Honor able Chairman and Members of the

Hermosa Beach Planning Commission

October 3, 2002

Regular Meeting of
October 15, 2002

SUBJECT: PRECISE DEVELOPMENT PLAN 02-8, PARKING PLAN 02-6 & VARIANCE

824 & 828 FIRST STREET

APPLICANT: TOMBLIN AND ASSOCIATES, 2733 PACIFIC COAST HIGHWAY,

SUITE 210 TORRANCE, CA 90505

REQUESTS: PRECISE DEVELOPMENT PLAN TO ALLOW A 4,500 SQUARE FOOT
EXPANSION TO AN EXISTING OFFICE BUILDING BY ADDING A THIRD

FLOOR

PARKING PLAN TO PROVIDE SOME OF THE REQUIRED PARKING IN 5

TANDEM SPACES

VARIANCE TO ALLOW A GREATER THAN 100% INCREASE IN
VALUATION TO A NONCONFORMING BUILDING

Recommendations

To approve the Precise Development Plan, Parking Plan and Variance subject to the conditions as

contained in the attached resolution.

Background
ZONING:

GENERAL PLAN:
LOT SIZES:

EXISTING FLOOR AREA / PARKING:
PROPOSED ADDITION:
FLOOR AREA RATIO:

REQUIRED PARKING FOR ADDITION:

PARKING PROVIDED:

ENVIRONMENTAL DETERMINATION:

SPA 7 - Specific Plan Area
Commercid Corridor

824 Firgt Street: 5578 Sq. Ft.

828 First Street: 5578 Sq. Ft.

2,990 Square Feet / 10 Spaces
4,500 Square Feet

131

18 Spaces

28 (18 gandard, 5 gdlsin tandem)
Recommended Negative Declaration

The gpplicant proposes to expand an existing office building by reconfiguring the second floor and
adding athird floor. The existing parking lot would be reconfigured to increase on Ste parking, and
additiona parking would be provided on the adjacent property to be purchased from the Cdifornia
Water Company.

The office building located at 824 First Street was condiructed in 1979. At that time the building was
congtructed in compliance with zoning requirementsin effect at that time, which included parking a a
ratio of one space per 300 square feet. The water utility company has used the property at 828 First
Street as a pumping station since the 1930's.



The Saff Environmenta Review Commiittee, a their meeting of August 8, 2002 considered the
environmenta impacts of the proposed project, and based on the initial study check-list (attached),
recommended a Negative Declaration. Severa residents gppeared at the meeting who livein the
building a 834-842 First Street adjacent to water utility property and expressed concerns about
impacts related to parking, noise, hazards, and view. The Committee recommended that these locdized
and ste specific impacts be consdered in the project review by the Planning Commission.

In response to these concerns, the applicant has modified the parking lot plan to provide parking access
through the building rather than dong the east property line adjacent to the resdents. This has alowed
for asubstantia increase in the landscaped setback along the easterly property line and throughout the
parking lot, and the provision of afull complement of required parking for the addition (dthough five
pairs of gpaces are in tandem).

Analysis

The proposed plan involves dteraions to the existing first floor to add an entry and |obby; the addition
of an devator; expanson of the second floor office area; and the addition of third floor. The gpplicant
recently purchased the property and plans to upgrade both its function and appearance for their own
use, and to attract long-term qudity tenants.

PARKING

Pursuant to Section 17.44.140(D) expansions to exigting buildings nonconforming to parking are
required to provide parking for the amount of expanson. In this case, based on the current parking
ratio of 1 space per 250 square feet of office area, the proposed 4,500 square foot expansion requires
18 additional parking spaces.

The gpplicant proposes to supply this required parking by reconfiguring the existing parking located at
the ground level, and to provide additiona parking at the property at 828 First Street, to be purchased
from the Cdifornia Water Company. The Water Company will continue to use the property for a pump
gation through alease-back arrangement, and will intermittently use the parking area to monitor and
service their equipment at the property. The pump station only takes up asmall portion of the property,
which makesit available for dud use.

A Parking Plan may be approved by the Planning Commission to dlow areduction in the number of
parking spaces required pursuant to Section 17.44.210. Given that it is not possible to provide the full
complement of required parking in aconventiond layout, there is arguably less than required parking for
the project. However, by providing five stals in tandem, it is possble to provide the required number of
parking spaces for the project dthough this parking configuration must be gpproved by Planning
Commission taking into condderation such factors that will compensate for the parking “deficiency” as
noted in Section 17.44.210. In this case the parking serves office tenants exclusively who can manage
the parking operation more efficiently to accommodate parking demand in the facility. Staff has also
added a condition that future use of the building will be limited to professond and generd office use
only, which will further ensure more regular and long-term parking for the use. The gpplicant indicates
that the tandem spaces will be assigned to employees, with each pair assgned to employees sharing the
same tenant space. While tandem parking may not be appropriate for retail or other customer intensive
commercid uses, it may be appropriate for a professond office building where the parking of tenant
employeesis more predictable and typicaly of alonger duration. Also, staff recommends a condition



that tandem parking be assigned to employees and that single access parking spaces not be assigned to
any particular tenant our user to meximize the efficiency of the parking.

The parking lot on the Cdifornia Water Company property at 828 First Street is accessed through the
building at 824 First Street. This means of accessis proposed rather than utilizing the exigting driveway
that accesses the pump station to address the concerns of neighboring resdents. The applicant indicates
the gates at the side of the building will be closed a 7:00 P.M. daily, and on weekends.

Given the gpplicant’ s proposed reconfiguration of the building to permit through movement between
exiging and proposed parking, the intermittent and essentidly negligible parking demand of the
Cdifornia Water Company, and the use of tandem parking to meet parking requirements, the project is
consistent with Section 17.44.210 pertaining to Parking Plans.

PRECISE DEVELOPMENT PLAN / SPA.7 ZONE COMPLIANCE

The Specific Plan Areazone provides two sets of development standards. This two tier approach was
established to dlow development that complies with the firdt tier sandards as a matter of right without a
Precise Development Plan. In this case, the project is subject to second tier tandards since is exceeds
firg tier sandards for bulk (greater than 1:1 F.A.R) and building height (greater than 30-feet) and
provide less than 5% landscaped coverage.

Pursuant to the specific standards of the SP.A. 7 zone and the underlying C-3 zoning, other than the
need for gpproval of a Parking Plan to comply with parking requirements, the project conforms with the
S.P.A. 7 zoning requirements, asfollows:

LANDSCAPING:A landscaped areais provided at the entry of the building and aong the frontage
of the parking lot at the Sdewak with gppropriate shrubsin front of the building and climbing vines
aong the low-fence at the front of the parking lot.  While a 3-foot gtrip aong the entire frontage is
provided, an area exceeding the equivalent of a 3-foot landscape strip is provided in the parkway
and is proposed to be planted with turf and pam trees.

A 5-foot landscaped buffer is provided, as required, dong the easterly property line of the parking
lot which is primarily comprised of tree planting. In order to continue to alow access for service
and emergency vehiclesfor CdiforniaWater Service the first 20-feet of the buffer is concrete turf
block, and the remainder of buffer towards the back of the lot is heavily landscaped, including
thirteen trees to comply with the requirement that one tree be provided ten feet of length. Additiona
planting is provided in the parking areawith over-heed trellis and vines.

BUILDING HEIGHT: Thebuilding is designed to comply with the maximum second tier sandard
of 35 feat. The penthouse containing airs and mechanica equipment in the rear of the building
extends above 35 feet as dlowed by the Zoning Ordinance for commercid buildings, asthe area
over height covers less than 5% of theroof. A condition of gpprovd isincluded requiring thet find
roof plans clearly show eevations a the property corners and maximum heights at the critical points
on the roof.

Also with respect to the SP.A. 7 guiddines for Planning Commission review of projects that exceed
firg tier dandards staff has the following observation and findings:



o Theexterior of the building is being enhanced with architectural festures and materials to improveits
gppearance and function. Stepping architectural features enhance the three-dimensiond qudity and
gpecia attention has been given to the appearance a the Street.

o A landscape plan isincluded which shows ample and generous landscaping in front of the building
(within the public right-of-way) and in the parking area. The plan includes trellises with climbing
vines and arock waterfal and pond to soften and break up the amount of concrete used for
parking, to buffer sound and visud impacts and to provide shade.

o  Whiletheroof-lineisflat for the rear portion of the lot, stepped and doping roofs are used where
possible to avoid the gppearance of aflat roof, especidly at the street frontage and along the east
sde.

o Building step-backs, variable heights, and landscaping are dl effectively used to break up the bulky
appearance of the building, and to enhance the overall project appearance.

VARIANCE

A Varianceisrequired to alow the expanson to exceed a 100% increase in valuation. Section 17.52
of the Zoning Ordinance limits the expanson of nonconforming buildings to 100% and the existing
building is nonconforming to parking. At the time the building was congructed it complied with parking
requirements (1 space per 300 square feet) by providing 10 spaces. Currently, the required ratio for
office usesis 1 space per 250 square feet meaning 12 spaces are required.

The concept of aVarianceistha basic zoning provisions are not being changed but the property owner
isalowed to use his property in amanner basicaly consstent with the established regulations with such
minor variaion aswill place him in parity with other property ownersin the same zone!  The facts and
circumstancesin this case seem to be consistent with this general concept. The proposed variaions
from the Zoning Ordinance are minor and the proposed project addition will be parked pursuant to
Code reguirements. The building is nonconforming only in respect to parking of the existing portion of
the building

In order to grant a Variance, the Commission must make the following findings:

1. Thereare exceptiond or extraordinary circumstances limited to the physical conditions applicable to
the property involved.

2. TheVaianceis necessary for the preservation and enjoyment of a substantial property right
possessed by other properties in the same vicinity and zone, and denied to the property in question.

3. Thegranting of the Variance will not be materialy detrimentd to the public wefare or injurious to
the property or improvements in such vicinity and zone in which the property islocated

11 ongtin’s Califrornia Land Use, 2™ Edition, 1987, Chapter 3, Part G, “Variances and Conditional Use Permits”



4. TheVaianceis consgsent with the Generd Plan

The applicant is making this request primarily because of the unusua condition of sharing the parking lot
with the water company, and the small ot Size of the developed portion of the commercid property,
which limits the available areas to provide parking.

Discussion of findings:

Finding 1 If the exigting office building together with the adjacent property at 828 could be
developed in atypica manner it would alow more efficient parking, or the potentid to provide two
levels of parking to meet the parking requirements for the existing building area and the expansion.
However, since the lot at 828 First Street will be shared between surface parking and its current use as
apump gation, it can only be partidly used for surface parking. This circumstance is unique asit limits
the potentid development of the commercidly zoned property for office use and parking, and this can
be considered as exceptiona and extraordinary.

Finding 2: The owners wish to exercise a property right, possessed by othersin the commercia
zones to congtruct a functional and adequately sized remodeled office building. Without the Variances a
smaller addition (up to 2,990 square feet) could certainly be constructed, however, the size and floor
plan may not be economicaly feasble, nor alow an office facility comparable to smilar facilitiesin
Hermosa Beach in the same zone and in smilar locations dong Peacific Coast Highway. Therefore, the
finding can be made that the Variances are needed to preserve and enjoy a substantia property right.

Finding 3: The project will not be materialy detrimenta to property improvementsin the vicinity
and Zone since the project complies with parking requirements for the expansion, and is only two
gpaces short of current required parking for the existing portion of the building. The Variance relatesto
the amount of expansion permitted for nonconforming uses, and does not make the project more
deficient in parking or any other requirement than a project that complied with the 100% expansion
limit. Further, the project will result in the dimination of an existing vacant building that has become a
nuisance to the neighborhood, and will enhance the aesthetic appearance of the building and the street.

Finding 4: The project is not unusudly large or out of scale with the neighborhood, and is
otherwise in conformance with the Zoning Ordinance and the Generd Plan.

If the Commission decides to gpprove the Variance it must adopt the findings or smilar findings as
described above.

CONDITIONS OF APPROVAL
Staff recommends that the following conditions of approval be included relating to the gpprova of
tandem parking and impacts on the nearby residential uses:

1. A revised roof plan shdl be submitted to demondrate compliance with the maximum building height
of 35-feet. The plans shdl clearly show property lines, property corner eevations, and maximum
height critical points.



. Architecturd trestment of the building shal be as shown on building devations and site and floor
plans. Any modification shdl require approva by the Community Development Director.

a) Thefront devation shal include decorative wal and window trestment as shown on the
submitted plans.

b) Theeast devation shal include dl decorative wal, window and bacony trestment as shown on
the submitted plans.

. Occupancy of the building shdl be limited to professona and generd office use.

. Tandem parking shdl be assigned for employee use only, with each pair assigned for employees of
the same business. All other parking (single access spaces) shal not be assigned to any particular
tenant or user and be open for al customers and employees of the building to maximize the

efficiency of the parking.

. Accessto the parking lot through the gate dong the east property line shal be limited to Cdifornia
Water Company vehicles for emergency or service purposes. All other vehicular access shdl be
through the building.

. Water features, trellises, concrete turf block shall be included in the parking lot, as shown on the
plan, and maintained in satisfactory condition and operation

. No parking in outdoor parking area shdl be permitted after 7:00 P.M. daily or on weekends.

. No changes are dlowed to the parking and the parking layout without Planning Commisson
gpprova (with the exception of Caifornia Water Company, which may add or change equipment as
necessary for the operation of their utility, if it does not effect parking).

. Thelotsthat comprise the project site (known as 824 and 828 First Street) shall be merged into
onelegd parcd.

Ken Robertson

CONCUR: Associate Planner

Sol Blumenfdd, Director
Community Development Department

Attachments

1. Proposed Resolution
2. Location Map

3. Photos



4. Negative Declaration & Initid Study
5. Correspondence Pdp824First



824 & 828 First Street

2R 24

Adjacent Condos to east Pump Station



