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5-07-166-A1 (Amending Permit P-80-6669)

APPLICANT:

Carol Anderson

AGENT:

Louis Skelton

PROJECT LOCATION:

1000 Manhattan Avenue, City of Manhattan Beach.

ORIGINAL PROJECT DESCRIPTION, APPROVED MAY 19, 1980:
Coastal Development Permit P-80-6669 was granted to Carol Anderson for a second floor
office/storage addition of 1,407 square feet to an existing retail store with no on-site
parking.
AMENDMENT DESCRIPTION:
Remove second floor use limitation (office/storage use only) imposed by Coastal
Development Permit P-80-6669 in order to allow the permittee to apply to the City for a
change of use for the second floor of a two-story commercial structure from office/storage
to retail, personal service or other use consistent with the City of Manhattan Beach Local
Coastal Program (LCP), provided that the permittee continues to provide the six off-site
parking spaces required by the underlying coastal development permit. Also, remove
deed restriction which limits the use of second floor to only storage and office space [Los
Angeles County Instrument No. 80-804608, recorded August 20, 1980].
SUMMARY OF STAFF RECOMMENDATION:
Staff is recommending that the Commission APPROVE the permit amendment request which
would delete Special Condition A.2 of Coastal Development Permit P-80-6669 and allow the
permittee to extinguish the recorded deed restriction that limits the use of the second floor of
the building to storage and office use only. No development or change in use is proposed or
approved by this permit amendment. The permittee must obtain a local coastal development
permit from the City for the beauty salon (or any use other than office/storage) that currently
occupies the second floor. The special conditions of this permit amendment require the
permittee to obtain a local coastal development permit from the City of Manhattan Beach,
pursuant to the certified LCP (and provide any required additional parking), for any change of
use or expansion beyond that approved by Coastal Development Permit P-80-6669. See
Page Three for the motion to carry out the staff recommendation. The permittee agrees
with the staff recommendation.
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SUBSTANTIVE FILE DOCUMENTS:
1.
2.
3.

City of Manhattan Beach certified Local Coastal Program (LCP), 5/12/1995.
Coastal Development Permit P-80-6669 (Carol Anderson), 5/19/1980.
Los Angeles County Recorders Office Instrument No. 80-804608, 8/20/1980.

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 1980, 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 1980, this permit amendment request must be acted on by the
Commission. Approval of the permit amendment request (to delete the second floor use
limitation), as conditioned, 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.

PROCEDURAL NOTE:
The Commission's regulations provide for referral of permit amendment requests to the
Commission if:
1) The Executive Director determines that the proposed amendment is a material
change,
2) Objection is made to the Executive Director's determination of immateriality, or
3) The proposed amendment affects conditions required for the purpose of
protecting a coastal resource or coastal access.
In this case, the Executive Director determined on July 31, 2007 that the permit amendment
was immaterial. The Executive Director reported this determination to the Commission at its
August 8, 2007 meeting in San Francisco. Within the ten working-day period during which any
person could object to the immaterial amendment request (August 1 – August 14, 2007), the
South Coast District Office received four letters of objection (See Exhibit #5). Because of the
objections, staff is referring this permit amendment request for Commission action. If the
applicant or objector so requests, the Commission shall make an independent determination
as to whether the proposed amendment is material. [Title 14 California Code of Regulations
13166]. The changed circumstance that enabled the permittee to request the permit
amendment is the Commission’s 1995 certification of the City’s LCP.
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STAFF RECOMMENDATION:
The staff recommends that the Commission adopt the following resolution to APPROVE the
permit amendment request with special conditions:
MOTION: "I move that the Commission approve the proposed amendment to Coastal
Development Permit P-80-6669 pursuant to the staff recommendation.”
Staff recommends a YES vote. Passage of this motion will result in approval of the
amendment and adoption of the following resolution and findings. An affirmative vote by a
majority of the Commissioners present is needed to pass the motion.
I.

Resolution for Approval of Permit Amendment
The Commission hereby approves the coastal development permit amendment on the
ground that the development as amended will be in conformity with the policies of
Chapter 3 of the Coastal Act and will not prejudice the ability of the local government
having jurisdiction over the area to prepare a Local Coastal Program conforming to the
provisions of Chapter 3. 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 of Permit Amendment
Note: The following Special Conditions supersede and replace the conditions of Coastal
Development Permit P-80-6669 (Exhibit #4).

1.

Parking Requirement of Coastal Development Permit P-80-6669
The permittee shall continue to provide the six off-site parking spaces originally required
by Coastal Development Permit P-80-6669. Prior to issuance of the coastal development
permit amendment, the permittee shall provide evidence, for the review and approval of
the Executive Director, which demonstrates that the permittee has leased (for at least five
years) or purchased six off-site parking spaces for the use of the tenants and customers
of the building. The six required off-site parking spaces shall be located within one
thousand feet (1000’) of the site.

2.

Expansion of Use or Change of Use
The permittee shall obtain a local coastal development permit from the City of Manhattan
Beach prior to legalizing any change of use (e.g., the existing beauty salon) or any
expansion of the commercial floor area beyond that approved by Coastal Development
Permit P-80-6669. The permittee shall provide adequate parking for any intensification of
use (beyond the intensity approved by Coastal Development Permit P-80-6669),
consistent with the parking requirements set forth in Chapter A.64 of the certified City of
Manhattan Beach Local Coastal Program (LCP).
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III.

Findings and Declarations

The Commission hereby finds and declares:
A.

Amendment Description and Background

The permittee has requested that the Commission amend its permit in order to allow the
second floor of the existing building to be occupied by other uses permitted by the certified City
of Manhattan Beach Local Coastal Program (LCP). A beauty salon currently occupies part of
the second floor in apparent violation of the terms of Coastal Development Permit P-80-6669.
The existing beauty salon occupies approximately seven hundred square feet of the second
floor, with the remainder being used as storage.
In order to accomplish the permittee’s request, the permit amendment would delete Special
Condition A.2 of Coastal Development Permit P-80-6669, and allow the permittee to extinguish
the recorded deed restriction that limits the use of the second floor to storage and office use
only.
Special Condition A.2 of Coastal Development Permit P-80-6669 (Exhibit #4) states:
A. PRIOR TO ISSUANCE OF PERMIT, the applicant shall: 2). submit a deed
restriction for recording that limits the use of the loft space to storage use only,
plus office space.
No development or change in use is proposed or approved by this permit amendment. The
permittee must still obtain a local coastal development permit from the City for the beauty
salon that currently occupies the second floor (or any use other than office/storage). The
special conditions of this permit amendment require the permittee to obtain a local coastal
development permit from the City of Manhattan Beach (pursuant to the certified LCP) and
provide any required additional parking for any change of use or expansion beyond that
approved by Coastal Development Permit P-80-6669.
The existing two-story commercial building is located downtown in a busy pedestrian oriented
commercial area on the east (inland) side of Manhattan Avenue (Exhibit #3). The immediate
downtown neighborhood is comprised of one and two-story commercial buildings. Public
parking for the downtown commercial area is provided primarily by City-owned parking lots.
On May 19, 1980, the South Coast Regional Commission approved Coastal Development
Permit P-80-6669 for:
Second floor office/storage addition of 1,407 square feet to an existing retail store
with no on-site parking at 1000 Manhattan Avenue, in Manhattan Beach.
Special Condition B of the coastal development permit requires the permittee to obtain six offsite parking spaces to serve the approved second floor development (Exhibit #4). The
Commission’s findings for its 1980 approval of Coastal Development Permit P-80-6669 state
that the existing two-story, 2,888 square foot retail building was deficient in parking by thirteen
parking spaces (before the addition to the second floor), and that the proposed 1,407 square
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foot addition to the building would require that an addition six parking spaces be provided, or
the building would be deficient in parking by nineteen parking spaces. With the required
provision of the six off-site parking spaces, the Commission found that the impact of the
proposed second floor addition would be adequately mitigated.
On August 20, 1980, the applicant recorded the deed restriction required by Special Condition
A.2 of Coastal Development Permit P-80-6669 (Los Angeles County Instrument No. 80804608). Coastal Development Permit P-80-6669 was issued on August 22, 1980.
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 1980 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.
In 2005, the permittee applied to the City of Manhattan Beach (which currently issues coastal
development permits pursuant to the City’s certified LCP) for approval of wine tasting in the
ground floor retail store and the installation of a new ground floor bathroom. In 2007, the City
approved the requested local coastal development permit for the proposed wine tasting on the
ground floor, but discovered during the process that the second floor of the commercial
structure was being used as a beauty salon in apparent violation of the terms of Coastal
Development Permit P-80-6669. The City has required the permittee to obtain Commission
authorization to remove the second floor use limitation (so that the City can issue a local
coastal development permit for the existing second floor beauty salon), or to restore the
second floor to a use that is consistent with the terms of Coastal Development Permit P-806669 (i.e. office and storage). The permittee has requested this permit amendment to expand
the list of uses that are allowed to occupy the second floor of the commercial structure to those
uses permitted by the City’s certified LCP.
B.

Coastal Access/Parking

The primary issue raised by the permit amendment request is the building’s lack of on-site
parking and its impact to coastal access. The certified City of Manhattan Beach LCP contains
specific policies that apply to all development located within the City’s coastal zone. All
development approved within the City’s coastal zone must comply with the policies of the
certified Manhattan Beach LCP. The following LCP policies are relevant to this permit
amendment request:
POLICY I.C.4:

The City shall ensure that future residential and commercial development
provides the parking necessary to meet the standards set forth in Section
A.64 of Chapter 2 of the Implementation Plan, except that residential
parking requirements shall not be reduced for units less than 550 square
feet.

POLICY I.C.6:

The City shall require existing residential and commercial buildings to
comply with parking standards set forth in Section A.64 of Chapter 2 of the
Implementation Plan upon substantial remodeling or expansion, as defined
in Sections A.64.020 and A.68.030 of Chapter 2 of the Implementation
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Plan except that residential parking requirements shall not be reduced for
units less than 550 square.
POLICY II.1:

Control development within the Manhattan Beach coastal zone.

POLICY II.A.5: Commercial development eligible to participate in off-site parking and in
lieu fee parking programs under Sections A.64.050 and A.64.060 of
Chapter 2 of the Implementation Plan shall participate only if parking
spaces required by Section A.64 of Chapter 2 of the Implementation Plan
do not exceed the available parking supply.
POLICY II.A.7: Permit mixed residential/commercial
commercial sites.

uses

on

available,

suitable

When the Commission in 1980 approved Coastal Development Permit P-80-6669 for the
second floor addition, it was proposed only as a storage area and office space with six off-site
parking spaces. The Commission’s findings supporting the approval of Coastal Development
Permit P-80-6669 state that the project’s impact on the City’s public parking supply was the
issue, but that the provision of the six off-site parking spaces would adequately mitigate the
project’s impact on coastal access. The findings do not support or explain the permit’s
condition that limits the use of the second floor to only office and storage, given the fact that
other commercial uses have similar parking demands as general office uses.
According to the Commission’s parking standards contained in the Interpretive Guidelines for
Los Angeles County (1980), general office uses must provide parking at the rate of one space
per 250 square feet (1:250), which is the same as the parking requirement for personal service
uses like beauty salons (1:250). General retail uses are required to provide parking at the rate
of one space per 225 square feet (1:225), and professional offices are required to provide
parking at the rate of one space per 150 square feet (1:150).
The parking standards contained in Section A.64.030 of the certified City of Manhattan Beach
LCP require that parking be provided at the following rates:
Office – Business/Professional
Office – Medical/Dental
Personal service uses (beauty salons)
General retail uses (<5,000 sq. ft.)

one space per 300 square feet (1:300)
one space per 200 square feet (1:200)
one space per 300 square feet (1:300)
one space per 200 square feet (1:200)

The six parking spaces required for the 1,407 square foot second floor addition in 1980 equals
one parking space per each 234.5 square feet (1,407/6=234.5), which is more than the
certified LCP currently requires for personal service uses (beauty salons) and professional
office uses (one space per 300 sq. ft.), but less than that required for general retail and
medical offices (one space per 200 sq. ft.).
Therefore, the permittee’s request to amend the coastal development permit to allow for other
second floor uses (e.g., retail, personal service) can be approved without causing an additional
parking deficit should the City approve a local coastal development permit for a lower intensity
use like a beauty salon (provided that the permittee continues to provide the six off-site parking
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spaces required by Coastal Development Permit P-80-6669).1 In the event that the permittee
requests a local coastal development permit from the City for a more intense use on the
second floor (e.g., restaurant, medical office, retail, etc.), then the permittee shall be required
by the local coastal development permit to provide additional parking for any intensification of
use beyond the intensity approved by Coastal Development Permit P-80-6669, consistent with
the parking requirements set forth in Chapter A.64 of the certified City of Manhattan Beach
LCP.
Special Condition One of the permit amendment requires that the permittee continue to
provide the six off-site spaces required by Coastal Development Permit P-80-6669. Special
Condition Two of the permit amendment requires that the permittee shall obtain a local coastal
development permit from the City of Manhattan Beach prior to legalizing any change of use
(e.g., the existing beauty salon) or any expansion of the commercial floor area beyond that
approved by Coastal Development Permit P-80-6669, and that the permittee shall provide
adequate parking for any intensification of use (beyond the intensity approved by Coastal
Development Permit P-80-6669), consistent with the parking requirements set forth in Chapter
A.64 of the certified City of Manhattan Beach LCP. Therefore, as conditioned, the permit
amendment is consistent with the policies of the certified City of Manhattan Beach LCP as it
will result in any adverse impacts to public access or other coastal resources
C.

Objectors’ Assertions (Exhibits #5&6)

The objection letters call for a detailed parking analysis and assert that the proposed permit
amendment would allow an increase in the intensity of use of the building (e.g., by allowing a
restaurant or other use with high parking demands) without requiring any additional parking,
but that is not what the permit amendment would allow. The permit amendment would remove
the current limit on the use of the second floor, but it also replaces that restriction with a new
requirement that any second floor use must provide adequate parking for any intensification of
use (beyond the intensity approved by Coastal Development Permit P-80-6669), consistent
with the parking requirements set forth in Chapter A.64 of the certified City of Manhattan
Beach LCP. That means that any use of the second floor building would be subject to the
parking requirements of the City of Manhattan Beach LCP, as would be any new use being
proposed within any building in the City. It is the City that would then conduct a parking
analysis to determine if a proposed use meets the parking requirements of its zoning code
(i.e., LCP). As required by Coastal Development Permit P-80-6669, six parking spaces are the
minimum number of parking spaces required for the second floor uses (Special Condition
One). These six required off-site parking spaces shall continue to be provided by the
permittee as originally required. All required off-site parking shall be located within one
thousand feet of the site pursuant to Section A64.020.F of the certified LCP.
Again, the permit amendment itself does not authorize any specific use on the second floor.
The City will regulate the type of commercial use (and floor area) that is permitted in the
building through the local coastal development permit process (Special Condition Two), but the
requirement of the underlying coastal development permit to provide the six off-site parking
spaces runs with the land.
1

The permittee has provided evidence, in a letter from the City of Manhattan Beach dated October 16,
2006, that six parking spaces have been assigned in a City parking lot to serve the development at 1000
Manhattan Avenue.
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D.

Local Coastal Program

The City of Manhattan Beach LCP was effectively certified on May 12, 1995. As conditioned,
the permit amendment is consistent with the certified LCP for the area. Approval of the permit
amendment will not prejudice the ability of the local government to prepare a Local Coastal
Program that is in conformity with the provisions of Chapter 3 of the Coastal Act.

E.

California Environmental Quality Act (CEQA)

There are no feasible alternatives or feasible mitigation measures available that would
substantially lessen any significant adverse effect that the activity may have on the
environment. Therefore, the Commission finds that the permit amendment request, as
submitted, is the least environmentally damaging feasible alternative and can be found
consistent with the requirements of the Coastal Act to conform to CEQA.

F.

Unpermitted Development

Prior to applying for this permit amendment, a second floor beauty salon has been operating in
apparent violation of the terms of Coastal Development Permit P-80-6669. Although
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.
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.

