II. Land Use

Introduction and Purpose

The fundamental pattern of Huntington Beach is set, as most of the land in the community
is already developed or planned for a future use. However, communities are ever-evolving,
and change, growth, and refinement can still be encouraged and cultivated. Land use is
often considered the most overarching topic within a general plan, as it affects every other
subject covered and directly influences the availability of housing and services,
neighborhood and community character, economic stability, and quality of life for
community members. By both focusing investment and embracing opportunity, Surf City
can continue to thrive and expand into the future.
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Scope and Content

California Government Code Section 65302(a) requires the City to adopt a Land Use
Element that designates the proposed general distribution, location, and extent of land
uses for housing, business, industry, open space, forest/timber, agriculture, natural
resources, recreation, scenic beauty, education, public buildings and land, solid and liquid
waste disposal facilities, and other public and private uses of land. The Land Use Element
also establishes standards for residential density and nonresidential building intensity for
designated land uses, and considers the impact of new growth on military readiness
activities carried out on military facilities. Although the planning area does not contain any
active military facilities, military facilities are located in the City of Seal Beach adjacent to
the planning area’s northern boundary. Land uses described in this element do not conflict
with any military readiness activity associated with these facilities.

The Land Use Map is the visual component of the element, illustrating how land use, urban
design, and economic development goals and policies translate on the ground, where
specific uses are allowed, and their intended density and intensity. Together, the Land
Use Map and Element ensure that future development is balanced, effective, and
consistent with City and community interests.

The Land Use Element also addresses two related topics inherently related to land use
decisions undertaken by the City: urban design and economic development. These are
optional general plan topics under California law. Section 65303 of the California
Government Code enables a county or city to adopt “any other elements or address any
other subjects, which, in the judgment of the legislative body, relate to the physical
development of the county or city.” Any optional topics or elements must be consistent
with the seven mandatory elements and, once adopted, they carry the same legal weight
as any of the mandatory topics or elements.

The Land Use Element consists of this Introduction and Purpose, summarizing the general
purpose of the Land Use Element; a Land Use Plan that defines land use standards and
identifies the location and extent of land uses within the planning area; an Urban Design
Plan outlining the fundamental components of community form in Huntington Beach; an
Economic Development Plan recommending economic development strategies to sustain
community character and economic vitality; Issues, Goals, and Policies outlining the most
important land use, design, and economic issues affecting the planning area and policies
to address these issues; and Implementation Programs describing how tools proposed to
address land use issues are put into practice. Implementation programs are contained in
a separate chapter at the conclusion of this General Plan.

City of Huntington Beach General Plan (Draft, October 2022)



Relationship to Other Elements

The Land Use Element affects every other element in the General Plan. Land use provides
the basis for what uses are allowed where and in what shape and form. The Land Use
Element lays out how uses are connected to ensure the Circulation Element provides for
adequate transportation that meets the demands of current and future development.
Likewise, the existing and planned transportation network can play a key factor in the
economic success, safety, and character of specific land uses.

The Environmental Resources and Conservation Element includes goals and policies
relating to the preservation and maintenance of open space areas identified in the Land
Use Element for natural resource conservation and recreational access to parks and
beaches.

Noise Element policies ensure that conflicts between uses proposed in the Land Use
Element are minimized, and that uses producing higher noise levels are located away from
residential areas and schools. The Natural and Environmental Hazards Element regulates
proposed land uses in areas with higher potential for natural or human-caused hazards
such as flooding or pollution.

The Public Services and Infrastructure Element ensures adequate services and upkeep
of roadways, utilities, and other infrastructure. The City must account for the amount and
location of growth and development laid out in the Land Use Element and identify the
mechanisms necessary to ensure adequate infrastructure is in place to support the
anticipated growth.

The Housing Element contains goals and policies relating to the availability, adequacy,
and affordability of housing for all economic segments of the community. This is an
important relationship, since the Land Use Element dictates where residential uses are
allowed and prioritized within the planning area.

The Historic and Cultural Resources Element identifies important historical resources
within the community and documents issues potentially affecting their status as significant
resources. Land use compatibility can affect historic and cultural resources and the
viability of future use, restoration, and preservation of these resources.

The Coastal Element is part of the City’s Local Coastal Program and outlines the City’s
roles, responsibilities, and strategies to provide coastal access and protect coastal
resources within the coastal zone consistent with the California Coastal Act.

City of Huntington Beach General Plan (Draft, October 2022)
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Land Use Plan

The Land Use Plan categorizes and maps where residential, commercial, industrial, and
community facilities are located today and where they are planned for the future. This plan
describes the envisioned character of change to the current development pattern and land
uses, the planned distribution and development density and/or intensity of future uses,
and how land use goals will be achieved throughout the planning area and within each
land use designation.

Characterizing Land Uses

Land uses are generally described by the maximum density and/or intensity, a measure
of how much development exists or can be built on a site, and by the characteristics of
use(s) located on a site. Density, intensity, and use characteristics form the basis for
categorizing types of development into land use designations.

Density and Intensity

Density applies to residential and mixed-use --
. . . . Intensity (FAR)
designations that allow for residential

development. This term describes the
number of dwelling units accommodated
within 1 net acre of land (dwelling units per
net acre [du/ac]). As a secondary calculation, e
density can also refer to the population that
can be accommodated within 1 acre of land
(population per acre [pop/ac]).

0.35

1.0-15

Intensity applies to nonresidential developments such as commercial and industrial
buildings, as well as nonresidential portions of mixed-use development. This term
describes the floor-to-area ratio (FAR), or the relationship between the total area of a
development and the area of the parcel where the development is located. FAR is
calculated by dividing the gross floor area (the amount of floor space) of all buildings
(excluding garages) on a lot by the net ground area of the lot.

FAR and other development factors, such as building square footage, building height, and
the percent of lot coverage, are interrelated. For example, a 20,000-square-foot building
on a 40,000-square-foot lot yields a FAR of 0.5:1 (comparable to 20,000:40,000). The
0.5:1 FAR could accommodate a single-story building that covers half the lot, or a two-
story building on a quarter of the lot. FARs are typically expressed as a single number
rather than a ratio (e.g., 0.5:1 is expressed as 0.5 FAR), and this notation will be used
throughout this plan.

City of Huntington Beach General Plan (Draft, October 2022)



In some areas of Huntington Beach, intensity and density are regulated by development
and design standards rather than FAR limits. These standards, sometimes referenced as
form-based codes, may include specifications for setbacks (how far a building may be
situated from a street or sidewalk), limits on building height and massing (e.g., size and
shape), and requirements to include open space, among others. These standards apply
to properties within the planning areas of specific plans, which establish these standards
when they are adopted.

The maximum allowable development on any individual parcel is governed by the
maximum measure of density or intensity permitted for that land use designation applied
to the parcel. The General Plan uses these measurements to establish development
capacity for each individual parcel and for the planning area at large. The planned (and
actual) density or intensity on a parcel is usually less than the maximum, and is influenced
by the physical characteristics of a parcel, access and infrastructure limitations,
compatibility with other nearby uses, market factors, and past development trends.

Use Characteristics

Use characteristics refer to the intended character and development pattern of, and uses
associated with, a parcel of land. The General Plan uses these use characteristics to
classify buildings with similar characteristics into land use designations. To maintain
compatible development on and between sites and within neighborhoods, overlay areas,
and other defined areas, use characteristics for each designation are intentionally limited.

Distribution of Existing Uses

Existing land uses in Huntington Beach include a mix of residential, commercial, industrial,
mixed use, parks, open space (e.g., wetlands, beaches), oil-related and public uses.
According to a 2014 land use survey, residential development is the predominant use in
the city; housing uses constitute about 43 percent of all land uses in the planning area.
Public uses, primarily comprising public rights-of-way, occupy an additional 28 percent of
the planning area. Open space, commercial, and industrial development occupies most of
the remainder of the planning area.

Character of Change

Change is a constant process observed over a specified time frame. Between now and
2040, Huntington Beach expects a certain continuing level of change resulting from a
number of forces such as population growth, changing demographics, the need to replace
aging buildings and improve existing homes, and an ever-changing economy. Physical
changes are guided by new development that almost exclusively occurs through private
forces based on market demand. The goals and policies provided in this element address
areas and locations that would be best suited to accommodate transformational change
that supports the Community Vision established in the General Plan.
City of Huntington Beach General Plan (Draft, October 2022)
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Figure LU-1 indicates where change is encouraged to occur to accommodate future
growth and development under this plan and to what degree it can be expected. As shown
in the diagram, most areas in Huntington Beach are proposed to remain much as they are
today, or would transform through guidelines provided by documents other than the
General Plan. The terms used to describe the planned levels of change range from very
little (“Preserve” and “Conserve”) to substantial (“Transform”), as follows:

Preserve

“Preserve” areas are developed portions of Huntington Beach, where land use changes
are not envisioned and are not necessary to implement the Community Vision. Preserve
areas include all established residential neighborhoods; most commercial, retail, and
employment centers; many visitor-serving commercial uses; and all of the Downtown area.

Conserve

"Conserve” areas include open space and recreational areas that provide valuable natural
habitat or parkland and support the community recreational and aesthetic needs. This
category includes the beach, the Bolsa Chica Wetlands, parks, golf courses, and other
similar uses.

Transform

“Transform” areas consist of underdeveloped or underutilized portions of the planning
area, where current developments might not adequately support future City goals. These
areas are located within the Northwest Industrial Area and along the Gothard Corridor,
where a majority of the city’s industrial uses are located. To assist in transforming these
areas, the General Plan proposes a new land use designation, Research and Technology,
enabling a broader mix of lower-intensity industrial and commercial uses that better meet
current and future market demands, and capture employment growth in emerging fields.
Additional areas in the city could transform via means other than those established within
the General Plan (e.g., specific plan areas).

Land Use Map

Land use designations are applied to every parcel within the planning area; however, the
City can only regulate land uses located within the city limits. Figure LU-2 illustrates the
planned distribution and intensity of land use in the planning area.

City of Huntington Beach General Plan (Draft, October 2022)
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Land Use Designations

The General Plan establishes 201 designations (18 primary land use designations and 23
overlay designations) that govern land uses within the planning area. These designations
apply density and intensity requirements, use characteristics, development standards, and
land use policies to individual parcels. As most of the planning area is already developed
and maintained in good condition, the designations generally correspond to the pattern of
existing uses. The following discussions identify the land use designations, land use
characteristics associated with each designation, and the land use density/development
intensity allowed within each designation.

Residential Designations

Four land use designations accommodate solely residential development in Huntington
Beach. Collectively, these designations occupy the largest portion of the planning area
(45 percent). The designations encompass a wide variety of densities and housing types,
ranging from lower-density, primarily detached single-family residences in neighborhoods,
to higher-density, mostly attached housing in and adjacent to Downtown, along the coast,
and along select arterial roadway corridors.

Low Density Residential
Density range: up to 7.0 units/acre

The Low Density Residential designation provides for
traditional detached single-family housing, zero-lot-line
developments, mobile home parks, low-density senior
housing, and accessory dwelling units or “granny” flats.

Medium Density Residential
Density range: >7.0-15.0 units/acre

The Medium Density Residential designation provides
for uses allowed with the Low Density Residential
designation, as well as smaller lot detached single-
family housing, zero-lot-line developments, attached
single-family housing (e.g., duplexes, townhomes), and lower-density multiple-family
housing, such as garden apartments.

Medium High Density Residential
Density range: >15.0-25.0 units/acre

The Medium High Density Residential designation
provides for uses allowed in the Low and Medium Density
Residential designations as well as attached single-family
housing (e.g., townhomes), and a limited range of multiple-
family housing (e.g., garden apartments, lofts).

City of Huntington Beach General Plan (Draft, October 2022)
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High Density Residential
Density range: >30.0 units/acre

The High Density Residential designation provides for
uses allowed in the Low, Medium, and Medium High
Density Residential designations as well as a broad
range of multiple-family housing types (e.g., apartments,
condominiums, lofts). The maximum density allowed within the area designated with the
High Density Residential land use is prescribed on the Land Use Map for individual
parcels/areas or within an adopted specific plan that covers the High Density Residential
designated area.

Commercial Designations

Four land use designations accommodate commercial development in Huntington Beach.
The businesses and other organizations located in these designations provide jobs,
services, and goods, contributing to the economic vitality and shaping the physical
environment. These commercial-focused designations are distinguished by location and
the customers the uses are intended to serve. Neighborhood-serving commercial uses
are located in low-scale stand-alone buildings or small centers near residential
neighborhoods. Community- and regional-serving uses occupy larger properties near
principal intersections. Visitor-serving uses are located near primary tourist destinations,
including the beach and pier. One employment-focused office designation supports
professional employment centers and complementary uses in and around Downtown and
along arterial corridors.

Neighborhood Commercial
FAR range: up to 0.35

The Neighborhood Commercial designation provides
for small-scale retail commercial, professional offices,
eating and drinking establishments, financial
institutions, household goods, food sales, drugstores,
personal services, cultural facilities, institutional, health,
government offices, and similar uses designed to serve the needs of the surrounding
residential area. The maximum building height is two stories.

City of Huntington Beach General Plan (Draft, October 2022)



General Commercial

FAR range: upto 1.5

The General Commercial designation provides for retalil
commercial, professional offices, eating and drinking
establishments, financial institutions, automobile sales,
household goods, food sales, drugstores, building
: materials and supplies, personal services, recreational
commercial, hotels/motels, timeshares, cultural facilities, institutional, health care,
government offices, educational, and similar uses designed to serve the needs of the
community. The maximum building height is two stories.

Visitor Commercial

FAR range: upto 0.5

The Visitor Commercial designation provides for
hotels/motels, timeshares, recreational commercial,
eating and drinking establishments, retail, cultural
facilities, and similar uses that are designed to serve
the needs of tourists visiting the city and region.

Office
FAR range: upto 1.0

The Office designation provides for professional offices,
ancillary commercial services (e.g., financial
institutions, print shops), eating and drinking
establishments, and similar uses designed to serve the
needs of businesses and employees.

Mixed-Use Designation

One land use designation accommodates mixed-use development that currently occurs
entirely within established specific plan areas. The designation is intended to provide for
compact, pedestrian-oriented developments with commercial centers that range in scale
from small neighborhood-serving centers to large community- and regional-serving
centers. These developments will generally feature mixed types of commercial uses, and
may include multiple-family residential housing, civic and cultural uses, and open spaces
accessible to the public.

City of Huntington Beach General Plan (Draft, October 2022)
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Mixed-Use

Building FAR range and residential densities are established
per specific plan and shown on the Land Use Map for specific
areas.

The Mixed-Use designation provides for any
combination of commercial uses; offices; attached
single-family housing, multiple-family housing, and live-
work units; institutional uses; cultural facilities;
developments including an open space component; and/or civic facilities. Mixing of these
uses may occur in a vertical and/or horizontal orientation. Maximum FAR and residential
density standards are established within individual specific plan areas. For some specific
plans, FAR and density are not prescribed for individual properties or developments. In
these cases, the overlaying specific plan includes a maximum development capacity for
each land use.

Industrial Designations

Two land use designations accommodate industrial development in Huntington Beach. To
ensure that the city is well positioned for future prosperity, these designations continue to
provide jobs in established industries, while also supporting new employment
opportunities that accompany emerging technologies and the redevelopment of
transitioning industrial areas. One designation accommodates a diverse mix of
nonresidential uses. The other accommodates a range of industrial uses that have
historically characterized established industrial areas.

Research and Technology
FAR range: up to 1.0

The Research and Technology designation provides for
a wide variety of nonresidential mixed-use development
in industrial areas that are undergoing or poised for
transformation to support changing employment
demand. The designation encourages both employment
uses and commercial uses designed to accommodate employees while continuing to allow
traditional industrial uses such as manufacturing and production. Uses include clean and
green manufacturing (e.g., medical devices, solar panels), research and development,
technology, warehousing, business parks, professional offices, limited eating and drinking
establishments that have an industrial component (e.g., a brewery), restaurants and cafes
to accommodate employment uses and surrounding residential neighborhoods—, and
similar neighborhood commercial uses.
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Industrial
FAR range: up to 0.75

The Industrial designation provides for manufacturing
(e.g., assembly, fabrication), construction,
transportation, logistics, auto repair, research and
development, warehousing, business parks,
professional offices, ancillary commercial services
(e.g., financial institutions, print shops), warehouse and sales outlets, and similar uses.

Open Space and Recreational Designations

Five land use designations accommaodate resource conservation, parks, and recreation in
Huntington Beach.

Conservation

The Conservation designation provides for
environmental resource conservation and
management (e.g., wetland protection) and supporting
ancillary uses (e.g., maintenance equipment storage).

Park

The Park designation provides for public parks and
recreational facilities and supporting ancillary uses (e.g.,
maintenance equipment storage).

The Recreation designation provides for publicly or
privately operated recreation facilities, such as golf
courses. This designation also provides for supporting
ancillary uses (e.g., food stands, recreational equipment
rentals, maintenance equipment storage).

Water Recreation

The Water Recreation designation provides for water bodies used for recreational
purposes, such as boating, swimming, and water sports.

City of Huntington Beach General Plan (Draft, October 2022)
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Shore F

The Shore designation provides for coastal beaches
operated by the City and state, and publicly or privately
operated ancillary uses (e.g., food stands, recreational
equipment rentals, maintenance equipment storage).

BEERRRRRRNY )T
- pan fax

Public and Semi-Public Designhations

Two land use designations accommodate a wide variety of publicly owned facilities and
community-serving uses.

Public

The Public designation provides for government
administrative (e.g., City Hall) and related facilities, such
as public utilities, public parking lots, and similar uses.

Public-Semipublic

The Public-Semipublic designation provides for public
and private schools, hospitals, churches, cultural
facilities, institutional, and similar semi-public community
service uses. Most land use properties with a Public- p—
Semipublic designation have an underlying designation

shown in parentheses on the Land Use Map. The underlying designation indicates the
preferred land use in the event the sites permanently transitions to another use. A General
Plan Amendment would be necessary to change these sites to the underlying designation
or any other land use.

Overlay Designations

Threews overlay designations are included on the Land Use Map. These overlay
designations provide additional development criteria to supplement the underlying or base
land use designation. Overlay designations are illustrated on the Land Use Map (Figure
LLU-2) or noted as a suffix to the base land use designation on the Land Use Map.

Mixed Use Overlay

The Mixed Use Overlay permits the development of residential uses in conjunction with
the underlying commercial designation. Currently, the only area of the city with the Mixed
Use Overlay designation is within the Sunset Beach Specific Plan, which permits
residential units in conjunction with visitor-serving commercial uses on designated parcels
in the specific plan area. Design and density standards are set forth in the specific plan.
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Specific Plan Overlay

The Specific Plan Overlay permits the underlying land use designation and requires a
specific plan to provide greater specificity for development of property and includes such
things as land use and infrastructure plans, design and development standards, circulation
and pedestrian access, and design guidelines. Permitted density and intensity is either
shown on the Land Use Map in parentheses or established in the specific plan.

Affordable Housing Overlay

The Affordable Housing Overlay provides the option to develop residential uses
instead of the underlying land use designation within areas identified on the Land
Use Map (Figure LU-2). Residential development on an Affordable Housing Overlay
site requires a certain percentage of dwelling units to be deed restricted for lower
income households. Development and density standards are established in the
Huntington Beach Zoning and Subdivision Ordinance (HBZSO) or adopted specific
plan for each site within an Affordable Housing Overlay area.

Adopted Specific Plans

There are 15 adopted specific plans in Huntington Beach, as identified in Figure LU-3.
These plans have predominantly been used to focus on the characteristics unique to an
area and customize the planning process and land use regulations and requirements to
apply to that area of the city. Specific plans provide greater specificity for land use and
infrastructure plans, design and development standards, and phasing/implementation.
Designations for SP-2 and SP-16 are currently reserved for future specific plans, in the
event they are needed.

The City has several specific plans that are also within the coastal zone and, as such, are
incorporated into the City’s certified Local Coastal Program Land Use Plan. Two adopted
specific plans, Brightwater Specific Plan and Sunset Beach Specific Plan, have not been
certified by the California Coastal Commission. The land use designations for these
specific plan areas are shown on the Land Use Map with the notation that they have not
been certified as part of the City’s Local Coastal Program Land Use Plan.
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Community Subareas

In addition to the specific plans identified throughout the planning area, the General Plan
also identifies a number of community subareas (Figure LU-4), which are intended to
supplement density/intensity standards, use characteristics, and urban design goals and
policies provided in this element beyond the guidance offered by the land use
designations. Each community subarea has been identified to further the economic goals
and guiding principles of the City and to enhance areas where reinvestment or
improvements are proposed during the life of the General Plan, but require additional
consideration due to their locations and/or environmental setting. Although some subareas
are contained partially or wholly within a specific plan, the description and goals of the
subareas in this General Plan do not conflict with the respective specific plans. The
following subareas have been identified through the General Plan process or carried over
from the previous General Plan.

Intersection Enhancement Subareas

The following four community subareas represent opportunities to improve neighborhood
gateways and commercial corridors within the planning area.

Subarea 1: Beach/Warner Intersection Enhancement

Encompassing the four corners of the Beach Boulevard and Warner Avenue intersection,
within the Beach and Edinger Corridors Specific Plan, this 27-acre subarea is designated
Mixed-Use and surrounded by Low Density Residential, Medium Density Residential,
Medium High Density Residential, General Commercial, Mixed-Use, and Public uses. The
subarea includes buildings of varying scales and architectural styles. The built
environment and streetscapes lack a cohesive style. The predominant uses are retail
stores, a gas station, a drug store, a car wash, and the 14-story Ocean Tower. The
intersection is the subarea’s defining feature.

Subarea 2: Brookhurst/Adams Intersection Enhancement

Encompassing the four corners of the Brookhurst Street and Adams Avenue intersection,
this subarea includes 58 acres of commercial use. Surrounded by low-density residential
uses to the south and medium high-density residential uses to the north, each corner
contains a variety of commercial uses within individual developments.

This subarea is characterized by large parking lots separated from the main roadways by
landscape buffers. Strip retail and/or large format retailers are located behind the parking
areas, and small pad retail buildings are dispersed within portions of the developments.
The buildings generally maintain a low profile and the built environment and streetscapes
lack a cohesive id