrance to the mall is off Del Monte Boulevard; there is minor
access from West Broadway Avenue at Calaveras Street in the project area.

2. A First National Bank is approved for the currently vacant lot between Fremont
Boulevard and Santa Barbara Street, within the project area boundary. The project proposes
a one-story, 5,000-square foot building fronting Fremont Boulevard and West Broadway
Avenue. Parking would be located behind the building, with access from West Broadway
Avenue.

Additionally, there are three projects currently being considered by the City, two within the
project area (and identified within the Specific Plan as a “catalyst development”) and one
adjacent, which are relevant. While these projects are not entitled or approved, the Specific Plan
assumes these projects will move forward. While this document is a program-level EIR, it
includes additional project level analysis of one of the two developments. Specifically, this EIR
includes additional, project-level soils investigation of the site proposed for the library/garage
development (a Phase | Environmental Site Assessment). Additional information on this
investigation is provided in Section 4.6, Hazards. Otherwise, these developments are reviewed
at a programmatic level within this EIR.

1. Library/garage development (within project area): The City plans to move its
maintenance yard, currently located on Olympia between Alhambra and Hillsdale Streets, to
the north end of Seaside. The maintenance yard is proposed to be moved in order to
accommodate a proposed library/garage, identified in the Specific Plan as a catalyst project.
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2. “Gateway” Hotel (within project area): The “Seaside Landmark” is proposed as a
mixed-use development on a 5.79-acre site located at the intersection of Canyon Del Rey
Boulevard and Del Monte Boulevard. The project would consist of a full service hotel with
up to 250 rooms, along with 15,000 square feet of conference rooms, office and retail use, a
three- to four-story parking garage, and residential units. The number of residential units
has not been determined at this point, although some units may be in mixed-use buildings,
with office and/or residential above ground-floor retalil.

3. Del Monte Hotel (adjacent to project area): This project would be located at 1350
Del Monte Boulevard, on a vacant parcel adjacent to Laguna Grande and southwest of two
existing hotels, Embassy Suites and Holiday Inn Express. The Embassy Suites Hotel is
located on the southeast corner of the intersection of Canyon Del Rey and Del Monte
Boulevards, immediately across from the proposed Seaside Landmark project described
above. This project is assumed to consist of an approximate 95-room limited service hotel.

4.8.2 REGULATORY SETTING

Seaside General Plan Land Use Designations

Under the Seaside General Plan, the primary land use designation in the project area is Mixed
Use, followed by Regional Commercial and Community Commercial.

=  The Mixed Use designation promotes pedestrian and transit-oriented activity centers in
the community with a mix of residential, commercial, office, and civic uses.

= Regional Commercial uses are defined as large-scale commercial developments with
retail, entertainment, and/or service uses of a scale and function to serve a regional
market; they can include large retail stores, hotels, or movie theaters.

= The Community Commercial designation is intended for retail and service-oriented
business activities that primarily serve the local community or neighborhood.

Boundaries of the existing land use designations are represented in Figure 4.8-2.
Project Consistency

The project would change the existing land use designations in the project area. However, as the
project includes a General Plan Amendment (GPA), these changes would be consistent with the
existing General Plan land use designations following the adoption of the GPA. The amendment
is proposed as part of the project’s approval and is further discussed under Impact 4.8-2, below.
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Seaside General Plan

The Seaside General Plan, adopted in 2004, provides goals, policies and actions to guide land
use and future development decisions in the City. The following local and regional land use
policies are pertinent to consideration of the proposed Specific Plan and its environmental
impacts:

Land Use Element

Goal LU-1: Promote a mixture of land uses and a balance of jobs and housing to support
a community in which people can live, work, shop, and play.

Policy LU-1.1: Create a Central Business District.
Implementation Plan LU-1.1.1: Central Business District Planning

Develop a Specific Plan or zoning overlay that includes public improvements
and the identification of appropriate land uses.

Policy LU-1.2: Encourage development that helps the City achieve a job/housing ratio of
1.5:1.

Policy LU-1.3: Encourage regional commercial and visitor-serving commercial
development that will enhance the identity of Seaside and attract visitors to
the community.

Policy LU-1.4: Provide for a variety of housing that complements the employment
opportunities in the community.

Implementation Plan LU-1.4.1: West Broadway Specific Plan

Develop a Specific Plan that includes design criteria, floor area ratios,
parking requirements, transit and pedestrian facilities, development
standards, signage, and landscaping requirements for the mixed-use
development in the West Broadway area.

Goal LU-2: Revitalize existing commercial areas.

Policy LU-2.1: Encourage consolidation of under-performing and under-utilized
commercial properties.
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Policy LU-2.6: Encourage community serving retail activities in the West Broadway
Avenue area between Del Monte Boulevard and Fremont Boulevard.

Implementation Plan LU-2.6.1: Public Improvements on West Broadway

Install public improvements, including 1) roadway, rights-of-way,
drainage, and median improvements; 2) undergrounding of utilities; 3)
angled, on-street parking; 4) upgrading to ADA requirements; 5)
landscaping; 6) and provision of pedestrian-friendly improvements such as
crosswalks, pedestrian and bicycle trails, sidewalks, street lighting and
furniture, and public trash receptacles.

Goal LU-4: Ensure that new development complements existing land uses and enhances
the character of the community and its neighborhood.

Policy LU-4.1:  Require that all new development: 1) funds its share of community services
and facilities (e.g., parks, roads, trails, and utilities); 2) uses quality design
and materials; and 3) is compatible with surrounding uses, the site, and
available infrastructure.

Policy LU-4.2:  Encourage redevelopment that brings nonconforming buildings and uses
into compliance with the Seaside General Plan and Zoning Ordinance.

Urban Design Element

Goal UD-1: Create and maintain a positive image that also provides a clear identity for
the community within the region.

Policy UD-1.1: Enhance the City’s image and identity within the region’s natural setting.
Goal UD-2: Create and preserve distinct neighborhood and business districts.

Policy UD-2.1:  Protect the character of single-family neighborhoods by restricting out-of-
scale buildings, incompatible uses and designs, blocked views and/or access
to sunlight, and excessive through traffic.

Policy UD-2.4:  Create a Central Business District within the West Broadway Corridor.
Implementation Plan UD-2.4.1: Broadway Avenue Improvement Plan

Implement the Broadway Avenue Improvement Plan for infrastructure that
will enhance this major Seaside artery.

Implementation Plan UD-2.4.2: West Broadway Corridor Design Guidelines
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Create and adopt specific design guidelines for the West Broadway Corridor
to encourage pedestrian orientation, to create a village atmosphere, to
provide public meeting places for social interaction and to establish the
appropriate scale of development.

Implementation Plan UD-2.4.3: West Broadway Corridor Zoning

Identify and adopt in the Seaside Zoning Ordinance the land uses that are
appropriate and desirable for a central business district within the West
Broadway Corridor.

Policy UD-2.5:  Improve business districts and neighborhood character by extending
rehabilitation and revitalization activities.

Policy UD-4.3:  Provide attractive community gathering places that meet the social, civic,
cultural, and recreational needs of the community.

Economic Development Element

Goal ED-1: Establish a diverse and balanced mix of businesses that will generate a
stable, long-term stream of revenue to fund city services.

Policy ED-1.1: Encourage the full and efficient use of vacant and underutilized parcels in
appropriately designated areas to support the development and expansion
of targeted industrial and commercial facilities.

Project Consistency

As presented in detail within Table 4.8-1, the project is consistent with applicable goals,
policies, and implementation plans of the adopted General Plan. The goals, policies, and
implementation plans provide guidance on establishing a central urban core within the City and
relate to urban and environmental design. Most notably, Implementation Plan LU-1.4.1 directs
the City to develop a Specific Plan for the West Broadway Avenue area. Please see Table 4.8-1
for individual discussions of General Plan consistency.
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Table 4.8-1.

General Plan Policy Consistency

Goals, Objectives,
and Policies

Goals, Objectives, and /Policies Text

Consistency Analysis

Relevant
Specific
Plan Policy

Land Use Element

Goal LU-1 Promote a mixture of land uses and a balance of jobs
and housing to support a community in which people

can live, work, shop, and play.

Consistent: The project area would promote mixed-use
development as it would allow a mix of uses, including
multi-family residential, office, commercial, transit, and
hotel uses.

Consistent: The intent of the Specific Plan is to develop
an urban village and establish the West Broadway
Avenue corridor as an attractive local and regional
destination. The project area is intended to revitalize
and enhance the economic, social, cultural, and
recreational elements of the City's West Broadway
Avenue to create a centralized urban core.

LU-3

Consistent: According to the Seaside General Plan the
city currently has a jobs/housing ratio of 0.68:1. The
ratio is projected to shift to 1.16:1 based on AMBAG
2030 projections. The project would result in a net
increase of 77,800 square feet of employment-
generating development and create a dense urban core
and providing more jobs over time than the current land
uses in the area generate, a positive benefit to the
job/housing ratio.  Additionally, while the provision of
housing would affect the ratio in the opposite direction,
housing near commercial uses provides a local customer
base and creates good conditions for a more stable local
economy.

Policy LU-1.1 Create a Central Business District.

Policy LU-1.2 Encourage development that helps the City achieve a
job/housing ratio of 1.5:1.

Policy LU-1.3 Encourage regional commercial and visitor-serving

commercial development that will enhance the identity
of Seaside and attract visitors to the community.

Consistent: A hotel development is included in the plan
and would be visitor serving, and meet the Seaside
General Plan definition of regional commercial
development. The downtown core would be designed to
attract and serve visitors as well by incorporating public
art, courtyards, and paseos, and attractive, identifiable
gateways.

HOTEL-1-4
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Goals, Objectives, Relevant
and Policies Specific
Goals, Objectives, and /Policies Text Consistency Analysis Plan Policy
Policy LU-1.4 Provide for a variety of housing that complements the | Consistent: The project area would promote high-
employment opportunities in the community. density residential development along West Broadway
Avenue and Amador Avenue and medium density
residential development on Palm Avenue, which would
complement the adjacent mixed-use developments,
including employment opportunities.

Implementation Plan | West Broadway Specific Plan. Develop a Specific | Consistent: As the project proposes the implementation

LU-14.1 Plan that includes design criteria, floor area ratios, | of the West Broadway Avenue Urban Village Specific

parking requirements, transit and pedestrian facilities, | Plan, the project would develop a Specific Plan for the
development standards, signage, and landscaping | West Broadway Area and would establish requirements
requirements for the mixed-use development in the | for mixed-use development in the project area.

West Broadway area.

Goal LU-2 Revitalize existing commercial areas. Consistent:  The project would revitalize existing | LU-3
commercial areas, as the project would encourage
commercial development and that the project goals are
directly correlated with the Merged Project Area
Redevelopment Pan policies (discussed below). The
project would encourage redevelopment, and thus
revitalization of commercial areas, in the project area
consistent with the Redevelopment Plan.

Policy LU-2.1 Encourage consolidation of under-performing and | Consistent:  The Specific Plan would encourage

under-utilized commercial properties. commercial development within the designated mixed-
use areas of the project area. Thus, commercial
development and revitalization within the project area
would be consolidated to the West Broadway Avenue
corridor and the Del Monte Boulevard corridor.

Policy LU-2.6 Encourage community serving retail activities in the | Consistent:  The Specific Plan would encourage

West Broadway Avenue area between Del Monte
Boulevard and Fremont Boulevard.

commercial development, as part of the mixed-use
development designed to create a more vibrant urban
area. In combination with the proposed residential
development, the project area would provide a balance
of community-serving and visitor-serving uses.
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Goals, Objectives, Relevant
and Policies Specific
Goals, Objectives, and /Policies Text Consistency Analysis Plan Policy
Implementation Plan | pypjic Improvements on West Broadway. Install | Consistent:  The Specific Plan would encourage the | UD-2; CIRC-
LU-2.6.1 public improvements, including 1) roadway, rights-of- implementation of public improvemer_1ts to t_he West | 2
. . . ) Broadway Avenue area through intersection and
way, drainage, and median improvements; 2) . .
. e roadway redesign, street sections, and enhancement of
unde_rgroundlng of _Ut'“"es‘ 3) angle_d, on-street streetscapes. The Specific Plan would develop median
parking; 4) upgrading to ADA requirements; 5) | and turn pockets and a two-lane roadway on West
landscaping; and 6) and provision of pedestrian- | Brpadway. The Specific Plan would also develop a
friendly improvements such as crosswalks, pedestrian | pedestrian paseo to provide pedestrian-friendly
and bicycle trails, sidewalks, street lighting and | improvements. The Specific Plan would also provide
furniture, and public trash receptacles. adequate pedestrian amenities such as pedestrian-level
street lighting, newspaper racks, and waste and
recycling receptacles.
Goal LU-4 Ensure that new development complements existing | Consistent:  While the project would pose some
land uses and enhances the character of the mcqnsnst.enmes with the epstmg General Plan. land use
. ) . designations, the project includes a GPA, which would
community and its neighborhood. . . .
ensure consistency for the proposed residential and
mixed-use designations, as well as the increased
density. Refer to Impact 4.8-2 below.
Policy LU- 4.1 Require that all new development: 1) funds its share of C_or_wsis_tent: The Speci_fic Plan_is in_tended to create a
community services and facilities (e.g., parks, roads, distinctive and recognizable identity f_or the West
trails, and utilities); 2) uses quality design and Broadway.Avenue. Area.as an urban village, thereby
. . ) . . implementing quality design. The allowable land uses
mate_rlals, and 3) is co_mpatlble with surrounding uses, within the project area would be consistent with
the site, and available infrastructure. surrounding residential and commercial uses. Chapter 9
of the Specific Plan includes a financing plan evaluating
means by which proposed public improvements could be
achieved.
Policy LU-4.2 Encourage redevelopment that brings nonconforming | Consistent: The Specific Plan encourages large scale
buildings and uses into compliance with the Seaside | redevelopment of the West Broadway Avenue area,
General Plan and Zoning Ordinance. including bringing non conforming building and uses into
compliance.

Urban Design Element
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Goals, Objectives, Relevant
and Policies Specific
Goals, Objectives, and /Policies Text Consistency Analysis Plan Policy
Goal UD-1 Create and maintain a positive image that also | Consistent: The intent of the Specific Plan is to develop
provides a clear identity for the community within the an urban w!lage and establlsh the West Broat_jway
reqion Avenue corridor as an attractive local and regional
glon. destination. The project area is indented to become the
new downtown of the City, strengthening the Seaside
community by developing a strong urban core.
Policy UD-1.1 Enhance the City’s image and identity within the | COnsistent: The project proposes a program of site and
region’s natural setting. context appropriate design gateways, ar_1d signage
intended to enhance the character of the village within
the City.
Goal UD-2 Create and preserve distinct neighborhood and | Consistent: The Specific Plan intends to develop an
business districts. urban village, serving as the centralized urban core of
the City. The project would establish a distinct mixed-
use area, with specified areas for residential uses and
designated areas for mixed-use (i.e. commercial and
business), maintaining distinct areas for such
developments.
Policy UD-2.1 Protect the character of single-family neighborhoods | Consistent: The single-family residential communities | UD-3
by restricting out-of-scale buildings, incompatible uses | adjacent to the project area would remain intact with the
and designs, blocked views and/or access to sunlight, | proposed redevelopment. The existing single family
and excessive through traffic. homes within the project area would be maintained or
redeveloped at a similar density. The Specific Plan
would seek to be compatible with the character of
surrounding neighborhoods and provide appropriate
transitions between areas of differing densities.
Policy UD-2.4 Create a Central Business District within the West | Consistent: The project would revitalize the West

Broadway Corridor.

Broadway corridor by creating a distinct urban village.
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Goals, Objectives, Relevant
and Policies Specific
Goals, Objectives, and /Policies Text Consistency Analysis Plan Policy
Implementation Plan | Broadway Avenue Improvement Plan. Implement the | Consistent: The Specific Plan would include multiple | CIRC-2
uUb-2.4.1 Broadway Avenue Improvement Plan for infrastructure | public improvements to West Broadway Avenue in the
that will enhance this major Seaside artery. project area, such as developing West Broadway

Avenue into a two-way street with one travel lane in each
direction, on-street parking on both sides of the street,
wide sidewalks and limited landscaped medians. Left-
turn pockets would also be provided at specific
intersections.

Implementation Plan | West Broadway Corridor Design Guidelines. Create | Consistent: The Specific Plan would include specific | CIRC-3,
UD-2.4.2 and adopt specific design guidelines for the West | design policies for West Broadway Avenue to enhance | CIRC-4,
Broadway Corridor to encourage pedestrian | pedestrian facilities, such as closing Contra Costa Street | CIRC-6
orientation, to create a village atmosphere, to provide | south of West Broadway Avenue to provide access for
public meeting places for social interaction and to | pedestrians to West Broadway Avenue, creating a center
establish the appropriate scale of development. pedestrian paseo on West Broadway Avenue, and
providing, widening, and improving sidewalks on both
sides of all streets in the project area.

Implementation Plan | West Broadway Corridor Zoning. Identify and adopt in | Consistent:  The intent of the Specific Plan is to

UD-2.4.3 the Seaside Zoning Ordinance the land uses that are | introduce new zoning designations for the West
appropriate and desirable for a central business district | Broadway Avenue area. Thus, the Specific Plan would
within the West Broadway Corridor. identify and adopt land uses that are appropriate for a
central business district (urban core), consistent with the
zoning.
Policy UD-2.5 Improve business districts and neighborhood character | Consistent: The Specific Plan intends to create a | ECON-2

by extending rehabilitation and revitalization activities. | distinct identity for West Broadway Avenue and would
support and encourage the development of vacant and
underutilized lots with uses that are efficient and
compatible with the character of the project area. As
such, the project would implement rehabilitation and
revitalization activities to improve the character of the
West Broadway Avenue Urban Village. Further, the
Specific Plan would encourage business in Seaside to
locate to or expand within the project area.
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Goals, Objectives, Relevant
and Policies Specific
Goals, Objectives, and /Policies Text Consistency Analysis Plan Policy
Policy UD-4.3 Provide attractive community gathering places that | Consistent: The Specific Plan would allow the
meet the social, civic, cultural, and recreational needs | development of a pedestrian-friendly streetscape that will
of the community. enhance opportunities for informal social interaction in
the village context.
Environmental Design Element
Goal ED-1 Encourage the full and efficient use of vacant and | Consistent: The Specific Plan would support and | ECON-3,
underutilized parcels in appropriately designated areas | encourage the development of vacant and underutilized | ECON-6
to support the development and expansion of targeted | lots with uses that are efficient and compatible with the
industrial and commercial facilities. character of the project area. The Specific Plan would
also encourage businesses to relocate or expand within
the project area and would encourage the location of
design, home improvement, and lifestyle-related
businesses in the project area.
Policy ED-1.1 Encourage the full and efficient use of vacant and | Consistent: A key goal of the Specific Plan is to

underutilized parcels in appropriately designated areas
to support the development and expansion of targeted
industrial and commercial facilities.

redevelop vacant and underutilized parcels in the project
area. Commercial development of this area would be
encouraged under the allowable land uses within the
Specific Plan.
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City of Seaside Municipal Code — Zoning Ordinance

Title 17 of the Seaside Municipal Code identifies five zoning districts within the project
area, as shown in Figure 4.8-3.

=  The Commercial Mixed-Use (CMX) zone is applied to areas of the City identified
by the General Plan as appropriate for pedestrian- and transit-oriented activity.
The CMX zone is intended to accommodate retail stores, offices, theaters,
restaurants, and other similar and related uses together with residential units.

=  Downtown Commercial (CD) zones accommodate ground floor retail stores,
restaurants and entertainment uses, with upper-floor residential and offices. Both
the CD and CMX zones allow a maximum floor-area-ratio (FAR) of 2:1.

= The Regional Commercial (CRG) zone allows large scale commercial development
with retail, entertainment, service uses and business parks to serve the regional
market. The CRG allows a maximum FAR of 1:1, with the exception of a 3:1 ratio
for hotels.

=  The Community Commercial (CC) is applied to areas of the City that are intended
for retail and service-oriented business activities primarily serving the local
community or neighborhood. The CC zone allows restaurants, supermarkets,
health clubs, offices, retail sales, services, personal services, and neighborhood-
oriented retail uses, with a maximum FAR of 2:1 within the project area.

= The Automotive Regional Commercial (CA) is applied to the area covered by the
Gateway Plan Area, to provide a consolidated area for new automobile dealerships
and related and compatible uses. The CA allows for a maximum FAR of 1:1.

Project Consistency

The intent of the project is to replace existing zoning districts within the project area with
new land use designations (see Figure 3-3). These land use designations, drawn from the
adopted General Plan, would take precedence over existing zoning districts. These land
use designations, coupled with the Specific Plan development standards, would govern
most aspects of land use planning, including building massing, allowable intensity, height,
architectural design, setbacks, and other measures. Where the Zoning Ordinance includes
regulations not covered in the Specific Plan, any such applicable requirements of the
Zoning Ordinance would remain in force.

Notably, any future amendments to the Zoning Ordinance would need to be consistent
with the Specific Plan. Under California Government Code Section 65855, future
proposals to adopt or amend the zoning ordinance would require an evaluation of the new
ordinance/amendment’s consistency with the adopted general plan and any applicable
specific plan.
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Merged Project Area Redevelopment Plan

The West Broadway Avenue project area is located within the Merged Project Area,
formerly designated as the City Center Revitalization Project Area. The City Center
Revitalization Project Area merged with six other redevelopment areas in 1996 to form the
Merged Project Area. Projects within the Merged Project Area include the Noche Buena,
Del Monte Heights, Hannon, Gateway, Laguna Grade, and the Gateway Auto Center
Expansion redevelopment projects. The Merged Project Area Redevelopment Plan
incorporates previous policies of these specific redevelopment areas relating to blight,
economic development, and affordable housing. Under redevelopment law, all goals and
policies of the Merged Project Area Redevelopment Plan must be consistent with the city’s
General Plan.?

Project Consistency

The project goals are directly correlated with the Merged Project Area Redevelopment
Plan policies. The goals of the Specific Plan include creating a distinct identity for West
Broadway Avenue; establishing the West Broadway Urban Village as an attractive local
and regional destination that capitalizes on existing local business; encouraging a hub of
economic and civic activity in the project area, including public gathering place, residences
over retail and office uses, and live-work units; creating a balance of community- and
visitor-serving mix of uses; developing an inviting pedestrian-friendly streetscape;
supporting a range of housing types and affordability; supporting and encouraging
development of vacant and underutilized lots; integrating multi-modal transit; and
promoting ecological consciousness within the project area.

As such, the Specific Plan goals align with the Merged Project Area Redevelopment Plan
policies of revitalizing and prevent the deterioration of the project area; creating an
environment of growth guided by compatible, unifying urban design; promoting economic
development to increase job opportunities and business sales and revenue to the City; and
to rehabilitate and promote a variety of affordable housing types. Thus, the project would
encourage redevelopment in the project area consistent with this plan’s goals of economic
growth, sustained job generation and a unified urban design.

3 Policies within the Merged Project Area Redevelopment Plan are framed to eliminate and prevent the spread
of blight, non-conforming uses and deterioration; create an environment of growth guided by compatible,
unifying urban design, architecture and landscape elements, and the efficient provision of public services;
promote stable economic development that increases job opportunities, business sales and revenue to the City,
and promotes private sector investment in the community; and rehabilitate and promote a variety of housing
types that are affordable to various segments of the Seaside population.
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California Coastal Act

The California Coastal Act* sets forth standards used by the California Coastal
Commission (Commission) in its coastal development permit decisions and for the review
of local coastal programs (LCPs) prepared by local governments and submitted to the
Commission for approval. These policies are also used by the Commission to review
federal activities that affect the coastal zone. Coastal cities and counties must incorporate
these policies into their individual LCPs.> As of January 2009, most of the project area is
outside of the Coastal Zone, excepting a strip of land along the west side of Del Monte
Boulevard, which is in the Coastal Zone and thus subject to the California Coastal Act.

Section 30250 et seq of the Coastal Act set forth development criteria governing land use
planning. The Coastal Act includes detailed guidance on the location of a variety of land
uses relative to public services and industrial development. The Coastal Act also includes
requirements for public access to coastal areas and stipulates that new development in the
Coastal Zone utilize appropriate measures to minimize negative impacts to air quality and
energy usage.

Project Consistency

Minor portions of the project area are within the Coastal Zone. Future development
projects within the project area that are located within the Coastal Zone will be required to
be compliant with the above policies and will require Coastal Development Permits.6

The project would result in mixed-use commercial and residential developments, with an
emphasis on pedestrian-oriented design and increased density. The portion of the project
area within the Coastal Zone would include a transit center and pedestrian improvements
that would be consistent with Coastal Act land use planning and citing policies in that both
aspects would contribute to an area-wide reduction in vehicle-miles-traveled. Therefore,
the project would be consistent with the applicable policies of the Coastal Act.

4 Public Resources Code, Title 20

5 A certified LCP consists of the combination of a certified Land Use Plan (LUP) and a certified
Implementation Plan. As of January 2009, the City of Seaside has a certified LUP and is in the process of
preparing an Implementation Plan for future certification by the Coastal Commission. The Coastal
Commission will retain regulatory oversight in the vicinity of the project area until the LCP is certified.
Following LCP certification, the Coastal Commission would have the authority to appeal City approvals within
the Coastal Zone, but Coastal Commission approval of developments within this portion of the Coastal Zone
would no longer be required.

6 The issuing authority will remain the Coastal Commission until an LCP for Seaside is certified, at which time
permitting authority will be transferred to the City, following adoption of any LCP, the Coastal Commission
would retain the ability to appeal local decisions.
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4.8.3 ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Significance Criteria

In accordance with Appendix G of the CEQA Guidelines and City of Seaside guidelines, the
following issues are considered when evaluating the significant land use impacts from a
project. A significant land use impact would occur if the project would:

a) Physically divide an established community;

b) Conflict with any applicable land use plan, policy, or regulation of an agency with
jurisdiction over the project adopted for the purpose of avoiding or mitigating an
environmental effect; and/or

¢) Conflict with any applicable habitat conservation plan or natural community
conservation plan.

Issues Not Discussed Further

Conflict with a habitat conservation or natural community conservation plan.

The project area does not encompass any habitat conservation plans or natural
community plan areas, nor are any such areas adjacent to the project area. Therefore, this
issue is not evaluated further.

Project Impacts

Impact 4.8-1: Physically Divide an Established Community. (Less than
Significant)

The development associated with the proposed build-out of the project area would replace
existing uses with a mix of residential, office, and commercial uses. The Specific Plan
would develop an urban core within the City and a pedestrian-friendly streetscape to
enhance overall accessibility and connectivity to adjacent neighborhoods.

Implementation of the Specific Plan would not divide an established community and
would instead serve to unify and enhance the urban character of the area; therefore this
impact would be less than significant and no mitigation is required.

Impact 4.8-2: The project poses potential inconsistencies with General Plan
land use designations of the project area. (Less than Significant).

As previously discussed, existing land uses within the project area include commercial,
office, parking, parks and recreation, public and institutional, and residential (see Figure
4.8-1).
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The project would modify land use designations in the project area, including Mixed Use
(MX), High Density Residential/Mixed Use (RH/MX), Medium Density Residential (RM),
and Parks and Open Space (POS), as shown in Figure 4.8-4.

While the existing residential land use designations to the north and south of Palm
Avenue and Amador Avenue would remain residential, the implementation of the RM and
RH/MX would increase the density of such development in these areas and allow limited
non residential uses. The RH/MX land use designation would be applied to the north of
Palm Avenue and the southwestern portion of the project area near Amador Avenue, while
the RM designation would be applied to the south of Palm Avenue. The RH/MX land use
designation, which is not currently included in the General Plan, would permit a range of
housing types and live-work units (20 to 30 du/ac), as well as conditionally allowed
ground floor commercial uses fronting onto major roads. The RM designation, applied to
south Palm Avenue, would allow up to 10 to 20 du/ac under the Specific Plan, as opposed
to the existing 15 du/ac currently allowed under the General Plan. POS land use
designations would also be applied to the existing residential land use designations to the
east of Canyon Del Rey Boulevard. However, the project would require a GPA to
incorporate the new land use designations into the General Plan and allow for increased
density in the project area under the new designations.

Several sites with existing commercial, office, and public/institutional land uses, as well as
some vacant sites would also be assigned the MX land use designation as part of the
project. As shown in Table 4.8-2, allowable densities under the Specific Plan would be
greater than currently limits. The MX designation would be applied to the Broadway
Avenue and Del Monte Boulevard Corridors, as shown in Figure 4.8-4. Under the
Specific Plan, the designation would allow 30 to 60 du/ac, an increase over the 25 du/ac
currently allowed. As noted above, the RH/MX and RM designations would also permit
higher densities than are currently allowed under the existing General Plan. This increase
would conflict with the General Plan designation as currently defined. A GPA would be
required for the project to be consistent with the adopted general plan.

A GPA is identified in the Specific Plan as a required project approval needed to address
the above land use designation inconsistencies. The project is intended to better achieve
the goals and policies of the General Plan in the project area. The GPA to allow the
changes to the existing land use designations in the project area would further the goals of
the General Plan, and positively impact the surrounding communities. Therefore, this
impact would be less than significant and no mitigation is required.
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Table 4.8-2. Comparison of Proposed and Existing Land Use Designations

Land Use Designation Existing Allowed Proposed Allowed Change
Dwelling Units/Acre Dwelling Units/Acre
(FAR) (FAR)
Mixed Use (MX) M-f housing up to 25| 30 to 60 du/ac | Increases residential
du/ac on 35% of acreage | (Commercial/residential density and commercial
(2.0:1 FAR) =3.0:1 FAR) FAR.
(Commercial/office =
2.5:1 FAR)
High Density Residential/ | -- 20 to 30 du/ac; FAR = | New designation
Mixed Use (RH/MU) 251
Medium Density Residential | Up to 15 du/ac 10 to 20 du/ac; FAR = | Increases density.
(RM) 25t01
High Density Residential | Up to 25 du/ac -- Designation would be
(RH) deleted
Parks and Open Space | 0.01:1 FAR 0.01:1 FAR No change
(POS)

Source: West Broadway Urban Village Specific Plan, 2008.

Cumulative Impacts

The cumulative impact area for land use is the project area and the surrounding City of
Seaside. The methodology used for evaluating cumulative impacts related to land use
utilizes the list of past, present, and probable future projects producing related or
cumulative impacts, as identified in Table 4.1. Implementation of the project, along with
other related projects, would result in continued infill development and increases in the
intensity of land uses in the project area and the City. As such, the project, in combination
with the related projects, would serve to unify and revitalize the project area and the City
and would not have a cumulative land use impact relative to the division of an existing
community. However, some of the cumulative projects may request general plan
amendments, zone changes, variances, or other discretionary actions to maintain
consistency with the land use policies. The merits of each such request would be
considered on a case-by-case basis and would not necessarily result in cumulatively
significant effects to land use in regards to conflicting with existing policies. As such, the
project, along with the related projects, would not cumulatively conflict with existing land
use plans and policies. Potential cumulative effects related to these anticipated future
projects, such as traffic, air quality, noise, and public services, are addressed in their
respective sub-sections of this chapter. Lastly, as the project area does not include a
habitat conservation plan, the project would not cumulatively combine to create any
impacts to a conservation plan. In all, cumulative land use impacts would not be
significant.
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