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CITY OF MANHATTAN BEACH 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

MEMORANDUM 
 
 
TO:  Planning Commission 
   
FROM: Marisa Lundstedt, Director of Community Development 
 
BY:  Rafael Garcia, Assistant Planner 
 
DATE: December 14, 2016 
 
SUBJECT: Variance and Vesting Tentative Parcel Map No. 74210 for the Subdivision 

of a lot resulting in the creation of two sub-standard sized lots at 3000 
Pacific Avenue (Monfalcone Family Trust c/o Lucinda M. Monfalcone) 

 
 
RECOMMENDATION 
Staff recommends that the Planning Commission CONDUCT the Public Hearing, 
DISCUSS the project, and ADOPT the attached Resolution (Exhibit A), approving the 
project with conditions.  
 
APPLICANT 
Monfalcone Family Trust c/o Lucinda M. Monfalcone 
120 31st Street, Manhattan Beach, CA 90266 
Manhattan Beach, CA 90266     
 
 
BACKGROUND 
The subject site is an 8,964 square-foot, rectangular-shaped, interior lot, zoned Single 
Family Residential (RS) within Area District II.  The site is developed with a single-
story, single family home with an attached garage and an in-ground pool located at the 
rear. The subdivision request proposes to split the lot into two, equal sized, 4,482 square 
foot lots with dimensions of 40’ by 112’.  The existing residence will be demolished and 
the lots will be developed with a new single-family residence on each lot.  The zone 
requires a minimum area of 4,600 square feet per lot pursuant to MBMC Section 
10.12.030.  All of the other lots in this block on the east side are approximately 4,480 
square feet with dimensions of 40’ by 112’ except for one other lot that is the same size 
as the subject site.  The lot was originally 80’ by 116’ (9,280 square feet), however, in 
1961 an easement was granted to the City of Manhattan Beach for Street Purposes which 
resulted in the development of a 4 foot sidewalk along the entire east side of Pacific 
Avenue on this block and a smaller 8,964 square foot lot. 
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PROJECT OVERVIEW 
 

L O C A T I O N 
 
Location 3000 Pacific Avenue 
Legal Description TRACT # 1638 EX OF ST LOT 2 BLOCK 8 
Area District II 
                                                             
 

L A N D   U S E 
 
General Plan Low Density Residential 
Zoning  RS, Single-Family Residential 
  
 Existing Proposed 
Land Use 1,857 sq. ft. single family 

residence with 2-car garage 
and in-ground pool  
 

Two Single Family 
Residences 

Neighboring Zoning/Land 
Uses  
  

North 
South 
East  
West (Across Pacific) 

RS/Single-Family Residential 
RS/Single-Family Residential 
RS/Single-Family Residential 
RS/Single-Family Residential 

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

 
 Proposed Requirement  
Parcel Size: 4,482  sq. ft. (40’ x 112’) 4,600 sq. ft. min 
Lot Width: 40 ft (each lot) 40 ft. min (each lot) 
 
 
DISCUSSION 
The project proposes to subdivide an existing 8,964 square foot lot (80’ by 112’) into 
two, equal size, smaller lots that are 4,482 square feet each (40’ by 112’).  Each new 
parcel will continue to have vehicular access from Pacific Avenue.  The site is currently 
developed with one single family residence.  The applicant intends to demolish the 
existing single family home and develop a single family residence on each of the two 
new lots.  The parcels resulting from the subdivision will be substandard with regards to 
minimum required lot area, which is the purpose for the Variance.  Otherwise the lots 
conform to all development standards and will be consistent with many of the existing 
lots in the area with respect to lot dimensions along the east side of Pacific Avenue, all 
except for one are now 40 feet wide by 112 feet in depth.  The majority of the lots along 
the Pacific Avenue corridor are currently 40’ by 112’ with the exception of the lots along 
the west side of Pacific Avenue, in the same block as the subject site.  Originally these 
lots were 65’ by 116’ and 75’ by 116’ instead of 80’ by 116’.  Through the decades, 
several of these lots have been split and developed as 50’ by 112’ and 42’ by 112’ lots 
which comply with the minimum required lot area.  
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The substandard lot area proposed is a result of an easement that was granted to the City 
of Manhattan Beach for right of way and street purposes (new 4 foot sidewalk) in 1961.  
The former (1958) Manhattan Beach Municipal Code contained a provision (Section 10-
3.1423) which addressed lots where the area was reduced by a street dedication.   If the 
area of the lot was reduced such that it did not comply with the development 
requirements of the Code, the lot was not penalized and a subdivision could be approved 
without a Variance.  The current code does not include this provision and, therefore, a 
Variance is required.  Subdivision requests for lot splits resulting in two new lots are 
usually approved administratively at staff level, but since the project requires approval of 
a Variance both requests are going before the Planning Commission for review and 
action. 
 
Code Requirements: 
Variances 
Required Variance findings per MBMC Section 10.84.060 and how the project complies 
are as follows: 
 

1. Because of special circumstances or conditions applicable to the subject 
property—including narrowness and hollowness or shape, exceptional 
topography, or the extraordinary or exceptional situations or 
conditions—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. 

 
The subject property is located on the east side of Pacific Avenue between 27th 
Street and 31st Street. There are currently 13 other lots on the east side of the 
street. Twelve (12) of the lots are 40 feet wide and 112 feet in depth and only 
one other lot is 80 feet wide and 112 feet in depth.   The lot pattern along both 
the east and west sides of Pacific Avenue between Valley Drive and Rosecrans 
Avenue is predominantly composed of lots that are 40 feet wide by 112 feet in 
depth (with 4’ sidewalks). The City has previously approved subdivision 
requests (3600 Pacific Avenue in 1992) granting relief from the strict 
application of the Zoning Ordinance to lots which granted the City easements 
for street purposes.  Past approvals established a precedent that lots should not 
be penalized because they were reduced for street widening purposes and the 
lot size places an undue hardship on the property suffering from the same 
unique set of conditions.  

 
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. 

 
Approval of the Variance and VTPM 74210 will subdivide the existing site 
into two equal sized parcels with a net increase of one additional single family 
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residence, which will not generate any significant change in density to the 
immediate neighborhood or to the community. The lot pattern is compatible 
with the scale of development throughout most of the Pacific Avenue corridor 
where the majority of the lots are 40 feet wide and 112 feet in depth and 
approximately 4,480 square foot in area. All new construction will comply 
with current development standards and will be compatible with surrounding 
uses. Consequently, there will be no substantial detrimental impact to the 
public good or natural resources resulting from approval of the Variance and 
VTPM, nor will there be any impact on public health, safety or general welfare 
of the surrounding community. 
 
The following General Plan goals and policies applicable to this project are: 

 
Goal LU-1: Maintain the low-profile development and small town 
atmosphere of Manhattan Beach. 
 
The project proposes to subdivide an 80’ by 112’ lot into two, smaller, 40’ 
by 112’ lots that will each be developed with a single family residence 
consistent with the code requirements.  The new development will be 
consistent with the residential nature of the area and lot pattern along the 
east side of Pacific Avenue. 
 
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. 
 
The subject site is zoned RS, District II and the height limit is twenty-six 
feet. All new development will comply with all code requirements 
including height standards which will limit all future residential 
development to two stories.  Required setbacks will further protect 
adjacent properties from privacy concerns. 
 
Goal LU-2: Encourage the provision and retention of private landscaped 
open space. 
 
All future development will comply with all development standards 
associated with RS zoned lots including setbacks and landscape 
requirements.   A minimum of twenty percent of the required front yard 
setback must be landscaped and required setbacks along the front, side and 
rear yards will further encourage the preservation of landscape areas. 
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Policy LU-2.2: Preserve and encourage private open space on residential 
lots citywide. 
All future development will comply with all development standards 
associated with RS zoned lots including setbacks.  Required setbacks 
along the front, side and rear yards will preserve open space throughout. 

 
Goal LU-3: Achieve a strong, positive community aesthetic. 
 
The new residential development will comply with all zoning 
development standards including, but not limited, to setbacks, 
landscaping, height and supplemental setback requirements.  The 
provisions will help to maintain a strong aesthetic appeal as part of the 
new residential development.  

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

will not constitute a grant of special privilege inconsistent with 
limitations on other properties in the vicinity and in the same zoning 
district and area district. 
 
Granting the request for a Variance is consistent with the purposes of the 
Municipal Code and will not constitute a grant of a special privilege to the 
parcel because many of the lots along Pacific Avenue already enjoy the same 
rights, benefits and opportunities as requested by the subject property. The 
proposed lot split will be consistent with the majority of the established lot 
pattern in the area as most lots are 40 feet wide by 112 feet in depth.  All new 
construction will comply with current development standards, the goal of 
which is to ensure consistency with neighboring properties, adequate building 
separation, privacy, open space and parking. 

 
Subdivisions 
Parcel map findings per Title 11 of the Manhattan Beach Municipal Code and how the 
project complies are as follows: 
 

1. The property is located within Area District II and is zoned RS. 
 
The existing single family residence will be demolished and a new single 
family residence will be constructed on each of the new lots. The new single 
family residences will conform to the RS, Area District II zone development 
standards, as well as all other applicable codes as contained within Title 10 of 
the Manhattan Beach Municipal Code.  The new development will continue 
to be residential in nature.  
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2. The General Plan designation for the property is Low Density 

Residential. 
 

The General Plan land use designation for the property will continue to 
remain as Low Density Residential.  No changes to the General Plan 
Designation or the underlying zoning district are proposed as part of the 
project.  
 

3. The subdivision complies with the standards of Title 10 of the Manhattan 
Beach Municipal Code. 
 
The project involves the subdivision of an existing lot into two, equal size, 
smaller lots that are 4,482 square feet each (40’ by 112’).  The RS, Area 
District II zone requires a minimum area of 4,600 square feet per lot pursuant 
to MBMC Section 10.12.030.  The parcels resulting from the subdivision will 
be substandard with regards to minimum required lot area.  Otherwise the lots 
conform to all development standards and will be consistent with the majority 
of the existing lots in the area with respect to lot dimensions and area.  The 
project complies with all of the required Variance findings pursuant to MBMC 
Section 10.84.060 which allows deviations from development standards 
through the Variance process.  
 

4. The proposed parcel map complies with the State Subdivision Map Act 
and the City’s Subdivision Ordinance. 

 
The subdivision complies with the Subdivision Map Act, as well as all of the 
provisions contained within Title 11 of the Manhattan Beach Municipal 
Code.  The two new residences will also comply with all of the development 
standards contained within Title 10 of the MBMC. 

 
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 no inquiries or 
responses to the project hearing notice.  
 
DEPARTMENT COMMENTS 
No comments were received from outside City department comments. 
 
ENVIRONMENTAL DETERMINATION 
The Project is Exempt from the requirements of the California Environmental Quality Act 
(CEQA), pursuant to Sections 15061(b)(3) based on staff’s determination that it can be seen 
with certainty that there is no possibility that the project  will have a significant effect on the 
environment, as defined by CEQA, since the project is consistent with the predominant 
neighborhood lot pattern. 
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CONCLUSION 
Staff recommends that the Planning Commission conduct the public hearing, discuss the 
information and testimony received, and adopt the attached resolution, approving the project 
with conditions 
  
Exhibits: 

A. Draft Resolution 
B. Vicinity Map 
C. Applicant material  
D. VTPM No. 74210 
E. Parcel Maps for Pacific Avenue from Alma Avenue to Rosecrans Avenue 

 
 
c: Monfalcone Family Trust c/o Lucinda M. Monfalcone 
    Srour & Associates, Applicant Rep. 
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RESOLUTION NO. PC 16-__ 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MANHATTAN BEACH APPROVING A VARIANCE AND VESTING 
TENTATIVE PARCEL MAP NO. 74210 RESULTING IN THE CREATION 
OF TWO SUBSTANDARD SIZED LOTS (MONFALCONE FAMILY TRUST 
C/O LUCINDA M. MONFALCONE) 
 
 

THE PLANNING COMMISSION OF THE CITY OF MANHATTAN BEACH DOES 
HEREBY RESOLVE AS FOLLOWS: 
 
SECTION 1. The Planning Commission of the City of Manhattan Beach hereby makes the 
following findings: 
 
A. The Planning Commission of the City of Manhattan Beach conducted a public hearing on 

December 14, 2016, pursuant to applicable law, and considered an application for a Variance 
and Vesting Tentative Parcel Map for the subdivision of a 8,964 square foot lot resulting in the 
creation of two, substandard, equal size lots with an area of 4,482 square feet each at 3000 
Pacific Avenue in the City of Manhattan Beach.  The minimum lot area required is 4,600 within 
the RS, Area District II zone pursuant to MBMC Section 10.12.030. 
 

B. The public hearing was advertised pursuant to applicable law, testimony was invited and 
received. 

 
C. The existing legal description of the site is Lot 2 in Block 18 of Tract No. 1638. 
 
D. The applicant for the subject project is Monfalcone Family Trust c/o Lucinda M. Monfalcone, 

the owner of the property. 
 
E. The project is exempt from the requirements of the California Environmental Quality Act 

(CEQA), pursuant to Sections 15061(b)(3) based on staff’s determination that it can be seen 
with certainty that there is no possibility that the project will have a significant effect on the 
environment, as defined by CEQA. 

 
F. 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. 
 
G. The property is located within Area District II and is zoned RS, Single Family Residential. The 

surrounding properties consist of RS (Single Family Residential – to all sides) zoning. 
 
H. The General Plan designation for the property is Low Density Residential. The Low Density 

Residential land use classification provides for the development of single family residences and 
development is characterized by detached homes on individual lots. The project is specifically 
consistent with the General Plan Policies as follows: 

 
Land Use Element: 

 
Goal LU-1: Maintain the low-profile development and small town atmosphere of 
Manhattan Beach. 
 
The project proposes to subdivide an 80’ by 112’ lot into two, smaller, 40’ by 112’ lots 
that will each be developed with a single family residence consistent with the code 
requirements.  The new development will be consistent with the residential nature of the 
area and lot pattern along the east side of Pacific Avenue. 
 
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. 
 EXHIBIT A
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The subject site is zoned RS, District II and the height limit is twenty-six feet. All new 
development will comply with all code requirements including height standards which 
will limit all future residential development to two stories.  Required setbacks will further 
protect adjacent properties from privacy concerns. 
 
Goal LU-2: Encourage the provision and retention of private landscaped open space. 
 
All future development will comply with all development standards associated with RS 
zoned lots including setbacks and landscape requirements.  A minimum of twenty percent 
of the required front yard setback must be landscaped and required setbacks along the 
front, side and rear yards will further encourage the preservation of landscape areas. 
 
Policy LU-2.2: Preserve and encourage private open space on residential lots citywide. 
 
All future development will comply with all development standards associated with RS 
zoned lots including setbacks.  Required setbacks along the front, side and rear yards will 
preserve open space throughout. 

 
Goal LU-3: Achieve a strong, positive community aesthetic. 
 
The new residential development will comply with all zoning development standards 
including, but not limited, to setbacks, landscaping, height and supplemental setback 
requirements.  The provisions will help to maintain a strong aesthetic appeal as part of 
the new residential development.  

 
I. The Planning Commission made findings required to approve the Variance pursuant to MBMC 

Section 10.84.060 as follows: 
  
1. Because of special circumstances or conditions applicable to the subject 

property—including narrowness and hollowness or shape, exceptional 
topography, or the extraordinary or exceptional situations or conditions—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. 

 
The subject property is located on the east side of Pacific Avenue between 27th Street 
and 31st Street. There are currently 13 other lots on the east side of the street. Twelve 
(12) of the lots are 40 feet wide and 112 feet in depth and only one other lot is 80 feet 
wide and 112 feet in depth.   The lot pattern along both the east and west sides of Pacific 
Avenue between Valley Drive and Rosecrans Avenue is predominantly composed of lots 
that are 40 feet wide by 112 feet in depth (with 4’ sidewalks). The City has previously 
approved subdivision requests (3600 Pacific Avenue in 1992) granting relief from the 
strict application of the Zoning Ordinance to lots which granted the City easements for 
street purposes.  Past approvals established a precedent that lots should not be penalized 
because they were reduced for street widening purposes and the lot size places an undue 
hardship on the property suffering from the same unique set of conditions.  
 

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. 

 
Approval of the Variance and VTPM 74210 will subdivide the existing site into two 
equal sized parcels with a net increase of one additional single family residence, which 
will not generate any significant change in density to the immediate neighborhood or to 
the community. The lot pattern is compatible with the scale of development throughout 
most of the Pacific Avenue corridor where the majority of the lots are 40 feet wide and 
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112 feet in depth and approximately 4,480 square foot in area. All new construction will 
comply with current development standards and will be compatible with surrounding 
uses. Consequently, there will be no substantial detrimental impact to the public good or 
natural resources resulting from approval of the Variance and VTPM, nor will there be 
any impact on public health, safety or general welfare of the surrounding community. 

 
3. Granting the application is consistent with the purposes of this title and will not 

constitute a grant of special privilege inconsistent with limitations on other 
properties in the vicinity and in the same zoning district and area district. 

 
Granting the request for a Variance is consistent with the purposes of the Municipal Code 
and will not constitute a grant of a special privilege to the parcel because many of the lots 
along Pacific Avenue already enjoy the same rights, benefits and opportunities as 
requested by the subject property. The proposed lot split will be consistent with the 
majority of the established lot pattern in the area as most lots are 40 feet wide by 112 feet 
in depth.  All new construction will comply with current development standards, the goal 
of which is to ensure consistency with neighboring properties, adequate building 
separation, privacy, open space and parking. 

 
J. The project complies with the parcel map findings as required by Title 11 of the Manhattan 

Beach Municipal Code and are as follows: 
 

1. The property is located within Area District II and is zoned RS. 
 

The existing single family residence will be demolished and a new single family 
residence will be constructed on each of the new lots. The new single family residences 
will conform to the RS, Area District II zone development standards, as well as all 
other applicable codes as contained within Title 10 of the Manhattan Beach Municipal 
Code.  The new development will continue to be residential in nature.  

 
2. The General Plan designation for the property is Low Density Residential. 

 
The General Plan land use designation for the property will continue to remain as Low 
Density Residential.  No changes to the General Plan Designation or the underlying 
zoning district are proposed as part of the project.  

 
3. The subdivision complies with the standards of Title 10 of the Manhattan Beach 

Municipal Code. 
 

The project involves the subdivision of an existing lot into two, equal size, smaller lots 
that are 4,482 square feet each (40’ by 112’).  The RS, Area District II zone requires a 
minimum area of 4,600 square feet per lot pursuant to MBMC Section 10.12.030.  The 
parcels resulting from the subdivision will be substandard with regards to minimum 
required lot area.  Otherwise the lots conform to all development standards and will be 
consistent with the majority of the existing lots in the area with respect to lot dimensions 
and area.  The project complies with all of the required Variance findings pursuant to 
MBMC Section 10.84.060 which allows deviations from development standards through 
the Variance process.  

 
4. The proposed parcel map complies with the State Subdivision Map Act and the 

City’s Subdivision Ordinance. 
 

The subdivision complies with the Subdivision Map Act, as well as all of the 
provisions contained within Title 11 of the Manhattan Beach Municipal Code.  The two 
new residences will also comply with all of the development standards contained 
within Title 10 of the MBMC. 
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K. This Resolution, upon its effectiveness, constitutes the Variance and the Vesting Tentative 
Parcel Map for the subject project. 

 
Section 2. The Planning Commission of the City of Manhattan Beach hereby APPROVES the 
subject Variance and Vesting Tentative Parcel Map application for the subdivision of the subject 
property, subject to the following conditions: 
 
Site Preparation 
 

1. The project shall be constructed in substantial compliance with the submitted plans/parcel 
map and project description as approved by the Planning Commission on December 14, 
2016. Any substantial deviation from the approval involving the subdivision of an 80’ by 
112’ lot into two, smaller 40’ by 112’ lots must be reviewed and approved by the Planning 
Commission. 
 

2. The final parcel map shall be submitted for city approval and recorded with the Los Angeles 
County Recorder prior to issuance of the certificate of occupancy.  The map shall bear the 
following certificates for City signature: Director of Finance, City Engineer and Community 
Development Director.  
 

3. All utilities serving the site shall be undergrounded consistent with the provisions and 
exceptions provided in Section 9.12.050, Services undergrounding of this code. 
 

4. All defective or damaged curb, gutter, street paving, and sidewalk improvements shall be 
removed and replaced with standard improvements, subject to the approval of the Public 
Works Department. 
 

5. Each new parcel shall have separate water and sewer laterals as approved by the Director of 
Public Works. 
 

6. Property line cleanouts and backwater valves shall be installed as required by the 
Department of Public Works for each parcel. 
 

7. The subject map shall be approved for an initial period of 3 years with the option of future 
extensions.  

 
Procedural 
 

8. This Resolution shall become effective when all time limits for appeals have been 
exhausted as provided in MBMC Section 10.100.010. 
 

9. Pursuant to Public Resources Code section 21089(b) and Fish and Game Code section 
711.4(c), the project is not operative, vested or final until the required filing fees are paid. 
 

10. The applicant must submit in writing to the City of Manhattan Beach acceptance of all 
conditions within 30 days of approval of the Variance.  
 

11. This Variance shall lapse two years after its date of approval, unless implemented or 
extended pursuant to 10.84.090 of the Municipal Code. 
 

12. Indemnity, Duty to Defend and Obligation to Pay Judgments and Defense Costs, Including 
Attorneys’ Fees, Incurred by the City. The applicant shall defend, indemnify, and hold 
harmless the City, its elected officials, officers, employees, volunteers, agents, and those City 
agents serving as independent contractors in the role of City officials (collectively 
“Indemnitees”) from and against any claims, damages, actions, causes of actions, lawsuits, 
suits, proceedings, losses, judgments, costs, and expenses (including, without limitation, 
attorneys’ fees or court costs) in any manner arising out of or incident to this approval, 
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related entitlements, or the City’s environmental review thereof. The applicant shall pay and 
satisfy any judgment, award or decree that may be rendered against City or the other 
Indemnitees in any such suit, action, or other legal proceeding. The City shall promptly 
notify the applicant of any claim, action, or proceeding and the City shall reasonably 
cooperate in the defense. If the City fails to promptly notify the applicant of any claim, 
action, or proceeding, or it if the City fails to reasonably cooperate in the defense, the 
applicant shall not thereafter be responsible to defend, indemnify, or hold harmless the City 
or the Indemnitees. The City shall have the right to select counsel of its choice. The applicant 
shall reimburse the City, and the other Indemnitees, for any and all legal expenses and costs 
incurred by each of them in connection therewith or in enforcing the indemnity herein 
provided. Nothing in this Section shall be construed to require the applicant to indemnify 
Indemnitees for any Claim arising from the sole negligence or willful misconduct of the 
Indemnitees. In the event such a legal action is filed challenging the City’s determinations 
herein or the issuance of the approval, the City shall estimate its expenses for the litigation. 
The applicant shall deposit that amount with the City or enter into an agreement with the 
City to pay such expenses as they become due. 

 
 

 
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 
December 14, 2016 and that said Resolution was 
adopted by the following vote: 

 
AYES:    
NOES:  
ABSTAIN:  
ABSENT:  
 
 
______________________________                          
MARISA LUNDSTEDT, 
Secretary to the Planning Commission 
 
 
______________________________ 
Rosemary Lackow, 
Recording Secretary 
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Vicinity Map 

3000 Pacific Avenue             
(80’ by 116’) 

N 
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