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CITY OF MANHATTAN BEACH 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

  
 
TO:  Planning Commission 
   
FROM: Richard Thompson, Director of Community Development 
 
BY:  Michael P. Rocque, Assistant Planner 
   
DATE: March 13, 2013 
 
SUBJECT: Consideration of Zoning Code and Local Coastal Program Amendments to  
  Implement the Newly Adopted and Certified Housing Element Update (2008-2014) 
 
 
RECOMMENDATION 
Staff recommends that the Planning Commission CONDUCT THE PUBLIC HEARING, 
DISCUSS the information presented and PROVIDE DIRECTION. 
 
BACKGROUND 
On December 12, 2012 the Planning Commission reviewed and recommended approval of the draft 
2008-2014 Housing Element, and on January 16, 2013 the Housing Element was adopted by the 
City Council. As required by State law, the adopted element was submitted to the California 
Department of Housing and Community Development (HCD) for review, and on February 4, 2013 
HCD issued a letter stating that the adopted Housing Element is in full compliance with State law 
(Attachment A). As a result of successfully obtaining Certification, the City is required to establish 
new Zoning Code and Local Coastal Program (LCP) Amendments in order to implement the 
adopted Housing Element programs, goals, and policies.   
 
Staff, with the assistance of the Housing Element consultant, has developed new draft code 
language for the Zoning Code and LCP. The proposed draft Code amendments are based on the 
requirements of State law as well as a review of the Code provisions of similar cities, and is 
presented for review and discussion by the Commission and the public. Based on comments 
received tonight, revised draft Code language will be prepared in consultation with the City 
Attorney and presented at a later date to the Commission for review. The Planning Commission 
recommendation on the Amendments will then be forwarded to the City Council at a public 
hearing. The City Council will take final action on the Zoning Code and the LCP Amendments. 
The LCP Amendments will not become effective though until the California Coastal Commission 
takes action. Also, all of the proposed draft Amendment language presented tonight will require 
further review and input from the city Attorney prior to final adoption. 
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There are seven programs that require the City to amend the Zoning Code and/or LCP, as 
summarized below. Attachment B presents a summary of the proposed amendments, which are 
discussed in detail below.  
 
These Code revisions are necessary to comply with State Housing Law requirements. These 
provisions will allow the opportunity for all types of housing, such as affordable units, to be 
constructed, but does not require the City to construct a certain number or type of housing units. 
Other factors that are beyond the control of the City may limit the ability or desirability to construct 
certain housing types such as land costs, market demand, construction costs, slopes, and available 
infrastructure. 
 
DISCUSSION 
Program 3b-Facilitate Multi-family development- Affordable units 
This program consists of two changes to existing regulations intended to facilitate affordable 
housing development: 1) establishment of a new Precise Development Plan (PDP) process; and 2) 
creating incentives for the consolidation of small parcels into a larger building site. 

• Precise Development Plan 

Under the Precise Development Plan (PDP) process, developments that meet minimum 
affordability requirements would be eligible for a simplified plan review. Projects with 5 units or 
less would be reviewed administratively (i.e., without a public hearing) by the Director, while 
projects with 6 or more units would be reviewed by the Planning Commission at a public 
hearing. Under current zoning regulations, multi-family residential projects with 4 or more units 
require approval of a Use Permit by the Planning Commission. The PDP process would reduce 
permit processing time and costs, while maintaining a thorough project review process that is 
appropriate to the size of the project. In order to be eligible for the new PDP process, a project 
would be required to satisfy the minimum affordability standard under state density bonus law, 
which is as follows: 

   5% of units deed-restricted for very-low-income households in a rental project, or; 

 10% of units deed-restricted for low-income households in a rental project, or; 

 10% of units deed-restricted for moderate-income households in a condominium project. 
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Income limits and housing costs that would apply to qualifying affordable units are summarized 
as follows: 

2012 County Median Income = 
$64,800 Income Limits Affordable Rent 

Affordable Price 
(est.) 

Very Low (31-50%) $42,150 $1,054 $150,000 
Low (51-80%) $67,450 $1,686 $250,000 
Moderate (81-120%) $77,750 $1,944 $300,000 
Assumptions:  
 -Based on a family of 4 (income limits and housing costs are adjusted for family size) 
 -30% of gross income for rent or PITI 
 -10% down payment, 4% interest, 1.25% taxes & insurance, $200 HOA dues 
Source: Cal. HCD; J.H. Douglas & Associates 

 

The PDP would be considered a “non-discretionary” permit, which means the review would 
focus on physical design and ensuring conformance with objective development standards, rather 
than examining the appropriateness of the use itself. In addition, non-discretionary actions are 
not subject to the California Environmental Quality Act (CEQA), although all projects are 
required to comply with applicable Municipal Code and other regulations and standards. 

• Lot Consolidation Incentives 

In addition to the PDP process, Program 3b includes provisions to facilitate the consolidation of 
small parcels into larger building sites by providing a graduated density incentive for affordable 
housing developments that combine two or more parcels according to the following formula:   

 

Combined Parcel Size Base Density Increase* 
Less than 0.50 acre No increase 
0.50 acre to 0.99 acre 5% increase 
1.00 acre or more 10% increase 

*Excluding density bonus 

 
As with the PDP process, projects would need to satisfy minimum affordability requirements in 
order to take advantage of this incentive. Consolidation of small parcels is desirable because it 
allows for better project design, a higher level of amenities through economies of scale, and 
minimizes the number of driveways thereby helping to improve circulation. 
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Program 3d-Revise Development Standards for Residential Uses in the CD and CNE districts-
Affordable units 

• Parking Standards 

The Code amendment proposed under this program would allow reduced parking standards 
consistent with state density bonus law for affordable housing developments in the CD and CNE 
zones, as follows:   

 

Unit Size # of parking spaces 
Studio or 1-bedroom  One space 
2 and 3 bedrooms Two spaces 
4 or more bedrooms Two and one-half spaces 

 

In order to be eligible for this parking standard, projects would be required to meet the same 
minimum affordability standards as described in Program 3b above.  

• Maximum allowed number of units-smaller units in mixed-use  

This program also includes a commitment to review and evaluate the feasibility of a Code 
amendment to eliminate the current maximum number of units per lot in mixed-use 
developments, so long as all other development standards are satisfied, in order to facilitate the 
provision of smaller units for single persons and seniors.  This could be accomplished through a 
process referred to as “Equivalent Dwelling Units” (EDU) whereby a project’s density 
calculation would be based on the size of units. Staff is continuing to research how other cities 
have used this concept and will provide information at the hearing.  

 
Program 5a-Density Bonus-Affordable and Senior Housing 
State density bonus law requires cities to grant a density bonus and other incentives when 
projects include affordable housing or senior housing. State law on this matter has been amended 
from time to time, and the Municipal Code has not yet been revised to reflect the most recent 
version of density bonus requirements.  The proposed amendment incorporates the sliding-scale 
density bonus formula contained in State law, which allows a density bonus of up to 35% above 
the maximum permitted density when the required percentage of affordable units are provided. 
The City has very little flexibility with this program since they are basic requirements of State 
law. This section will also require further review by the City Attorney.   
 
Program 5b-Streamline the Development Process-Site Development Permit 
This program includes a commitment to streamline the review process for multi-family 
developments by replacing the current Use Permit with a Site Development Permit (SDP). 
Projects with up to 5 units would be reviewed administratively by the Director while projects 
with 6 or more units would be reviewed by the Planning Commission at a public hearing.  As 
with the Precise Development Plan (PDP) described above, the SDP process would reduce  
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processing time and costs, while maintaining a thorough project review process that is 
appropriate to the size of the project. The SDP would be a discretionary review process that 
would focus on compliance with objective development standards rather than examining the 
appropriateness of the use itself. SDPs would be subject to the same CEQA review process as is 
currently in effect. The PDP process is for affordable multi-family units, while the SDP process 
is for all other multi-family units. 
 
Program 5e-Second Units  
State law requires cities to adopt regulations that allow construction of second residential units 
subject to certain limitations. The City does not currently have a second unit ordinance, and 
therefore is required to defer to the provisions of State law. Housing Element Program 5e calls 
for the City to adopt an ordinance to establish regulations and procedures for second units. The 
key provisions of the proposed second unit regulations are as follows: 
 

• Second units shall be approved administratively (i.e., no discretionary permit or public 
hearing) 

• One second unit is permitted on any residential lot where a detached residential unit 
exists (or will be constructed in conjunction with the second unit 

• The second unit provides an independent living unit with separate kitchen and bathroom 
facilities from the main unit 

• Either the primary unit or the second unit must be owner-occupied 

Staff is currently researching second unit policies in other similar cities and will provide additional 
information at the public hearing. 
 
Program 7d-Reasonable accommodations  
State law requires cities to make reasonable accommodation in their application of zoning and 
building regulations to allow persons with disabilities full use of their residence. Housing 
Element Program 7d calls for the City to process a Code amendment to establish procedures for 
reviewing and approving such requests. This would include procedural requirements such as 
application forms, review authority, time periods, application fees and appeal provisions. The 
amendment would not identify any specific changes to zoning or building standards, but rather 
would establish procedures for reviewing such requests administratively by the Director of 
Community Development.  As noted above in Program 5a, the City has very little flexibility with 
this program since they are basic requirements of State law and will require further review by the 
City Attorney.   
 
Program 7e-Emergency shelters and Transitional/Supportive Housing 
State law was amended in 2007 to establish specific requirements for local governments with 
regard to emergency shelters and transitional/supportive housing. Program 7e would implement 
the new state requirements as follows: 
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Emergency shelters.  An emergency shelter is a year-round facility that provides temporary 
housing with minimal supportive services. The proposed amendment would allow emergency 
shelters by-right in the Public and Semi-Public (PS) Zone and the Industrial Park (IP) Zone 
subject to appropriate development standards, including the following: 

• Maximum of 10 beds 

• Minimum separation of 300 feet between emergency shelters 

• Off-street parking ratio of one space per 4 beds plus one space for each staff member on 
duty 

• Management and operations plan required specifying hours of operation, staffing levels 
and training procedures, maximum length of stay, size and location of exterior and 
interior on-site waiting and intake areas, admittance and discharge procedures, provisions 
for on-site or off-site supportive services, house rules regarding use of alcohol and drugs, 
on-site and off-site security procedures, and protocols for communications with local law 
enforcement agencies and surrounding property owners. 

 

Transitional and Supportive Housing.  State law defines transitional and supportive housing as 
residential uses that are permitted subject to the same standards and procedures as apply to other 
residential uses of the same type in the same zone. The proposed amendment would update the 
Municipal Code in conformance with these definitions. 

 
Authority of the Planning Commission 
Before the City Council may adopt a Zoning Ordinance amendment, pursuant to MBMC 10.96 
the Planning Commission must hold a duly noticed public hearing and make a recommendation 
to the City Council. Specific findings as to whether the proposed zoning regulation is consistent 
with the Goals and Policies of the General Plan and the purposes of Title 10 are required.  
 
General Plan Goals and Policies 
The General Plan of the City of Manhattan Beach poses certain goals and policies which reflect the 
expectations and wishes of the City with respect to land uses. The items discussed above are 
consistent with and will advance the following Goals and Policies of the Manhattan Beach General 
Plan: 
  

• 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. 
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• Goal LU-3:  Achieve a strong, positive community aesthetic. 
 

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

• Goal LU-4: Preserve the features of each community neighborhood, and 
develop solutions tailored to each neighborhood’s unique characteristics. 

 
• Goal I-3: Ensure that adequate parking and loading facilities are available to  

support both residential and commercial needs.    
 

• Policy I-3.4: Review development proposals to ensure potential adverse parking  
impacts are minimized or avoided.    

 
CEQA Compliance 
A Negative Declaration was prepared and adopted by the City Council for the 2008-2014 Housing 
Element. The Negative Declaration evaluated the potential environmental impacts of the Housing 
Element and its implementation programs, which included the proposed Code amendments, and 
concluded that no significant impacts would occur.   
 
Next Steps 
With Planning Commission direction, Staff will prepare and make any changes to the draft Code 
amendment language in consultation with the City Attorney, and return with a Resolution for 
Commission adoption. The Planning Commission recommendation will then be forwarded to the 
City Council. The City Council will also conduct a public hearing and will take action on the 
Zoning Ordinance text and Local Coastal Program amendments. Amendments to the Local Coastal 
Program will also require review and certification by the California Coastal Commission.  
 
Public Input 
A ¼ page display ad public notice for the proposed Code Amendments was published in the 
Beach Reporter newspaper on February 28, 2013 in compliance with state and local law.  The 
draft code amendments have been made available at the Library and at the Department of 
Community Development.  The staff reports and attachments are also posted on the City website.  
 
CONCLUSION 
Staff recommends that the Planning Commission CONDUCT THE PUBLIC HEARING, 
DISCUSS the information presented and PROVIDE DIRECTION. 
 
 
Attachments: 

A. February 4, 2013 letter from the California Department of Housing and Community 
Development- approving the City of Manhattan Beach Housing Element 

B. Draft Code Amendment language  
C. 2008-2014 Adopted Housing Element 
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