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CITY OF MANHATTAN BEACH 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

 
TO:  Planning Commission  
 
FROM: Marisa Lundstedt, Director of Community Development 
 
BY:  Angelica Ochoa, Associate Planner 

Rafael Garcia, Assistant Planner 
 
DATE: October 14, 2015 
 
SUBJECT: Appeal of two Coastal Development Permits No. CA 15-05 (VTPM 73511) and 

CA 15-06 (VTPM 73086) and Subdivision Maps for the demolition of a duplex 
and construction of two three-story residential condominium units on each of the 
two lots, for a total of four new condominium units located at 2616 and 2620 
Alma Avenue 

 
RECOMMENDATION 
Staff recommends that the Planning Commission take public comments, review and discuss the 
project, and uphold the Community Development Director's decision to APPROVE the Coastal 
Development Permits and Subdivision Maps for the construction of the two new condominiums 
on each of the two lots, with additional conditions, and DENY the subject appeal. 
 
APPELLANT     APPLICANT 
Hugh and Suzanne Kretschmer   2620 Alma Avenue, LLC/Matt Morris Dev. 
420 27th Street      3508 Highland Avenue 
Manhattan Beach, CA 90266    Manhattan Beach, CA 90266 
 
BACKGROUND 
On February 26, 2015, two Coastal Development Permit and Subdivision Map applications were 
submitted to the Community Development Department to request approval to demolish an existing 
duplex and construct two new two-unit condominium units. The existing 2,444 square foot duplex 
and two car garage, which is accessed off of Vista Drive, was built in 1921, on a legal double lot, 66’ 
by 105’, at the southeast corner of 27th Street and Alma Avenue. (Exhibit A).  The original 630 
square foot house, commonly known as the George Peck house, was added onto several times since 
the early 1900s.  The proposed project is to construct two three-story residential condominium units, 
with enclosed two-car garages and guest parking spaces on each of the two lots, for a total of four 
new condominium units.  A Coastal Development Permit is required for each of the subject projects, 
in that the lots are located in the Coastal non-appealable area of the City, which allows the City to 
make a final decision on the application.  Subdivision Maps are required for the condominium 
development. The projects are located in Area District III and zoned Residential Medium Density 
(RM).  Each lot is a full lot (33.34’ x 105’), approximately 3,500 square feet in area.  The 
surrounding area is a mix of two and three story single family and multi-family residences, 
condominiums and duplexes.    
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Staff reviewed the submitted plans and sent a notice of the proposed projects on July 8, 2015 to the 
surrounding neighbors within the required 100 feet of the subject property.  The Coastal 
Development Permits approving the demolition of the existing duplex and construction of the new 
condominiums was approved on July 23, 2015 by the Community Development Director. (Exhibit 
B).   
 
APPEAL 
On August 6, 2015, an appeal was filed by the appellants who live at 420 27th Street located two 
properties to the east (rear) of the subject property and other nearby property owners (Exhibit C).  
According to Section A.96.160.A. of the City of Manhattan Beach Local Coastal Program, Appeals, 
the decision or action of the Community Development Department Director may be appealed to the 
Planning Commission.  The appellants indicated that the intersection located at 27th Street and Vista 
Drive is a traffic hazard due to congestion and the project will put young children attending 
Grandview Elementary School in danger.   
 
DISCUSSION 
Existing Site Conditions  
The project site is surrounded by Alma Avenue to the west, 27th Street to the north and Vista 
Drive, an alley, to the east.  The site is made up of two legal buildable lots (lots 6 and 7 of Block 
28 of Peck’s Manhattan Beach Tract).  The subject property, like all of the properties along Alma 
Avenue from Marine Avenue to 36th Street, is zoned RM. To the east across Vista Drive is zoned 
RS, Single Family Residential, and to the west of Crest Drive is zoned RH, High Density 
Residential. The site is currently improved with a residential duplex known as the “Peck” house 
with a free-standing garage and driveway at the rear of the site which is accessible off of Vista 
Drive. The proposed garages off of Vista Drive will line up with the other existing garages to the 
south of the properties.  
 
The public right-of-way improvements along 27th Street between Alma Avenue and Vista Drive 
include a 40 foot right-of-way made up of a 10-foot parkway along both the north and the south 
sides of 27th Street, as well as 20 feet of paved street for vehicular circulation and parking.  There is 
parallel public parking only on the south side of 27th Street, abutting the subject site, as well as both 
sides of Alma Avenue. No sidewalk currently exists on either side of 27th Street or along Alma 
Avenue. Alma has a 50 foot right-of-way with a 20 foot paved roadway width. The corner project 
proposes that the garages be setback along Alma which would allow 19.5 feet to park vehicles in the 
driveway without encroaching over the new proposed walkway. The interior lot garages are not set 
back as far and provide about 15 feet of clear space in the driveway, enough for compact vehicles. 
On the north side of Vista Drive, opposite of the subject property, a white edgeline has been painted 
by the City to demarcate a 4 foot wide area as a pedestrian walking zone as part of the “Safe Routes 
to School Program” designated route. Children walk along Vista Drive to and from Grandview 
Elementary School which is located approximately 250 feet southeast of the intersection of Vista 
Drive and 27th Street.   
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Proposed Building- 2616 Alma Avenue (CA 15-05, VTPM 73511)-Interior Lot 
The proposed structure is a two unit, three-story condominium unit with an attached two-car garage 
and open guest space for each unit.  Garage and guest parking access is proposed to be provided 
from Alma Avenue and Vista Drive.  The total living area proposed is about 5,451 square feet, 2,748 
square feet for Unit A and 2,703 square feet for Unit B which will be under the allowable 5,602 
square feet for the lot.  The total proposed open space of 501 square feet for Unit A and 413 square 
feet for Unit B will consist of ground level patios, and balconies on the second and third floors.   The 
total open space will comply with the required 15 percent of the total living area.   The allowable 
maximum height limit for the building is 30 feet, as measured from the average of the four corners 
of the property per MBMC Section 10.60.050, or an elevation of 236.05.  The proposed height limit 
for the building is an elevation of 236.00, which is under the maximum height limit. The project 
meets all development standard requirements, including setbacks, heights, open space and parking.    
 
Proposed Building- 2620 Alma Avenue (CA 15-06, VTPM 73086)- Corner Lot 
The proposed structure is a two unit, three-story residential condominium with an attached two-car 
garage, as well as an open guest parking space for each of the units.   Garage access is proposed to 
be provided from Alma Avenue and Vista Drive.  The total living area is proposed at about 5,560 
square feet (2,817 square feet for Unit A and 2,743 square feet for Unit B) which will be under the 
maximum 5,602 buildable square feet allowable for the lot.  The total open space will comply with 
the required 15 percent of the total living area, with 423 square feet for Unit A and 412 square feet 
for Unit B.  The allowable maximum height limit for the building is 30 feet, as measured from the 
average of the four corners of the property or an elevation of 236.94 feet.  The proposed height for 
the building is an elevation of 236.75 feet, which is under the maximum height limit. The wall and 
landscaping at the corner of 27th Street and Vista Drive will be removed and replaced with low 
landscaping that will improve visibility at this corner. The project meets all development standard 
requirements, including setbacks, heights, open space and parking.    
 
Subject Appeal (Exhibit C) 
Appellants Hugh and Suzanne Kretschmer, property owners of 420 27th Street, are appealing the 
proposed project because they believe that there is already too much traffic congestion at the 
intersection of 27th Street and Vista Drive (northeast corner of the site).  The appellants indicated 
that the intersection is a traffic hazard due to congestion. They believe that it is too dangerous to 
have this project at this location. They state that the increased car traffic from other conversions in 
the neighborhood already make this a dangerous route for children walking to and from school and 
adding four more residences on this busy corner will compound the situation. The appellant’s 
petition states that they are against the new project in the interest of safety for children; they believe 
the students attending Grandview School will be put in danger 
 
Municipal Code (Subdivision) and Local Coastal Program Requirements 
The project complies with all applicable development standards contained within the City’s 
Zoning Code, as well as Title 11-Subdivisions of the Manhattan Beach Municipal Code.  
Furthermore, the project is in accordance with the development standards of the Manhattan Beach 
Local Coastal Program, as well as the objectives and policies, as described above and as follows: 
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 A. That the project, as described in the application and accompanying materials, as modified by 
any conditions of approval, conforms with the certified Manhattan Beach Local Coastal Program 

 
a) The proposed structure is consistent with the building scale in the coastal zone 

neighborhood and complies with the applicable standards of the Manhattan Beach Local 
Coastal Program. 
 

b) The proposed structure is consistent with building density standards of the Local Coastal 
Program in that it proposes a floor area ratio factor less than the allowable. 
 

c) The proposed structure will be consistent with the 30-foot Coastal Zone residential height 
limit.  This is consistent with the residential development of the Land Use Plan, Policy 
II.B.1-3 as follows: 

 
1. Maintain building scale in coastal zone residential neighborhoods. 
2. Maintain residential building bulk control established by development standards. 
3. Maintain Coastal Zone residential height limit not to exceed 30-feet. 

 
Furthermore, the subject project is consistent with the following General Plan Goals and Policies: 
 

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

 Policy LU-1.2: Require design of new construction to utilize notches, balconies, 
rooflines, open space, setbacks and landscaping, or other architectural details to reduce 
bulk of buildings and add visual interest to streetscape 

 Policy LU-3.1: Continue to encourage quality design in all new construction  
 Goal LU -4:  Preserve features of each community neighborhood and develop solutions 

tailored to each neighborhood’s unique characteristics. 
 Policy LU –4.2:  Development and implement standards for the use of walk-street 

encroachment areas and public right-of-way areas. 
 Policy LU-4.6:  When public improvements are made, they should preserve and maintain 

distinctive neighborhood characteristics. 
 
Department Comments  
Staff requested comments from the City Traffic Engineer, City Engineer, and the Fire and Police 
Departments. 
 
The Fire Marshall inspected the site and surrounding areas and made recommendations for the 
applicant to improve emergency vehicle and pedestrian access to the neighborhood. Currently 
there is street parking on the south side of 27th Street adjacent to the property, which is generally 
consistent with the neighborhood. The roadway on 27th Street is currently approximately 20 feet 
wide, which includes about 8 feet for public parallel parking with a 40 foot total public right-of-
way width.  The undeveloped public right-of-way on the south side of 27th Street is 
approximately 10 feet wide and the Fire Department is recommending that the street parking be 
retained and that the street be widened by about 4 feet on the south side, plus a 4 foot sidewalk, 2 
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feet of landscaping, and ADA access ramps at the two corners. This will improve access for 
emergency vehicles, trash trucks and other vehicles, as well as provide pedestrian access along 
27th Street adjacent to the property starting from the walkway along Vista Drive, for access to 
Highland Avenue and the neighborhood. A new walkway along Alma Avenue will connect with 
the sidewalk along 27th Street.  
 
Along 27th Street there is an existing power pole near the corner of Vista Drive and a fire hydrant 
near the corner of Alma Avenue. Landscaped bulb-outs at the corners with rolled curbs in these 
areas are recommended to accommodate these existing improvements without the applicant 
relocating them. The bulb-outs will define the parallel street parking area along 27th Street, 
accommodate the ADA access ramps and provide the rolled curbs for emergency vehicle turning 
radius enhancement.   
 
The Public Works City Engineer, Police Department and City Traffic Engineer also inspected the 
site and support this recommendation. Staff met with the applicants and discussed the concerns 
with emergency vehicle and pedestrian access to the neighborhood and the opportunities to 
enhance access. The applicant has concerns with the proposal and they are exploring their 
options, but they are willing to work with staff to meet the goals and find a solution that works 
for everyone. Staff is recommending that these improvements become a condition for the project 
if approved, and the applicant would be responsible for construction of these improvements in 
the adjacent public right-of-way. 
 
The Police Department further indicated that there have been complaints in the past in the area 
surrounding the school about traffic particularly during morning drop-off and afternoon pickup. 
In 2008 the City conducted a Grandview School Study and developed a Neighborhood Traffic 
Management Plan. A number of measures and improvements were approved and completed 
since that time, including the white edgeline that defines a pedestrian walking area on Vista 
Drive between 24th and 33rd Street. The Police Department provided incident reports within the 
last two years for the surrounding area of 27th Street, Vista Drive and Alma Avenue.  Based on 
the incident reports and per the Police Department, no traffic collision or accidents have occurred 
during that time.    
 
Staff believes that this is an opportunity to take a step to improve access for the benefit and 
betterment of the neighborhood and the community as a whole, now and in the future. As 27th 
Street is one of the few streets that Fire emergency vehicles can access, due to the narrow streets 
and tight turning radius, it is important to enhance access in this area. The recommended 
improvements will also provide connectivity and are consistent with other planned Highway 
Safety Improvement Program (HSIP) grant improvements in the area including botts dots along 
the Vista Drive white edgeline walking area, and crosswalk signage and flashing pedestrian 
crossing beacons at 27th Street and Highland Avenue. 
 
Other Considerations 
The alley along Vista is narrow (15 feet) and the setback required by the Zoning Code for the 
garages along Vista Drive is 7’-6” to the rear property line. This does not allow adequate room to 
park a vehicle parallel to the garage without encroaching into the alley. The Fire Department has 
raised a concern that in these situations people will often park vehicles in the driveway which 
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limits emergency vehicle access. Staff recommends that the  Planning Commission discuss this 
concern and determine if it may be appropriate in this situation to provide a wider garage setback 
off the alley, 8 or 9 feet, so that vehicles parked in front of driveways will not overhang onto 
Vista Drive.  
 
Applicant and Public Comments  
The applicant held a neighborhood meeting at the site on September 24th, 2015.  The project was 
presented to the neighbors and questions were responded to at the meeting. The applicant 
verbally indicated to staff that the neighbors raised concerns about school overcrowding, 
parking, traffic and safety for school children and other pedestrians in the Vista Drive alley. The 
applicant will be able to respond to questions from the Commission on the details of the meeting. 
Staff received signed correspondence from eight individuals with concerns similar to the 
appellant, stating that the development of the four new condominiums will only worsen the 
intersection of 27th Street and Vista Drive. 
   
CONCLUSION 
Staff mailed notices for the subject appeal on September 30, 2015 and published notice of the 
Planning Commission meeting in the Beach Reporter on October 1, 2015.  Staff’s 
recommendation to uphold the Director’s decision, approve the subject projects, Coastal 
Development Permit CA 15-05 and CA 15-06, and deny the subject appeal, is based on the facts 
that the project complies with MBMC Subdivision, the Local Coastal Program requirements, and 
General Plan Goals and Policies. Public right-of-way improvements as recommended by Fire 
and other Departments can be incorporated to improve the overall conditions and pedestrian and 
vehicular access to the surrounding streets in the area. The Planning Commission may also 
consider providing direction to staff regarding the setback for the garages along Vista Drive.  
 
The proposed project complies with all of the City’s standards and therefore, staff recommends 
that the Planning Commission take public comments, review and discuss the proposed project 
and uphold the Community Development Director's decision to approve the Coastal Permits for 
2616 (CA 15-05) and 2620 (CA 15-06) Alma Avenue, as well as the Subdivision Maps, with 
additional conditions, and deny the subject appeal.  
 
Attachments:  

Exhibit A – Vicinity Map 
Exhibit B – Coastal Development Permits (CA 15-05 and CA 15-06) 
Exhibit C – Appellant’s Documentation 
Exhibit D – Proposed Plans  
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