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CITY OF MANHATTAN BEACH 

DEPARTMENT OF COMMUNITY DEVELOPMENT 

MEMORANDUM 
 

 

TO:  Planning Commission 

   

FROM: Richard Thompson, Director of Community Development 

 

BY:  Eric Haaland, Associate Planner 

 

DATE: January 8, 2014 

 

SUBJECT: Consideration of a Use Permit and Variance for Proposed Construction of 

an Office Building at 865 Manhattan Beach Boulevard (865 MB BLVD 

LLC) 

 

 

RECOMMENDATION 

 

Staff recommends that the Planning Commission CONDUCT the Public Hearing, 

DISCUSS the project and testimony received, and PROVIDE DIRECTION. 

 

APPLICANT 

 

865 MB BLVD LLC 

Sepulveda Blvd.  

Manhattan Beach, CA 90266     

 

 

BACKGROUND 

 

The subject site presently consists of a commercially zoned 16,250 square-foot, L-

shaped, interior lot with a multiple-tenant general office building. The project is proposed 

to be a single 15,000 square-foot, 4-level, building, including a below-grade parking 

level. A variance is proposed to allow an elevator tower to exceed the applicable 30-foot 

height limit. Section 10.16.020 of the City’s Zoning Code requires Use Permit approval 

for projects exceeding 5,000 square feet in floor area, and 10,000 square feet in site area, 

in a commercial zone.  
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PROJECT OVERVIEW 

 

L O C A T I O N 

 

Location 865 Manhattan Beach Blvd. between 

Poinsettia Ave. and John St. (See Vicinity 

Map). 

Legal Description Lot 1 of Parcel Map in Book 117,  p. 15-16 

Area District II 

                                                             

 

L A N D   U S E 
 

General Plan Local Commercial 

Zoning  CL, Commercial Local 

  

 Existing Proposed 

Land Use 9,000 sq. ft. office space 14,337 sq. ft. general office 

space & 663 sq. ft. food & 

beverage sales 

Neighboring Zoning/Land 

Uses  

  

North  

South (across MBB) 

East  

West  

RS/Single-Family Res. 

CL/Office & Res. 

CL/Multi. & Sgl. Fam. Res. 

CL/Multi. Fam. Res. 

 

 

P R O J E C T   D E T A I L S 

 

 Proposed  (existing) Requirement  

Parcel Size: 16,250   sq. ft. (70/120’x175.3’) 4,000 sq. ft. min 

Building Floor Area: 15,000 sq. ft.  (9,000 sq. ft.) 16,250 sq. ft. max 

Height 34 ft. (*)  (appr. 26 ft.) 30 ft. max. 

Setbacks   

  Front Varies: 5 – 64 ft.  (0 ft.) None 

  Rear Varies: 5 – 28 ft.  (49 ft.) Daylight plane - see plans 

  East Side  Varies: 3 – 24 ft.  (0 ft.) None 

  West Side 3 ft.  (0 ft.) None 

Landscaping 1,770 sq. ft. 1,300 sq. ft. 

Parking: 56 spaces 50 Spaces 

Vehicle Access 1 MBB driveway N/A 

 

(*) – Elevator tower height: 34 ft., Primary upper roof: 30 ft., Second story roof/rail: 25 ft.  
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DISCUSSION 

 

The submitted plans show an existing 9,000 square-foot 2-story office building to be 

demolished, and the site to be redeveloped with a 15,000 square-foot, 3-story office 

building with a small convenience store space in front, at street level. Compared to the 

existing office building, the new building would have larger floor area, increased height, 

ground-floor street-front retail, underground parking garage, and outdoor deck area at the 

front, rear, and east side of the building. The proposal also makes greater use of the 

wider, rear portion of the site, where the existing development uses that area primarily for 

surface parking. Pedestrian and single-driveway access would continue to be taken from 

Manhattan Beach Boulevard. 

 

The proposed building would replace the existing 2-story building on the property with 

substantially increased floor area and height. The proposed 3
rd

 story is stepped inward 

from the front and rear of the site. An elevator tower located near the building center 

projects above the main roofline approximately 4 feet, due to minimum vertical clearance 

safety requirements inside the elevator shaft. All parking related to this project would be 

contained within/under the building. Twenty-six parking spaces would be located at street 

level and 30 spaces would be located underground. Users of the building would share the 

elevator and two stairways accessing the parking areas and public sidewalk. The building 

frontage includes ground level commercial space, an interior-accessed stairwell, 

landscaping, and a driveway; and upper level office space, and outdoor deck area. 

 

The project conforms to the City’s requirements for use, floor area, setbacks, parking, 

and landscaping. The building observes the 45-degree daylight plane setback (starting 15’ 

above grade) from the rear-abutting residentially zoned properties, and provides notable 

landscaping at the rear and east side property lines, and at upper deck planters. The City’s 

traffic Engineer has reviewed the project, found the traffic and parking design (including 

gate) to be appropriate, and determined that a formal traffic study would not be required. 

The project issues that warrant discussion include the following: residential boundaries, 

project design, and height. 

 

Residential Boundaries: 

 

The rear of the site abuts single family residential (RS) zoned property, and the sides abut 

commercially (CL) zoned property occupied by residential uses. The easterly adjacent 

homes sit at a substantially lower level than the proposed building since the grade slopes 

and steps down steeply toward the east. Landscaped planters, together with retaining 

walls and fences would occupy the site perimeter. The office space would be setback at 

least 28 feet, and the upper deck area would be setback 14 to 21 feet from the rear 

property line. The proposed side setbacks are at least 3 feet from boundaries abutting 

commercially zoned property.  

 

The easterly neighboring properties are most susceptible to building bulk concerns since 

their grades are lower. The existing site conditions include 12-foot walls near the northeast 
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corner, which are proposed to be replaced by walls and fences that are separated, and spaced 

apart, in conformance with the commercial 8-foot maximum height. The proposed improved 

boundary conditions in that area include 6-foot maximum height retaining walls with 

planting area above (visible from neighboring properties), and another buffer fence inside of 

the planter. Office space at the rear portion of the building would be setback 24 feet, and 

deck area would be setback 18 feet from the side property line. The easterly neighboring 

apartment building has a 28-foot wide parking lot currently creating buffer space between 

buildings. 

 

The façade of the office space will have a substantial amount of glass, which will allow 

some interior (indirect) light to be visible to residential neighbors. This would be 

characteristic of most office building designs, however, staff would suggest that a condition 

be imposed that limits such light by specific design, timing devices, and other available 

technology.  

 

Project Design:  

 

The project design is in conformance with all applicable regulations including the 1.0 

floor area ratio (16,250 sq. ft. max.) of the CL zone. The overall appearance of the project 

is modern style featuring substantial upper deck/planter area. Most commercial buildings 

in the area are less than 3 stories tall, however the applicant proposes most of the third 

story level to be open deck/planter/roof area, reducing bulk concerns for the less intensive 

Local Commercial neighborhood.  

 

Project aesthetics are enhanced by the proposed convenience/retail storefront, which 

would serve the surrounding area and be more active/interesting for the neighborhood 

than office space. The frontage does not, however, include an enhanced pedestrian entry, 

and is somewhat dominated by the driveway entrance. 

 

The underground parking level is a relatively common aspect of the project, compared to 

other recent developments, that does generate some concerns. Basement excavation can 

be more disruptive to neighbors than at-grade construction, although it is routinely 

regulated by the Building Official to limit neighbor disturbance.  

 

Height: 

 

The applicant requests a variance from Section 10.16.030(F) of the zoning code regarding 

maximum height of structures in the CL zone. The elevator tower proposed for the 3-story 

portion of the building is approximately 4 feet over the applicable 30-foot height limit for 

flat-roof buildings built over parking structures. The area exceeding the height limit (7.5 ft. x 

9.2 ft.) is small relative to the entire building, and is setback approximately 110 feet from the 

front property line, 56 feet from the rear property line, and 13 feet from the nearest east 

property line (at apartment parking lot). The tower height measured from the closest 

abutting neighbor (easterly apartments) grade would be approximately 36 feet.  
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Variance 

In order to grant the variance request, Section 10.84.060(B) of the zoning code requires 

that the Planning Commission make required findings. These findings are as follows: 

 

1. Special circumstances applicable to the subject property, including 

narrowness and hollowness or shape, strict application of the requirements of 

this title would result in peculiar and exceptional difficulties to or exceptional 

and/or undue hardships upon, the owner of the property. 

 

2. The relief may be granted without substantial detriment to the public good; 

without substantial impairment of affected natural resources; and not be 

detrimental or injurious to property or improvements in the vicinity of the 

development site, or to the public health, safety or general welfare. 

 

3. Granting the application is consistent with the purposes of this title and will 

not constitute granting of a special privilege inconsistent with limitations on 

other properties in the vicinity and in the same zoning district and area district. 

 

The applicant’s attached material (Attachment B) states that these findings can be made 

for the project due to driveway slope constraints, minimal size/prominence of the elevator 

tower element, and commonness of this elevator tower condition.  

 

The subject parcel does not have an obvious physical hardship with respect to height in 

that its average grade closely matches its front entry grade. The most apparent physical 

limitation to the property is that the owner cannot achieve desirable ceiling heights (8.5’- 

9’ proposed) for 3 floor levels above grade with appropriate driveway/walkway slopes, 

while complying with both the height limit, and elevator safety regulations. The mid-site 

location and small size of the elevator tower do appear to limit potential adverse effects 

upon the surrounding area. The size and shape of the element exceeding the height limit 

approximates the appearance of a large chimney element, and potential mass/bulk at the 

front of the building is substantially less than the amount permitted. Some examples of 

similar over-height commercial elevator towers do exist in the City, and it is also more 

common for larger commercial properties to receive height variances than residential 

properties. 

 

General: 

 

Use Permit 

Required Use Permit findings per MBMC Section 10.84.060 are as follows: 

 

1. The proposed location of the use is in accord with the objectives of this 

title and the purposes of the district in which the site is located; 

2. The proposed location of the use and the proposed conditions under 

which it would be operated or maintained will be consistent with the 

General Plan; will not be detrimental to the public health, safety or 
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welfare of persons residing or working on the proposed project site or in 

or adjacent to the neighborhood of such use; and will not be detrimental 

to the public health, safety or welfare of persons residing or working on 

the proposed project site or in adjacent to the neighborhood of such use; 

and will not be detrimental to properties or improvements in the vicinity 

or to the general welfare of the city; 

3. The proposed use will comply with the provisions of this title, including 

any specific condition required for the proposed use in the district in 

which it would be located; and 

4. The proposed use will not adversely impact or be adversely impacted by 

nearby properties.  Potential impacts are related but not necessarily 

limited to: traffic, parking noise, vibration, odors, resident security and 

personal safety, and aesthetics, or create demands exceeding the capacity 

of public services and facilities which cannot be mitigated. 

 

Local Commercial Zone 

The stated purpose of the CL zone is as follows: 

 CL Local Commercial District. To provide sites for businesses serving 

the daily needs of nearby residential areas while establishing development 

standards that prevent significant adverse effects on residential uses adjoining a 

CL district.  

General Plan 

The General Plan description of the Local Commercial Land Use Category is as follows: 

 

Local Commercial 

The Local Commercial category provides areas for neighborhood-oriented, small-

scale professional offices, retail businesses, and service activities that serve the 

local community. Permitted uses are generally characterized by those which 

generate low traffic volumes, have limited parking needs, and generally do not 

operate late hours. The maximum FAF is 1.5:1. Residential uses are permitted 

with discretionary review at densities consistent with the High Density 

Residential category. 

 

Some General Plan goals and policies that the Planning Commission might determine to 

be relevant to its decision on this application include the following: 

 

Policy LU-1.2: Require the design of all new constuction to utilize notches, 

balconies, rooflines, open space, setbacks, landscaping, or other 

architectural details to reduce the ulk of buildings and to add 

visual interest to the streetscape. 

 

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

 

Policy LU-3.1:   Continue to encourage quality design in all new construction. 
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Policy LU-5.1: Require the separation or buffering of residential areas from 

businesses, which produce noise, odors, high traffic volumes, 

light or glare, and parking through the use of landscaping, 

setbacks, or other techniques. 

 

Goal LU-6: Maintain the viability of the commercial areas of Manhattan 

Beach. 

 

Policy LU-6.3: Recognize the need for a variety of commercial development 

types and designate areas appropriate for each. Encourage 

development proposals that meet the intent of these 

designations. 

 

Policy LU-6.4: Recognize the unique qualities of mixed-use areas and balance 

the needs of both the commercial and residential uses. 

 

Public Input 

A public notice for the project was mailed to property owners within 500 feet of the site 

and published in the Beach Reporter newspaper. Staff has received one inquiry, and no 

responses to the project hearing notice  

 

 

ENVIRONMENTAL DETERMINATION 
 

Pursuant to the California Environmental Quality Act (CEQA), and the Manhattan Beach 

CEQA Guidelines, an Initial Study and Environmental Assessment have been prepared 

and attached. Based upon the Initial Study, a proposed Negative Declaration has been 

prepared, finding that the subject project would not result in any significant 

environmental effects. 

 

 

CONCLUSION 

 

Staff recommends that the Planning Commission conduct the public hearing for the 

proposed Use Permit and Variance, discuss the information and testimony received, 

determine if the required findings can be made, and direct Staff to return with a resolution 

reflecting its decision, or provide additional information as determined to be appropriate. 

 

  

Attachments: 

A. Vicinity Map 

B. Applicant description  

C. Initial Study & Draft Neg. Decl. 

Plans (separate) 

 

 

 

c: 865 MB BLVD LLC, Applicant 

    Srour & Associates, Applicant Rep. 

    Tomaro Design Group, Architect. 
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Vicinity Map 
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ATTACHMENT B
PC MTG 1-8-14
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