February 9, 2004

Honor able Chairman and M embers of the Regular

M eeting of

Hermosa Beach Planning Commission February 17,
2004

SUBJECT: CONDOMINIUM 04-3

PRECISE DEVELOPMENT PLAN 04-4
VESTING TENTATIVE PARCEL MAP #60945

LOCATION: 1107 MANHATTAN AVENUE (AKA 1106 PALM DRIVE)
APPLICANT: WILLIAM CAMPBELL

433 PASEO DE LA PLAYA

REDONDO BEACH, CA 90277
REQUEST: TOALLOW A TWO-UNIT CONDOMINIUM PROJECT
Recommendations

To approve the Conditional Use Permit, Precise Development Plan, and Vesting Tentative Parcel Map
subject to conditions as contained in the attached Resolution.

Background
PROJECT INFORMATION:

GENERAL PLAN: High Density Residential
ZONING: R-3
LOT SIZE: 3,993 Square Feset
EXISTING USE: Sngle-Family Residence
PROPOSED SQUARE FOOTAGE: Unit 1. 2,778 square feet

Unit 2: 2,565 square feet
PARKING REQUIRED: 4 Standard

3 Guest (2 dueto lost on-street parking spaces)
PARKING PROVIDED: 4 Standard

4 Guest
ENVIRONMENTAL DETERMINATION: Categorically Exempt

The subject site is located on the west side of Manhattan Avenue between 10" Street and Pier Avenue.

Analysis

The project consists of two attached units containing basements with two stories above. Each unit has
three bedrooms and three and a half bathrooms. The building is designed in a Mediterranean style, with
sand stucco and stone veneer finishes, tile roof, wood trellises above the second story decks, and
decorative wrought iron and precast bausters as deck guardrails.



The project generally complies with zoning requirements. The lot coverage calculates to be 60.6%, which
is under the 65% maximum alowable. All required yards are provided. Both units have open space
provided on second story decks and roof decks with enough square footage to meet the minimum
requirement of 300 sguare feet. Each unit provides adequately sized decks adjacent to the primary living
areas aswell.

The building as designed does not comply with the 30-foot maximum height limit, and the roof plan needs
to be revised to show the proper locations of the maximum height critical points. Based on the proper
critical height points as determined by staff, the building is 31 feet tall. Staff believes that the applicant can
address this issue by manipulating finish floor elevations and ceiling heights, and that this issue can be
resolved as a Condition of Approval.

Required parking is provided in ground floor garages for each unit with access to the front unit garage on
Manhattan Avenue and access to the rear unit garage on Palm Drive. Guest parking is provided for each
unit in each driveway in front of the garages. However, the rear garage fronting on Palm Drive has a
setback of 16.5 feet instead of the required setback of 17 feet for a garage fronting on an dley. Also, the
driveway of the front unit has a calculated dope of 14.1%, which exceeds the 12.5% maximum allowable.
Staff believes these issues can be resolved as Conditions of Approval.

The project generally meets all the requirements of the Condominium Ordinance. Sorage areas are shown
in both units to comply with the requirement of providing 200 cubic feet of storage space per unit.
However, the plans do not note the required minimum wall insulation rating between units of 52 STC. This
issue can be resolved as a Condition of Approval.

The plan provides for landscaping in the areas available in the front and rear yards. Small landscaping
areas are also provided in the side yards. The landscaping plan includes an irrigation system and two 36”
box trees. However, the landscaping plan is not consistent with the site plan. The site plan shows the
landscaping area in the rear yard as a guest parking space. The final plans need to be consistent, and staff
is recommending the site plan be revised as the parallel guest parking space is not necessary.

Scott Lunceford
CONCUR;: Associate Planner

Sol Blumenfeld, Director
Community Development Department

Attachments

1. Resolution

2. Location Map
3. Photographs

4. Resdential Zoning AndysisHeight Calculation
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1107 Manhattan Avenue (aka 1106 Palm Drive)



