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AG EN D A 
CITY OF EL SEGUNDO 

PLANNING COMMISSION 
5:30 PM 

COUNCIL CHAMBER 
350 MAIN STREET 

EL SEGUNDO, CA 90245 
MAY 22, 2025

MEMBERS OF PLANNING COMMISSION 

Kevin Maggay, Chairperson 
Mario Inga, Vice Chairperson 

Mark Christian 
Melissa McCaverty 

Steve Taylor 

The Planning Commission, with certain statutory exceptions, can only take action upon 
properly posted and listed agenda items. Any writings or documents given to a majority 
of the Planning Commission, regarding any matter on this agenda, that the City 
received after issuing the agenda packet are available for public inspection in the 
Community Development Department, during normal business hours. Such documents 
may be posted on the City’s website at www.elsegundo.org and additional copies will be 
available at the meeting. 

Unless otherwise noted in the agenda, the public can only comment on city-related 
business that is within the jurisdiction of the Planning Commission and/or items listed on 
the agenda during the Public Communications portion of the Meeting. Additionally, 
members of the public can comment on any Public Hearing item on the agenda 
during the Public Hearing portion of such item. The time limit for comments is five 
(5) minutes per person. Before speaking to the Planning Commission, please fill out a
speaker card located in the Chamber Lobby. It is not required to provide personal
information in order to speak, except to the extent necessary to be called upon, properly
record your name in meeting minutes and to provide contact information for later staff
follow-up, if appropriate. Please respect the time limits.

REASONABLE ACCOMMODATIONS: In compliance with the Americans with 
Disabilities Act and Government Code Section 54953(g), the City Council has 
adopted a reasonable accommodation policy to swiftly resolve accommodation 
requests. The policy can also be found on the City’s website 
at https://www.elsegundo.org/government/departments/city-clerk. Please contact 
the City Clerk’s Office at (310) 524-2308 to make an accommodation request or to 
obtain a copy of the policy. 
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CALL TO ORDER/ROLL CALL 
  

 

  
PLEDGE OF ALLEGIANCE 
  

 

  
PUBLIC COMMUNICATION – (Related to City Business Only – 5-minute limit per 
person, 30-minute limit total) Individuals who have received value of $50 or more to 
communicate to the Planning Commission on behalf of another, and employees 
speaking on behalf of their employer, must so identify themselves prior to addressing 
the Planning Commission. Failure to do so shall be a misdemeanor and punishable 
by a fine of $250. While all comments are welcome, the Brown Act does not allow 
action on any item not on the agenda. 
  

 

  
A. CONSENT  
  

 

 1.  Approve April 24, 2025 Planning Commission Meeting Minutes 
  Recommendation -  

1. Approve April 24, 2025 Planning Commission Meeting Minutes. 
 

2. Alternatively, discuss and take other action related to this item. 
 

 

 2.  Administrative Use Permit to Allow the Sale of Beer and Wine for On-site 
and Off-site Consumption at a New Wine Bar operating at 203 West Grand 
Avenue (Environmental Assessment No. EA-1385 and Administrative Use 
Permit 25-02). 

  Recommendation -  

1. Receive and file Community Development Director approval of 
Environmental Assessment No. EA-1385 and Administrative Use Permit 
No. AUP 25-02.  
 

2. Find that the project is exempt from the requirements of the California 
Environmental Quality Act ("CEQA") pursuant to 14 California Code of 
Regulations § 15303 as a Class 3 categorical exemption (New 
Construction or Conversion of Small Structures).  
 

3. Alternatively, discuss and take other action related to this item.  
 

 

  
B. PUBLIC HEARINGS 
  

 

  
C. NEW BUSINESS 
  

 

 3.  Selection of a Planning Commissioner to Serve as a Member of an Ad-Hoc 
Committee for Future LA County Special Events 

  Recommendation -  

1. Select a Planning Commissioner to serve on a forthcoming Ad-hoc 
Committee regarding future regional special events in Los Angeles 
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County. 
 

 

  
D. UNFINISHED BUSINESS 
  

 

 4.  Study Session on Incubator and Innovative Start-up Uses within the 
Smoky Hollow Specific Plan Area. 

  Recommendation -  

1. Receive and file a presentation and provide direction on a potential 
Smoky Hollow Specific Plan amendment to the permitted uses, 
development standards, and definitions related to incubator and 
innovative start-up uses. 
 

2. Alternatively, discuss and take other action related to this item. 
 

 

  
E. REPORTS – COMMUNITY DEVELOPMENT DIRECTOR 
  

 

  
F. REPORTS - COMMISSIONERS 
  

 

  
G. REPORTS – CITY ATTORNEY 
  

 

  
ADJOURNMENT 
  

 

  
POSTED:  
DATE: May 16, 2025 
TIME: 4:00 P.M. 
BY: Jazmin Farias, Assistant Planner 
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MINUTES OF THE 
EL SEGUNDO PLANNING COMMISSION 

Regularly Scheduled Meeting 

April 24, 2025 

CALL TO ORDER 

Chair Maggay called the meeting to order at 5:30 p.m. 

ROLL CALL 

Present: Chair Maggay 
Present: Vice Chair Inga 
Present: Commissioner Christian 
Present: Commissioner McCaverty 
Present: Commissioner Taylor 

Also present: Michael Allen, AICP, Community Development Director 
Also present: Eduardo Schonborn, AICP, Planning Manager 
Also present: Joaquin Vazquez, City Attorney 
Also present: Maria Baldenegro, Assistant Planner 
Also present: Jazmin Farias, Assistant Planner 
Also present: Agnes Ho, Administrative Analyst  
Also present: Jillian Glickman, Senior Analyst (RSG Consultant) 
Also present: Jim Simon, Principal (RSG Consultant) 

PLEDGE OF ALLEGIANCE 

Chair Maggay led the pledge. 

PUBLIC/WRITTEN COMMUNICATIONS 

None. 

A. CONSENT

Chair Maggay pulled Consent Item A2.

1. Approval of Planning Commission Meeting Minutes:

 April 10, 2025

MOTION: Approve the minutes. 

Moved by Vice Chair Inga, second by Commissioner McCaverty. 
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Motion carried, 5-0, by the following vote: 
Ayes: Maggay, Inga, Christian, McCaverty, and Taylor 

2. Administrative Use Permit to Allow the Sale of Beer and Wine for On-site
Consumption at an Existing Restaurant operating at 747 N Douglas Street.
(Environmental Assessment No. EA-1383, and Administrative Use Permit
No. AUP 25-01).

Assistant Planner Maria Baldenegro presented a brief staff report regarding a
request to allow the sale of beer and wine for on-site consumption (Type 41 ABC
License) to both indoor and outdoor dining areas at the existing restaurant ("The
Second Wind"). Maria advised that the applicant representative was present to
answer any questions.

 Commissioner Christian inquired what the alcohol license density is for that
area. Maria advised that the area does not have a high density of alcohol
licenses and they are regulated by ABC; currently no moratoriums exist in
that area.

Chair Maggay opened public communications. 

 Applicant Representative, Liliger Damaso took the podium and expressed
that the applicant is looking to offer this alcohol service as an ancillary
amenity to the restaurant.

Chair Maggay closed public communications. 

MOTION: Receive and File the Community Development Director's approval of 
Environmental Assessment No. EA-1383 and Administrative Use Permit No. AUP 
25-01.

Moved by Vice Chair Inga, second by Commissioner Taylor. 
Motion carried, 5-0, by the following vote: 
Ayes: Maggay, Inga, Christian, McCaverty, and Taylor 

B. NEW PUBLIC HEARINGS

None.

C. NEW BUSINESS

Chair Maggay stated that the items under new business will be re-ordered; New 

Business Item C4 will be presented first.

4. Consideration of a Live/Work Preference Policy for New Affordable Housing 

Projects in the City of El Segundo. (Environmental Assessment No. EA-
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1389) 

Community Development Director Michael Allen introduced Administrative 
Analyst Agnes Ho who provided a brief recap of the Housing Element with regards 
to the implementation of the Affordable Housing Strategic Plan. She highlighted 
that the Housing Element consists of ten policies, programs, and funding 
strategies. One of the policies that the City prioritized is the live work preference 
policy with the goal of giving priority to individuals and families who already live or 
work in El Segundo. Agnes explained that this would be built through affordable 
housing agreements such as Development Agreements or Density Bonus 
Agreements. She added that the ultimate objective is to mitigate displacement 
and gentrification impacts resulting from development activities. Michael and 
Agnes re-introduced RSG consultants Jim Simon and Jillian Glickman who led 
the presentation regarding the development and implementation of these 
programs. 

Jillian and Jim’s presentation provided an overview of the proposed live work 
preference policy for new affordable housing units in the city.  

 Commissioner discussion ensued regarding how the program will be
ongoing or how the maintenance of an active list will be kept, how applicant
priority would be implemented, and what would constitute an education or
job training program.

 Consultant Jillian had the following responses to commission discussion:
o On an ongoing basis those vacant units would need to be monitored

to ensure that the preference is being applied at the percentage that
the policy establishes. She clarified that the policy itself does not
address the specific implementation of that provision. the policy is
written it establishes a lottery process in which there is a tiered
priority of the preferences listed. She added that additional priority
would be given to employment personnel such as public safety
personnel, teachers, and employees; however, the policy does not
go into the implementation of the lottery system.

o Michael added that direction from Planning Commission was initial
lease up and plus; and it was informed then that implementation
would have to be addressed in the future when and if a development
with affordable housing is received as it is complex and could
involve asking City Council for additional staff to manage this or for
it to be delegated to the developer.

o Jillian advised that anybody who is receiving any employment
specific training and it is considered best practice to include it as
most policies they looked at did include the additional provision. Jim
added that it would intel workforce development type training
activities or programs, like partnerships with the county or with the
state who offer these programs via private companies.

 Commissioner discussion ensued regarding how affordable ownership
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would work if implemented as part of the policy. 
 Consultant Jillian had the following responses to commission discussion:

o If there were to be affordable ownership units for sale, then a
percentage of the for-sale units would provide preference to
individuals who live or work in the city. If resold the idea is for it to
be continuously implemented for that unit.

o Michael added that it is uncommon for for-sale affordable projects
to go forward as they generally do not pencil.

 Commissioners provided consensus to not include affordable ownership
as part of the policy.

 Commissioner discussion ensued to determine the need to define the
types of public safety personnel who would receive additional priority and
if doing so would create conflict for the city.

 City Attorney Joaquin Vazquez indicated that potentially there would be.
He added that the approach of less is more is preferred as it would capture
all the categories presented.

 Commissioners provided consensus to merge roman numeral II.B.i and
B.ii.

 Commissioners provided consensus to remove roman numeral II.B.iii.
 Commissioner discussion ensued to determine if the policy will keep or

remove roman numeral II.B.ii.1 which would give first preference to a
specific employment type.

 Joaquin and Commissioner McCaverty advised that if roman numeral
II.B.ii.1 will be kept it should read “first preference” and not additional
preference.

 Commissioners Christian, Taylor, Vice Chair Inga, and Chair Maggay
would like to have a first preference option. The first priority preference
would be given to residents and individuals listed under roman numeral
II.B.ii.1a, b, and c. Commissioners directed staff to ensure that specifying
employers would not go against the Fair Employment Housing Act.

 Commissioner McCaverty would like to eliminate the option for first
preference and just offer live/work.

 Commissioners provided consensus to present both options to City
Council.

 Commissioners provided consensus to implement the lifespan component
over initial lease up component for the units.

Chair Maggay opened public communications. 

 None

Chair Maggay closed public communications. 

MOTION: Adopt Resolution No. 2964, recommending City Council adopt a 
live/work preference policy for new city assisted affordable housing projects in the 
City of El Segundo with the proposed agreed-upon options discussed during 
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deliberation. 

Moved by Vice Chair Inga, second by Commissioner Taylor. 
Motion carried, 5-0, by the following vote: 
Ayes: Maggay, Inga, Christian, McCaverty, and Taylor 

3. Open Meeting and Ethics Primer.

City Attorney Joaquin Vazquez lead the presentation with regards to components
of the AB 1234 training topics such as general ethical principles, The Brown Act,
and personal financial gain by public servants.

MOTION: No action required by the Planning Commission.

D. UNFINISHED BUSINESS

None.

E. REPORTS – COMMUNITY DEVELOPMENT DIRECTOR OR DESIGNEE

Planning Manager Eduardo Schonborn informed the Commissioners that the emails
have been fixed and reminded them to reply to the attendance email.

F. REPORTS – PLANNING COMMISSIONERS

Commissioner McCaverty wished a happy belated birthday to Vice Chair Inga and
reminded the community that the roads will be blocked off Saturday morning  because
of the PTA Run4Education event.

G. REPORTS – CITY ATTORNEY

None.

ADJOURNMENT — the meeting adjourned at 7:58 p.m. 
The next meeting is scheduled for May 8, 2025 at 5:30 p.m. 

______________________________ 
Michael Allen, Community Development Director 

______________________________ 
Kevin Maggay, Planning Commission Chair 
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Planning Commission Agenda Statement 
Meeting Date: May 22, 2025 

Agenda Heading: CONSENT 
Item Number: A.2 

TITLE: 

Administrative Use Permit to Allow the Sale of Beer and Wine for On-site and Off-site 
Consumption at a New Wine Bar operating at 203 West Grand Avenue (Environmental 
Assessment No. EA-1385 and Administrative Use Permit 25-02).  

RECOMMENDATION: 

1. Receive and file Community Development Director approval of Environmental
Assessment No. EA-1385 and Administrative Use Permit No. AUP 25-02.

2. Find that the project is exempt from the requirements of the California
Environmental Quality Act ("CEQA") pursuant to 14 California Code of
Regulations § 15303 as a Class 3 categorical exemption (New Construction or
Conversion of Small Structures).

3. Alternatively, discuss and take other action related to this item.

FISCAL IMPACT: 

None.  

BACKGROUND: 

On March 28, 2025, an application was submitted for an Administrative Use Permit 
(AUP) for a new wine bar and artisan food shop (Barsha) at 203 West Grand Avenue. 
The proposal includes a 1,113 square foot wine bar within an existing three-tenant 
commercial building and involves a Type 42 ABC License, allowing the sale of beer and 
wine for onsite and offsite consumption. The proposed use features a retail wine shop, a 
tasting room, and for pairings with alcoholic beverages. The application was deemed 
complete on April 3, 2025, and circulated to other City Departments, including Police, 
Fire, and Building Safety, with no concerns reported.  

After considering the request, on May 16, 2025, the Community Development Director 
approved the Administrative Use Permit Revision, allowing the sale of beer and wine for 
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Environmental Assessment No. EA-1385 and Administrative Use Permit 25-02 
May 22, 2025 
Page 2 of 4 

consumption on or off the premises (Type 42 ABC License) at a 1,113 square foot new 
wine bar located at 203 West Grand Avenue.  

DISCUSSION: 

Quasi-Judicial Action 

In the event the Planning Commission desires to review the Director's approval of the 
Administrative Use Permit (AUP), the Planning Commission acts in its quasi-judicial 
capacity (i.e., applying established standards to applications to determine specific rights 
under existing law). Before an AUP may be granted, the Director of the Commission 
must find the following findings are met as required by ESMC § 15-22-5: 

1. There is compatibility of the particular use on the particular site in relation to
other existing and potential uses within the general area in which the use is
proposed to be located.

2. The proposed use is consistent and compatible with the purpose of the zone in
which the site is located.

3. The proposed location and use and the conditions under which the use would be
operated or maintained to not be detrimental to the public health, safety, or
welfare, or materially injurious to properties or improvements in the vicinity.

4. Potential impacts that could be generated by the proposed use, such as noise,
smoke, dust, fumes, vibration, odors, traffic, and hazards have been recognized
and compensated for.

As summarized below, the Director found that the proposed facility satisfied these 
findings and thus granted the AUP.  

Administrative Use Permit 

The Director has determined that the findings listed above can be made to support 
approval of the AUP, allowing the sale of beer and wine for consumption on or off the 
premises at a 1,113 square-foot new wine bar, retail sales of alcohol and serving of 
specialty foods. The subject property is located in the Downtown Specific Plan (DSP) 
zone, specifically the Richmond Street District, where bars are subject to an AUP. The 
project is situated in an environment that allows for more flexibility with a broader 
mixture of commercial uses, including breweries and tasting rooms, entertainment, 
professional, medical, and dental offices. The new wine bar is in a commercial area and 
is in proper relation to adjacent commercial uses within this area. Any subject 
modifications to the floor plan and area where alcohol will be served and consumed are 
subject to review and approval by the Community Development Director.  
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Environmental Assessment No. EA-1385 and Administrative Use Permit 25-02 
May 22, 2025 
Page 3 of 4 

The approval also includes conditions that protect the city and surrounding uses from 
potential negative impacts, such as a condition that ensures the establishment conducts 
retail sales of alcohol and serves foods with the onsite consumption of alcoholic 
beverages. These conditions, findings, and approval, and environmental assessment 
are provided in the attached approval letter. The Director concluded that the project is 
appropriate for the location and will not operate in a way that will create unwanted 
impacts. Therefore, staff recommend that the Planning Commission receive and file the 
Director's approval. In the alternative, any Planning Commissioner may request that this 
permit be discussed, and a decision be made by the Planning Commission instead of 
"receive and file." 

Environmental Review 

The project is categorically exempt from the requirements of the California 
Environmental Quality Act ("CEQA") as a Class 3 Categorical Exemption (New 
Construction or Conversion of Small Structures) because the proposed project consists 
of the conversion of an existing small structure that does not exceed 2,500 square feet 
in floor area; from one use to another where only minor modifications are made to the 
exterior of the structure.  

CITY STRATEGIC PLAN COMPLIANCE: 

Goal 5: Champion Economic Development and Fiscal Sustainability 

Strategy C: Implement strategic initiatives to attract new businesses and foster business 
to business networking and collaboration to retain and grow existing businesses.  

Strategy D: Implement community planning, land use, and enforcement policies that 
encourage growth while preserving El Segundo's quality of life and small-town 
character.  

PREPARED BY:  
Jazmin Farias, Planning Technician 
REVIEWED BY:  
Eduardo Schonborn, AICP, Planning Manager 
APPROVED BY:  
Michael Allen, AICP, Community Development Director 

 ATTACHED SUPPORTING DOCUMENTS: 
1. EA-1385 AUP Approval Letter
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Environmental Assessment No. EA-1385 and Administrative Use Permit 25-02 
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2. Barsha Floor Plan 
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Planning Commission Agenda Statement 
Meeting Date: May 22, 2025 

Agenda Heading: UNFINISHED BUSINESS 
Item Number: D.4 

TITLE: 

Study Session on Incubator and Innovative Start-up Uses within the Smoky Hollow 
Specific Plan Area.  

RECOMMENDATION: 

1. Receive and file a presentation and provide direction on a potential Smoky
Hollow Specific Plan amendment to the permitted uses, development standards,
and definitions related to incubator and innovative start-up uses.

2. Alternatively, discuss and take other action related to this item.

FISCAL IMPACT: 

None.  

BACKGROUND: 

In 2018, the City comprehensively updated the Smoky Hollow Specific Plan to enable 
new creative office and technology businesses to thrive. The Specific Plan development 
standards, permit processes, and infrastructure plans are intended to facilitate new 
development and adaptive reuse of properties. In 2023, the City amended the Specific 
Plan to streamline the Community Benefit Plan (CBP) review process, strengthen the 
development and design standards, and permit additional complementary uses in the 
area.  

The current item is an additional step toward the same Specific Plan goal of attracting 
creative and cutting-edge businesses and making Smoky Hollow an economic engine 
for the City. The study session focuses on facilitating the establishment and growth of 
small-scale, technology start-up businesses. The term used for these businesses in this 
report is "Incubator and Innovative Start-up." A potential ordinance would amend the 
Specific Plan to establish a definition, a permit process, and modify the parking 
requirements for Incubator and Innovative Start-up uses.   
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Smoky Hollow Specific Plan 
Incubator and Innovative Start-up Uses 
May 22, 2025 
Page 2 of 9 

The discussion below describes some of the zoning barriers for Incubator and 
Innovative Start-ups, summarizes the Planning Commission's discussion during the 
previous study session on this topic, presents additional staff research and outreach on 
this topic, and outlines the framework for a potential Smoky Hollow Specific Plan 
amendment for consideration. 

Figure No. 1 - Smoky Hollow Location Map 

DISCUSSION: 

Barriers for Start-ups 
Since adoption of the Specific Plan, staff has interacted with several technology start-up 
businesses and has identified two regulatory barriers that discourage them from locating 
in Smoky Hollow: 1) the lack of a clear definition and permit process, and 2) the parking 
requirements for changes of use.   
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Smoky Hollow Specific Plan 
Incubator and Innovative Start-up Uses 
May 22, 2025 
Page 3 of 9 

Permitted Uses and Definitions 
The Smoky Hollow Specific Plan permits the following uses that relate to start-up 
companies: 

• Industrial, Heavy (CUP)
• Industrial, Light
• Research and Development
• Warehousing
• General Offices

These uses have specific definitions that are drafted narrowly to limit the range of 
business types that can operate in Smoky Hollow. The use of narrow definitions for 
permitted uses is very common in zoning regulations and is intended to prevent 
undesirable and incompatible uses in specific areas of a jurisdiction. This is generally 
the case in the El Segundo Municipal Code (ESMC) and in the City's specific plans. 
 One of the unintended consequences of this approach is that it does not take into 
account new use types that arise due to changes in the economy and business 
environment, or uses, like start-ups, that evolve and grow after their initial 
establishment.  As a result, the current narrow approach to regulating uses has 
excluded desirable and beneficial uses, because they don't completely match the city's 
current definitions of permitted uses.  Start-ups are particularly at risk of being excluded, 
because they typically involve new technology, business types, which grow and evolve 
fast. City staff is generally flexible and makes frequent use of the Specific Plan's 
provisions, such as administrative determinations to accommodate new uses. However, 
a more comprehensive solution is necessary to attract start-ups and meet the specific 
plan's goal of becoming an incubator of creative and high-technology businesses.  

Parking Requirements for Changes of Use 
The second barrier for start-ups is the Smoky Hollow Specific Plan (SHSP) parking 
requirements. The SHSP is unique in the City, because it has a single parking rate 
requirement for all the permitted uses. The required parking rate is 1 space per 400 
gross square feet (g.s.f.) of floor area, which is a relatively low parking rate particularly 
for office uses. This single rate is a built-in incentive in the specific plan to allow for the 
easy change from one use to another. However, the specific plan requires existing 
buildings that do not meet the minimum requirement to fully comply with the parking 
requirement in conjunction with a change of use. Due to the lack of available parking 
off-site and the high cost of the Smoky Hollow parking in-lieu fee (See Attachment No. 
1), which is currently $32,264 per space, complying with this parking requirement can 
be challenging, especially for start-up companies that begin at a small scale and with 
limited resources.   

Planning Commission Study Session 
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Smoky Hollow Specific Plan 
Incubator and Innovative Start-up Uses 
May 22, 2025 
Page 4 of 9 

On September 12, 2024, staff presented some initial research on this topic to the 
Planning Commission at a study session. During the study session, the Planning 
Commission considered and gave input on the following topics:  

1. A draft definition for Incubator and Innovative Start-up uses. During the
discussion, the Planning Commission expressed support for staff's approach to
define these uses more broadly, but to establish some parameters for desirable
industry types, the use of raw and/or hazardous materials, and the scale of any
manufacturing activity.

2. A permit process. The Planning Commission considered whether these uses
should be permitted by right, through a Temporary Use Permit (TUP), or another
discretionary permit, such as an Administrative Use Permit, or a Conditional Use
Permit (CUP). The Planning Commission expressed support for streamlining the
permit process as much as feasible and avoiding the use of CUPs, which can be
time-consuming and costly.  The Commission further stated that TUPs should not 
be used, because they are temporary in nature and do not provide certainty to
potential businesses. Finally, the Commission also encouraged staff to use the
Administrative Determination (AD) process, which provides the most flexibility
when considering new use types.

3. Parking and other standards. The Planning Commission considered and did not
oppose staff's suggestion to exempt or require reduced parking for Incubator and
Innovative Start-up uses.

Real Estate Solutions for Startups Roundtable 
On March 26, 2025, Community Development staff attended a "roundtable" meeting 
hosted by Mayor Pimentel, Council member Boyles, and the City's Economic 
Development team. The meeting was attended by local real estate professionals, 
property owners, developers, and technology start-up company executives. At the 
meeting, staff presented a draft definition for Incubator and Innovative Start-up uses and 
potential amendments to the Smoky Hollow Specific Plan to remove barriers and attract 
more start-up companies to Smoky Hollow. The feedback received from the Roundtable 
as it relates to Smoky Hollow can be summarized as follows: 

• Definition. Keep the definition short and focus on desirable industry types that
already have a presence and talent concentration in the area.

• Permit process. Streamline and reduce steps in the zoning/permit process. The
feedback regarding the AUP process was mixed, with some participants in favor
of permitting start-ups by right and other participants open to an AUP process,
provided it is efficient.

• Environmental Review. Streamline the California Environmental Quality Act
(CEQA) review process to the extent possible.

• Parking. Start-ups tend to grow fast. Initially, a parking exemption or reduction
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can be beneficial. However, as companies grow, parking supply can become a 
constraint. 

• Parking. Consider eliminating parking requirements and allowing the market to
manage it. Start-up businesses may begin operations with a low employee count,
but their operations and employee count tend to grow fast.  As a result, it is
difficult to estimate their parking needs and a potential parking requirement as
the business evolves.

• Heavy Industrial/manufacturing. Allow a reasonable proportion of the Start-up
business space to be used for heavy industrial/manufacturing purposes, but
avoid noxious and polluting activities.

Fire and Environmental Safety Regulation 
In response to a discussion regarding hazardous materials at the Planning Commission 
study session and the Roundtable meeting, staff consulted with the Fire Department 
regarding hazardous materials regulations. Generally, Fire regulations have limits on 
the permitted quantities of hazardous materials, but they depend on multiple factors, 
including the types of materials, a building's construction features, the existence of fire 
sprinkler systems, the manner of materials isolation and/or separation, etc. As a result, 
there is no single rule that determines the allowed quantity of permitted hazardous 
materials. However, there is a threshold for the minimum reportable quantity. Once the 
threshold is reached, a business has to submit inventories, business plans, and other 
documentation to the Fire Department's Environmental Safety Division to obtain a 
permit, and then it is subject to routine inspections. The reportable quantities are: 

1. 500 pounds or more of a solid
2. 55 gallons or more of a liquid
3. 200 cubic feet or more of a compressed gas

Based on Fire Department staff, state regulations require routine inspections every 
three years. However, the Fire Department conducts its inspections at a frequency of 
every one and a half years. During those inspections, Fire Department staff identify 
compliance issues and ensure businesses take corrective actions to properly store and 
handle the hazardous materials.   

CEQA Review  
The CEQA environmental review process considers the storage, management, and/or 
disposal of hazardous materials. However, the CEQA process is triggered only when a 
project involves an application for a discretionary permit, such as a Site Plan Review 
(SPR) or a Community Benefit Plan (CBP), and when it exceeds certain size thresholds. 
An SPR application is triggered only when a project involves new construction or an 
addition of 50,000 square feet of commercial or industrial space, as stated in El 
Segundo Municipal Code (ESMC) Chapter 15-25. A CBP application is triggered when 
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a new construction or addition exceeds the permitted Floor Area Ratio (FAR), the 
permitted height, or other substantial exceptions to development standards, as stated in 
Smoky Hollow Specific Plan Chapter 4. Properties and buildings in Smoky Hollow are 
relatively small, and Start-up companies moving to the area typically lease existing 
buildings without substantial new construction or additions. As a result, companies 
storing or managing hazardous materials are only subject to the Fire Department review 
process described above, and CEQA review is not a barrier for the Start-up companies 
considered in this report.      

Smoky Hollow Use Definitions 
After the Planning Commission's first study session, staff revisited the definitions of 
Research and Development, Light Industrial, and Heavy Industrial uses in the Smoky 
Hollow Specific Plan. The reason these definitions are important is that Light Industrial 
and R&D uses are permitted by right in the Specific Plan, whereas Heavy Industrial 
uses are subject to a CUP. The definitions are listed below:  

1. Light Industrial. A use engaged in the manufacture, predominately from
previously prepared materials, of finished products or parts.

2. Research and Development (R&D). Establishments engaged in study, testing,
design, analysis and experimental development and testing of products,
processes or services.

3. Heavy Industrial. The manufacturing, compounding, processing, assembling or
testing of large heavy items or materials in bulk.

At the September study session, staff and the Commission expressed a concern that 
Incubator and Innovative Start-ups using any raw materials would be automatically 
subject to a CUP. However, based on the Light Industrial definition above, Light 
Industrial uses may use some raw materials, provided that they predominantly use 
previously prepared materials in their operation. Therefore, Incubator and Innovative 
Start-ups with a Light Industrial component may use limited raw materials without being 
subject to a CUP. In addition, the Research and Development definition does not refer 
to either raw or previously prepared materials. Therefore, Incubator and Innovative 
Start-up uses with a Research and Development component are not specifically limited 
in the types of materials they can use. Further, the Heavy Industrial definition does not 
specifically refer to the use of raw or previously prepared materials. Instead, it refers to 
the size and quantity of the items or materials produced. Therefore, Incubator and 
Innovative Start-ups may produce large heavy items or materials in limited numbers 
without being subject to a CUP. In conclusion, staff believes it is possible to craft a 
definition for Incubator and Innovative Start-ups that involves limited use of raw 
materials and manufacturing of limited numbers of items or materials.   

Framework for a Potential Ordinance 

Page 30 of 39



Smoky Hollow Specific Plan 
Incubator and Innovative Start-up Uses 
May 22, 2025 
Page 7 of 9 

Definition for Incubator and Innovative Start-up uses  
Based on the Planning Commission's previous direction and the additional research 
presented above, staff has prepared a revised definition for consideration:  

"General Definition: 
An establishment specifically designed to nurture the growth and development of 
innovative, early-stage (start-up) businesses. These facilities are intended to support 
small visionary start-ups with large aspirations, fostering an environment where 
innovation thrives and supporting growth during their initial stages. These 
establishments facilitate a variety of activities aimed at generating new and improved 
products and services.  

Permitted activities and facilities 
Activities within Incubator and Innovative Start-up uses take various forms, such as 
design, research, development, testing, prototyping, scaling up, and/or 
manufacturing; and the outcomes can range from products, inventions, patents, 
and/or knowledge. The facilities involved may include R&D labs, offices, warehouses, 
and manufacturing equipment as part of the overall use.  
Permitted Industry Types 
Incubator and Innovative start-up uses may encompass businesses in industries 
such as aerospace & defense, energy, national security-related software and 
hardware technology, life sciences (biotechnology, pharmaceuticals, food, 
agriculture, and the environment), and other research, development, and innovation 
fields.  
Operational/development characteristics 
These uses generally have an initially low employee count and workspace needs, but 
have the potential to expand quickly and affect the area's on-street parking 
availability. These uses generally do not contribute to nuisance factors, such as 
noise, vibration, glare, heat, dust, humidity, odor or any type of air or waste pollution 
that may potentially be hazardous beyond the site's property lines. Incubator and 
innovative start-up uses are not intended to:  

1. manufacture mass quantities of physical products, or
2. use large quantities of raw and/or hazardous materials."

The above definition is intentionally broad and includes various activities and facilities 
that may be combined into a single business operation, as well as various desirable 
industry types and would, thus, encourage more Start-ups to choose Smoky Hollow.  In 
addition, the definition includes operational characteristics that can be used to exclude 
those uses that would have potential negative impacts.   

Proposed Permit Process 
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Staff proposes permitting these uses by right in the two primary zoning districts, Smoky 
Hollow East (SH-E) and Smoky Hollow West (SH-E), provided the use of raw materials 
and manufacturing activity is limited. One of the potential issues to work out would be to 
define the limitations on the permitted amounts of raw materials and manufacturing 
volume. This could be done through an ordinance and part of the Specific Plan's 
standards or through a flexible policy that can be modified easily if needed. 

Parking Requirements 
Staff had previously considered and suggested to the Planning Commission an 
exemption from the "change-of-use" parking requirements for Incubator and Innovative 
Start-ups. This suggestion was based on the understanding that Incubator and 
Innovative Start-ups are generally small, non-intensive operations with a low employee 
count. The Roundtable meeting feedback and other feedback from property owners and 
start-up businesses suggests that while Incubator and Innovative Start-ups may start 
small, they tend to grow fast naturally. So, any parking policy or amendment should take 
into account the potential growth of these businesses.  

Alternative Parking Approaches: 

• Maintain the parking requirement for changes-of-use. Incubator and Innovative
Start-ups tend grow fast and generate a parking demand, so it would be
reasonable to require off-street parking for them.

• Offer a discounted rate for the Parking In-lieu Fee. To incentivize Incubator and
Innovative Start-ups to locate in Smoky Hollow, the City could discount the
parking in-lieu fee. This would incentivize new businesses to locate in Smoky
Hollow, while ensuring they contribute toward construction of more on-street
parking to meet the additional parking demand they generate.

• Offer an exemption from or reduction in the change-of-use parking requirement if
the business commits to voluntarily implement specific Transportation Demand
Management (TDM) measures identified in ESMC Chapter 15-16. These
measures are programs, facilities, or amenities provided on private property that
reduce the parking demand generated by the businesses or users of a site.
These measures are typically required for new buildings that meet certain size
thresholds, and as the building size grows, additional measures are required.
Examples of these measures include: providing rideshare and public transit
information to employees, reserving parking spaces for carpool or vanpool
vehicles, providing bicycle facilities, showers, or lockers, etc. More information
regarding these TDM measures can be found in Attachment No. 2 - ESMC
Chapter 15-16 (Developer Transportation Demand Management).

Conclusion 
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The City places an importance on attracting new businesses, as stated in Strategic Plan 
Goal No. 5 to "champion economic development and fiscal sustainability." The potential 
specific plan amendments discussed above would help address two important zoning 
barriers and would help incentivize Incubator and Innovative Start-ups uses to locate in 
Smoky Hollow. In addition, removing these barriers helps to specifically implement the 
first guiding principle and goal of the Smoky Hollow SP to make Smoky Hollow an 
incubator hub and creative center regionally and to attract creative and cutting-edge 
technology businesses to the area.  

CITY STRATEGIC PLAN COMPLIANCE: 

Goal 5: Champion Economic Development and Fiscal Sustainability 

Strategy D: Implement community planning, land use, and enforcement policies that 
encourage growth while preserving El Segundo's quality of life and small-town 
character.  

PREPARED BY:  
Paul Samaras, AICP, Principal Planner 
REVIEWED BY:  
Eduardo Schonborn, AICP, Planning Manager 
APPROVED BY:  
Michael Allen, AICP, Community Development Director 

 ATTACHED SUPPORTING DOCUMENTS: 
1. Attachment 1 - ESMC Chapter 15-33 (Parking In-lieu Fees)
2. Attachment 2 - ESMC Chapter 15-16 (Developer Transportation Demand

Management))

Page 33 of 39



��������		���
��
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