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STATEOFCALIFOR NIA-THERESOURCESAGENCY !1--5-AAJ -Z<J-()0 �
CALIFORNIA COASTAL COMMISSION 
South C oast Area Office 

300 East Ocean Blvd, Suite 301 
Long Beach, CA 90802-4302 
(562) 590-5071

APPEAL FROM COASTAL PERMIT 

DECISION OF LOCAL GOVERNMENT 

SECTION I. Appellant(s) 

Name, mailing address and telephone number of appellant(s): 

SECTION II. Decision Being Appealed 

1. Name of local/port government: City of Manhattan Beach

2. Brief description of development being appealed:

Gavin Newsom, Governor 

Demolition of an existing 1,568 sq. ft. single-family residence and an existing
2,556 sq. ft. triplex on two adjacent lots and construction of a 9,920 sq. ft. three
story, single-family residence with an attached 845 sq. ft. three-car garage. Lot
sizes: 1312 The Strand is 2,987 sq. ft. and 1316 The Strand is 3,300 sq. ft.

3. Development's location (street address, assessor's parcel no., cross street, etc.):_

1312 and 1316 The Strand, Manhattan Beach

4. Description of decision being appealed:

a. Approval; no special conditions: ____ _

b. Approval with special conditions:
----"

XX=---

c. Denial:
-----------

Note: For jurisdictions with a total LCP, denial decisions by a local government cannot be 
appealed unless the development is a major energy or public works project. Denial 
decisions by port governments are not appealable. 

TO BE COMPLETED BY COMMISSION: 

APPEAL NO: �£7JJJ6 ..,�-CJOZ()
DATE FILED:_-_:__:-_C:0 
DISTRICT: South Coast 

Page l of 3 
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5. Decision being appealed was made by (check one): 

a. Planning Director/Zoning Administrator:_-=XX=~---

b. City Council/Board of Supervisors: ______ _ 

c. Planning Commission: _________ _ 

d. Other: ______ _ 

6. Date of local government's decision:_-=J=an=uary=.J._7'"''-=2=0=2=0 _________ _ 

7. Local government's file number: Coastal Development Permit No. CA 19-21 

SECTION III. Identification of Other Interested Persons 

Give the names and addresses of the following parties. 
(Use additional paper as necessary.) 

1. Name and mailing address of permit applicant: 

Corinna Cotsen and Lee Rosenbaum 
1316 The Strand. Manhattan Beach. CA 90266 

2. Name and mailing address of permit applicant's agent: 

3. Names and mailing addresses as available of those who testified (either verbally or in 
writing) at the city/county/port hearing(s). Include other parties which you know to be 
interested and should receive notice of this appeal. 

a. 

b. 

c. California Coastal Commission
A-5-MNB-20-0020
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SECTION IV. Reasons Supporting This Appeal 

Note: Appeals of local government Coastal Permit decisions are limited by a variety of factors and requirements of the 
Coastal Act. Please review the appeal information sheet for assistance in completing this section, which continues on 
the next page. Please state briefly your reasons for this appeal. Include a summary description of Local Coastal 
Program, Land Use Plan, or Port Master Plan policies and requirements in which you believe the project is inconsistent 
and the reasons the decision warrants a new hearing. 

Appeal Contentions: 
• The approved single-family residence is significantly larger than the surrounding residential 

development. The large single-family residence is also out of character with the general 
pattern of multi-family building in the immediate vicinity. Ofthe 17 ocean-fronting parcels 
on the block to the north, on the subject block, and on the block to the south (The Strand 
between 15th Street and 12th Street), there are 11 multi-family structures ranging from two to 
four units and only six single family residences. The proposed merger of the two separate 
lots would also result in a lot size that is larger than 16 of the 17 parcels. The size of 
proposed structure, the use of the two sites for one single family residence, and the large 
resulting lot size would be inconsistent with community character as it would facilitate a 
larger, less dense development pattern and would constitute a negative precedent that would 
result in potential significant cumulative impact if other similar projects were approved. 

• The City CDP does not include approval of the lot merger. City staff has indicated that the 
applicant has applied for the lot merger, but that the lot merger has not yet been approved. 
On the subject site, the Implementation plan allows a minimum of one unit per lot, without 
the merger in place, the proposed development results in less than one unit per lot. More 
importantly, the land use on the subject site is "RH- High Density Residential." The intent 
ofthe RH land use designation is to promote density through the construction of multi
family structures. RH properties are permitted by right to 1-5 units and can construct 6+ 
units with a Precise Development Plan or Site Development Permit. The Minimum Lot Area 
Per Dwelling Unit on RH sites is 850 sq. ft. The combined total lot size ofthe 2 parcels is 
6,287 (2,987 (1313) +3,300 (1316)). While it is likely that other zoning standards would 
reduce the potential maximum number of units that could be constructed on the two sites, 
based only on the size of the two lots and the minimum lot size per dwelling unit, 7.4 units 
could be constructed (6,287/850). 

California Coastal Commission
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Relevant LUP Policies: 

B. Residential Development 

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

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

Relevant IP Policies: 

A.01.030. Purposes 

The Broad puposes of the Zoning Code are to protect and promote the public health, safety, and 
general welfare, and to implement the policies of the City of Manhattan Beach Local Coastal Plan, 
as provided in the California Government Code, Title 7, Chapters 3 and 4 and in the California 
Consitution, Chapter 11, Section 7. More Specifically, the Zoning Code is intended to: 

A. Provide a precise guide for the physical development of the Coastal Zone in order to: 

1. Preserve the character and quality of residential neighborhoods consistent with the 
character of the two area districts of the Coastal Zone; 

2. Foster convenient, harmonious, and workable relationships among land uses; and, 

3. Achieve progressively the arrangement of land uses described in the Local Coastal 
Plan. .. 

SECTION V. Certification 

The information and facts stated above are correct to the best of my/our knowledge. 

Signature of Appellant(s) or Authorized Agent Date 

California Coastal Commission
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4) 

SECTION V. Certification 

The information and facts stated above are correct knowledge. 

Date: 

Note: If signed by agent, appellant(s) must also sign below. 

Section VI. 

1/We hereby 
authorize 

Agent Authorization 

to act as my/our representative and to bind me/us in all matters concerning this appeal. 

Signature of Appellant(s) 

RECEIVED Date: 

South Coast Region 

APR 03 7020 
CALIFORNIA 

"<'TI\ 1 l'"'f\1\ 111\IJI~~Ir · 

California Coastal Commission
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4) 

SECTION V. Certification 

The information and facts stated above are correct to the best of my/our knowledge. 

Signature of Appellant(s) or Authorized Agent 

04/06/2020 
Date: 

Note: If signed by agent, appellant(s) must also sign below. 

Section VI. 

1/We hereby 
authorize 

Agent Authorization 

to act as my/our representative and to bind me/us in all matters concerning this appeal. 

Signature of Appellant(s) 

Date: 

California Coastal Commission
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City Hall 1400 Highland A venue Manhattan Beach, CA 90266-4795 
"~i:,roil"\~ R E C E IV E D Telephone (31 0) 802-5000 

South Coast Region 

FAX (31 0) 802-5001 

MAR 2 3 20/0 
COASTAL DEVELOPMENT PERMIT 

CALIFORNIA 

TDD (31 0) 802-3501 

COASTAL COMMISSION Project No: CA 19-21 
Page 1 of 4 

On March 03, 2020, the Community Development Department of the City of Manhattan 
Beach granted Corinna Cotsen and Lee Rosenbaum, (property owner) this permit for 
the development described below, subject to the attached Standard and Special 
conditions. The application for the Coastal Development Permit was submitted to the 
City and deemed complete on October 21, 2019. 

Site: 1316 The Strand 

Description: Demolition of a single-family residence and a nonconforming triplex and 
construction of a new single-family residence with attached three-car garage. 

CEQA: The project is Categorically Exempt per 15303 "New Construction or 
Conversion of Small Structures", as the proposed construction consists of one single
family residence. 

Issued by: Ted Faturos, Assistant Planner 

COMMUNITY DEVELOPMENT DEPARTMENT 
Carrie Tai, AICP, Director 

. ., 

Acknowledgment: 

The undersigned permittee acknowledges receipt of this permit and agrees to abide by 
all terms and conditions thereof. 

Signature of Permittee: --~=-----'--"'--""_____ Date: ____,~~j;_; f.--+/_2_o_2-_o __ r; 

Fire Department Address: 400 15th Street, Manhattan Beach, CA 90266 FAX (31 0) 802-5201 
Police Department Address: 420 15th Street, Manhattan Beach, CA 90266 FAX (31 0) 802-5101 

Public Works Department Address: 3621 Bell Avenue, Manhattan Beach, CA 90266 FAX (310) 802-5301 
City of Manhattan Beach Web Site: http://www.ci.manhattan-beach.ca.us 

California Coastal Commission
A-5-MNB-20-0020
Exhibit 4 p. 1 of 4



....... __________ ~ 

Project No: CA 19-21 
Page 2 of 4 

Required Findings: (Per Section A.96.150 of the Local Coastal Program) 

Written findings are required for all decisions on Coastal Development Permits. Such 
findings must demonstrate that the project, as described in the application and 
accompanying material, or as modified by any conditions of approval, conforms with the 
certified Manhattan Beach Local Coastal Program. 

1. The property is located within Area District Ill (Beach Area) and is zoned 
Residential High Density, RH. 

2. The General Plan and Local Coastal Program/Land Use Plan designation for the 
property is High Density Residential. 

3. The project is consistent with the residential development policies of the 
Manhattan Beach Local Coastal Program, specifically Policies II. B.1, 2, & 3, as 
follows: 

II.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; 

II.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; 

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

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

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 The Strand. 

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

California Coastal Commission
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Project No: CA 19-21 
Page 3 of 4 

5. The proposed use is permitted in the RH zone and is in compliance with the 
City's General Plan designation of High Density Residential; 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. 

Standard Conditions: 

1. Notice of Receipt and Acknowledgment. The 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. 

2. Expiration. The Coastal Development Permit shall expire one-year from the date 
of approval if the project has not commenced during that time. The Director of 
Community Development may grant a reasonable extension of time for due 
cause. Said time extension shall be requested in writing by the applicant or 
authorized agent prior to the expiration of the one-year period. 

3. Compliance. All development must occur in strict compliance with the proposal 
as set forth in the application for permit, subject to any special conditions set 
forth below. Any deviation from the approved plans must be reviewed and 
approved by the Director of Community Development. 

4. Interpretation. Any questions of intent or interpretation of any condition will be 
resolved by the Director of Community Development. 

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

6. 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; 

California Coastal Commission
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Project No: CA 19-21 
Page 4 of 4 

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 permittee'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. 

7. 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. 

Special Conditions: 

1. The project shall be developed in conformance with all applicable development 
standards of the RH zoning district, and Chapter 2 of the Local Coastal Program 
-Implementation Program. 

2. Any future rooftop solar panels must be within the maximum building height limit 
of 120.93' as shown on the approved plans. 

.. . 
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URGENCY ORDINANCE NO. 19-0020-U 

AN INTERIM ORDINANCE OF THE CITY OF MANHATTAN BEACH 
AMENDING THE CITY’S LOCAL COASTAL PROGRAM TO 
REGULATE RESIDENTIAL DEVELOPMENT PROJECTS THAT 
REQUIRE THE DEMOLITION OF DWELLING UNITS, AND 
MAKING A DETERMINATION OF EXEMPTION UNDER CEQA 

THE MANHATTAN BEACH CITY COUNCIL HEREBY ORDAINS AS FOLLOWS: 

Section 1.   The City Council hereby amends Manhattan Beach Local 
Coastal Program Section A.12.020 to regulate residential development projects 
that require the demolition of residential dwelling units, by adding subsection (P) 
to the “Additional Use Regulations” column for “Residential Uses” to read as 
follows:  

“(P). The City shall not approve a residential development project that will 
require the demolition of legal residential dwelling units unless the project is 
consistent with Government Code Section 66300(d), as the same may be 
amended from time to time.  For purposes of this subsection, a residential 
development project shall include remodels/alterations, as well as the 
construction of a single-family dwelling.   

A junior accessory dwelling unit, as defined in Section 10.74.020 of the 
Manhattan Beach Municipal Code, may be constructed to comply with this 
subsection, and the property owner shall record a declaration of restrictions, 
in a form approved by the City Attorney, placing the following restrictions on 
the property, the property owner, and all successors in interest:  (i) the 
property owner shall be an owner-occupant, unless the owner is a 
government agency, land trust, or housing organization; (ii) the junior 
accessory dwelling unit is to be rented only for terms of 30 days or longer; 
(iii) the junior accessory dwelling unit is to be rented only for an “affordable
rent” as defined in Health and Safety Code Section 50053; (iv) the junior
accessory dwelling unit is not to be sold or conveyed separately from the
single-family dwelling; (v) the property owner and all successors in interest
shall maintain the junior accessory dwelling unit and the property in
accordance with all applicable junior accessory dwelling unit requirements
and standards, including the restrictions on the size and attributes of the
junior accessory dwelling unit provided in Government Code Section
65852.22; and (vi) that any violation will be subject to penalties as provided
in Municipal Code Chapter 10.04.  Proof of recordation of the covenant shall
be provided to the City at a time deemed appropriate by the Director of
Community Development.”

Section 2.  Term.  This Ordinance is an urgency ordinance for the immediate 
preservation of the public peace, health and safety within the meaning of 
Government Code Sections 65858 and 36937(b) and therefore shall be effective 
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immediately upon its adoption. This Ordinance shall expire on January 31, 2020, 
unless extended by the City Council at a regularly noticed public hearing, pursuant 
to California Government Code Section 36937(b). 

Section 3.  Legislative Findings.  The City is currently studying the potential 
land use, public services, parking, traffic, and infrastructure effects of residential 
development projects that reduce the total number of residential dwelling units in 
the City.  As the Legislature noted in its findings for Senate Bill No. 330, “California 
is experiencing a housing supply crisis, with housing demand far outstripping 
supply.” The Legislature also found that this housing crisis has resulted in ‒ among 
other things ‒ increased poverty and homelessness, longer commute times, higher 
exposure to fire hazard, and increasing greenhouse gas emissions. Residential 
development projects that reduce the number of dwelling units in the City will 
exacerbate the housing crisis and its various consequences. Unless the City 
adopts this interim urgency ordinance, the City may be compelled to approve a 
residential development project that may have severe negative impacts on the 
surrounding community or adopt permanent standards without the benefit of an 
inquiry and study on the appropriate restrictions on the approval of residential 
development projects in the City and in particular areas.  Based upon the 
foregoing, the City Council hereby finds that there is a current and immediate threat 
to the public health, safety, or welfare if new residential development projects 
reduce the number of dwelling units in the City, and that the approval of additional 
subdivisions, use permits, variances, building permits, or any other applicable 
entitlement for such projects which is required in order to comply with the City’s 
Local Coastal Program would result in that threat to public health, safety, or 
welfare.  Due to the foregoing circumstances, it is necessary for the preservation 
of the public health, safety, and welfare for this Ordinance to take effect 
immediately.  This Ordinance is an urgency ordinance for the immediate 
preservation of the public peace, health, and safety within the meaning of 
Government Code Sections 65858 and 36937(b) and therefore shall be passed 
immediately upon its introduction and shall become effective immediately upon its 
adoption. 

The City intends to consider the adoption of permanent regulations within a 
reasonable time.  The Planning Commission, the City Council and the people of 
Manhattan Beach require a reasonably limited, yet sufficient period of time to 
establish permanent regulations for residential development projects that require 
the demolition of dwelling units. Given the time required to schedule and conduct 
duly noticed public hearings before the Planning Commission and the City Council, 
the City Council finds that this Ordinance is necessary to prevent the approval of 
residential development projects with a reasonable potential to conflict with the 
City’s permanent regulations.  The City Council has the authority to adopt an 
interim ordinance pursuant to Government Code Sections 65858 and 36937(b) in 
order to protect the public health, safety, or welfare.  
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Section 4.  California Environmental Quality Act Exemption.  The City 
Council determines that this ordinance is exempt from environmental review under 
the California Environmental Quality Act, (California Public Resources Code §§ 
21000, et seq., (“CEQA”) and the CEQA Guidelines (14 California Code of 
Regulations §§ 15000, et seq.) because this zoning ordinance implements the 
provisions of Government Code Section 65852.2 and is therefore exempt from 
CEQA pursuant to Public Resources Code Section 21080.17 and California Code 
of Regulations Section 15282(h).  To the extent that any provisions of this 
ordinance are not exempt pursuant to Section 15282(h), the amendments are not 
subject to CEQA pursuant to CEQA Guidelines Section 15061(b)(3), because it 
can be seen with certainty that there is no possibility that the activity in question 
may have a significant effect on the environment.  

Section 5.  Internal Consistency.  Any provision of the Local Coastal 
Program, to the extent that it is inconsistent with this Ordinance is hereby repealed, 
and the City Clerk shall make any necessary changes to the Local Coastal 
Program for internal consistency. 

Section 6.  Severability.   If any section, subsection, sentence, clause, or 
phrase of this Ordinance is for any reason held to be invalid or unconstitutional by 
a decision of any court of any competent jurisdiction, such decision shall not affect 
the validity of the remaining portions of this Ordinance.  The City Council hereby 
declares that it would have passed this Ordinance, and each and every section, 
subsection, sentence, clause, or phrase not declared invalid or unconstitutional 
without regard to whether any portion of the Ordinance would be subsequently 
declared invalid or unconstitutional. 

Section 7.  Savings Clause.  Neither the adoption of this Ordinance nor the 
repeal or amendment by this Ordinance of any ordinance or part or portion of any 
ordinance previously in effect in the City, or within the territory comprising the City, 
shall constitute a waiver of any license, fee or penalty or the penal provisions 
applicable to any violation of such ordinance. 

Section 8.  Discretionary and non-discretionary residential development 
applications which include all of the submittal requirements for a complete 
application, that are accepted by the City before 5:30 PM, December 17, 2019, are 
not subject to this urgency ordinance. 
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