Upon further review, Rolling Hills Estates and
a developer are aiming to revitalize by

KEEPING CITY - NOT
PROJECT - PEDESTRIAN

hen Irvine-based BH Urban

Equities LLC purchased a

closed fast-food restaurant in

Rolling Hills Estates, the com-
pany initially proposed building an upscale
strip mall on the Jot.

But the parcel, at the corner of Crenshaw
Boulevard and Silver Spur Road, sat at the
entrance of the city’s flagging business core.

City officials plan to turn the hodgepodge of
outdated medical buildings and nondescript
stores there into what's dubbed Peninsula Vil-
lage, a45-acre urban enclave of homes, shops
and restaurants.

The last thing they wanted was a car-ori-
ented development setting the wrong tone for
the lively, pedestrian-oriented Palos Verdes
Peninsula downtown they hoped 1o create.

S0, the company reconsidered its plans.

The result: an 18-unit condominium proj-
ect with a central courtyard to encourage
interaction among neighbors. What's called
Silver Spur Court will include three live-work
spaces suitable for a small business owner 1o
hang out a shingle while residing above the
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office in a second-story home

The company plans to break ground next
month.

"It was a complete reawakening for our
development firm in that we realized there
was a much better use for a relatively well-
located (lot) than just another suburban strip
mall,” said Greg Brown, the firm's managing
principal. “It's a much more efficient use of
land. It actually provides two uses on one
property. ... It's a type of product that leads o
less traffic ”

Silver Spur Court is just the first in a series
of planned mixed-use projects designed 1o
revitalize the area.

Another quartet of developments contain-
ing 235 condominiums and ground-floor
retall space have either received city approval
or are under review.

Another four, including the largest of them
all — a 150-unit condominium project on a
vacant tract along Deep Valley Drive — are in

the early-planning stages, with formal build-
ing applications yet to be submitted.

The relatively dense Peninsula Village plan
is a radical departure for a small, semi-rural
community better known for its horsey set
and rambling ranch-style homes.

But city officials believed there was no other
option for a city that relies on sales tax revenue
for one-third of its operating budget. With its
then-enclosed mall struggling to survive in an
increasingly competitive retail market in the
mid- 1990, city officials customarily ambiva-
lent to economic development sensed they
could lose their golden goose without a more
aggressive approach.

The solution: add 1,000 or so apartments or
condominiums, housing types in short sup-
ply on The Hill, 1o give retailers and restaurant
owners a larger customer base.

At the same time, it was hoped that would
create a sense of community, drawing long-
time Peninsula residents seeking to downsize
or young professionals seeking entry-level
housing.
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Peninsula Village is located within the commerdal
core of Rolling Hills Estates and covers approximately
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45 acres. Presently, the Peninsula Village has few A, 0 |
unifying architectural or street elements that dearly -5 ' N {
define a sense of place. A revitalization of the area = . Lomita
is under way. Estates Rolling Hills | . EXHRIE
: Peninsuda
Vilage

5810 square feet of commencial space.

Goes before City Coundil bor possble

B
827 Deep Valley Drive (rear)
Proposed 16-unit condomenium proec.

Possible projects

1. The Village shopping center on a 3-adre site could be
tumid il & mibeed-se. retail-condominium project
Appication could be tumed in o the city early this year
L Longwacant T-acre parcel eyed for & minedhuse
150-unit condorminium progect.

3. City concept is for cument parcel betwesn Rrary and
Romcove Deive 2 a village square with pedestrian
wialloweay surmoundeed by homes and stones shove
sublteranean parking,

& Former Aeco gan stalion could become J3-unit
Project on hold indeefritely.
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PROJECT: Some neighbors fear development will mean density, congestion

FROM PAGE AY _ .-

But the trick, In a community usually
opposed to growth, s how to accomplish
that without exacerbating traffic or impair
the quality of life its affuent residents prize.

That meant no crowded, parking-scarce
urban streetscape on the scale of Santa
Monica's Third Street Promenade.

By Incorporating modest amounts of com -
mercial and office space into condominium
complenes, ity hoped some residents will
Live and work in the casily walkable arca
rather than taking to The 1ll's limited road
metwork

“We were sori of forced Into it conceded
Councilwoman Susan Seamans, who cham.

the almost from the outset.
* 1 think the way we've gone about it has been
deliberate and careful. .. There will be some
growing pains for sure. But cerainly the
people who live there will have that kind of
(urban) lifesryle if that's what they're looking
for and it will certainly benefit the people on
the Peninsula to have a more vibrant shop-
ping district”

Not everyone s enamored of the ciry’s
visdon.

Concern about forced departure
Some modical profewionals worry the
housing could force them out, something
city officials acknowledge they must
address.

A few residents In surrounding neighbor-
hoods fret the redevelopment could create
untenable congestion in the compact valley
of roads beading off The Hill

And some store owners lear the makeover
could lead to a lack of parking and reduce
access (o thelr businesses for customers and
delivery trucks.

Gary Straub, owner of Art Glass by Straubs,
a stained-glass studio that'’s been on the
Peninsula 35 years, minces no words when
he describes the plan as *anti-business”

“Thaey're looking at how much money they
can bring in with all these extra bedrooms,
but they're forcing out the businesses,” he
said. “The city has this pie-in-the-sky ati-
tude of making this like Thisd Street Prom-
enade or (0dd Town) Pasadena or those
cliche arcas. ... No one bs golng to stroll down
the street.”

Suill, across the street from Straub, watch-
maker and jeweler Mack Kervorkian said he
has struggled 1o establish a clientele since

I've seen a lot of small cities grapple with this notion
of making a pedestrian-friendly district and in most cases those
grand visions never come to fruition. In this case | must say | was
skeptical, but the dty is about to get it off the ground.

— BRUCE SOROUD,
o devnioper of 3 prapoued condorinaum Complen Wi ground-floor el in Soling Hik ey

opening his store a couple of
YErE 0.

“It's very hard to do businesa
hete,” he said. *I don't have any
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walk-by customers.” W Vore deca 04 7€ yjilage. [s Rolling Hills Estates
Developers and city officials o5 b Pewsia Vil oy for that is the question? |
believe the influx of homes will ¥t dalRie XTeOYs o e there would be tension
support, not harm businesses, WO YR wwwoslg g neoiect ke this.
such as The Avenue of the Penin. "SRG, Uy “This is much more of an
sula, the open-alr shoppingcen- T @RS an kind of density than
ter that succeeded the enclosed 7N you would find in Rolling Hills
miall and s the main retall anchor Estates usually. They better have
of Peninsula Village. a really good land a really
Already, a Peninsuls Village plan devised  good development strategy and this had
by renowned whan planner Stefanos  better be of the highest o

Polyzoldes has been watered down, remaov.
ing some areas where homes might have
been built in an effort to find the right resi-
dential- retail balance.

Developers malntaln the village plan’s
residential component will subdidize the
constnection of ground-floor retall that
would othe rwise not occur.

“The Land cost Is too high to support any
new construction retall-wise” sadd Rick
Edler. who bought and renovated a 1960s-
era office bullding near The Avenue of the
Peninsula that was oaly a third full, but now
has awaiting list.

Sull, Rick Abelson, a Redondo Beach
urban planner and UCLA lecturer with no
connection to the project, urged caution.

He said that while residential developers
can make scads of money, the city must
ensure the retall mix doesn’t become an

"l'ﬂ.l'\’f‘f;l[ahcltﬂl'j'tmﬁ.ﬂ in there

manager of The Avenue of the Peninsula,
which has uruggled o antract shoppers since
its 1999 renovation.

City officlals also concede they must do
a better job of expluining the village kdea w0
residents — Councilman Frank Zerunyan Is
planning a public meeting this spring — o

that people buy into it

Despite the number of projects popping
up, city officials said they're looking lor a
gradual evolution of the area that could take
years, perhaps decades, 1o accomplish.

Some grand plans — a town square con-
nected by pedestrian wallkways 1o streets
and surrounded by stores and homes — rep-
resent little more than awish list

Sull, city officlals are taking a proactive
rmm;uﬂqdnthplmm propos-

Fot instance, a proposed anbted-living
{acility on the site of a car wash near the
mall was nixed in laved of a condominium
complex with ground. Soo¢ retall

Developer happy with end results

It took developer Bruce Sofoudi six yearn
to devise a project that made the city happy,
but he’s pleased with the final product
— and the surrounding environs.

“Traffic-wise this new project will gener-
ate less trafflc than the existing project ... all
vou have there day in, day out Is cars coming
in and going out,” he sald “I've seen a lot
of small cities grapple with this notion of
making a pedestrian-friendly district and
in most cases those grand vislons never
oome to fruition. In this case | must say | was

skeptical, but the city bs about to get iloll the
ground ”

indeed, the Peninsula Village plan has
already been sclected by the Southemn Cali-
fornla Amociation of Governments as one
of two demonatration peojects intended o
serve as models of sman growth

“It's not a community that most poople
think of today as being on the cutting edge
of (urban) planning,” said Brian Wallace, an
associate planner with the intergovernmen-
tal organization. "It was a really important
gesture that Rodling Hills Estates was willing
to embrace these policies of
and infill growth that many cithes in thelr
similar drustion would not really think
about yet."

Brown, the developer behind Sibver Spur
Court, also lauds the city for its innovative
approach 1o creating an urban community.

“The plan scared a few people at the stan
— when you talk about urbanization and
sdding denalty 1o a very aecsthetic, small-
scale village, people are very afrald of that,”
he sald “But people have ultimately accept-
ed this plan. This plan should et the stage
for the next 30 10 50 years for the village”




