CITY OF MANHATTAN BEACH
COMMUNITY DEVELOPMENT DEPARTMENT
STAFF REPORT

TO: Planning Commission

FROM: Anne Mclintosh, Director of Community Development

THROUGH: Laurie B. Jester, Planning Manager

BY: Angelica Ochoa, Associate Planner

DATE: December 12, 2018

SUBJECT: Consideration of a Coastal Development Permit CA 18-17 and Vesting

Tentative Parcel Map No. 82214 for the demolition of an existing single
family residence and triplex and construction of Two Attached Residential
Condominium Units at 4016 The Strand and 4017-4019 Ocean Drive (two
half lots) in the appealable area of the Coastal Zone

RECOMMENDATION

Staff recommends that the Planning Commission consider a Coastal Development Permit and
Vesting Tentative Parcel Map for the construction of two attached residential condominium
units, APPROVE the application, with conditions (Attachment A)

APPLICANT/OWNER

4016 The Strand, LLC by Greg Greenstein
5743 Corsa Avenue, Suite 200

Westlake Village, CA 91362

BACKGROUND (Attachment D)

The subject site, 4016 The Strand and 4017-4019 Ocean Drive, consists of two half lots, each
approximately 33.34 x 52.51, one fronting on The Strand and the other on Ocean Avenue. The
lot fronting on The Strand is developed with a single family residence (4016 The Strand) and the
rear lot fronting on Ocean Avenue is developed with a triplex (4017-4019 Ocean Drive).

On May 24, 2018, a Coastal Development Permit (Attachment B) was submitted to the
Community Development Department to demolish the existing structures. The proposed project
is to construct two attached residential condominium units with two and three stories plus a
basement with two enclosed parking spaces and one open guest space each. The project will also
include a subdivision map to merge the two lots into one and create the condominium airspace
subdivision.
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A Coastal Development Permit is required by Section A.96.040 of the City’s Local Coastal
Program because the project is located within the Coastal Zone. A public hearing is required by
Section A.96.090 because the property is located within the “appealable area” (where a decision

is appealable to the State Coastal Commission) of the Coastal Zone.

A parcel map is also

required by Section 11.12.020 of the Manhattan Beach Municipal Code to subdivide the property

into separate condominium ownership.

PROJECT OVERVIEW
LOCATION
Address

4016 The Strand, fronting the Strand, west half lot, and 4017-4019 Ocean Drive, fronting Ocean

Drive, east half lot.

Legal Description

Southwest ¥ of Lot 16, Block 3, Tract No. 4103 (4016 The Strand)
Northeast %2 of Lot 16, Block 3, Tract No. 4103 (4017-4019 Ocean Drive)

Area District
v

LAND USE
General Plan
High Density Residential

Zoning
RH, High Density Residential District

Land Use

Existing (Single Family Residence) 4016 The Strand
Existing (Triplex) 4017-4019 Ocean Avenue
Existing (approximately 1,746 sq. ft. each lot)
Proposed (3,500 sqg. ft. one lot, 2-unit condos)

Neighboring Zoning/Land Uses

North (across 41% Street) RH (Residences)

South (across 40" Street) RH (Residences)

East (across Ocean Avenue) RH (Residences)

West (Strand) City Public Parking Lot
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PROJECT DETAILS

Parcel Size:

Buildable Floor Area:

(BFA)
Building Height:

Parking:

Vehicle Access:

Setbacks:
Front (west)
Rear (east)
Right Side (north)
Left Side (south)

Open Space:

DISCUSSION

Proposed

3,500 sq. ft. (existing

two half lots, approximately
1,746 sq. ft. each)

4,859.2 sq. ft.

36 ft. (At Strand)
23.25 ft. (At Ocean Drive)

4 enclosed, 2 unenclosed
compact guest spaces

Ocean Drive and south side

5 ft.
5 ft.
3.33 ft.
3.33 ft.

531.8 sq. ft. (rear unit)
532.8 sq. ft. (front unit)

Requirement
2,700 sg. ft. min.

5,950 sg. ft. (maximum)

30 ft., 36 ft. max
30 ft., 36 ft. max

4 enclosed, 2 unenclosed
compact guest spaces

N/A

5 ft. min.
5 ft. min.
3.33 ft. min.
3.33 ft. min.

476.46 sq. ft. (15% of BFA)
529.77 sq. ft. (15% of BFA)

Proposed Project (Attachment C)

The applicant proposes to construct a 2-unit attached condominium project comprised of a two
and three story building with a basement in the beach El Porto area of the City (Area District IV).
The proposed units will have net living areas of 2,234.8 square feet (front lower unit) and 2,624.4
square feet (rear upper unit). Required open space for the project is provided by patio areas
(Strand) and second and third floor decks. The building observes the required setbacks and 30-
foot height limit. The building varies between two stories at the rear (Ocean Drive) and three
stories at the front (Strand) due to a slope with an approximate 13 feet grade difference between
the front (Strand) and the rear (Ocean Drive) of the both half lots. The project is providing two-
car garages and one open guest parking space for each unit, in compliance with the parking
requirements.

The actual total combined buildable floor area for both units is 4,859.2 square feet compared to
the maximum buildable floor area of 5,950 square feet allowed for this district and zone. The
majority of the surrounding land uses are residential with single family dwellings, duplex and
condominium units.
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Parking and Access

The project site is conforming for the standards for a condominium site in Area District IV even
though it provides rear vehicle access only from Ocean Avenue. This is allowed per Section
10.52.110.A.1.a. as an exception to the basic front and rear vehicle access regulations.
Condominium parking on Strand lots is typically all in tandem configuration. Due to the
applicant’s desire to avoid tandem parking, one required garage and guest parking access are
proposed along a south side driveway. The south side two enclosed spaces are slightly angled
with a sliding two car garage door that will provide the required turning radius with no
obstruction. The two required guest parking spaces are in tandem orientation on the south side
driveway not blocking the enclosed garage. Tandem orientation for guest parking spaces is only
allowed for Strand properties (Section 10.64.030). Although this is an unusual parking layout ,
staff has reviewed it carefully and determined that is does conform to the Zoning Code
regulations and is a feasible and workable parking configuration.

Coastal Program

Staff has reviewed the proposed plans for the project and found that the project complies with
applicable coastal and subdivision regulations. The project is consistent with Policies I11.B 1, 2, 3
of the City’s Local Coastal Program which seek to maintain neighborhood building scale, control
residential building bulk, and establish building height standards

The proposed project meets all of the development standards required by the Local Coastal Program,
is consistent with the Local Coastal Plan, as well as all of the criteria in Section A.96.260.A, as
detailed below:

1. The development is consistent with the City of Manhattan Beach Certified Local Coastal
Program;

The project meets the development standards (setbacks, height, maximum buildable floor
area, parking, and open space) in Section A.12 Residential Districts and site regulations in Section
A.52. Site Regulations — Residential Districts and Section A.60. Site Regulations — All Districts. All
relevant Coastal policies related to access, parking and residential development, as detailed in the
Coastal Policies and Implementation measures, are complied with. (Attachment A)

2. The development has no adverse effect either individually or cumulatively on coastal
resources or public access to the shoreline or along the coast.

The project complies with all development and zoning code regulations and Coastal Policies
and does not impact any public access to the shoreline or coast.

PUBLIC INPUT
A public notice for the proposed project was mailed to all property owners and residents within
100 feet of the site as required for a Coastal Development Permit and published in the Beach
Reporter newspaper. Staff has received no comments from project neighbors or other members
of the community.
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DEPARTMENT COMMENTS

If the requested application for the construction of a two-unit condominium is approved, the
standard comments received from the Public Works Department have been incorporated in the
Coastal Development Permit as appropriate. The standard Building and Safety comments will be
addressed during the plan check process.

ENVIRONMENTAL REVIEW

The project is Categorically Exempt from the requirements of the California Environmental
Quiality Act (CEQA), pursuant to Sections 15303 and 15332 based on staff’s determination that
the project is a small infill development within an urbanized area.

CONCLUSION

Staff supports the request, finding that the project conforms to applicable zoning objectives,
development standards, and Local Coastal Program Policies. Staff recommends approval of the
subject project, Coastal Development Permit CA 18-17. The proposed project complies with all
of the City’s Local Coastal Program policies and development standards and therefore, staff
recommends that the Planning Commission conduct the public hearing, discuss the subject
project, and APPROVE the Coastal Permit (CA 18-17) and Vesting Tentative Parcel Map No.
82214, with conditions for 4016 The Strand and 4017-4019 Ocean Drive.

ATTACHMENTS

Draft Coastal Development Permit CA 18-17
Applicant Documentation

Development Plans

Vicinity Map

OO

c. Greg Greenstein, Owner
Buchmann Design, Project Designer
Srour and Associates, Project Representative
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City Hall 1400 Highland Avenue Manhattan Beach, CA 90266-4795

Telephone (310) 802-5000 FAX (310) 802-5001 TDD (310) 546-3501

COASTAL DEVELOPMENT PERMIT
AND PARCEL MAP APPROVAL

Project No: CA 18-17 and VTPM No. 82214

On December 12, 2018, the Planning Commission of the City of Manhattan Beach
granted 4016 The Strand, LLC by Greg Greenstein, (property owner) this approval for the
development described below, subject to the attached Standard and Special conditions.

Site: 4016 The Strand and 4017-4019 Ocean Drive (two half lots)

Description:  Demolition of existing single family residence at 4016 The Strand and an
existing triplex at 4017-4019 Ocean Drive and construct of two attached
residential condominium units consisting of two and three stories with a
basement with two-car enclosed garage spaces and one open parking
guest space for each unit.

Issued by: Angelica Ochoa, Associate Planner (310) 802-5517

COMMUNITY DEVELOPMENT DEPARTMENT
Anne Mclintosh, Director

Acknowledgment:

The undersigned permittee acknowledges receipt of this permit and agrees to abide by
all terms and conditions thereof.

Signature of Permittee: Date:

ATTACHMENT A
PC MTG 12-12-18

Fire Department Address: 400 15" Street, Manhattan Beach, CA 90266 FAX (310) 802-5200
Police Department Address: 420 15" Street, Manhattan Beach, CA 90266 FAX (310) 802-5100
Public Works Department Address: 3621 Bell Avenue, Manhattan Beach, CA 90266 FAX (310) 802-5300
City of Manhattan Beach Web Site: http://www.ci.manhattan-beach.ca.us
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Coast Development Permit/Parcel Map Findings and Conditions

Project No: CA 18-17 and VTPM 82214

Required Findings: (Per Section A.96.150 of the Local Coastal Program and Title 11 of

the Municipal Code)

Written findings are required for all decisions on Coastal Development Permits. Such
findings must demonstrate that the project, as described in the application and
accompanying material, or as modified by any conditions of approval, conforms with the
certified Manhattan Beach Local Coastal Program.

1.

The property is located within Area District IV (Beach Area) and is zoned
Residential High Density, RH.

The General Plan and Local Coastal Program/Land Use Plan designation for the
property is High Density Residential.

The project is consistent with the residential development policies of the Manhattan
Beach Local Coastal Program, specifically Policies Il. B.1, 2, & 3, as follows:

11.B.1:

11.B.2:

11.B.3:

The proposed structure is consistent with the building scale in the coastal
zone neighborhood and complies with the applicable standards of the Local
Coastal Program-Implementation Plan;

The proposed structure is consistent with the residential bulk control as
established by the development standards of the Local Coastal Program-
Implementation Plan;

The proposed structure is consistent with the 30' Coastal Zone residential
height limit as required by the Local Coastal Program-Implementation Plan.

The project is consistent with the public access and recreation policies of Chapter
3 of the California Coastal Act of 1976, as follows;

Section 30212 (a) (2): The proposed structure does not impact public
access to the shoreline, adequate public access is provided and shall be
maintained along The Strand, Ocean Drive, 415t Street, and 40" Street.

Section 30221: Present and foreseeable future demand for public or
commercial recreational activities that could be accommodated on the
property is already adequately provided for in the area.
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The proposed use is permitted in the RH zone and is in compliance with the City’s
General Plan designation of High Density Residential; the project will not be
detrimental to the public health, safety or welfare of persons residing or working in
or 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.

The proposed parcel map complies with the State Subdivision Map Act and Title
11 of the Manhattan Beach Municipal Code.

Standard Coastal Development Permit Conditions:

1.

Notice of Receipt and Acknowledgment. The permit is not valid and development
shall not commence until a copy of the permit, signed by the permittee or
authorized agent, acknowledging receipt of the permit and acceptance of the terms
and conditions, is returned to the Community Development Department.

Expiration. The Coastal Development Permit shall expire three years from the date
of approval, consistent with the required subdivision approval (see parcel map
conditions).

Compliance. All development must occur in strict compliance with the proposal as
set forth in the application for permit, subject to any special conditions set forth
below. Any deviation from the approved plans must be reviewed and approved by
the Director of Community Development.

Interpretation. Any questions of intent or interpretation of any condition will be
resolved by the Director of Community Development.

Inspections. The Community Development Department staff shall be allowed to
inspect the site and the development during construction subject to 24-hour
advance notice.

Assignment. The permit may be assigned to any qualified persons subject to
submittal of the following information to the Director of Community Development:

a. A completed application and application fee as established by the City's Fee
Resolution;
b. An affidavit executed by the assignee attesting to the assignee's agreement

to comply with the terms and conditions of the permit;

C. Evidence of the assignee's legal interest in the property involved and legal
capacity to undertake the development as approved and to satisfy the
conditions required in the permit;
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d. The original permittee's request to assign all rights to undertake the
development to the assignee; and,

e. A copy of the original permit showing that it has not expired.

7. Terms and Conditions are Perpetual. These terms and conditions shall be
perpetual, and it is the intention of the Director of Community Development and
the permittee to bind all future owners and possessors of the subject property to
the terms and conditions.

Standard Parcel Map Conditions:

1. Electrical, telephone, cable television system, and similar service wires and cables
shall be installed underground to the appropriate utility pole(s) in compliance with all
applicable Building and Electrical Codes, safety regulations, and orders, rules of the
Public Utilities Commission, the serving utility company, and specifications of the
Public Works Department.

2. All defective, damaged or substandard curb, gutter, street paving, sidewalk and
similar right-of-way improvements shall be removed and replaced with standard
improvements, subject to the approval of the Public Works Department.

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

4, A property line clean out is required for each unit.
5. Backwater valves shall be installed as required by the Department of Public Works.
6. A Traffic Management Plan shall be submitted in conjunction with the building plans,

to be approved by the City Traffic Engineer, Police and Public Works Department
prior to issuance of building permits. The plan shall provide for the management of
all construction related traffic during all phases of construction, including delivery of
materials and parking of construction related vehicles. Driverless vehicles blocking
neighbors' driveways without written authorization, and overnight storage of materials
in the roadway shall be prohibited.

7. Flat roof surfaces shall have pea gravel or comparable decorative treatments.

8. The project shall conform to Section 10.52.110, Residential condominium standards,
of the Manhattan Beach Municipal Code.

9. A survey suitable for purposes of recordation shall be performed by a Civil Engineer
or Land Surveyor licensed in the State of California, including permanent
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monumentation of all property corners and the establishment or certification of
centerline ties at the intersections of:

The Strand and 415t Street
The Strand and 40 Street
Ocean Drive and 415t Street
Ocean Drive and 40" Street

apoo

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

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

Special Conditions:

1. The project shall be developed in conformance with all applicable development
standards of the RH zoning district, and Chapter 2 of the Local Coastal Program -
Implementation Program.

2. Any future rooftop solar panels must be within the maximum building height limit
of 137.04 as shown on the approved plans.

3. The applicant shall submit and have approved a change of address prior to
submittal of any plans to plan check.

4. The encroachment area on The Strand shall be designed and built per the
encroachment standards, Chapter 7.36 of the Municipal Code, as well as any City
policies and guidelines.
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MASTER APPLICATION FORM

CITY OF MANHATTAN BEACH
COMMUNITY DEVELOPMENT DEPARTMENT C Al 8- ‘7

4016 The Strand / 4017-4019 Ocean Drive

Project Address

Lot 16, Block 3, Tract No. 4103
Legal Description

=l RH 5 RH Area [V®
Genearal Plan Designation Zoning Designation Area District

For projects requiring a Coastal Development Permit, select one of the following determinations’:

Project located in Appeal Jurisdiction Project not located in Appeal Jurisdiction

[X] Major Development (Public Hearing required) ] Public Hearing Required (due to UP, Var, ME, etc.)
D Minor Development (Public Hearing, If requested) D No Public Hearing Required

Submitted Application (check all that apply) _
(')'Appeal to PC/PPIC/BBA/ICC = 4225 _ (/) Use Permit (Residential) 4330
(x) Coastal Development Permit 4341 $2,108 () Use Permit (Commercial) 4330

() Continuance 4343 () Use Permit Amendment =~ 4332

( ) Cultural Landmark 4336 () Variance 4331

(') Environmental Assessment = 4225 - ()Y Park/Rec Quimby Fee 4425

( ) Minor Exception 4333 (}) Pre-application meeting 4425

() Subdivision (Map Deposit) 4300 (*) Public Hearing Notice 4339 $70.00
(x ) Subdivision (Tentative Map) 4334 $1377 ( ) Lot Merger/Adjust./$15 rec. fee-4225
(') Subdivision (Einal) 4334 (') Zoning Business Review . 4337

() Subdivision (Lot Line Adjust.) 4335 ( ) Zoning Report 4340

( ) Telecom (New or Renewed) = 4338 () Other. ;
Fee Summary: (See fees on reverse side)

Total Amount: § _>333:00 (less Pre-Application Fee if applied within past 3 months)
Receipt Number; Date Paid: Cashier:

Applicant(s)/Appellant(s) Information

4016 The Strand, LLCby &\ ey bue e en Sden
Name .

5743 Corsa Avenue, Suite 200, Westlake Village, CA 91362

Mailing Address

owner

Applicant(s)/Appellant(s) Relationship to Property

Srour & Associates, Elizabeth Srour 310-372-8433 / bunny@esrour.com
Contact Person (include relation to applicant/appeliant) Phone number / email
and Brett Buchmann 310-896-8331 / brett@buchmann-design.com
Address -
7 (016) 177 4444 / qreq ® Jmanademght. iom
WWAppﬁfﬁt{s) Signature Phone number./.email

Complete Project Description- including any demolition (attach additional
pages as necessary)

Coastal Development Permit for demolition of existing structures and construction of two new condo units and also
approval of VTPM 82214

' An Application for a Coastal Development Permit shall be made prior to, or concurrent with, an
application for any other permit or approvals required for the project by the City of ManhattanATTACHMENT B
Beach Municipal Code. (Continued on reverss) PC MTG 12-12-18
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OWNER'S AFFIDAVIT

A notary public or other officer completing this certificate verifies only the
identity of the individual who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES

I/We 4016 The Strand, LLC by C\ru‘\ Eceen S A

depose and say that | am/we are the own
the foregoing statements and answe
are in all res true an

>
Siggaﬂlr/elpy”rope@ Owner(s) — (Not Owner in Escrow or Lessee)
agsdory B areovstoin
Print Namie
5743 Corsa Ave., #200, Westlake Village, CA 91362

being duly sworn,
) of the property involved in this application and that
rein contained and the information herewith submitted
best of my/our knowledge and belief(s).

Mailing Address

(618) 1074444 [ qred @ JAwaradomomt-.oom

Telephone/email )

Subscribed and sworn to (or affirmed) before me this 4"' day of MAV , 20 lO
by ﬁV&ﬁJ’W P @YMWIM ., proved to me

on the basis of satisfactory evidence to be the person¢e)y who appeared before me.

Signature
Notary Public

SEAL

Fee Schedule Summary
Below are the fees typically associated with the corresponding applications. Additional fees not

shown on this sheet may apply — refer to current City Fee Resolution (contact the Planning
Division for assistance.) Fees are subject to annuai adjustment.

Submitted Application (circle applicable fees, apply total to Fee Summary on application)

Coastal Development Permit

Public hearing ~ no other discretionary approval required: $ 4787 &=
Public hearing ~ other discretionary approvals required: 2,108 &
No public hearing required — administrative: 1,303 &
Use Permit
Use Permit: $ 6,287 &
Master Use Permit: 9,703 &8
Master Use Permit Amendment: 5037 &
Master Use Permit Conversion: 4623 &
Variance
Filing Fee: $ 6,078 &2
Minor Exception
Without notice: $ 1,452
With notice: 1,952 &3
Subdivision
Certificate of Compliance: $ 1,625
Final Parcel Map + mapping deposit: 528
Final Tract Map + mapping deposit: 732
Mapping Deposit (paid with Final Map application): 500
Merger of Parcels or Lot Line Adjustment: 1,133
Quimby (Parks & Recreation) fee (per unit/lot): 1,817
Tentative Parcel Map (4 or less lots / units) No Public Hearing: 1,309
Tentative Parcel Map (4 or less lots / units) Public Hearing: 3,557 &9
Tentative Tract Map (5 or more lots / units): 4,060 &9
Environmental Review (contact Planning Division for applicable fee)
Environmental Assessment (no initial Study prepared): $ 215
Environmental Assessment (if Initial Study is prepared): 3,079
Fish and Game/CEQA Exemption County Clerk Posting Fee’: 75
= Public Hearing Notice applies to all projects with public hearings and $70

covers the City’s costs of envelopes, postage and handling the
mailing of public notices. Add this to filing fees above, as applicable:

*Make a separate $75 check payable to LA County Clerk, (DQ NOT PUT DATE ON CHECK)

Effective 07/01/2017

*

NBERG
California
County

88925
30,2021

SHARI DESE!
Notary Public -
Los Angeles
Commmission ¥ 21
My Comm. Expires Mat
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SROUR & ASSOCIA =S
Real Estate Development Services Group, Inc
1001 Sixth Street, Suite 110, Manhattan Beach, CA 90266

Email address: srourllc@esrour.com
310/372-8433 = FAX 310/372-8894

May 21, 2018

TO: COMMUNITY DEVELOPMENT DEPARTMENT
FROM: STACY STRAUS, OFFICE MANAGER

SUBJECT: 4016 The Strand / 4017-4019 Ocean Drive, VITPM 82214 - Proposed Two Unit Residential Condominium
4016 The Strand, LLC (Greg Greenstein) - Coastal Permit Application - APPEAL zone, and VTPM

ATTACHMENT: Five Sets of Plans (2 full-size & 3 reduced), 5 Copies of VIPM 82214 and Survey; Property
Ownership Information for Coastal Permit Application, Master Application, Grant Deed, Project Description, Filing Fee

The subject 33.33 x 105’ development site consists of two individual parcels of approximately the same size. Each parcel
appears to have been developed independently of the other. The westerly parcel contains a SFD constructed in 1933 and
the easterly parcel contains a two unit apartment building constructed in 1963, with tuck-under parking consisting of one
tandem set plus two adjacent spaces for a total of four parking spaces. The development application consists of VTPM
82214 to merge the two parcels into one parcel and to establish two residential condominium units, along with a Coastal
Development Permit for demolition of all existing structures and construction of two attached condominiums each with
enclosed parking for two vehicles and one guest parking space. All vehicular access is from Ocean Drive.

The application for Coastal Permit is for the demolition of an existing 85 year old SFR on west portion of Lot 16 and an
existing 55 year old duplex on east portion of lot 16. The site is located in Area District [V and zoned RH. The design
incorporates two units contained within one structure utilizing split levels over basement. Upper Strand unit has three
levels over subterranean basement, Lower Strand unit has two levels over subterranean basement, and both units have
two enclosed and one open parking space.

The proposed two unit development is consistent with provisions of the RH zone in Area District IV, and is consistent
with applicable sections of the Local Coastal Program, including standards governing height, open space, physical scale
of structure, parking, and all other standards applicable to the area. In addition, the site development will not affect
public access to the beach which is provided from nearby 41* Street, nor will there be any impact upon recreational
related activities located along the beach corridor.

The proposed vesting tentative parcel map 82214 is consistent with provision of the State Subdivision Map Act as
incorporated in the MB Municipal Code.

Proposed development meets guidelines pertinent to Area District [V, in that:

1. The project protects and enhances the City’s walk street resources in that any use of the right of way area will
comply with the City’s encroachment standards which regulate landscaping, walkways and structures such as
decks and walls or fences. There will be no obstruction of pedestrian access on the public walk street area.

Improvement plans and encroachment permit application for the encroachment area will be submitted at the time
of plan check.

2. The proposed new homes each provide the required two car enclosed garage and one open guest parking space
for a total of six on-site parking spaces as stipulated by the condominium ordinance.

3. The proposed two unit development is in compliance with the Coastal Program in that the site contains sufficient
lot area to accommodate the two units based on zoning criteria for the RH zone provided that all other criteria can
be met. Provisions of the Local Coastal Program incorporate current zoning and development standards and
proposed plans meet all applicable standards, including allowable building area.

PAWORD\L-Nonbre\2-4UNITS\MB\4016 Strand-4017-19 Ocean\submit cover.doc Page 15 of 27
PC MTG 12-12-18



THIS PAGE

INTENTIONALLY

LEFT BLANK



Code Compliance Scope of Work

This project shall comply with the requirements of the following codes. In addition, contractor and
subcontractors shall conform to all local codes and requirements which supersede all notes and
specifications in these plans.

Demolish (E) Structure
New 2 Unit Condominium

g |- 2016 California Building Code (CBC) 2016 California Electrical Code (CEC) & City Ordinance
'\ Fopd 2016 Residential Code 2016 California California Energy Standards
e @ - ‘ 2016 California Mechanical Code (CMC) Current L.A. Fire Code
i 2016 California Plumbing Code (CPC) All Applicable Local Codes and Ordinances C '®) d e D escr | p -|- | o N
The intent of the Drawings and Specifications is to Provide Building Construction in Accordance with California VA O ne: Area District 4, RH '
Building Code. Should any Conditions Develop not Covered by the Contract Documents Wherein the Finished Parking: éTotal-2Enclosed at Garage (each Unit) + 2 Guest
Work.WiII not Comply with Said Title 24, Colifgrnio Code of Regulations, a Chgnge Order De’roilipg cmd _ = - - - - - - - - - - - - - Type of Construction: V-B
. Speclilfylng the Required Work Shall be Submitted to and Approved by the City Before Proceeding with the i — Lower Sirand Basement (Front] Occupancies: R3atliving, Uat Garage
% Work. . | JL i@ T Number of Stories: 3
f Manhattan Beach Planning Nofes | Building Height: 30
- 8 i Sprinklers: Provided throughout
- Lower Strand Basement S
= 1. Route of underground conduit to power pole per Public Works Department handout 1412 iy - Setbacks: Front- 5
ST-13. € | :
‘ ] | Rear - 5
il . \
" “ i 2. Parapets, satellite antennae, rails, skylights, roof equipment must be within the height limit. Side - 3.33
— z L 3. Fence/wall/handrail and hedge heights, as measured from the lowest finished grade —_———_——— - - - - - - - - - - - —
4 adjacent to each section of these structures, may be a maximum of: 42" in the front yard
setback, and é' at all other locations on-site (3' if obstructing driveway visibility). ‘ H HH ‘ - - - - - = |_ e a | D escr | _I_ | on
4 S . . - ’ T * [] Lower Strand (Front) Tst floor + g p
. eparate permits and plans are required for spas, pools, solar systems, demolition and i T Strand (R 2 f
sewer cap of existing buildings. If such improvements or demolition is required as a pper Strand (Rear) Basemen Tract 4103, Lot 16, Block 3

condition of approval for discretionary actions or to commence building, then such
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5. Future Solar-Assisted Water Heating System:
Install on the cold water supply pipe at the top of the water heater a capped "T" fitting to
plumb for future solar water heating.

i

Architect & Consultants BUCHMANN

- - Architect: D ES I G N
Buchmann Design, Architectural Corp.

6. Visibility of a driveway crossing a street property line shall not be blocked between a 1 L
height of 3 feet and 9 feet for a depth of 5 feet from the street property line as viewed
from the edge of the right-of-way on either side of the driveway at a distance of 15 feet

or at the nearest property line intersection the street property line, whichever is less - Lower Strand (Front) 2nd floor +
(MBMC 10.64.130). Area shown cross-hatched on Site Plan. = — Upper Strand (Rear) 1sf Floor 746 4ih Street
O Hermosa Beach, CA 90254 746 4th st. hermosa beach

7. Parking Note: (MBMC 10.64.100c) | ¢ | (310) 896-8331 Office office # 310-896+8331

Require parking areais 18 x 19' (2 car) or one 9x19 & one tandem 9' x 36' (3 car) clear of Opén Space — 597 ; 5 Applicant: office @ buchmann-design.com

any obstructions not less than 7' - 0" feet above the finished floor to any ceiling, beam 1163.4 « - : ‘ -

pipe, vent, mechanical equipment or similar construction. G & H Development

Non-structural storage improvements, including wall-mounted shelves, storage surface | | 4016 The Strand

front 5' - 0" of the parking space. | Paripg- -~y P97

racks, or cabinet may encroach into the vertical clearance, provided a minimum 4' - 6" I PelTTT TR I Manhattan Beach
feet vertical clearance is maintained above the finished floor of the garage within the 5 . ] Tl >|': Guest T~ J
[
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BASIS OF BEARINGS: N 22°27'17" W BEING THE
CENTERLINE OF THE STRAND AS PER TRACT
NOTE MAP NO 4103 MAP BOOK 46 PAGE 8 AS FILED

IN THE RECORDS OF LOS ANGELES COUNTY
THIS SURVEY AND MAP ARE THE PROPERTY OF I/WS SURVEYING \ -
AND MAY NOT BE MODIFIED, ALTERED, OR CHANGED IN ANY FASHION BENCHMARK: ASSUMED EL= 98.99 AT LTT STAMPED
WITHOUT PRIOR WRITTEN APPROVAL BY I/WS SURVEYING AND THE CLIENT E'LY MOST PROPERTY CORNER OF LOT 16,

FOR WHOM THE SURVEY WAS PREPARED. THIS PROVISO EXTENDS TO THE
RESU\ﬂ:IINg PLOT OF SAID MAASP AND THE COMPUTER DISK OR E-MAIL OF THAT AS SHOWN HEREON SURVEYING

MAP AS PROVIDED TO THE CLIENT. ANY VIOLATION OF THIS PROVISO WILL VOID
ANY PROFESSIONAL OBLIGATION OR WARRANTY, EITHER EXPRESSED OR IMPLIED,
BY I/WS SURVEYING AS TO SUCH CHANGED MATERIAL

ALL MEASUREMENTS SHOWN TO PROPERTY LINES (PL) ARE MEASURED
AT A PERPENDICULAR (90° ANGLE) TO PROPERTY LINE.

CLIENT:
KIP HAMMOND
PROJECT NO.
I 7-248
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=-30-17
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4I13T-009-0271
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LEGEND REGISTERED CIVIL ENGINEER:

ALL MAPS, PLATS, REPORTS, DESCRIPTIONS,

OR OTHER DO TS ARE PREPARED
NORTH / NORTHERLY UNDER THE RESPONSIBLE CHARGE OF A
SOUTH / SOUTHERLY REGISERED CIVIL ENGINEER, LICENSED TO
EAST / EASTERLY OF CALEORNIA BRUCE H BORNEVARN.

OF CALIFORNIA, BRUCE H. )
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Encroachment Plan

Key | Qty Size Botanical Name |Common Name | Mature W x H Wucols Note
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Al 14 |1ogad Thumb' Flax Tom Thumb!| S W*3'H : Fuel Mod Zones: A, B
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