CITY OF MANHATTAN BEACH
COMMUNITY DEVELOPMENT DEPARTMENT
STAFF REPORT

TO: Planning Commission

FROM: Anne Mclintosh, Director of Community Development
THROUGH: Eric Haaland, Acting Planning Manager

BY: Ted Faturos, Assistant Planner

DATE: June 13, 2018

SUBJECT: Variance and Coastal Development Permit for a Remodel/Addition to a
Nonconforming Home at 2912 Ocean Drive (Strnad)

RECOMMENDATION

Staff recommends that the Planning Commission CONDUCT THE PUBLIC HEARING,
APPROVE the request, and ADOPT the attached Resolution (Attachment A) approving a
Coastal Development Permit and Variance from required setbacks, open space, driveway
visibility, and parking based on positive findings of fact.

APPLICANT /OWNER
Jeffrey Strnad

1400 N. Poinsettia Avenue
Manhattan Beach, CA 90266

BACKGROUND

The subject site is an unusually small lot located on the Northeast corner of Ocean Drive and 29"
Place (see attached Location map- Attachment B) within the Coastal Zone. The applicant
proposes a significant remodel and reconfiguration of an existing nonconforming two story
home, as well as a third story addition. The home’s existing nonconformities include the front,
interior side, and corner side yard setbacks. The home also does not currently meet open space,
driveway visibility, and minimum two car parking requirements. The proposed project maintains
these nonconformities. The proposed resulting structure will conform to all other code
requirements.

LOCATION
Location 2912 Ocean Drive (See Location Map -
Attachment B)
Legal Description SE 23 Feet of Lot 4, Block 8, Peck’s Manhattan

Beach Tract
Area District Il
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LAND USE

General Plan High Density Residential
Zoning RH, Residential High Density
PROJECT DETAILS
Proposed Code Requirement
Parcel Size: 689.3 sq ft (existing) 2,700 sq ft min
Lot Width: 23 ft (existing) 30 ft
Buildable Floor Area: 1,015.62 sq ft 1,171.83 sq ft max
Height: 30 ft 30 ft max
Parking: 1 oversized enclosed space 2 enclosed spaces min
Stories: 3 3 max
Open Space: 124.69 sq ft (existing) 220 sq ft min
Setbacks
Front: 0.55 —1.15 ft (existing) 5 ft min
Rear: 525 ft 5 ft min
Interior Side: 1.15— 1.75 ft (existing) 3 ft
Street Side: 0.25 ft 1ft
DISCUSSION

The existing site consists of a 588 square foot home with a 321 sq ft oversized one car garage
located on a substandard 689.31 square foot lot. The lot’s dimensions are 23 feet wide by 29.97
feet long.

The existing two-story structure has several nonconformities. The existing front yard setback
along Ocean Drive is 0.55 — 1.15 feet, while the minimum required front yard setback is 5 feet.
The existing corner side yard setback along 29" Place is .25 feet, while the minimum required
street side yard setback is one foot. The existing interior side yard setback is between 1.15 —1.75
feet while the minimum required interior side yard setback is 3 feet. It should be noted that the
subject property has obtained a two-foot access easement on the property to the north (2916
Ocean Drive) of its interior side yard, which the applicant claims acts as an additional setback
along the nonconforming interior side yard setback. The existing home also does not provide the
minimum amount of required open space.

The applicant proposes a thorough remodel and reconfiguration of the existing first and second
floors and the addition of a third story. The remodeling and reconfiguring of the first and second
floors will include the removal of the building’s stucco and other elements down to the studs, and
will require new mechanical, electrical, and plumbing systems. The applicant also acknowledges
that he “may be required to change structural members as required if dry rot, termite damage or
seismic upgrades are required given [the] age of the home.” (Attachment C) The proposed plans
maintain the existing nonconforming front, corner side, and interior side setbacks in addition to
only providing one over-sized single enclosed parking space instead of the required two full sized
enclosed parking spaces.
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The proposed plans will maintain the nonconforming 124.69 square feet of open space. The
minimum amount of open space required is 220 square feet. The applicant, however, is
proposing to add a new 30 square foot balcony projecting into the rear yard setback. The new 30
square foot balcony cannot count towards required open space, as the balcony does not meet the
minimum size and dimension requirements for a balcony area to be counted as open space. The
new 30 square foot balcony can nevertheless be interpreted as a good-faith effort by the applicant
to provide more outdoor space in the design, regardless of whether the balcony counts as open
space or not.

Variance Findings

Section 10.84.010 of the MBMC indicates that variances are intended to resolve practical
difficulties or unnecessary physical hardships that may result from the size, shape, or dimensions
of a site or the location of existing structures thereon; from geographic, topographic, or physical
conditions on the site or in the immediate vicinity. The City’s Zoning Code, Section 10.84.060 B
is based upon State Law and requires that each of the following three findings must be met in
order for a Variance to be approved.

These required findings are detailed below:

1. Because of special circumstances or conditions applicable to the subject property—
including narrowness and hollowness or shape, exceptional topography, or the
extraordinary or exceptional situations or conditions—strict application of the
requirements of this title would result in peculiar and exceptional difficulties to, or
exceptional and/or undue hardships upon, the owner of the property;

2. The relief may be granted without substantial detriment to the public good; without
substantial impairment of affected natural resources; and not be detrimental or injurious
to property or improvements in the vicinity of the development site, or to the public
health, safety or general welfare; and

3. Granting the application is consistent with the purposes of this title and will not constitute
a grant of special privilege inconsistent with limitations on other properties in the vicinity
and in the same zoning district and area district.

Staff suggests the following findings in support of the Variance for the project:

1. The applicant’s lot, measuring just 689 square feet, is unusually small when compared to
typical Area District 1l lots. The minimum lot size in Area District Il is 2,700 square
feet. The majority of lots in Area District 1l are 30 feet wide by 90 feet long (2,700
square feet), while most lots along The Strand, Manhattan Avenue, Highland Avenue,
and Alma Avenue have been subdivided in a 33.33 feet wide by 100 or 105 feet long
configuration. There are also many lots in Area District Il that are also legal
nonconforming half lots, being 30 or more feet wide by 45, 50, or 52.4 feet long (1,350
square feet, 1,500 square feet, or 1,575 square feet, respectively). The applicant’s 689
square foot lot is clearly much smaller than the common 1,350 square foot
nonconforming half lots found throughout Area District I11.
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Applying the strict application of the Code’s development standards to this unusually
small lot would result in a burdensome buildable envelope and an undue hardship on the
applicant. Applying the required setbacks to this lot would result in a buildable envelope
that would be 19 feet wide by 19.97 feet long, or about 379 square feet. The buildable
envelope on a typical Area District Il legal nonconforming half lot, for comparison, is
840 square feet; more than double the 379 square foot buildable envelope that would be
required on the applicant’s lot if no variance was granted. This 379 square foot buildable
envelope provides just enough room for a two car garage that meets the minimum garage
size requirements.

The applicant has also obtained a two-foot access easement on the neighboring property
to the north at 2916 Ocean Drive. This two-foot access easement gives the applicant full
access to the rear two feet of the neighboring property to the north, creating a buffer
between the applicant’s structure and the neighboring property and lessening the impact
of the nonconforming 1.15 — 1.75 foot interior side yard setback that the applicant
proposes to maintain. This two-foot access easement is a unique attribute of the subject
property and could be taken into account when determining the unique “physical
conditions” of the site.

The applicant’s restrictively small lot and unique access easement on the neighboring
property to the north are unique physical conditions that Staff believes justify relief from
the code in order to create a more coherent floor plan and practical living area.

2. The relief may be granted without substantial detriment to the public good as the home is
retaining most of its existing footprint and setbacks. The proposed plans are also
compatible with neighboring properties, as the neighboring properties are almost all three
stories tall. The applicant’s easement on the neighboring property to the north also helps
create a permanent buffer between the applicant’s property and the property to the north.

Furthermore, the applicant has made significant efforts to provide modulation to the
structure’s front, using different depths and textures to give the home architectural
character that benefits the neighborhood. The proposed home is also compatible in terms
of scale and mass with other neighboring properties, which range from smaller two-story
duplexes to larger three-story single family homes and condominiums.

3. Granting the application is consistent with the purposes of the Zoning Code, in particular
Section 10.12.010 B and E, and will not constitute the granting of a special privilege
because the setback standards are oriented toward more standard shape, size and depth
properties. The proposed project will provide relative setback and bulk consistency with
neighboring properties, will ensure adequate light, air, privacy and open space, protect
neighboring residents from adverse impacts, and achieve design compatibility.

The proposed project is consistent with the following General Plan goals and policies:
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Land Use Element:

Policy LU-1.2- Require the design of all new construction to utilize notches, balconies, rooflines,
open space, setbacks, landscaping, or other architectural details to reduce the bulk of buildings
and to add visual interest to the streetscape.

The designer has made a substantial effort to create articulation in the building’s fagade by
creating different depths and using contrasting wall textures and design features including
notches and other architectural details.

LU-3.1- Continue to encourage quality design in all new construction.

The proposed project is an aesthetically interesting design that also provides a practical floor
plan.

Housing Element:
Policy 1. Preserve the scale of development in existing residential neighborhoods.

The proposed project’s size does not exceed the maximum buildable floor area or maximum
height, and is a three-story building surrounded by many other three-story buildings.

Department comments

Other departments had no comments on the project. Standard code requirements and other
regulations will be applied during plan check.

Neighbor Response
A notice was published in the paper on May 31, 2018 and mailed to surrounding property owners
on May 29, 2018. Staff received one public comment (Attachment D) from a neighbor who
opposes the project.

ENVIRONMENTAL REVIEW

The Project is Categorically Exempt from the requirements of the California Environmental
Quality Act (CEQA), pursuant to Section 15301 and 15303 based on staff’s determination that
the project consists of a remodel/addition to a small structure consisting of one-single family
residence that will not have a significant impact on the environment.

CONCLUSION

Staff supports the Coastal Development Permit and Variance request, subject to the
recommended conditions, based on the Variance findings stated above, and that the project
otherwise: (1) conforms to applicable zoning objectives and development standards, (2) is not
expected to have a detrimental impact on nearby properties, and, (3) is consistent with the goals
and policies of the General Plan.

Attachments:
A. Draft Resolution No. PC 18-XX
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Location Map

Applicant Material

Public Comment

Proposed Plans, cover sheet dated September 2017

mooOw

Jeffrey Strnad, Applicant
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RESOLUTION NO. PC 18-XX

Attachment A

RESOLUTION NO PC 18-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
MANHATTAN BEACH APPROVING A COASTAL DEVELOPMENT PERMIT AND
VARIANCE TO ALLOW A REMODEL/ADDITION TO A NONCONFORMING
HOME AT 2912 OCEAN DRIVE (Strnad)

THE PLANNING COMMISSION OF THE CITY OF MANHATTAN BEACH DOES HEREBY RESOLVE
AS FOLLOWS:

SECTION 1. The Planning Commission of the City of Manhattan Beach hereby makes the following
findings:

A. The Planning Commission of the City of Manhattan Beach conducted a public hearing pursuant to
applicable law on June 13, 2018 to consider an application for a Coastal Development Permit and
Variance for the property legally described as the SE 23 Feet of Lot 4, Block 8, Peck’s Manhattan
Beach Tract, located at 2912 Ocean Drive in the City of Manhattan Beach.

B. The public hearing was advertised pursuant to applicable law, testimony was invited and received.

C. The applicant and property owner for the Coastal Development Permit and Variance is Jeffrey
Strnad.

D. The property is located within Area District Ill and is zoned RH Residential High Density. The
surrounding Zoning and land uses consist of RH zoned properties.

E. The General Plan designation for the property and surrounding area is High Density Residential. The
Local Coastal Program/Land Use Plan designation is Residential High Density. The General Plan
encourages the preservation, rehabilitation and upgrade of residential development, such as this. The
project is specifically consistent with General Plan Policies as follows:

Land Use Element:

Policy LU-1.2- Require the design of all new construction to utilize notches, balconies, rooflines, open
space, setbacks, landscaping, or other architectural details to reduce the bulk of buildings and to add
visual interest to the streetscape.

LU-3.1- Continue to encourage quality design in all new construction.

Housing Element:
Policy 1. Preserve the scale of development in existing residential neighborhoods.

F. The applicant requests to remodel the existing nonconforming structure and add square footage by
adding a new third floor.

G. The proposed construction complies with other applicable standards including maximum building
height and maximum buildable floor area.

H. The Project is Categorically Exempt from the requirements of the California Environmental Quality
Act (CEQA), pursuant to Section 15301 and 15303 based on staff's determination that the project
consists of a remodel/addition to a small structure consisting of one-single family residence that will
not have a significant impact on the environment.

I.  The project will not individually nor cumulatively have an adverse effect on wildlife resources, as
defined in Section 711.2 of the Fish and Game Code.

J. The Planning Commission made the following findings with respect to the Variance application:

1. Because of special circumstances or conditions applicable to the subject property—
including narrowness and hollowness or shape, exceptional topography, or the
extraordinary or exceptional situations or conditions—strict application of the
requirements of this title would result in peculiar and exceptional difficulties to, or
exceptional and/or undue hardships upon, the owner of the property.

The applicant’s lot, measuring just 689 square feet, is unusually small when compared to typical
Area District Ill lots. The minimum lot size in Area District Ill is 2,700 square feet. The majority of
lots in Area District Ill are 30 feet wide by 90 feet long (2,700 square feet), while most lots along
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RESOLUTION NO. PC 18-XX

The Strand, Manhattan Avenue, Highland Avenue, and Alma Avenue have been subdivided in a
33.33 feet wide by 100 or 105 feet long configuration. There are also many lots in Area District 11|
that are also legal nonconforming half lots, being 30 or more feet wide by 45, 50, or 52.4 feet
long (1,350 square feet, 1,500 square feet, or 1,575 square feet, respectively). The applicant’s
689 square foot lot is clearly much smaller than the common 1,350 square foot nonconforming
half lots found throughout Area District 11l.

Applying the strict application of the Code’s development standards to this unusually small lot
would result in a burdensome buildable envelope and an undue hardship on the applicant.
Applying the required setbacks to this lot would result in a buildable envelope that would be 19
feet wide by 19.97 feet long, or about 379 square feet. The buildable envelope on a typical Area
District Il legal nonconforming half lot, for comparison, is 840 square feet; more than double the
379 square foot buildable envelope that would be required on the applicant’s lot if no variance
was granted. This 379 square foot buildable envelope provides just enough room for a two car
garage that meets the minimum garage size requirements.

The applicant has also obtained a two-foot access easement on the neighboring property to the
north at 2916 Ocean Drive. This two-foot access easement gives the applicant full access to the
rear two feet of the neighboring property to the north, creating a buffer between the applicant’s
structure and the neighboring property and lessening the impact of the nonconforming 1.15 —
1.75 foot interior side yard setback that the applicant proposes to maintain. This two-foot access
easement is a unique attribute of the subject property and could be taken into account when
determining the unique “physical conditions” of the site.

2. The relief may be granted without substantial detriment to the public good; without

substantial impairment of affected natural resources; and not be detrimental or injurious
to property or improvements in the vicinity of the development site, or to the public
health, safety or general welfare.
The relief may be granted without substantial detriment to the public good as the home is
retaining most of its existing footprint and setbacks. The proposed plans are also compatible
with neighboring properties, as the neighboring properties are almost all three stories tall. The
applicant’s easement on the neighboring property to the north also helps create a permanent
buffer between the applicant’s property and the property to the north.

Furthermore, the applicant has made significant efforts to provide modulation to the structure’s
front, using different depths and textures to give the home architectural character that benefits
the neighborhood. The proposed home is also compatible in terms of scale and mass with other
neighboring properties, which range from smaller two-story duplexes to larger three-story single
family homes and condominiums.

3. Granting the application is consistent with the purposes of this title and will not

constitute a grant of special privilege inconsistent with limitations on other properties in
the vicinity and in the same zoning district and area district.
Granting the application is consistent with the purposes of the Zoning Code, in particular Section
10.12.010 B and E, and will not constitute the granting of a special privilege because the setback
standards are oriented toward more standard shape, size and depth properties. The proposed
project will provide relative setback and bulk consistency with neighboring properties, will ensure
adequate light, air, privacy and open space, protect neighboring residents from adverse impacts,
and achieve design compatibility.

K. The Planning Commission made the following findings with respect to the Coastal Permit
Application:
1. The project is consistent with the residential development policies of the Manhattan Beach Local
Coastal Program, specifically Policies 11.B.1, 2, & 3, as follows:

a. 11.B.1: The proposed structure is consistent with the building scale in the coastal zone
neighborhood and complies with the applicable standards of the Local Coastal Program-
Implementation Plan;

b. 11.B.2: The proposed structure is consistent with the residential bulk control as
established by the development standards of the Local Coastal Program-
Implementation Plan;

c. 11.B.3: The proposed structure is consistent with the 30’ Coastal Zone residential height
limit as required by the Local Coastal Program- Implementation Plan.

2. The project is consistent with the public access and recreation policies of Chapter 3 of the
California Coastal Act of 1976, as follows;

a. Section 30212 (a) (2): The proposed structure does not impact public access to the
shoreline, adequate public access is provided and shall be maintained along Ocean
Drive and 29t Place.
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RESOLUTION NO. PC 18-XX

b. Section 30221: Present and foreseeable future demand for public or commercial
recreational activities that could be accommodated on property is already adequately
provided for in the area.

c. The proposed use permitted in the RH zone and is in compliance with the City’s General
Plan designation of RH; the project will not be detrimental to the public health, safety or
welfare of persons residing or working in or adjacent to the neighborhood of such use;
and will not be detrimental to properties or improvements in the vicinity, or to the general
welfare of the City.

L. This Resolution upon its effectiveness constitutes the Variance and Coastal Development Permit for
the subject project.

SECTION 2. The Planning Commission of the City of Manhattan Beach hereby APPROVES the subject
Variance and Coastal Development Permit subject to the following conditions:

1. The project shall be in substantial conformance with the plans submitted to, and approved by the
Planning Commission on June 13, 2018. Any substantial deviation from the approved plans or
project description must be reviewed and approved by the Planning Commission.

2. Replacement of structural members that have dry rot and/or termite damage during the
construction process shall be subject to review. The Community Development Department shall
verify that the structural members are damaged and shall allow the owner to replace the
structural members without needing to obtain a Variance Amendment and/or Coastal
Development Permit Amendment if the Community Development Director determines that all the
required findings can still be met.

3. A Construction Management and Parking Plan shall be submitted in conjunction with all
construction and other building plans, to be approved by the Community Development
Department prior to issuance of building permits. The plan shall provide for the management of
all construction related traffic and operation during all phases of construction, including delivery
and storage of materials and parking of construction related vehicles.

4, No discharge of construction wastewater, building materials, debris, or sediment from the site is
permitted. Erosion control devices shall be provided as required by the Public Works Director.

5. A site landscaping plan utilizing drought tolerant plants shall be submitted for review and approval
concurrent with the building permit application. All plants shall be identified on the plan by the Latin
and common names. The current edition of the Sunset Western Garden Book contains a list and
description of drought tolerant plants suitable for this area.

6. A low pressure or drip irrigation system shall be installed in the landscaped areas, which shall not
cause any surface run-off. Details of the irrigation system shall be noted on the landscaping plans.
The type and design shall be subject to the approval of the Public Works and Community
Development Departments.

7. All defective or damaged curb, gutter, street paving, and sidewalk improvements shall be removed
and replaced with standard improvements, subject to the approval of the Public Works
Department.

Procedural
8. Expiration. The Coastal Development Permit shall be approved for a period of two years after the

date of approval, with the option for future extensions, in accordance with the Manhattan Beach
Municipal Code (MBMC) Section 10.84.090.

9. Interpretation. Any questions of intent or interpretation of any condition will be resolved by the
Planning Commission.

10. Inspections. The Community Development Department Staff shall be allowed to inspect the site
and the development during construction subject to 24-hour advance notice.

11. Assignment. The permit may be assigned to any qualified persons subject to submittal of the
following information to the Director of Community Development:

a. a completed application and application fee as established by the City’s Fee Resolution;

b. an affidavit executed by the assignee attesting to the assignee’s agreement to comply with
the terms and conditions of the permit;
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12.

13.

14,

15.

16.

17.

18.

RESOLUTION NO. PC 18-XX

C. evidence of the assignee’s legal interest in the property involved and legal capacity to
undertake the development as approved and to satisfy the conditions required in the
permit;

d. the original permitee’s request to assign all rights to undertake the development to the

assignee; and,
e. a copy of the original permit showing that it has not expired.

Terms and Conditions Are Perpetual. These terms and conditions shall be perpetual, and it is the
intention of the Director of Community Development and the permittee to bind all future owners and
possessors of the subject property to the terms and conditions.

The subject Coastal Development Permit will be implemented in conformance with all provisions
and policies of the Certified Manhattan Beach Local Coastal Program (LCP) and all applicable
development regulations of the LCP - Implementation Program.

This Resolution shall become effective when all time limits for appeals have been exhausted as
provided in MBMC Section 10.100.010 and the City of Manhattan Beach Local Coastal Program.

The Variance shall be approved for a period of two years after the date of approval, with the
option for future extensions, in accordance with the MBMC Section 10.84.090 (A).

Pursuant to Public Resources Code Section 21089(b) and Fish and Game Code Section 711.4(c),
the project is not operative, vested or final until the required filing fees are paid.

The applicant must submit in writing to the City of Manhattan Beach acceptance of all conditions
within 30 days of approval of the Variance. The Coastal Development Permit is not valid and
development shall not commence until a copy of the permit, signed by the permittee or authorized
agent, acknowledging receipt of the permit and acceptance of the terms and conditions, is returned
to the Community Development Department.

Indemnity, Duty to Defend and Obligation to Pay Judgments and Defense Costs, Including
Attorneys’ Fees, Incurred by the City. The applicant shall defend, indemnify, and hold harmless
the City, its elected officials, officers, employees, volunteers, agents, and those City agents
serving as independent contractors in the role of City officials (collectively “Indemnitees”) from
and against any claims, damages, actions, causes of actions, lawsuits, suits, proceedings,
losses, judgments, costs, and expenses (including, without limitation, attorneys’ fees or court
costs) in any manner arising out of or incident to this approval, related entitlements, or the City’s
environmental review thereof. The applicant shall pay and satisfy any judgment, award or decree
that may be rendered against City or the other Indemnitees in any such suit, action, or other
legal proceeding. The City shall promptly notify the applicant of any claim, action, or proceeding
and the City shall reasonably cooperate in the defense. If the City fails to promptly notify the
applicant of any claim, action, or proceeding, or it if the City fails to reasonably cooperate in the
defense, the applicant shall not thereafter be responsible to defend, indemnify, or hold harmless
the City or the Indemnitees. The City shall have the right to select counsel of its choice. The
applicant shall reimburse the City, and the other Indemnitees, for any and all legal expenses and
costs incurred by each of them in connection therewith or in enforcing the indemnity herein
provided. Nothing in this Section shall be construed to require the applicant to indemnify
Indemnitees for any Claim arising from the sole negligence or willful misconduct of the
Indemnitees. In the event such a legal action is filed challenging the City’s determinations herein
or the issuance of the approval, the City shall estimate its expenses for the litigation. The
applicant shall deposit said amount with the City or enter into an agreement with the City to pay
such expenses as they become due.

| hereby certify that the foregoing is a full, true, and
correct copy of the Resolution as adopted by the
Planning Commission at its regular meeting of June 13,
2018 and that said Resolution was adopted by the
following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:
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RESOLUTION NO. PC 18-XX

Anne Mcintosh,
Secretary to the Planning Commission

Rosemary Lackow,
Recording Secretary
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Attachment C

2912 Ocean Avenue
Manhattan Beach, CA 90266

BACKGROUND/DESCRIPTION OF PROJECT

The subject site (“2912”) is a small, substandard 690 square foot, rectangular corner lot,
zoned Residential High Density within Area District lil. The current site dimensions are
atypical at 23’ wide by 30’ long containing a single family, two-story home with an
attached garage built in 1938. Current Area District Il half lots are 30’ x 45’ or 1,350
square feet.

The 2912 property currently has legal, non-conforming setbacks at the West, South and
North side yards. However, the North side yard has a New Easement of 2’ of the
Southerly portion of the adjacent 2916 Ocean lot for 2912’s exclusive use. In addition, a
fireplace chimney encroaches the North setback and a stairwell encroaches the East
setback. In 1939, 2912 was subdivided from the northly properly at 2916 Ocean, with a
20’ wide easement for ingress and egress was reserved for the 2912 property (“Access
Easement”), while a 1’ easement was provided for 2916 Ocean on the 2912 property
northly portion (“Cabana Easement).

in 2016, the Access Easement and Cabana Easement were terminated for both 2912 and
2916 Ocean. A New Easement Agreement was created providing 2912 an additional 2’
of property on the southerly portion of 2916 Ocean for exclusive use by 2912 for ingress
and egress with a 6’ concrete wall located on the north side of the New Easement. In
addition, 2916 cannot build any structure including roof or deck projection in the 2916

Ocean rear setback. Thus, providing 3.16' to 3.75’ of setback on the North side of 2912
vs. the 1.16 to 1.75’ today.

The applicant requests a variance to remodel the existing two (2) second story
residence, and add a third story on top of the non-conforming walls while adhering to
the maximum 30’ building height as measured from the average of the four (4) corners;
keep the substandard two (2) car garage measuring 16.50’ wide by 19.4’ long, and
provide 121 square feet of open space vs. the required 220 square feet minimum. As
part of the remodel work, applicant will remove the non-conforming chimney in the
North side yard as well as the stairwell in the East side yard creating full access around
the building perimeter. As part of the remodel applicant will update mechanical,
electrical and plumbing systems, and may be required to change structural members as
required if dry rot, termite damage or seismic upgrades are required given age of the
home. The proposed buildable floor area will be 1,053 square feet vs. the allowable
1,173 square feet.

Manhattan Beach, CA 90266 | P 310.546.3000 | F 310.546.4400 | www.designbuildinvest.com
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2912 Ocean Avenue
Manhattan Beach, CA 90266

CODE REQUIREMENTS - FINDINGS FOR VARIANCES

Section 10.84.010 of the MBMC indicates that variances are intended to resolve
practical difficulties or unnecessary physical hardships that may result from the size,
shape, or dimensions of a site or the location of existing structures thereon; from
geographic, topographic, or physical conditions on the site or in the immediate vicinity.
The City’s Zoning Code, Section 10.84.060 B is based upon State Law and requires that
each of the following three findings must be met in order for a Variance to be approved.

Required Variance findings per MBMC Section 10.84.060 and how the project complies
are as follows:

1. Because of special circumstances or conditions applicable to the subject
property—including narrowness and hollowness or shape, exceptional
topography, or the extraordinary or exceptional situations or conditions—strict
application of the requirements of this title would result in peculiar and
exceptional difficulties to, or exceptional and/or undue hardships upon, the
owner of the property.

The subject property 2912 is located on the corner of 29" Place and Ocean
Avenue. The 1938 subdivision created a 23’ x 30’, or 690 square foot
substandard, narrow lot relative to current zoning standards in place today
which require a minimum lot size of 30’ x 45’, or 1,350 square feet. Applicant
could find no other lot in Area District Ill with a similar narrow or substandard
lot.

Typical setbacks for 2912 would take up 350 square, or 51% of the 690 square
foot lot. Demoing the house and re-building ground-up at current setbacks
would create an exceptional difficulty to create the required two (2) car parking,
eliminate the access stairwell in the East side yard, and would create a
burdensome buildable envelope.

The lot’s shape and orientation clearly present peculiar and exceptional

difficulties that create an exceptional and undue hardship for the property
owner in building a reasonably sized residence.

Manhattan Beach, CA 90266 | P 310.546.3000 | F 310.546.4400 | www.designbuildinvest.com
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2. The relief may be granted without substantial detriment to the public good;
without substantial impairment of affected natural resources; and not be
detrimental or injurious to property or improvements in the vicinity of the
development site, or to the public health, safety or general welfare.

Approval of the Variance will not generate any significant change in density to
the immediate neighborhood or to the community. The lot, although inferior in
size to surrounding properties, will be compatible with the scale of development
in the immediate area where the majority of the lots are 30 feet wide by either
45 or 90 feet in depth and approximately 1,350 to 2,700 square foot in area. The
remodel and addition will comply with current development standards for height
with surrounding uses. Consequently, there will be no substantial detrimental
impact to the public good or natural resources resulting from approval of the
Variance, nor will there be any impact on public health, safety or general welfare
of the surrounding community. The proposed home is also compatible with
neighboring properties, which are typically three-story homes. Furthermore, the
designer has made significant efforts to provide relief to the structure, using
different depths, textures, and a roof overhang to give the home architectural
character that benefits the neighborhood.

3. Granting the application is consistent with the purposes of this title and will
not constitute a grant of special privilege inconsistent with limitations on other
properties in the vicinity and in the same zoning district and area district.

Granting the request for a Variance is consistent with the purposes of the
Municipal Code and will not constitute a grant of a special privilege to the parcel
because many of the lots in this area enjoy the same rights, benefits and
opportunities as requested by the subject property because the setback
standards are oriented toward more standard shape, size and depth properties.
The proposed project will provide relative setback and bulk consistency with
neighboring properties, will ensure adequate light, air, privacy and open space,
protect neighboring residents from adverse impacts, and achieve design
compatibility.

Manhattan Beach, CA 90266 | P 310.546.3000 | F 310.546.4400 | www.designbuildinvest.com
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Attachment D
PUBLIC COMMENT

Ted Faturos

From: Bella Stavchansky <londonsw3@yahoo.com>

Sent: Wednesday, June 6, 2018 6:44 PM

To: Ted Faturos

Subject: Comments in ref. to the project on 2912 Ocean Drive
Bella Stavchansky

2908 Manhattan Ave

Manhattan Beach, CA 90266

Ted Faturos
Assistant Planner
Via e-mail: tfaturos @citymb.info

re: remodel and request for variance on 2912 Ocean Drive

Dear Mr. Faturos,

You requested an input prior to the Planning Commission's review of the above project. Ilive up the alley from
the subject property, in a home I purchased a few years ago. Ilooked at the plans submitted to the City on 2912
Ocean Drive and was surprised to see the sheer number of exceptions/variances Mr. Strnad was requesting in
order to add a third story to the existing structure. Set back variances on all sides, a permanent easement of 2
feet to the adjoining property, lack of sufficient parking, lack of sufficient open space; and all of this for an
addition that will be well above the 50% rule. About the only variance not being requested is for height.

Mr. Strnad knew (or should have known) in purchasing this property that any additions to this structure would
probably require bringing the property to current zoning standards. There should not have been an unrealistic
expectation that he could do more. This was a challenged, substandard lot and he should have known that a
remodel of the existing structure (without adding footage) might be all that he could ever do. While I can
certainly understand why he would ask to do more than the zoning standards allow in this circumstance, it
should not be at the detriment to the surrounding properties, which is why I am writing this.

In fact, this development will block a substantial portion of my view. Of course, I understand that there is no
view protection in Manhattan Beach, but that being said, if Mr Strnad wants to add a third story, or build a new
home that complies with the current zoning standards for doing so, then I would not have a complaint. But I
don't think the City should unjustly reward this homeowner, who presumably paid a price commensurate with
what one could do with this property - which was very little. Doing so would damage others like myself who
should be able to rely on an equal application of building standards. It's really a lot to ask that ALL of these
variances be granted. Mr. Strnad knew what he was buying when he made the deal and that's the way it should
stay.

Sincerely,
Bella Stavchansky
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PROJECT SUMMARY

Address 2912 Ocean Drive, Manhattan Beach, CA
Zone Area III-RH, Coastal Zone

Building Type Singel Family Residence

Number of Stories (E)
Number of Stories (P)

Lot Size

Legal Description

Project Description

Two (2) Story
Three (3) Story

689.31

APN # 4176-028-007

SF (23' x 29.97")

SE 23 ft of Lot 4, Block 8, Peck's Manhattan Beach Tract

Remodel of existing two (2) story residence with

attached non-conforming garage with addition of a third story

on top of existing non-conforming walls including updated mechanical,
electrical, and plumbing as well as structural updates as needed

or required.
PROJECT DATA
Buildable Floor Area
Allowable 1,171.83 S.F. (689.31 x 1.7)
Proposed 1,015.62 S.F.
Building Calculation
Existing New Total
Square Footage Square Footage Square Footage
First Floor 100 -37 63
Second Floor 488 7 495
Third Floor 0 495 457.62
Total Livable 588 465 1,015.62
Garage 321 20 341
Open Space Height Calculation
Required Min SF: 220 (151 SF At 15% of BFA) Northwest
Proposed SF: 124.69 Northeast
Southeast
Existing Proposed Southwest
Square Footage Square Footage
East - Rear Yard 124.69 124.69 Average Grade
Second Floor 0 30.37 (not counted) Plus
124.69 124.69 Total Max. Height
Not providing 15% Open Space 124.69 SF < 220 SF Proposed

Northeast Corner = 27.74"' + 26.08' + 25.17' divided by 3 = 26.33'

Notes

New permanent easment of southerly 2' of 2916 Ocean for exclusive use by 2912 Ocean

at North Side Yard.

Nonconformities include Front Setback, Sideyard Setback, Corner Side Setback, Open Space,
Driveway Visibility and 2-Car Parking min.requirments.
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NEW ACCESS EASEMENT AREA - FINAL

VICINITY MAP :
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A notary public or other officer
this certificate verifies only the identity of the
individual who signed the document to which

CHICAGO TITLE e | S

A notary public or other officer completing
this certificate verifies caly the identity of the

RECORDING REQUESTED BY AND WHEN
/CORDED RETURN TO: individual who signed the document to which

RE

LEGAL DESCRIFTION OF THE PROPERTY

this certificate is sttachcd, and not the LAND SITUATED IN TIE CITY OF MANMATTAN BEACH, COUNTY OF COUNTY OF
Bdma&ynMmeTn?T;mn R et | truthfulness, sccurscy, or validity of that LOS ANGELES, STATE OF CALIFORNIA AND IS DESCRIBED AS POLLOWS:
Declarstion of Tmat dated October 2, document.
mm&:w“ ) . , i LOT 4 BLOCK § OF PEOKS MANHATTAN BEACH TRACT, IN THE CITY OF
A hastan Beian F. Hi “._“_“"’C“‘ . Hactk MANHATTAN BEACH, COUNTY OF LOS ANGELES, STATE OF CALIPORNIA, AS PER
STATE OF CALIFORNIA ) MAP RECORDED IN BOOK 7 PAGE 34 OF MAFS, IN TIIE OFMICE OF THE COUNTY
AIN 4176-028-007 /I/faqﬂ.ﬁfw SPACE ABOVE Tuis Line FOR RECORDER *s USE ) s 30oa SRR
QUITCLAIM DEED ' TA/S I5 & Convnyonce- F] l, COUNTY OF LOS ANGELES ) EXCEFT THEREFROM THE SOUTHEASTERLY 2 PEET THEREOF.
an Fod Soar ™
2016 before me,[ ASREENV S ﬂaomuog Notary Publie,
The usdersigned grantor(s) declare(s): Arn el viads Mﬁ-—' otary d
Documescary trasefoe tax s $,. 0.00. . (oliminstion of rights aod otereste) /5 séaw:mw e ““YWJLEEEE_{. who proved to me on the basis of
( ) unincorporated area, or ( X ) the City of Manhettsa Beach, California acd 'y evids be the whose name(s) ig/are subscribed to the within
( ) computed oa full value of property conveyed, or A7 //'i// v instrument and acknowledged to me that executed the same inhis/her/thetr™

) wonndlvm\nl-dvnmollu-mm:mm-md-h authocized capacity(ies), and that by his/her/their signature(s) on the instrument the

FOR VALUABLE CONSIDERATION, receipt of which is herehy acknowledged, pecson(e), or the eatity upoa beblf of which the person(s) acted, the fnstrumen

JEFFREY J. STRNAD, an individual, does herehy REMISE, RELEASE and FOREVER

QUITCLAIM to BRIAN F. HARRIS AND CAROLYN K. HARMKIS, Trustees of the Brian &

Carolyn Harris Family Trust under that ion of Trust dated October 2, 1987, any and all

rights relating to that certain twenty-feet (20°) wide ingress and egress casement for purposes of

maintenance and reépair reserved in that certain Grant Deed recarded in the Official Records of WITNESS my hand and official seal

Los Angeles County on March 11, 1939 in Book 16467, Page 129 (the “Access Essement : ’

Deed™), relating to that certain real propecty located in the City of Maahattan Beach, County of -

Los Angeles, State of California, as more particularly described oo Exhibit A attached bercto and ' o

bylhnr-kunumpanudm This Quitclaim Deed does not terminate any other rights S (Seal) M*‘gm

conyeyed by the Access Easement Doed mdudmglhalmmmuffea(l .5") wide . “‘“‘“‘“"""” L
! My Comm. Expwes Age 17, 201 §

utility easement. . -

1 certify.under PENALTY OF PERJURY under the laws o‘fﬂ:e State of California that
the foregoing paragraph is true and correct.

IN WITNESS F, the ignod has d this Quitclaim Deed as of the
date set forth below. -

Dated: April /9_, 2016

19673001

1167509.1 ] QQ

1
i
PR Tirkes 75 doswve Aganses : . )_ . B ¢

claims, liabilitics, losses, cxpenses and other costs, including attorneys” fees, arising from (1) use
of the Access asement by Grantee or any guest, invitee, licensee, employee, agent or contractor

C

HICAGOTITLE (@) run with the Jand for the benefit of the G Property, as the dominest tenement, and (¢) of Grantee, or (2) Grantee's breach of any provision of this Agreement, unless any such claims,
RECORDING REQUESTED BY burden the Grantor Property, as the servient tenement. Iublhua.lomcgmmdoﬁmmmulmhofmm’spumﬂwu
and When Recorded Mail to: willful misconduct.

T3 . - 2. Useof Access Eascmcnt, The Access Easement shall be used for the parpose of

cmwdlmm-uuamaw ingress and cgress by the owners of the Grantee Propety, their respoctive family members and ¢. Grantor hereby agrees to indemnify, defend and hold harmless Grantee, each

nmmowmnfmcdmmmymdhuummwwm-yndm

9" the f!bem (collectis .m “Grantee Growp”™) to construct,
lmsncmumM| Floor by the ewaeni « Raputy § "'y p e claims, lisbilitics, losses, expenses and other costs, including attomeys® foes, arising from

Los Angeles, CA 90067 ///: Grantee Property (whether existing on the

Grantor's breach of any provision of this Agreement, unless any such claims, lisbilities, losses,
expenses and ccher costs arise as a result of Grantee's gross negligence or willful misconduct.

Each party hereby represents and warrants to the

Burdened property - AIN 4176-028-007 - mm{amhmm)umyorwmpmmmmm
Benefited property - AIN 4176-028-006 that term is defimed in Section 3) located within the Access Easement Area, whether existing on

the date hereof or constructed in the future.
ACCESS EASEMENT AND SETBACK AGREEMENT
3. Mainienance of the Access Fascment Area Improvements. Grantes, at Grantee's
sole cost and =xpense, shall have the obligation to maintain any and all improvements that are
mmﬁmmAmwmmmMsmmwm
without limitation those i referred to in

a2 "
THIS ACCE! EMENT AND SETBACK AGREEMENT (this “Agreemest”) is other party that, as of the Effective Date:

into a8 ¥ of Apeil, 2016 (e “Effective Date™), by and beween BRIAN F.
HARRIS AND CARGLYN K. HARRIS, Trustees of he Brian & Carolyn Harrs Famly Tt
under that Declaration of Trust dated October 2, 1987 (collectively, “Granter™), ou G onc Relinquishment Agreement as the “Work™ (the An—h——'Ar-I—vv—nh")-
Mwlrl}uVJmAuan—inhﬁu-‘&m good condition and repair. For the avoidance of doubt, Grantor, at Grantoc's sole cost and
1o the following facts: expense, shall be responsible for the maintenance and repair of the concrete wall that is to be
constructed on the Property outside of the Access Easement Area as part of the Work

a. 'Such party has all requisite authority to execute and deliver this Agreement and
to perform its cbligations hercunder.

b. Such party holds a fee estate in the property described as being owned by

A.  Grantee is the f a foe estate in that certain real property locatod = S Gy . . N
«Wmc:mm:;ﬁsh:mmﬂui' (ha"velr). him/they in the Recitals hereto,
Toatiacked hassto e 4 Except for the Access Area Improvements, 5o new of i : . . o )
additions] above-ground structure, inchuding without limitation, any dwelling unit, shed, ¢. Such party's obligations hereunder are legal, valid and binding obligations of
ln e Gy of B e G o Lo Ao Sk o Ol et lmwmymbﬂﬁcw:me.amum" shall be erected, such party, enforceable against cach party in accordance with their terms.
m Mnmwum-—nu*mmev— mmwmmmummmdﬁmmmﬁuﬂ
a five-feet (5°) wide arca depicted on the survey attached hereto as Exhibit C as “Building 8. “Asls” Nature of Agreement and Disclaimers.

Setback.”

C.  Pursuant  the teoms of that comsin unrecorded Agrecmest Regading Se
Establishment and Relinguishment of Eascments and Escrow Instructions dated Agrs 34, 2076
(the “Establishment and Relinquishment Agreement”). by and betwoen Geasser and Gramtee,

a. Each party represcots to the other party that it has reviewed this Agreement to its

for the Access. Improvements,
e o oty own satisfacticn and has had the opportunity to have it reviewed by counsel of his or their

Usility Eascment Restriction.
mdﬂwmmmlmmuymummimuw

:;mﬂ:ﬁmnm weed b g = other building or structure, o caves or other projections, or concrete, asphalt, tile, pavers or aay choice.
i other similar ground covering shall be erected, constructed, placed or maintained upon of over
NOW, THEREFORE, IN CONSIDERATION OF the foregoing ficts and Se musal that arca of the Grantor depicted as “Easement Note A” oa the survey attached hercto as 9 General Provisions.
covesants sct forth herein, the partics agree a8 follows: Exhibit C (the “Utllity Easement Restriction Area™).
1. Cantof Access Fascment. Subject 1 the terms and conditions sct fordh bewim, 6. Waiver and Indempity. a. Enforcement. mmhammwauwlhmdm:wwnn
Grantor hereby grants to Geantes, for the benefit of e Grantoe Property, for the sses set fors = cgllmdequmblemanlmy tuding, without li inj
Socion 3 below, 8 070 fit (1) wit exament s s el appoes 12 “Sm S s 4. Graoteeagres that his use of the Access Easencat a the e by any tisdparty
- ith the perm’ssion of Granice, will be at Grantee's own risk. Grantee on behalf of himself and
Access Eascment shall (3) be exchusive to Grastor 3o S Geassee bt mm mwmnmmmummm
M(WWW)‘@)&M(‘)."__.&_M all subscquent owners of the Grantee Property, hereby waives and relcascs cach owner of the bcncﬁtofthc jes | 0 and th hei and assigns.

Grantor Propesty from any and all liabilities and/or damages relating to andlor arising from
Grantee's use of the Access Easement.

c. Amendments. This Agreement may be amended or modified cnly by a written

1 Th; A t'n«’-.“ of &n
instrument exccuted by both Grantor and Grantee or their respective successors and assigns.

b. Grantee hereby agrees to indemnify, defend and bold harmicss Grantor, each

Governing Law; Venue. This A shall be g d by aod
md:neewxmmel.wsofdnSwofCahfm Tbepumabumwtnmem

venue for the hearing of any and all disputes related to this Agreement shall be the State and
Federal court located in Los Angeles County.

f

Merger of Prior Agreements.
mmmuumwtmmmmmmmﬁnm
hereby and des all prior and between

This Agreement, including the Exhibits bereto,

relating to the subject matter hereof.

contemplated
the parties hereto

” lnthecvmcnhﬂofmcmetherﬂohngnymaoﬁa

party (as deturmined by the court, agency, or other authority before which such suit or
proceeding is commenced) shall, in addition to such other relicf as may be awarded, be entitied

wmoover

fees,

" fees,

and costs of i

mlmot‘mvmm(mmm
maned

Mny,:mmmedmmblmmmmmﬁam

participation ik, or in connection with, any case or proceeding
Bankruptcy Code, 11 United States Code Sections 101 et seq., or any successor statutes

h. Time of the Essence. Time is of the essence of this Agreement.

i Counterparts. This Agr may be d in parts, cach of which
shﬂlhe&medmmgmLmdaﬂofwhd;nh::wgﬁha shall constitute one and the same
instrument. Ir: order to expedite matters, electronic signatures may be used in place of original
stpmuandnsAgeemm The partics hereto intend to be bound by the signatures on the
clectronic document, and hereby waive any defenses to the enforcement of the terms of this
Agreement based on the use of an clectronic signature; provided, however, that the parties
hereby agree to execute and provide to cach other original signatures, upon the request made by

cither party to the other.

mﬂ’
undeerQB7 11, or 13 of the

j. Scversbility. The invalidity or unenforceability of any cne or more of the
provisions of this Agrecment shall not affect the validity or enforceability of any of the other

provisions of this Agreement.

k. Exhibits and Schedules. The Exhibits attached hereto are hereby incorporated by

1. Notice. Anymncewmmqumedupmdwbew

delivery as indicated on the return receipt. If sent by personal delivery (by overnight couricr ot

W“"":’: subsequent owner of the Grantor Property and his or their respective ageats, from any and all
f"z;:"‘.,‘,,. . LeT ) d I Whenever used hercin, the term “including”™ shall be deemed to be
”,, v ac 2 followed by th* words “without limitation." Words used in the singular number shall include the
1673142 plurnl mdv-e&vmlndnygmd«duﬂb:dcunedwmcludea&o&ph The
and beadings of the Sections of this Ags are for of oaly,

o7 and shall not b~ deemed to define or limit the provisions hereof.
1167514.2
3
1675142
notary other officer completing
e poblic.o St 04/21/2016 6:39:43 PM -0500 ENTERPRISE FAX PAGE 36 OF 46

this certificate verifies only the identity of the
A notary public or other officer completing this certificate mdmdml

who signed the who signed the document to which
verifies only the identity of the individual who sign J - oS documen &

!dooumanl to which this certificate Is attached, and not the dr
| truthfulness, accuracy, or validiy of that document. truthfulness, sccuracy, or validity of that

)/

Exhibit “A”
Legal Description of Grantee Property

C’a_

04/21/2016 6:39:48 PM -0500 ENTERPRISE FAX

Legal Description of Grantor Property

LAND SITUATED IN THE CITY OF MANHATTAN BEACH, COUNTY OF COUNTY OF
LOS ANGELES, STATE OF CALIFORNIA AND IS DESCRIBED AS FOLLOWS:

otherwise), such notices or other communications shall be deemed delivered upon delivery, or
refusal thercof. Notices shall be given to the following addresses or to such other addresses as
may be designated by written notice to the other party:

If to Grantor: Brian & Carolyn Harris Family Trust
under that Declaration of Trust dated October 2, 1987
2916 Ocean Drive
Manhattan Beach, CA 90266
Attn: Brian and Carolyn Harris, Trustees

If to Grantee: Jeffrey J. Strnad
2916 Ocean Drive
Manhattan Beach, CA 90266

With copy to: Glaser Weil Fink Howard Avchen & Shapiro LLP
10250 Constellation Blvd., 19th Floor
Los Angeles, CA 90067
Attention: Peter J. Breckheimer I, Esg.

m. Mortgagee Protections. EldxomeuxGmteeudmnrmvew
ive property and rights under this

provision here’n, shall affect, impair, dcfwwmﬂermnlﬂmehmormd'nym
madcmgwommmforvmmmbangaﬁﬂhmhmw&&m
Property, but 21l of the nants, ictions of this Agr shall be binding
uponmddfecnwl@mmymmofmﬁz&mhvpmyw&emm
whose title is derived through foreclosure or trustee's sale, or otherwise, with respect to a parcel.

[The remainder of this page is left intentionally blank.
Signatures appear on the next page.]

11675142
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Consent of Lien Holder

IN WITNESS WHEREOF, the parties hereto have exccuted this Agreement 2s of the date
first set forth above.

BRIANF. HARRIS,Tmmo the Brian &
Carolyn Harris Family Trust under that
Declaration of Trust dated October 2, 1987

%ﬂ/ﬂm > (Bewoliz’
CARQUYN K. HARRIS, Trustee of the Brian &
Carolyn Harris Family Trust under that

Declaration of Trust dated October 2, 1987

GRANTEE:

cl2

Wells Fargo Bank, N.A. (“Lien Holder"), is the current holder of a Mortgage /Deed of
Trust dated August 4, 2015 as recorded in Instrument No. 20150064211, hereby
consents to ‘he grant of the foregoing Access Easement dated April 19, 2016 and signed
by Brian F. Harris and Carolyn K. Harris, trustees of the Brian & Carolyn Harris Family

hereby does agree that in the event of the f

Trust to Jeffrey J. Strand and joins in the execution hereof solely as Lien Holder and
gage, or other sale of

said propertv described in said mortgage under judicial or non-judicial proceedings, the

LAND SITUATED IN THE COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AND
DESCRIBED AS FOLLOWS:

THE SOUTHEASTERLY 23 FEET OF LOT 4 IN BLOCK 8 OF PECK'S MANHATTAN
BEACH TRACT, IN THE CITY OF MANHATTAN BEACH, COUNTY OF LOS ANGELES,

this certificate is attached, and not the
truthfulness, accuracy, or validity of that
document. sateof OALIToRhA
Countyof _Ls_Hda STATE OF CALIFORNIA )
o - " ) ss
SEATE OR CATHORNA ! = n Qegie 29 201G beloreme, SArROLYN Pudic COUNTY OF LOS ANGELES )
COUNTY OF.LOS ANGELES ) (hmlmennam'andm!ed'ﬁn ofrw).mmdb'wpw!d Y o on 016 rebvome, NASE o ) .
rson(s) whos wmemhln md NASREEN-S !gwywt.pamﬂ
On 4r 29\~ 2a3t's , 2016 before me, M‘%MHAWW ?ﬁ:"ﬁfﬁm.x&m&m:"’*’“ W D o L "’""P‘m‘”u‘:""’“"“"“m’
cared BE AL _ £, v\akRys, _, who proved 1o me on the basis of satisfactory cvidence on the § the p ,wmmupmbehmdmmmmm to ﬂmlm"m(u) """‘.";};""”""‘. scribed to the within instrument and w .
to be the peuon(u) whose namefs) is/are subscribed to the within m-ﬂmw executed the mstrumen'. {0 me that e the same Iﬂ& by PARCEL 1:
to me that b fthy d the same in hi ies), and that by . . hus ‘ontb'e P or the entity upon behalf of which the
his/her/their sign: the the ahmywwgfmh | certify under PENALTY OF PERJURY under the laws of the State of Califomia that the foregoing P acted, the
acted, excouted the & paragraph s true and correct. . o
v 1 certify under PENALTY OF PERJURY under the laws of the State of California that the

WITNESS my hanyl and official seal.

Signature

1 certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

_@uOure GRAG-J s=d

St b n ek

Notary Pubkic - California 5
Los Angeles Couety =
Comm a2l 2018

’ CAROLYN GEBHARD ;
@ Commission # 2056097

Notary Acknowledgewnt - Buyer Prntsc 042818 @ 11:15 AM 5y C3
SSCORPDO283.doc [ Up <ated: 10.10.12 CACTFLAXL21ED 558545 121620065

20160584589 T e i

JefTvey 1. Stmad
‘“H“IIWII"IIIIII Pages: ¢lo Glaser Weil Fink Howard Avchen & Shapiro
P

d 10250 Constellation Biwd., 19® Floor

o o 5
| : 3 | o - |
A mhmkmndww-wumm A i%ééﬁ%g};m%m ‘ |m' . ’ :

05/23/16 AT 08:00AM : AINATT603006 7150 GAG5 A _ SPAGE ADGVE THis LINE FOR RECORDER'S USE truthfulness, accuracy, or validity of that comtyor LSS Padags £
: sa u‘?«n- an
fres 34.00 QUITCLAIM DEED "This po ? '{ on Plee 22 2O before me, CARIHA) '\) W&D Notary Pubic,
eaervrevd dpd h titia of he officer)
f— e . Toe undersipned grantor(s) declars): psirentiroagio wuw_ ) STATE OF CALIFORNIA ) chroN k., (:"mmm -
o i sl (Uit o S ) #s fess ‘f’\M(/:a ~ 07- ) s who pruvs;p?:an?:m the basis of satisfactory evldln(:::;:l person(s) whose nm\e(s) Is/are
" R e —— fan.® COUNTY OF LOS ANGELES ) o me =1 - ce 1o be TR persanfs) whose rame
() computed on full value less value of Eiens and encumbrances remaining at time of sale. and that by ) on the i
On AE 22 2016 before me, “gwm Notary Public, o the enlity upon behalf of which the persongs) acted, executed the instrument,
FOR VALUABLE CONSIDERATION, receipt of which is hereby acknowledged, Iy sppeared Beated ¥ . who proved to the besis of .
BRIAN F. HARRIS AND CAROLYN K. HARRIS, Trustees of the Brisn & Carolyn Harms v evidencoto be the m)wnnu::dwum it o b A ey fonvs of he' State of Callomia thet e, oregang
Family Trust under that Declaration of Trust dated October 2, 1987, do hersby REMISE, ¢ and acknowledged to me that he/she/th e sams i Miaaathsir oot
. RELEASE and FOREVER QUITCLAIM to JEFFREY J. STRNAD, an individual, any and all herimad i) ;ddmby“ R on the the WITNESS my hand and of seal
nghlsrdahngwtlmmcncfw(l‘)m for the use, mai and repair of b A, N P N
improvements to existing cabanss, and the right to paint or decoraie certain improvements person(s}; or the entity upml_aehnlfof\uﬁu:hthe, acted, the (Seal)
‘ IIIIlH I mlll"l."l reserved in that certain Grant Deed recorded in the Official Records of Los Angeles County on ) Signature
: March 11, 1939 in Book 16467, Page 1293relating to that certain real property located in the | [ certify under PENALTY OF PERJURY under the laws of the State of California that
LEADSHEET Owwmmmmawmmdwmmummm i the foregoing paragraph is true and correct
described on Exhibit A attached hereto and by this reference incorporated herein. r““"“am“t
N Commission # 2056097
IN WITNESS WHEREOF, the undersigned has d this Quitclaim Deed 2s of the WITNESS my hand and official seal. CAROUIN GEBHARD @ Wy Pt o §
NG AL — e S
{ - Apsi *and granted in that certain Los Asgeies County
201605230190050 , ApileZ_, 2016 crant deed recorded May 10, 1943 @ulo MO (Seal) S Jm 27 218

as instrument no.275, Book 15939
00012121420 page 270, of Official Records.

Carolyn Hams Family Trust under that
Declaration of Trust dated October 2, 1987

007568185 A honreic Foundic
CAR K HARRIS, Trustee of the Brian &
SEQ: : Carol¥ Harris Family Trust under that

25 Declaration of Trust dated October 2, 1987

DAR - 1L=ie Company (Hard Copy)

e T e
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A THIS FORM IS NOT TO BE DUPLICATED - A .

- Year.DocID 2016.584589 Page: 1 of §

ion: Los A 1 ca - Year.DocID 2016.584589 Page: 2 of 5

Order; 1 Comment:

rder: 1 Comment:

foregoing paragraph is true and correct.

'WITNESS my hand and official scal.

2064857
Notary Public - Caifornia ;
Les Angeles Covaty

anmaﬂm_'g‘ﬁmﬂQLQi . (Seal) .
Comm 17, 2018

11675142

STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 7 PAGE 34 OF MAPS, IN
THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

LOT 4 BLOCK 8 OF PECK'S MANHATTAN BEACH TRACT, IN THE CITY OF
MANHATTAN BEACH, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER
MAP RECORDED IN BOOK 7 PAGE 34 OF MAPS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY.

EXCEPT THEREFROM THE SOUTHEASTERLY 23 FEET THEREOF.

same shall be sold and the same is hereby deemed to be sold subject to said Easement

SIGNED AND EXECUTED this

STATEof  Maryland
COUNTY of _Frederick

‘ﬂ"dayofbh/ 2016

L

BEFORE ME, the undersigned authority, on this day personally appeared Gwen R.
Smalley, Vice President, of wells Fargo Bank, N.A. known to me to be the person and
Officer whose name is subscribed to the foregoing instrument and who acknowledged to
me that he/she executed the same for the purposes and consideration therein
expressed, in the capacity therein stated, as the act and deed of said Bank.

o

beach house design & development

Manhattan Beach, CA 90266

GIVEN UNDER MY HAND AND SEAL O] FFlCE
‘;‘;3' e,
67 o
o b Public s:auof arylabd

Christopher V. Talmadge
My commission expires: April 1, 2020

i

o

raamiin

A notary public or other officer completing
this certificate verifies only the identity of the
individual who signed the document to which
this certificate is attached, and not the

1167510.3

-

J

lescription; Los Angeles,CA Document - Year.DocID 2016.584585 Page: Jof S5
rder: 1 Comment:

27
1156512.4

04/21/2016 6:39PM (GMT-05:00)

A notary public or other officer completing this certifcate
verifies only the idenlity of the Individual who signed the
document 10 which this certificate Is attached, and not the
truthfulness, accuracy, or validity of that document.

7

28
1156512.4

04/21/2016 6:39PM (GMT-

05:00)

EXHIBIT A

LEGAL DESCRIPTION OF THE PROPERTY

LAND SITUATED IN THE COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AND DESCRIBED AS
FOLLOWS:

' PARCEL 1:

state of _ AL AR O

Q>

Priniod: 05.12.18 @ 0322 PN by CG
CACT-FLAX-07180 055645 121620358

Notary Acknowedgrmatt - Gerwral
SSCORPOIES doo/ Updated: 10.10.12

/a6 20a¢7- 1D

—
escription: Los Angeles,CA Document - Year.DocID 2016.584589 Page: 4 of 5
rder: 1 Comment: A’ -

11675%0.3
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Deascription: Los Angeles,CA Document - Year.DocID 2016.584589 Page: Sofs
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25.00' 25.00’
2.00 23.00" 2.00° 23.00'
_______ =
I 2’ Permanent |
|_ ————————— I | Easement for Exclusive |
) Use by 2912 Ocean with
| 2’ Permanent | | new 6’ property wall on |
| Easement for Exclusn_/e | North side of easement
| Use by 2912 Ocean W|thI |
| aev:t:’ ;.);opefrty wall or: | L - — — —
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1

Existing Third Floor

A.06

Scale: 1/4” : 1'

(E) 6" Concrete Wall

Balcony Projections:

Projection cannot exceed three feet
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HEIGHT LIMIT 52.92'

beach house design & development

Manhattan Beach, CA 90266
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HEIGHT LIMIT 52.92’

beach house design & development
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beach house design & development

Manhattan Beach, CA 90266
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Distance the roof eave and
south wall of 2916 Ocean are from
Property Line.

beach house design & development

Manhattan Beach, CA 90266
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LATE COMMENT- 06/13/2018 PC MEETING

Ted Faturos

From: breton lobner <bklobner42@gmail.com>

Sent: Sunday, June 10, 2018 3:09 PM

To: Ted Faturos

Subject: 2912 Ocean Ave Application to Planning Commission
Follow Up Flag: Follow up

Flag Status: Flagged

Mr. Ted Faturos, Anne Mclntosh and the Planning Commission:

We live across the alley on 29th Place from 2912 Ocean Ave. We received a notice of an application for a non-
conforming 3rd story addition to and remodel of the property. The home currently situated on the property is a
two story building constructed lot line to lot line that, but for grandfathered rights, is in non-compliance with
numerous city building and zoning requirements. The building is located on a sub-standard lot, not even a 30
foot by 45 foot lot. For this reason alone the application for a third story should be denied outright.

Ww tried this afternoon to read the staff's report on line regarding the application . The City's website is
apparently down so we could not read what staff is recommending to the Planning Commission. Obviously the
public and our neighbors cannot see what the staff is recommending, but the hearing is scheduled for this
Wednesday.

We are opposed to a three story building on this lot. The adjacent building to the north which has been under
construction is located on the same 30 by 90 parcel adjacent to Ocean Ave. This new building is already a very
large, bulky and tall structure. Were this current application to be for two buildings on this single 30 by 90 lot,
both the size and bulk of the two buildings would not be permitted. Why should the bulk, height and size of this
applicant's building, when submitted separately, be allowed to be constructed in violation of many, many code
provisions?

Please register our opposition to permitting the third story unless the entire project meets all the city's code
requirements, including but not limited to setbacks on the front, side and corner; open space; driveway
visibility; bulk restrictions, lot size restrictions, height restrictions and parking requirements.

We are informed that the applicant is a professional builder. We have to ask why he should he be granted the
right to come into our neighborhood to build as he proposes in violation of numerous code

requirements? Please hold him to the same standards that apply to the rest of us.

To allow this application to go forward will allow a totally overbuilt structure on a substandard undersized size
lot. The third story addition should not be permitted.

Bret Lobner



	Staff Report
	Attachment A
	Attachment B
	Attachment C
	Attachment D
	Attachment E



