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TO: Coastal Commissioners and Interested Parties
FROM: South Coast District Staff

SUBJECT: ADDENDUM TO ITEM W22b, COASTAL COMMISSION PERMIT AMENDMENT
5-15-0535-A1 FOR THE COMMISSION MEETING OF AUGUST 12, 2015.

1. CHANGES TO STAFF REPORT

Commission staff recommends clarifications to the staff report dated 7/23/15 in Staff
Recommendation on page 1. Language to be deleted from the Staff Recommendation is identified
by strike-out.

Staff Recommendation, Page 1, remove the following:

Staff Recommendation: Approval with-cenditions:

2. LETTER OF CONCERN

Since the staff report was written, The South Coast District office has received additional

information from the opponent of the project, Bill Victor, a neighbor of 806/808 The Strand in
Manhattan Beach. The attached document will replace Exhibit 7 in the staff report.
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Location:

Description of Project
Originally approved:

Description of
Amendment Request:

Staff Recommendation:

5-15-0535-A1
Aaron Coppelson

806/808 The Strand, Manhattan Beach, (County of Los Angeles)

Demolish single-family dwelling and construct a two-level duplex
with attached covered parking for five cars, 24 feet above centerline
of frontage road, with a prior to issuance condition to submit revised
plans limiting the size of the structure to 5,500 square feet and 60%
lot coverage to conform with neighborhood character.

Amend CDP No. P-11-15-76-9384 to delete special condition
limiting the approved duplex to 5,500 square feet in order to allow
additional floor area totaling 6,037 square feet. This amendment
also includes conversion of the duplex to a two-unit condominium.

Approval with conditions

SUMMARY OF STAFF RECOMMENDATION

Staff is recommending approval of the permit amendment request which would delete the special
condition limiting the approved duplex to 5,500 square feet with 60 % lot coverage in order to
approve the after-the-fact construction of additional floor area totaling 6,037 square feet, and
conversion from duplex to condominiums. No special conditions are necessary. This permit
amendment and the proposed development conform with the City of Manhattan Beach Certified
Local Coastal Program and the Coastal Act.
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STAFF NOTE

The property subject to this permit amendment request is situated within the geographic area
where the Commission in 1995 granted the City of Manhattan Beach coastal development permit
issuing authority pursuant to the certified City of Manhattan Beach Local Coastal Program (LCP).
The coastal development permit subject to this permit amendment request was approved by the
Commission in 1976, prior to the certification of the City of Manhattan Beach LCP. The
Commission retains jurisdiction over any permit amendment request that proposes to delete a
condition imposed by a Commission-approved coastal development permit. Therefore, since the
permittee is requesting to delete a special condition that was imposed by the Commission in 1976,
this permit amendment request must be acted on by the Commission. Approval of the permit
amendment request (to delete the Special Condition limiting the approved duplex to 5,500 square
feet), will allow the City to process any future coastal development permit applications for the
property, consistent with the standards set forth in the certified LCP. The standard of review for
the permit amendment request and future coastal development permits is the certified City of
Manhattan Beach LCP and the public access and recreation policies of the Coastal Act.



5-15-0535-A1 (Aaron Coppelson)

l. MOTION AND RESOLUTION

Motion:

I move that the Commission approve the proposed amendment to Coastal
Development Permit No. P-11-15-76-9384 pursuant to the staff recommendation.

Staff recommends a YES vote. Passage of this motion will result in approval of the permit as
conditioned and adoption of the following resolution and findings. The motion passes only by
affirmative vote of a majority of the Commissioners present.

Resolution:

The Commission hereby approves the coastal development permit amendment and adopts
the findings set forth below on the ground that the development as amended will be in
conformity with the Manhattan Beach Certified Local Coastal Program and the public
access and recreation policies of the Coastal Act. Approval of the permit amendment
complies with the California Environmental Quality Act because either 1) feasible
mitigation measures and/or alternatives have been incorporated to substantially lessen any
significant adverse effects of the amended development on the environment, or 2) there are
no feasible mitigation measures or alternatives that would substantially lessen any
significant adverse impacts of the amended development on the environment.

II.  SPECIAL CONDITIONS: None.
I11. FINDINGS AND DECLARATIONS

A. PROJECT DESCRIPTION AND BACKGROUND

In 1976 the Commission approved Coastal Development Permit P-11-15-76-9384 for the
construction of a two-level duplex with attached covered parking for five cars, 24 feet above the
centerline of the frontage road at 808 The Strand. The project was authorized with one special
condition that states:

“Prior to issuance of permit, applicant shall submit revised plans limiting the size of the
structure to 5,500 square feet and 60 % lot coverage to conform with neighborhood
character.”

This special condition was met on April 5, 1977, and the coastal development permit was issued
by Commission staff. There was no condition in the original permit requiring a coastal
development permit for future improvements to the duplex, nor was there any language stating the
Commission would review subsequent changes to the property. (Exhibit 2).

On June 8, 1977, the City of Manhattan Beach approved Tentative Tract Map 23178 for the
subdivision of a two unit condominium at 808 The Strand without issuing a coastal development
permit. Conversion of the property from a duplex to condominiums is considered development
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under the Coastal Act, and requires a coastal development permit. This amendment request
includes conversion of the duplex to a two-unit condominium.

The applicant proposes to amend Coastal Development Permit P-11-15-76-9384 to delete the
special condition limiting the approved duplex to 5,500 square feet and 60% lot coverage in order
to allow the construction of additional floor area totaling 6,037 square feet (Exhibit 2). In 2014,
the City of Manhattan Beach approved the most recent interior remodel to 808 The Strand,
(Building Permit No. 13-03414) for which the applicant now seeks after-the-fact approval. The
remodel included removal of a non-conforming roof deck, addition of new exterior stairs on the
seaward side of the duplex, the addition of an interior elevator, and a roof modification to comply
with planning and height requirements of the City of Manhattan Beach. The remodel also
included the removal of the mezzanine level and lowered the building height, which actually
reduced the square footage of the property by 170 square feet and brought it back into compliance
with the City’s planning and height requirements (Exhibit 3).

Pursuant to the Commission’s certification of the City of Manhattan Beach LCP in 1995, the City
of Manhattan Beach has permitting jurisdiction for the project area, including the site. The city,
however, does not have jurisdiction over the 1976 coastal development permit that is the subject of
this permit amendment request. Only the Commission can delete a condition of a Commission-
approved permit as requested. The City of Manhattan Beach did not require the applicant to obtain
a coastal development permit for the remodel because the City’s Certified Local Coastal Plan
exempts “alterations”, and the City determined the project to “clearly meet the definition of an
alteration” (Exhibit 4).

In the intervening 38 years since the original coastal development permit was issued by the
Commission, several projects resulting in minor additions to the square footage of the structure
occurred to 806 (the ground level unit) and 808 (the top unit) The Strand. Individually, each
addition resulted in less than a 10 % increase of the structure, but collectively, from 1979 to
present, the duplex increased in square footage from 5,500 to approximately 6,037 square feet.

The existing two-unit condominium is a three-level (two-levels above basement), 24-foot high,
6,037 square foot multiple family dwelling located on an ocean front lot on The Strand in
Manhattan Beach (Exhibit 1). The immediate surrounding neighborhood is comprised of mostly
two and three-story single and multiple-family dwellings. Vehicular access to the on-site parking
for both units (two 478 square foot two-car garages, totaling 4 covered parking spaces) is provided
from Ocean Drive, the rear alley. Two additional parking spaces are available on the driveway
apron.

B. OBJECTOR’S ASSERTIONS

The Commission’s South Coast District office in Long Beach has received several objection letters
from William Victor, a neighboring resident, regarding the most recent remodeling project at
806/808 The Strand (Exhibit 7). Mr. Victor asserts that the size and height the of the structure do
not fit in with the surrounding development, as it is outsized and is therefore not in conformance
with community character. He also asserts that the use of non-reflective glass on the windows of
the structure are threatening to public safety. Staff has investigated Mr. Victor’s allegations, and
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recommends that the Commission determine that the project as built both conforms to community
character and is not required to utilize non-reflective glass (Exhibit 7).

Community Character
The City of Manhattan Beach LCP does contain specific policies to protect community character
and visual resources in the City’s residential neighborhoods, consistent with the provisions of
Section 30251 of the Coastal Act. The City’s zoning ordinance, which is part of the certified LCP,
includes building height limit and floor area limits that address the scale of new development in
the coastal zone. All development approved within the City’s coastal zone, including the proposed
project, must comply with the policies and implementing ordinances set forth in the certified
Manhattan Beach LCP.

The following policies contained in the certified Manhattan Beach LCP are relevant to the
proposed project:

Residential Development

POLICY I1.B.1: Maintain building scale in coastal zone residential neighborhoods
consistent with Chapter 2 of the Implementation Plan.

POLICY 11.B.2: Maintain residential building bulk control established by
development standards in Chapter 2 of the Implementation Plan.

POLICY 11.B.3: Maintain coastal zone residential height limit not to exceed 30' as
required by Sections A.04.030 and A.60.050 of Chapter 2 of the
Implementation Plan.

The above-stated LCP policies are implemented by the City’s zoning ordinance (Chapter 2 of the
LCP Implementation Plan), which is part of the certified LCP. Section A.12.030 (Property
Development Regulations: RM and RH Districts) of the certified LCP contains the height, floor
area and open space requirements that apply to single family residences in the RM (Medium
Density Residential) and RH (Residential High Density) Districts. Section A.12.030 of the
certified LCP limits the height of structures in an RM-zoned lot to 30 feet, and the maximum
buildable floor area to be 1.6 times the lot area. The project conforms to the thirty-foot height
limit set forth by the certified LCP, as it is approximately 24 feet in height. The project also
conforms to the LCP’s buildable floor area limit. The lot is 5,070 square feet in size. The
maximum amount of buildable floor area allowed by the certified LCP is 1.6 times the lot area (1.6
x 5,070 = 8,112 square feet). The project as built is 6,037 square feet which is well under the
8,112 square foot limit set forth by the City’s certified LCP (Exhibit 6). Also, the two units on the
property conform to the Certified LCP density limit.

The project as built is not out of scale or out of character with the other structures in the
neighborhood (Exhibit 5). It is visually compatible with the scale and character of the
surrounding neighborhood, which consists of a mix of residential structures, including
condominiums, duplex, apartments, triplex, and single family residences which are similar to the
subject property in mass and height. The certified LCP specifically calls for the subject site (and
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surrounding lots) to be developed with a single-family residence or duplex up to thirty feet in
height. The proposed project complies with the thirty-foot height limit and the floor area limit for
the lot set forth by the certified LCP. The opponent’s contentions are not supported by any
evidence to the contrary. The public access and public views of the coast provided by the bike
path and walking lane (The Strand) that fronts the project site will not be affected by the project.
Therefore, the proposed project will not adversely affect any coastal resources.

Reflective Glass
The project opponent also objects to the use of reflective glass on the subject property, and
contends that the glare from the sunrise reflecting off of the windows on the eastern side of the
structure could present a danger for drivers traveling east on 8" Place in the mornings. The
opponent contends that the City of Manhattan Beach required the balcony enclosure and solarium
windows from previous construction at 806/808 The Strand through Conditional Use Permits
(Resolutions Nos. 89-20, 91-13, 93-1, and 93-37) to be non-reflective, and should therefore
require the applicant’s windows to also be made of non-reflective glass (Exhibit 7). Because the
City-approved Conditional Use Permits restrict only the projects described in the authorized
approvals, and the current project as built was not restricted to use only non-reflective glass, the
City maintains the applicant is not required to use non-reflective glass.

The City’s certified LCP is silent as to the use of non-reflective glass, and Section 10.60.120, and
the Manhattan Beach Municipal Code is clear in the language of the performance standard
regarding glare of reflective glass:

Section 10.60.120, Glare From Glass: Muirror or highly reflective glass shall not cover
more than twenty percent (20%) of a building surface visible from a street unless an
applicant submits information demonstrating to the satisfaction of the Community
Development Director that use of such glass would not significantly increase glare visible
from adjacent streets or pose a hazard for moving vehicles.

The windows on the eastern side of the home do not cover more than 20% of the home, therefore
this Section 10.60.120 does not apply to the project. Additionally, as discussed, the City’s certified
LCP and municipal code do not require the use of non-reflective glass for this project as built, and
the use of non-reflective glass is not necessary to protect a coastal resources.

C. ACCESS
The following policies contained in the certified Manhattan Beach LCP are relevant to the proposed
project:

Access Policies

POLICY 1.A.1: The City shall maintain the existing vertical and horizontal accessways
in the Manhattan Beach Coastal Zone

POLICY 1.C.4: The City shall ensure that future residential and commercial
development provides the parking necessary to meet the standards set
forth in the Implementation Plan, which require condominiums to
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provide two (2) off-street parking spaces, (both enclosed per unit).
Guest parking requirements include one space per unit for
condominiums.

The above-stated LCP policies are implemented by the City’s zoning ordinance (Chapter 2 of the
LCP Implementation Plan, which is part of the certified LCP). The project conforms to these
policies as it does not encroach into the existing vertical and horizontal coastal zone accessways.
The project also conforms to the LCP’s parking requirements by having six onsite parking spaces:
four enclosed (2 spaces for each unit) plus two guest spaces on the driveway apron, (one for each
unit). With six onsite parking spaces provided, the duplex meets parking requirements of the LCP
and is not required to provide a 5™ covered space as described in CDP P-11-15-76-9384.

D. LocAL COASTAL PROGRAM
The City of Manhattan Beach LCP was effectively certified on May 12, 1995. The permit
amendment is consistent with surrounding development and the certified LCP for the area.

E. CALIFORNIA ENVIRONMENTAL QUALITY ACT

The City of Los Angeles is the lead agency on this project for the purposes California
Environmental Quality Act (CEQA) review. The City found the alteration to be exempt from
CEQA.

Section 13096(a) of the Commission's administrative regulations requires Commission approval of
coastal development permit applications to be supported by a finding showing the application, as
conditioned by any conditions of approval, to be consistent with any applicable requirements of
the CEQA. Section 21080.5(d)(2)(A) of CEQA prohibits a proposed development from being
approved if there are feasible alternatives or feasible mitigation measures available, which would
substantially lessen any significant adverse effect which the activity may have on the environment.

There are no feasible alternatives or mitigation measures available which would substantially
lessen any significant adverse impact which the activity may have on the environment. Therefore,
the proposed project is found consistent with CEQA and the policies of the Coastal Act.

G. UNPERMITTED DEVELOPMENT

Prior to applying for this permit amendment, the unpermitted building additions and condo
conversion from a duplex to condominiums occurred in violation of the Coastal Act. Although
this unpermitted development has taken place prior to Commission action on this permit
amendment request, consideration of the application by the Commission is based solely upon the
policies and standards set forth by the certified City of Manhattan Beach LCP and the public
access and recreation policies of the Coastal Act. Commission action on this permit amendment
request does not constitute a waiver of any legal action with regard to the alleged violation nor
does it constitute an admission as to the legality of any development undertaken on the subject site
without a coastal development permit or permit amendment. This permit amendment will resolve
the violation.



5-15-0535-A1 (Aaron Coppelson)
APPENDIX
APPENDIX A-- SUBSTANTIVE FILE DOCUMENTS:

1. City of Manhattan Beach certified Local Coastal Program (LCP), 5/12/1995.
2. Coastal Development Permit P-11-15-16-9384
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