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Staff Report   
City of Manhattan Beach 

  
 

TO:  Honorable Mayor Montgomery and Members of the City Council 
 
THROUGH: David N. Carmany, City Manager 
 
FROM: Richard Thompson, Director of Community Development 
  Esteban Danna, Assistant Planner 
 
DATE: April 19, 2011 
 
SUBJECT: Consideration of Environmental Task Force and Planning Commission 

Recommendations to Amend Titles 7 and 10 of the Manhattan Beach Municipal 
Code and Chapters 2 and 3 of the City’s Local Coastal Program for Comprehensive 
Sustainable Building Measures, as part of the City Council 2009-2010 Work Plan. 

 
 
RECOMMENDATION: 
Staff recommends that the City Council conduct the public hearing, waive further reading, and 
introduce Ordinances Nos. 2141 (Municipal Code Title 7 and 10 amendments) and 2142 (Local 
Coastal Program Chapter 2 and 3 amendments). 
 
FISCAL IMPLICATION: 
There are no fiscal implications associated with the recommended actions. 
 
BACKGROUND: 
In June 2008 City Council formed a resident-based Environmental Task Force (Task Force) to 
study environmental issues of priority to the community. City Council approved the Sustainable 
Building Subcommittee and Environmental Task Force recommendations on March 16, 2010 
and directed Staff to prepare code amendments.  
 
At its regular meetings of July 14, September 8, 2010, and March 9, 2011, the Planning 
Commission held public hearings and discussed upcoming amendments to Manhattan Beach 
Municipal Code Title 10 Planning and Zoning and the City’s Local Coastal Program as 
recommended by City Council and the Sustainable “Green” Building Subcommittee and the 
Environmental Task Force (Attachments C and D). The recommendations require code 
amendments to two chapters of the Manhattan Beach Municipal Code and two chapters of the 
City’s Local Coastal Program. The Planning Commission reviewed amendments pertinent to 
Title 10 and Chapter 2 of the Local Coastal and approved Resolution PC 11-03 (Attachment E).  
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ENVIRONMENTAL DETERMINATION 
Pursuant to California Environmental Quality Act and the Manhattan Beach California 
Environmental Quality Act Guidelines, portions of the subject amendments are exempt in that 
they are covered by the general rule that California Environmental Quality Act [Section 15061 
(3)] only applies to projects which have the potential for causing a significant effect on the 
environment, and since it can be seen with certainty that there is no possibility that the activity 
will have a significant effect on the environment, the activity is not subject to California 
Environmental Quality Act. Portions not covered by the aforementioned exemption are 
Categorically Exempt, Class 8, Section 15308 in the California Environmental Quality Act 
Guidelines. 
 
GENERAL PLAN AND LOCAL COASTAL PROGRAM GOALS AND POLICIES 
The proposed amendments to Titles 7 and 10 of the Manhattan Beach Municipal Code are 
consistent with and will advance the following goals and policies of the Manhattan Beach 
General Plan:  
  
Land Use Element 

• Goal LU-1: Maintain the low-profile development and small-town atmosphere of 
Manhattan Beach. 

• Policy LU-1.1: Limit the height of new development to three stories where the height 
limit is thirty feet, or to two stories where the height limit is twenty-six feet, to protect the 
privacy of adjacent properties, reduce shading, protect vistas of the ocean, and preserve 
the low-profile image of the community. 

• Policy LU-2.4: Support appropriate stormwater pollution mitigation measures. 
 
Infrastructure Element 

• Goal I-7: Maintain and protect a reliable and cost effective water supply system capable 
of adequately meeting normal demand and emergency demand in the City.    

• Goal I-9: Maintain a storm drainage system that adequately protects the health and safety 
and property of Manhattan Beach residents. 
 

• Policy I-9.3: Support the use of storm water runoff control measures that are effective 
and economically feasible.    

• Policy I-9.5: Support appropriate storm water pollution mitigation measures. 
 
Community Resource Element 

• Policy CR-4.6: Prepare lists of appropriate landscaping materials for the climate, and 
encourage residents and businesses to use them. 

• Policy CR-5.1: Employ principles of a sustainable environment in the development, 
operation, and maintenance of the community, emphasizing the importance of respecting 
and conserving the natural resources. 

• Policy CR-5.3: Encourage water conservation, including landscaping with drought-
tolerant plants, use of reclaimed water, and recycling of cooling system water, in all 
development. 

• Policy CR-5.5: Support expanded use of reclaimed water. 
• Policy CR-5.6: Encourage drainage designs which retain or detain stormwater run-off to 

minimize volume and pollutant concentrations. 
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• Policy CR-5.7: Encourage the use of energy-saving designs and devices in all new 
construction and reconstruction. 

• Policy CR-5.8: Encourage utilization of “green” approaches to building design and 
construction, including use of environmentally friendly interior improvements. 

• Policy CR-5.10: Encourage and support the use of alternative fuel vehicles, including 
support of charging or “fueling” facilities. 

• Policy CR-5.11: Support sustainable building practices. 
 
Community Safety Element 

• Policy CS-1.5: Require that new developments minimize stormwater and urban runoff 
into drainage facilities by incorporating design features such as detention basins, on-site 
water features, or other strategies. 

 
The proposed amendments to the Manhattan Beach Local Coastal Program (Chapters 2 and 3) are 
consistent with and will advance the following policies of the City’s certified Local Coastal 
Program:  
 

• Policy II.B.1: Maintain building scale in coastal zone residential neighborhoods consistent 
with coastal zoning regulations.  

 
• Policy II.B.2:  Maintain residential building bulk control established by development 

standards contained in the Local Coastal Program Implementation Plan.  
 

• Policy III.3: The City should continue to maintain and enforce the City ordinances that 
prohibit unlawful discharges of pollutants into the sewer system or into the tidelands and 
ocean. 

 
• Policy III.4: The City should continue to maintain and enforce the City ordinances that 

prohibit disposal of oils or refuse into the oceans or on beaches. 
 

• Policy III.14: City Storm Water Pollution Abatement Program. 
 
DISCUSSION: 
1. Site Sustainability Recommendations  
Stormwater Retention Design – Low Impact Development and Best Management Practices 
The goal of the proposed amendment is to design water runoff mitigation measures to achieve 
zero discharge for 0.75 inch rainfall in a 24 hour period. The proposed measure aimed to set 
standards that require the retention and infiltration of stormwater run-off on site unless it is 
technically inadvisable, at which point stormwater may be treated and released. The 
recommendation proposed to require eighty percent of the required yard area to be permeable 
surfaces.  
 
Upon discussion, Staff determined that such requirement could potentially have an adverse 
impact on the foundations of structures where minimum setbacks are provided. The alternative, 
which is to require a licensed engineer to design mitigation plans per the current Municipal 
National Pollutant Discharge Elimination System would significantly elevate the cost of design 
and construction. Additional research and development is needed for this recommendation.  
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Staff has also determined that it is more appropriate to incorporate stormwater mitigation 
measures into the Building Code to achieve the Environmental Task Force’s Stormwater 
mitigation goals. The Building Code already requires stormwater mitigation for larger 
commercial developments. The proposed amendments would expand stormwater mitigation 
requirements to residential and small commercial projects. The City is currently in the process of 
renewing its existing stormwater requirements as a result of new State requirements, which will  
be integrated with existing and new City requirements.   
 
During their discussion, the Planning Commission was concerned that smaller lots would have a 
higher relative burden to comply with the requirement, that more flexibility was necessary, and 
that the amendments need to be economically feasible for home owners. Staff incorporated 
language amendments to Title 10 to give applicants more options where stormwater retention 
and detention devices can be installed. 
 
Green Decks and Roofs 
A green deck or roof is a surface that supports the growth of vegetation over a portion of its area 
generally for the purpose of water and/or energy conservation. Green roofs provide a means to 
decrease stormwater runoff into the public system as well as provide building insulation and 
improved aesthetics. While balancing height, views, and safety concerns, the recommendation to 
amend Title 10 Planning and Zoning and Chapter 2 of the Local Coastal Program provides 
administrative flexibility for green decks and roofs and is consistent with the 2009-2010 City 
Council Work Plan.  
 

 

Application 
• All new residential and non-residential construction 
• Major renovations (over 50% valuation) 
• Balcony/deck/ roof remodels 

Measures 

•     Treated as other decks and balconies for height and    
    setbacks 

• Director may approve green roofs on top of roof level if it 
     is not  usable as a deck, and if safety, maintenance, slope,  

       and access issues are mitigated 
• All planting materials on green roofs and decks may not 

exceed the maximum allowed height of structure  

Purpose/ 
Benefit 

• Reduce stormwater runoff in public system  
• Filter pollution 
• Increase thermal and acoustical insulation  
• Decreased need for air conditioning and other energy 

consumption 
 
These revisions are shown (Attachment A) in MBMC Sections 10.04.030, 10.12.030 (Subsection 
H), 10.52.050 (Subsection H), 10.60.040 (Subsections B and F), 10.60.140 (Subsection C), and 
10.68.020 (Subsection D and I). These revisions are also shown in the Local Coastal Program 
Sections A.04.030, A.12.030, A.60.040, A.60.140, and A.68.020. 
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The Planning Commission’s main concern with green roofs and decks was that they should not 
exceed the maximum allowed height. The proposed code language does not allow green roofs or 
decks to exceed the maximum allowed height. 
 
2. Water Efficiency/Water Use Reduction Recommendations  
Landscaping and Irrigation 
The intent of the recommendation is to design irrigation to meet requirements for region 3 
(which includes Manhattan Beach) per Water Use Classification of Landscape Species, which is 
a publication designed to assist in the design of more water efficient landscaping in California. 
This measure will meet minimum California Model Water Efficient Landscape Ordinance 
requirements for commercial development and exceed the requirements for residential 
development. The California Model Water Efficient Landscape Ordinance mandates all cities to 
require plans for water efficient landscape design, installation, and maintenance for larger 
landscaped developments. The primary goal is to reduce the water needed to irrigate landscapes.  
 
A permit is not currently required to remodel or make changes to landscaping within private 
properties. However, a plumbing permit is required for irrigation work and the proposed 
standards can be enforced at that time. Conformance with these standards will also be required 
through building permit applications.  
 

 

Application • All new residential and non-residential construction 
• Major renovations (over 50% valuation) 

Measures 

• Maximum of 20% of the landscaped planting and 
landscaped areas (private property, public parkways, & 
encroachment areas) may be high water use, such as grass  

• Small lots of 7,500 square feet or less may use 
standardized water budget worksheet per WUCOLS or 
may provide licensed landscape architect design and 
calculations 

• Lots over 7,500 square feet must provide licensed 
landscape architect design and calculations 

Exceptions: 
• Director may allow administrative exemptions for hardship 

or special circumstances 
• Sites irrigated with non-potable water are exempt 
• Projects with no exterior site work 

Purpose/ 
Benefit 

• Estimated 20% reduction of water usage 
• Estimated 20% reduction of runoff discharge 
• Meet or exceed compliance with California Model Water 

Efficient Landscape Ordinance  
 
These revisions are shown (Attachment A) in MBMC Sections 7.32.010 (Subsection N), 
7.32.080 (Subsection E), 7.36.150 (Subsection A, B, and D) 10.12.030 (Subsection O), 
10.12.050 (Subsection K), 10.20.030 (Subsection G), 10.44.040 (Subsection K), and 10.60.070. 
These revisions are also shown in the Local Coastal Program Sections A.12.030, A.12.050, and 
A.60.070. 
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The Planning Commission wanted to ensure that the proposed language does not prevent 
residents from having turf grass and the proposed language only limits high water use 
landscaping when potable water is used for irrigation. The Commission also questioned the 
amendment’s effectiveness to conserve water and if alternative irrigation systems, such as drip 
irrigation and greywater systems, are economically feasible for home owners.  
 
The Commission also discussed that a more accurate requirement for the maximum allowed high 
water use landscaping would be to require twenty percent of the total required yard area 
(excluding driveways). Otherwise, the total landscaping area on which the twenty percent is 
based would change depending on the amount of hardscape the property owner prefers. 
 
Plumbing Fixtures 
The Sustainable Building Subcommittee’s recommendation for plumbing fixtures mainly focuses 
on water efficient toilets and other water efficient fixtures that are addressed in the Title 9 
Building Regulation amendment recommendations. This recommendation also proposed to limit 
the surface area of exterior water features such as fountains and ponds.  
 
The Planning Commission was concerned that this provision was too restrictive and did not 
provide a significant benefit. Upon further research, it is Staff’s opinion that the benefits offered 
by imposing limits on decorative water features are negligible due to the lack of permit 
applications proposing such features. Staff recommends the omission of this measure from the 
Title 10 code amendments. 
 
3. Energy Recommendations 
Renewable Energy 
The renewable energy recommendations revise Title 10 of the Manhattan Beach Municipal Code 
to allow administrative approval of solar energy systems (both producing electricity and heating 
water) not exceeding a maximum of twelve inches (12”) over the maximum allowed height limit 
as needed to meet State regulations. Renewable energy recommendations also discuss wind 
energy systems. Because there are many concerns regarding the viability of current technology 
as well as height, view, location, and noise concerns, the Subcommittee recommends that wind 
turbines be considered through the public noticing process.  
 

 
 
 
 
 
 
 
 
 
 
 

Application All new applications for renewable energy production  

Measures 

Solar energy systems  
• Continue to waive fees  
• Allow 12” over height to meet Solar Rights Act  
• Director may exempt height restrictions where fire-life 

safety, and access issues are mitigated 
Small Wind Energy Systems (turbines)  

• Allowed within building footprint 
• May not exceed height of structure 
• Public hearing at Director’s discretion         

Purpose/ 
Benefit Encourage or facilitate renewable energy   
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These revisions are shown (Exhibit A) in Sections 10.04.030, 10.60.060, and 10.60.140 
(Subsections D and E). These revisions are also shown in the Local Coastal Program Sections 
A.04.030, A.60.060, and A.60.140. 
 
The Planning Commission discussed how the proposed amendment affects the maximum 
allowed height of structures. The Commission was concerned that the extra twelve inches would 
indirectly raise the maximum allowed height of structure by one foot. They discussed having 
different height maximums for existing and new homes, balancing view impacts, the Solar 
Rights Act, and not discouraging home owners from installing solar energy systems. However, 
as written, the proposed language only allows additional height for solar energy systems, up to 
twelve inches above the maximum, as needed to comply with the Solar Rights Act. 
 
To further encourage environmental sustainability, Staff recommends that the City Council 
consider allowing alternative-fuel vehicle charging systems to project into the garage parking 
clearance. Current code requires such systems to have at least seven feet of vertical clearance 
between the garage floor and the obstruction. Staff’s recommendation would reduce the required 
vertical clearance within the front five feet of the garage (within the area where a car’s hood 
would be) to be four and one half feet above the garage floor. 
 
To address safety concerns raised by the Fire Department, Staff recommends that City Council 
consider only electric car charging systems be allowed to project into the garage parking 
clearance. Additionally, all alternative-fuel vehicle charging systems would be allowed to project 
into an interior side yard similar to how chimney projections are currently regulated in the 
Zoning Code. These revisions are shown in Sections 10.04.030, 10.60.040 (Subsection K), and 
10.64.100 (Subsection C). These revisions are also shown in the Local Coastal Program Sections 
A.04.030, A.60.040, and A.64.100. 
 
Public Input 
A public notice for the project was published in the Beach Reporter newspaper.  At the writing 
of this report, staff received one letter from an Environmental Task Force member involved in 
developing the proposed amendments (Attachment E).  
 
CONCLUSION: 
Staff recommends that the City Council conduct the public hearing, waive further reading, and 
introduce Ordinances Nos. 2141 (Municipal Code Title 7 and 10 amendments) and 2142 (Local 
Coastal Program Chapter 2 and 3 Amendments). 
 
 
Attachments: A. Draft Code Amendments 
  B. Ordinance Nos. 2141 and 2142 
  C. Staff Reports, dated July 14, September 8, 2010, and March 9, 2011 
  D. Planning Commission Minutes, dated July 14, September 8, 2010, and March 

9, 2011 
  E. Resolution PC 11-03 
  F. Public Notice and Correspondence 
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Draft Code Amendments: Manhattan Beach Municipal Code (MBMC) and Local 
Coastal Program (LCP)—April 19, 2011 
 
MBMC TITLE 7 (Public Works) and LCP Chapter 3 (Codes, Resolutions and 
Ordinances) 
 
7.32.010—Purpose. 
Official tree, shrub and plant regulations for the City are hereby adopted and established 
to serve the public health, safety and general welfare. To that end the purposes of this 
chapter are specifically declared to be as follows:  

A. Improve general aesthetic values; 
B. Reduce traffic noise; 
C. Deflect glare and heat; 
D. Lower wind velocity; 
E. Purify air; 
F. Increase property values; 
G. Provide cooling shade and beauty; 
H. Provide for the proper selection of trees to minimize trouble in sewer and water 

mains, broken sidewalks, storm drains, etc.; 
I. Minimize interference with street and traffic lighting; 
J. Minimize the spread of disease to healthy trees; 
K. Minimize danger of falling trees and limbs onto streets, sidewalks and private 

property; 
L. Minimize accumulation of leaves and debris which cause unnecessary labor in 

cleaning the sidewalks, streets and storm drains; and  
M. Select trees of longevity and suitable to the environment. 
N. Reduce the amount of potable water used for landscape irrigation. 
 

7.32.080—General provisions. 
E. Where potable water is used for irrigation, a maximum of twenty percent (20%) of the 

total parkway area, excluding required driveways, may be landscaped with plants of 
high water use per Region 3 of Water Use Classification of Landscape Species 
(WUCOLS). This requirement may be met as follows: 
1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
2. Submittal of design and calculations prepared by a licensed landscape architect. 

 
7.36.150—Encroachment standards. 
A. General Standards:  

1. Structures as defined by the City's Building Code or other encroachments are 
prohibited from encroaching within the public right of way unless in compliance 
with these standards or approved by the City Council.  

2. Landscaping is permitted without an encroachment permit in accordance with an 
approved landscape plan pursuant to Chapter 7.32 of the Municipal Code as 
follows:. Artificial landscape materials are prohibited.  
a. Artificial landscape materials are prohibited. 

EXHIBIT A
CC MTG 4-19-11
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b. Where potable water is used for irrigation, a maximum of twenty percent (20%) 
of the total encroachment area may be landscaped with plants of high water use 
per Region 3 of Water Use Classification of Landscape Species (WUCOLS). This 
requirement may be met as follows: 
1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
2. Submittal of design and calculations prepared by a licensed landscape architect. 

3. Utility obstructions shall be avoided so as to maintain access to underground 
utilities. A minimum of thirty inches (30″) of clearance is required on each side of 
all water and sewer mains, unless otherwise approved by the Director of Public 
Works.  

4. Drainage from a private collection system that discharges a concentrated flow shall 
be directed to a vehicular street or alley pursuant to Public Works Department 
construction standards and shall be prohibited from flowing onto a public pedestrian 
walkway or sidewalk. A drainage plan shall be provided with an application for an 
Encroachment Permit.  

5. All encroachments shall be in conformance with Title 5, Chapter 5.84 of the 
Municipal Code pertaining to storm water pollution control.  

6. Obstructions to neighboring resident's scenic views shall be avoided. 
7. Steps and Stairs, other than risers between four and seven inches (4″ to 7″) in height 

and spaced a minimum of three feet (3') apart, are not permitted in the public right 
of way.  

Exception. One set of steps comprised of three (3) consecutive risers is permitted 
provided a condition does not result that requires installation of a guardrail or 
handrail.  

8. Existing improvements which do not conform to current standards must be removed 
or brought into conformance if the related structure on the adjoining property is 
significantly remodeled or reconstructed or if any new significant construction is 
proposed in the public right of way. Existing permitted improvements that have 
been made non-conforming by changes to these standards may otherwise remain 
provided any nonconforming element is not increased or expanded. The intent is to 
cause nonconforming encroachments to be brought into conformity concurrent with 
major alterations or entirely new structures constructed on adjoining private 
property.  

9. Routine maintenance and repair may be performed on a nonconforming 
encroachment structure or improvement and replacement with a comparable 
improvement is permitted upon demonstration that the encroachment is deteriorated 
and creating an unsafe condition.  

B. Walk Street Standards:  
1. Fences and railings, including required safety handrails and guardrails, are 

permitted provided an open design is utilized. The maximum allowable height is 
forty-two inches (42″) above the adjacent public walkway. To ensure pedestrian to 
vehicle visibility at corners, a thirty-six inch (36″) maximum height (measured from 
adjacent curb level) is required within a distance of five feet (5') from the street 
corner.  
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2. Retaining walls (not including walkway risers), free-standing walls and closed 
design fences are permitted provided the maximum allowable height is thirty-two 
inches (32″) above the adjacent public walkway. Conditions requiring guardrails 
that exceed the height permitted in subsection (1) above shall not be permitted.  

Exception. Retaining walls and related required safety railing that exceed the thirty-
two inch (32″) limit may be constructed at the side boundaries of an encroachment 
area if necessary to retain a neighbor's existing grade, provided all other 
encroachment improvements comply with applicable encroachment standards. If 
subsequently such over-height walls and/or safety rails are no longer necessary due 
to modification of the adjoining encroachment area, the property owner shall lower 
the over-height wall/safety rail to conform with applicable standards. This 
requirement shall be included as a permit condition in the Encroachment Permit 
Agreement.  

3. Landscaping is permitted subject to approval of a landscape plan submitted with an 
Encroachment Permit. Landscaping shall cover a minimum of one-third of the 
encroachment area and shall not project over or onto the public walkway. To 
promote visual openness and conserve scenic vistas, the height of landscape 
plantings shall not exceed forty-two inches (42″) as measured from the adjacent 
public walkway.  

Landscape plantings shall be maintained in substantial conformance with the 
approved plan. If it is determined that a resident view is impaired, the Director of 
Community Development shall direct the owner of the property adjacent to the 
encroachment landscaping to trim the over-height landscaping to forty-two inches 
(42″) maximum. Should the property owner fail to act, the Director of Community 
Development may cause the landscaping to be trimmed, with the expense borne by 
the property owner. The owner of the property who receives such notice to trim 
may appeal the decision of the Director of Community Development pursuant to 
Section 7.36.070 of this chapter.  
Where potable water is used for irrigation, a maximum of twenty percent (20%) of 
the total encroachment area, except parking pads, may be landscaped with plants of 
high water use per Region 3 of Water Use Classification of Landscape Species 
(WUCOLS). This requirement may be met as follows: 
a. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
b. Submittal of design and calculations prepared by a licensed landscape architect. 

4. Usable surfaces (as defined herein). The intent of this standard is to ensure that the 
elevation of encroaching outdoor living areas located nearest the public walkway be 
consistent with the public walkway. Usable surfaces are permitted as follows:  
a. Within the front half of the encroachment area (adjacent to the public walkway), 

limited to a maximum height of twelve inches (12″) as measured above or below 
the adjacent public walkway.  

b. Within the rear half of the encroachment area (adjacent to private property), 
limited to a maximum height of either: thirty-six inches (36″) as measured above 
or below the adjacent public walkway, or twelve inches (12″) as measured above 
or below the natural grade, as defined herein.  
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5. The total combined height of fences, railings, retaining walls (including walkway 
risers) shall not exceed a height of forty-two inches (42″) as measured from lowest 
adjacent finished grade.  

6. Drainage from a private collection system that discharges a concentrated flow shall 
be directed to a public vehicular alley or street via a non-erosive device pursuant to 
Public Works Department construction standards except as permitted by the 
Director of Public Works.  

C. El Porto Strand Standards:  
In addition to the encroachments permitted in (B) above, the following encroachments 
are permitted within The Strand right of way north of Rosecrans Avenue due to unusual 
slope and underground utility location and to provide an adequate buffer between the 
Strand walkway and adjoining private properties.  

1. Usable surfaces are permitted within the rear half of the encroachment area at a 
maximum height of seventy-two inches (72″) measured from the adjacent public 
walkway, provided they are accompanied by terraced landscape planters with 
evenly spaced retaining walls with a maximum height of thirty inches (30″) each.  

2. Fences and walls are permitted to be a maximum height of forty-two inches (42″) 
above the adjacent public walkway except that planter walls required in subsection 
(1) above may have a maximum height of seventy-two inches (72″).  

3. Corner properties bordering a parking lot entrance or exit are allowed to have walls 
and fences on the vehicular street side to a maximum height of six feet (6′) above 
adjacent curb level except that a maximum height of three feet (3′) shall be 
permitted adjacent to driveway/roadway intersections.  

4. Drainage from a private collection system that discharges a concentrated flow shall 
be directed to a public vehicular alley or street via a non-erosive device pursuant to 
Public Works Department construction standards.  

D. Vehicular Street Standards:  
1. Street improvements, including (but not necessarily limited to) sidewalks, curbs, 

gutters, parking pads and paving may be required by the Public Works Department 
for the purpose of maintaining or improving conditions related to drainage, 
visibility, access, maneuverability or public parking, and, if required, shall be 
constructed in compliance with City standards.  

2. Fences and walls are permitted as follows: 
a. Location. Compliance is required with Public Works Department standards 

established in MBMC 9.72.015. A minimum set back of two feet (2′) is required 
behind existing or required street improvements.  

b. Height. Fences and walls may not exceed a maximum height of forty-two inches 
(42″), measured from the existing public right of way grade at the fence or wall 
location. Open-design fences or guard rails required by the Building Official to 
exceed the forty-two inch (42″) maximum height are allowed on top of retaining 
walls if necessary to retain a neighbor's grade at a side property line. Fences and 
walls located near the intersection of streets or driveways may be subject to lower 
height requirements to ensure traffic visibility.  
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3. Ground cover such as pavement (including brick or other decorative surfaces) and 
landscaping is permitted on the existing right of way grade. Decks or similar 
structures are prohibited.  

4. Street Corner Visibility. To ensure visibility at street corners a thirty-six inch (36″) 
maximum height is applicable to all fences, walls or landscape plantings within a 
distance of fifteen feet (15′) from the street corner as per MBMC 3.40.010 (Traffic 
Sight Obstructions). A height less than thirty-six inches (36″) may be applicable due 
to unusual slope conditions.  

5. Significant alteration of the existing right of way grade is prohibited, unless 
determined to be necessary to accommodate a required public street improvement.  

6. Loose gravel and similar material as determined by the Public Works Department is 
not permitted. 

7. Drainage from a private collection system that discharges a concentrated flow shall 
be directed to a public vehicular street right of way location via a non-erosive device 
pursuant to Public Works Department standards subject to review and approval of 
the City Engineer.  

8. Where potable water is used for irrigation, a maximum of twenty percent (20%) of 
the total encroachment area, except parking pads, may be landscaped with plants of 
high water use per Region 3 of Water Use Classification of Landscape Species 
(WUCOLS). This requirement may be met as follows: 
a. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
b. Submittal of design and calculations prepared by a licensed landscape architect. 

 
MBMC TITLE 10 (Planning and Zoning) and LCP Chapter 2 (Coastal Zone Zoning 
and Enforcement Code) 
 
10.04.030 and A.04.030—Definitions 
Alternative-fuel Vehicle Charging Systems: Equipment used to recharge a vehicle that 
uses alternative energy as fuel, such as compressed natural gas (CNG), electricity or other 
non-petroleum derived fuels. 
 
Greywater Retention/Detention Features: A device or system designed to collect, store, 
and transport greywater, as defined by the California Plumbing Code, which may include 
tanks, valves, filters, pumps, or other appurtenances along with piping.  
 
Permeable Surface: an uncovered finish grade surface such as a driveway, walkway, or 
patio constructed with pervious materials allowing stormwater to directly infiltrate the 
underlying soils and contained so neither sediment nor the water discharges off the site. 
 
Roof or Deck, Green: A roof or deck/balcony surface that is partially or totally planted 
with vegetation that is over a waterproof membrane generally for the purpose of water or 
energy conservation. 
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Solar Energy System: A combination of solar collector(s) and ancillary solar equipment 
used to generate electricity or heat water primarily for consumption on the property 
where the system is located. 
 
Stormwater Retention/Detention Feature: a device or system of improvements that 
captures, retains and subsequently releases stormwater runoff from a site at a lesser 
volume and/or slower rate than it is collected, while holding the runoff in temporary 
storage for the purposes of infiltration, bioretention, and/or storage with beneficial use 
such as landscape irrigation. 
 
Wind Energy System, Small (SWES): Wind energy system, generally consisting of a 
wind turbine, tower and ancillary equipment, that is used primarily to generate electricity 
on the property where the system is located.  
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10.12.030 and A.12.030—Property development regulations:  
PROPERTY DEVELOPMENT STANDARDS FOR ALL AREA DISTRICTS  

 
 
 
 
 

 Additional Regulations 
Minimum Usable Open Space (M) 
Required Landscaping Adjoining Streets (O) 
Fences, Walls, and Hedges (P) and 10.60.150 
Building Separation (R) 
Off-Street Parking and Loading See Chapter 10.64 (Q) 
House Moving (S) 
Underground Utilities See Section 10.60.110 
Refuse Storage Area See Section 10.60.100 
Outdoor Facilities See Section 10.60.080 
Screening of Mechanical Equipment See Section 10.60.090 
Solar-assisted Water Heating  
Sustainable Development (Solar Assisted Water 
Heating, Green Roofs and Decks, Solar Energy 
Systems, and Small Wind Energy Systems) 

See Section 10.60.140 

Performance Standards See Section 10.60.120 
Nonconforming Structures and Uses See Chapter 10.68 
Signs See Chapter 10.72 
Condominium Standards See Section 10.52.110 
Minor Exceptions See Section 10.84.120 
Telecommunications Facilities See Chapter 13.02 of MBMC 
RS, RM and RH DISTRICTS: Additional Development 

Regulations 
Substandard Lots See Section 10.60.020 and 

11.32.030 and (J) 
Building Projections into Setbacks See Section 10.60.040 
Landscaping See Section 10.60.070 
Accessory Structures See Section 10.52.050 
Exterior Materials See Section 10.52.020 
Home Occupation See Section 10.52.070 
Tree Preservation See Section 10.52.120 
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E. Setbacks:       
E.1. Side Setbacks. Ten percent (10%) of lot width but not less than three feet (3′). In the 

RM and RH Zones side setbacks need not exceed ten feet (10′), and on corner sides 
setbacks need not exceed five feet (5′).  

     (1)Exceptions—Side Setbacks. Existing lots in the RM and RH Zones currently     
developed as multifamily and greater than fifty feet (50′) in width need not provide 
side setbacks greater than five feet (5′) when developed with three (3) or more 
dwelling units. 

2. Reverse Corner Side Setback. Reverse corner lots in Area Districts I and II shall 
have the following side yards:  
(a) On the lot side line which adjoins another lot the side yard shall be determined in 

the same manner as for an interior lot. 
(b) On the street side line, the width of the required side setback shall be the same as 

for the interior side setback on the lot except that the size and shape of such 
required side setback nearest the lot rear line shall be increased to include all of that 
portion, if any, of a triangle formed in the following manner:  
(i) On the common lot line of the reverse corner lot and the key lot, a point shall be 

established where the rear line of the required front yard on the key lot intersects 
such common lot line;  

(ii) On the street side line of the reverse corner lot, a point shall be established 
distant from the common street corner of the key lot and the reverse corner lot 
equal to the depth of the required front yard on the key lot;  

(iii) The third side of the triangle shall be a straight line connecting points (i) and 
(ii) of this section. If an alley intervenes between the key lot and the reverse 
corner lot, the width of the alley shall be included in determining the length of the 
line on the street side line of the reverse corner lot.  

3. Rear Setback:  
(a) In Area Districts I and II, the rear setback (RS) shall be determined as follows: 

RS = 0.3 × (lot depth in feet)-20; provided that the minimum setback is twelve 
feet (12′).  

(b) In Area District III, RS District, non-alley lots abutting residential at the rear 
with two thousand seven hundred (2,700) square feet or more in lot area, the rear 
setback shall be ten (10′) feet.  

H. Maximum Height of Structures. See Section 10.60.050, Measurement of height, and 
Section 10.60.060, Exceptions to height limits. The maximum number of stories 
permitted shall be three (3) where the height limit is thirty feet (30′) and two (2) 
where the height limit is twenty-six feet (26′). A floor level may be divided between 
portions qualifying as a story and portions qualifying as a basement. Any portion of a 
floor level qualifying as a story shall be considered to have a minimum        
dimension of twenty feet (20′) measured perpendicular from the outside face(s) of the     

      exterior building wall(s) which defines that area as a story. (See Graphic Illustration     
 under "Basement" definition—Section 10.04.030).  

  A deck or balcony may be located directly above a second story where the height      
limit is twenty-six feet (26′) or the third story where the height limit is thirty feet 
(30′), if the following criteria is met. Such decks shall be located adjacent to an 
interior living space and shall provide additional setbacks as follows; in all Area 
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Districts the interior side setback shall be three (3) times the minimum side setback; 
In Area Districts I and II the rear setback shall be two (2) times the minimum rear 
yard setback and in Area Districts III and IV the rear setback shall be fifteen (15) feet. 
The surface elevation of any deck or balcony shall be no higher than nine feet (9′) 
below the height limit.  

  A green roof or deck may be located only where decks and balconies are allowed. 
Green roofs that are designed in a manner that prohibits usability may be approved 
administratively by the Director of Community Development if safety, maintenance, 
slope, and access issues are mitigated (See “Roof, Green or Deck” Sections 10.04.030 
and 10.60.140C).  

  Whenever new construction or alterations and additions to existing structures 
involves grading or scraping, a survey acceptable to the Director of Community 
Development is required as a condition of issuance of a demolition or building permit 
(see Section 10.80.010). The Director shall require that survey markers be set.  

  The Community Development Director shall determine compliance with this 
subsection by reviewing two (2) vertical cross-sections through the property (front-to 
back and side-to-side) that show the relationship of each level in a new structure and 
new levels added to an existing structure to both existing and finished grade on the 
property and adjacent land within five feet (5′) of the property line.  

O. Required Landscaping Adjoining Streets. At least twenty percent (20%) of all 
visible portions of a required front or corner side yard adjoining a street shall be a 
planting area. For additional site landscaping requirements, see Section 10.60.070- 
Landscaping, Irrigation and Hydroseeding. Conformance with standards specified in 
Section 10.60.070 may result in landscaping that exceeds the minimum requirements 
of this section. 

 
10.12.050—RSC district development regulations. 
K. Landscaping.  

9.  For additional site landscaping requirements, see Section 10.60.070, Landscaping, 
Irrigation and Hydroseeding. Conformance with standards specified in Section 
10.60.070 may result in landscaping that exceeds the minimum requirements of 
this section. 

 
10.20.030—IP district: development regulations. 
G. Planting Areas. In required front and corner-side yards, 12 feet adjacent to a public 

right-of-way shall be planting areas except for necessary drives and walks. For site 
landscaping requirements, see Section 10.60.070, Landscaping, irrigation and 
hydroseeding. Conformance with standards specified in Section 10.60.070 may result 
in landscaping that exceeds the minimum requirements of this section. 

 
10.44.040—Building permits to conform to overlay district regulations. 
K. Residential projects shall include planter boxes at the pedestrian level involving lots of 

two thousand five hundred (2,500) square feet (or more) along Highland Avenue. For 
additional site landscaping requirements, see Section 10.60.070, Landscaping, 
irrigation and hydroseeding. Conformance with standards specified in Section 
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10.60.070 may result in landscaping that exceeds the minimum requirements of this 
section. 

10.52.050 and A.52.050—Accessory structures. 
B. Location. Except as provided in this chapter, accessory structures shall not occupy a 
required front, side, or building separation yard. Mechanical equipment and storage 
buildings shall be prohibited beyond the front building line of the principal structure on a 
site. No accessory uses shall be permitted off-site; this shall not prohibit development 
allowed in subsection F of this section.  
Exceptions.  

1. Ornamental accessory structures may be located in the front yard of a site if they do 
not exceed forty-two inches (42″) in height.  

2. One (1) flagpole may be located in the front yard of a site if it does not exceed fifteen 
feet (15′) in height. 

3. One (1) decorative lamp post may be located in the front yard of a site if it does not 
exceed eight feet (8′) in height. 

4. Architectural screen walls may be located in the front yard of a site pursuant to 
Section 10.12.030(P). 

5. One (1) basketball hoop/post may be located in the front yard of a site if it does not 
exceed thirteen feet (13′) in height. 

6. Stormwater runoff and greywater retention/detention features may be located in 
required side, rear, or building separation yards as follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches 

(12”) into required side, rear, or building separation yards provided a five foot (5’) 
clearance from the property line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the 
Community Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located 
within five feet (5′) of a property line provided it complies with the locational criteria 
of Section 10.52.040D, stated above, and is located within a structure having a solid 
roof, solid walls, and, with no openings within five feet (5′) of said property lines.  

H. Decks. No accessory structure deck or green roof/deck more than thirty inches (30″) 
or more in height shall be located in a required yard. 

 
10.60.040 and A.60.040—Building projections into required yards or required open 
space. 
B. Uncovered porches, platforms, decks, green decks and landings, including access 

stairs thereto, which do not extend above the floor elevation of an adjoining portion of 
the first story: Three feet in a side or building separation yard, four feet (4') in a front 
yard and six feet (6') in a rear yard, provided that a two-foot (2') clearance from the 
property line is maintained. Open-work railing not to exceed three and one-half feet 
(3½') in height may be installed. 
Exception. A zero foot (0') clearance shall be permitted from property lines adjoining 
numbered "walk streets," or unimproved public street or alley easements which are not 
open to vehicular use. 
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F. Balconies and Bay Windows: Balconies, including green roofs or decks, and bay 
windows may project into required yards and usable open space, subject to the 
following limitations: 
1. The glass area of each bay window shall be not less than fifty percent (50%) of the 

sum of the vertical surfaces of such bay window. 
2. The maximum length of each bay window shall be eight feet (8') at the line that 

establishes the yard setback and shall be reduced in proportion to the distance from 
such line by means of a forty-five-degree (45º) angle drawn inward from the end of 
the eight-foot (8') dimension, reaching a maximum of six feet (6') along a line that is 
one foot (1') from and parallel to the setback line. The total aggregate length of all 
bay windows on each level projecting into a required yard shall not exceed one-
quarter (1/4) of the buildable length or buildable width of the lot, as the case may be. 

3. No bay window shall project into an open area established by an inclined plane 
extending upward at forty-five-degree (45º) angle from a horizontal extension of the 
adjacent floor level. The intent of this requirement is to ensure that no floor area 
projects into a required yard. 

4. Balconies, shall have open railings, glass or architectural details with openings to 
reduce visible bulk; balconies composed solely of solid enclosures are not allowed to 
project into required yards. 

5. Balcony projections are allowed in either the required front and rear yard, but not 
both, provided the depth of projection into the required yard does not exceed three 
feet and the area does not exceed three feet (3') multiplied by one-half (1/2) of the 
buildable width of the lot, and a minimum two foot clearance to the property line is 
maintained. 
a. Exceptions for RM and RH Districts. Balcony projections are allowed in both the 

required front and rear yard for each dwelling unit to provide private open space. 
The aggregate area of all balcony projections for the entire lot within required yards 
shall not exceed three (3) times one-half (1/2) of the buildable width of the lot if all 
balcony projections are located in either the front or rear yard, and three (3) times 
two-thirds (2/3) the buildable width of the lot if balconies are located in both the 
front and rear yards. 

6. The aggregate length of all bay window, balcony, chimney, and stair projections into 
a required yard on a single building level, measured at the setback line, shall not 
exceed two-thirds (2/3) of the buildable width of the lot. 
a. Exception for Area Districts I and II. Balcony projections within eight feet (8') of 

local grade shall not be included in the aggregate length applicable to a single 
level. 
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BAY WINDOWS, AND BALCONIES, AND GREEN ROOFS/DECKS 
 
J. Stormwater and  Greywater Retention/Detention Features. Stormwater runoff and 

greywater retention/detention features may be located in required side, rear, or building 
separation yards as follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches 

(12”) into required side, rear, or building separation yards provided a five foot (5’) 
clearance from the property line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the 
Community Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located 
within five feet (5′) of a property line provided it complies with the locational criteria of 
Section 10.52.040D, and is located within a structure having a solid roof, solid walls, 
and, with no openings within five feet (5′) of said property lines.  

K. Alternative-fuel Vehicle Charging Systems. Alternative-fuel Vehicle Charging 
Systems may project two feet (2′) into one (1) interior side yard starting at a point eight 
feet (8′) above finished grade, providing that at least two feet (2′) is maintained as a 
clear area between all recharging system equipment and the property line, or as 
determined by the Director of Community Development. Projections into required 
street side yards are prohibited. 
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10.60.060 and A.60.060—Exceptions to height limits. 
Exceptions to height limits. Vent pipes and radio and television antennas may exceed 
the maximum permitted height in the district in which the site is located by no more than 
ten feet (10′). Chimneys may exceed the maximum permitted height by no more than five 
feet (5′), provided the length and the width of the chimney portion exceeding the height 
limit shall not exceed three feet (3′) in width and five feet (5′) in length. Solar energy 
systems may exceed the maximum permitted height by no more than twelve inches (12”). 
The Director of Community Development may make exemptions where fire-life safety 
and access issues are mitigated (See Solar energy systems—Section 9.36.080). 

 
10.60.070 and A.60.070—Landscaping, Irrigation, and Hydroseeding. 
A. General Requirement. Minimum For new projects,  projects over fifty percent (50%) 

in building valuation, or as required by the current California Model Water Efficient 
Landscape Ordinance, site landscaping and required planting and hardscape areas, 
including all landscaping, patios, decks, and walkways (excluding driveways and 
footprints), shall be installed in accordance with the standards and requirements of this 
section., which shall apply to all projects including construction or exterior alterations 
of structures with more than a total of two thousand five hundred (2,500) square feet of 
buildable floor area and covered parking area, except single-family residences and two-
family dwelling units (duplexes). 
1. Landscape plans shall be prepared by a landscape designer, a licensed landscape 

architect or other qualified person, and submitted to the  Community Development 
Department for approval prior to issuance of a building permit, and no significant or 
substantive changes to approved landscaping or irrigation plans shall be made without 
prior written approval by the Community Development Director and the landscape 
designer. Substantial changes shall require approval of the Planning Commission or 
Board of Zoning Adjustment, as appropriate, if these bodies granted approval of the 
project.  

2. Evidence of completion of required landscaping and irrigation improvements  shall 
be supplied to the Community Development Department on a Landscape Certification 
form. This form shall be required to be submitted prior to issuance of an occupancy 
permit for new construction unless an extension of up to one (1) year has been 
granted by the Community Development Director. For projects consisting primarily 
of additions to or remodeling of existing buildings for which landscaping is required, 
a deferred completion agreement may be executed prior to issuance of the building 
permit. The agreement shall  guarantee installation of the landscape and any 
irrigation improvements within one (1) year or prior to occupancy, whichever occurs 
first.  

3. Where potable water is used for irrigation, a maximum of twenty percent (20%) of 
the total planting and hardscape areas (defined above) on private property, parkways, 
and encroachment areas may be plants of high water use per Region 3 of Water Use 
Classification of Landscape Species (WUCOLS). When calculating lot sizes, any lot 
dimensions with fractions shall be rounded down to the nearest whole number prior to 
calculating the lot size. This requirement may be met as follows: 
a. For parcels 7,500 square feet or less: 

1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 



 14

2. Submittal of design and calculations prepared by a licensed landscape architect. 
b. For parcels 7,500 square feet or greater: 

1. Submitting a design and calculations prepared by a licensed landscape architect. 
 Exceptions. 
 1. Sites entirely irrigated by non-potable water. 

2. Administrative exception for special circumstances or undue hardship as 
determined by the Director of Community Development.  

3. Projects with no exterior site work, landscaping, hardscaping, or similar 
improvements. 

 
10.60.140 and A.60.140—Solar-assisted water heating. Sustainable Development. 
A. Solar-assisted water heating. To promote energy conservation, installation of 

plumbing for future solar-assisted water heating systems shall be required in all new 
residential and commercial construction and in major alterations and additions to 
residential and commercial structures when the total estimated cost of the 
enlargement or alteration exceeds fifty percent (50%) of the total estimated cost of 
reconstructing the structure.  

B. Stormwater Retention/Treatment. For additional Municipal National Pollutant 
Discharge Elimination System (NPDES) or current Municipal stormwater permit 
requirements, see Section 5.84.  

C. Green Roofs and Decks.  
1. A green roof or deck may be located only where decks and balconies are allowed.  
2. All planting materials on green roofs and decks may not exceed the maximum 

allowed height of structure permitted by the development standards of the base 
district.  

 Exception. Green roofs that are used solely as a roof and designed in a manner 
that prohibits usability as a deck may be approved administratively by the Director of 
Community Development if safety, maintenance, slope, and access issues are 
mitigated (See “Roof, Green or Deck” definition).  

D. Solar Energy Systems. Solar energy systems may exceed the maximum permitted 
height by no more than twelve inches (12”) as needed to meet Solar Rights Act 
efficiency standards. The Director of Community Development may make 
exemptions where fire-life safety and access issues are mitigated (See Solar energy 
systems—Section 9.36.080). 

E. Small Wind Energy Systems (Turbines).  Small Wind Energy Systems (SWES) are 
permitted in all districts subject to the following standards and procedures: 
1. Development Standards. The following minimum requirements and standards    

shall apply to SWES:  
a. System type and location.  

1. The SWES shall comply with the definition of Small Wind Energy System in 
Section 10.04.030.  

2. Where feasible, ancillary SWES equipment shall be located inside a building or 
screened from public view in a manner compatible with the site.  

b. The SWES shall not exceed the height of the existing or proposed structure on 
which it is located, exceed the maximum height limit, or exceed twelve feet (12’) 
in height if not located on a structure, whichever is lower.   
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c. Setbacks and Clearances.  
1. The SWES shall comply with the setbacks applicable to the zone in which the 

SWES is located, provided that a greater setback may be required to reduce 
impacts to adjacent parcels.  

2. No portion of a blade when fully operational shall extend within ten (10) feet of 
finished grade or a property line, unless the Director of Community 
Development finds that a reduced clearance will not adversely affect any 
person, property or improvement in the vicinity, or conflict with the zone in 
which the property is located.  

3. A minimum clearance of ten (10) feet shall be maintained between any tower 
or blade and any structure, tree, utility line, or similar object, unless the Director 
of Community Development finds that a reduced clearance will not adversely 
affect any person, property or improvement in the vicinity.  

4. The SWES shall not inhibit or interfere with emergency vehicle or structure 
access, fire escapes, exits, standpipes, or other Fire Department requirements as 
determined by the Fire Department. 

5. Every SWES shall be designed so that no ladder or other means of climbing a 
tower is located within twelve (12) feet of the finished grade or accessible 
space.  

6. Guy wires or other rough appurtenances shall not be visible unless deemed to 
be appropriate and necessary by the Director of Community Development. 

7. The SWES shall be equipped with manual and automatic over-speed protection 
controls so that blade rotation speed does not exceed the system’s design limits.  

8. An on-grid SWES shall be designed to automatically turn off when on-grid 
connection is lost or the batteries are fully charged.  

9. All on-grid SWES shall be approved by the applicable utility prior to 
installation.  

10. Electrical poles, wires and other items required to convey power generated by 
a SWES to the public utility grid shall be installed underground. 

11. The SWES shall comply with the requirements of Section 5.48—Noise 
Regulations, except during short-term events such as utility outages and severe 
wind storms.  

12. The SWES shall not bear any signs or advertising devices other than 
certifications, public safety warnings, or other seals or signage required by law.  

13. No lighting shall be placed upon, attached to, or in any way illuminate a 
SWES.  

d. Maintenance and removal.  
1. The SWES shall at all times be operated and maintained in accordance with 

manufacturer’s requirements, the requirements of this section, and all applicable 
laws. In no case shall the condition or operation of the SWES pose noise, safety, 
or other adverse effects to the site, or persons, improvements or properties in the 
vicinity.  

2. The Community Development Director may require the SWES to be removed 
from the property if the Director determines that the SWES has been inoperable, 
or has ceased to operate, for twelve (12) consecutive months or more.  
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2. Submittal Requirements—All SWES Applications. Applications for all SWES 
shall be initiated by submitting the following materials to the Community 
Development Department.  
a. A completed Master Application form, signed by the property owner or 

authorized agent, accompanied by the required fees, plans and mapping 
documentation in the form prescribed by the Community Development Director.  

b. Written statements to support the standards, required findings and, criteria of this 
Code section. 

c. A vicinity map showing the location and street address of the development site. 
d. A map showing the location and street address of the property that is the subject 

of the application and of all lots of record within three hundred feet (300′) of the 
boundaries of the property; and  

e. A list, drawn from the last equalized property tax assessment roll or the records 
of the County Assessor, Tax Collector, or the City's contractor for such records 
showing the names and addresses of the owner of record of each lot within three 
hundred feet (300′) of the boundaries of the property. This list shall be keyed to 
the map required by subsection (d) of this subsection and shall be accompanied by 
mailing labels.  

3. Notice to Property Owners. After receipt of a completed application, the 
Community Development Director shall provide notice to surrounding property 
owners as provided in subsection 2 of this section. Said notice shall include: a 
project description, information regarding where and when project plans can be    
viewed, a request for comments regarding said exception, and a commenting 
deadline date. No public hearing shall be required.  

4. Director's Review and Action  
a. Notice of Decision. After the commenting deadline date, and within thirty (30) 

days of receipt of a completed application, the Director of Community 
Development shall approve, conditionally approve, or deny the application. The 
Director shall send the applicant a letter stating the reasons for the decision under 
the authority for granting or denying the SWES, as provided by the applicable 
sections of this chapter. The letter also shall state that the Director's decision is 
appealable under the provisions of subsection 6 of this section.  

b. Request for Planning Commission Action. At the Community Development 
Director’s discretion, review and action may be deferred to the Planning 
Commission. 

c. Findings. In making a determination, the Community Development Director or 
Planning Commission shall be required to make the following findings:  
1. There will be no significant detrimental impact to surrounding neighbors, 

including, but not limited to light, air, noise, and views.  
2. That the proposed project is consistent with the City's General Plan, the 

purposes of this title and the zoning district where the project is located, the 
Local Coastal Program, if applicable, and with any other current applicable 
policy guidelines.  

3. The installation of the SWES is primarily to reduce on-site consumption of 
electricity. 
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4. The proposed SWES will not produce or result in noise levels exceeding the 
requirements of Section 5.48—Noise Regulations. 

5. Conditions of Approval. In approving a SWES application, the Director or    
Planning Commission may impose reasonable conditions necessary to:  
a. Achieve the general purposes of this chapter and the specific purpose of the    

zoning district in which the SWES will be located, or to be consistent with the 
General Plan;  

b. Protect the public health, safety, and general welfare. 
6. Effective Date—Appeals. Unless appealed in accordance with Chapter 10.100    

of the Manhattan Beach Municipal Code, a decision shall become effective after 
expiration of the time limits for appeal set forth in Section 10.100.030 Manhattan 
Beach Municipal Code.  

 
10.64.100 and A.64.100—Application of Dimensional Requirements. 
C. Vertical Clearance. Vertical clearance for parking spaces shall be an unobstructed 

headroom clearance of not less than seven feet (7′) above the finish floor to any 
ceiling, beam, pipe, vent, mechanical equipment or similar construction, except that 
automatic garage door opening equipment and the garage door entrance may be 6.67 
feet. For storage purposes (not including mechanical equipment) and vehicle 
recharging purposes for residential uses, non-structural improvements including wall-
mounted shelves, storage surface racks, or cabinets, or electricity based alternative-
fuel vehicle charging systems may encroach into the vertical clearance, provided a 
minimum 4.5 feet vertical clearance is maintained above the finished floor of the 
garage within the front five feet (5′) of a parking space. 

 
10.68.020 and A.68.020—Continuation and Maintenance. 
D. Routine maintenance and repairs may be performed on a structure, the use of which is 

nonconforming; and on a nonconforming structure. Exterior nonconforming elements 
including, but not limited to: stairways, decks, balconies, green roofs or decks, 
chimneys, fences, and retaining walls may be replaced in their entirety, if, upon finding 
in a report prepared by a State of California licensed civil engineer, that, due to a 
deteriorated condition, such structures are unsafe, and routine repair is infeasible.  

 
10.68.030 and A.68.030—Alterations and enlargements of nonconforming uses and 
structures. 
I. Lots Without Vehicular Access. Residential buildings on lots with no vehicular access 

to public streets constitute nonconforming uses and may not be altered or enlarged 
except in accordance with the provisions of this section. Such buildings may be altered 
as follows: 
1. Interior improvement repairs consistent with all applicable building regulations. 
2. Additions of exterior architectural features such as a fireplace, chimney, balcony, 

green roof or deck, or bay window, subject to Section 10.60.040, Building projections 
in yards and required open space. 

3. Modification of a roof from flat to pitched or from pitched to flat, provided that the 
existing or proposed roof does not exceed a four (4) in twelve (12) pitch.  
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4. Exterior modifications may include a minor increase in square footage (said increase 
calculated cumulatively), not to exceed ten percent (10%) of the original gross floor 
area.  

5. If there is a fire or casualty loss, the building may be replaced to the buildable square 
footage and height existing just before the fire or casualty loss and consistent with the 
requirements of the current building code.  

6. No alteration shall increase building height, except for a roof change referred to in 
subsection (D)(3) of this section. 

7. Should any exterior building elements or interior floor area be found to be in an   
extensively deteriorated condition, as documented in a report prepared by a licensed 
civil engineer, the Director of Community Development may allow said walls or 
areas to be entirely removed and replaced as long as the improvement is conforming 
with respect to required yards and otherwise meets the provisions of this section.  

 



1 

ORDINANCE NO. 2141 
 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
MANHATTAN BEACH RECOMMENDING THAT THE MANHATTAN 
BEACH MUNICIPAL CODE (TILE 7—PUBLIC WORKS AND TITLE 10—
PLANNING AND ZONING) BE AMENDED TO ADDRESS 
COMPREHENSIVE SUSTAINABLE BUILDING MEASURES (GREEN 
ROOFS AND DECKS, LANDSCAPING, AND RENEWABLE ENERGY 
SYSTEMS)  
 
 
THE CITY COUNCIL OF THE CITY OF MANHATTAN BEACH, CALIFORNIA, DOES 

HEREBY ORDAIN AS FOLLOWS: 
 
SECTION 1.  The City Council of the City of Manhattan Beach, California, does hereby 

find, determine and declare as follows: 
 

WHEREAS, in June 2008 City Council formed a resident-based Environmental Task 
Force (Task Force) to study environmental issues of priority to the community, and; 

 
WHEREAS, on March 16, 2010, the City Council approved the Sustainable Building 

Subcommittee and Environmental Task Force recommendations and directed Staff to prepare code 
amendments, and; 

 
WHEREAS, at its regular meetings of July 14, 2010, September 8, 2010, and March 9, 

2011 the Planning Commission held public hearings and discussed the  amendments to MBMC Title 10 
Planning and Zoning and the Local Coastal Program as recommended by the Sustainable “Green” Building 
Subcommittee and the Environmental Task Force, and; 

 
WHEREAS, the Sustainable “Green” Building Subcommittee and the Environmental Task 

Force recommended sustainable measures in five different areas of construction that are typically used in 
green building rating systems. Of the subcommittee’s five areas of recommendations, three require the 
amendment of Title 7 Public Works and Title 10 Planning and Zoning in the MBMC: Site Sustainability 
(Green Roofs and Decks), Water Efficiency/Water Use Reduction (Landscaping and Irrigation), and Energy 
(Renewable Energy, and; 

 
WHEREAS, all of the Planning Commission and City Council public hearings included 

public notices published in The Beach Reporter, a newspaper of general circulation in Manhattan 
Beach, and;   

 
WHEREAS, pursuant to applicable law, the City Council of the City of Manhattan Beach 

conducted a public hearing on April 19, 2011, on the proposed Code Amendments, and after accepting 
public input and discussing the item, provided direction on the Amendments to staff and continued the 
public hearing to May 3, 2011, and; 

 
WHEREAS, the public hearing was advertised pursuant to applicable law, testimony was 

invited and received, and;  
 
WHEREAS, pursuant to applicable law, the City Council of the City of Manhattan Beach 

conducted the continued public hearing on May 3, 2011, on the proposed Code Amendments, and after 
discussing the item, introduced Ordinance No. 2141, and; 

 
WHEREAS, the applicant for the subject amendment is the City of Manhattan Beach, and; 
 
WHEREAS, pursuant to California Environmental Quality Act (CEQA) and the Manhattan 

Beach CEQA Guidelines, portions of the subject amendments are exempt in that they are covered by the 
general rule that CEQA [Section 15061 (3)] only applies to projects which have the potential for causing a 
significant effect on the environment, and since it can be seen with certainty that there is no possibility that 
the activity will have a significant effect on the environment, the activity is not subject to CEQA. Portions not 
covered by the aforementioned exemption are Categorically Exempt, Class 8, Section 15308 in the CEQA 

EXHIBIT B
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Guidelines, and, 
 
WHEREAS, the proposed amendments have been prepared in accordance with the 

provisions of Title 7, Division 1, Chapter 4, Section No. 65853, et seq., of the State of California 
Government Code, and;   

 
WHEREAS, the City Council finds that 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, and;  
 
WHEREAS, the proposed amendment to Titles 7 (Public Works) and 10 (Planning and 

Zoning Ordinance) of the Municipal Code are consistent with and will advance the following goals and 
policies of the Manhattan Beach General Plan:  

 
Land Use Element 

 Goal LU-1: Maintain the low-profile development and small-town atmosphere of Manhattan 
Beach. 

 
 Policy LU-1.1: Limit the height of new development to three stories where the height limit is 

thirty feet, or to two stories where the height limit is twenty-six feet, to protect the privacy of 
adjacent properties, reduce shading, protect vistas of the ocean, and preserve the low-profile 
image of the community. 

 
 Policy LU-2.4: Support appropriate stormwater pollution mitigation measures. 
 
 Infrastructure Element 

Goal I-7: Maintain and protect a reliable and cost effective water supply system capable of 
adequately meeting normal demand and emergency demand in the City.    

 
 Policy I-9.3: Support the use of storm water runoff control measures that are effective and 

economically feasible.    
 
  Policy I-9.5: Support appropriate storm water pollution mitigation measures. 
   
 Community Resource Element 
 Policy CR-4.6: Prepare lists of appropriate landscaping materials for the climate, and encourage 

residents and businesses to use them. 
  
 Policy CR-5.1: Employ principles of a sustainable environment in the development, operation, 

and maintenance of the community, emphasizing the importance of respecting and conserving 
the natural resources. 

 
 Policy CR-5.3: Encourage water conservation, including landscaping with drought-tolerant 

plants, use of reclaimed water, and recycling of cooling system water, in all development. 
  
 Policy CR-5.5: Support expanded use of reclaimed water. 
 
 Policy CR-5.6: Encourage drainage designs which retain or detain stormwater run-off to 

minimize volume and pollutant concentrations. 
 
 Policy CR-5.7: Encourage the use of energy-saving designs and devices in all new construction 

and reconstruction. 
 
 Policy CR-5.8: Encourage utilization of “green” approaches to building design and construction, 

including use of environmentally friendly interior improvements. 
 
 Policy CR-5.10: Encourage and support the use of alternative fuel vehicles, including support of 

charging or “fueling” facilities. 
 
 Policy CR-5.11: Support sustainable building practices. 
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 Community Safety Element 
 Policy CS-1.5: Require that new developments minimize stormwater and urban runoff into 

drainage facilities by incorporating design features such as detention basins, on-site water 
features, or other strategies. 

 
SECTION 2.  The City Council of the City of Manhattan Beach hereby modifies Chapter 

7.32 (Tree, Shrub and Plant Regulations) of the Manhattan Beach Municipal Code as follows: 
 

7.32.010—Purpose. 
Official tree, shrub and plant regulations for the City are hereby adopted and established to serve the 
public health, safety and general welfare. To that end the purposes of this chapter are specifically 
declared to be as follows:  

A. Improve general aesthetic values; 
B. Reduce traffic noise; 
C. Deflect glare and heat; 
D. Lower wind velocity; 
E. Purify air; 
F. Increase property values; 
G. Provide cooling shade and beauty; 
H. Provide for the proper selection of trees to minimize trouble in sewer and water mains, broken 

sidewalks, storm drains, etc.; 
I. Minimize interference with street and traffic lighting; 
J. Minimize the spread of disease to healthy trees; 
K. Minimize danger of falling trees and limbs onto streets, sidewalks and private property; 
L. Minimize accumulation of leaves and debris which cause unnecessary labor in cleaning the 

sidewalks, streets and storm drains; and  
M. Select trees of longevity and suitable to the environment. 
N. Reduce the amount of potable water used for landscape irrigation. 
 

7.32.080—General provisions. 
E. Where potable water is used for irrigation, a maximum of twenty percent (20%) of the total parkway 

area, excluding required driveways, may be landscaped with plants of high water use per Region 3 of 
Water Use Classification of Landscape Species (WUCOLS). This requirement may be met as 
follows: 
1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
2. Submittal of design and calculations prepared by a licensed landscape architect. 

 
SECTION 3.  The City Council of the City of Manhattan Beach hereby modifies Chapter 

7.36 (Private Use of the Public Right of Way) of the Manhattan Beach Municipal Code as follows: 
 
7.36.150—Encroachment standards. 
A. General Standards:  

1. Structures as defined by the City's Building Code or other encroachments are prohibited from 
encroaching within the public right of way unless in compliance with these standards or approved 
by the City Council.  

2. Landscaping is permitted without an encroachment permit in accordance with an approved 
landscape plan pursuant to Chapter 7.32 of the Municipal Code as follows:. Artificial landscape 
materials are prohibited.  
a. Artificial landscape materials are prohibited. 
b. Where potable water is used for irrigation, a maximum of twenty percent (20%) of the total 

encroachment area may be landscaped with plants of high water use per Region 3 of Water 
Use Classification of Landscape Species (WUCOLS). This requirement may be met as follows: 
1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
2. Submittal of design and calculations prepared by a licensed landscape architect. 

3. Utility obstructions shall be avoided so as to maintain access to underground utilities. A minimum 
of thirty inches (30″) of clearance is required on each side of all water and sewer mains, unless 
otherwise approved by the Director of Public Works.  
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4. Drainage from a private collection system that discharges a concentrated flow shall be directed to 
a vehicular street or alley pursuant to Public Works Department construction standards and shall 
be prohibited from flowing onto a public pedestrian walkway or sidewalk. A drainage plan shall be 
provided with an application for an Encroachment Permit.  

5. All encroachments shall be in conformance with Title 5, Chapter 5.84 of the Municipal Code 
pertaining to storm water pollution control.  

6. Obstructions to neighboring resident's scenic views shall be avoided. 
7. Steps and Stairs, other than risers between four and seven inches (4″ to 7″) in height and spaced 

a minimum of three feet (3') apart, are not permitted in the public right of way.  
Exception. One set of steps comprised of three (3) consecutive risers is permitted provided a 

condition does not result that requires installation of a guardrail or handrail.  
8. Existing improvements which do not conform to current standards must be removed or brought 

into conformance if the related structure on the adjoining property is significantly remodeled or 
reconstructed or if any new significant construction is proposed in the public right of way. Existing 
permitted improvements that have been made non-conforming by changes to these standards 
may otherwise remain provided any nonconforming element is not increased or expanded. The 
intent is to cause nonconforming encroachments to be brought into conformity concurrent with 
major alterations or entirely new structures constructed on adjoining private property.  

9. Routine maintenance and repair may be performed on a nonconforming encroachment structure 
or improvement and replacement with a comparable improvement is permitted upon 
demonstration that the encroachment is deteriorated and creating an unsafe condition.  

B. Walk Street Standards:  
1. Fences and railings, including required safety handrails and guardrails, are permitted provided an 

open design is utilized. The maximum allowable height is forty-two inches (42″) above the 
adjacent public walkway. To ensure pedestrian to vehicle visibility at corners, a thirty-six inch (36″) 
maximum height (measured from adjacent curb level) is required within a distance of five feet (5') 
from the street corner.  

2. Retaining walls (not including walkway risers), free-standing walls and closed design fences are 
permitted provided the maximum allowable height is thirty-two inches (32″) above the adjacent 
public walkway. Conditions requiring guardrails that exceed the height permitted in subsection (1) 
above shall not be permitted.  

Exception. Retaining walls and related required safety railing that exceed the thirty-two inch (32″) 
limit may be constructed at the side boundaries of an encroachment area if necessary to retain a 
neighbor's existing grade, provided all other encroachment improvements comply with applicable 
encroachment standards. If subsequently such over-height walls and/or safety rails are no longer 
necessary due to modification of the adjoining encroachment area, the property owner shall lower 
the over-height wall/safety rail to conform with applicable standards. This requirement shall be 
included as a permit condition in the Encroachment Permit Agreement.  

3. Landscaping is permitted subject to approval of a landscape plan submitted with an Encroachment 
Permit. Landscaping shall cover a minimum of one-third of the encroachment area and shall not 
project over or onto the public walkway. To promote visual openness and conserve scenic vistas, 
the height of landscape plantings shall not exceed forty-two inches (42″) as measured from the 
adjacent public walkway.  

Landscape plantings shall be maintained in substantial conformance with the approved plan. If it 
is determined that a resident view is impaired, the Director of Community Development shall 
direct the owner of the property adjacent to the encroachment landscaping to trim the over-height 
landscaping to forty-two inches (42″) maximum. Should the property owner fail to act, the Director 
of Community Development may cause the landscaping to be trimmed, with the expense borne by 
the property owner. The owner of the property who receives such notice to trim may appeal the 
decision of the Director of Community Development pursuant to Section 7.36.070 of this chapter.  
Where potable water is used for irrigation, a maximum of twenty percent (20%) of the total 
encroachment area, except parking pads, may be landscaped with plants of high water use per 
Region 3 of Water Use Classification of Landscape Species (WUCOLS). This requirement may be 
met as follows: 
a. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
b. Submittal of design and calculations prepared by a licensed landscape architect. 
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4. Usable surfaces (as defined herein). The intent of this standard is to ensure that the elevation of 
encroaching outdoor living areas located nearest the public walkway be consistent with the public 
walkway. Usable surfaces are permitted as follows:  
a. Within the front half of the encroachment area (adjacent to the public walkway), limited to a 

maximum height of twelve inches (12″) as measured above or below the adjacent public 
walkway.  

b. Within the rear half of the encroachment area (adjacent to private property), limited to a 
maximum height of either: thirty-six inches (36″) as measured above or below the adjacent 
public walkway, or twelve inches (12″) as measured above or below the natural grade, as 
defined herein.  

5. The total combined height of fences, railings, retaining walls (including walkway risers) shall not 
exceed a height of forty-two inches (42″) as measured from lowest adjacent finished grade.  

6. Drainage from a private collection system that discharges a concentrated flow shall be directed to 
a public vehicular alley or street via a non-erosive device pursuant to Public Works Department 
construction standards except as permitted by the Director of Public Works.  

C. El Porto Strand Standards:  
In addition to the encroachments permitted in (B) above, the following encroachments are permitted 
within The Strand right of way north of Rosecrans Avenue due to unusual slope and underground utility 
location and to provide an adequate buffer between the Strand walkway and adjoining private 
properties.  

1. Usable surfaces are permitted within the rear half of the encroachment area at a maximum height 
of seventy-two inches (72″) measured from the adjacent public walkway, provided they are 
accompanied by terraced landscape planters with evenly spaced retaining walls with a maximum 
height of thirty inches (30″) each.  

2. Fences and walls are permitted to be a maximum height of forty-two inches (42″) above the 
adjacent public walkway except that planter walls required in subsection (1) above may have a 
maximum height of seventy-two inches (72″).  

3. Corner properties bordering a parking lot entrance or exit are allowed to have walls and fences on 
the vehicular street side to a maximum height of six feet (6′) above adjacent curb level except that 
a maximum height of three feet (3′) shall be permitted adjacent to driveway/roadway intersections.  

4. Drainage from a private collection system that discharges a concentrated flow shall be directed to 
a public vehicular alley or street via a non-erosive device pursuant to Public Works Department 
construction standards.  

D. Vehicular Street Standards:  
1. Street improvements, including (but not necessarily limited to) sidewalks, curbs, gutters, parking 

pads and paving may be required by the Public Works Department for the purpose of maintaining 
or improving conditions related to drainage, visibility, access, maneuverability or public parking, 
and, if required, shall be constructed in compliance with City standards.  

2. Fences and walls are permitted as follows: 
a. Location. Compliance is required with Public Works Department standards established in MBMC 

9.72.015. A minimum set back of two feet (2′) is required behind existing or required street 
improvements.  

b. Height. Fences and walls may not exceed a maximum height of forty-two inches (42″), 
measured from the existing public right of way grade at the fence or wall location. Open-design 
fences or guard rails required by the Building Official to exceed the forty-two inch (42″) maximum 
height are allowed on top of retaining walls if necessary to retain a neighbor's grade at a side 
property line. Fences and walls located near the intersection of streets or driveways may be 
subject to lower height requirements to ensure traffic visibility.  

3. Ground cover such as pavement (including brick or other decorative surfaces) and landscaping is 
permitted on the existing right of way grade. Decks or similar structures are prohibited.  

4. Street Corner Visibility. To ensure visibility at street corners a thirty-six inch (36″) maximum height 
is applicable to all fences, walls or landscape plantings within a distance of fifteen feet (15′) from 
the street corner as per MBMC 3.40.010 (Traffic Sight Obstructions). A height less than thirty-six 
inches (36″) may be applicable due to unusual slope conditions.  

5. Significant alteration of the existing right of way grade is prohibited, unless determined to be 
necessary to accommodate a required public street improvement.  
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6. Loose gravel and similar material as determined by the Public Works Department is not permitted. 
7. Drainage from a private collection system that discharges a concentrated flow shall be directed to 

a public vehicular street right of way location via a non-erosive device pursuant to Public Works 
Department standards subject to review and approval of the City Engineer.  

8. Where potable water is used for irrigation, a maximum of twenty percent (20%) of the total 
encroachment area, except parking pads, may be landscaped with plants of high water use per 
Region 3 of Water Use Classification of Landscape Species (WUCOLS). This requirement may be 
met as follows: 
a. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
b. Submittal of design and calculations prepared by a licensed landscape architect. 

 
SECTION 4.  The City Council of the City of Manhattan Beach hereby modifies Chapter 

10.04 (Definitions) of the Manhattan Beach Municipal Code as follows: 
 

10.04.030—Definitions 
Alternative-fuel Vehicle Charging Systems: Equipment used to recharge a vehicle that uses alternative 
energy as fuel, such as compressed natural gas (CNG), electricity or other non-petroleum derived fuels. 
 
Greywater Retention/Detention Features: A device or system designed to collect, store, and transport 
greywater, as defined by the California Plumbing Code, which may include tanks, valves, filters, pumps, 
or other appurtenances along with piping.  
Permeable Surface: an uncovered finish grade surface such as a driveway, walkway, or patio 
constructed with pervious materials allowing stormwater to directly infiltrate the underlying soils and 
contained so neither sediment nor the water discharges off the site. 
 
Roof or Deck, Green: A roof or deck/balcony surface that is partially or totally planted with vegetation 
that is over a waterproof membrane generally for the purpose of water or energy conservation. 
 
Solar Energy System: A combination of solar collector(s) and ancillary solar equipment used to generate 
electricity or heat water primarily for consumption on the property where the system is located. 
 
Stormwater Retention/Detention Feature: a device or system of improvements that captures, retains and 
subsequently releases stormwater runoff from a site at a lesser volume and/or slower rate than it is 
collected, while holding the runoff in temporary storage for the purposes of infiltration, bioretention, 
and/or storage with beneficial use such as landscape irrigation. 
 
Wind Energy System, Small (SWES): Wind energy system, generally consisting of a wind turbine, tower 
and ancillary equipment, that is used primarily to generate electricity on the property where the system 
is located.  
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SECTION 5.  The City Council of the City of Manhattan Beach hereby modifies Chapter 

10.12 (Residential Districts) of the Manhattan Beach Municipal Code as follows: 
 

10.12.030—Property development regulations:  
PROPERTY DEVELOPMENT STANDARDS FOR ALL AREA DISTRICTS  

 
E. Setbacks:       
E.1. Side Setbacks. Ten percent (10%) of lot width but not less than three feet (3′). In the RM and RH 

Zones side setbacks need not exceed ten feet (10′), and on corner sides setbacks need not exceed 
five feet (5′).  

     (1)Exceptions—Side Setbacks. Existing lots in the RM and RH Zones currently developed as 
multifamily and greater than fifty feet (50′) in width need not provide side setbacks greater than 
five feet (5′) when developed with three (3) or more dwelling units. 

2. Reverse Corner Side Setback. Reverse corner lots in Area Districts I and II shall have the 
following side yards:  
(a) On the lot side line which adjoins another lot the side yard shall be determined in the same 

manner as for an interior lot. 
(b) On the street side line, the width of the required side setback shall be the same as for the interior 

side setback on the lot except that the size and shape of such required side setback nearest the 

 Additional Regulations 
Minimum Usable Open Space (M) 
Required Landscaping Adjoining Streets (O) 
Fences, Walls, and Hedges (P) and 10.60.150 
Building Separation (R) 
Off-Street Parking and Loading See Chapter 10.64/A.64 (Q) 
House Moving (S) 
Underground Utilities See Section 10.60.110 
Refuse Storage Area See Section 10.60.100 
Outdoor Facilities See Section 10.60.080 
Screening of Mechanical Equipment See Section 10.60.090 
Solar-assisted Water Heating  
Sustainable Development (Solar Assisted Water Heating, 
Green Roofs and Decks, Solar Energy Systems, and 
Small Wind Energy Systems) 

See Section 10.60.140 

Performance Standards See Section 10.60.120 
Nonconforming Structures and Uses See Chapter 10.68 
Signs See Chapter 10.72 
Condominium Standards See Section 10.52.110 
Minor Exceptions See Section 10.84.120 
Telecommunications Facilities See Chapter 13.02 of MBMC 
RS, RM and RH DISTRICTS: Additional Development Regulations 
Substandard Lots See Section 10.60.020 and 11.32.030 and 

(J) 
Building Projections into Setbacks See Section 10.60.040 
Landscaping See Section 10.60.070 
Accessory Structures See Section 10.52.050 
Exterior Materials See Section 10.52.020 
Home Occupation See Section 10.52.070 
Tree Preservation See Section 10.52.120 
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lot rear line shall be increased to include all of that portion, if any, of a triangle formed in the 
following manner:  
(i) On the common lot line of the reverse corner lot and the key lot, a point shall be established 

where the rear line of the required front yard on the key lot intersects such common lot line;  
(ii) On the street side line of the reverse corner lot, a point shall be established distant from the 

common street corner of the key lot and the reverse corner lot equal to the depth of the required 
front yard on the key lot;  

(iii) The third side of the triangle shall be a straight line connecting points (i) and (ii) of this section. 
If an alley intervenes between the key lot and the reverse corner lot, the width of the alley shall 
be included in determining the length of the line on the street side line of the reverse corner lot.  

3. Rear Setback:  
(a) In Area Districts I and II, the rear setback (RS) shall be determined as follows: RS = 0.3 × (lot 

depth in feet)-20; provided that the minimum setback is twelve feet (12′).  
(b) In Area District III, RS District, non-alley lots abutting residential at the rear with two thousand 

seven hundred (2,700) square feet or more in lot area, the rear setback shall be ten (10′) feet.  
H. Maximum Height of Structures. See Section 10.60.050, Measurement of height, and Section 

10.60.060, Exceptions to height limits. The maximum number of stories permitted shall be three (3) 
where the height limit is thirty feet (30′) and two (2) where the height limit is twenty-six feet (26′). A 
floor level may be divided between portions qualifying as a story and portions qualifying as a 
basement. Any portion of a floor level qualifying as a story shall be considered to have a minimum        
dimension of twenty feet (20′) measured perpendicular from the outside face(s) of the exterior 
building wall(s) which defines that area as a story. (See Graphic Illustration under "Basement" 
definition—Section 10.04.030).  

  A deck or balcony may be located directly above a second story where the height limit is twenty-
six feet (26′) or the third story where the height limit is thirty feet (30′), if the following criteria is met. 
Such decks shall be located adjacent to an interior living space and shall provide additional 
setbacks as follows; in all Area Districts the interior side setback shall be three (3) times the 
minimum side setback; In Area Districts I and II the rear setback shall be two (2) times the minimum 
rear yard setback and in Area Districts III and IV the rear setback shall be fifteen (15) feet. The 
surface elevation of any deck or balcony shall be no higher than nine feet (9′) below the height limit.  

  A green roof or deck may be located only where decks and balconies are allowed. Green roofs 
that are designed in a manner that prohibits usability may be approved administratively by the 
Director of Community Development if safety, maintenance, slope, and access issues are mitigated 
(See “Roof, Green or Deck” Sections 10.04.030 and 10.60.140C).  

  Whenever new construction or alterations and additions to existing structures involves grading 
or scraping, a survey acceptable to the Director of Community Development is required as a 
condition of issuance of a demolition or building permit (see Section 10.80.010). The Director shall 
require that survey markers be set.  

  The Community Development Director shall determine compliance with this subsection by 
reviewing two (2) vertical cross-sections through the property (front-to back and side-to-side) that 
show the relationship of each level in a new structure and new levels added to an existing structure 
to both existing and finished grade on the property and adjacent land within five feet (5′) of the 
property line.  

O. Required Landscaping Adjoining Streets. At least twenty percent (20%) of all visible portions of a 
required front or corner side yard adjoining a street shall be a planting area. For additional site 
landscaping requirements, see Section 10.60.070—Landscaping, Irrigation and Hydroseeding. 
Conformance with standards specified in Section 10.60.070 may result in landscaping that exceeds 
the minimum requirements of this section. 

 
10.12.050—RSC district development regulations. 
K. Landscaping.  

9.  For additional site landscaping requirements, see Section 10.60.070, Landscaping, Irrigation and 
Hydroseeding. Conformance with standards specified in Section 10.60.070 may result in 
landscaping that exceeds the minimum requirements of this section. 
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SECTION 6.  The City Council of the City of Manhattan Beach hereby modifies Chapter 

10.20 (I Industrial Districts) of the Manhattan Beach Municipal Code as follows: 
 

 10.20.030—IP district: development regulations. 
G. Planting Areas. In required front and corner-side yards, 12 feet adjacent to a public right-of-way 

shall be planting areas except for necessary drives and walks. For site landscaping requirements, 
see Section 10.60.070, Landscaping, irrigation and hydroseeding. Conformance with standards 
specified in Section 10.60.070 may result in landscaping that exceeds the minimum requirements of 
this section. 

 
SECTION 7.  The City Council of the City of Manhattan Beach hereby modifies Chapter 

10.44 (Design Overlay District) of the Manhattan Beach Municipal Code as follows: 
 

10.44.040—Building permits to conform to overlay district regulations. 
K. Residential projects shall include planter boxes at the pedestrian level involving lots of two thousand 

five hundred (2,500) square feet (or more) along Highland Avenue. For additional site landscaping 
requirements, see Section 10.60.070, Landscaping, irrigation and hydroseeding. Conformance with 
standards specified in Section 10.60.070 may result in landscaping that exceeds the minimum 
requirements of this section. 
 

SECTION 8.  The City Council of the City of Manhattan Beach hereby modifies Chapter 
10.52 (Site Regulations—Residential Districts) of the Manhattan Beach Municipal Code as follows: 

 
10.52.050—Accessory structures. 
B. Location. Except as provided in this chapter, accessory structures shall not occupy a required front, 
side, or building separation yard. Mechanical equipment and storage buildings shall be prohibited 
beyond the front building line of the principal structure on a site. No accessory uses shall be permitted 
off-site; this shall not prohibit development allowed in subsection F of this section.  
Exceptions.  

1. Ornamental accessory structures may be located in the front yard of a site if they do not exceed 
forty-two inches (42″) in height.  

2. One (1) flagpole may be located in the front yard of a site if it does not exceed fifteen feet (15′) in 
height. 

3. One (1) decorative lamp post may be located in the front yard of a site if it does not exceed eight 
feet (8′) in height. 

4. Architectural screen walls may be located in the front yard of a site pursuant to Section 
10.12.030(P). 

5. One (1) basketball hoop/post may be located in the front yard of a site if it does not exceed thirteen 
feet (13′) in height. 

6. Stormwater runoff and greywater retention/detention features may be located in required side, rear, 
or building separation yards as follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches (12”) into 

required side, rear, or building separation yards provided a five foot (5’) clearance from the 
property line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the Community 
Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located within five feet 
(5′) of a property line provided it complies with the locational criteria of Section 10.52.040D, stated 
above, and is located within a structure having a solid roof, solid walls, and, with no openings within 
five feet (5′) of said property lines.  

H. Decks. No accessory structure deck or green roof/deck more than thirty inches (30″) or more in 
height shall be located in a required yard. 
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SECTION 9.  The City Council of the City of Manhattan Beach hereby modifies Chapter 
10.60 (Site Regulations—All Districts) of the Manhattan Beach Municipal Code as follows: 
 
10.60.040—Building projections into required yards or required open space. 
B. Uncovered porches, platforms, decks, green decks and landings, including access stairs thereto, 

which do not extend above the floor elevation of an adjoining portion of the first story: Three feet in a 
side or building separation yard, four feet (4') in a front yard and six feet (6') in a rear yard, provided 
that a two-foot (2') clearance from the property line is maintained. Open-work railing not to exceed 
three and one-half feet (3½') in height may be installed. 
Exception. A zero foot (0') clearance shall be permitted from property lines adjoining numbered "walk 
streets," or unimproved public street or alley easements which are not open to vehicular use. 

F. Balconies and Bay Windows: Balconies, including green roofs or decks, and bay windows may 
project into required yards and usable open space, subject to the following limitations: 
1. The glass area of each bay window shall be not less than fifty percent (50%) of the sum of the 

vertical surfaces of such bay window. 
2. The maximum length of each bay window shall be eight feet (8') at the line that establishes the yard 

setback and shall be reduced in proportion to the distance from such line by means of a forty-five-
degree (45º) angle drawn inward from the end of the eight-foot (8') dimension, reaching a maximum 
of six feet (6') along a line that is one foot (1') from and parallel to the setback line. The total 
aggregate length of all bay windows on each level projecting into a required yard shall not exceed 
one-quarter (1/4) of the buildable length or buildable width of the lot, as the case may be. 

3. No bay window shall project into an open area established by an inclined plane extending upward 
at forty-five-degree (45º) angle from a horizontal extension of the adjacent floor level. The intent of 
this requirement is to ensure that no floor area projects into a required yard. 

4. Balconies, shall have open railings, glass or architectural details with openings to reduce visible 
bulk; balconies composed solely of solid enclosures are not allowed to project into required yards. 

5. Balcony projections are allowed in either the required front and rear yard, but not both, provided the 
depth of projection into the required yard does not exceed three feet and the area does not exceed 
three feet (3') multiplied by one-half (1/2) of the buildable width of the lot, and a minimum two foot 
clearance to the property line is maintained. 
a. Exceptions for RM and RH Districts. Balcony projections are allowed in both the required front 

and rear yard for each dwelling unit to provide private open space. The aggregate area of all 
balcony projections for the entire lot within required yards shall not exceed three (3) times one-
half (1/2) of the buildable width of the lot if all balcony projections are located in either the front or 
rear yard, and three (3) times two-thirds (2/3) the buildable width of the lot if balconies are located 
in both the front and rear yards. 

6. The aggregate length of all bay window, balcony, chimney, and stair projections into a required 
yard on a single building level, measured at the setback line, shall not exceed two-thirds (2/3) of 
the buildable width of the lot. 
a. Exception for Area Districts I and II. Balcony projections within eight feet (8') of local grade shall 

not be included in the aggregate length applicable to a single level. 
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BAY WINDOWS, AND BALCONIES, AND GREEN ROOFS/DECKS 
 
J. Stormwater and Greywater Retention/Detention Features. Stormwater runoff and greywater 

retention/detention features may be located in required side, rear, or building separation yards as 
follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches (12”) into 

required side, rear, or building separation yards provided a five foot (5’) clearance from the property 
line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the Community 
Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located within five feet 
(5′) of a property line provided it complies with the locational criteria of Section 10.52.040D, and is 
located within a structure having a solid roof, solid walls, and, with no openings within five feet (5′) of 
said property lines.  

K. Alternative-fuel Vehicle Charging Systems. Alternative-fuel Vehicle Charging Systems may project 
two feet (2′) into one (1) interior side yard starting at a point eight feet (8′) above finished grade, 
providing that at least two feet (2′) is maintained as a clear area between all recharging system 
equipment and the property line, or as determined by the Director of Community Development. 
Projections into required street side yards are prohibited. 

 
10.60.060—Exceptions to height limits. 
Exceptions to height limits. Vent pipes and radio and television antennas may exceed the maximum 
permitted height in the district in which the site is located by no more than ten feet (10′). Chimneys may 
exceed the maximum permitted height by no more than five feet (5′), provided the length and the width 
of the chimney portion exceeding the height limit shall not exceed three feet (3′) in width and five feet 
(5′) in length. Solar energy systems may exceed the maximum permitted height by no more than twelve 
inches (12”). The Director of Community Development may make exemptions where fire-life safety and 
access issues are mitigated (See Solar energy systems—Section 9.36.080). 
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10.60.070—Landscaping, Irrigation, and Hydroseeding. 
A. General Requirement. Minimum For new projects,  projects over fifty percent (50%) in building 

valuation, or as required by the current California Model Water Efficient Landscape Ordinance, site 
landscaping and required planting and hardscape areas, including all landscaping, patios, decks, and 
walkways (excluding driveways and footprints), shall be installed in accordance with the standards 
and requirements of this section., which shall apply to all projects including construction or exterior 
alterations of structures with more than a total of two thousand five hundred (2,500) square feet of 
buildable floor area and covered parking area, except single-family residences and two-family 
dwelling units (duplexes). 
1. Landscape plans shall be prepared by a landscape designer, a licensed landscape architect or 

other qualified person, and submitted to the  Community Development Department for approval 
prior to issuance of a building permit, and no significant or substantive changes to approved 
landscaping or irrigation plans shall be made without prior written approval by the Community 
Development Director and the landscape designer. Substantial changes shall require approval of 
the Planning Commission or Board of Zoning Adjustment, as appropriate, if these bodies granted 
approval of the project.  

2. Evidence of completion of required landscaping and irrigation improvements  shall be supplied to 
the Community Development Department on a Landscape Certification form. This form shall be 
required to be submitted prior to issuance of an occupancy permit for new construction unless an 
extension of up to one (1) year has been granted by the Community Development Director. For 
projects consisting primarily of additions to or remodeling of existing buildings for which landscaping 
is required, a deferred completion agreement may be executed prior to issuance of the building 
permit. The agreement shall  guarantee installation of the landscape and any irrigation 
improvements within one (1) year or prior to occupancy, whichever occurs first.  

3. Where potable water is used for irrigation, a maximum of twenty percent (20%) of the total planting 
and hardscape areas (defined above) on private property, parkways, and encroachment areas may 
be plants of high water use per Region 3 of Water Use Classification of Landscape Species 
(WUCOLS). When calculating lot sizes, any lot dimensions with fractions shall be rounded down to 
the nearest whole number prior to calculating the lot size. This requirement may be met as follows: 
a. For parcels 7,500 square feet or less: 

1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
2. Submittal of design and calculations prepared by a licensed landscape architect. 

b. For parcels 7,500 square feet or greater: 
1. Submitting a design and calculations prepared by a licensed landscape architect. 

 Exceptions. 
 1. Sites entirely irrigated by non-potable water. 

2. Administrative exception for special circumstances or undue hardship as determined by the 
Director of Community Development.  

3. Projects with no exterior site work, landscaping, hardscaping, or similar improvements. 
 
10.60.140—Solar-assisted water heating. Sustainable Development. 
A. Solar-assisted water heating. To promote energy conservation, installation of plumbing for future 

solar-assisted water heating systems shall be required in all new residential and commercial 
construction and in major alterations and additions to residential and commercial structures when 
the total estimated cost of the enlargement or alteration exceeds fifty percent (50%) of the total 
estimated cost of reconstructing the structure.  

B. Stormwater Retention/Treatment. For additional Municipal National Pollutant Discharge 
Elimination System (NPDES) or current Municipal stormwater permit requirements, see Section 
5.84.  

C. Green Roofs and Decks.  
1. A green roof or deck may be located only where decks and balconies are allowed.  
2. All planting materials on green roofs and decks may not exceed the maximum allowed height of 

structure permitted by the development standards of the base district.  
 Exception. Green roofs that are used solely as a roof and designed in a manner that prohibits 
usability as a deck may be approved administratively by the Director of Community Development if 
safety, maintenance, slope, and access issues are mitigated (See “Roof, Green or Deck” definition).  

D. Solar Energy Systems. Solar energy systems may exceed the maximum permitted height by no 
more than twelve inches (12”). The Director of Community Development may make exemptions 
where fire-life safety and access issues are mitigated (See Solar energy systems—Section 
9.36.080). 
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E. Small Wind Energy Systems (Turbines).  Small Wind Energy Systems (SWES) are permitted in 
all districts subject to the following standards and procedures: 
1. Development Standards. The following minimum requirements and standards shall apply to 

SWES:  
a. System type and location.  

1. The SWES shall comply with the definition of Small Wind Energy System in Section 
10.04.030.  

2. Where feasible, ancillary SWES equipment shall be located inside a building or screened 
from public view in a manner compatible with the site.  

b. The SWES shall not exceed the height of the existing or proposed structure on which it is 
located, exceed the maximum height limit, or exceed twelve feet (12’) in height if not located on 
a structure, whichever is lower.   

c. Setbacks and Clearances.  
1. The SWES shall comply with the setbacks applicable to the zone in which the SWES is 

located, provided that a greater setback may be required to reduce impacts to adjacent 
parcels.  

2. No portion of a blade when fully operational shall extend within ten (10) feet of finished grade 
or a property line, unless the Director of Community Development finds that a reduced 
clearance will not adversely affect any person, property or improvement in the vicinity, or 
conflict with the zone in which the property is located.  

3. A minimum clearance of ten (10) feet shall be maintained between any tower or blade and 
any structure, tree, utility line, or similar object, unless the Director of Community 
Development finds that a reduced clearance will not adversely affect any person, property or 
improvement in the vicinity.  

4. The SWES shall not inhibit or interfere with emergency vehicle or structure access, fire 
escapes, exits, standpipes, or other Fire Department requirements as determined by the Fire 
Department. 

5. Every SWES shall be designed so that no ladder or other means of climbing a tower is 
located within twelve (12) feet of the finished grade or accessible space.  

6. Guy wires or other rough appurtenances shall not be visible unless deemed to be appropriate 
and necessary by the Director of Community Development. 

7. The SWES shall be equipped with manual and automatic over-speed protection controls so 
that blade rotation speed does not exceed the system’s design limits.  

8. An on-grid SWES shall be designed to automatically turn off when on-grid connection is lost 
or the batteries are fully charged.  

9. All on-grid SWES shall be approved by the applicable utility prior to installation.  
10. Electrical poles, wires and other items required to convey power generated by a SWES to 

the public utility grid shall be installed underground. 
11. The SWES shall comply with the requirements of Section 5.48—Noise Regulations, except 

during short-term events such as utility outages and severe wind storms.  
12. The SWES shall not bear any signs or advertising devices other than certifications, public 

safety warnings, or other seals or signage required by law.  
13. No lighting shall be placed upon, attached to, or in any way illuminate a SWES unless 

required by law. Any required lighting shall be designed and located to reduce impacts to 
properties in the vicinity to the maximum extent allowed by law as determined by the 
Community Development Director.  

d. Maintenance and removal.  
1. The SWES shall at all times be operated and maintained in accordance with manufacturer’s 

requirements, the requirements of this section, and all applicable laws. In no case shall the 
condition or operation of the SWES pose noise, safety, or other adverse effects to the site, or 
persons, improvements or properties in the vicinity.  

2. The Community Development Director may require the SWES to be removed from the 
property if the Director determines that the SWES has been inoperable, or has ceased to 
operate, for twelve (12) consecutive months or more.  

2. Submittal Requirements—All SWES Applications. Applications for all SWES shall be initiated 
by submitting the following materials to the Community Development Department.  
a. A completed Master Application form, signed by the property owner or authorized agent, 

accompanied by the required fees, plans and mapping documentation in the form prescribed by 
the Community Development Director.  

b. Written statements to support the standards, required findings and, criteria of this Code section. 
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c. A vicinity map showing the location and street address of the development site. 
d. A map showing the location and street address of the property that is the subject of the 

application and of all lots of record within three hundred feet (300′) of the boundaries of the 
property; and  

e. A list, drawn from the last equalized property tax assessment roll or the records of the County 
Assessor, Tax Collector, or the City's contractor for such records showing the names and 
addresses of the owner of record of each lot within three hundred feet (300′) of the boundaries 
of the property. This list shall be keyed to the map required by subsection (d) of this subsection 
and shall be accompanied by mailing labels.  

3. Notice to Property Owners. After receipt of a completed application, the Community 
Development Director shall provide notice to surrounding property owners as provided in 
subsection 2 of this section. Said notice shall include: a project description, information regarding 
where and when project plans can be viewed, a request for comments regarding said exception, 
and a commenting deadline date. No public hearing shall be required.  

4. Director's Review and Action  
a. Notice of Decision. After the commenting deadline date, and within thirty (30) days of receipt 

of a completed application, the Director of Community Development shall approve, conditionally 
approve, or deny the application. The Director shall send the applicant a letter stating the 
reasons for the decision under the authority for granting or denying the SWES, as provided by 
the applicable sections of this chapter. The letter also shall state that the Director's decision is 
appealable under the provisions of subsection 6 of this section.  

b. Request for Planning Commission Action. At the Community Development Director’s 
discretion, review and action may be deferred to the Planning Commission. 

c. Findings. In making a determination, the Community Development Director or Planning 
Commission shall be required to make the following findings:  
1. There will be no significant detrimental impact to surrounding neighbors, including, but not 

limited to light, air, noise, and views.  
2. That the proposed project is consistent with the City's General Plan, the purposes of this title 

and the zoning district where the project is located, the Local Coastal Program, if applicable, 
and with any other current applicable policy guidelines.  

3. The installation of the SWES is primarily to reduce on-site consumption of electricity. 
4. The proposed SWES will not produce or result in noise levels exceeding the requirements of 

Section 5.48—Noise Regulations. 
5. Conditions of Approval. In approving a SWES application, the Director or Planning Commission 

may impose reasonable conditions necessary to:  
a. Achieve the general purposes of this chapter and the specific purpose of the zoning district in 

which the SWES will be located, or to be consistent with the General Plan;  
b. Protect the public health, safety, and general welfare. 

6. Effective Date—Appeals. Unless appealed in accordance with Chapter 10.100 of the Manhattan 
Beach Municipal Code, a decision shall become effective after expiration of the time limits for 
appeal set forth in Section 10.100.030 Manhattan Beach Municipal Code.  

 
SECTION 10. The City Council of the City of Manhattan Beach hereby modifies 

Chapter 10.64 (Off-street Parking and Loading Regulations) of the Manhattan Beach Municipal Code as 
follows: 
 
10.64.100—Application of Dimensional Requirements. 
C. Vertical Clearance. Vertical clearance for parking spaces shall be an unobstructed headroom 

clearance of not less than seven feet (7′) above the finish floor to any ceiling, beam, pipe, vent, 
mechanical equipment or similar construction, except that automatic garage door opening equipment 
and the garage door entrance may be 6.67 feet. For storage purposes (not including mechanical 
equipment) and vehicle recharging purposes for residential uses, non-structural improvements 
including wall-mounted shelves, storage surface racks, or cabinets, or electricity based alternative-
fuel vehicle charging systems may encroach into the vertical clearance, provided a minimum 4.5 feet 
vertical clearance is maintained above the finished floor of the garage within the front five feet (5′) of 
a parking space. 
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SECTION 11. The City Council of the City of Manhattan Beach hereby modifies 
Chapter 10.68 (Nonconforming Uses and Structures) of the Manhattan Beach Municipal Code as 
follows: 
 
10.68.020—Continuation and Maintenance. 
D. Routine maintenance and repairs may be performed on a structure, the use of which is 

nonconforming; and on a nonconforming structure. Exterior nonconforming elements including, but 
not limited to: stairways, decks, balconies, green roofs or decks, chimneys, fences, and retaining walls 
may be replaced in their entirety, if, upon finding in a report prepared by a State of California licensed 
civil engineer, that, due to a deteriorated condition, such structures are unsafe, and routine repair is 
infeasible.  

 
10.68.030—Alterations and enlargements of nonconforming uses and structures. 
I. Lots Without Vehicular Access. Residential buildings on lots with no vehicular access to public streets 

constitute nonconforming uses and may not be altered or enlarged except in accordance with the 
provisions of this section. Such buildings may be altered as follows: 
1. Interior improvement repairs consistent with all applicable building regulations. 
2. Additions of exterior architectural features such as a fireplace, chimney, balcony, green roof or 

deck, or bay window, subject to Section 10.60.040, Building projections in yards and required open 
space. 

3. Modification of a roof from flat to pitched or from pitched to flat, provided that the existing or 
proposed roof does not exceed a four (4) in twelve (12) pitch.  

4. Exterior modifications may include a minor increase in square footage (said increase calculated 
cumulatively), not to exceed ten percent (10%) of the original gross floor area.  

5. If there is a fire or casualty loss, the building may be replaced to the buildable square footage and 
height existing just before the fire or casualty loss and consistent with the requirements of the 
current building code.  

6. No alteration shall increase building height, except for a roof change referred to in subsection (D)(3) 
of this section. 

7. Should any exterior building elements or interior floor area be found to be in an extensively 
deteriorated condition, as documented in a report prepared by a licensed civil engineer, the Director 
of Community Development may allow said walls or areas to be entirely removed and replaced as 
long as the improvement is conforming with respect to required yards and otherwise meets the 
provisions of this section.  

 
SECTION 12.  All other provisions of the City of Manhattan Beach Municipal Code shall 

remain unchanged and continue in full force and effect. 
 
SECTION 13.  Any provisions of the City of Manhattan Beach Municipal Code, or 

appendices thereto, or any other ordinances of the City, to the extent that they are inconsistent with this 
ordinance, and no further, are hereby repealed. 
 

SECTION 14.  If any section, subsection, sentence, clause, phrase or portion of this 
ordinance is for any reason held to be invalid or unconstitutional by the decision of any court of 
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 adopted this ordinance and each 
section, subsection, sentence, clause, phrase or portion thereof irrespective of the fact that any one or 
more sections, subsections, sentences, clauses, phrases or portions be declared invalid or 
unconstitutional. 

 
SECTION 15.  A staff review of the proposed amendments per Sections 2-11 of this 

Ordinance is hereby directed to occur approximately twelve (12) months after the effective date of this 
Ordinance.   
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SECTION 16.  The effective date of the proposed amendments adopted by reference in 
Sections 2-11 of this Ordinance shall be subject to the following applications: 
 

A. All discretionary projects within the City of Manhattan Beach shall be considered pursuant to the 
MBMC Title 10 in effect on the date that the application for a discretionary project is deemed 
complete. Subsequent permits regarding such a discretionary project shall be granted pursuant to 
the approved plans and the MBMC in effect on the day that the application was deemed 
complete. 

 
B. Building permits for non-discretionary projects shall be issued or denied pursuant to the MBMC in 

effect on the date that the complete building permit application is submitted to the City. 
 

C. Each ministerial or non-discretionary residential permit shall be effective for a period of one (1) 
year from the issuance of such permit where the permit is acquired pursuant to the MBMC in 
effect prior to the effective date of this ordinance. At the end of such one (1) year term, the 
holder must have acquired a vested right to proceed, or the project shall be completed pursuant 
to the MBMC Title 10 adopted by Sections 2-11 of this Ordinance. 

 
SECTION 17.  This ordinance shall go into effect and be in full force and operation from 

and after thirty days after its final passage and adoption. 
 
SECTION 18.  The City Clerk shall certify to the passage and adoption of this ordinance 

shall enter the same in the book of original ordinances of said City; shall make a minute of the passage 
and adoption thereof in the records of the proceedings of the City Council of said City in the minutes of 
the meeting of said Council at which the same is passed and adopted; and shall within fifteen (15) days 
after the passage and adoption thereof cause the same to be published once in a weekly newspaper of 
general circulation, printed, published and circulated within the City of Manhattan Beach, California and 
which is hereby designated for that purpose. 

 
PASSED, APPROVED AND ADOPTED this 3rd day of May, 2011. 

 
 
 
 
AYES: 
NOES: 
ABSENT: 
ABSTAIN: 
 
 

       
Mayor of the City of Manhattan Beach, California 

 
 
ATTEST: 
 
 
 
      
City Clerk 



1 

 ORDINANCE NO. 2142 
 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
MANHATTAN BEACH RECOMMENDING THAT THE MANHATTAN 
BEACH LOCAL COASTAL PROGRAM BE AMENDED TO ADDRESS 
COMPREHENSIVE SUSTAINABLE BUILDING MEASURES (GREEN 
ROOFS AND DECKS, LANDSCAPING, AND RENEWABLE ENERGY 
SYSTEMS) 
 
THE CITY COUNCIL OF THE CITY OF MANHATTAN BEACH, CALIFORNIA, DOES 

HEREBY ORDAIN AS FOLLOWS: 
 
SECTION 1.  The City Council of the City of Manhattan Beach, California, does hereby 

find, determine and declare as follows: 
 

WHEREAS, in June 2008 City Council formed a resident-based Environmental Task 
Force (Task Force) to study environmental issues of priority to the community, and; 

 
WHEREAS, on March 16, 2010, the City Council approved the Sustainable Building 

Subcommittee and Environmental Task Force recommendations and directed Staff to prepare code 
amendments, and; 

 
WHEREAS, at its regular meetings of July 14, 2010, September 8, 2010, and March 9, 

2011 the Planning Commission held public hearings and discussed the  amendments to MBMC Title 10 
Planning and Zoning and the Local Coastal Program as recommended by the Sustainable “Green” Building 
Subcommittee and the Environmental Task Force, and; 

 
WHEREAS, the Sustainable “Green” Building Subcommittee and the Environmental Task 

Force recommended sustainable measures in five different areas of construction that are typically used in 
green building rating systems. Of the subcommittee’s five areas of recommendations, three require the 
amendment of the Local Coastal Program: Site Sustainability (Green Roofs and Decks), Water 
Efficiency/Water Use Reduction (Landscaping and Irrigation), and Energy (Renewable Energy, and; 

 
WHEREAS, all of the Planning Commission and City Council public hearings included 

public notices published in The Beach Reporter, a newspaper of general circulation in Manhattan 
Beach, and;   

 
WHEREAS, pursuant to applicable law, the City Council of the City of Manhattan Beach 

conducted a public hearing on April 19, 2011, on the proposed Code Amendments, and after accepting 
public input and discussing the item, provided direction on the Amendments to staff and continued the 
public hearing to May 3, 2011, and; 

 
WHEREAS, the public hearing was advertised pursuant to applicable law, testimony was 

invited and received, and;  
 
WHEREAS, pursuant to applicable law, the City Council of the City of Manhattan Beach 

conducted the continued public hearing on May 3, 2011, on the proposed Code Amendments, and after 
discussing the item, introduced Ordinance No. 2142, and; 

 
WHEREAS, the applicant for the subject amendment is the City of Manhattan Beach, and; 
 
WHEREAS, pursuant to California Environmental Quality Act (CEQA) and the Manhattan 

Beach CEQA Guidelines, portions of the subject amendments are exempt in that they are covered by the 
general rule that CEQA [Section 15061 (3)] only applies to projects which have the potential for causing a 
significant effect on the environment, and since it can be seen with certainty that there is no possibility that 
the activity will have a significant effect on the environment, the activity is not subject to CEQA. Portions not 
covered by the aforementioned exemption are Categorically Exempt, Class 8, Section 15308 in the CEQA 
Guidelines, and, 
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WHEREAS, the proposed amendments have been prepared in accordance with the 
provisions of Title 7, Division 1, Chapter 4, Section No. 65853, et seq., of the State of California 
Government Code, and;   

 
WHEREAS, the City Council finds that 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, and;  
 
WHEREAS, the proposed amendment to the Local Coastal Program is consistent with and 

will advance the following goals and policies of the Manhattan Beach General Plan:  
 

Land Use Element 
 Goal LU-1: Maintain the low-profile development and small-town atmosphere of Manhattan 

Beach. 
 
 Policy LU-1.1: Limit the height of new development to three stories where the height limit is 

thirty feet, or to two stories where the height limit is twenty-six feet, to protect the privacy of 
adjacent properties, reduce shading, protect vistas of the ocean, and preserve the low-profile 
image of the community. 

 
 Policy LU-2.4: Support appropriate stormwater pollution mitigation measures. 
 
 Infrastructure Element 

Goal I-7: Maintain and protect a reliable and cost effective water supply system capable of 
adequately meeting normal demand and emergency demand in the City.    

 
 Policy I-9.3: Support the use of storm water runoff control measures that are effective and 

economically feasible.    
 
  Policy I-9.5: Support appropriate storm water pollution mitigation measures. 
   
 Community Resource Element 
 Policy CR-4.6: Prepare lists of appropriate landscaping materials for the climate, and encourage 

residents and businesses to use them. 
  
 Policy CR-5.1: Employ principles of a sustainable environment in the development, operation, 

and maintenance of the community, emphasizing the importance of respecting and conserving 
the natural resources. 

 
 Policy CR-5.3: Encourage water conservation, including landscaping with drought-tolerant 

plants, use of reclaimed water, and recycling of cooling system water, in all development. 
  
 Policy CR-5.5: Support expanded use of reclaimed water. 
 
 Policy CR-5.6: Encourage drainage designs which retain or detain stormwater run-off to 

minimize volume and pollutant concentrations. 
 
 Policy CR-5.7: Encourage the use of energy-saving designs and devices in all new construction 

and reconstruction. 
 
 Policy CR-5.8: Encourage utilization of “green” approaches to building design and construction, 

including use of environmentally friendly interior improvements. 
 
 Policy CR-5.10: Encourage and support the use of alternative fuel vehicles, including support of 

charging or “fueling” facilities. 
 
 Policy CR-5.11: Support sustainable building practices. 
 
 Community Safety Element 
 Policy CS-1.5: Require that new developments minimize stormwater and urban runoff into 

drainage facilities by incorporating design features such as detention basins, on-site water 
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features, or other strategies. 
 

WHEREAS, the proposed amendments to the Manhattan Beach Local Coastal Program 
(Title A, Chapter 2) are consistent with and will advance the following policies of the City’s certified Local 
Coastal Program:  

 
Policy II.B.1: Maintain building scale in coastal zone residential neighborhoods consistent with 
coastal zoning regulations.  

 
Policy II.B.2:  Maintain residential building bulk control established by development standards 
contained in the Local Coastal Program Implementation Plan.  

 
Policy III.3: The City should continue to maintain and enforce the City ordinances that prohibit 
unlawful discharges of pollutants into the sewer system or into the tidelands and ocean. 

 
Policy III.4: The City should continue to maintain and enforce the City ordinances that prohibit 
disposal of oils or refuse into the oceans or on beaches. 

 
Policy III.14: City Storm Water Pollution Abatement Program. 

 
SECTION 2.  The City Council of the City of Manhattan Beach hereby modifies Chapter 

7.36 (Private Use of the Public Right of Way) of the Manhattan Beach Local Coastal Program as 
follows: 

 
7.36.150—Encroachment standards. 
A. General Standards:  

1. Structures as defined by the City's Building Code or other encroachments are prohibited from 
encroaching within the public right of way unless in compliance with these standards or approved 
by the City Council.  

2. Landscaping is permitted without an encroachment permit in accordance with an approved 
landscape plan pursuant to Chapter 7.32 of the Municipal Code as follows:. Artificial landscape 
materials are prohibited.  
a. Artificial landscape materials are prohibited. 
b. Where potable water is used for irrigation, a maximum of twenty percent (20%) of the total 

encroachment area may be landscaped with plants of high water use per Region 3 of Water 
Use Classification of Landscape Species (WUCOLS). This requirement may be met as follows: 
1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
2. Submittal of design and calculations prepared by a licensed landscape architect. 

3. Utility obstructions shall be avoided so as to maintain access to underground utilities. A minimum 
of thirty inches (30″) of clearance is required on each side of all water and sewer mains, unless 
otherwise approved by the Director of Public Works.  

4. Drainage from a private collection system that discharges a concentrated flow shall be directed to 
a vehicular street or alley pursuant to Public Works Department construction standards and shall 
be prohibited from flowing onto a public pedestrian walkway or sidewalk. A drainage plan shall be 
provided with an application for an Encroachment Permit.  

5. All encroachments shall be in conformance with Title 5, Chapter 5.84 of the Municipal Code 
pertaining to storm water pollution control.  

6. Obstructions to neighboring resident's scenic views shall be avoided. 
7. Steps and Stairs, other than risers between four and seven inches (4″ to 7″) in height and spaced 

a minimum of three feet (3') apart, are not permitted in the public right of way.  
Exception. One set of steps comprised of three (3) consecutive risers is permitted provided a 

condition does not result that requires installation of a guardrail or handrail.  
8. Existing improvements which do not conform to current standards must be removed or brought 

into conformance if the related structure on the adjoining property is significantly remodeled or 
reconstructed or if any new significant construction is proposed in the public right of way. Existing 
permitted improvements that have been made non-conforming by changes to these standards 
may otherwise remain provided any nonconforming element is not increased or expanded. The 
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intent is to cause nonconforming encroachments to be brought into conformity concurrent with 
major alterations or entirely new structures constructed on adjoining private property.  

9. Routine maintenance and repair may be performed on a nonconforming encroachment structure 
or improvement and replacement with a comparable improvement is permitted upon 
demonstration that the encroachment is deteriorated and creating an unsafe condition.  

B. Walk Street Standards:  
1. Fences and railings, including required safety handrails and guardrails, are permitted provided an 

open design is utilized. The maximum allowable height is forty-two inches (42″) above the 
adjacent public walkway. To ensure pedestrian to vehicle visibility at corners, a thirty-six inch (36″) 
maximum height (measured from adjacent curb level) is required within a distance of five feet (5') 
from the street corner.  

2. Retaining walls (not including walkway risers), free-standing walls and closed design fences are 
permitted provided the maximum allowable height is thirty-two inches (32″) above the adjacent 
public walkway. Conditions requiring guardrails that exceed the height permitted in subsection (1) 
above shall not be permitted.  

Exception. Retaining walls and related required safety railing that exceed the thirty-two inch (32″) 
limit may be constructed at the side boundaries of an encroachment area if necessary to retain a 
neighbor's existing grade, provided all other encroachment improvements comply with applicable 
encroachment standards. If subsequently such over-height walls and/or safety rails are no longer 
necessary due to modification of the adjoining encroachment area, the property owner shall lower 
the over-height wall/safety rail to conform with applicable standards. This requirement shall be 
included as a permit condition in the Encroachment Permit Agreement.  

3. Landscaping is permitted subject to approval of a landscape plan submitted with an Encroachment 
Permit. Landscaping shall cover a minimum of one-third of the encroachment area and shall not 
project over or onto the public walkway. To promote visual openness and conserve scenic vistas, 
the height of landscape plantings shall not exceed forty-two inches (42″) as measured from the 
adjacent public walkway.  

Landscape plantings shall be maintained in substantial conformance with the approved plan. If it 
is determined that a resident view is impaired, the Director of Community Development shall 
direct the owner of the property adjacent to the encroachment landscaping to trim the over-height 
landscaping to forty-two inches (42″) maximum. Should the property owner fail to act, the Director 
of Community Development may cause the landscaping to be trimmed, with the expense borne by 
the property owner. The owner of the property who receives such notice to trim may appeal the 
decision of the Director of Community Development pursuant to Section 7.36.070 of this chapter.  
Where potable water is used for irrigation, a maximum of twenty percent (20%) of the total 
encroachment area, except parking pads, may be landscaped with plants of high water use per 
Region 3 of Water Use Classification of Landscape Species (WUCOLS). This requirement may be 
met as follows: 
a. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
b. Submittal of design and calculations prepared by a licensed landscape architect. 

4. Usable surfaces (as defined herein). The intent of this standard is to ensure that the elevation of 
encroaching outdoor living areas located nearest the public walkway be consistent with the public 
walkway. Usable surfaces are permitted as follows:  
a. Within the front half of the encroachment area (adjacent to the public walkway), limited to a 

maximum height of twelve inches (12″) as measured above or below the adjacent public 
walkway.  

b. Within the rear half of the encroachment area (adjacent to private property), limited to a 
maximum height of either: thirty-six inches (36″) as measured above or below the adjacent 
public walkway, or twelve inches (12″) as measured above or below the natural grade, as 
defined herein.  

5. The total combined height of fences, railings, retaining walls (including walkway risers) shall not 
exceed a height of forty-two inches (42″) as measured from lowest adjacent finished grade.  

6. Drainage from a private collection system that discharges a concentrated flow shall be directed to 
a public vehicular alley or street via a non-erosive device pursuant to Public Works Department 
construction standards except as permitted by the Director of Public Works.  
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C. El Porto Strand Standards:  
In addition to the encroachments permitted in (B) above, the following encroachments are permitted 
within The Strand right of way north of Rosecrans Avenue due to unusual slope and underground utility 
location and to provide an adequate buffer between the Strand walkway and adjoining private 
properties.  

1. Usable surfaces are permitted within the rear half of the encroachment area at a maximum height 
of seventy-two inches (72″) measured from the adjacent public walkway, provided they are 
accompanied by terraced landscape planters with evenly spaced retaining walls with a maximum 
height of thirty inches (30″) each.  

2. Fences and walls are permitted to be a maximum height of forty-two inches (42″) above the 
adjacent public walkway except that planter walls required in subsection (1) above may have a 
maximum height of seventy-two inches (72″).  

3. Corner properties bordering a parking lot entrance or exit are allowed to have walls and fences on 
the vehicular street side to a maximum height of six feet (6′) above adjacent curb level except that 
a maximum height of three feet (3′) shall be permitted adjacent to driveway/roadway intersections.  

4. Drainage from a private collection system that discharges a concentrated flow shall be directed to 
a public vehicular alley or street via a non-erosive device pursuant to Public Works Department 
construction standards.  

D. Vehicular Street Standards:  
1. Street improvements, including (but not necessarily limited to) sidewalks, curbs, gutters, parking 

pads and paving may be required by the Public Works Department for the purpose of maintaining 
or improving conditions related to drainage, visibility, access, maneuverability or public parking, 
and, if required, shall be constructed in compliance with City standards.  

2. Fences and walls are permitted as follows: 
a. Location. Compliance is required with Public Works Department standards established in MBMC 

9.72.015. A minimum set back of two feet (2′) is required behind existing or required street 
improvements.  

b. Height. Fences and walls may not exceed a maximum height of forty-two inches (42″), 
measured from the existing public right of way grade at the fence or wall location. Open-design 
fences or guard rails required by the Building Official to exceed the forty-two inch (42″) maximum 
height are allowed on top of retaining walls if necessary to retain a neighbor's grade at a side 
property line. Fences and walls located near the intersection of streets or driveways may be 
subject to lower height requirements to ensure traffic visibility.  

3. Ground cover such as pavement (including brick or other decorative surfaces) and landscaping is 
permitted on the existing right of way grade. Decks or similar structures are prohibited.  

4. Street Corner Visibility. To ensure visibility at street corners a thirty-six inch (36″) maximum height 
is applicable to all fences, walls or landscape plantings within a distance of fifteen feet (15′) from 
the street corner as per MBMC 3.40.010 (Traffic Sight Obstructions). A height less than thirty-six 
inches (36″) may be applicable due to unusual slope conditions.  

5. Significant alteration of the existing right of way grade is prohibited, unless determined to be 
necessary to accommodate a required public street improvement.  

6. Loose gravel and similar material as determined by the Public Works Department is not permitted. 
7. Drainage from a private collection system that discharges a concentrated flow shall be directed to 

a public vehicular street right of way location via a non-erosive device pursuant to Public Works 
Department standards subject to review and approval of the City Engineer.  

8. Where potable water is used for irrigation, a maximum of twenty percent (20%) of the total 
encroachment area, except parking pads, may be landscaped with plants of high water use per 
Region 3 of Water Use Classification of Landscape Species (WUCOLS). This requirement may be 
met as follows: 
a. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
b. Submittal of design and calculations prepared by a licensed landscape architect. 
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SECTION 3.  The City Council of the City of Manhattan Beach hereby modifies Chapter 
A.04 (Definitions) of the Manhattan Beach Local Coastal Program as follows: 

 
A.04.030—Definitions 
Alternative-fuel Vehicle Charging Systems: Equipment used to recharge a vehicle that uses alternative 
energy as fuel, such as compressed natural gas (CNG), electricity or other non-petroleum derived fuels. 
 
Greywater Retention/Detention Features: A device or system designed to collect, store, and transport 
greywater, as defined by the California Plumbing Code, which may include tanks, valves, filters, pumps, 
or other appurtenances along with piping.  
Permeable Surface: an uncovered finish grade surface such as a driveway, walkway, or patio 
constructed with pervious materials allowing stormwater to directly infiltrate the underlying soils and 
contained so neither sediment nor the water discharges off the site. 
 
Roof or Deck, Green: A roof or deck/balcony surface that is partially or totally planted with vegetation 
that is over a waterproof membrane generally for the purpose of water or energy conservation. 
 
Solar Energy System: A combination of solar collector(s) and ancillary solar equipment used to generate 
electricity or heat water primarily for consumption on the property where the system is located. 
 
Stormwater Retention/Detention Feature: a device or system of improvements that captures, retains and 
subsequently releases stormwater runoff from a site at a lesser volume and/or slower rate than it is 
collected, while holding the runoff in temporary storage for the purposes of infiltration, bioretention, 
and/or storage with beneficial use such as landscape irrigation. 
 
Wind Energy System, Small (SWES): Wind energy system, generally consisting of a wind turbine, tower 
and ancillary equipment, that is used primarily to generate electricity on the property where the system 
is located.  
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SECTION 4.  The City Council of the City of Manhattan Beach hereby modifies Chapter 
A.12 (Residential Districts) of the Manhattan Beach Local Coastal Program as follows: 

 
A.12.030—Property development regulations:  
PROPERTY DEVELOPMENT STANDARDS FOR ALL AREA DISTRICTS  

 
E. Setbacks:       
E.1. Side Setbacks. Ten percent (10%) of lot width but not less than three feet (3′). In the RM and RH 

Zones side setbacks need not exceed ten feet (10′), and on corner sides setbacks need not exceed 
five feet (5′).  

     (1)Exceptions—Side Setbacks. Existing lots in the RM and RH Zones currently developed as 
multifamily and greater than fifty feet (50′) in width need not provide side setbacks greater than 
five feet (5′) when developed with three (3) or more dwelling units. 

2. Reverse Corner Side Setback. Reverse corner lots in Area Districts I and II shall have the 
following side yards:  
(a) On the lot side line which adjoins another lot the side yard shall be determined in the same 

manner as for an interior lot. 
(b) On the street side line, the width of the required side setback shall be the same as for the interior 

side setback on the lot except that the size and shape of such required side setback nearest the 
lot rear line shall be increased to include all of that portion, if any, of a triangle formed in the 

 Additional Regulations 
Minimum Usable Open Space (M) 
Required Landscaping Adjoining Streets (O) 
Fences, Walls, and Hedges (P) and A.60.150 
Building Separation (R) 
Off-Street Parking and Loading See Chapter A.64/A.64 (Q) 
House Moving (S) 
Underground Utilities See Section A.60.110 
Refuse Storage Area See Section A.60.100 
Outdoor Facilities See Section A.60.080 
Screening of Mechanical Equipment See Section A.60.090 
Solar-assisted Water Heating  
Sustainable Development (Solar Assisted Water Heating, 
Green Roofs and Decks, Solar Energy Systems, and 
Small Wind Energy Systems) 

See Section A.60.140 

Performance Standards See Section A.60.120 
Nonconforming Structures and Uses See Chapter A.68 
Signs See Chapter A.72 
Condominium Standards See Section A.52.110 
Minor Exceptions See Section A.84.120 
Telecommunications Facilities See Chapter 13.02 of MBMC 
RS, RM and RH DISTRICTS: Additional Development Regulations 
Substandard Lots See Section A.60.020 and 11.32.030 and 

(J) 
Building Projections into Setbacks See Section A.60.040 
Landscaping See Section A.60.070 
Accessory Structures See Section A.52.050 
Exterior Materials See Section A.52.020 
Home Occupation See Section A.52.070 
Tree Preservation See Section A.52.120 
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following manner:  
(i) On the common lot line of the reverse corner lot and the key lot, a point shall be established 

where the rear line of the required front yard on the key lot intersects such common lot line;  
(ii) On the street side line of the reverse corner lot, a point shall be established distant from the 

common street corner of the key lot and the reverse corner lot equal to the depth of the required 
front yard on the key lot;  

(iii) The third side of the triangle shall be a straight line connecting points (i) and (ii) of this section. 
If an alley intervenes between the key lot and the reverse corner lot, the width of the alley shall 
be included in determining the length of the line on the street side line of the reverse corner lot.  

3. Rear Setback:  
(a) In Area Districts I and II, the rear setback (RS) shall be determined as follows: RS = 0.3 × (lot 

depth in feet)-20; provided that the minimum setback is twelve feet (12′).  
(b) In Area District III, RS District, non-alley lots abutting residential at the rear with two thousand 

seven hundred (2,700) square feet or more in lot area, the rear setback shall be ten (10′) feet.  
H. Maximum Height of Structures. See Section 10.60.050, Measurement of height, and Section 

10.60.060, Exceptions to height limits. The maximum number of stories permitted shall be three (3) 
where the height limit is thirty feet (30′) and two (2) where the height limit is twenty-six feet (26′). A 
floor level may be divided between portions qualifying as a story and portions qualifying as a 
basement. Any portion of a floor level qualifying as a story shall be considered to have a minimum        
dimension of twenty feet (20′) measured perpendicular from the outside face(s) of the exterior 
building wall(s) which defines that area as a story. (See Graphic Illustration under "Basement" 
definition—Section 10.04.030).  

  A deck or balcony may be located directly above a second story where the height limit is twenty-
six feet (26′) or the third story where the height limit is thirty feet (30′), if the following criteria is met. 
Such decks shall be located adjacent to an interior living space and shall provide additional 
setbacks as follows; in all Area Districts the interior side setback shall be three (3) times the 
minimum side setback; In Area Districts I and II the rear setback shall be two (2) times the minimum 
rear yard setback and in Area Districts III and IV the rear setback shall be fifteen (15) feet. The 
surface elevation of any deck or balcony shall be no higher than nine feet (9′) below the height limit.  

  A green roof or deck may be located only where decks and balconies are allowed. Green roofs 
that are designed in a manner that prohibits usability may be approved administratively by the 
Director of Community Development if safety, maintenance, slope, and access issues are mitigated 
(See “Roof, Green or Deck” Sections 10.04.030 and 10.60.140C).  

  Whenever new construction or alterations and additions to existing structures involves grading 
or scraping, a survey acceptable to the Director of Community Development is required as a 
condition of issuance of a demolition or building permit (see Section 10.80.010). The Director shall 
require that survey markers be set.  

  The Community Development Director shall determine compliance with this subsection by 
reviewing two (2) vertical cross-sections through the property (front-to back and side-to-side) that 
show the relationship of each level in a new structure and new levels added to an existing structure 
to both existing and finished grade on the property and adjacent land within five feet (5′) of the 
property line.  

O. Required Landscaping Adjoining Streets. At least twenty percent (20%) of all visible portions of a 
required front or corner side yard adjoining a street shall be a planting area. For additional site 
landscaping requirements, see Section 10.60.070—Landscaping, Irrigation and Hydroseeding. 
Conformance with standards specified in Section 10.60.070 may result in landscaping that exceeds 
the minimum requirements of this section. 

 
SECTION 5.  The City Council of the City of Manhattan Beach hereby modifies Chapter 

A.52 (Site Regulations—Residential Districts) of the Manhattan Beach Local Coastal Program as 
follows: 

 
A.52.050—Accessory structures. 
B. Location. Except as provided in this chapter, accessory structures shall not occupy a required front, 
side, or building separation yard. Mechanical equipment and storage buildings shall be prohibited 
beyond the front building line of the principal structure on a site. No accessory uses shall be permitted 
off-site; this shall not prohibit development allowed in subsection F of this section.  
Exceptions.  

1. Ornamental accessory structures may be located in the front yard of a site if they do not exceed 
forty-two inches (42″) in height.  
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2. One (1) flagpole may be located in the front yard of a site if it does not exceed fifteen feet (15′) in 
height. 

3. One (1) decorative lamp post may be located in the front yard of a site if it does not exceed eight 
feet (8′) in height. 

4. Architectural screen walls may be located in the front yard of a site pursuant to Section 
10.12.030(P). 

5. One (1) basketball hoop/post may be located in the front yard of a site if it does not exceed thirteen 
feet (13′) in height. 

6. Stormwater runoff and greywater retention/detention features may be located in required side, rear, 
or building separation yards as follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches (12”) into 

required side, rear, or building separation yards provided a five foot (5’) clearance from the 
property line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the Community 
Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located within five feet 
(5′) of a property line provided it complies with the locational criteria of Section 10.52.040D, stated 
above, and is located within a structure having a solid roof, solid walls, and, with no openings within 
five feet (5′) of said property lines.  

H. Decks. No accessory structure deck or green roof/deck more than thirty inches (30″) or more in 
height shall be located in a required yard. 

 
SECTION 6. The City Council of the City of Manhattan Beach hereby modifies Chapter 

A.60 (Site Regulations—All Districts) of the Manhattan Beach Local Coastal Program as follows: 
 
A.60.040—Building projections into required yards or required open space. 
B. Uncovered porches, platforms, decks, green decks and landings, including access stairs thereto, 

which do not extend above the floor elevation of an adjoining portion of the first story: Three feet in a 
side or building separation yard, four feet (4') in a front yard and six feet (6') in a rear yard, provided 
that a two-foot (2') clearance from the property line is maintained. Open-work railing not to exceed 
three and one-half feet (3½') in height may be installed. 
Exception. A zero foot (0') clearance shall be permitted from property lines adjoining numbered "walk 
streets," or unimproved public street or alley easements which are not open to vehicular use. 

F. Balconies and Bay Windows: Balconies, including green roofs or decks, and bay windows may 
project into required yards and usable open space, subject to the following limitations: 
1. The glass area of each bay window shall be not less than fifty percent (50%) of the sum of the 

vertical surfaces of such bay window. 
2. The maximum length of each bay window shall be eight feet (8') at the line that establishes the yard 

setback and shall be reduced in proportion to the distance from such line by means of a forty-five-
degree (45º) angle drawn inward from the end of the eight-foot (8') dimension, reaching a maximum 
of six feet (6') along a line that is one foot (1') from and parallel to the setback line. The total 
aggregate length of all bay windows on each level projecting into a required yard shall not exceed 
one-quarter (1/4) of the buildable length or buildable width of the lot, as the case may be. 

3. No bay window shall project into an open area established by an inclined plane extending upward 
at forty-five-degree (45º) angle from a horizontal extension of the adjacent floor level. The intent of 
this requirement is to ensure that no floor area projects into a required yard. 

4. Balconies, shall have open railings, glass or architectural details with openings to reduce visible 
bulk; balconies composed solely of solid enclosures are not allowed to project into required yards. 

5. Balcony projections are allowed in either the required front and rear yard, but not both, provided the 
depth of projection into the required yard does not exceed three feet and the area does not exceed 
three feet (3') multiplied by one-half (1/2) of the buildable width of the lot, and a minimum two foot 
clearance to the property line is maintained. 
a. Exceptions for RM and RH Districts. Balcony projections are allowed in both the required front 

and rear yard for each dwelling unit to provide private open space. The aggregate area of all 
balcony projections for the entire lot within required yards shall not exceed three (3) times one-
half (1/2) of the buildable width of the lot if all balcony projections are located in either the front or 
rear yard, and three (3) times two-thirds (2/3) the buildable width of the lot if balconies are located 
in both the front and rear yards. 

6. The aggregate length of all bay window, balcony, chimney, and stair projections into a required 
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yard on a single building level, measured at the setback line, shall not exceed two-thirds (2/3) of 
the buildable width of the lot. 
a. Exception for Area Districts I and II. Balcony projections within eight feet (8') of local grade shall 

not be included in the aggregate length applicable to a single level. 
 

 
BAY WINDOWS, AND BALCONIES, AND GREEN ROOFS/DECKS 
 
J. Stormwater and Greywater Retention/Detention Features. Stormwater runoff and greywater 

retention/detention features may be located in required side, rear, or building separation yards as 
follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches (12”) into 

required side, rear, or building separation yards provided a five foot (5’) clearance from the property 
line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the Community 
Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located within five feet (5′) 
of a property line provided it complies with the locational criteria of Section 10.52.040D, and is located 
within a structure having a solid roof, solid walls, and, with no openings within five feet (5′) of said 
property lines. 

K. Alternative-fuel Vehicle Charging Systems. Alternative-fuel Vehicle Charging Systems may project 
two feet (2′) into one (1) interior side yard starting at a point eight feet (8′) above finished grade, 
providing that at least two feet (2′) is maintained as a clear area between all recharging system 
equipment and the property line, or as determined by the Director of Community Development. 
Projections into required street side yards are prohibited. 
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A.60.060—Exceptions to height limits. 
Exceptions to height limits. Vent pipes and radio and television antennas may exceed the maximum 
permitted height in the district in which the site is located by no more than ten feet (10′). Chimneys may 
exceed the maximum permitted height by no more than five feet (5′), provided the length and the width 
of the chimney portion exceeding the height limit shall not exceed three feet (3′) in width and five feet 
(5′) in length. Solar energy systems may exceed the maximum permitted height by no more than twelve 
inches (12”). The Director of Community Development may make exemptions where fire-life safety and 
access issues are mitigated (See Solar energy systems—Section 9.36.080). 

 
A.60.070—Landscaping, Irrigation, and Hydroseeding. 
A. General Requirement. Minimum For new projects,  projects over fifty percent (50%) in building 

valuation, or as required by the current California Model Water Efficient Landscape Ordinance, site 
landscaping and required planting and hardscape areas, including all landscaping, patios, decks, and 
walkways (excluding driveways and footprints), shall be installed in accordance with the standards 
and requirements of this section., which shall apply to all projects including construction or exterior 
alterations of structures with more than a total of two thousand five hundred (2,500) square feet of 
buildable floor area and covered parking area, except single-family residences and two-family 
dwelling units (duplexes). 
1. Landscape plans shall be prepared by a landscape designer, a licensed landscape architect or 

other qualified person, and submitted to the  Community Development Department for approval 
prior to issuance of a building permit, and no significant or substantive changes to approved 
landscaping or irrigation plans shall be made without prior written approval by the Community 
Development Director and the landscape designer. Substantial changes shall require approval of 
the Planning Commission or Board of Zoning Adjustment, as appropriate, if these bodies granted 
approval of the project.  

2. Evidence of completion of required landscaping and irrigation improvements  shall be supplied to 
the Community Development Department on a Landscape Certification form. This form shall be 
required to be submitted prior to issuance of an occupancy permit for new construction unless an 
extension of up to one (1) year has been granted by the Community Development Director. For 
projects consisting primarily of additions to or remodeling of existing buildings for which landscaping 
is required, a deferred completion agreement may be executed prior to issuance of the building 
permit. The agreement shall  guarantee installation of the landscape and any irrigation 
improvements within one (1) year or prior to occupancy, whichever occurs first.  

3. Where potable water is used for irrigation, a maximum of twenty percent (20%) of the total planting 
and hardscape areas (defined above) on private property, parkways, and encroachment areas may 
be plants of high water use per Region 3 of Water Use Classification of Landscape Species 
(WUCOLS). When calculating lot sizes, any lot dimensions with fractions shall be rounded down to 
the nearest whole number prior to calculating the lot size. This requirement may be met as follows: 
a. For parcels 7,500 square feet or less: 

1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
2. Submittal of design and calculations prepared by a licensed landscape architect. 

b. For parcels 7,500 square feet or greater: 
1. Submitting a design and calculations prepared by a licensed landscape architect. 

 Exceptions. 
 1. Sites entirely irrigated by non-potable water. 

2. Administrative exception for special circumstances or undue hardship as determined by the 
Director of Community Development.  

3. Projects with no exterior site work, landscaping, hardscaping, or similar improvements. 
 
A.60.140—Solar-assisted water heating. Sustainable Development. 
A. Solar-assisted water heating. To promote energy conservation, installation of plumbing for future 

solar-assisted water heating systems shall be required in all new residential and commercial 
construction and in major alterations and additions to residential and commercial structures when 
the total estimated cost of the enlargement or alteration exceeds fifty percent (50%) of the total 
estimated cost of reconstructing the structure.  

B. Stormwater Retention/Treatment. For additional Municipal National Pollutant Discharge 
Elimination System (NPDES) or current Municipal stormwater permit requirements, see Section 
5.84.  
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C. Green Roofs and Decks.  
1. A green roof or deck may be located only where decks and balconies are allowed.  
2. All planting materials on green roofs and decks may not exceed the maximum allowed height of 

structure permitted by the development standards of the base district.  
 Exception. Green roofs that are used solely as a roof and designed in a manner that prohibits 
usability as a deck may be approved administratively by the Director of Community Development if 
safety, maintenance, slope, and access issues are mitigated (See “Roof, Green or Deck” definition).  

D. Solar Energy Systems. Solar energy systems may exceed the maximum permitted height by no 
more than twelve inches (12”). The Director of Community Development may make exemptions 
where fire-life safety and access issues are mitigated (See Solar energy systems—Section 
9.36.080). 

E. Small Wind Energy Systems (Turbines).  Small Wind Energy Systems (SWES) are permitted in 
all districts subject to the following standards and procedures: 
1. Development Standards. The following minimum requirements and standards shall apply to 

SWES:  
a. System type and location.  

1. The SWES shall comply with the definition of Small Wind Energy System in Section 
10.04.030.  

2. Where feasible, ancillary SWES equipment shall be located inside a building or screened 
from public view in a manner compatible with the site.  

b. The SWES shall not exceed the height of the existing or proposed structure on which it is 
located, exceed the maximum height limit, or exceed twelve feet (12’) in height if not located on 
a structure, whichever is lower.   

c. Setbacks and Clearances.  
1. The SWES shall comply with the setbacks applicable to the zone in which the SWES is 

located, provided that a greater setback may be required to reduce impacts to adjacent 
parcels.  

2. No portion of a blade when fully operational shall extend within ten (10) feet of finished grade 
or a property line, unless the Director of Community Development finds that a reduced 
clearance will not adversely affect any person, property or improvement in the vicinity, or 
conflict with the zone in which the property is located.  

3. A minimum clearance of ten (10) feet shall be maintained between any tower or blade and 
any structure, tree, utility line, or similar object, unless the Director of Community 
Development finds that a reduced clearance will not adversely affect any person, property or 
improvement in the vicinity.  

4. The SWES shall not inhibit or interfere with emergency vehicle or structure access, fire 
escapes, exits, standpipes, or other Fire Department requirements as determined by the Fire 
Department. 

5. Every SWES shall be designed so that no ladder or other means of climbing a tower is 
located within twelve (12) feet of the finished grade or accessible space.  

6. Guy wires or other rough appurtenances shall not be visible unless deemed to be appropriate 
and necessary by the Director of Community Development. 

7. The SWES shall be equipped with manual and automatic over-speed protection controls so 
that blade rotation speed does not exceed the system’s design limits.  

8. An on-grid SWES shall be designed to automatically turn off when on-grid connection is lost 
or the batteries are fully charged.  

9. All on-grid SWES shall be approved by the applicable utility prior to installation.  
10. Electrical poles, wires and other items required to convey power generated by a SWES to 

the public utility grid shall be installed underground. 
11. The SWES shall comply with the requirements of Section 5.48—Noise Regulations, except 

during short-term events such as utility outages and severe wind storms.  
12. The SWES shall not bear any signs or advertising devices other than certifications, public 

safety warnings, or other seals or signage required by law.  
13. No lighting shall be placed upon, attached to, or in any way illuminate a SWES unless 

required by law. Any required lighting shall be designed and located to reduce impacts to 
properties in the vicinity to the maximum extent allowed by law as determined by the 
Community Development Director.  

d. Maintenance and removal.  
1. The SWES shall at all times be operated and maintained in accordance with manufacturer’s 

requirements, the requirements of this section, and all applicable laws. In no case shall the 
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condition or operation of the SWES pose noise, safety, or other adverse effects to the site, or 
persons, improvements or properties in the vicinity.  

2. The Community Development Director may require the SWES to be removed from the 
property if the Director determines that the SWES has been inoperable, or has ceased to 
operate, for twelve (12) consecutive months or more.  

2. Submittal Requirements—All SWES Applications. Applications for all SWES shall be initiated 
by submitting the following materials to the Community Development Department.  
a. A completed Master Application form, signed by the property owner or authorized agent, 

accompanied by the required fees, plans and mapping documentation in the form prescribed by 
the Community Development Director.  

b. Written statements to support the standards, required findings and, criteria of this Code section. 
c. A vicinity map showing the location and street address of the development site. 
d. A map showing the location and street address of the property that is the subject of the 

application and of all lots of record within three hundred feet (300′) of the boundaries of the 
property; and  

e. A list, drawn from the last equalized property tax assessment roll or the records of the County 
Assessor, Tax Collector, or the City's contractor for such records showing the names and 
addresses of the owner of record of each lot within three hundred feet (300′) of the boundaries 
of the property. This list shall be keyed to the map required by subsection (d) of this subsection 
and shall be accompanied by mailing labels.  

3. Notice to Property Owners. After receipt of a completed application, the Community 
Development Director shall provide notice to surrounding property owners as provided in 
subsection 2 of this section. Said notice shall include: a project description, information regarding 
where and when project plans can be viewed, a request for comments regarding said exception, 
and a commenting deadline date. No public hearing shall be required.  

4. Director's Review and Action  
a. Notice of Decision. After the commenting deadline date, and within thirty (30) days of receipt 

of a completed application, the Director of Community Development shall approve, conditionally 
approve, or deny the application. The Director shall send the applicant a letter stating the 
reasons for the decision under the authority for granting or denying the SWES, as provided by 
the applicable sections of this chapter. The letter also shall state that the Director's decision is 
appealable under the provisions of subsection 6 of this section.  

b. Request for Planning Commission Action. At the Community Development Director’s 
discretion, review and action may be deferred to the Planning Commission. 

c. Findings. In making a determination, the Community Development Director or Planning 
Commission shall be required to make the following findings:  
1. There will be no significant detrimental impact to surrounding neighbors, including, but not 

limited to light, air, noise, and views.  
2. That the proposed project is consistent with the City's General Plan, the purposes of this title 

and the zoning district where the project is located, the Local Coastal Program, if applicable, 
and with any other current applicable policy guidelines.  

3. The installation of the SWES is primarily to reduce on-site consumption of electricity. 
4. The proposed SWES will not produce or result in noise levels exceeding the requirements of 

Section 5.48—Noise Regulations. 
5. Conditions of Approval. In approving a SWES application, the Director or Planning Commission 

may impose reasonable conditions necessary to:  
a. Achieve the general purposes of this chapter and the specific purpose of the zoning district in 

which the SWES will be located, or to be consistent with the General Plan;  
b. Protect the public health, safety, and general welfare. 

6. Effective Date—Appeals. Unless appealed in accordance with Chapter 10.100 of the Manhattan 
Beach Municipal Code, a decision shall become effective after expiration of the time limits for 
appeal set forth in Section 10.100.030 Manhattan Beach Municipal Code.  
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SECTION 7. The City Council of the City of Manhattan Beach hereby modifies Chapter 
A.64 (Off-street Parking and Loading Regulations) of the Manhattan Beach Local Coastal Program as 
follows: 
 
A.64.100—Application of Dimensional Requirements. 
C. Vertical Clearance. Vertical clearance for parking spaces shall be an unobstructed headroom 

clearance of not less than seven feet (7′) above the finish floor to any ceiling, beam, pipe, vent, 
mechanical equipment or similar construction, except that automatic garage door opening equipment 
and the garage door entrance may be 6.67 feet. For storage purposes (not including mechanical 
equipment) and vehicle recharging purposes for residential uses, non-structural improvements 
including wall-mounted shelves, storage surface racks, or cabinets, or electricity based alternative-
fuel vehicle charging systems may encroach into the vertical clearance, provided a minimum 4.5 feet 
vertical clearance is maintained above the finished floor of the garage within the front five feet (5′) of 
a parking space. 

 
SECTION 8. The City Council of the City of Manhattan Beach hereby modifies Chapter 

A.68 (Nonconforming Uses and Structures) of the Manhattan Beach Local Coastal Program as follows: 
 
A.68.020—Continuation and Maintenance. 
D. Routine maintenance and repairs may be performed on a structure, the use of which is 

nonconforming; and on a nonconforming structure. Exterior nonconforming elements including, but 
not limited to: stairways, decks, balconies, green roofs or decks, chimneys, fences, and retaining walls 
may be replaced in their entirety, if, upon finding in a report prepared by a State of California licensed 
civil engineer, that, due to a deteriorated condition, such structures are unsafe, and routine repair is 
infeasible.  

 
A.68.030—Alterations and enlargements of nonconforming uses and structures. 
I. Lots Without Vehicular Access. Residential buildings on lots with no vehicular access to public streets 

constitute nonconforming uses and may not be altered or enlarged except in accordance with the 
provisions of this section. Such buildings may be altered as follows: 
1. Interior improvement repairs consistent with all applicable building regulations. 
2. Additions of exterior architectural features such as a fireplace, chimney, balcony, green roof or 

deck, or bay window, subject to Section 10.60.040, Building projections in yards and required open 
space. 

3. Modification of a roof from flat to pitched or from pitched to flat, provided that the existing or 
proposed roof does not exceed a four (4) in twelve (12) pitch.  

4. Exterior modifications may include a minor increase in square footage (said increase calculated 
cumulatively), not to exceed ten percent (10%) of the original gross floor area.  

5. If there is a fire or casualty loss, the building may be replaced to the buildable square footage and 
height existing just before the fire or casualty loss and consistent with the requirements of the 
current building code.  

6. No alteration shall increase building height, except for a roof change referred to in subsection (D)(3) 
of this section. 

7. Should any exterior building elements or interior floor area be found to be in an extensively 
deteriorated condition, as documented in a report prepared by a licensed civil engineer, the Director 
of Community Development may allow said walls or areas to be entirely removed and replaced as 
long as the improvement is conforming with respect to required yards and otherwise meets the 
provisions of this section.  

 
SECTION 9.  All other provisions of the Local Coastal Program shall remain unchanged 

and continue in full force and effect. 
 
SECTION 10.  Any provisions of the City of Manhattan Beach Local Coastal Program, or 

appendices thereto, or any other ordinances of the City, to the extent that they are inconsistent with this 
ordinance, and no further, are hereby repealed. 
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SECTION 11.  If any section, subsection, sentence, clause, phrase or portion of this 

ordinance is for any reason held to be invalid or unconstitutional by the decision of any court of 
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 adopted this ordinance and each 
section, subsection, sentence, clause, phrase or portion thereof irrespective of the fact that any one or 
more sections, subsections, sentences, clauses, phrases or portions be declared invalid or 
unconstitutional. 

 
SECTION 12.  A staff review of the proposed amendments per Sections 2-8 of this 

Ordinance is hereby directed to occur approximately twelve (12) months after the effective date of this 
Ordinance.   

 
SECTION 13.  The effective date of the proposed amendments adopted by reference in 

Sections 2-8 of this Ordinance shall be subject to the following applications: 
 

A. All discretionary projects within the City of Manhattan Beach shall be considered pursuant to the 
Local Coastal Program in effect on the date that the application for a discretionary project is 
deemed complete. Subsequent permits regarding such a discretionary project shall be granted 
pursuant to the approved plans and the Local Coastal Program in effect on the day that the 
application was deemed complete. 

 
B. Building permits for non-discretionary projects shall be issued or denied pursuant to the Local 

Coastal Program in effect on the date that the complete building permit application is submitted to 
the City. 

 
SECTION 15.  This ordinance shall go into effect and be in full force and operation from 

and after thirty days after its final passage and adoption. 
 
SECTION 16.  The City Clerk shall certify to the passage and adoption of this ordinance 

shall enter the same in the book of original ordinances of said City; shall make a minute of the passage 
and adoption thereof in the records of the proceedings of the City Council of said City in the minutes of 
the meeting of said Council at which the same is passed and adopted; and shall within fifteen (15) days 
after the passage and adoption thereof cause the same to be published once in a weekly newspaper of 
general circulation, printed, published and circulated within the City of Manhattan Beach, California and 
which is hereby designated for that purpose. 

 
PASSED, APPROVED AND ADOPTED this 3rd day of May, 2011. 
 

 
AYES: 
NOES: 
ABSENT: 
ABSTAIN: 
  
 

       
Mayor of the City of Manhattan Beach, California 

 
 
ATTEST: 
 
 
      
City Clerk 
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CITY OF MANHATTAN BEACH 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

 
TO:  Planning Commission 
 
THROUGH: Richard Thompson, Director of Community Development 
   
FROM: Esteban Danna, Assistant Planner 
   
DATE: March 9, 2011 
 
SUBJECT: Consideration of Environmental Task Force Recommendations to Amend 

Title 10 Planning and Zoning of the Manhattan Beach Municipal Code 
and the City’s Local Coastal Program for Comprehensive Sustainable 
Building Measures, as part of the City Council 2009-2010 Work Plan. 

 

RECOMMENDATION 
Staff recommends that the Planning Commission CONDUCT A PUBLIC HEARING, 
DISCUSS, and ADOPT the Draft Resolution amending Title 10 Planning and Zoning of 
the Manhattan Beach Municipal Code (MBMC) and the City’s Local Coastal Program 
(LCP) to incorporate a comprehensive set of Sustainable Building Measures as 
recommended by the Sustainable “Green” Building Subcommittee and the Environmental 
Task Force.  
 
BACKGROUND 
In June 2008 City Council formed a resident-based Environmental Task Force (Task 
Force) to study environmental issues of priority to the community. City Council approved 
the Sustainable Building Subcommittee and Environmental Task Force recommendations 
on March 16, 2010 and directed Staff to prepare code amendments.  
 
The recommendations require code amendments to several chapters of the MBMC. The 
Planning Commission will only review those amendments pertinent to Title 10. The City 
Council will review all proposed code amendments. Some amendments to Title 10 
overlap with amendments in other chapters. The role of the Planning Commission is to 
review the proposed amendments, provide a forum for public participation, provide 
comments to the City Council, and approve the Draft Resolution.  
 
At its regular meetings of July 14 and September 8, 2010, the Planning Commission held 
public hearings and discussed upcoming amendments to MBMC Title 10 Planning and 
Zoning and the LCP as recommended by the Sustainable “Green” Building 
Subcommittee and the Environmental Task Force. At the September 8, 2010 meeting, the 
Planning Commission had questions regarding certain aspects of the proposed 
amendments and asked Staff to return with more information in order to continue the 
discussion. Many of the questions posed by the Planning Commission at that meeting are 
addressed in this report. Members of the Sustainable “Green” Building Subcommittee 
will be present at the Planning Commission meeting to further address questions and 
provide a dialog for Planning Commission discussion.   

EXHIBIT C
CC MTG 4-19-11
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The Sustainable “Green” Building Subcommittee and the Environmental Task Force 
recommended sustainable measures in five different areas of construction that are 
typically used in green building rating systems. Of the subcommittee’s five areas of 
recommendations, three require the amendment of Title 10 Planning and Zoning in the 
MBMC and the LCP as follows: 

1. Site Sustainability 
a. Stormwater Retention Design-Low Impact Development and Best Management  
    Practices 
b. Green Roofs and Decks 

2. Water Efficiency/Water Use Reduction 
a. Landscaping and Irrigation 
b. Plumbing Fixtures 

3. Energy  
a. Renewable Energy 

 
ENVIRONMENTAL DETERMINATION 
Pursuant to California Environmental Quality Act (CEQA) and the Manhattan Beach 
CEQA Guidelines, portions of the subject amendments are exempt in that they are 
covered by the general rule that CEQA [Section 15061 (3)] only applies to projects which 
have the potential for causing a significant effect on the environment, and since it can be 
seen with certainty that there is no possibility that the activity will have a significant 
effect on the environment, the activity is not subject to CEQA. Portions not covered by 
the aforementioned exemption are Categorically Exempt, Class 8, Section 15308 in the 
CEQA Guidelines. 
 
GENERAL PLAN GOALS AND POLICIES 
The proposed amendments to Title 10 of the Municipal Code (Zoning Ordinance) and the 
Local Coastal Program (Title A) are consistent with and will advance the following goals 
and policies of the Manhattan Beach General Plan:  
 
Land Use Element 

• Goal LU-1: Maintain the low-profile development and small-town atmosphere of 
Manhattan Beach. 

• Policy LU-1.1: Limit the height of new development to three stories where the 
height limit is thirty feet, or to two stories where the height limit is twenty-six 
feet, to protect the privacy of adjacent properties, reduce shading, protect vistas of 
the ocean, and preserve the low-profile image of the community.. 

• Policy LU-2.4: Support appropriate stormwater pollution mitigation measures. 
 
Infrastructure Element 

• Goal I-7: Maintain and protect a reliable and cost effective water supply system 
capable of adequately meeting normal demand and emergency demand in the 
City.    

• Goal I-9: Maintain a storm drainage system that adequately protects the health 
and safety and property of Manhattan Beach residents. 
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• Policy I-9.3: Support the use of storm water runoff control measures that are 
effective and economically feasible.    

• Policy I-9.5: Support appropriate storm water pollution mitigation measures. 
 
Community Resource Element 

• Policy CR-4.6: Prepare lists of appropriate landscaping materials for the climate, 
and encourage residents and businesses to use them. 

• Policy CR-5.1: Employ principles of a sustainable environment in the 
development, operation, and maintenance of the community, emphasizing the 
importance of respecting and conserving the natural resources. 

• Policy CR-5.3: Encourage water conservation, including landscaping with 
drought-tolerant plants, use of reclaimed water, and recycling of cooling system 
water, in all development. 

• Policy CR-5.5: Support expanded use of reclaimed water. 
• Policy CR-5.6: Encourage drainage designs which retain or detain stormwater 

run-off to minimize volume and pollutant concentrations. 
• Policy CR-5.7: Encourage the use of energy-saving designs and devices in all new 

construction and reconstruction. 
• Policy CR-5.8: Encourage utilization of “green” approaches to building design 

and construction, including use of environmentally friendly interior 
improvements. 

• Policy CR-5.10: Encourage and support the use of alternative fuel vehicles, 
including support of charging or “fueling” facilities. 

• Policy CR-5.11: Support sustainable building practices. 
 
Community Safety Element 

• Policy CS-1.5: Require that new developments minimize stormwater and urban 
runoff into drainage facilities by incorporating design features such as detention 
basins, on-site water features, or other strategies. 

 
DISCUSSION 
1. Site Sustainability Recommendations  
Stormwater Retention Design – Low Impact Development and Best Management 
Practices 
The goal of the proposed amendment is to design water runoff mitigation measures to 
achieve zero discharge for 0.75 inch rainfall in a 24 hour period. The proposed measure 
aims to set standards that require the retention and infiltration of stormwater run-off on 
site unless it is technically inadvisable, at which point stormwater may be treated and 
released.  
 
The recommendation proposed to require eighty percent of the required yard area to be 
permeable surfaces. Upon discussion, Staff determined that such requirement could 
potentially have an adverse impact on the foundations of structures where minimum 
setbacks are provided. The alternative, which is to require a licensed engineer to design 
mitigation plans per the current Municipal National Pollutant Discharge Elimination 
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System (NPDES) would significantly elevate the cost of design and construction. Further 
research and development is needed for this recommendation.  
 
Furthermore, Staff has determined that it would be more appropriate to incorporate 
stormwater mitigation measures into the Building Code to achieve the Environmental 
Task Force’s Stormwater mitigation goals. The Building Code already requires 
stormwater mitigation for larger commercial developments. The proposed amendments 
would expand stormwater mitigation requirements to residential and small commercial 
projects as well. 
 
Green Decks and Roofs 
A green deck or roof is a surface that supports the growth of vegetation over a portion of 
its area generally for the purpose of water and/or energy conservation. Green roofs 
provide a means to decrease stormwater runoff into the public system as well as provide 
building insulation and improved aesthetics. While balancing height, views, and safety 
concerns, the recommendation to amend Title 10 Planning and Zoning provides 
administrative flexibility for green decks and roofs and is consistent with the 2009-2010 
City Council Work Plan. This measure is not a State requirement. 
 

1b. 

Application 
• All new residential and non-residential construction 
• Major renovations (over 50% valuation) 
• Balcony/deck/ roof remodels 

Measures 

•     Treated as other decks and balconies for height and    
    setbacks 

• Director may approve green roofs on top of roof level if it   
    is not  usable as a deck, and if safety, maintenance, slope,  

       and access issues are mitigated 
• All planting materials on green roofs and decks may not 

exceed the maximum allowed height of structure  

Purpose/ 
Benefit 

• Reduce stormwater runoff in public system  
• Filter pollution 
• Increase thermal and acoustical insulation  
• Decreased need for air conditioning and other energy 

consumption 
These revisions are shown (Exhibit A) in MBMC Sections 10.04.030, 10.12.030 
(Subsection H), 10.52.050 (Subsection H), 10.60.040 (Subsections B and F), 10.60.140 
(Subsection C), and 10.68.020 (Subsection D and I). These revisions are also shown in 
the Local Coastal Program Sections A.04.030, A.12.030, A.60.040, A.60.140, and 
A.68.020. 
 
The Planning Commission did not express further concerns with the green roofs and 
decks proposal. Staff, however, added language to the amendment that limits all planting 
materials to remain below the maximum allowed height of structure. Staff will provide 
examples of green roofs and decks at the Planning Commission meeting. 
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2a. 

Application 
• All new residential and non-residential construction 
• Major renovations (over 50% valuation) 

Measures 

• Maximum of 20% of the landscaped area (private property, 
public parkways, & encroachment areas) may be high 
water use, such as grass  

• Small lots of 7,500 square feet or less may use 
standardized water budget worksheet per WUCOLS or 
may provide licensed landscape architect design and 
calculations 

• Lots over 7,500 square feet must provide licensed 
landscape architect design and calculations 

Exceptions: 
• Director may allow administrative exemptions for hardship 

or special circumstances 
• Sites irrigated with non-potable water are exempt 
• Projects with no exterior site work 

Purpose/ 
Benefit 

• Estimated 20% reduction of water usage 
• Estimated 20% reduction of runoff discharge 
• Meet or exceed compliance with California Model Water 

Efficient Landscape Ordinance  
These revisions are shown (Exhibit A) in MBMC Sections 10.12.030 (Subsection O), 
10.12.050 (Subsection K), 10.20.030 (Subsection G), 10.44.040 (Subsection K), and 
10.60.070. These revisions are also shown in the Local Coastal Program Sections 
A.12.030, A.12.050, and A.60.070. 
 
At the previous meeting, the Commission was interested in knowing what amount of 
water is specifically used for maintaining traditional landscaping in Manhattan Beach and 
how it compares to other areas in California. City data showing water usage for 
landscaping purposes is not available since only one water meter is used for both interior 
and exterior water use. Approximately seventy percent of the state’s residential water 
supply is used for landscaping. In coastal regions, Californians use up to fifty percent of 
their total water supply for landscape irrigation (www.socalwatersmart.com). City 
records show that the average household consumption of water for single-family 
residences ranges approximately between 15,700 and 17,900 gallons annually. In order to 
assess the effectiveness of the proposed measure, these figures may be compared to 
future figures.  
 
The Commission was also interested in knowing whether limiting lawns is the most 
effective method of reducing water consumption in the City given the small size of the 
lots.  Traditional turf grass is a high water use landscape feature. The current trend 
throughout California and other parts of the southwestern United States is to limit and/or 
eliminate traditional turf grass wherever possible.  The Task Force’s proposals are 
consistent with this trend.  Furthermore, the proposed measures do not prohibit turf grass 
that is irrigated with non-potable water. Staff will provide the Commission with 
photographs of water-efficient landscaping during the presentation.       
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Plumbing Fixtures 
The Sustainable Building Subcommittee’s recommendation for plumbing fixtures mainly 
focuses on water efficient toilets and other water efficient fixtures that are addressed in 
the Title 9 Building Regulation amendment recommendations. This recommendation also 
proposed to limit the surface area of exterior water features such as fountains and ponds. 
The Commission was concerned that this provision was too restrictive and did not 
provide a significant benefit. Upon further research, it is Staff’s opinion that the benefits 
offered by imposing limits on decorative water features are negligible due to the lack of 
permit applications proposing such features. Staff recommends the omission of this 
measure from the Title 10 code amendments. 
 
3. Energy Recommendations 
Renewable Energy 
The renewable energy recommendations revise Title 10 of the Manhattan Beach 
Municipal Code to allow administrative approval of solar energy systems (both 
producing electricity and heating water) not exceeding a maximum of 12” over the 
maximum allowed height limit if needed to meet State regulations. Renewable energy 
recommendations also discuss wind energy systems. Because there are many concerns 
regarding the viability of current technology as well as height, view, location, and noise 
concerns, the Subcommittee recommends that wind turbines be considered through the 
public noticing process. These measures are not State requirements. 
 

 

 

 

 

 

 

3a. 

 

 

 

 

 

Application All new applications for renewable energy production  

Measures 

Solar energy systems  
• Continue to waive fees  
• Allow 12” over height to meet Solar Rights Act  
• Director may exempt height restrictions where fire-life 

safety, and access issues are mitigated 
Small Wind Energy Systems (turbines)  

• Allowed within building footprint 
• Public hearing for other locations         

Purpose/ 
Benefit 

Encourage or facilitate renewable energy   

These revisions are shown (Exhibit A) in Sections 10.04.030, 10.60.060, and 10.60.140 
(Subsections D and E). These revisions are also shown in the Local Coastal Program 
Sections A.04.030, A.60.060, and A.60.140. 
 
The Commission had concerns that wind turbines will impact the views of adjacent 
properties. As proposed, wind turbines will be restricted to the buildable envelope, 
meaning they could be located only in areas where a structure is allowed, so there is no 
more impact and arguably less, than a solid structure.   
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2. Water Efficiency/Water Use Reduction Recommendations  
The intent of the recommendation is to design irrigation to meet requirements for region 
3 (which includes Manhattan Beach) per Water Use Classification of Landscape Species 
(WUCOLS). WUCOLS is a publication designed to assist in the design of more water 
efficient landscaping in California. This measure will meet minimum California Model 
Water Efficient Landscape Ordinance requirements for commercial development and 
exceed the requirements for residential development. 
 
Landscaping and Irrigation 
The California Model Water Efficient Landscape Ordinance mandates all cities to require 
plans for water efficient landscape design, installation, and maintenance for larger 
landscaped developments. The primary goal is to reduce the water needed to irrigate 
landscapes. This is accomplished through both the type and sizing of the irrigation system 
used and the types of plants in the landscaped areas.  
 
The intent of the recommendation is to design irrigation to meet reqirements for region 3 
(which includes Manhattan Beach) per Water Use Classification of Landscape Species 
(WUCOLS). WUCOLS is a publication designed to assist in the design of more water 
efficient landscaping in California. These recommendations were discussed by the 
Sustainable Building Subcommittee with the Water Subcommittee at a joint meeting. The 
landscaping and irrigation measures exceed the California Model Water Efficient 
Landscape Ordinance requirements. A permit is not currently required to remodel or 
make changes to landscaping within private properties. However, a plumbing permit is 
required for irrigation work and the proposed standards can be enforced at that time. 
Conformance with these standards will also be required through building permit 
applications.  
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To further encourage environmental sustainability, Staff recommends that the 
Commission consider allowing alternative-fuel vehicle charging systems to project into 
the garage parking clearance. Current code requires such systems to have at least seven 
feet of vertical clearance between the garage floor and the obstruction. Staff’s 
recommendation would reduce the required vertical clearance within the front five feet of 
the garage (within the area where a car’s hood would be) to be four and one half feet 
above the garage floor. These revisions are shown (Exhibit A) in Sections 10.04.030 and 
10.64.100 (Subsection C). These revisions are also shown in the Local Coastal Program 
Sections A.04.030 and A.64.100. 
 
CONCLUSION 
Staff recommends that the Planning Commission CONDUCT A PUBLIC HEARING, 
DISCUSS the proposed amendments to Title 10 Planning and Zoning of the Manhattan 
Beach Municipal Code and the City’s Local Coastal Program to incorporate a 
comprehensive set of Sustainable Building Measures as recommended by the Sustainable 
“Green” Building Subcommittee and the Environmental Task Force, and ADOPT the 
Draft Resolution. The purpose of the Planning Commission meeting is to review the 
proposed amendments, provide comments to the City Council, provide a forum for public 
participation, and adopt the draft resolution. The Commission’s recommendations will be 
forwarded to the City Council for final action.  
 
Exhibits: A. Draft Planning Commission Code Amendments 
  B. Draft Resolution 
  C. Staff Reports, dated July 14 and September 8, 2010 
  D. Planning Commission Minutes, dated July 14 and September 8, 2010 
  E. Public Notice and Correspondence 
    
 
 



 1

Draft Planning Commission Code Amendments—March 9, 2011 
 
10.04.030 and A.04.030—Definitions 
Alternative-fuel Vehicle Charging Systems: Equipment used to recharge a vehicle that 
uses alternative energy as fuel, such as compressed natural gas (CNG), electricity or other 
non-petroleum derived fuels. 
 
Greywater Retention/Detention Features: A device or system designed to collect, store, 
and transport greywater, as defined by the California Plumbing Code, which may include 
tanks, valves, filters, pumps, or other appurtenances along with piping.  
 
Permeable Surface: an uncovered finish grade surface such as a driveway, walkway, or 
patio constructed with pervious materials allowing stormwater to directly infiltrate the 
underlying soils and contained so neither sediment nor the water discharges off the site. 
 
Roof or Deck, Green: A roof or deck/balcony surface that is partially or totally planted 
with vegetation that is over a waterproof membrane generally for the purpose of water or 
energy conservation. 
 
Solar Energy System: A combination of solar collector(s) and ancillary solar equipment 
used to generate electricity or heat water primarily for consumption on the property 
where the system is located. 
 
Stormwater Retention/Detention Feature: a device or system of improvements that 
captures, retains and subsequently releases stormwater runoff from a site at a lesser 
volume and/or slower rate than it is collected, while holding the runoff in temporary 
storage for the purposes of infiltration, bioretention, and/or storage with beneficial use 
such as landscape irrigation. 
 
Wind Energy System, Small (SWES): Wind energy system, generally consisting of a 
wind turbine, tower and ancillary equipment, that is used primarily to generate electricity 
on the property where the system is located.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT A
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10.12.030 and A.12.030—Property development regulations:  
PROPERTY DEVELOPMENT STANDARDS FOR ALL AREA DISTRICTS  

 
 
 
 
 

 Additional Regulations 

Minimum Usable Open Space (M) 

Required Landscaping Adjoining Streets (O) 

Fences, Walls, and Hedges (P) and 10.60.150 

Building Separation (R) 

Off-Street Parking and Loading See Chapter 10.64 (Q) 

House Moving (S) 

Underground Utilities See Section 10.60.110 

Refuse Storage Area See Section 10.60.100 

Outdoor Facilities See Section 10.60.080 

Screening of Mechanical Equipment See Section 10.60.090 

Solar-assisted Water Heating  
Sustainable Development (Solar Assisted Water 
Heating, Green Roofs and Decks, Solar Energy 
Systems, and Small Wind Energy Systems) 

See Section 10.60.140 

Performance Standards See Section 10.60.120 

Nonconforming Structures and Uses See Chapter 10.68 

Signs See Chapter 10.72 

Condominium Standards See Section 10.52.110 

Minor Exceptions See Section 10.84.120 

Telecommunications Facilities See Chapter 13.02 of MBMC 

RS, RM and RH DISTRICTS: Additional Development 
Regulations 

Substandard Lots See Section 10.60.020 and 
11.32.030 and (J) 

Building Projections into Setbacks See Section 10.60.040 

Landscaping See Section 10.60.070 

Accessory Structures See Section 10.52.050 

Exterior Materials See Section 10.52.020 

Home Occupation See Section 10.52.070 

Tree Preservation See Section 10.52.120 
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E. Setbacks:       
E.1. Side Setbacks. Ten percent (10%) of lot width but not less than three feet (3′). In the 

RM and RH Zones side setbacks need not exceed ten feet (10′), and on corner sides 
setbacks need not exceed five feet (5′).  

     (1)Exceptions—Side Setbacks. Existing lots in the RM and RH Zones currently     
developed as multifamily and greater than fifty feet (50′) in width need not provide 
side setbacks greater than five feet (5′) when developed with three (3) or more 
dwelling units. 

2. Reverse Corner Side Setback. Reverse corner lots in Area Districts I and II shall 
have the following side yards:  
(a) On the lot side line which adjoins another lot the side yard shall be determined in 

the same manner as for an interior lot. 
(b) On the street side line, the width of the required side setback shall be the same as 

for the interior side setback on the lot except that the size and shape of such 
required side setback nearest the lot rear line shall be increased to include all of that 
portion, if any, of a triangle formed in the following manner:  
(i) On the common lot line of the reverse corner lot and the key lot, a point shall be 

established where the rear line of the required front yard on the key lot intersects 
such common lot line;  

(ii) On the street side line of the reverse corner lot, a point shall be established 
distant from the common street corner of the key lot and the reverse corner lot 
equal to the depth of the required front yard on the key lot;  

(iii) The third side of the triangle shall be a straight line connecting points (i) and 
(ii) of this section. If an alley intervenes between the key lot and the reverse 
corner lot, the width of the alley shall be included in determining the length of the 
line on the street side line of the reverse corner lot.  

3. Rear Setback:  
(a) In Area Districts I and II, the rear setback (RS) shall be determined as follows: 

RS = 0.3 × (lot depth in feet)-20; provided that the minimum setback is twelve 
feet (12′).  

(b) In Area District III, RS District, non-alley lots abutting residential at the rear 
with two thousand seven hundred (2,700) square feet or more in lot area, the rear 
setback shall be ten (10′) feet.  

H. Maximum Height of Structures. See Section 10.60.050, Measurement of height, and 
Section 10.60.060, Exceptions to height limits. The maximum number of stories 
permitted shall be three (3) where the height limit is thirty feet (30′) and two (2) 
where the height limit is twenty-six feet (26′). A floor level may be divided between 
portions qualifying as a story and portions qualifying as a basement. Any portion of a 
floor level qualifying as a story shall be considered to have a minimum        
dimension of twenty feet (20′) measured perpendicular from the outside face(s) of the     

      exterior building wall(s) which defines that area as a story. (See Graphic Illustration     
 under "Basement" definition—Section 10.04.030).  

  A deck or balcony may be located directly above a second story where the height      
limit is twenty-six feet (26′) or the third story where the height limit is thirty feet 
(30′), if the following criteria is met. Such decks shall be located adjacent to an 
interior living space and shall provide additional setbacks as follows; in all Area 
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Districts the interior side setback shall be three (3) times the minimum side setback; 
In Area Districts I and II the rear setback shall be two (2) times the minimum rear 
yard setback and in Area Districts III and IV the rear setback shall be fifteen (15) feet. 
The surface elevation of any deck or balcony shall be no higher than nine feet (9′) 
below the height limit.  

  A green roof or deck may be located only where decks and balconies are allowed. 
Green roofs that are designed in a manner that prohibits usability may be approved 
administratively by the Director of Community Development if safety, maintenance, 
slope, and access issues are mitigated (See “Roof, Green or Deck” Sections 10.04.030 
and 10.60.140C).  

  Whenever new construction or alterations and additions to existing structures 
involves grading or scraping, a survey acceptable to the Director of Community 
Development is required as a condition of issuance of a demolition or building permit 
(see Section 10.80.010). The Director shall require that survey markers be set.  

  The Community Development Director shall determine compliance with this 
subsection by reviewing two (2) vertical cross-sections through the property (front-to 
back and side-to-side) that show the relationship of each level in a new structure and 
new levels added to an existing structure to both existing and finished grade on the 
property and adjacent land within five feet (5′) of the property line.  

O. Required Landscaping Adjoining Streets. At least twenty percent (20%) of all 
visible portions of a required front or corner side yard adjoining a street shall be a 
planting area. For additional site landscaping requirements, see Section 10.60.070- 
Landscaping, Irrigation and Hydroseeding. Conformance with standards specified in 
Section 10.60.070 may result in landscaping that exceeds the minimum requirements 
of this section. 

 
10.12.050—RSC district development regulations. 
K. Landscaping.  

9.  For additional site landscaping requirements, see Section 10.60.070, Landscaping, 
Irrigation and Hydroseeding. Conformance with standards specified in Section 
10.60.070 may result in landscaping that exceeds the minimum requirements of 
this section. 

 
10.20.030—IP district: development regulations. 
G. Planting Areas. In required front and corner-side yards, 12 feet adjacent to a public 

right-of-way shall be planting areas except for necessary drives and walks. For site 
landscaping requirements, see Section 10.60.070, Landscaping, irrigation and 
hydroseeding. Conformance with standards specified in Section 10.60.070 may result 
in landscaping that exceeds the minimum requirements of this section. 

 
10.44.040 and A.44.040—Building permits to conform to overlay district 
regulations. 
K. Residential projects shall include planter boxes at the pedestrian level involving lots of 

two thousand five hundred (2,500) square feet (or more) along Highland Avenue. For 
additional site landscaping requirements, see Section 10.60.070, Landscaping, 
irrigation and hydroseeding. Conformance with standards specified in Section 
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10.60.070 may result in landscaping that exceeds the minimum requirements of this 
section. 

   
10.52.050 and A.52.050—Accessory structures. 
B. Location. Except as provided in this chapter, accessory structures shall not occupy a 
required front, side, or building separation yard. Mechanical equipment and storage 
buildings shall be prohibited beyond the front building line of the principal structure on a 
site. No accessory uses shall be permitted off-site; this shall not prohibit development 
allowed in subsection F of this section.  
Exceptions.  

1. Ornamental accessory structures may be located in the front yard of a site if they do 
not exceed forty-two inches (42″) in height.  

2. One (1) flagpole may be located in the front yard of a site if it does not exceed fifteen 
feet (15′) in height. 

3. One (1) decorative lamp post may be located in the front yard of a site if it does not 
exceed eight feet (8′) in height. 

4. Architectural screen walls may be located in the front yard of a site pursuant to 
Section 10.12.030(P). 

5. One (1) basketball hoop/post may be located in the front yard of a site if it does not 
exceed thirteen feet (13′) in height. 

6. Stormwater runoff and greywater retention/detention features may be located in 
required side, rear, or building separation yards as follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches 

(12”) into required side, rear, or building separation yards provided a five foot (5’) 
clearance from the property line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the 
Community Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located 
within five feet (5′) of a property line provided it complies with the locational criteria 
of Section 10.52.040D, stated above, and is located within a structure having a solid 
roof, solid walls, and, with no openings within five feet (5′) of said property lines.  

H. Decks. No accessory structure deck or green roof/deck more than thirty inches (30″) 
or more in height shall be located in a required yard. 

 
10.60.040 and A.60.040—Building projections into required yards or required open 
space. 
B. Uncovered porches, platforms, decks, green decks and landings, including access 

stairs thereto, which do not extend above the floor elevation of an adjoining portion of 
the first story: Three feet in a side or building separation yard, four feet (4') in a front 
yard and six feet (6') in a rear yard, provided that a two-foot (2') clearance from the 
property line is maintained. Open-work railing not to exceed three and one-half feet 
(3½') in height may be installed. 
Exception. A zero foot (0') clearance shall be permitted from property lines adjoining 
numbered "walk streets," or unimproved public street or alley easements which are not 
open to vehicular use. 
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F. Balconies and Bay Windows: Balconies, including green roofs or decks, and bay 
windows may project into required yards and usable open space, subject to the 
following limitations: 
1. The glass area of each bay window shall be not less than fifty percent (50%) of the 

sum of the vertical surfaces of such bay window. 
2. The maximum length of each bay window shall be eight feet (8') at the line that 

establishes the yard setback and shall be reduced in proportion to the distance from 
such line by means of a forty-five-degree (45º) angle drawn inward from the end of 
the eight-foot (8') dimension, reaching a maximum of six feet (6') along a line that is 
one foot (1') from and parallel to the setback line. The total aggregate length of all 
bay windows on each level projecting into a required yard shall not exceed one-
quarter (1/4) of the buildable length or buildable width of the lot, as the case may be. 

3. No bay window shall project into an open area established by an inclined plane 
extending upward at forty-five-degree (45º) angle from a horizontal extension of the 
adjacent floor level. The intent of this requirement is to ensure that no floor area 
projects into a required yard. 

4. Balconies, shall have open railings, glass or architectural details with openings to 
reduce visible bulk; balconies composed solely of solid enclosures are not allowed to 
project into required yards. 

5. Balcony projections are allowed in either the required front and rear yard, but not 
both, provided the depth of projection into the required yard does not exceed three 
feet and the area does not exceed three feet (3') multiplied by one-half (1/2) of the 
buildable width of the lot, and a minimum two foot clearance to the property line is 
maintained. 
a. Exceptions for RM and RH Districts. Balcony projections are allowed in both the 

required front and rear yard for each dwelling unit to provide private open space. 
The aggregate area of all balcony projections for the entire lot within required yards 
shall not exceed three (3) times one-half (1/2) of the buildable width of the lot if all 
balcony projections are located in either the front or rear yard, and three (3) times 
two-thirds (2/3) the buildable width of the lot if balconies are located in both the 
front and rear yards. 

6. The aggregate length of all bay window, balcony, chimney, and stair projections into 
a required yard on a single building level, measured at the setback line, shall not 
exceed two-thirds (2/3) of the buildable width of the lot. 
a. Exception for Area Districts I and II. Balcony projections within eight feet (8') of 

local grade shall not be included in the aggregate length applicable to a single 
level. 
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BAY WINDOWS, AND BALCONIES, AND GREEN ROOFS/DECKS 
 
J. Stormwater and  Greywater Retention/Detention Features. Stormwater runoff and 

greywater retention/detention features may be located in required side, rear, or building 
separation yards as follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches 

(12”) into required side, rear, or building separation yards provided a five foot (5’) 
clearance from the property line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the 
Community Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located 
within five feet (5′) of a property line provided it complies with the locational criteria of 
Section 10.52.040D, and is located within a structure having a solid roof, solid walls, 
and, with no openings within five feet (5′) of said property lines.  
 

10.60.060 and A.60.060—Exceptions to height limits. 
Exceptions to height limits. Vent pipes and radio and television antennas may exceed 
the maximum permitted height in the district in which the site is located by no more than 
ten feet (10′). Chimneys may exceed the maximum permitted height by no more than five 
feet (5′), provided the length and the width of the chimney portion exceeding the height 
limit shall not exceed three feet (3′) in width and five feet (5′) in length. Solar energy 
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systems may exceed the maximum permitted height by no more than twelve inches (12”). 
The Director of Community Development may make exemptions where fire-life safety 
and access issues are mitigated (See Solar energy systems—Section 9.36.080). 

 
10.60.070 and A.60.070—Landscaping, Irrigation, and Hydroseeding. 
A. General Requirement. Minimum For new projects,  projects over fifty percent (50%) 

in building valuation, or as required by the current California Model Water Efficient 
Landscape Ordinance, all site landscaping and required planting areas shall be installed 
in accord with the standards and requirements of this section, which shall apply to all 
projects including construction or exterior alterations of structures with more than a 
total of two thousand five hundred (2,500) square feet of buildable floor area and 
covered parking area, except single-family residences and two-family dwelling units 
(duplexes). 
1. Landscape plans shall be prepared by a landscape designer, a licensed landscape 

architect or other qualified person, and submitted to the  Community Development 
Department for approval prior to issuance of a building permit, and no significant or 
substantive changes to approved landscaping or irrigation plans shall be made without 
prior written approval by the Community Development Director and the landscape 
designer. Substantial changes shall require approval of the Planning Commission or 
Board of Zoning Adjustment, as appropriate, if these bodies granted approval of the 
project.  

2. Evidence of completion of required landscaping and irrigation improvements  shall 
be supplied to the Community Development Department on a Landscape Certification 
form. This form shall be required to be submitted prior to issuance of an occupancy 
permit for new construction unless an extension of up to one (1) year has been 
granted by the Community Development Director. For projects consisting primarily 
of additions to or remodeling of existing buildings for which landscaping is required, 
a deferred completion agreement may be executed prior to issuance of the building 
permit. The agreement shall  guarantee installation of the landscape and any 
irrigation improvements within one (1) year or prior to occupancy, whichever occurs 
first.  

3. A maximum of twenty percent (20%) of the total landscaped area on private 
property, parkways, and encroachment areas may be plants of high water use per 
Region 3 of Water Use Classification of Landscape Species (WUCOLS). When 
calculating lot sizes, any lot dimensions with fractions shall be rounded down to the 
nearest whole number prior to calculating the lot size. This requirement may be met 
as follows: 
a. For parcels 7,500 square feet or less: 

1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
2. Submittal of design and calculations prepared by a licensed landscape architect. 

b. For parcels 7,500 square feet or greater: 
1. Submitting a design and calculations prepared by a licensed landscape architect. 

 Exceptions. 
 1. Sites entirely irrigated by non-potable water. 

2. Administrative exception for special circumstances or undue hardship as 
determined by the Director of Community Development.  
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3. Projects with no exterior site work, landscaping, hardscaping, or similar 
improvements. 

 
10.60.140 and A.60.140—Solar-assisted water heating. Sustainable Development. 
A. Solar-assisted water heating. To promote energy conservation, installation of 

plumbing for future solar-assisted water heating systems shall be required in all new 
residential and commercial construction and in major alterations and additions to 
residential and commercial structures when the total estimated cost of the 
enlargement or alteration exceeds fifty percent (50%) of the total estimated cost of 
reconstructing the structure.  

B. Stormwater Retention/Treatment. For additional Municipal National Pollutant 
Discharge Elimination System (NPDES) or current Municipal stormwater permit 
requirements, see Section 5.84.  

C. Green Roofs and Decks.  
1. A green roof or deck may be located only where decks and balconies are allowed.  
2. All planting materials on green roofs and decks may not exceed the maximum 

allowed height of structure permitted by the development standards of the base 
district.  

 Exception. Green roofs that are used solely as a roof and designed in a manner 
that prohibits usability as a deck may be approved administratively by the Director of 
Community Development if safety, maintenance, slope, and access issues are 
mitigated (See “Roof, Green or Deck” definition).  

D. Solar Energy Systems. Solar energy systems may exceed the maximum permitted 
height by no more than twelve inches (12”). The Director of Community 
Development may make exemptions where fire-life safety and access issues are 
mitigated (See Solar energy systems—Section 9.36.080). 

E. Small Wind Energy Systems (Turbines).  Small Wind Energy Systems (SWES) are 
permitted in all districts subject to the following standards and procedures: 
1. Development Standards. The following minimum requirements and standards    

shall apply to SWES:  
a. System type and location.  

1. The SWES shall comply with the definition of Small Wind Energy System in 
Section 10.04.030.  

2. Where feasible, ancillary SWES equipment shall be located inside a building or 
screened from public view in a manner compatible with the site.  

b. The SWES shall not exceed the applicable height limit as defined in Sections 
10.12.030, 10.16.030, 10.20.030, and 10.60.050.   

c. Setbacks and Clearances.  
1. The SWES shall comply with the setbacks applicable to the zone in which the 

SWES is located, provided that a greater setback may be required to reduce 
impacts to adjacent parcels.  

2. No portion of a blade when fully operational shall extend within ten (10) feet of 
finished grade or a property line, unless the Director of Community 
Development finds that a reduced clearance will not adversely affect any 
person, property or improvement in the vicinity, or conflict with the zone in 
which the property is located.  
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3. A minimum clearance of ten (10) feet shall be maintained between any tower 
or blade and any structure, tree, utility line, or similar object, unless the Director 
of Community Development finds that a reduced clearance will not adversely 
affect any person, property or improvement in the vicinity.  

4. The SWES shall not inhibit or interfere with emergency vehicle or structure 
access, fire escapes, exits, standpipes, or other Fire Department requirements as 
determined by the Fire Department. 

5. Every SWES shall be designed so that no ladder or other means of climbing a 
tower is located within twelve (12) feet of the finished grade or accessible 
space.  

6. Guy wires or other rough appurtenances shall not be visible unless deemed to 
be appropriate and necessary by the Director of Community Development. 

7. The SWES shall be equipped with manual and automatic over-speed protection 
controls so that blade rotation speed does not exceed the system’s design limits.  

8. An on-grid SWES shall be designed to automatically turn off when on-grid 
connection is lost or the batteries are fully charged.  

9. All on-grid SWES shall be approved by the applicable utility prior to 
installation.  

10. Electrical poles, wires and other items required to convey power generated by 
a SWES to the public utility grid shall be installed underground. 

11. The SWES shall comply with the requirements of Section 5.48—Noise 
Regulations, except during short-term events such as utility outages and severe 
wind storms.  

12. The SWES shall not bear any signs or advertising devices other than 
certifications, public safety warnings, or other seals or signage required by law.  

13. No lighting shall be placed upon, attached to, or in any way illuminate a 
SWES unless required by law. Any required lighting shall be designed and 
located to reduce impacts to properties in the vicinity to the maximum extent 
allowed by law as determined by the Community Development Director.  

d. Maintenance and removal.  
1. The SWES shall at all times be operated and maintained in accordance with 

manufacturer’s requirements, the requirements of this section, and all applicable 
laws. In no case shall the condition or operation of the SWES pose noise, safety, 
or other adverse effects to the site, or persons, improvements or properties in the 
vicinity.  

2. The Community Development Director may require the SWES to be removed 
from the property if the Director determines that the SWES has been inoperable, 
or has ceased to operate, for twelve (12) consecutive months or more.  

2. Submittal Requirements—All SWES Applications. Applications for all SWES 
shall be initiated by submitting the following materials to the Community 
Development Department.  
a. A completed Master Application form, signed by the property owner or 

authorized agent, accompanied by the required fees, plans and mapping 
documentation in the form prescribed by the Community Development Director.  

b. Written statements to support the standards, required findings and, criteria of this 
Code section. 
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c. A vicinity map showing the location and street address of the development site. 
d. A map showing the location and street address of the property that is the subject 

of the application and of all lots of record within three hundred feet (300′) of the 
boundaries of the property; and  

e. A list, drawn from the last equalized property tax assessment roll or the records 
of the County Assessor, Tax Collector, or the City's contractor for such records 
showing the names and addresses of the owner of record of each lot within three 
hundred feet (300′) of the boundaries of the property. This list shall be keyed to 
the map required by subsection (d) of this subsection and shall be accompanied by 
mailing labels.  

3. Notice to Property Owners. After receipt of a completed application, the 
Community Development Director shall provide notice to surrounding property 
owners as provided in subsection 2 of this section. Said notice shall include: a 
project description, information regarding where and when project plans can be    
viewed, a request for comments regarding said exception, and a commenting 
deadline date. No public hearing shall be required.  

4. Director's Review and Action  
a. Notice of Decision. After the commenting deadline date, and within thirty (30) 

days of receipt of a completed application, the Director of Community 
Development shall approve, conditionally approve, or deny the application. The 
Director shall send the applicant a letter stating the reasons for the decision under 
the authority for granting or denying the SWES, as provided by the applicable 
sections of this chapter. The letter also shall state that the Director's decision is 
appealable under the provisions of subsection 6 of this section.  

b. Request for Planning Commission Action. At the Community Development 
Director’s discretion, review and action may be deferred to the Planning 
Commission. 

c. Findings. In making a determination, the Community Development Director or 
Planning Commission shall be required to make the following findings:  
1. There will be no significant detrimental impact to surrounding neighbors, 

including, but not limited to light, air, noise, and views.  
2. That the proposed project is consistent with the City's General Plan, the 

purposes of this title and the zoning district where the project is located, the 
Local Coastal Program, if applicable, and with any other current applicable 
policy guidelines.  

3. The installation of the SWES is primarily to reduce on-site consumption of 
electricity. 

4. The proposed SWES will not produce or result in noise levels exceeding the 
requirements of Section 5.48—Noise Regulations. 

5. Conditions of Approval. In approving a SWES application, the Director or    
Planning Commission may impose reasonable conditions necessary to:  
a. Achieve the general purposes of this chapter and the specific purpose of the    

zoning district in which the SWES will be located, or to be consistent with the 
General Plan;  

b. Protect the public health, safety, and general welfare. 
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6. Effective Date—Appeals. Unless appealed in accordance with Chapter 10.100    
of the Manhattan Beach Municipal Code, a decision shall become effective after 
expiration of the time limits for appeal set forth in Section 10.100.030 Manhattan 
Beach Municipal Code.  

 
10.64.100 and A.64.100—Application of Dimensional Requirements. 
C. Vertical Clearance. Vertical clearance for parking spaces shall be an unobstructed 

headroom clearance of not less than seven feet (7′) above the finish floor to any 
ceiling, beam, pipe, vent, mechanical equipment or similar construction, except that 
automatic garage door opening equipment and the garage door entrance may be 6.67 
feet. For storage purposes (not including mechanical equipment) and vehicle refueling 
purposes for residential uses, non-structural improvements including wall-mounted 
shelves, storage surface racks, or cabinets, or alternative-fuel vehicle charging systems 
may encroach into the vertical clearance, provided a minimum 4.5 feet vertical 
clearance is maintained above the finished floor of the garage within the front five feet 
(5′) of a parking space. 

 
10.68.020 and A.68.020—Continuation and Maintenance. 
D. Routine maintenance and repairs may be performed on a structure, the use of which is 

nonconforming; and on a nonconforming structure. Exterior nonconforming elements 
including, but not limited to: stairways, decks, balconies, green roofs or decks, 
chimneys, fences, and retaining walls may be replaced in their entirety, if, upon finding 
in a report prepared by a State of California licensed civil engineer, that, due to a 
deteriorated condition, such structures are unsafe, and routine repair is infeasible.  

I. Lots Without Vehicular Access. Residential buildings on lots with no vehicular access 
to public streets constitute nonconforming uses and may not be altered or enlarged 
except in accordance with the provisions of this section. Such buildings may be altered 
as follows: 
1. Interior improvement repairs consistent with all applicable building regulations. 
2. Additions of exterior architectural features such as a fireplace, chimney, balcony, 

green roof or deck, or bay window, subject to Section 10.60.040, Building projections 
in yards and required open space. 



RESOLUTION NO. PC 11-XX 
 

RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF MANHATTAN BEACH 
AMENDING TITLE 10 OF THE MANHATTAN 
BEACH MUNICIPAL CODE (MBMC) AND THE 
LOCAL COASTAL PROGRAM (LCP) TO 
IMPLEMENT COMPREHENSIVE SUSTAINABLE 
BUILDING MEASURES 
 

THE PLANNING COMMISSION OF THE CITY OF MANHATTAN BEACH DOES 
HEREBY RESOLVE AS FOLLOWS: 
 
SECTION 1.  The Planning Commission hereby makes the following findings: 
 

A. In June 2008 City Council formed a resident-based Environmental Task Force 
(Task Force) to study environmental issues of priority to the community.  
 

B. On March 16, 2010, the City Council approved the Sustainable Building 
Subcommittee and Environmental Task Force recommendations and directed 
Staff to prepare code amendments.  

 
C. At its regular meetings of July 14, 2010, September 8, 2010, and March 9, 

2011 the Planning Commission held public hearings and discussed the  
amendments to MBMC Title 10 Planning and Zoning and the LCP as 
recommended by the Sustainable “Green” Building Subcommittee and the 
Environmental Task Force.  

 
D. The Sustainable “Green” Building Subcommittee and the Environmental Task 

Force recommended sustainable measures in five different areas of 
construction that are typically used in green building rating systems. Of the 
subcommittee’s five areas of recommendations, three require the amendment 
of Title 10 Planning and Zoning in the MBMC and the LCP as follows: 
a. Site Sustainability 

• Green Roofs and Decks 
b. Water Efficiency/Water Use Reduction 

• Landscaping and Irrigation 
c. Energy  

• Renewable Energy 
 

E. All of the Planning Commission and City Council public hearings included 
public notices published in The Beach Reporter, a newspaper of general 
circulation in Manhattan Beach.   

 
F. The applicant for the subject project is the City of Manhattan Beach. 

 
 
 

EXHIBIT B
PC MTG 3-9-11
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G. Pursuant to California Environmental Quality Act (CEQA) and the Manhattan 
Beach CEQA Guidelines, portions of the subject amendments are exempt in that 
they are covered by the general rule that CEQA [Section 15061 (3)] only applies 
to projects which have the potential for causing a significant effect on the 
environment, and since it can be seen with certainty that there is no possibility 
that the activity will have a significant effect on the environment, the activity is 
not subject to CEQA. Portions not covered by the aforementioned exemption are 
Categorically Exempt, Class 8, Section 15308 in the CEQA Guidelines.; and, 

 
H. The proposed amendments have been prepared in accordance with the 

provisions of Title 7, Division 1, Chapter 4, Section No. 65853, et seq., of the 
State of California Government Code.   

 
I. The Planning Commission finds that the proposed amendments 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 proposed amendment to the Title 10 of the Municipal Code (Zoning 

Ordinance) and Local Coastal Program (Title A) are consistent with and will 
advance the following goals and policies of the Manhattan Beach General Plan:  

 
Land Use Element 
Goal LU-1: Maintain the low-profile development and small-town 
atmosphere of Manhattan Beach. 
 
Policy LU-1.1: Limit the height of new development to three stories where 
the height limit is thirty feet, or to two stories where the height limit is 
twenty-six feet, to protect the privacy of adjacent properties, reduce 
shading, protect vistas of the ocean, and preserve the low-profile image of 
the community. 
 
Policy LU-2.4: Support appropriate stormwater pollution mitigation 
measures. 
 
Infrastructure Element 
Goal I-7: Maintain and protect a reliable and cost effective water supply 
system capable of adequately meeting normal demand and emergency 
demand in the City.    
 
Policy I-9.3: Support the use of storm water runoff control measures that 
are effective and economically feasible.    
 

  Policy I-9.5: Support appropriate storm water pollution mitigation 
measures. 
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  Community Resource Element 
Policy CR-4.6: Prepare lists of appropriate landscaping materials for the 
climate, and encourage residents and businesses to use them. 
  
Policy CR-5.1: Employ principles of a sustainable environment in the 
development, operation, and maintenance of the community, emphasizing 
the importance of respecting and conserving the natural resources. 
 
Policy CR-5.3: Encourage water conservation, including landscaping with 
drought-tolerant plants, use of reclaimed water, and recycling of cooling 
system water, in all development. 
 
Policy CR-5.5: Support expanded use of reclaimed water. 
 
Policy CR-5.6: Encourage drainage designs which retain or detain 
stormwater run-off to minimize volume and pollutant concentrations. 
 
Policy CR-5.7: Encourage the use of energy-saving designs and devices in 
all new construction and reconstruction. 
 
Policy CR-5.8: Encourage utilization of “green” approaches to building 
design and construction, including use of environmentally friendly interior 
improvements. 
 
Policy CR-5.10: Encourage and support the use of alternative fuel 
vehicles, including support of charging or “fueling” facilities. 
 
Policy CR-5.11: Support sustainable building practices. 
 
Community Safety Element 
Policy CS-1.5: Require that new developments minimize stormwater and 
urban runoff into drainage facilities by incorporating design features such 
as detention basins, on-site water features, or other strategies. 
 

SECTION 2.   The Planning Commission of the City of Manhattan Beach hereby 
recommends modifying Chapters 10.04 and A.04 of the Manhattan Beach Municipal 
Code and the Coastal Zone Zoning Ordinance by adding definitions as follows: 
 
10.04.030 and A.04.030—Definitions 
Alternative-fuel Vehicle Charging Systems: Equipment used to recharge a vehicle that 
uses alternative energy as fuel, such as compressed natural gas (CNG), electricity or other 
non-petroleum derived fuels. 
 
Greywater Retention/Detention Features: A device or system designed to collect, store, 
and transport greywater, as defined by the California Plumbing Code, which may include 
tanks, valves, filters, pumps, or other appurtenances along with piping.  
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Permeable Surface: an uncovered finish grade surface such as a driveway, walkway, or 
patio constructed with pervious materials allowing stormwater to directly infiltrate the 
underlying soils and contained so neither sediment nor the water discharges off the site. 
 
Roof or Deck, Green: A roof or deck/balcony surface that is partially or totally planted 
with vegetation that is over a waterproof membrane generally for the purpose of water or 
energy conservation. 
 
Solar Energy System: A combination of solar collector(s) and ancillary solar equipment 
used to generate electricity or heat water primarily for consumption on the property 
where the system is located. 
 
Stormwater Retention/Detention Feature: a device or system of improvements that 
captures, retains and subsequently releases stormwater runoff from a site at a lesser 
volume and/or slower rate than it is collected, while holding the runoff in temporary 
storage for the purposes of infiltration, bioretention, and/or storage with beneficial use 
such as landscape irrigation. 
 
Wind Energy System, Small (SWES): Wind energy system, generally consisting of a 
wind turbine, tower and ancillary equipment, that is used primarily to generate electricity 
on the property where the system is located.  
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SECTION 3.   The Planning Commission of the City of Manhattan Beach hereby 
recommends modifying Chapters 10.12 and A.12 of the Manhattan Beach Municipal 
Code and the Coastal Zone Zoning Ordinance as follows: 
 
10.12.030 and A.12.030—Property development regulations:  
PROPERTY DEVELOPMENT STANDARDS FOR ALL AREA DISTRICTS  

 

 Additional Regulations 

Minimum Usable Open Space (M) 

Required Landscaping Adjoining Streets (O) 

Fences, Walls, and Hedges (P) and 10.60.150/A.60.150 

Building Separation (R) 

Off-Street Parking and Loading See Chapter 10.64/A.64 (Q) 

House Moving (S) 

Underground Utilities See Section 10.60.110/A.60.110 

Refuse Storage Area See Section 10.60.100/A.60.100 

Outdoor Facilities See Section 10.60.080/A.60.080 

Screening of Mechanical Equipment See Section 10.60.090/A.60.090 

Solar-assisted Water Heating  
Sustainable Development (Solar Assisted Water 
Heating, Green Roofs and Decks, Solar Energy 
Systems, and Small Wind Energy Systems) 

See Section 10.60.140/A.60.140 

Performance Standards See Section 10.60.120/A.60.120 

Nonconforming Structures and Uses See Chapter 10.68/A.68 

Signs See Chapter 10.72/A.72 

Condominium Standards See Section 10.52.110/A.52.110 

Minor Exceptions See Section 10.84.120/A.84.120 

Telecommunications Facilities See Chapter 13.02 of MBMC 

RS, RM and RH DISTRICTS: Additional Development 
Regulations 

Substandard Lots See Section 10.60.020/A.60.020 and 
11.32.030 and (J) 

Building Projections into Setbacks See Section 10.60.040/A.60.040 

Landscaping See Section 10.60.070/A.60.070 

Accessory Structures See Section 10.52.050/A.52.050 

Exterior Materials See Section 10.52.020/A.52.020 

Home Occupation See Section 10.52.070/A.52.070 

Tree Preservation See Section 10.52.120/A.52.120 
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E. Setbacks:       
E.1. Side Setbacks. Ten percent (10%) of lot width but not less than three feet (3′). In the 

RM and RH Zones side setbacks need not exceed ten feet (10′), and on corner sides 
setbacks need not exceed five feet (5′).  

     (1)Exceptions—Side Setbacks. Existing lots in the RM and RH Zones currently     
developed as multifamily and greater than fifty feet (50′) in width need not provide 
side setbacks greater than five feet (5′) when developed with three (3) or more 
dwelling units. 

2. Reverse Corner Side Setback. Reverse corner lots in Area Districts I and II shall 
have the following side yards:  
(a) On the lot side line which adjoins another lot the side yard shall be determined in 

the same manner as for an interior lot. 
(b) On the street side line, the width of the required side setback shall be the same as 

for the interior side setback on the lot except that the size and shape of such 
required side setback nearest the lot rear line shall be increased to include all of that 
portion, if any, of a triangle formed in the following manner:  
(i) On the common lot line of the reverse corner lot and the key lot, a point shall be 

established where the rear line of the required front yard on the key lot intersects 
such common lot line;  

(ii) On the street side line of the reverse corner lot, a point shall be established 
distant from the common street corner of the key lot and the reverse corner lot 
equal to the depth of the required front yard on the key lot;  

(iii) The third side of the triangle shall be a straight line connecting points (i) and 
(ii) of this section. If an alley intervenes between the key lot and the reverse 
corner lot, the width of the alley shall be included in determining the length of the 
line on the street side line of the reverse corner lot.  

3. Rear Setback:  
(a) In Area Districts I and II, the rear setback (RS) shall be determined as follows: 

RS = 0.3 × (lot depth in feet)-20; provided that the minimum setback is twelve 
feet (12′).  

(b) In Area District III, RS District, non-alley lots abutting residential at the rear 
with two thousand seven hundred (2,700) square feet or more in lot area, the rear 
setback shall be ten (10′) feet.  

H. Maximum Height of Structures. See Section 10.60.050, Measurement of height, and 
Section 10.60.060, Exceptions to height limits. The maximum number of stories 
permitted shall be three (3) where the height limit is thirty feet (30′) and two (2) 
where the height limit is twenty-six feet (26′). A floor level may be divided between 
portions qualifying as a story and portions qualifying as a basement. Any portion of a 
floor level qualifying as a story shall be considered to have a minimum        
dimension of twenty feet (20′) measured perpendicular from the outside face(s) of the     

      exterior building wall(s) which defines that area as a story. (See Graphic Illustration     
 under "Basement" definition—Section 10.04.030).  

  A deck or balcony may be located directly above a second story where the height      
limit is twenty-six feet (26′) or the third story where the height limit is thirty feet 
(30′), if the following criteria is met. Such decks shall be located adjacent to an 
interior living space and shall provide additional setbacks as follows; in all Area 
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Districts the interior side setback shall be three (3) times the minimum side setback; 
In Area Districts I and II the rear setback shall be two (2) times the minimum rear 
yard setback and in Area Districts III and IV the rear setback shall be fifteen (15) feet. 
The surface elevation of any deck or balcony shall be no higher than nine feet (9′) 
below the height limit.  

  A green roof or deck may be located only where decks and balconies are allowed. 
Green roofs that are designed in a manner that prohibits usability may be approved 
administratively by the Director of Community Development if safety, maintenance, 
slope, and access issues are mitigated (See “Roof, Green or Deck” Sections 
10.04.030/A.04.030 and 10.60.140C/A.60.140C).  

  Whenever new construction or alterations and additions to existing structures 
involves grading or scraping, a survey acceptable to the Director of Community 
Development is required as a condition of issuance of a demolition or building permit 
(see Section 10.80.010). The Director shall require that survey markers be set.  

  The Community Development Director shall determine compliance with this 
subsection by reviewing two (2) vertical cross-sections through the property (front-to 
back and side-to-side) that show the relationship of each level in a new structure and 
new levels added to an existing structure to both existing and finished grade on the 
property and adjacent land within five feet (5′) of the property line.  

O. Required Landscaping Adjoining Streets. At least twenty percent (20%) of all 
visible portions of a required front or corner side yard adjoining a street shall be a 
planting area. For additional site landscaping requirements, see Section 
10.60.070/A.60.070- Landscaping, Irrigation and Hydroseeding. Conformance with 
standards specified in Section 10.60.070/A.60.070 may result in landscaping that 
exceeds the minimum requirements of this section. 

 
10.12.050—RSC district development regulations. 
K. Landscaping.  

9.  For additional site landscaping requirements, see Section 10.60.070, Landscaping, 
Irrigation and Hydroseeding. Conformance with standards specified in Section 
10.60.070 may result in landscaping that exceeds the minimum requirements of 
this section. 

 
SECTION 4.   The Planning Commission of the City of Manhattan Beach hereby 
recommends modifying Chapter 10.20 of the Manhattan Beach Municipal Code as 
follows: 
 
10.20.030—IP district: development regulations. 
G. Planting Areas. In required front and corner-side yards, 12 feet adjacent to a public 

right-of-way shall be planting areas except for necessary drives and walks. For site 
landscaping requirements, see Section 10.60.070, Landscaping, irrigation and 
hydroseeding. Conformance with standards specified in Section 10.60.070 may result 
in landscaping that exceeds the minimum requirements of this section. 
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SECTION 5.   The Planning Commission of the City of Manhattan Beach hereby 
recommends modifying Chapter 10.44 of the Manhattan Beach Municipal Code as 
follows: 
 
10.44.040—Building permits to conform to overlay district regulations. 
K. Residential projects shall include planter boxes at the pedestrian level involving lots of 

two thousand five hundred (2,500) square feet (or more) along Highland Avenue. For 
additional site landscaping requirements, see Section 10.60.070, Landscaping, 
irrigation and hydroseeding. Conformance with standards specified in Section 
10.60.070 may result in landscaping that exceeds the minimum requirements of this 
section. 

   
SECTION 6.   The Planning Commission of the City of Manhattan Beach hereby 
recommends modifying Chapters 10.52 and A.52 of the Manhattan Beach Municipal 
Code and the Coastal Zone Zoning Ordinance as follows: 
 
10.52.050 and A.52.050—Accessory structures. 
B. Location. Except as provided in this chapter, accessory structures shall not occupy a 
required front, side, or building separation yard. Mechanical equipment and storage 
buildings shall be prohibited beyond the front building line of the principal structure on a 
site. No accessory uses shall be permitted off-site; this shall not prohibit development 
allowed in subsection F of this section.  
Exceptions.  

1. Ornamental accessory structures may be located in the front yard of a site if they do 
not exceed forty-two inches (42″) in height.  

2. One (1) flagpole may be located in the front yard of a site if it does not exceed fifteen 
feet (15′) in height. 

3. One (1) decorative lamp post may be located in the front yard of a site if it does not 
exceed eight feet (8′) in height. 

4. Architectural screen walls may be located in the front yard of a site pursuant to 
Section 10.12.030(P). 

5. One (1) basketball hoop/post may be located in the front yard of a site if it does not 
exceed thirteen feet (13′) in height. 

6. Stormwater runoff and greywater retention/detention features may be located in 
required side, rear, or building separation yards as follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches 

(12”) into required side, rear, or building separation yards provided a five foot (5’) 
clearance from the property line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the 
Community Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located 
within five feet (5′) of a property line provided it complies with the locational criteria 
of Section 10.52.040D/A.52.040D, stated above, and is located within a structure 
having a solid roof, solid walls, and, with no openings within five feet (5′) of said 
property lines.  
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H. Decks. No accessory structure deck or green roof/deck more than thirty inches (30″) 
or more in height shall be located in a required yard. 

 
SECTION 7.   The Planning Commission of the City of Manhattan Beach hereby 
recommends modifying Chapters 10.60 and A.60 of the Manhattan Beach Municipal 
Code and the Coastal Zone Zoning Ordinance as follows: 
 
10.60.040 and A.60.040—Building projections into required yards or required open 
space. 
B. Uncovered porches, platforms, decks, green decks and landings, including access 

stairs thereto, which do not extend above the floor elevation of an adjoining portion of 
the first story: Three feet in a side or building separation yard, four feet (4') in a front 
yard and six feet (6') in a rear yard, provided that a two-foot (2') clearance from the 
property line is maintained. Open-work railing not to exceed three and one-half feet 
(3½') in height may be installed. 
Exception. A zero foot (0') clearance shall be permitted from property lines adjoining 
numbered "walk streets," or unimproved public street or alley easements which are not 
open to vehicular use. 

F. Balconies and Bay Windows: Balconies, including green roofs or decks, and bay 
windows may project into required yards and usable open space, subject to the 
following limitations: 
1. The glass area of each bay window shall be not less than fifty percent (50%) of the 

sum of the vertical surfaces of such bay window. 
2. The maximum length of each bay window shall be eight feet (8') at the line that 

establishes the yard setback and shall be reduced in proportion to the distance from 
such line by means of a forty-five-degree (45º) angle drawn inward from the end of 
the eight-foot (8') dimension, reaching a maximum of six feet (6') along a line that is 
one foot (1') from and parallel to the setback line. The total aggregate length of all 
bay windows on each level projecting into a required yard shall not exceed one-
quarter (1/4) of the buildable length or buildable width of the lot, as the case may be. 

3. No bay window shall project into an open area established by an inclined plane 
extending upward at forty-five-degree (45º) angle from a horizontal extension of the 
adjacent floor level. The intent of this requirement is to ensure that no floor area 
projects into a required yard. 

4. Balconies, shall have open railings, glass or architectural details with openings to 
reduce visible bulk; balconies composed solely of solid enclosures are not allowed to 
project into required yards. 

5. Balcony projections are allowed in either the required front and rear yard, but not 
both, provided the depth of projection into the required yard does not exceed three 
feet and the area does not exceed three feet (3') multiplied by one-half (1/2) of the 
buildable width of the lot, and a minimum two foot clearance to the property line is 
maintained. 
a. Exceptions for RM and RH Districts. Balcony projections are allowed in both the 

required front and rear yard for each dwelling unit to provide private open space. 
The aggregate area of all balcony projections for the entire lot within required yards 
shall not exceed three (3) times one-half (1/2) of the buildable width of the lot if all 
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balcony projections are located in either the front or rear yard, and three (3) times 
two-thirds (2/3) the buildable width of the lot if balconies are located in both the 
front and rear yards. 

6. The aggregate length of all bay window, balcony, chimney, and stair projections into 
a required yard on a single building level, measured at the setback line, shall not 
exceed two-thirds (2/3) of the buildable width of the lot. 
a. Exception for Area Districts I and II. Balcony projections within eight feet (8') of 

local grade shall not be included in the aggregate length applicable to a single 
level. 

 

 
BAY WINDOWS, AND BALCONIES, AND GREEN ROOFS/DECKS 
 
J. Stormwater and  Greywater Retention/Detention Features. Stormwater runoff and 

greywater retention/detention features may be located in required side, rear, or building 
separation yards as follows: 
a. Retention/detention features installed entirely below local grade. 
b. Above grade retention/detention features may project a maximum of twelve inches 

(12”) into required side, rear, or building separation yards provided a five foot (5’) 
clearance from the property line is maintained.  

c. Other retention/detention feature locations may be approved at the discretion of the 
Community Development Director.  

Exception. Stormwater and greywater retention/detention equipment may be located 
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within five feet (5′) of a property line provided it complies with the locational criteria of 
Section 10.52.040D/A.52.040D, and is located within a structure having a solid roof, 
solid walls, and, with no openings within five feet (5′) of said property lines.  
 

10.60.060 and A.60.060—Exceptions to height limits. 
Exceptions to height limits. Vent pipes and radio and television antennas may exceed 
the maximum permitted height in the district in which the site is located by no more than 
ten feet (10′). Chimneys may exceed the maximum permitted height by no more than five 
feet (5′), provided the length and the width of the chimney portion exceeding the height 
limit shall not exceed three feet (3′) in width and five feet (5′) in length. Solar energy 
systems may exceed the maximum permitted height by no more than twelve inches (12”). 
The Director of Community Development may make exemptions where fire-life safety 
and access issues are mitigated (See Solar energy systems—Section 9.36.080). 

 
10.60.070 and A.60.070—Landscaping, Irrigation, and Hydroseeding. 
A. General Requirement. Minimum For new projects,  projects over fifty percent (50%) 

in building valuation, or as required by the current California Model Water Efficient 
Landscape Ordinance, all site landscaping and required planting areas shall be installed 
in accord with the standards and requirements of this section, which shall apply to all 
projects including construction or exterior alterations of structures with more than a 
total of two thousand five hundred (2,500) square feet of buildable floor area and 
covered parking area, except single-family residences and two-family dwelling units 
(duplexes). 
1. Landscape plans shall be prepared by a landscape designer, a licensed landscape 

architect or other qualified person, and submitted to the  Community Development 
Department for approval prior to issuance of a building permit, and no significant or 
substantive changes to approved landscaping or irrigation plans shall be made without 
prior written approval by the Community Development Director and the landscape 
designer. Substantial changes shall require approval of the Planning Commission or 
Board of Zoning Adjustment, as appropriate, if these bodies granted approval of the 
project.  

2. Evidence of completion of required landscaping and irrigation improvements  shall 
be supplied to the Community Development Department on a Landscape Certification 
form. This form shall be required to be submitted prior to issuance of an occupancy 
permit for new construction unless an extension of up to one (1) year has been 
granted by the Community Development Director. For projects consisting primarily 
of additions to or remodeling of existing buildings for which landscaping is required, 
a deferred completion agreement may be executed prior to issuance of the building 
permit. The agreement shall  guarantee installation of the landscape and any 
irrigation improvements within one (1) year or prior to occupancy, whichever occurs 
first.  

3. A maximum of twenty percent (20%) of the total landscaped area on private 
property, parkways, and encroachment areas may be plants of high water use per 
Region 3 of Water Use Classification of Landscape Species (WUCOLS). When 
calculating lot sizes, any lot dimensions with fractions shall be rounded down to the 
nearest whole number prior to calculating the lot size. This requirement may be met 
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as follows: 
a. For parcels 7,500 square feet or less: 

1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or; 
2. Submittal of design and calculations prepared by a licensed landscape architect. 

b. For parcels 7,500 square feet or greater: 
1. Submitting a design and calculations prepared by a licensed landscape architect. 

 Exceptions. 
 1. Sites entirely irrigated by non-potable water. 

2. Administrative exception for special circumstances or undue hardship as 
determined by the Director of Community Development.  

3. Projects with no exterior site work, landscaping, hardscaping, or similar 
improvements. 

 
10.60.140 and A.60.140—Solar-assisted water heating. Sustainable Development. 
A. Solar-assisted water heating. To promote energy conservation, installation of 

plumbing for future solar-assisted water heating systems shall be required in all new 
residential and commercial construction and in major alterations and additions to 
residential and commercial structures when the total estimated cost of the 
enlargement or alteration exceeds fifty percent (50%) of the total estimated cost of 
reconstructing the structure.  

B. Stormwater Retention/Treatment. For additional Municipal National Pollutant 
Discharge Elimination System (NPDES) or current Municipal stormwater permit 
requirements, see Section 5.84.  

C. Green Roofs and Decks.  
1. A green roof or deck may be located only where decks and balconies are allowed.  
2. All planting materials on green roofs and decks may not exceed the maximum 

allowed height of structure permitted by the development standards of the base 
district.  

 Exception. Green roofs that are used solely as a roof and designed in a manner 
that prohibits usability as a deck may be approved administratively by the Director of 
Community Development if safety, maintenance, slope, and access issues are 
mitigated (See “Roof, Green or Deck” definition).  

D. Solar Energy Systems. Solar energy systems may exceed the maximum permitted 
height by no more than twelve inches (12”). The Director of Community 
Development may make exemptions where fire-life safety and access issues are 
mitigated (See Solar energy systems—Section 9.36.080). 

E. Small Wind Energy Systems (Turbines).  Small Wind Energy Systems (SWES) are 
permitted in all districts subject to the following standards and procedures: 
1. Development Standards. The following minimum requirements and standards    

shall apply to SWES:  
a. System type and location.  

1. The SWES shall comply with the definition of Small Wind Energy System in 
Section 10.04.030/A10.04.030.  

2. Where feasible, ancillary SWES equipment shall be located inside a building or 
screened from public view in a manner compatible with the site.  

b. The SWES shall not exceed the applicable height limit as defined in Sections 
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10.12.030/A.12.030, 10.16.030/A.16.030, 10.20.030, and 10.60.050/A.60.050.   
c. Setbacks and Clearances.  

1. The SWES shall comply with the setbacks applicable to the zone in which the 
SWES is located, provided that a greater setback may be required to reduce 
impacts to adjacent parcels.  

2. No portion of a blade when fully operational shall extend within ten (10) feet of 
finished grade or a property line, unless the Director of Community 
Development finds that a reduced clearance will not adversely affect any 
person, property or improvement in the vicinity, or conflict with the zone in 
which the property is located.  

3. A minimum clearance of ten (10) feet shall be maintained between any tower 
or blade and any structure, tree, utility line, or similar object, unless the Director 
of Community Development finds that a reduced clearance will not adversely 
affect any person, property or improvement in the vicinity.  

4. The SWES shall not inhibit or interfere with emergency vehicle or structure 
access, fire escapes, exits, standpipes, or other Fire Department requirements as 
determined by the Fire Department. 

5. Every SWES shall be designed so that no ladder or other means of climbing a 
tower is located within twelve (12) feet of the finished grade or accessible 
space.  

6. Guy wires or other rough appurtenances shall not be visible unless deemed to 
be appropriate and necessary by the Director of Community Development. 

7. The SWES shall be equipped with manual and automatic over-speed protection 
controls so that blade rotation speed does not exceed the system’s design limits.  

8. An on-grid SWES shall be designed to automatically turn off when on-grid 
connection is lost or the batteries are fully charged.  

9. All on-grid SWES shall be approved by the applicable utility prior to 
installation.  

10. Electrical poles, wires and other items required to convey power generated by 
a SWES to the public utility grid shall be installed underground. 

11. The SWES shall comply with the requirements of Section 5.48—Noise 
Regulations, except during short-term events such as utility outages and severe 
wind storms.  

12. The SWES shall not bear any signs or advertising devices other than 
certifications, public safety warnings, or other seals or signage required by law.  

13. No lighting shall be placed upon, attached to, or in any way illuminate a 
SWES unless required by law. Any required lighting shall be designed and 
located to reduce impacts to properties in the vicinity to the maximum extent 
allowed by law as determined by the Community Development Director.  

d. Maintenance and removal.  
1. The SWES shall at all times be operated and maintained in accordance with 

manufacturer’s requirements, the requirements of this section, and all applicable 
laws. In no case shall the condition or operation of the SWES pose noise, safety, 
or other adverse effects to the site, or persons, improvements or properties in the 
vicinity.  

2. The Community Development Director may require the SWES to be removed 
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from the property if the Director determines that the SWES has been inoperable, 
or has ceased to operate, for twelve (12) consecutive months or more.  

2. Submittal Requirements—All SWES Applications. Applications for all SWES 
shall be initiated by submitting the following materials to the Community 
Development Department.  
a. A completed Master Application form, signed by the property owner or 

authorized agent, accompanied by the required fees, plans and mapping 
documentation in the form prescribed by the Community Development Director.  

b. Written statements to support the standards, required findings and, criteria of this 
Code section. 

c. A vicinity map showing the location and street address of the development site. 
d. A map showing the location and street address of the property that is the subject 

of the application and of all lots of record within three hundred feet (300′) of the 
boundaries of the property; and  

e. A list, drawn from the last equalized property tax assessment roll or the records 
of the County Assessor, Tax Collector, or the City's contractor for such records 
showing the names and addresses of the owner of record of each lot within three 
hundred feet (300′) of the boundaries of the property. This list shall be keyed to 
the map required by subsection (d) of this subsection and shall be accompanied by 
mailing labels.  

3. Notice to Property Owners. After receipt of a completed application, the 
Community Development Director shall provide notice to surrounding property 
owners as provided in subsection 2 of this section. Said notice shall include: a 
project description, information regarding where and when project plans can be    
viewed, a request for comments regarding said exception, and a commenting 
deadline date. No public hearing shall be required.  

4. Director's Review and Action  
a. Notice of Decision. After the commenting deadline date, and within thirty (30) 

days of receipt of a completed application, the Director of Community 
Development shall approve, conditionally approve, or deny the application. The 
Director shall send the applicant a letter stating the reasons for the decision under 
the authority for granting or denying the SWES, as provided by the applicable 
sections of this chapter. The letter also shall state that the Director's decision is 
appealable under the provisions of subsection 6 of this section.  

b. Request for Planning Commission Action. At the Community Development 
Director’s discretion, review and action may be deferred to the Planning 
Commission. 

c. Findings. In making a determination, the Community Development Director or 
Planning Commission shall be required to make the following findings:  
1. There will be no significant detrimental impact to surrounding neighbors, 

including, but not limited to light, air, noise, and views.  
2. That the proposed project is consistent with the City's General Plan, the 

purposes of this title and the zoning district where the project is located, the 
Local Coastal Program, if applicable, and with any other current applicable 
policy guidelines.  

3. The installation of the SWES is primarily to reduce on-site consumption of 



RESOLUTION NO. PC 10-XX 

 15

electricity. 
4. The proposed SWES will not produce or result in noise levels exceeding the 

requirements of Section 5.48—Noise Regulations. 
5. Conditions of Approval. In approving a SWES application, the Director or    

Planning Commission may impose reasonable conditions necessary to:  
a. Achieve the general purposes of this chapter and the specific purpose of the    

zoning district in which the SWES will be located, or to be consistent with the 
General Plan;  

b. Protect the public health, safety, and general welfare. 
6. Effective Date—Appeals. Unless appealed in accordance with Chapter 10.100 of 

the Manhattan Beach Municipal Code, a decision shall become effective after 
expiration of the time limits for appeal set forth in Section 10.100.030 Manhattan 
Beach Municipal Code.  

 
SECTION 8.   The Planning Commission of the City of Manhattan Beach hereby 
recommends modifying Chapters 10.64 and A.64 of the Manhattan Beach Municipal 
Code and the Coastal Zone Zoning Ordinance as follows: 
 
10.64.100 and A.64.100—Application of Dimensional Requirements. 
C. Vertical Clearance. Vertical clearance for parking spaces shall be an unobstructed 

headroom clearance of not less than seven feet (7′) above the finish floor to any 
ceiling, beam, pipe, vent, mechanical equipment or similar construction, except that 
automatic garage door opening equipment and the garage door entrance may be 6.67 
feet. For storage purposes (not including mechanical equipment) and vehicle refueling 
purposes for residential uses, non-structural improvements including wall-mounted 
shelves, storage surface racks, or cabinets, or alternative-fuel vehicle charging systems 
may encroach into the vertical clearance, provided a minimum 4.5 feet vertical 
clearance is maintained above the finished floor of the garage within the front five feet 
(5′) of a parking space. 

 
SECTION 9.   The Planning Commission of the City of Manhattan Beach hereby 
recommends modifying Chapters 10.68 and A.68 of the Manhattan Beach Municipal 
Code and the Coastal Zone Zoning Ordinance as follows: 
 
10.68.020 and A.68.020—Continuation and Maintenance. 
D. Routine maintenance and repairs may be performed on a structure, the use of which is 

nonconforming; and on a nonconforming structure. Exterior nonconforming elements 
including, but not limited to: stairways, decks, balconies, green roofs or decks, 
chimneys, fences, and retaining walls may be replaced in their entirety, if, upon finding 
in a report prepared by a State of California licensed civil engineer, that, due to a 
deteriorated condition, such structures are unsafe, and routine repair is infeasible.  

I. Lots Without Vehicular Access. Residential buildings on lots with no vehicular access 
to public streets constitute nonconforming uses and may not be altered or enlarged 
except in accordance with the provisions of this section. Such buildings may be altered 
as follows: 
1. Interior improvement repairs consistent with all applicable building regulations. 
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2. Additions of exterior architectural features such as a fireplace, chimney, balcony, 
green roof or deck, or bay window, subject to Section 10.60.040, Building projections 
in yards and required open space. 

 
SECTION 10.  Pursuant to Government Code Section 66499.37, any action or 
proceeding to attack, review, set aside, void or annul this decision, or concerning any of 
the proceedings, acts, or determinations taken, done or made prior to such decision or to 
determine the reasonableness, legality or validity of any condition attached to this 
decision shall not be maintained by any person unless the action or proceeding is 
commenced within 90 days of the date of this resolution and the City Council is served 
within 120 days of the date of this resolution.  
 
SECTION 11.  If any sentence, clause, or phrase of this resolution is for any reason held 
to be unconstitutional or otherwise invalid, such decision shall not affect the validity of 
the remaining provisions of this resolution.  The Planning Commission hereby declares 
that it would have passed this resolution and each sentence, clause or phrase thereof 
irrespective of the fact that any one or more sentences, clauses or phrases be declared 
unconstitutional or otherwise invalid. 
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SECTION 12.   Any provisions of the Manhattan Beach Municipal Code, or appendices 
thereto, or any other resolution of the City, to the extent that they are inconsistent with 
this resolution, and no further, are hereby repealed. 
 

   
  I 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 
March 9, 2011 and that said Resolution was adopted 
by the following votes: 

 
    

AYES:  
 
NOES:    
 
ABSENT:     
 
ABSTAIN:   

  
 
    
    
 
    _______________________________ 
    RICHARD THOMPSON 
    Secretary to the Planning Commission 
 
                                                                    
    _______________________________ 

 SARAH BOESCHEN 
 Recording Secretary 
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07/14/10-2 Consideration of Environmental Task Force Recommendations to Amend 
Title 10 Planning and Zoning of the Manhattan Beach Municipal Code and 
the City’s Local Coastal Program for Comprehensive Sustainable Building 
Measures, as part of the City Council 2009-2010 Work Plan 

 
Assistant Planner Danna summarized the staff report.  He commented that the Sustainable 
Green Building Subcommittee of the Environmental Task Force is comprised of three residents 
and City Staff.  He said that the subcommittee placed emphasis on energy efficiency, water 
conservation, runoff reduction, solid waste reduction and diversion, and air quality and 
emissions restrictions.  He indicated that the City Council approved the Sustainable Green 
Building Subcommittee Environmental Task Force recommendations on March 16, 2010, and 
directed staff to prepare the proposed Code Amendments.  He stated that the recommendations 
for amendments pertain to site sustainability; water efficiency and water use reduction; energy 
materials and resources; and air quality.  He pointed out that many of the recommendations are 
required now or will be in the near future by the City’s Water Conservation Ordinance, the 
California Model Water Efficiency Landscape Ordinance, the California Energy Efficiency 
Regulations; and California Green Building Standards.   
 
Assistant Planner Danna indicated that the goal of the proposed Amendment regarding site 
sustainability is to design water runoff mitigation measures to achieve a zero discharge for a ¾ 
inch rainfall in a 24 hour period.  He indicated that the requirements would apply to all new 
construction and major renovations over 50 percent in valuation for single family and multi 
family residential, non residential, and municipal developments.  He indicated that parcels for 
7,500 square feet or less would be permitted to have a maximum of 20 percent of non- 
permeable surfaces for required yard setbacks, parkways, and encroachment areas.  He said that 
runoff from non-permeable surfaces such as roofs and parking pads would be required to be 
directed to permeable areas and/or approved retention features.  He said that there would be an 
option to show compliance to the requirements by submitting a design from a licensed Civil 
Engineer or Landscape Architect per California Storm Water Quality Association’s Best 
Management Practices Handbook and the Environmental Protection Agency’s National 
Pollutant Discharge Elimination System.  He stated that parcels greater than 7,500 square feet 
would need to show plans designed by a licensed civil engineer or landscape architect.  He 
indicated that the purpose of the Amendment is to reduce the runoff and discharge of pollutants 
into the streets and storm drains and to meet municipal discharge requirements.   He indicated 
that there are challenges of imposing the regulations in commercial areas where there are no 
setback requirements.  He indicated that staff is suggesting that the Commission explore 
alternative means of achieving storm water runoff mitigation through other measures for 
commercial properties.   
 
Commissioner Seville-Jones asked regarding the role of the Commissioners in reviewing the 
amendments, as the Council has already approved the guidelines.   
 
Assistant Planner Danna said that the role of the Commission is to discuss the proposed 
Amendments and add any suggestions that they may have for improving the requirements.   
 
In response to comments from the Commissioners, Acting Director Jester indicated that the 
item is being brought to the Commission at this stage to provide an introduction to the language 
and concepts of the proposed new standards without providing all of the details of the Zoning 
Code language.  She indicated that the Task Force did look at very specific requirements from 
other cities while also recognizing that Manhattan Beach is unique.  She said that staff would 
like for the Commissioners to understand the basic concepts and provide any opinions or 
suggestions they may have to provide ideas to help further refine or improve the recommended 
amendments.       

EXHIBIT D
CC MTG 4-19-11
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Commissioner Lesser indicated that it would be helpful for him to have further information 
regarding actions taken by other cities.  He stated that it would also help to have a better idea of 
what measures the task force considered and the reasons why the measures were rejected or 
accepted.  He stated that he would like more specific information regarding the origin of the 
proposals.  He said that the City Council has basically approved the proposals, and he is not 
certain how much the Commission should suggest changing the recommendations of the task 
force.    
 
In response to a question from Commissioner Seville-Jones, Building Official Carol Jacobson 
indicated that the standard of zero discharge for ¾ inches of rain within a 24 hour period is 
required for communities in the area under the Municipalities Permit.  She indicated that 
currently the standard only pertains to commercial areas and not residential.  She indicated that 
applying the requirement to smaller lots would help Manhattan Beach to be ahead of other 
cities in the area in applying the standard.     
 
Commissioner Lesser asked whether staff feels that there would be a difficulty in complying 
with the standard for smaller residential properties or for commercial properties with very little 
setback.   
 
Ms. Jacobson commented that Santa Monica has requirements that are similar to the subject 
proposal, and there has not been a problem with projects being able to comply.  She stated that 
materials are readily available for providing permeable pavements.  She indicated that the costs 
can range depending on whether the material that is used is low or high end.  She said that there 
are numerous materials that can provide permeable surfaces that are very reasonable in cost.   
 
In response to a question from Commissioner Seville-Jones, Assistant Planner Danna said that 
it was suggested to include renovations that are over 50 percent valuation in the requirements 
because such renovations are generally quite substantial.  He indicated that most likely that 
such a substantial remodel would include removing and replacing brick or concrete sidewalks 
and that the cost of changing the material to a permeable surface would not be a large 
percentage of the total cost of the project.   
 
In response to a question from Commissioner Seville-Jones, Acting Director Jester commented 
that meeting the requirement would not necessarily require installing an expensive system and 
could be as simple as replacing a concrete walkway with pavers.   
 
Commissioner Andreani suggested encouraging capturing rain water for use in irrigation.   
 
Assistant Planner Danna commented that the recommendations do include capturing rain water 
from non-permeable surfaces in water retention bins or other approved systems.     
 
In response to a question from Commissioner Seville-Jones, Acting Director Jester indicated 
that staff has discussed making allowances for water collection bins to be located within the 
required setback.  
 
In response to a question from Commissioner Lesser, Assistant Planner Danna stated that 
flexibility needs to be provided in the language to allow the Community Development Director 
discretion in approving systems that currently are not developed provided that they meet the 
required findings.   
 
Chairman Fasola indicated that he has a concern that the requirement that parcels less than 
7,500 square feet have a maximum of 20 percent non-permeable surfaces for required yards, 
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setbacks, parkway and encroachment areas penalizes smaller lots which have a proportionately 
larger setback area than a larger lot.  He indicated that it would be very difficult for a half lot to 
meet the requirement.  He commented that water does soak through sandy soil but does not 
soak through clay soil very easily.  He indicated that he has a concern with making a 
requirement that 80 percent of required yards, setbacks, parkway and encroachment areas 
surfaces be permeable when it may not be feasible for properties where water may not soak 
through depending on the soil.  He indicated that including such a blanket requirement in the 
Code could be detrimental to many projects where the water would not soak in but instead 
could end up saturating the soil and flooding the property.  He said that a better option may be 
to list the goals and for the property owner to have the option of submitting a design from a 
licensed civil engineer that meets the goal.  He indicated that the intent regarding sustainability 
is not necessarily to have permeable surfaces for walkways or patios but rather that the storm 
water be collected and directed down into the soil.  He indicated that he is concerned with 
forcing a specific technical solution to solve a general problem.   
 
Commissioner Seville-Jones commented that her understanding is that people would have the 
option of not meeting the requirement provided they submit a design from a licensed engineer 
that meets the goal of zero discharge for ¾ inches of rainfall within a 24 hour period.                    
 
Commissioner Lesser said that he would like to confirm that the goal of achieving zero 
discharge for ¾ inches of rainfall within a 24 hour period is possible for all properties in the 
City.     
 
Acting Director Jester said that it is a good suggestion to allow for an administrative process 
for properties on which retaining the storm water on site is not feasible because of the soil 
conditions or other limitations.   
 
Ms. Jacobson said that it was felt that it is important to allow for administrative approval to 
provide flexibility for situations where the options for retaining storm water on site are not 
feasible.   
 
Assistant Planner Danna indicated that a green roof balcony or deck is a surface that supports 
the growth of vegetation over a portion of its area for the purpose of water or energy 
conservation.  He said that green roofs usually consist of a waterproof safe membrane that is 
covered by a drainage system, a light weight growing medium, and plants.  He stated that green 
roofs provide a means to decrease storm water runoff into the public system as well as provide 
building insulation and improved aesthetics.  He said that the proposed regulations for green 
roofs would apply to all new construction and major renovations of over 50 percent valuation 
for single and multifamily residential and nonresidential projects.  He indicated that green roofs 
would be treated the same as other decks and balconies in terms of height and setback 
requirements.  He commented that the Community Development Director may approve green 
roofs on top of a roof level if it is not usable as a deck and if safety, maintenance, access and 
slope issues are mitigated.  He indicated that the Code currently does not allow rooftop decks.  
He indicated that staff is concerned that green roofs would be used as decks, as providing 
access to the roof is necessary in order to maintain the plants.  He said that a green roof may be 
approved if it is not usable as a deck due to the slope and limited access.  He indicated that the 
benefit of a green roof is to reduce storm water runoff into the public system, to filter out 
pollution, to increase thermal and acoustical insulation, and decrease the need for air 
conditioning and other energy consumption.   
 
Assistant Planner Danna said that the primary goal of recommendations regarding water 
efficiency and water use reduction is to reduce the water needed to irrigate landscapes.  He 
indicated that the intent of the recommendation is to design irrigation to meet the requirements 



Planning Commission Meeting Minutes of       
July 14, 2010  Page 9 of 15 

 
 

for region 3 per Water Use Classification of Landscape Species (WUCOLS) to assist in the 
design of more water efficient landscaping.  He stated that the regulations would apply to all 
new construction, major renovations of over 50 percent valuation, single and multifamily 
residential, non residential and municipal projects.  He indicated that the recommendation is to 
allow a maximum of 20 percent of landscaped area (private property, public parkways and 
encroachment areas) to require high water usage such as grass.  He commented that lots under 
7,500 square feet may use a standardized water budget worksheet as provided by WUCOLS or 
may provide a licensed landscape architect design and calculations.  He stated that lots over 
7,500 square feet would be required to provide a design and calculations from a licensed 
landscape architect.  He indicated that the Community Development Director would be able to 
give exemptions for hardships or special circumstances.  He commented that sites irrigated 
with non-potable water would also be exempt from the requirement.  He stated that the 
requirement would provide for an estimated 20 percent reduction in water usage; would 
provide for an estimated 20 percent reduction in runoff discharge; and would meet or exceed 
compliance with the California Model Water Efficient Landscape Ordinance.  
 
Assistant Planner Danna commented that the recommendation regarding plumbing fixtures 
within the water efficient and water use reduction recommendations would apply to all new 
construction and major renovations of over 50 percent valuation for single and multifamily 
residential and non residential projects.  He commented that the recommendation is that 
residential and non residential fountains and ponds be limited to a maximum of 25 square feet 
with a water recirculation system unless non-potable water is being used.  He indicated that the 
purpose and benefit would be to provide an estimated 20 percent reduction in water use and 
meet or exceed the City’s Water Conservation Ordinance and California Green Building 
Standards.   
 
Assistant Planner Danna indicated that the renewable energy recommendations would allow 
administrative approval of solar energy systems on top of buildings that do not exceed a 
maximum of 12 inches above the maximum allowable height for the structure.  He stated that 
several solar panel companies have met with staff and participated with the Environmental 
Task Force meetings.  He indicated that plan check guidelines have been refined to meet the 
concerns expressed by the representatives of solar energy companies while balancing the safety 
and access issues for the Fire Department and Building Department regulations.  He indicated 
that the City continues to waive the plan check fees for all solar system permits.  He 
commented that the recommendation would also address wind energy systems.  He stated that 
much of the technology for wind energy systems is not yet available, and flexibility needs to be 
provided in the Code language to allow for future changes in technology.  He said that because 
of concerns regarding height, view obstruction, noise, and the viability of current technology, 
the Subcommittee recommends that approval of wind turbines be done through a public 
noticing process if they are proposed to be located out of the allowed buildable envelope.  He 
commented that the purpose and benefit of the recommendations regarding renewable energy is 
to encourage or facilitate the installation of renewable energy systems.       
 
Chairman Fasola opened the public hearing. 
 
Toni Reina, representing Continental Development Corporation, said that they would suggest 
that a mechanism be provided in the Code Amendments to allow for flexibility to approve 
Minor Exceptions or exemptions.  She said that consideration should be given to practicality 
and feasibility of implementing the proposed new regulations.  She commented that they would 
also be interested in receiving further information on how the City intends to exceed the State 
agency requirements for storm water retention and the California Efficient Landscape 
Ordinance.         
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Laura Gillin, representing Solar City, said that their solar panel system would require a height 
of 23 inches above the level of the roof on which it is installed for optimal efficiency. She said 
that their panels require an angle of tilt of 5 degrees on a flat roof to provide for maximum 
performance.  She commented that they have submitted a report to the Environmental Task 
Force in January of 2010.  She stated that the lowest height she found for solar panel systems 
provided by other companies was 18 inches.  She requested that the Commission consider 
allowing 18 inches above the maximum height limit for installation of solar panels on the roof 
of buildings.   
 
In response to a question from Commissioner Lesser, Dustin Huskins, representing Solar City, 
said that a 5 degree tilt for the panels is necessary in order for them to receive the optimal 
amount of ultra violet rays from the sun and to prevent water or debris from collecting on them 
rather than running off.  He indicated that having the panels raised also allows for air flow 
under the panels which aids in their efficiency.   
 
Ben Burkhalter, a member of the Green Building Task Force, said that the recommendations 
of the Subcommittee arrived after a year and a half of studying the requirements of numerous 
other cities and counties in California regarding energy efficient standards.  He indicated that 
they also received input from applicants of projects and Code enforcement officials.  He said 
that they also took into consideration requirements that they knew were in the process of being 
enacted as well as the direction of the City Council.  He commented that they utilized a 
tremendous amount of information, and they included references where possible in their 
recommendations.  He said that they are still in the process of writing the language of the 
Amendments.  He commented that they arrived at the recommendation of allowing 12 inches 
over the maximum building height for solar panels based on a report they received from Solar 
City.  He indicated that their intent was for the requirements to be attainable with the 
technology that is available.   
 
In response to a question from Commissioner Lesser, Mr. Burkhalter said that the soil 
permeability rating for the City is about 87 percent sand and 13 percent clay.  He pointed out 
that the requirements they are recommending regarding water retention would apply to the 
maximum extent practicable.  He said that providing a blanket requirement that could be met 
on the vast majority of properties would push the City’s storm water permit compliance well 
into the future.  He commented that for the vast majority of sites simply not paving would 
allow the storm water to permeate into the soil rather than running off into the storm drains.   
 
Commissioner Lesser said that having the standard apply to the extent practicable is different 
than having it apply strictly to all properties.    
 
Acting Director Jester commented that her understanding is that the Commission wants to 
provide flexibility in applying the requirement for having a maximum of 20 percent of non- 
permeable surfaces for required yard setbacks, parkways, and encroachment areas.   
 
Chairman Fasola suggested requiring that a maximum of perhaps 5 percent of the site be 
permitted to have non-permeable surfaces rather than requiring that 20 percent of the setback 
area have permeable surfaces, as this would allow the designer more flexibility.  He said that 
allowing something like for 5 percent of the site would arrive at the same goal for water 
retention while allowing more flexibility.   
 
Chairman Fasola commented that his understanding is that the City does a good job in filtering 
storm runoff water and that not much unfiltered water flows from the storm drains into the 
ocean.  He asked regarding the amount of storm water runoff that is being filtered currently.  
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He asked about the necessity of such a requirement for retaining storm water runoff on 
individual sites if the vast majority of the water is already being filtered back into the soil.   
 
Acting Director Jester indicated that the Environmental Task Force and the Subcommittee 
considered implementing a series of citywide filtration systems rather than requiring individual 
property owners to retain storm water.  She indicated that there is the ability because of the 
sandy soil for water to be retained on individual properties, and it is much easier and less 
expensive.  She said that there are very few sites in the City that have clay soil.  She indicated 
that there are a number of filtration devices at different locations in public parking lots 
throughout the City.   
 
In response to a question from Chairman Fasola, Acting Director Jester said that staff could 
provide further information regarding the amount of untreated water runoff that reaches the 
ocean from Public Works.   
 
Chairman Fasola said that retaining storm water runoff on site is a goal that the City should 
attempt to reach, but he would like to know more regarding if there is a large concern with 
untreated water reaching the ocean currently.                    
 
Mr. Burkhalter commented that the City has taken measures to filter storm water runoff 
during certain conditions; however the requirements for filtering are becoming more stringent 
in both wet and dry conditions.  He indicated that it was indicated to the Subcommittee that 
water containment must be done on site in conjunction with larger filtration systems.  He said 
that the main concern is with large storms during which the storm drains become overwhelmed.  
He stated that the system is designed to discharge the water into the sand and use the sand as 
filtration, but the filtration system becomes overrun during large storms. 
 
Commissioner Lesser requested further information regarding the specific areas in the City that 
have clay soil and the additional challenges that would be posed for projects on such properties.  
He indicated that he would also like further input regarding any exceptions that should be 
considered for such properties.  He indicated that he would also like further information 
regarding how the Ordinances of other cities are written to address retaining storm runoff water 
on properties with clay rather than sandy soil.    
 
In response to a question from Commissioner Lesser, Assistant Planner Danna said that staff 
would like for the Commission to suggest possible solutions for addressing water runoff 
retention on site for commercial properties that are built out to near the property line and have 
very little setbacks.  He indicated that a possible alternative would be to require permeable 
pavement for parking lots along the Sepulveda Boulevard corridor.  He said that another 
possibility would be to allow more square footage for structures in the downtown area provided 
that a water retaining system is provided on site.   
 
Acting Director Jester stated that staff also has suggested the possibility of allowing a parking 
reduction for buildings that are built to the Leadership in Energy and Environmental Design 
(LEED) standards for buildings in the North End.                   
 
In response to a question from Commissioner Seville-Jones, Assistant Planner Danna said that 
currently there is not much development in the El Porto area because the lot sizes are not large 
enough to accommodate the parking that is required.  He said that staff is suggesting the 
commission consider the possibility of allowing a parking reduction in order to encourage 
building more sustainable developments.   
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Chairman Fasola said that there is a question as to whether it is economically feasible to build 
in the North End.  He said that the issue in the North End is that there are not opportunities for 
providing parking and there is no in lieu fee for providing parking.  He commented that it 
would seem that the best approach to providing sustainable building practices is to retain 
existing structures which saves a large amount of materials from being used to build new 
structures.            
                       
Assistant Planner Danna said that property owners in the North End are limited in remodeling 
their properties because of the parking.  He indicated that allowing a parking reduction could 
be an incentive for providing energy efficiency if a property owner wants to remodel an 
existing building.   
 
Commissioner Andreani commented that she does not feel parking requirements should be 
relaxed in exchange for building energy efficient structures, as it could result in exacerbating 
existing parking problems which already is a large issue.        
 
Commissioner Seville-Jones said that she likes the idea of requiring a portion of uncovered 
parking lots in commercial developments to be built with permeable pavement or other 
permeable materials.    
 
Chairman Fasola suggested the possibility of only applying the standards to residential 
properties, as a very small percentage of the properties in the City are commercial.   
 
Commissioner Andreani commented that it is possible to place requirements on commercial 
properties such as permeable surfaces and planting of trees for parking lots that would help 
address storm water, drainage, and runoff.  
 
Chairman Fasola commented that it would be difficult to address commercial properties that 
are built to the property line.   
 
In response to a question from Commissioner Lesser, Acting Director Jester indicated that the 
green roofs she is familiar with generally use drought tolerant plants.   
 
Commissioner Lesser asked whether restrictions would be placed on the type of plants that 
could be placed on such a roof.  
 
Acting Director Jester said that it would not be practical to place landscaping that requires a 
large amount of water on a green roof, as the intent is that such roofs are not usable surfaces 
that are easily accessed.   
 
Assistant Planner Danna pointed out that property owners would also be limited by the 
requirement that only 20 percent of the landscaped area on the property require high water 
usage.     
 
In response to a question from Commissioner Lesser, Assistant Planner Danna said that staff 
can determine from plans that are submitted whether a roof would be able to be easily accessed 
and used as a deck.   
 
 
Commissioner Seville-Jones asked about regulating the height of plants on roofs, as they do 
continually grow.   
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Acting Director Jester said that the plants used for the green roofs that she has seen typically 
are succulents and other drought tolerant plants that do not grow very tall.  She pointed out that 
the type of plants that are used is limited because they would require a shallow soil surface.  
She said that a height limit could be placed for plants on green roofs.   
 
Commissioner Seville-Jones commented that she does feel a height limit should be considered 
for plants on green roofs, although she would not want to restrict the type of plant that could be 
grown on a green roof.  She said her understanding is that the intent is that green roofs function 
to lower energy consumption by helping to cool structures.  She indicated that the intent is not 
for such roofs to become gardening areas.  She said that she is not certain about the balance of 
being overly restrictive and at the same time not providing for roofs that become usable areas.   
 
Acting Director Jester indicated that staff would not want for third story roofs to become usable 
spaces in areas zoned for three stories.  She indicated that having usable areas on roof levels 
results in concerns with providing for railing and other safety measures.  She said that decks 
are permitted on the second level of homes in areas that are zoned for three stories.  She 
commented that green roofs that are on the third level would be required to be sloped and to not 
have access from a permanent staircase and would only have limited access.   
 
Chairman Fasola indicated that his experience is that green roofs are generally done on large 
commercial structures.  He asked about circumstances where the plants die because the roof is 
not maintained.   
 
Commissioner Seville-Jones requested that she would like more information regarding the 
State requirements and how the proposed Amendments would meet or exceed those 
requirements.  
 
Commissioner Lesser said that he would also like more information regarding cities that have 
adopted similar measures to the proposed Amendments.   
 
In response to a question from Commissioner Lesser, Ms. Jacobson commented that there are 
many toilets now on the market that use 1.2 gallons of water per flush as opposed to 1.6 gallons 
per flush which is currently the standard.   
 
Chairman Fasola indicated that with the small size of many of the lots in the City, he would 
like to know where Manhattan Beach compares in terms of water usage with other cities in the 
Los Angeles area where the properties have much larger lawns.  He asked whether it would be 
appropriate to allow smaller lots to be exempt from being restricted to 20 percent of the 
landscaped area requiring high water usage.   
 
Chairman Fasola stated that he would like further information regarding which of the proposed 
requirements are measures mandated by the State and which are additional measures that are 
being taken by the City.   
 
Acting Director Jester pointed out that information regarding which of the suggested 
regulations are State requirements has been included in the staff report.  She indicated that 
references can also be added to the charts that are in the staff report regarding which suggested 
regulations are State requirements.             
   
Commissioner Paralusz said that she is concerned that not allowing solar panels to extend up to 
the height required for their maximum performance may discourage some people from 
installing solar panel systems because of the cost involved.     
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Acting Director Jester said staff’s understanding is that allowing solar panels to extend up to 12 
inches about the maximum height limit would meet the State requirement that solar panels not 
be restricted from reaching up to at least 80 percent of their maximum performance. 
 
Commissioner Andreani stated that she is concerned regarding allowing the height of solar 
panels to extend beyond the maximum permitted building height considering all of the work 
that has been done to reduce visual bulk and density in the City.  She suggested that the 
maximum height limit be reduced to allow for the added height of the panels.   
 
Acting Director Jester said that she would want to consult with the City Attorney as to the 
implications of not adhering to the State requirement that solar panels be able to reach at least 
80 percent of their maximum efficiency.         
 
Commissioner Andreani pointed out that the regulation would pertain to new construction 
which the City does have a right to control.   
 
Commissioner Lesser said that the renewable energy proposals would also apply to projects on 
existing construction which is why the City must adhere to the State law as to existing 
structures.  He said that he would like more information regarding how other cities have 
addressed the issue regarding solar panels being installed on structures built to the height limit.   
 
Acting Director Jester commented that there are a number of cities that allow solar panels on 
roofs to exceed the maximum height limit.         
 
Commissioner Seville-Jones said that she would most like to see information as to the 
requirements of other coastal cities.  
 
Commissioner Andreani indicated that she feels it is appropriate that any projects for wind 
turbines require noticing.  She indicated that the issue of approving wind turbines is similar to 
the issue regarding the approval of cellular communication towers. 
 
Commissioner Seville-Jones pointed out that wind turbines that are proposed within the 
building footprint on residential properties would not require noticing.  She indicated that she 
has a concern that wind turbines that are built in residential areas within the building footprint 
could create additional impacts to neighbors.  She said that she would like further information 
regarding any additional impacts that could result in the turbines being allowed on residential 
properties. 
 
Chairman Fasola pointed out that there are noise standards that would restrict the noise 
generated by turbines from exceeding a certain level.   
 
Acting Director Jester indicated that staff felt allowing turbines within the building footprint 
would be basically the same as allowing mechanical equipment.  She said that the turbines 
would be tied in with noise regulations.              
 
Commissioner Paralusz commented that she would like further information regarding wind 
turbines that have been installed in other coastal areas or other cities.   
 
Commissioner Seville-Jones asked whether there could be an impact to neighbors from seeing 
the continual motion of the turbines.  She said that she would also like any additional 
information regarding possible visual impacts of turbines.  She commented that she would like 
to see examples of turbines in other areas.             
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Commissioner Paralusz commented that determining what is considered visual pollution can be 
very subjective.   
 
Chairman Fasola asked about limiting the size of fountains to 25 square feet when swimming 
pools are allowed to be much larger.   
 
Acting Director Jester commented that the distinction that was made during the discussions is 
that swimming pools provide a recreational use whereas fountains are decorative.  
 
Chairman Fasola commented that he does not believe that very much water is being evaporated 
from fountains and he questions whether there is much of an issue regarding their water usage.  
 
Mr. Burkhalter pointed out that the new restrictions that are being proposed for swimming 
pools are very onerous and will be a systemic change to pools in the City.  He said that the 
Subcommittee looked at the requirements of other cities in considering fountains.   
 
Chairman Fasola closed the public hearing.   
 
The Commissioners decided to close the public hearing and have the item be renoticed for a 
future date.          
 
E.  DIRECTORS ITEMS 
 
Acting Director Jester stated that the Parking and Public Improvements Commission will be 
continuing their hearing regarding regulations for RVs and oversized vehicles at their meeting 
on July 22, 2010, at 6:30 p.m.       
 
F.   PLANNING COMMISSION ITEMS 

 
G.  TENTATIVE AGENDA    July 28, 2010 
 
1. Shade Hotel Resolution 
2. 626 Rosecrans Avenue- Appeal of Director Decision 
 
H.  ADJOURNMENT  
 
The meeting was adjourned at 9:55 p.m. to Wednesday, July 28, 2010, in the City Council 
Chambers, City Hall, 1400 Highland Avenue   
        
       SARAH BOESCHEN   
       Recording Secretary 
ATTEST: 
       
     
LAURIE JESTER 
Acting Community Development Director     
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D. BUSINESS ITEMS  
 
E.  PUBLIC HEARINGS 
 
08/25/10-4 Consideration of Environmental Task Force Recommendations to Amend 

Title 10 Planning and Zoning of the Manhattan Beach Municipal Code and 
the City’s Local Coastal Program for Comprehensive Sustainable Building 
Measures, as part of the City Council 2009-2010 Work Plan 

 
Acting Director Jester said that the item was continued from the last meeting, as the 
Commissioners decided that they wanted to devote more time for discussion of the item.  She 
pointed out that a few changes were made to the staff report since it was distributed for the 
previous meeting.  She commented that those changes are shown on pages 4 and 6 of the staff 
report and pages 10, 11 and 12 of Exhibit A to the staff report.    
  
Chris Conaway, representing the Green Building Subcommittee of the Environmental Task 
Force, said that the Subcommittee was formed to address the City’s fair share of climate impact 
and environmental footprint for construction in the City; to meet the City’s obligations to the 
2006 Global Warming Solutions Act; to provide leadership in the region; and to improve the 
value and quality of life for the community.  He stated that the size of homes in Manhattan 
Beach currently averages 2,132 square feet per person, which is more than a four fold increase 
since the 1970s.  He pointed out that houses can become more energy efficient, but the benefit 
of efficiency is counteracted by the larger size of homes.  He said that Manhattan Beach 
benefits by having very walkable neighborhoods.  He stated that the Environmental Task Force 
chose to concentrate on priorities that are very important for the City, which include water 
quality, water efficiency, and energy efficiency.  He indicated that they are also focusing on 
measures that are easy to implement; that would not burden the construction industry; and that 
would make a substantial rather than a very small contribution.  He commented that they 
looked very closely at the measures that are being implemented in other cities such as Santa 
Monica, Santa Barbara, and Palo Alto.  He stated that the Subcommittee has presented 18 to 20 
recommendations to the City Council for new green building measures, including more 
efficient pluming and water irrigation systems; pushing for permeable sites; handling storm 
water on site; asking for energy star appliances in all new construction; and requiring high 
energy efficiency lighting.  He stated that their recommendations mainly focus on site 
sustainability in terms of storm water runoff retention and green roofs, water efficiency, and 
energy efficiency with renewable energy sources.   
 
Mr. Conaway said that the Subcommittee is proposing that California Stormwater Quality 
Association’s Best Management Practices for low impact development be implemented for 
storm water retention.  He said that storm water picks up the particulates and poisons that have 
accumulated on the ground as it flows into Santa Monica Bay.  He said that retaining storm 
water on site reduces the amount of runoff that ultimately reaches the Bay.  He stated that they 
are recommending a requirement of allowing a maximum of 20 percent non-permeable side 
yard setbacks landscaping for lots under 7,500 square feet.  He indicated that they are 
recommending that lots over 7,500 square feet be required to meet California Stormwater 
Quality Association’s Best Management Practices.  He stated that the measures would reduce 
load on the stormwater system; reduce runoff and discharge of pollutants into Santa Monica 
Bay; and allow for early compliance with Regional Water Quality Control Board.  
 
Commissioner Lesser asked regarding the ability of property owners to comply with the 
proposed measures regarding storm water retention in all of the area districts, particularly in 
Area Districts III and IV which has narrow side yards and a large percentage of concrete.   
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In response to a question from Commissioner Lesser, Mr. Conaway said that they are not 
proposing to mandate the amount of permeable surfaces for lots over 7,500 square feet.  He 
commented that for larger sites, it is appropriate for a design to be prepared by a licensed civil 
engineer.  He said that the Best Management Practices provide a guide to a number of methods 
of handling water on site.   
 
In response to a question from Commissioner Andreani, Acting Director Jester said that there is 
an issue with contaminants building up on the pavement over a long period of dry weather and 
then being washed into the ocean from storm water runoff.  She commented that the City has 
installed several CDS units that capture and filter the storm water under normal conditions.   
 
In response to a question from Commissioner Andreani, Mr. Conaway said that requiring 
organic material to be added to the soil to increase permeability is not an option that was 
considered by the Subcommittee.   
 
Acting Director Jester said that the intent is for the measures to allow flexibility and provide 
options for methods to comply.  She said that organic matter being added to the soil provides 
more of a benefit for landscaping than for permeability.   
 
In response to a question from Commissioner Seville-Jones, Assistant Planner Danna said that 
the suggested requirement for 50 percent of the parking area on commercial sites to be paved 
with pervious surfaces was taken out of the draft Code language.  He said that staff’s intent was 
for the Commission to provide input on appropriate regulations regarding water retention for 
commercial sites.   
 
Mr. Conaway commented that the Subcommittee felt that assigning requirements for 
percentages of sites provides less flexibility.   
 
Commissioner Seville-Jones asked if applicants for projects on commercial properties would 
have the same option as applicants for projects on residential properties to comply with the site 
permeability requirements by submitting a plan from a licensed engineer.   
 
Mr. Conaway pointed out that there are numerous methods of achieving the goal of preventing 
storm water runoff from flowing into storm drains.  He commented that permeability is a major 
method of preventing storm water runoff; however, it is not appropriate for all sites.           
 
Commissioner Paralusz said that a new library is hopefully going to be constructed in the near 
future, and she asked about measures for municipal buildings. 
 
Mr. Conaway commented that the City Council has already adopted the recommendation of 
the Environmental Task Force that the City will commit to a LEED gold certification for all 
new municipal buildings.   
 
Acting Director Jester indicated that the City is working with the County toward making the 
new library LEED certified. 
 
Chairman Fasola said that he would suggest requiring that a minimum amount of area on the 
entire site be permeable rather than requiring that 80 percent of side yards be permeable.  He 
commented that permeable pavement cannot very well be used for stairs or in areas with tiers 
or steep slopes.  He indicated that requiring a certain percentage of the site to be permeable 
would allow more flexibility for designs in that the permeable surface could be outside of the 
setbacks.  He stated that larger projects are currently required to provide a method of retaining 
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the storm runoff water, which is more important than requiring permeable surfaces.  He 
commented that it would be more effective to retain water from roofs rather than from the site 
yards on sites with a large percentage of building area.          
 
Mr. Conaway pointed out that permeable surface means any permeable material and not only 
permeable concrete.     
 
Ben Burkhalter, representing the Green Building Subcommittee of the Environmental Task 
Force, indicated that requiring a certain percentage of the lot to be permeable would make 
compliance more difficult to achieve.  He said that the building would need to be more greatly 
articulated by requiring a certain percentage of the site to include permeable surfaces.   
 
Chairman Fasola pointed out that requiring a certain percentage of the site to include permeable 
surfaces would allow the requirement to be met in other areas of the site rather than only in the 
side yards.   
 
Acting Director Jester suggested changing the language to read that the area of non-permeable 
surface must equal a maximum of 20 percent of the setbacks and that it may be located 
anywhere on the site.   
 
Commissioner Seville-Jones commented that she would be concerned that providing a 
maximum percentage on the site for non-permeable surfaces may be a more complicated 
calculation than a requirement of a maximum for side yards.   
 
Acting Director Jester suggested changing the language to read that an area equal to a 
maximum of 20 percent of all required yards and required parking areas may be non-
permeable.   
 
Commissioner Andreani commented that she feels it would be simpler to follow the original 
recommendation of the Subcommittee.  She said that a permeable surface requirement for the 
side yard may disregard that there are requirements for front side and rear yard setbacks.  
 
Amber Rochane, representing RREEF, the operator of the Manhattan Village mall, said that 
they support the City’s efforts to address storm water pollution and encourage innovative site 
design and improve water quality.  She indicated that RREEF and staff are coordinating to 
incorporate certain LID (Low Impact Design) principles into the Manhattan Village Mall 
enhancement project.  She indicated that RREEF submitted a letter to staff for the August 25 
hearing to offer suggestions and recommendations for additional consideration in drafting an 
appropriate LID Ordinance for Manhattan Beach.  She stated that RREEF is suggesting that the 
Code provide clear language regarding the volume of water to be retained; regarding the 
methodology for determining the amount of water to be retained onsite; regarding storm water 
management techniques; regarding standards for redevelopment projects; regarding provisions 
for technical infeasibility; and regarding grandfathering provisions.  She said that the proposed 
Amendments should be flexible rather than apply strictly to all sites and should take into 
account unique site constraints, particularly with redevelopment projects.  She stated that they 
feel that flexibility should be applied to projects to employ a variety of storm water 
management techniques to comply with LID. 
 
In response to a question from Commissioner Lesser, Ms. Rochane said that RREEF would 
like clarification regarding the method for measuring the volume of water for the first ¾ inches 
of rain water, which can be measured using two different techniques.  She indicated that 
RREEF does not have a suggestion for which method should be used for measuring the water.  
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She commented that they have a meeting with staff scheduled in September regarding the 
Ordinance and how they intend to meet the proposed new requirements.        
 
In response to a question from Chairman Fasola, Mr. Burkhalter said that the Manhattan 
Village project would at a minimum need to meet the District’s requirements for storm water 
retention.   
 
Carol Jacobson said that there is a regional municipal storm water permit that is required for 
projects which provides at least four methods for retaining storm water.  She indicated that the 
purpose of LID is also to retain as much storm water as possible on site.  She stated that many 
jurisdictions are adopting very specific LID ordinances to require as much water as possible to 
be retained, which is not feasible in some instances.  She commented that the meeting that is 
scheduled with RREEF and staff will hopefully help to address their concerns.  She indicated 
that the proposed amendments provide sufficient flexibility through the Community 
Development Director to address requirements that are not feasible for a particular site.   
 
Commissioner Lesser requested that staff provide the Commissioners with the code language of 
other cities regarding storm water retention.  He commented that looking at the language of 
other cities could help in the consideration of the suggestion of Chairman Fasola to require a 
maximum percentage of non-permeable surfaces for an entire site rather than for side yards and 
in considering the concerns raised by RREEF. 
 
Ms. Jacobson said that the Subcommittee has looked at the code language of Santa Barbara, 
San Diego, Santa Monica and Los Angeles in arriving at the proposed storm water 
requirements and landscaping requirements.   
 
Commissioner Lesser requested that staff provide the Commissioners with a summary of the 
code language used in other cities, particularly as it relates to the concerns raised by RREEF.           
 
Commissioner Lesser said that he would like for staff to have an opportunity to comment 
regarding the concerns raised in the letter from RREEF.  He asked regarding the feasibility of 
installing grey water tanks for homeowners and whether they are currently available on the 
market.   
 
Mr. Conaway said that they are not proposing to mandate gray water tanks, and gray water is 
not addressed as part of the requirements for storm water permeability. He indicated that the 
reference to storm water and grey water retention in Section B on page 11 of draft 
Resolution10.60140 is an error, and grey water should not be included.    
 
Assistant Planner Danna suggested that storm water retention can be addressed for commercial 
sites by adding language that a maximum of 20 percent of the required yard area have non-
permeable surfaces.  He said that adding such language would not rely on required setbacks, as 
many commercial properties do not have setbacks.     
 
In response to a question from Commissioner Seville-Jones, Mr. Conaway commented that 
commercial sites would be required to retain 100 percent of the runoff from the first ¾ inch of 
water from a storm event.   
 
Mr. Conaway stated that the Subcommittee wanted to balance the advantages of allowing 
green roofs with the concerns that were raised regarding such roofs becoming useable areas or 
with the plants growing very tall.  He indicated that green roofs are allowed in areas where 
decks and balconies are allowed.  He commented that exceptions can be granted to allow green 
roofs on roofs that are sloped and not easily accessible.  He said that the Subcommittee wanted 
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to be certain that the Community Development Director would have the ability to allow 
exceptions.  He said that they did not want to discourage green roofs, and there are many 
examples of such roofs that are beautiful amenities.  He indicated that the benefits of green 
roofs include reducing the load on the stormwater system; filtering pollutants; increasing 
thermal and acoustic insulation; and reducing energy loads.       
 
Chairman Fasola pointed out that green roofs do help with energy conservation but generally 
do not help with water conservation, contrary to the indication included in the definition of 
green roof decks on page 1 of the draft Resolution.  He suggested that it could help with storm 
water mitigation, which is different than water conservation.       
 
In response to a question from Commissioner Seville-Jones, Acting Director Jester said that 
applications for green roofs would require landscaping plans to be submitted.   
 
Commissioner Seville-Jones suggested adding language to limit the height of plants on green 
roofs.   
 
Chairman Fasola commented that his reading of the first sentence under Item C on page 12 of 
the draft Amendments is that it green roofs may only be located in areas where decks and 
balconies are allowed and that the second sentence falls under the requirement of the first 
sentence.   
 
Acting Director Jester said that the language of Item C can be reworded to clarify that green 
roofs are not restricted to locations where decks and balconies are allowed, if approved by the 
Community Development Director.   
 
In response to a question from Commissioner Lesser, Acting Director Jester indicated that 
appropriate types of plant material would be required for green roofs.  She said that any 
alterations from the approved landscaping plan would be enforced on a complaint basis.  She 
pointed out that it is difficult to grow plants that are very high on green roofs because of the 
large volume of soil that is needed to grow taller plants. She said that green roofs would be 
allowed on sloped roofs where safety and maintenance issues are mitigated at the discretion of 
the Community Development Director.          
 
Chairman Fasola pointed out that property owners currently are allowed to have planters on 
decks that are below the height limit.     
 
Matt Dickinson, representing Greensulate, said that they have designed green roofs in the Los 
Angeles area and have found that they do well in the region.  He commented that a variety of 
Sedum is typically used for such roofs.  He said that Sedum is low growing; is drought 
resistant; and flourishes in Southern California.  He said that such plants require approximately 
4 inches of soil and grow to be 4 inches tall.  He commented that there are more opportunities 
on commercial buildings to include a greater amount of soil and to have taller plants on roofs.  
He indicated that they would be able to provide staff with a list of plants that flourish in 
Southern California and do not require a large amount of water.  He indicated that there are 
also methods for limiting accessibility on green roofs.   
 
Commissioner Andreani indicated that she is concerned with green roofs exceeding the 
maximum height limit.  She indicated that there is a height difference between having a flat 
roof and with having an additional 8 inches of soil and plant material.   
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Acting Director Jester said that the intent with the new requirements is that green roofs remain 
within the maximum height limit for structures.  She indicated that language can be added to 
clarify that green roofs must remain within the maximum height limit.            
 
Mr. Dickinson pointed out that green roofs can also enhance the views of the neighboring 
properties and can raise neighboring property values.   
 
Mr. Conaway indicated that they are recommending requiring high efficiency landscapes, and 
the intent is to discourage the use of plant species that require a large amount of water to 
maintain.  He stated that they are suggesting that new construction on lots under 7,500 square 
feet be required to meet a WUCOLS (Water Use Classification of Landscape Species) water 
budget worksheet or that a landscape architect provide calculations for the required amount of 
water usage.  He said that lots over 7,500 square feet would require water use calculations from 
a landscape architect.  He commented that the goal is to encourage the use of native plant 
species and drought tolerant species rather than the traditional large lawn.  He indicated that the 
goal is for a 20 percent reduction in the amount of overall water usage.  He indicated that there 
would be exemptions for using non-potable water, grey water or rain water.  He said that the 
Community Development Director would have the ability to exempt certain installations in 
areas that are determined to be a hardship.  He pointed out that there are exemptions also 
included in the WUCOLS standards for areas where there is a benefit to having lawns such as 
ball fields and parks.  
   
In response to a question form Commissioner Lesser, Environmental Programs Director Sona 
Kalapura said that 70 percent of the water consumption for residential properties is typically 
used for irrigation of traditional landscaping.  She said that the intent is to reduce water 
consumption by encouraging the use of plants that are included in the WUCOLS standards.  
She commented that the Manhattan Beach Botanical Garden offers suggestions for changing to 
water efficient landscaping.   
 
In response to a question from Chairman Fasola, Ms. Kalapura said that the figure of 70 
percent of household water consumption being used for traditional landscaping applies to 
California and not specifically for Manhattan Beach.   
 
Chairman Fasola said that it would be important to consider the amount of water that 
Manhattan Beach specifically uses for maintaining traditional landscaping as opposed to other 
areas of California.  
 
In response to a question from Commissioner Seville-Jones, Ms. Kalapura said that people 
would be able to have traditional lawns with the new requirements by using drip irrigation, 
non-potable water, grey water, rain water, or a reduced size of lawn.   
 
In response to a question from Commissioner Lesser, Mr. Burkhalter said that traditional 
lawns would be permitted under the WUCOLS worksheet provided that it is demonstrated that 
the amount of water consumption would be reduced 20 from the base line that is provided. 
 
Commissioner Lesser pointed out that it is important for many homeowners who have children 
and pets to have a lawn.   
 
Chairman Fasola asked whether limiting lawns is the most effective method of reducing water 
consumption in the City given the small size of the lots.  He commented that he has a concern 
that property owners not be overregulated.   
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Mr. Conaway commented that they felt the WUCOLS water budgeting process was a simple 
method of providing flexibility for providing high efficiency landscapes which reduce the 
amount of water consumption.  He said that they are not suggesting that the requirement be 
immediately implemented to every property in the City.  He pointed out that the requirement is 
intended for new construction and major renovations.  He pointed out that a reduction in water 
use also reduces the energy costs required for transporting the water.   
 
Chairman Fasola stated that there is a benefit to having lush landscaping, and he is not certain 
that he would want for the City to only have xeriscaping.  He said that he would like to know 
the amount of water that is used for maintaining traditional landscaping for residences 
specifically in Manhattan Beach.  He pointed out that the lots in the City are very small, and the 
climate in the City is very mild.   
 
Commissioner Lesser commented that he would like further information on the exemptions that 
would apply with the WUCOLS standards and how they may apply to the amount of lawn area 
that would be permitted for properties.   
 
Commissioner Seville-Jones said that she would like more information regarding the cost of 
installing grey water retention tanks.  She indicated that they would not be a feasible option for 
many homeowners if they are cost prohibitive.  She also requested that staff provide the 
Commissioners with pictures of drought tolerant gardens that include lush landscaping.   
 
Commissioner Andreani commented that there are great examples of a variety of drought 
tolerant plants at the Manhattan Beach Botanical Garden.  She pointed out that the lawn at 
neighboring Polliwog Park is watered three times a week, and she has heard that the plants at 
the botanical garden are watered only three times a year.  She indicated that there are many 
options of drought tolerant plants that are available.   
 
Mr. Burkhalter commented that there is a type of turf grass currently available that requires 
moderate water usage to maintain and looks the same as a traditional lawn.   
 
Commissioner Seville-Jones commented that it seems odd that people who plant landscaping 
that requires a low amount of water usage to maintain would still be restricted to watering only 
on certain days.   
 
Acting Director Jester commented that there is a home on 9th Street that has a very lush rear 
yard lawn which is irrigated using grey water and a subsurface drip system.  She commented 
that the home also has a front driveway that is a decomposed granite which is permeable.           
 
Acting Director Jester indicated that the artificial turf that is now available looks very real. 
 
Mr. Conaway said that the Subcommittee is recommending that decorative water features be 
limited to a maximum of 25 square feet and that they must use recirculated water with no 
overspray.  He stated that they are suggesting allowing an exemption for fountains that provide 
a public benefit.  He commented that they would also request input from the Commissioners as 
to whether they feel the maximum size for fountains should be increased.  He indicated that 
fountains that use non-potable water would be exempted.  He said that the benefit of the draft 
Amendment is to increase water efficiency from less evaporative loss.  
 
In response to a question from Commissioner Seville-Jones, Mr. Conaway indicated that the 
fountains in the Metlox plaza and the fountain in the municipal plaza all exceed 25 square feet, 
and those fountains provide a great benefit to the community.   
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Commissioner Seville-Jones stated that she feels the City should adhere to the same standard 
for the size of fountains that would be imposed on the residents.  She said that it does not seem 
fair for the City to dictate that residents may not have a water feature over 25 square feet and 
then exempt fountains that are for public use.  She indicated that she feels the restriction is 
intrusive on the residents.   
 
In response to a question from Commissioner Lesser, Mr. Burkhalter indicated that Santa 
Monica has a restriction on water features.   
 
Commissioner Paralusz requested further information regarding restrictions on the size of 
fountains in other cities.  She indicated that she also feels that the City should adhere to the 
same requirements regarding the size of fountains that they are imposing on the residents. 
 
Chairman Fasola asked regarding the number of gallons that are used by fountains in the City.   
 
Commissioner Lesser said that it would be helpful for the Commissioners to have further 
information regarding the number of fountains and the amount of gallons of water that are used 
for fountains in the City.  He said that he would like to know the amount of water that would be 
saved by restricting water features as proposed. 
 
Chairman Fasola commented that he feels regulating water features would be extremely 
invasive and onerous.  He said that regulating the size of fountains would not save a significant 
amount of water.  He stated that limiting fountains to 25 square feet does not seem justifiable 
when the size of pools is not being regulated.  He indicated that the spray from fountains helps 
to provide cooling on hot days, which is a traditional passive cooling design dating back to the 
Romans.  He said that he does not believe that fountains should be regulated, and people would 
most likely choose on their own to design fountains that use a limited amount of water.  He said 
that he would like further information regarding the number of gallons of water that is used per 
year Citywide for fountains.   
 
In response to a question from Commissioner Paralusz, Ms. Jacobson said that the West Basin 
Water District and the L.A. County Department Public Health are working to develop good 
methods for using non-potable water for fountains, but she is not certain if non-potable water is 
routinely used for fountains currently.   
 
Ms. Kalapura said that there are examples of designs for fountains that use non-potable water. 
She pointed out that the requirement would apply to new construction which can utilize newer 
technologies.  She said that Manhattan Beach is holding a Sustainable Building Summit on 
October 10 that will include discussion of sustainable landscaping and rain water harvesting.      
 
Mr. Conaway commented that the State of California has passed the Solar Rights Act which 
states that municipalities may not restrict the installation of solar panels over height limits 
provided health and safety concerns are met.  He indicated that municipalities may limit the 
height of panels over the maximum height limit provided that the panels are able to operate at 
80 percent of their maximum efficiency.  He stated that the Subcommittee is suggesting to 
allow a height of 12 inches above the maximum height limit for solar panels.  He commented 
that solar panels cannot be flat because of debris and water that can collect on the panels which 
results in a loss of efficiency.  He also commented that space is needed under the panels to 
provide for air flow.  He said that the optimum angle for a solar panel during winter varies 
between 33 and 17 degrees, and 17 degrees is generally the best orientation year round.  He 
said that reducing the angle of the panel to 5 degrees results in a loss of efficiency that is within 
the limits permitted by the Solar Rights Act.  He indicated that they received feedback from 



Planning Commission Meeting Minutes of      
September 8, 2010  Page 10 of 13 

 
 

solar companies that they could add solar panels to existing homes that are to the height limit 
with an allowance of an additional 12 inches.      
               
Commissioner Andreani said that she has a concern with exceeding the height limit, 
particularly for new construction.            
 
Commissioner Lesser pointed out that there was a representative of a solar power company 
present at the last hearing regarding the issue who indicated that an additional height of 12 
inches above the maximum height limit would not be sufficient to allow for the installation of 
solar panels. 
   
Mr. Conaway said that there were representatives of solar panel companies who have 
indicated that they feel 12 inches is reasonable.   
 
Acting Director Jester indicated that solar companies would prefer to use existing equipment 
that is already manufactured rather than change their hardware to meet the 12-inch 
requirement.   
 
Commissioner Andreani said that she feels the City has the right to control height limits.  She 
indicated that allowing an exception to the height limit for new construction to install solar 
panels could result in requests for exceptions to the height limit for other features.  She said 
that increasing height limits for any reason can result in problems.     
 
Chairman Fasola commented that he agrees with the comments of Commissioner Andreani that 
he does not feel the maximum height limit should be allowed to be exceeded.  He said that 
constructing a home to the height limit is already using the entire envelope that is allowed by 
Code.  He indicated that homes should be required to be less than the maximum height in order 
to include solar panels or else provide a pitched roof in order to remain within the maximum 
height limit.   
 
Commissioner Paralusz said that she does not like the idea of restricting a homeowner who has 
an existing home that is built to the height limit from installing solar panels.  
 
Assistant Planner Danna stated that staff does not want to include two different standards 
regarding solar panels for existing homes and for new construction.  He pointed out that having 
separate standards could result in people constructing homes to the height limit and then 
requesting to install solar panels 12 inches above the height limit after construction is complete.   
 
Commissioner Andreani suggested the possibility of not allowing the addition of solar panels 
above the height limit for five years after home construction is completed if they are not 
included during the original construction phase. 
 
Chairman Fasola commented that requiring solar panels to remain within the height limit may 
create a demand for homes that are built under the height limit.                    
 
Commissioner Seville-Jones pointed out that the Solar Rights Act addresses existing homes.  
She indicated that the City does not have the ability to restrict property owners with homes that 
are already built to the maximum height limit from installing solar panels, but solar panels can 
be required to remain within the height limit for new construction.  She asked if there is a 
method of prohibiting someone from building a new home to the height limit and then 
requesting solar panels above the height limit after construction is completed.   
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Acting Director Jester said that she would need to consult with the City Attorney regarding 
whether differentiating between existing homes and new construction would be in violation of 
the Solar Rights Act.   
 
In response to a question from Chairman Fasola, Acting Director Jester indicated that fire and 
safety requirements that limit the amount of area on a roof that can be covered by solar panels.   
 
In response to a question from Chairman Fasola, Mr. Burkhalter indicated that residents in 
cities such as Palos Verdes Estates that have view ordinances have successfully sued under the 
Solar Rights Act to be allowed to install solar panels, as the language specifically states that 
panels may not be restricted simply because of impacts to aesthetics or views.      
 
Commissioner Seville-Jones said that she would like further input from the City Attorney as to 
whether the intent of the Solar Rights Act is mainly regarding existing construction and 
whether it is possible for the City to make a requirement that solar panels for new construction 
remain within the height limit.   
 
Mr. Conaway stated that there have not been many requests for wind turbines to be installed.  
He commented that current wind turbines must raise 150 feet to be efficient in an urban 
environment.  He indicated that technology is continuing to improve; however, current designs 
are not efficient at providing energy for individual residential properties.  He commented that 
the recommendation of the Subcommittee is that turbines be permitted provided that they are 
located within the building envelope subject to any existing Code restrictions.   
 
In response to a question from Chairman Fasola, Mr. Conaway indicated that there are new 
designs for wind turbines that generate a low level of noise.    
 
Assistant Planner Danna pointed out that wind turbines would be regulated by the City’s Noise 
Ordinance.  
 
Commissioner Seville-Jones asked whether addressing wind turbines is premature, as currently 
they are not able to meet the objectives of the Code Amendments to reduce the use of fossil 
fuels.   
 
Mr. Conaway commented that the language regarding wind turbines was included with the 
draft Code Amendments because there was a homeowner that approached the Subcommittee 
who inquired as to whether wind turbines would be able to exceed the height limit and whether 
they could encroach outside of the building envelope.  He said that the Subcommittee felt that 
specific new regulations were not necessary to address wind turbines and decided to 
recommend that they be regulated using existing Code requirements.   
 
Chairman Fasola said that he can foresee that homeowners may wish to install wind turbines, 
and he feels it is good to include language to address them in the Code.   
 
Commissioner Seville-Jones indicated that she is concerned with wind turbines impacting 
views of adjacent properties.  She indicated that she understands the need for renewable energy 
sources.  She commented, however, she is concerned about the visual pollution that could result 
from wind turbines that are not incorporated into the building, particularly if they do not 
provide a significant amount of energy to power the home.   
 
In response to a question from Commissioner Lesser, Acting Director Jester said that the 
language would not change any requirements for wind turbines but would simply codify that 
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they must be placed within the building envelope.  She said that staff does feel there is a need 
to include the language regarding turbines in the proposed Amendments for clarification.  
 
Commissioner Seville-Jones said that she is suggesting that the Code Amendments be more 
restrictive regarding wind turbines than the current proposed language to allow them within the 
building envelope.  She indicated that her main concern is that the wind turbines are 
particularly visually intrusive because of their constant motion.   
 
Chairman Fasola commented that he feels looking at an ocean view through a windmill would 
be preferable to looking at a view of the solid side of a building.  He indicated that people may 
have differing opinions regarding the visual attractiveness of wind turbines.   
 
Commissioner Seville-Jones requested further information regarding the amount of energy that 
can be generated by wind turbines located on a residential property.        
 
Commissioner Lesser said that he would not want to prevent homeowners from utilizing new 
technologies for wind turbines that are currently being developed.   
 
Assistant Planner Danna pointed out that the Community Development Director has the 
discretion to bring any projects to the Commission where concerns have been raised by 
neighbors or that are questionable as to whether they meet the intent of the Code requirements.    
 
Chairman Fasola suggested including a requirement that the turbines must be maintained in 
working condition.   
 
Commissioner Seville-Jones said that such a requirement is included in the draft language.   
 
Commissioner Lesser requested further information regarding turbines that have been installed 
in other cities in Southern California.   
 
Acting Director Jester said that staff will look into the questions that have been raised by the 
Commissioners and will provide additional information.  She said that she would recommend 
that the hearing be closed and the item be renoticed when staff has had an opportunity to 
research the questions that have been raised.     
 
Chairman Fasola closed the public hearing.   
 
Chairman Fasola thanked the members of the Environmental Task Force for all of their hard 
work and for attending the hearing to present their findings and recommendations.     
 
F.  DIRECTORS ITEMS 
 
G.   PLANNING COMMISSION ITEMS 
 
Commissioner Paralusz asked regarding the status of the Chevron station at the corner of 
Aviation Boulevard and Marine Avenue and the Rite Aid project at Sepulveda Boulevard and 
Manhattan Beach Boulevard. 
 
Acting Director Jester said that there is currently a lawsuit between Chevron and the current 
property owner, and it will be approximately two more months before it is settled.  She stated 
that Rite Aid has decided not to go forward with their project at this time.  She indicated that 
Rite Aid is leasing parking to construction workers who are working on a project on an 
adjacent site.   
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CITY OF MANHATTAN BEACH 
PLANNING COMMISION 

MINUTES OF REGULAR MEETING  
MARCH 9, 2011 

 
A Regular Meeting of the Planning Commission of the City of Manhattan Beach, California, 
was held on the 9th day of March, 2011, at the hour of 6:30 p.m., in the City Council Chambers 
of City Hall, at 1400 Highland Avenue, in said City. 
 
1.  ROLL CALL  
 
Present:  Andreani, Fasola, Seville-Jones, Chairman Paralusz  
Not Participating: Lesser 
Staff Present:  Richard Thompson, Director of Community Development 
   Laurie Jester, Planning Manager 
   Esteban Danna, Assistant Planner 

Recording Secretary, Sarah Boeschen  
 
2. APPROVAL OF MINUTES –      February 23, 2011 
 
A motion was MADE and SECONDED (Andreani/Fasola) to APPROVE the minutes of 
February 23, 2011.   
 
AYES:  Andreani, Fasola, Seville-Jones, Chairman Paralusz 
NOES:  None 
ABSENT: None 
ABSTAIN: None 
 
3.  AUDIENCE PARTICIPATION  
 
David Lesser stated that he will be tendering his resignation to the Commission, as he has been 
elected to serve on the City Council.  He thanked the Commissioners and staff and said that it 
has been an honor to serve on the Commission. The Commission thanked Mr. Lesser for his 
service. 
 
4.  PUBLIC HEARINGS 
 
02/08/11-3 Consideration of Environmental Task Force Recommendations to Amend 

Title 10. Planning and Zoning of the Manhattan Beach Municipal Code, 
and the City’s Local Coastal Program for Comprehensive Sustainable 
Building Measures, as part of the City Council 2009-1010 Work Plan    

 
Assistant Planner Danna summarized the staff report.     
 
In response to a question from Commissioner Seville-Jones, Assistant Planner Danna said that 
staff left language in Title 10 in the Code regarding storm water retention features to allow for 
installing gray water or storm mitigation features.  He commented that storm water retention 
features would be permitted to be installed in the side yard under grade.  He indicated that the 
language would not address the amount of water that is to be retained, but the intent is to allow 
for the installation of storm water retention devices.   
 
Commissioner Seville-Jones asked about the possibility of providing water budgets rather than 
limiting the amount of area for high water use landscaping.    
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In response to a question from Commissioner Seville-Jones, Assistant Planner Danna indicated 
that staff wants to ensure that people are not required to hire a professional landscape designer 
in order to meet the guidelines.  He indicated that staff wanted to allow people to have the 
option of limiting the amount of area for high water usage landscaping rather than hiring a 
landscape designer.  He stated that staff would have the ability to approve a landscape design 
that includes over 20 percent of high water usage plants provided that it meets the WUCOLS 
(Water Use Classifications of Landscape Species) guidelines.  He commented that more than 
20 percent of high water usage landscaping is allowed if an alternative irrigation system is 
used.           
 
In response to a question from Commissioner Seville-Jones, Assistant Planner Danna stated 
that requiring that the maximum height limit be maintained if solar panels are installed would 
prevent people who have existing homes that are built to the height limit from installing solar 
panels, which would violate the Solar Rights Act.   
 
Commissioner Seville-Jones asked about the possibility of distinguishing between existing 
homes and new construction. 
 
In response to a question from Commissioner Seville-Jones, Assistant Planner Danna indicated 
that staff wanted to ensure that wind turbines were addressed in the Code so that a policy is in 
place when inquiries are made about restrictions for such turbines.  He said that it would be a 
discretionary application.  He said that turbines would be allowed provided that they are within 
the building envelope.  He commented that they would be subject to restrictions in the Noise 
Ordinance.     
 
Commissioner Andreani commented that there is an issue as to whether a structure is 
undergoing a major or minor renovation, as was shown by the project at 3404 The Strand.  She 
said that tearing out and remodeling the entire inside of a structure would seem to be a major 
renovation.  She asked about the definition of the 50 percent valuation rule and the threshold 
for a project being considered a major rather than minor renovation.  She inquired as to the 
point at which the new sustainable building standards would apply. 
 
In response to a question from Commissioner Andreani, Assistant Planner Danna said that the 
50 percent rule is used to determine whether the threshold is reached for a project to be 
required to conform to current Code standards.  He indicated that it is a definition that is used 
by the Building Department.  He stated that the definitions have been used for Title 10 and the 
Building Code.    
 
Commissioner Andreani said that she feels that using the threshold of over 50 percent valuation 
to require the standards may not encourage green building.   
 
Assistant Planner Danna said that the 50 percent rule is a consistent threshold that is also used 
for other regulations.  He commented that it would not matter whether a project is above the 50 
percent valuation if an applicant is interested in making a project more energy efficient.  He 
said that a project would need to remain under the 50 percent valuation threshold if they do not 
want to implement the new standards.   
 
Commissioner Fasola said that he was disappointed that the language regarding permeable 
surfaces has been removed from the proposed standards.  He commented that he was surprised 
that the language regarding permeable surfaces is being moved to the Building Code.  He asked 
whether it was considered to require that a certain percentage of the lot include permeable 
surfaces rather than requiring that 80 percent of the setback area include permeable surfaces.   
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Assistant Planner Danna said that it was determined that there could be problems with 
requiring a certain percentage of the lot to have permeable surfaces.  He indicated that staff 
would rather not include language regarding permeable surfaces in the new standards and have 
more time to look at issues that could arise with projects that are built using such surfaces.  He 
commented that there is a concern that draining water into small side yards could create settling 
of the ground and undermining of the foundation of structures.   
 
Commissioner Fasola commented that providing a requirement for permeable surfaces would 
help to prevent homes from being built to the maximum permitted.  He indicated that he would 
like to see the requirement for permeable surfaces to be included in the Code.    
 
Director Thompson said that there are upcoming new storm water requirements that have been 
identified by the State which staff wants to integrate with local requirements.  He indicated that 
if the requirements regarding permeable surfaces are included with the proposed standards, 
there would be an additional set of regulations very soon that would require more changes to 
the Code.   
 
Commissioner Fasola asked whether there was the possibility of allowing houses that are older 
to exceed the height limit with solar panels being added but requiring that new homes meet the 
height limit with solar panels.   
 
Assistant Planner Danna stated that establishing different standards for new and existing homes 
could result in a property owner building a home and then coming back and asking for the 
standards for existing homes once the structure is completed.          
 
Director Thompson stated that property owners should not be discouraged from having solar 
panels if they wish to build to the height limit.  He indicated that builders are motivated to 
build to the maximum height limit, and a property owner who purchases such a home should 
not be discouraged from adding solar panels.   
 
Commissioner Fasola said that building homes to the maximum permitted prevents changes 
from being made the property without impacting the neighbors.  He said that ensuring that 
properties are able to be built to the maximum that is allowed does not seem to meet the intent 
of the proposed standards.  He asked whether actual energy usage was addressed as part of the 
proposed standards.  He pointed out that a great deal of water is used for the generation of 
electric power.  He said that addressing water usage for residential properties is only addressing 
a small portion of total water usage.  He indicated that reducing energy usage would be more 
effective in also reducing water usage.   
 
Assistant Planner Danna said that the intent of the measures is to make incremental changes to 
help reduce water usage.             
 
Director Thompson commented that there are Building Code amendments that have been 
adopted by the City Council and incorporated into the Code that address energy use.   
   
Sona Kalapura, the City Environmental Programs Manager, commented that there were 
recommendations regarding energy use by the Green Building Committee and the Climate 
Action Committee.  She commented that the City has a separate partnership with West Basin 
and the Metropolitan Water District in attempting to reduce the amount of water that is 
imported to the City.  She said that a great deal of energy is used in bringing water to the City.  
She indicated that reducing the amount of water that is used to irrigate yards helps to lower the 
amount that needs to be imported.   
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Commissioner Fasola indicated that cutting electrical use would greatly help to reduce water 
usage.  He suggested that guidelines be included to help encourage saving electricity.   
 
Ms. Kalapura commented that the new environmental task force is working to design programs 
to encourage the community to participate in energy conservation.          
 
Commissioner Andreani asked whether the Environmental Task Force considered requiring 
drip irrigation.  
 
Ms. Kalapura indicated that drip irrigation would not be a requirement but it is an option that 
residents can use for landscaping.  She said that including a drip irrigation system would allow 
a homeowner to have a larger lawn area.   
 
Commissioner Andreani suggested the possibility of requiring drip irrigation systems for new 
construction or for reconstruction projects that are over 50 percent valuation.  She pointed out 
that drip irrigation does prevent water from being lost through evaporation.   
 
Director Thompson pointed out that people are including drip irrigation systems on their own 
without requirements because they save a great deal of money.  He commented that the 
proposal is for minimal standards to be included in the Code; however, the market will have a 
larger impact in the community in implementing conservation measures.  He pointed out that 
the technology is also constantly changing, which can be difficult to codify in the Code.  He 
commented that the task force currently is working on promoting energy conservation.   
 
Commissioner Andreani said that drip irrigation is a better alternative economically, and it does 
not seem that making it a requirement would be penalizing residents.   
 
Assistant Planner Danna pointed out that applicants would have the option of limiting high 
water use plants to 20 percent of the landscaped area or having a larger landscaped area with 
following the WUCOLS guidelines.  He said that the WUCOLS worksheet includes an option 
for the use of drip irrigation.   
 
In response to a question from Commissioner Fasola, Assistant Planner Danna indicated that 
the requirement that high water use plants be allowed on a maximum of 20 percent of the total 
landscaped area would not include the hardscape areas.   
 
Commissioner Fasola commented that less area would be allowed for high water use planting if 
permeable paving is used for a larger portion of a lot.  He said that the intent of saving water 
does not seem to be met with the proposed standards, as lots that include more planted area 
would be able to have more area for high water use plants.   
 
Chairperson Paralusz opened the public hearing. 
 
Ms. Kalapura commented that there are prototypes for small wind turbines that are 3 to 4 feet 
high that would generate sufficient electricity to power a small home office or entertainment 
center.   
 
Chairperson Paralusz closed the public hearing.  
 
Commissioner Fasola said that he supports green roofs being required to remain within the 
height limit and likes the language that has been included in the proposed standards.   
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The Commissioners agreed that they support the suggested language in the draft Code language 
regarding green roofs.   
 
Commissioner Fasola said that the proposed language penalizes people who use permeable 
paving or large patio and deck areas by limiting them to less lawn area.  He commented that he 
would suggest including that the amount of high water use plants that are permitted be based on 
a percentage of the lot size rather than be based on the amount of landscaped area.  
 
Planning Manager Jester stated that landscaping plans do include patios and walkways.  She 
suggested including hardscape areas but excluding driveways in determining the amount of 
area that would be permitted to have high water use landscaping.  She pointed out that 
driveways are required for access from the street to the garage.  She indicated that people 
should not be penalized for having driveways, which are required.  She suggested including 
language in Item A of Section 10.60.070 to indicate that all site landscaping and planting areas 
including hardscape areas such as patios, decks and walkways, but excluding driveways, shall 
be installed in accordance with the standards.   
     
Commissioner Fasola commented that the proposed standards encourage homes that are larger 
and that use more energy, which is not being addressed.  He stated that people should figure out 
measures to save water on their own rather than having to comply with complicated 
requirements.  He commented that he does not feel the standards should be so cumbersome that 
people need to hire landscape architects.   
 
Commissioner Seville-Jones commented that the rules are intended to provide minimum 
standards that are understandable to residents.  She said that staff has attempted to incorporate 
the proposed standards into the existing regulations.   
 
Commissioner Fasola indicated that addressing irrigation is only addressing 20 percent of total 
water usage, and the standards only address approximately 10 percent.          
 
Commissioner Seville-Jones suggested that one solution would be to require a height limit of 
29 feet for new construction and to allow for a limit of 30 feet if solar panels are used.  She 
commented that solar panels will be used in more projects in the future.     
 
Director Thompson said that implementing a 29 foot height limit for new construction would 
be a big change to the community.  He indicated that a height limit of 30 feet has been used for 
many years, and an inequity is created when a new height standard is established.  He stated 
that he is not certain if solar panels should drive implementing a change to the height limit.   
 
Commissioner Andreani said that maintaining a 30-foot height limit is consistent with the goal 
of the General Plan for maintaining low profile development.   
 
Director Thompson pointed out that there are a number of features that are permitted to extend 
beyond the 30 foot height limit currently, including chimneys.  He commented that staff has 
been experimenting with these requirements for the past two or three years.  He indicated that 
people cannot be prevented from installing solar panels.  He said that developers are not 
interested in including solar panels, but the people who buy the homes once they are built may 
want to have them installed.   
Commissioner Fasola indicated that allowing developers to build to the height limit without 
planning for solar panels is allowing them to dictate policy.  He suggested that a certain 
percentage of the roof area be required to be below the height limit to allow for solar panels.   
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Chairperson Paralusz commented that she would have a concern as to whether requiring a 
percentage of the roof to be below the height limit to accommodate solar panels would comply 
with the Solar Rights Act.   
 
Commissioner Seville-Jones indicated that she does not believe the Solar Rights Act allows 
different restrictions on homeowners who wish to install solar panels.   
     
Director Thompson commented that not all homeowners want to place solar panels on the roof, 
and there have not been many requests for solar panels above the height limit.  He stated that 
staff has not received complaints regarding solar panels being placed on roofs, and furthermore, 
the beach area is not the best location for solar panels, and there are only a few homes that are 
utilizing solar panels.  
 
Commissioner Andreani indicated that allowing solar panels to exceed the height limit could 
result in the height limit basically changing to 31 feet.   
 
Commissioner Fasola said that he understands Director Thompson’s point that solar panels are 
less desirable in the area next to the beach where the views are most critical.  He commented 
that it is not cost efficient to install solar panels on the smaller roofs in the beach area.  He 
commented, however, that there would be a very big impact to the neighbor of the person in the 
beach area who does decide to install panels.   
 
Commissioner Andreani suggested requiring that new buildings be required to remain within 
the 30 foot height limit.   
             
Commissioner Seville-Jones indicated that requiring new construction to remain within the 30 
foot limit would discourage people from installing solar panels.  She pointed out that larger 
buildings being constructed in place of smaller homes impacts the views of the adjacent 
residents.   
 
Commissioner Fasola commented that it is critical for homes to have a view over the roofline 
of the adjacent property.    
 
Director Thompson said that solar panels do not cover the entire roof.  He suggested that solar 
energy systems may not exceed the height by more than 12 inches as specified in the Solar 
Rights Act.   
 
Assistant Planner Danna suggested requiring the applicant to demonstrate the amount of height 
up to 12 inches that is needed in order to maintain the state Solar Rights Act requirements for 
minimum efficiency of the panels.   
 
Director Thompson stated that staff currently is regulating solar panels so that they only exceed 
the height limit to the minimum amount possible up to 12 inches in order to meet the state 
required efficiency standard.   
 
Commissioner Andreani suggested requiring that roofs for new construction have a pitch and 
not be flat.   
 
Director Thompson pointed out that the roofs of structures are never completely at the height 
limit, as they must have some slope in order to provide for drainage.   
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Director Thompson suggested adding language to Item D under “Sustainable Development” on 
page 9 of the draft Code Amendments to read:  “Solar energy systems may exceed the 
maximum permitted height by no more than 12 inches as needed to meet the Solar Rights Act.”           
 
Commissioner Fasola suggested that older homes be allowed to exceed the height limit in order 
to accommodate solar panels but that new construction not be permitted to exceed the height 
limit. 
 
Commissioner Seville-Jones said that she is concerned that property owners would not be able 
to install solar panels on homes that are built to the height limit, which could be in violation of 
the Solar Rights Act.      
 
Commissioner Seville-Jones commented that she is concerned with wind turbines being 
installed on roofs that would be visually obtrusive.  She suggested that wind turbines be 
permitted within the building envelope provided that they not exceed the height of the existing 
structure.  
 
In response to a comment from Commissioner Fasola, Ms. Kalapura indicated that there was an 
article in the Los Angeles Times about a California State University project regarding energy 
efficiency which showed that the energy from a wind turbine was not enough to power a light 
bulb.  She said that the article did not indicate the size of the turbine or the number of turbines 
that were being used.  
 
Commissioner Fasola commented that his understanding is that a large number of turbines are 
needed in order to generate much power.  
 
Chairperson Paralusz stated that the trend in the Antelope Valley is toward solar farms rather 
than wind farms because they are more efficient and less expensive to build.   
 
Commissioner Seville-Jones suggested that wind turbines be permitted within the building 
envelope but not be allowed to extend beyond the height of the existing structure.   
 
Director Thompson commented that the intent of including the language in the standards is to 
prevent wind turbines from being placed anywhere on the lot.   
  
Commissioner Andreani said that she would support the suggestion of Commissioner Seville-
Jones that wind turbines not be allowed to exceed the height of the existing structure.   
 
Commissioner Seville-Jones indicated that she is concerned that the constant movement of the 
turbines would have a visual impact on the adjacent neighbors.   
 
Chairperson Paralusz commented that wind turbines by definition need to have motion in order 
to operate. She indicated that placing a screen over the turbine would decrease its efficiency, as 
the screen would block the wind from reaching the turbine.   
 
Commissioner Seville-Jones stated that it appears wind turbines can only generate a very small 
amount of energy.  She said that the small amount of energy that can be produced by the 
turbine does not seem enough to warrant allowing the visual pollution in the community.   
 
Chairperson Paralusz said that she would not be willing to prohibit wind turbines entirely.   
 
Commissioner Andreani commented that she is concerned with the language of Item 13 on 
page 10 of the proposed standards which states: “No lighting shall be placed upon, attached to, 
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or in any way illuminate a small wind energy system unless required by law.  Any required 
lighting shall be designed and located to reduce impacts to properties in the vicinity to the 
maximum extent allowed by law as determined by the Community Development Director.”  
She asked how any impacts from lighting could be mitigated if it were required by law.   
 
Director Thompson indicated that the only lighting that would be required for a wind turbine 
would be by the Federal Aviation Administration.  
 
Chairperson Paralusz commented that such lighting would not seem necessary if the turbines 
were required to be in the buildable envelope and not permitted on roofs.            
 
Director Thompson stated that the language of Item 13 basically would specify that turbines 
may not be illuminated.           
 
Commissioner Fasola suggested that any turbines that would be required to have lighting not be 
permitted.   
 
In response to a question from Commissioner Seville-Jones, Director Thompson indicated that 
wind turbines currently would be permitted within the building envelope as an accessory 
structure.  He commented that there currently is no language in the Code prohibiting a turbine 
within the building envelope from exceeding the height of an existing structure.   
 
Commissioner Seville-Jones said that she feels there would be more justification for allowing 
turbines if they generated a large enough amount of energy to power an entire home.   
 
Chairperson Paralusz commented that she has a concern with people not being allowed the 
right to install a wind turbine.  She commented that she is concerned with the subjective nature 
of prohibiting wind turbines.   
 
Commissioner Seville-Jones indicated that she does not feel there is sufficient evidence to 
justify including language in the Code to permit wind turbines since they would not produce a 
significant contribution toward energy conservation.   
 
Commissioner Andreani said that she is not certain as to whether wind turbines should be 
allowed since the evidence shows they do not significantly add to energy efficiency.   
 
Ms. Kalapura pointed out that the smaller wind turbines produce a very small amount of power; 
however, the larger wind turbines produce more than enough energy to power a home.  
 
Commissioner Seville-Jones pointed out that a large wind turbine would not fit within a 
building envelope.   
 
Director Thompson indicated that a large wind turbine could be built within the buildable area 
of a lot if the language as proposed were not included in the standards. 
 
Assistant Planner Danna pointed out that the proposed language would require that any 
application for a wind turbine be noticed to the adjacent neighbors.  He indicated that the 
Community Development Director has the option to approve the applications or forward the 
proposal to the Commission for a hearing after any comments from neighbors are received.   
 
Commissioner Seville-Jones commented that she understands the reason for including the 
language in the proposed standards in order to prevent large turbines from being approved.       
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Assistant Planner Danna stated that the language of item A of Section 10.60.070 under 
“General Requirement” would be changed to read:  “For new projects, projects over 50 percent 
in building valuation, or as required by the current California Model Water Efficient Landscape 
Ordinance, all site landscaping and planting areas including hardscape areas such as patios, 
decks and walkways but excluding driveways and the footprint of the home, shall be installed 
in accord with the standards and requirements of this section . . .”  He also said that the word 
“landscaped” would be removed from item 3(a) under “General Requirement” of 10.60.070.  
 
Assistant Planner Danna indicated that the first sentence of Item D under Section 10.60.140 
would be changed to read:  “Solar energy systems may exceed the maximum permitted height 
by no more than 12 inches as needed to meet the Solar Rights Act.”   
 
Assistant Planner Danna commented that language would be added that wind energy systems 
may not exceed the height of a proposed or existing structure.           
 
A motion was MADE and SECONDED (Seville-Jones/Andreani) to APPROVE 
Environmental Task Force recommendations to amend Title 10. Planning and Zoning of the 
Manhattan Beach Municipal Code, and the City’s Local Coastal Program for comprehensive 
sustainable building measures, with the amendments as indicated by Assistant Planner Danna.   
 
AYES:  Andreani, Seville-Jones, Chairperson Paralusz  
NOES:  Fasola 
ABSENT: Lesser 
ABSTAIN: None 
 
Director Thompson indicated that the item will be presented to the City Council at a future 
meeting.  
 
Explaining why he does not support this Resolution, Commissioner Fasola commented that the 
proposed standards do not address the most significant issues regarding energy conservation.  
He stated that there currently are no green roofs or wind turbines in the City.  He said that he 
also is not in favor of solar panels exceeding the existing height limit.  
 
5.  AUDIENCE PARTICIPATION 
 
6.  DIRECTORS ITEMS 
 
7.   PLANNING COMMISSION ITEMS 

 
Commissioner Seville-Jones stated that she will be on a panel at the meeting of the American 
Planning Association in Pasadena on Friday, March 11.    

 
8.  TENTATIVE AGENDA    March 23, 2011 
 
A. Walgreen- Beer and Wine- 2400 North Sepulveda Boulevard 
 
B. Hot Doggers- Use Permit for Beer and Wine License and outdoor patios at 1605 North 

Sepulveda Boulevard 
 
9.  ADJOURNMENT  
 
The meeting was adjourned at 8:15 p.m. to Wednesday, March 23, 2011, in the City Council 
Chambers, City Hall, 1400 Highland Avenue   



1 RESOLUTION NO. PC 114)3

2 RESOLUTION OF THE PLANNING COMMiSSION OF
THE CITY OF MANHATTAN BEACH AMENDING TITLE

3 10 OF THE MANHATTAN BEACH MUNICIPAL CODE
(MBMC) AND THE LOCAL COASTAL PROGRAM (LCP>
TO IMPLEMENT COMPREHENSIVE SUSTAINABLE

5 BUILDING MEASURES

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

7

8
SECTION 1. The Planning Commission hereby makes the following findings:

A. In June 2008 City Council formed a resident-based Environmental Task Force (Task
Force) to study environmental issues of priority to the community.

10
B. On March 16, 2010, the City Council approved the Sustainable Building

11 Subcommittee and Environmental Task Force recommendations and directed Staff
to prepare code amendments.

12

13
C. At its regular meetings of July 14, 2010. September 8, 2010, and March 9. 2011 the

Planning Commission held public hearings and discussed the amendments to

14 MBMC Title 10 Planrnng and Zoning and the LCP as recommended by the
Sustainable “Green” Building Subcommittee and the Environmental Task Force.

15
D. The Sustainable “Green” Building Subcommittee arid the Environmental Task Force

16 recommended sustainable measures in five different areas of construction that are

17
typically used in green building rating systems. Of the subcommittee’s five areas of
recommendations, three require the amendment of Title 10 Planning and Zoning in

18 the MBMC and the LCP as follows:
a. Site Sustainability

19 • Green Roofs and Decks
b. Water Efficiency/Water Use Reduction

20 • Landscaping and Irrigation

21 c. Energy
• Renewable Energy

22
E. All of the Planning Commission and City Council public hearings included public

23 notices published in The Beach Reporter, a newspaper of general circulation in
Manhattan Beach.

24

25 F. The applicant for the subject project is the City of Manhattan Beach.

26 G. Pursuant to California Environmental Quality Act (CEQA) and the Manhattan Beach
CEQA Guidelines, portions of the subject amendments are exempt in that they are

27 covered by the general rule that CEQA [Section 15061 (3)j only applies to projects
which have the potential for causing a significant effect on the environment, and since

28 it can be seen with certainty that there is no possibility that the activity will have a

29 significant effect on the environment, the activity is not subject to CEQA. Portions not

30

31

32
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covered by the aforementioned exemption are Categorically Exempt, Class 8, Section
15308 in the CEQA Guidelines.; and,

H. The proposed amendments have been prepared in accordance with the provisions of
Title 7, Division 1, Chapter 4, Section No. 65853, et seq., of the State of California
Government Code.

The Planning Commission finds that the proposed amendments will not individually
nor cumulatively have an adverse effect on wildlife resources, as defined in Section
711.2 of the Fish and Game Cede.

J. The proposed amendment to the Title 10 of the Municipal Code (Zoning Ordinance)
and Local Coastal Program (Title A) are consistent with and will advance the
following goals and policies of the Manhattan Beach General Plan:

Land Use Element
Goal LU-i: Maintain the low-profile development and small-town atmosphere
of Manhattan Beach.

Policy LU-I. I: Limit the height of new development to three stories where the
height limit is thirty feet, or to two stories where the height limit is twenty-six
feet, to protect the privacy of adjacent properties, reduce shading, protect vistas
of the ocean, and preserve the low-profile image of the community.

Policy LU-2.4: Support appropriate stormwater pollution mitigation measures.

Infrastructure Element
Goal 1-7: Maintain and protect a reliable and cost effective water supply system
capable of adequately meeting normal demand and emergency demand in the
City.

Polky 1-9.3: Support the use of storm water runoff control measures that are
effective and economically feasible.

Policy 1-9.5: Support appropriate storm water pollution mitigation measures.

Community Resource Element
Policy CR-4.6: Prepare lists of appropriate landscaping materials for the climate,
and encourage residents and businesses to use them.

Policy CR-S. 1: Employ principles of a sustainable environment in the
development, operation, and maintenance of the community, emphasizing the
importance of respecting and conserving the natural resources.

Policy CR-S.3: Encourage water conservation, including landscaping with
drought-tolerant plants, use of reclaimed water, and recycling of cooling system
water, in all development.

Policy CR-S.S: Support expanded use of reclaimed water.



1. Policy CR-5.o: Encourage drainage designs which retain or detain stormwatcr
run-oil to minimize volume and pollutant concentrations.

2
Policy (JR-S.?: Encourage the use of energy-saving designs and devices in all
new construction and reconstruction.

Polic CR-58: Encourage utilization of “green” approaches to building design

5 and construction, including use of environmentally friendly interior
improvements.

6
Policy CR-5.1O: Encourage and support the use of alternative fuel ehides,
including support of charging or “fueling” facilities.

8 .

Policy CR-5,11: Support sustainable building practices.

9
Community Safety Element

10 Policy C’S-I.S: Require that new developments minimize stormwater and urban
runoff into drainage facilities by incorporating design features such as detention

11 basins, on-site water features, or other strategies.

12 SECTION 2. The Planning Commission of the City of Manhattan Beach hereby recommends

13 modifying Chapters 10.04 and A.04 of the Manhattan Beach Municipal Code and the Coastal
Zone Zoning Ordinance by adding definitions as follows:

14
10.04.030 and A.04.030—Uefinitions

15 Alternative-fuel Vehicle Charging Systems: Equipment used to recharge a vehicle that uses
alternative energy as fuel, such as compressed natural gas (CNG), electricity or other non-

16 petroleum derived fuels.

17
Greywater Retention/Detention Features: A device or system designed to collect, store,j

18 transport greywater. as defined by the California Plumbing Code, which may include tanks,

1 valves, filters, pumps, or other appurtenances along with piping.
19 Permeable Surface: an uncovered finish grade surface such as a driveway, walkway, or patio

constructed with pervious materials allowing stormwater to directly infiltrate the underlying
20 soils and contained so neither sediment nor the water discharges off the site.

21
Roof or Deck, Green: A roof or deck/balcony surface that is partially or totally planted with

22 vegetation that is over a waterproof membrane generally for the purpose of water or energy
conservation.

23
Solar Energy System: A combination of solar collector(s) and ancillary solar equipment used to

24 generate electricity or heat water primarily for consumption on the property where the system is

25 located.

26 Storinwater Retention/Detention Feature: a device or system of improvements that captures,
retains and subsequently releases stormwater runoff from a site at a lesser volume and/or

27 slower rate than it is collected, while holding the runoff in temporary storage for the purposes
of infiltration, bioretention, and/or storage with beneficial use such as landscape irrigation.

28

29

30
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Wind Energy System, Small (SWES): Wind energy system, generally consisting of a wind
turbinetower and ancillary equipment, that is used primarily to generate electricity on the
property where the system is located.

SECTION 3. The Planning Commission of the City of Manhattan Beach hereby recommends
modifying Chapters 10.12 and A.12 of the Manhattan Beach Municipal Code and the Coastal
Zone Zoning Ordinance as follows:

10.12.030 and A.12.030—Property development regulations:
PROPERTY DEVELOPMENT STANDARDS FOR ALL AREA DISTRICTS

Additional Regulations

Minimum Usable Open Space (M)

Required Landscaping Adjoining Streets (0)

Fences, Walls, and Hedges (P) and l0.60.150/A.60.150

Building Separation (R)

OffStreet Parking and Loading See Chapter 10.64/A .64 (Q)
House Moving (5)

Underground Utilities See Section I0.60.110/A.60.110

Refuse Storage Area See Section 10.60.l00/A,60.100

Outdoor Facilities See Section 1 0.60.080/A.60.080

Screening of Mechanical Equipment See Section 10,60.090/A.60.090

Solar aisted Water Heating See Section 10.60. 140/A,60. 140
Sustainable Development (Solar Assisted Water
Heating. Green Roofs and Decks, Solar Energy
Systems, and Small Wind Energy Systems)

Performance Standards See Section 10.60.120/A.60,120

Nonconforming Structures and Uses See Chapter 10.68/A.68

Signs See Chapter 10.72/A.72

Condominium Standards See Section 10.52.1I0/A,52.1l0

Minor Exceptions See Section 10.84.120/A.84.120

Telecommunications Facilities See Chapter 13.02 of MBMC

RS, RM and RH DISTRICTS: Additional Development ReuIations

Substandard Lots See Section 10.60.020/A.60.020 and
11.32.030 and (J)

Building Projections into Setbacks See Section 10.60.040/A.60.040

Landscaping See Section 10.60.070/A.60.070

Accessory Structures See Section 10.52.050/A.52.050

Exterior Materials See Section 10.52.020/A.52.020

Home Occupation See Section 10.52.070/A.52.070

Tree Preservation See Section lO.52.120/A.52.120

4



1 E, Setbacks:
Side Setbacks. Ten percent (10%) of lot width but not less than three feet (3’), In the RM

2 and RH Zones side setbacks need not exceed ten feet (10’), and on corner sides setbacks
need not exceed five feet (5’).

-l-Exceptions-—-Side Setbacks. Existing lots in the RM and RH Zones currently

4 developed as multifamily and greater than fifty feet (50’) in width need not provide side
setbacks greater than five feet (5’) when developed with three (3) or more dwelling units.

5 2. Reverse Corner Side Setback. Reverse corner lots in Area Districts I and II shall have the
following side yards:

6 (a) On the lot side line which adjoins another lot the side yard shall be determined in the
same manner as for an interior lot.

(b) On the street side line, the width of the required side setback shall be the sante as for the

8 interior side setback on the lot except that the size and shape of such required side setback
nearest the lot rear line shall be increased to include all of that portion, if any. of a triangle

9 formed in the following manner:
(i) On the common lot line of the reverse corner lot and the key lot, a point shall be

10 established where the rear line of the required front yard on the key lot intersects such
common lot line;

11 (ii) On the Street side line of the reverse corner lot, a point shall be established distant

12
from the common street corner of the key lot and the reverse corner lot equal to the
depth of the required front yard on the key lot;

13 (iii) The third side of the triangle shall he a straight line connecting points (i) and (ii) of
this section. If an alley intervenes between the key lot and the reverse corner lot, the

14 width of the alley shall be included in determining the length of the line on the Street
side line of the reverse corner lot.

15 3. Rear Setback:

16
(a) In Area Districts I and II, the rear setback (RS) shall be determined as follows: RS =

0.3 x (lot depth in feet)-20; provided that the minimum setback is twelve feet (12’).

17 (b) In Area District III, RS District, non-alley lots abutting residential at the rear with two
thousand seven hundred (2,700) square feet or more in lot area, the rear setback shall be

18 ten (10’) feet.
H. Maximum Height of Structures. See Section 10.60.050. Measurement of height, and

19 Section 10.60.060, Exceptions to height limits. The maximum number of stories permitted

20
shall be three (3) where the height limit is thirty feet (30’) and two (2) where the height
limit is twenty-six feet (26’). A floor level may be divided between portions qualifying as a

21 story and portions qualifying as a basement. Any portion of a floor level qualifying as a
story shall be considered to have a minimum dimension of twenty feet (20’) measured

22 perpendicular from the outside face(s) of the
exterior building wall(s) which defines that area as a story. (See Graphic Illustration
under “Basement” definition—Section 10.04.030).

A deck or balcony may be located directly above a second story where the height
limit is twenty-six feet (26’) or the third story where the height limit is thirty feet (30’), if

25 the following criteria is met, Such decks shall be located adjacent to an interior living space
and shall provide additional setbacks as follows; in all Area Districts the interior side

26 setback shall be three (3) times the minimum side setback; In Area Districts I and 11 the rear
setback shall be two (2) times the minimum rear yard setback and in Area Districts III and

27 IV the rear setback shall be fifteen (15) feet. The surface elevation of any deck or balcony

28
shall be no higher than nine feet (9’) below the height limit.

29
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A green roof ot deck may be located only where decks and balconies are allowed.
Green roofs that are designed in a manner that prohibits usability may be approved
administratively by the Director of Community Development if safety, maintenance, slope.
pd access issues are mitigated (See “Roof. Green or Deck” Sections l0.04.030/A,04.030
and 10.60. l4OC/A.60. 140C).

Whenever new construction or alterations and additions to existing structures involves
grading or scraping, a survey acceptable to the Director of Community Development is
required as a condition of issuance of a demolition or building permit (see Section
10.80.010). The Director shall require that survey markers be set.

The Community Development Director shall determine compliance with this subsection
by reviewing two (2) vertical cross-sections through the property (front-to back and side-to
side) that show the relationship of each level in a new structure and new levels added to an
existing structure to both existing and finished grade on the property and adjacent land
within five feet (5’) of the property line.

0. Required Landscaping Adjoining Streets. At least twenty percent (20%) of all visible
portions of a required front or corner side yard adjoining a street shall be a planting area.
for additional site landscaping requirements, see Section 10.60,070/A.60.070-
Landscaping, Irrigation and Hydroseeding, Conformance with standards specified in
Section l0,60,070/A.60.070 may result in landscaping that exceeds the minimum
requirements of this section.

10,12.050—RSC district development regulations.
K. Landscaping.

9. For additional site landscaping requirements, see Section 10.60.070, Landscaping.
Irrigation and Hydroseeding. Conformance with standards specified in Section
10.60.070 may result in landscaping that exceeds the minimum requirements of this
section.

SECTION 4. The Planning Commission of the City of Manhattan Beach hereby recommends
modifying Chapter 10.20 of the Manhattan Beach Municipal Code as follows:

10.20.030—IP district: development regulations.
G. Planting Areas. In required front and corner-side yards, 12 feet adjacent to a public right-

of-way shall be planting areas except for necessary drives and walks. For site landscaping
requirements, see Section 10,60.070, Landscaping, irrigation and hydroseeding.
Conformance with standards specified in Section 10.60.070 may result in landscaping that
exceeds the minimum requirements of this section.

SECTION 5. The Planning Commission of the City of Manhattan Beach hereby recommends
modifying Chapter 10.44 of the Manhattan Beach Municipal Code as follows:

10.44.040—Building permits to conform to overlay district regulations.
K. Residential projects shall include planter boxes at the pedestrian level involving lots of two

thousand five hundred (2,500) square feet (or more) along Highland Avenue. For additional
site landscaping requirements, see Section 10.60.070, Landscaping, irrigation and
hydroseeding. Conformance with standards specified in Section 10.60.070 may result in
landscaping that exceeds the minimum requirements of this section.

6



1 ,jCT1ON 6. The Planning Commission of the City of Manhattan Beach hereby recommends
modifying Chapters 1052 and A.52 of the Manhattan Beach Municipal Code and the Coastal

2 Zone Zoning Ordinance as follows:

3 10.52.050 and A.52.050—Accessory structures.
B. Location. Except as provided in this chapter, accessory structures shall not occupy a
required front, side, or building separation yard. Mechanical equipment and storage buildings
shall be prohibited beyond the front building line of the principal structure on a site. No
accessory uses shall be permitted off-site; this shall not prohibit development allowed in

6 subsection F of this section.
Exceptions.

7 1. Ornamental accessory structures may be located in the front yard of a site if they do not
exceed forty-two inches (42”) in height.

8 2. One (1) flagpole may be located in the front yard of a site if it does not exceed fifteen feet
(15’) in height.

3. One (1) decorative lamp post may be located in the front yard of a site if it does not exceed
eight feet (8’) in height.

4. Architectural screen walls may be located in the front yard of a site pursuant to Section
11 10,12.030(P).

5. One (1) basketball hoop/post may be located in the front yard of a site if it does not exceed
12 thirteen feet (13’) in height.

13
6. Stormwater runoff and greywater retentionldetention features may be located in reguired

side, rear, or building separation yards as follows:

14 a. Retention/detention features installed entirely below local grade.
b. Above grade retention/detention features may project a maximum of twelve inches (12”)

15 into reiuired side, rear, or building separation yards provided a five foot (5’) clearance
from the property line is maintained.

16 c. Other retention/detention feature locations may be approved at the discretion of the

17
Community Development Director.

Exception. Stormwater and greywater retention/detention eouipment may be located within

18 five feet (5’) of a property line provided it complies with the locational criteria of Section
l0.52.040D/A.52.040D. stated above, and is located within a structure having a solid roof,

19 solid walls, and, with no openings within five feet (5’) of said property lines.
H. Decks, No accessory structure deck or green roof/deck more than thirty inches (30”) or

20 more in height shall be located in a required yard.

21
SECTION 7. The Planning Commission of the City of Manhattan Beach hereby recommends

22 modifying Chapters 10.60 and A.60 of the Manhattan Beach Municipal Code and the Coastal
Zone Zoning Ordinance as follows:

23
10.60.040 and A.60.040—Building projections into required yards or required open space.

24 B. Uncovered porches, platforms, decks, green decks and landings, including access stairs

25
thereto, which do not extend above the floor elevation of an adjoining portion of the first
story: Three feet in a side or building separation yard, four feet (4’) in a front yard and six feet

26 (6’) in a rear yard, provided that a two-foot (2’) clearance from the property line is maintained.
Open-work railing not to exceed three and one-half feet (3 ½’) in height may be installed.

27 Exception. A zero foot (0’) clearance shall be permitted from property lines adjoining
numbered “walk streets,’ or unimproved public street or alley easements which are not open

28 to vehicular use.

29

30
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F. Balconies and Bay Windows: Balconies, including green roofs or decks, and bay
windows may project into required yards and usable open space, subject to the following
limitations:
1. The glass area of each bay window shall be not less than fifty percent (50%) of the sum of

the vertical surfaces of such bay window.
2. The maximum length of each bay window shall be eight feet (8) at the line that establishes

the yard setback and shall be reduced in proportion to the distance from such line by means
of a forty-five-degree (45°) angle drawn inward from the end of the eight-foot (8)
dimension, reaching a maximum of six feet (6) along a line that is one foot (1’) from and
parallel to the setback line. The total aggregate length of all bay windows on each level
projecting into a required yard shall not exceed one-quarter (1/4) of the buildable length or
buildable width of the lot, as the case may be

3, No bay window shall project into an open area established by an inclined plane extending
upward at forty-five-degree (450) angle from a horizontal extension of the adjacent floor
level. The intent of this requirement is to ensure that no floor area projects into a required
yard.

4. Balconies, shall have open railings, glass or architectural details with openings to reduce
visible bulk; balconies composed solely of solid enclosures are not allowed to project into
required yards.

5. Balcony projections are allowed in either the required front and rear yard, but not both,
provided the depth of projection into the required yard does not exceed three feet and the
area does not exceed three feet (3’) multiplied by one-half (1/2) of the buildable width of the
lot, and a minimum two foot clearance to the property line is maintained
a. Exceptions for RM and RH Districts. Balcony projections are allowed in both the

required front and rear yard for each dwelling unit to provide private open space. The
aggregate area of all balcony projections for the entire lot within required yards shall not
exceed three (3) times one-half (1/2) of the buildable width of the lot if all balcony
projections are located in either the front or rear yard, and three (3) times two-thirds (2/3)
the buildable width of the lot if balconies are located in both the front and rear yards.

6. The aggregate length of all bay window, balcony, chimney, and stair projections into a
required yard on a single building level, measured at the setback line, shall not exceed
two-thirds (2/3) of the buildable width of the lot.
a. Exception for Area Districts I and IL Balcony projections within eight feet (8’) of local

grade shall not be included in the aggregate length applicable to a single level.

8
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14
BAY WINDOWS, AND BALCONIES, AND GREEN ROOFS/DECKS

15
J. SLormwater and Greywater Retention/Detention Features. Storniwater runoff and

16 greywater retention/detention features may be located in reguired side, rear, or building

17 separation yards as follows:
a, Retention/detention features installed entirely below local grade.

18 b. Above grade retention/detention features may project a maximum of twelve inches (12”)
into reguired side, rear, or building separation yards provided a five foot (5’) clearance from

19 the property line is maintained.
c. Other retention/detention feature locations may be approved at the discretion of the

20 Community Development Director.

21. Exception. Stormwater and greywater retention/detention eQuipment may be located within
five feet (5’) of a property line provided it complies with the locational criteria of Section

22 l0.52.040D/A.52.040D, and is located within a structure having a solid roof, solid walls, and,
with no openings within five feet (5’) of said property lines.

23
10.60.060 and A.60.060—Exceptions to height limits.
Exceptions to height limits. Vent pipes and radio and television antennas may exceed the

25 maximum permitted height in the district in which the site is located by no more than ten feet
(10’). Chimneys may exceed the maximum permitted height by flO more than five feet (5’),

26 provided the length and the width of the chimney portion exceeding the height limit shall not
exceed three feet (3) in width and five feet (5’) in length. Solar energy systems may exceed the

27 maximum permitted height by no more than twelve inches (12”). The Director of Community
Development may make exemptions where fire-life safety and access issues are mitigated (See

28 Solar energy systems—Section 9.36.080).

29
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10.60.070 and A.60.070—Landscaping, Irrigation, and Hydroseeding.
A. General Requirement. Minimum For new projects, projects over fifty peicent (50%) in

building valuation, or as required by the current California Model Water Efficient Landscape
Ordinance, site landscaping aml—fequiced planting and hardscape areas, including all
landscaping, patios, decks, and walkways (excluding driveways and footprints), shall be
installed in accordance with the standards and requirements of this section.-wkieh-&hall-oppfy
to all projects including oonstruction or exterior alterations of structures with more than a
total of two thousand five hundred (2,500) square feet of buildable floor area and covered
parking area, except single family residences and two family dwelling units (duplexes).

Landscape plans shall be prepared by a landscape designer, a licensed landscape architect
or other qualified person, and submitted to the Community Development Department for
approval prior to issuance of a building permit, and no significant or substantive changes to
approved landscaping or irrigation plans shall be made without prior written approval by
the Community Development Director and the landscape designer. Substantial changes
shall require approval of the Planning Commission or Board of Zoning Adjustment, as
appropriate, if these bodies granted approval of the project.

2. Evidence of completion of required landscaping and irrigation improvements shall be
supplied to the Community Development Department on a Landscape Certification form.
This form shall be required to be submitted prior to issuance of an occupancy permit for
new construction unless an extension of up to one (1) year has been granted by the
Community Development Director. For projects consisting primarily of additions to or
remodeling of existing buildings for which landscaping is required, a deferred completion
agreement may be executed prior to issuance of the building permit. The agreement shall

guarantee installation of the landscape and any irrigation improvements within one
(1) year or prior to occupancy, whichever occurs first.

3. A maximum of twenty percent (20%) of the total area (defined above) on private property,
parkways, and encroachment areas may be plants of high water use per Region 3 of Water
Use Classification of Landscape Species (WUCOLS). When calculating lot sizes, any lot
dimensions with fractions shall be rounded down to the nearest whole number prior to
calculating the lot size. This requirement may be met as follows:
a. For parcels 7,500 square feet or less:

1. Submittal of a Standardized Water Budget Worksheet per WUCOLS or;
2. Submittal of design and calculations prepared by a licensed landscape architect.

b. For parcels 7,500 square feet or greater:
1. Submitting a design and calculations prepared by a licensed landscape architect.

Exceptions.
1. Sites entirely irrigated by non-potable water.
2. Administrative exception for special circumstances or undue hardship as determined by

the Director of Community Development.
3. Projects with no exterior site work, landscaping, hardscaping. or similar improvements.

10.60.140 and A.60.140 Solar assisted water heating. Sustainable Development.
., Solar-assisted water heating. To promote energy conservation, installation of plumbing

for future solar-assisted water heating systems shall be required in all new residential and
commercial construction and in major alterations and additions to residential and
commercial structures when the total estimated cost of the enlargement or alteration
exceeds fifty percent (50%) of the total estimated cost of reconstructing the structure.

B. Stormwater Retentionlfreatment. For additional Municipal National Pollutant Discharge
Elimination System (NPDES) or current Municipal stormwater permit requirements, see
Section 5.84.

10



1 C Green Roofs ind Decks.
A green roof or deck ma be located only where decks and balconies are allowed.

2 2. All planting materials on green roofs and decks may not exceed the maximum allowed
height of structure permitted by the development standards of the base district.

3 I Exception. Green roofs that are used solely as a root and designed in a manner that
prohibits usability as a deck may be approved administratively by the Director of
Community Development if safety, maintenance, slope, and access issues are mitigated
(See “Roof, Green or Deck” definition).

D. Solar Enerty Systems. Solar energy systems may exceed the maximum permitted height

6 by no more than twelve inches (12”). The Director of Community Development may make
exemptions where fire life safety and access issues are mitigated (Sec Solar energy

7 systems—Section 9.36.080).
E. Small Wind Energy Systems (Turbines). Small Wind Energy Systems (SWES) are

8 permitted in all districts subject to the following standards and procedures:
1. Development Standards. The following minimum requirements and standards ll

apply to SWES:
a. System type and location.

1. The SWES shall comply with the definition of Small Wind Energy System in Section
11 l0.04.030/Al0.04.030,

2. Where feasible, ancillary SWES equipment shall be located inside a building or
12 screened from public view in a manner compatible with the site.

13
b. The SWES shall not exceed the height of the existing or proposed structure on which it

feet (12’) in height if no,t

14 located on a structure, whichever is lower.
c. Setbacks and Clearances.

15 1. The SWES shall comply with the setbacks applicable to the zone in which the SWES
is located, provided that a greater setback may be required to reduce impacts to

16 adjacent parcels.

17
2. No portion of a blade when fully operational shall extend within ten (10) feet of

finished grade or a property line, unless the Director of Community Development

18 1 finds that a reduced clearance will not adversely affect any person, property or
improvement in the vicinity, or conflict with the zone in which the property is located.

19 3. A minimum clearance of ten (10) feet shall be maintained between any tower or
blade and any structure, tree, utility line, or similar object, unless the Director of

20 Community Development finds that a reduced clearance will not adversely affect any

21
person, property or improvement in the vicinity.

4. The SWES shall not inhibit or interfere with emergency vehicle or structure access,

22 fire escapes, exits, standpipes, or other Fire Department requirements as determined
by the Fire Department.

23 5. Every SWES shall be designed so that no ladder or other means of climbing a tower
is located within twelve (12) feet of the finished grade or accessible space.

24 6. Guy wires or other rough appurtenances shall not be visible unless deemed to be

25
appropriate and necessary by the Director of Community Development.

7. The SWES shall be equipped with manual and automatic over-speed protection

26 controls so that blade rotation speed does not exceed the system’s design limits.
8. An on-grid SWES shall be designed to automatically turn off when on-grid

27 connection is lost or the batteries are fully charged.
9. All on-grid SWES shall be approved by the applicable utility prior to installation.

28 10. Electrical poles, wires and other items required to convey power generated by a

29
SWES to the public utility grid shall be installed underground.

30
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1 135 shall cump reinents of ection 5.48 Nuise Re ilation.
excgpt during short’term events such as utility outages and severe wind storms.

12. The SWES shall not bear any signs or advertising devices other than certifications
iblic safety warnings, or other seals or signage required by law,

13. No lighting shall be placed upon, attached to, or in any way illuminate a SWES
unless required by law. Any required lighting shall be
impacts to properties in the vicinity to the maximum extent allowed by law as
determined by the Community Development Director.

d. Maintenance and removal.
1. The SWES shall at all times be operated and maintained in accordance with

manufacturer’s requirements, the requirements of this section, and all applicable laws.
In no case shall the condition or operation of the SWES pose noise, safety, or other
adverse effects to the site, or persons, improvements or properties in the vicinity.

2. The Community Development Director may require the SWES to be removed from
the property if the Director determines that the SWES has been inoperable, or has
ceased to operate, for twelve (12) consecutive months or more.

2. Submittal Requirements—All SWES Applications. Applications for all SWES shall
be initiated by submitting the following materials to the Community Development
Department.
a. A completed Master Application form, signed by the property owner or authorized

agent, accompanied by the required fees, plans and mapping documentation in the form
prescribed by the Community Development Director.

b. Written statements tosu. ,the of this Codc
section.

c. A vicinity map showing the location and street address of the development site.
d. A map showing the location and street address of the property that is the subiect of the

application and of all lots of record within three hundred feet (300’) of the boundaries of
the property; and

e. A list, drawn from the last equalized property tax assessment roll or the records of the
County Assessor, Tax Collector, or the City’s contractor for such records showing the
names and addresses of the owner of record of each lot within three hundred feet (300’)
of the boundaries of the property. This list shall be keyed to the map required by
subsection (d) of this subsection and shall be accompanied by mailing labels.

3. Notice to Property Owners. After receipt of a completed application, the Community
Development Director shall provide notice to surrounding property owners as provided in
subsection 2 of this section. Said notice shall include: a proiect description, information
regarding where and when proiect plans can be viewed, a request for comments
regarding said exception, and a commenting deadline date. No public hearing shall be
required.

4. Director’s Review and Action
a. Notice of Decision. After the commenting deadline date, and within thirty (30) days of

receipt of a completed application, the Director of Community Development shall
approve, conditionally approve, or deny the application. The Director shall send the
applicant a letter stating the reasons for the decision under the authority for granting or
denying the SWES, as provided by the applicable sections of this chapter. The letter
also shall state that the Director’s decision is appealable under the provisions of
subsection 6 of this section.

b. Request for Planning Commission Action. At the Community Development
Director’s discretion, review and action may be deferred to the Planning Commission.

c. Findinis. In making a determination, the Community Development Director or
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1 Plannine Commission shflg requiredjpjppke the following findings:
be no si nilicant oundin nei hhors includi

2 but not limited to light, air, noise, and views.
2. That the proposed project is consistent with the City’s General Plan, the pptgiof

this title and the zoning_4jtrict where the project is located, the Local Coastal

4 Program, if applicable, and with any other current applicable policy guidelines.
3. The installation of the SWES is primarily to reduce on-site consumption of

5
4. The proposed SWES will not produce or result in noise levels exceeding the

6
5. Conditions of Approval. In approving a SWES application, the Director oi pnin

7 Commission may impose reasonable conditions necessary to:

8
a. Achieve the general purposes of this chapter and the specific purpose of the zoning

district in which the SWES will be located, or to be consistent with the General Plan;
b. Protect the public health, safety, and general welfare.

6. Effective Date—Appeals. Unless appealed in accordance with Chapter 10.100 of the

io Manhattan Beach Municipal Code, a decision shall become effective after expiration of
the time limits for appeal set forth in Section 10.100.030 Manhattan Beach Municipal

11 Code.

12 SECTION 8. The Planning Commission of the City of Manhattan Beach hereby recommends

13 modifying Chapters 10.64 and A.64 of the Manhattan Beach Municipal Code and the Coastal
Zone Zoning Ordinance as follows:

14
10.64.100 and A.64.100—Application of Dimensional Requirements.

15 C. Vertical Clearance. Vertical clearance for parking spaces shall be an unobstructed
headroom clearance of not less than seven feet (7’) above the finish floor to any ceiling,

16 beam, pipe, vent, mechanical equipment or similar construction, except that automatic

17
garage door opening equipment and the garage door entrance may be 6,67 feet. For storage
puose.’. (not including mechanical equipment) and vehicle refueling purposes for

18 residential uses, non-structural improvements including wall-mounted shelves, storage
surface racks, or cabinets, or alternative-fuel vehicle charging systems may encroach into the

19 vertical clearance, provided a minimum 4.5 feet vertical clearance is maintained above the

20
finished floor of the garage within the front five feet (5’) of a parking space.

21 SECTION 9. The Planning Commission of the City of Manhattan Beach hereby recommends
modifying Chapters 10.68 and A.68 of the Manhattan Beach Municipal Code and the Coastal

22 Zone Zoning Ordinance as follows:

23 10.68.020 and A.68.020—Continuation and Maintenance.
D. Routine maintenance and repairs may be performed on a structure, the use of which is

24 nonconforming; and on a nonconforming structure. Exterior nonconforming elements

25 including, but not limited to: stairways, decks, balconies, green roofs or decks, chimneys,
fences, and retaining walls may be replaced in their entirety, if, upon finding in a report

26 prepared by a State of California licensed civil engineer, that, due to a deteriorated condition,
such structures are unsafe, and routine repair is infeasible.

27

28

29

30

31

32
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1O.o8.030 and A,68,030—Alterations and enlargements of nonconforming uses and
structures.
1. Lots Without Vehicular Access. Residential buildings on lots with no vehicular access to

public streets constitute nonconforming uses and may not be altered or enlarged except in
accordance with the provisions of this section. Such buildings may be altered as follows:
1. Interior improvement repairs consistent with all applicable building regulations.
2. Additions of exterior architectural features such as a fireplace, chimney, balcony,

roof or deck, or bay window, subject to Section 10.60.040, Building projections in yards
and required open space.

3. Modification of a roof from flat to pitched or from pitched to flat, provided that the
existing or proposed roof does not exceed a four (4) in twelve (12) pitch.

4. Exterior modifications may include a minor increase in square footage (said increase
calculated cumulatively), not to exceed ten percent (10%) of the original gross floor area.

5. If there is a fire or casualty loss, the building may be replaced to the buildable square
footage and height existing just before the fire or casualty loss and consistent with the
requirements of the current building code.

6. No alteration shall increase building height, except for a roof change referred to in
subsection (D)(3) of this section,

7. Should any exterior building elements or interior floor area be found to be in an
extensively deteriorated condition, as documented in a report prepared by a licensed civil
engineer, the Director of Community Development may allow said walls or areas to be
entirely removed and replaced as long as the improvement is conforming with respect to
required yards and otherwise meets the provisions of this section.

SECTION 10. Pursuant to Government Code Section 66499.37, any action or proceeding to
attack, review, set aside, void or annul this decision, or concerning any of the proceedings, acts,
or determinations taken, done or made prior to such decision or to determine the
reasonableness, legality or validity of any condition attached to this decision shall not be
maintained by any person unless the action or proceeding is commenced within 90 days of the
date of this resolution and the City Council is served within 120 days of the date of this
resolution.

SECTION 11. If any sentence, clause, or phrase of this resolution is for any reason held to be
unconstitutional or otherwise invalid, such decision shall not affect the validity of the
remaining provisions of this resolution. The Planning Commission hereby declares that it
would have passed this resolution and each sentence, clause or phrase thereof irrespective of
the fact that any one or more sentences, clauses or phrases be declared unconstitutional or
otherwise invalid.

14



1 SECTION 12. Any provisions of the Manhattan beach Municipal Code, or appendices
thereto, or any other resolution of the City, to the extent that they arc inconsistent with this

2 resolution, and no further. are hereby repealed.

3

4 I hereby certify that the foregoing is a hill, true, and
correct copy of the Resolution as adopted by the Planning

5 Commission at its regular meeting of March 9. 2011 and
that said Resolution was adopted by the following votes:

6

AYES: Andreani, Seville4ones, Paralusz

NOES: Fasola

9
ABSENT:

10
ABSTAIN:

11

14 11 ‘--

RIHgD THOMPSON
15 Secretary to the Planning Commission

16f

17
SARAH BOESCHEN

18 Recording Secretary

19

20

21

22

23

24
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NOTICE OF A PUBLIC HEARING BEFORE THE CITY
COUNCIL OF THE CITY OF MANHATTAN BEACH
TO AMEND TITLE 7 (PUBLIC WORKS), TITLE 10

(ZONING CODE), AND LOCAL COASTAL
PROGRAM AND INCORPORATE COMPREHENSIVE

SUSTAINABLE BUILDING MEASURES

A public hearing will be held before the City Council for the amendments described below.

Applicant: City of Manhattan Beach- City Council 2010 Work Plan Item—Sustainable Building Measures

Property Location: Citywide

Proposal to amend Titles 7 (Public Works) and 10 (Planning and Zoning) of the Manhattan
Beach Municipal Code (MBMC) as well as Chapter 3 (Codes, Resolutions and Ordinances) of
the City’s Local Coastal Program (LCP) to incorporate a comprehensive set of Sustainable
Building Measures as recommended by the Sustainable “Green” Building Subcommittee, the
Environmental Task Force, and the Planning Commission to the City Council. Measures
include site sustainability (landscaping and irrigation), water efficiency (green decks and roofs),
and energy efficiency (solar panels, wind turbines, and alternative-fuel vehicle recharging
systems).

Pursuant to California Environmental Quality Act (CEQA) and the Manhattan Beach CEQA
Guidelines, portions of the subject amendments are exempt in that they are covered by the
general rule that CEQA [Section 15061 (3)] only applies to projects which have the potential for
causing a significant effect on the environment, and since it can be seen with certainty that
there is no possibility that the activity will have a significant effect on the environment, the
activity is not subject to CEQA. Portions not covered by the aforementioned exemption are
Categorically Exempt, Class 8, Section 15308 in the CEQA Guidelines.

Project Planner: Esteban Danna, Assistant Planner (310)-802-5514, edanna@citymb.info

Public Hearing: Tuesday April 19, 2011 at 6:30 p.m.
Council Chambers, City HaIl, 1400 Highland Avenue

Proponents and opponents may be heard at that time. For further information contact the
project Planner. The project file is available for review at the Community Development
Department at City Hall.

City Council Agenda packets are available in the Police Department 24 hours a day beginning
at 5:00 PM the Friday before a City Council Meeting; in the Library beginning at 5:00 PM the
Friday before a City Council Meeting; and on the City website: www.citymb.info by 5:00 PM the
Friday before a City Council Meeting.

Public Comments: Anyone wishing to provide written comments for inclusion in the Staff Report must do so by
April 11, 2011. Written comments received after this date will be forwarded to the City Council
at, or prior to the public meeting, but will not be addressed in the Staff Report.

On the Zoning Code Amendments, the City Council will make a decision on the application. On
the Local Coastal Program Amendment, the City Council decision will be forwarded to the
California Coastal Commission for review and certification.

If you challenge the proposed actions in court, you may be limited to raising only those issues
you or someone else raised at the public hearing described in this Notice, or in correspondence
delivered to the City Council at, or prior to, the public hearing.

Liza Tamura, City Clerk

Project Description:

Environmental
Determination:

Publish: April 7, 2011 — Beach Reporter 1/4 Page Ad

EXHIBIT F
CC MTG 4-19-11



Esteban M. Danna

From: Ben Burkhalter <blbarchitect@gmail.com>
Sent: Tuesday, March 22, 2011 10:12 AM
To: Carol Jacobson; Esteban M. Danna
Subject: Planning Commission Meeting of 3/9/11

Esteban and Carol

I am sorry that I was unable to attend 3/9/11 Planning Commission Meeting. Although a poor substitute, I have listened
to the audio record of that meeting and offer the following comments. They are intended to clarify the some of the
thought processes and methodology behind the various recommendations under discussion. I know that much of this is
not really “news” per se but, some of it may be because, as I recollect, Carol and I were the only ones who attended
every meeting and every discussion session over the course of the ETF tenure.

Site Permeability, runoff mitigation, LID (Low Impact Development) and BMP (Best Management Practices): Staff has
determined that this area needs further study citing potential problems with discharge of roof water in narrow side
yards adjacent to footings, basement walls, pools, etc. I would never be one to say that the recommendations couldn’t
benefit from additional deliberation. That will always be the case. But, I think it is is important to note that they are
very much in line with those now successfully in use for a number of years in communities no unlike our own. And, to
be clear, there was no stipulation as to where or how roof runoff should be directed and discharged. That is a very site-
specific and project-specific design and engineering question. And, it doesn’t over-ride normal, sound engineering
practices. Rather, it simply requires that 80% of the aggregate total of required yard and encroachment spaces be
“permeable” defined in referenced standards as a prescriptive compliance approach for residential projects. And,
“permeable” is not to say “undrained”. But, given that approximately 80% of Manhattan Beach is either sand or sandy
loam, both of which have very efficient absorption and percolation characteristics, there are in fact a number of direct-
discharge options that might not be available in other communities.

There are undoubtedly certain site conditions (expansive soil, contaminated groundwater, etc.), that make it technically
infeasible to fully comply with any LID ordinance. No code can anticipate all of the possible scenarios. This is why our
recommendations allowed discretionary approval, alternative compliance, exceptions and exemptions as well as
alternative compliance paths through engineered, performance-based design approaches. And, failing all of that, the
stipulation was that the measures should be enforced and implemented to “fullest extent practicable”, as is typical of
most LID/BMP ordinances. This is a very adaptive standard. However, given the predominant conditions in Manhattan
Beach, a simple and prescriptive site permeability standard is the most cost effective and efficient way to achieve
significant increases runoff mitigation for the vast majority of circumstances.

All that said, in addition to establishing a permeable/non-permeable ratio, the recommendations also stipulated that 1)
non-permeable surfaces should be arranged in a non-contiguous and interrupted fashion and that 2) there should be no
direct discharge of runoff from private property onto the right-of-way. In some ways. the strategic locations of
permeable areas and/or retention/absorption features is just as important as the capacity of those features because the
over-riding objective is to minimize the quantities of runoff from private properties onto the public right-of-way
surfaces. So, adopting stringent permeability standards at encroachment areas can be very effective because these
areas typically abut the right-of-way and, therefore, they offer a “last line of defense”, so to speak.

Landscaping: Regarding the question and/or debate as to the definiiton of “landscaping” and what exactly would or
would not be calculated in the 80-20 ratio of plant types and irrigation needs.
This is a valid concern given that the current definition of “landscaping” in the Municipal Code includes paved areas,
pools, fountains, driveways, etc. To be clear, the intent of this particular set of recommendations was to address
“planted areas” and/or “irrigated areas” separate and apart form any other site-related issues such as permeability.
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Specifically, this set of recommendations was intended to form the basic elements of a “water efficient landscape
ordinance” per the state-suggested model(s). So, of course, the primary objective is to reduce irrigation which, in turn,
will yield two distinct benefits as discussed above: water conservation and runoff mitigation. To that end, we
recommended that 80% of “landscaped area” be low water use which leaves a maximum of 20% that could be high
water use per WUCOLS definitions and standards.
However, to be clear, this was intended to stipulate areas that are “planted and irrigated”. So, “hardscape” would not

be counted as part of this ratio. That said, there is however a definite relationship between areas that are under
irrigation and “hardscape”, especially those that are impermeable, because excessive irrigation is a significant and
chronic source of runoff and, at the same time, it reduces the absorption and percolation capacities of the underlying
soil.

And, of special note, the 80-20 permeable-to-impermeable ratio would apply all site surfaces outside the buildable
footprint. So, is important to look at landscaping and site permeability together and to differentiate between “planted
areas” and the broader definition of “landscaping” as currently in use. Obviously, planted areas are permeable and
woud be counted towards the 80% permeable area. The remaining 20% that can be impermeable would include
everything else:
hardscape, walkways, steps, driveways, patios, etc. This means that the majority of these features must be permeable,
including driveways.

By the way, the 80-20 ratio was arrived at as a compromise and concession to perceived “push back” on turf grass in
particular.
However, it should be noted that the good folks at the Marathon sod labs have come up with a new generation of grass
that look like conventional “lawn” but is relatively drought tolerant and is classified in the low-moderate range for water
use. So, really, there isn’t much reason to allow high water use landscaping anymore.

Height Limits and Sustainable Alternative Energy: Fair and uniformly-enforced zoning laws, including height limits, are a
benefit to all. But, at the same time, it is in all our best interests to facilitate incorporation of sustainable energy systems
into homes and business to the fullest extent possible. So, how do we serve both interests at the same time? Does any
relaxation of the height limit for any reason effectively establish a new, higher height limit? Is any limitation on solar
installations a potential violation of the Solar Rights Act? How can we differentiate between new buildings and existing
buildings? These are all good questions and all questions that were considered by the ETF in deliberating this issue.

In our discussions, we felt that wind was the simpler of the two issues under consideration. In broad terms, given the
current state of technology, including some of the so-called micro turbines, and given the prevailing wind speeds typical
to Manhattan Beach, wind power does not represent a particularly viable power source. and, of course, there are
questions of visual and noise pollution, potential safety concerns, etc. However, all that being said, we felt that it would
be wrong to simply disallow wind power out of hand if placement of the device(s) was otherwise on line with applicable
zoning rules.

Solar comprised the bulk of our discussions. The fact is that the Solar Rights Act is very interpretive and offers a great
deal of latitude. But, if we use that latitude (especially the 20% loss-of-efficiency threshold) to take a hard line on height
limits, we may be in compliance with the letter of the law but we will be contrary to both the spirit of the law and the
greater good.
Certainly, there will be those who “game” the system. They will build a new building right up to the maximum height
limit and then apply for a retrofit solar permit a week later, citing the Solar Rights Act.
And, in fact, current rebates and incentives actually encourage this approach because they favor retrofit over new
installations. Of course, it might be possible to establish a subset of regulations that allow no over-height installations
on recently-built buildings that are built to the maximum height limit. This was discussed at length.
But, in doing so, we (the ETF) looked at several likely scenarios such as this: A Spec Builder builds a new house to the full
height limit to maximize what he perceives to be its full market potential. The house sells. The New Owner wants to
install solar panels and is told that he can’t due to a conflict with the height limit. One could argue that market
transformation may be the answer. When enough savvy buyers stop buying maxed-out properties because they can;t
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be retrofit with solar power, spec builders will stop building them. But, this presupposes a level of technical
sophistication that is highly unlikely and unreasonable. And, in the mean time, how many people who want to “do the
right thing” will be denied that opportunity?

So, in the end, we felt that a reasonable, albeit imperfect, compromise wasappropriate. Our research and shareholder

feedback (which included actual field and technical reports from solar
contractors) indicated that the vast majority of solar retrofits could be accommodated within 12” of the existing roof
plane at little or no loss in efficiency. And, we felt that this was in keeping with the logic behind height limit exceptions
already in place for chimneys, mechanical appurtenances, etc. Whether this essentially raises the height limit by a foot
si a much broader policy question.

In conclusion, with the benefit of hindsight, had the Planning Commissioners been provided with a summary of the
entire scope of recommendations rather than just the small portion that is zoning-related, it might have been easier for
them to gauge the relative emphases placed on energy, water, waste diversion, etc. As Commissioner Fasola rightfully
pointed out, there are very clear nexuses between many of these issues, especially in Southern California and even more
so in coastal regions.

Thanks to you all for your careful deliberation, contributions and thoughts on these subjects.

Sincerely:

B.L. Burkhalter, AlA
2200-B Highland Ave.
Manhattan Beach, CA 90266
(310) 939-0915
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