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   RESOLUTION NO. PC 24-XX 
 

A RESOLUTION OF THE MANHATTAN BEACH PLANNING COMMISSION 
APPROVING A COASTAL DEVELOPMENT PERMIT, USE PERMIT, AND VESTING 
TENTATIVE PARCEL MAP FOR A RESIDENTIAL CONDOMINIUM STRUCTURE 
WITH THREE UNITS LOCATED AT  1315 MANHATTAN AVENUE (1317 
MANHATTAN AVENUE LLC, A CALIFORNIA LIMITED LIABILITY COMPANY)  

 
THE MANHATTAN BEACH PLANNING COMMISSION DOES HEREBY RESOLVE AS FOLLOWS: 
 
SECTION  1. On February 24, 2024, Diko Kassabian on behalf of 1317 Manhattan Avenue LLC, a 
California Limited Liability Company (“Applicant”), applied for a Coastal Development Permit, Use Permit, 
and Vesting Tentative Parcel Map to demolish an existing triplex and construct a new three-unit residential 
condominium building (“Project”) located at 1315 Manhattan Avenue (“Property”).   

 
SECTION  2. On November 13, 2024, the Planning Commission conducted a duly noticed public hearing 
to consider the Project, during which the Planning Commission received a presentation by staff and testimony 
from the Applicant and provided an opportunity for the public to provide evidence and testimony. The Planning 
Commission also received and reviewed written testimony received by the City prior to the public hearing. 
 
SECTION  3. The Project qualifies for a Categorical Exemption from the California Environmental Quality 
Act (“CEQA”) pursuant to Sections 15301 (Existing Facilities) for the demolition of six or fewer residential 
dwelling units, 15303 (New Construction or Conversion of Small Structures) for the construction of a new 
multi-family residential structure totaling no more than four dwelling units, and 15315 (Minor Land Divisions) 
for the subdivision of the subject property into four or fewer parcels. There are no features that distinguish 
this Project from others in the exempt class; therefore, there are no unusual circumstances.   
 
SECTION  4. The record of the public hearing indicates: 
 

A. The legal description of the site is Lot 42 of Verano Beach, in the City of Manhattan Beach, 
County of Los Angeles. The site is located in Area District III and is zoned High-Density 
Residential (RH), with a General Plan land use designation of High Density Residential. The 
site is within the appealable portion of the City’s Coastal Zone, and surrounding properties are 
zoned RH on all sides.   
 

B. The applicant is requesting approval of a coastal development permit, use permit, and vesting 
tentative parcel map for the demolition of an existing 1,743 square-foot multi-family residential 
triplex building and the construction of a new 3,826 square-foot, three-unit condominium 
structure.  

 
C. A Coastal Development Permit is required for the proposed project because it involves the 

demolition of all existing structures and construction of a new building in the City’s Coastal 
Zone. 

 

D. Multi-family condominium projects with three or more units are conditionally permitted in the 
RH zoning district subject to a use permit and are in compliance with the City’s General Plan 
designation of High Density Residential. The General Plan encourages the High Density 
Residential land use category for residential development to provide housing including 
apartments and condominiums. 
 

E. The Project is specifically consistent with the following goals and policies of the General Plan:    
 

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. 
 
As the applicable height limit is 30 feet, the project is limited to three stories; therefore, impacts to 
shading and privacy are minimized, and the low-profile image of the community preserved. 

 
 LU-1.2: Require the design of all new construction to utilize notches, balconies, rooflines, open 

space, setbacks, landscaping, or other architectural details to reduce the bulk of buildings and to add 
visual interest to the streetscape.  
 
The project provides visual interest and architectural detailing via decks, open space areas and 
varied setbacks on the second and third floors. In addition, low level landscaping will be added 
throughout the site at the street level.  
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LU-2.2: Preserve and encourage private open space on residential lots citywide.  

 
 The project includes private decks on the second and third floors and open spaces in compliance 

with the requirement in the Planning and Zoning Code.  
     

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

The building includes a modern design, compatible with the existing built environment, inclusive of 
setbacks for building articulation and decks throughout the building. 

 
SECTION  5. Based upon substantial evidence in the record, and pursuant to Section A.96.150 of the 
Manhattan Beach Local Coastal Program (“LCP”), the Planning Commission hereby makes the following 
findings related to the Coastal Development Permit:  
 

A. That the project, as described in the application and accompanying material, or as modified by 
any conditions of approval, conforms with the certified LCP for the reasons described below: 
 
The property is located within Area District III (Beach Area) and is zoned High-Density 
Residential (RH). The General Plan and LCP Land Use Plan designation for the property is High 
Density Residential, which accommodates “all types of housing, and specifically housing 
development of a more intensive form, including apartments, condominiums, and senior 
housing.” The neighboring properties are also developed with residential uses. The proposed 
three-unit condominium project is a permitted use in the RH zoning district and is in compliance 
with the City’s General Plan and LCP Land Use Plan designation of High Density Residential. 
As such, 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 it will not be detrimental 
to properties or improvements in the vicinity or to the general welfare of the City.   
 
The project is consistent with the residential development policies of the LCP, specifically 
Policies II.B.1, 2, and 3, as follows: 
 
II.B.1  Maintain building scale in coastal zone residential neighborhoods consistent with 
Chapter 2 of the Implementation Plan. 
 
The proposed structure is consistent with the building scale in the coastal zone neighborhood 
because it complies with the applicable standards of the Local Coastal Program, as 
demonstrated in the Project Overview table incorporated herein. 
 
I.B.2 Maintain residential building bulk control established by development standards in 
Chapter 2 of the 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, as the project 
meets all maximum requirements and exceeds all minimum requirements, as applicable, for 
height, number of stories, buildable floor area, setbacks, and open space.  
 
I.B.3 Maintain Coastal Zone residential height limit not to exceed 30' as required by Sections 
A.04.030 and A.60.050 of Chapter 2 of the Implementation Plan. 
 
The proposed structure is 29.83 feet high and is therefore consistent with the 30-foot Coastal 
Zone residential height limit established by the Local Coastal Program-Implementation Plan. 

 

B. If the project is located between the first public road and the sea, that the project conforms with 
the public access and recreation policies of Chapter 3 of the Coastal Act of 1976 (Commencing 
with Section 30200 of the Public Resources Code). 

 
As the project site is located east of Ocean Drive, it is not located between the first public road 
and the sea; therefore, it is not subject to this finding. Further, the structure does not impact 
public access to the shoreline. Adequate public access is provided and shall be maintained 
along Manhattan Avenue and 14th Street. Furthermore, the project does not create any 
barriers along Manhattan Avenue and 14th Street that prevent public access to the coast. 

 
SECTION  6. Based upon substantial evidence in the record, and pursuant to the Section A.84.060 of the 
City’s LCP, the Planning Commission hereby makes the following findings related to the Use Permit:  

 

Page 16 of 44 
PC MTG 11/13/2024



RESOLUTION NO. PC 24-XX 

 

 

Page 3 of 7 

 

 

A. The proposed location of the expanded use is in accord with the objectives of Title A of the 
LCP and the purposes of the district in which the site is located. 
 
The project proposes construction of multi-family residential housing in the High-Density 
Residential (RH) zoning district. The purpose of the RH zoning district is to provide 
opportunities for an intensive form of residential development, including apartments and town 
houses with relatively high land coverage, at appropriate locations. The proposed multi-family 
residential project directly serves the purpose of the zoning district by contributing to the 
development of residential units.  
 

B. The proposed location of the expanded 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 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 properties 
or improvements in the vicinity or to the general welfare of the city. 
 
Development of a multi-family residential project at the proposed location is consistent with 
the goals and objectives of the General Plan High Density Residential land use designation 
assigned to the project site and the neighboring properties. The proposed use is consistent 
with surrounding uses, as the neighboring lots have also been developed with residential 
uses. Furthermore, the project has been reviewed by various City departments/divisions, 
including Public Works, Fire, Building and Safety, and Engineering, and it has been 
determined that it will not be detrimental to persons, properties or improvements in the vicinity 
or to the general welfare of the City, as construction and use of the project will comply with 
all applicable regulations.   

 
The General Plan High Density Residential land use designation encourages residential 
development that provides for housing of a more intensive form, including apartments, 
condominiums, and senior housing. The project is in conformance with the following 
applicable General Plan policies. 

   
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 project will be less than 30 feet in height and is limited to three stories; therefore, impacts 
to shading and privacy are minimized, and the low-profile image of the community preserved. 

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

 
The project provides visual interest and architectural detailing via decks, open space areas 
and setbacks as described in the staff report prepared for this project. 

 
  LU-2.2: Preserve and encourage private open space on residential lots citywide.  
 

The project includes private decks on the second and third floors and open spaces in 
compliance with the requirement in the LCP.  

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

The building includes a modern design, compatible with the existing built environment, 
inclusive of setbacks for building articulation and decks throughout the building. 

 
C. The proposed use will comply with the provisions of Title A of the LCP, including any specific 

condition required for the proposed use in the district in which it would be located. 
 

The proposed use complies with all applicable development standards in Title A of the LCP, 
including but not limited to setbacks, maximum height, density, required parking, and open 
space. No variances are required for this project; therefore, the project meets this finding.    

 
D. The proposed use will not adversely impact or be adversely impacted by nearby properties.  

 
The proposed multi-family residential use does not adversely impact neighboring properties, 
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as it is consistent with the surrounding uses in the RH zoning district and compatible in terms 
of density, height, massing, and scale with the surrounding built environment. Development 
of this type is anticipated by the General Plan and does not create demands exceeding the 
capacity of public services.     

 
SECTION  7. Based upon substantial evidence in the record, and pursuant to California Government Code 
Section 66474, the Planning Commission hereby makes the following findings related to the Vesting Tentative 
Parcel Map, as conditioned:   
 

(a) The proposed map is consistent with applicable general and specific plans as specified in Section 
65451. 

 
The proposed map would accommodate a three-unit residential development in an area designated for 
residential development in the City’s General Plan and is consistent with applicable land use policies in the 
General Plan. No specific plans are applicable to the property.  
 

(b) The design or improvement of the proposed subdivision is consistent with applicable general and 
specific plans. 
 

The proposed design is consistent with the General Plan because the proposed subdivision is intended for 
multi-family residential use at a density that is consistent with the General Plan land use designation of RH, 
as implemented through the LCP. No specific plans are applicable to the property. 
 

(c) The site is physically suitable for the type of development. 
 
The site of the proposed residential development meets the minimum site dimensions and area for the area 
district it is located in and is already developed with a multi-family residential use  
 

(d) The site is physically suitable for the proposed density of development. 
 
The proposed residential development meets the minimum lot area per dwelling unit required by the property 
development regulations in the LCP. 
 

(e) The design of the subdivision or the proposed improvements are not likely to cause substantial 
environmental damage or substantially and avoidably injure fish or wildlife or their habitat. 
 

The proposed residential project has been reviewed for conformance with the California Environmental 
Quality Act (CEQA) and no substantial environmental damage or injury to fish or wildlife or their habitat has 
been identified. Further information regarding the environmental analysis is provided in the Environmental 
Determination section of the staff report. 
 

(f) The design of the subdivision or type of improvements is not likely to cause serious public health 
problems. 
 

The subdivision is intended for condominium purposes only, and the proposed development is a residential 
use comparable in density with an existing development on the property. As such, the design of the 
subdivision or type of improvements is not likely to cause serious public health problems. 
 

(g) The design of the subdivision or the type of improvements will not conflict with easements, acquired 
by the public at large, for access through or use of, property within the proposed subdivision.  

 
The proposed subdivision will not conflict with easements acquired by the public for access through or use of 
the property because no such easements exist. 
 
SECTION  8. Based upon the foregoing, the Planning Commission hereby APPROVES the Project, 
subject to the conditions contained herein: 
 
General 
 
1. The Project shall be in substantial conformance with the plans and Project description submitted 

to, and approved by, the Planning Commission on November 13, 2024, as conditioned herein. 
Any substantial deviation from the approved plans and Project description, as conditioned, shall 
require review by the Community Development Director to determine if approval from the 
Planning Commission is required.   
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2. Any questions of intent or interpretation of any condition will be reviewed by the Community 
Development Director to determine if Planning Commission review and action is required. 
 

3. A Construction Management and Parking Plan (“CMPP”) shall be submitted by the applicant with the 
submittal of building plans to the Building Division. The CMPP shall be reviewed and approved by 
the City, including but not limited to, the City Traffic Engineer, Planning, Fire, Police and Public Works, 
prior to permit issuance. The Plan shall include, but not be limited to, provisions for the management 
of all construction-related traffic, parking, staging, materials delivery, materials storage, and buffering 
of noise and other disruptions. The Plan shall minimize construction-related impacts to the 
surrounding neighborhood and shall be implemented in accordance with the requirements of the 
Plan. 

 
4. Community Development Department staff shall be allowed to inspect the site at any time prior 

to granting a final Certificate of Occupancy to determine compliance with conditions imposed and 
Municipal Code requirements. 

 
5. Plans shall be submitted to plan check and shall be in compliance with all applicable codes, 

including but not limited to Building and Fire Code requirements.   
 

6. Future modifications and improvements to the site shall be in compliance with applicable Building 
Division, Public Works, Waste Management, Fire Department, and Health Department 
regulations, when applicable.  
 

7. Any future rooftop mechanical equipment shall be screened from view from the public right-of-
way. 

   
8. Noise emanating from the property at all times shall be within the limitations prescribed by the 

City’s Noise Ordinance as specified in Chapter 5.48 of the Manhattan Beach Municipal Code 
(“MBMC”) and shall not create a nuisance to nearby property owners.  

 
Condominium Conditions 
 
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 monumentation of all property 
corners and the establishment or certification of centerline ties at: 

a. 14th Street and Manhattan Avenue 

10. Each new condominium shall have separate water and sewer laterals as required by the Public 
Works Director and as described in Condition No. 14 below. 

 
11. The Vesting Tentative Parcel Map shall be approved for an initial period of three years with the 

option of future extensions pursuant to Title 11 of the MBMC and the Subdivision Map Act. The 
final map shall be recorded prior to condominium occupancy. 

 
Public Works 
 
12. Enclosed storage area(s) for refuse containers must be provided on-site. These areas must be 

constructed to meet the requirements of MBMC 5.24.030. The area(s) must be shown in detail 
on the plans before a permit is issued.  The individual condominium units must provide their own 
trash, recycling and green waste areas and show the areas on the plans, subject to approval by 
the Public Works Department. The landscape company contracted by the homeowner’s 
association must dispose of all green waste off-site. 
 

13. Each new condominium shall have separate water and sewer laterals as required by the Public 
Works Director. Separate water lines and sanitary sewer laterals must be installed on each unit. 
A 6” property line cleanout must be installed on a 6” sanitary sewer lateral for each new 
condominium. Cleanout must be shown on the site plan. 
 

14. Condominiums shall include a reciprocal utility right of way corridor between units in order to 
ensure that each unit has authorized use to access main line utilities for individual services. 

 
15. New curb, gutter, sidewalk, and driveway approaches fronting the property shall comply with the 

latest City standards and all current ADA standards prior to final occupancy. Per MBMC Chapter 
11.20, additional right of way dedication may be required, including flared sidewalk behind utility 
poles to provide adequate sidewalk clearances.   
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16. 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. 

 
17. It is the responsibility of the contractor to protect all the street signs around the property. If signs 

are damaged, lost or removed, it is the responsibility of the contractor to replace and/or relocate 
the signs at the contractor’s expense. The contractor is also responsible for any street markings 
that are damaged or removed by the contractor’s operations. Contact the Public Works Inspector 
for sign specification and suppliers. 

 
18. Direct surface and roof runoff to vegetated areas before discharging into the public right of 

way/street per MBMC Section 5.84.100. Incorporate Low Impact Development (LID) features 
within the landscaped areas to infiltrate roof and surface runoff rather than allow flow into the 
street right of way.   

 
19. Four diagonal parking spaces to be restriped on Manhattan Avenue.   
 
Procedural 
 
20. Terms and Conditions are Perpetual; Recordation of Covenant. The provisions, terms and conditions 

set forth herein are perpetual, and are binding on the owner, its successors-in-interest, and, where 
applicable, all tenants and lessees of the site. Further, the owner shall submit the covenant, prepared 
and approved by the City, indicating its consent to the conditions of approval of this Resolution, and 
the City shall record the covenant with the Office of the County Clerk/Recorder of Los Angeles. 
Owner shall deliver the executed covenant, and all required recording and related fees, to the 
Community Development Department within 45 calendar days of receipt of a signed copy of this 
Resolution.  Notwithstanding the foregoing, the Director may, upon a request by owner, grant an 
extension to the 45-day time limit. The Project approval shall not become effective until  the covenant 
is recorded. 

 
21. Prior to submitting an application for a building permit, the Applicant shall make good faith efforts to 

determine whether the residential dwelling units in the existing triplex are “protected units” as defined 
in Government Code Section 66300.5.  At a minimum, such good faith efforts shall include the 
following: (1) reviewing the title report to determine whether the property is or was subject to a 
recorded covenant, ordinance, or law that restricts rents to levels affordable to persons and families 
of lower or very low income within the past five years; and (2) reviewing rental application forms and 
other supporting documentation, as applicable, for all tenants in the past five years to determine 
whether any residential dwelling units are or were rented by lower or very low income households 
within the past five years.  If the Applicant determines that the existing units are not “protected units” 
as defined in Section 66300.5, the Applicant shall submit a sworn affidavit on a form provided by the 
City to confirm that the units are not “protected units.”  If applicable, the affidavit shall be submitted 
with the application for a building permit.  If, however, the Applicant determines that the existing units 
are “protected units” as defined in Section 66300.5, the Applicant shall provide the City with the 
information demonstrating that the units are “protected units” and enter into a regulatory agreement 
with the City to ensure that the protected units are replaced as deed-restricted affordable units as 
required by Government Code Sections 66300.6(b) and 65915(c)(3)(B)-(C).  The regulatory 
agreement shall be recorded against the Property prior to issuance of a building permit.  If the 
Applicant determines that the existing units are “protected units” for purposes of Government Code 
Section 66300.6, the Applicant also shall comply with the tenant protection provisions in Government 
Code Section 66300.6(b)(3)-(4), including, but not limited to, the required construction notice and 
right of return for existing tenants, and for any lower income household in occupancy the right of first 
refusal for a comparable unit at an affordable housing cost in the new development and relocation 
benefits. 

 
SECTION  9.    Indemnity, Duty to Defend and Obligation to Pay Judgments and Defense Costs, Including 
Attorneys’ Fees, Incurred by the City. The operator and owner (operator/owner) 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, related entitlements, or the City’s environmental review thereof. The operator/owner 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 operator/owner of any 
claim, action, or proceeding and the City shall reasonably cooperate in the defense. If the City fails to promptly 
notify the operator/owner of any claim, action, or proceeding, or if the City fails to reasonably cooperate in the 
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defense, the operator/owner 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 operator/owner 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 operator/owner 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 operator/owner shall deposit said amount with the City or enter into an agreement with the City 
to pay such expenses as they become due. 
 
SECTION  10. The Planning Commission’s decision is based upon each of the totally independent and 
separate grounds stated herein, each of which stands alone as a sufficient basis for its decision. 

 
SECTION  11. This Resolution shall become effective when all time limits for appeal as set forth in LCP 
Section A.84.080 have expired. 
 
SECTION  12. The Secretary of the Planning Commission shall certify to the adoption of this Resolution 
and shall forward a copy of this Resolution to the Applicant. The Secretary shall make this resolution 
readily available for public inspection. 
 
SECTION  13. These entitlements shall lapse three years after their date of approval, unless implemented 
or extended pursuant to A.84.090 of the LCP. 
 
         
November 13, 2024 
 
  
      
Kristin Sistos 
Planning Commission Chair 
 

I hereby certify that the following is a full, true, and correct 
copy of the Resolution as ADOPTED by the Planning 
Commission at its regular meeting on NOVEMBER 13, 
2024, and that said Resolution was adopted by the 
following vote: 

 
AYES:  
 
NOES:    
 
ABSTAIN:    
 
ABSENT:    
 

 
       
Adam Finestone, 
Secretary to the Planning Commission 
 
 
 
       
Tatiana Maury,  
Recording Secretary 
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APPLICATION FOR 
USE PERMIT, 

COASTAL DEVELOPMENT PERMIT, 
AND TENTATIVE PARCEL MAP 

 
1315 Manhattan Avenue. 

 
Proposed Condominium Development 

 
 
APPLICANT: 
Diko Kassabian 
16830 Ventura Blvd, Suite 248 
Encino, CA  91436 
 
PROJECT DESCRIPTION: 
 
This is an application for approval of a Use Permit, Coastal Development Permit, and 
Vesting Tentative Parcel Map No. 84547 for the demolition of an existing triplex and 
construction of a new 3,749 square-foot three-unit condominium.   

  
PROJECT OVERVIEW: 
 
Location: 1315, 1317 Manhattan Ave. and 132 14th Street 
Lot Size: 2,813 sq. ft. 
Area District: III 
Legal Description: Verano Beach Lot 42 
Coastal Zone: Appealable Area 
General Plan Zoning: Residential High Density 
Existing Land Use: Three-Unit Apartment Building  
Neighboring Zoning 
and Land Uses: North –  RH (Residential High-Density) 

South – RH (Residential High-Density) 
East   -- RH (Residential High-Density) 
West  – RH (Residential High-Density) 

 
                                  Required/Permitted            Provided 

Density: 3     3 
BFA: 4,754 sq. ft. max.    3,828 sq. ft 
Min. Setbacks 
  Front: 5’      5’ 
  Side: N/A  N/A 
  Corner: 1’  1’ 
  Rear: 5’ 5’  
Height: 30’ max.    29’-10”   
Open Space: 745.16 sq. ft.  754.58 sq .ft. 
Parking Spaces 6 resident/3 guest   6 resident/3 guest 
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BACKGROUND 
 
The subject site is located within the appealable portion of the City’s Coastal Zone in Area 
District Ill, at the intersection of Manhattan Avenue and 14th Street.  The General Plan 
land use designation and the Manhattan Beach Local Coastal Program (LCP) zoning 
designation for the property is Residential High-Density, which permits multifamily 
residential units.  The existing use as a residential triplex conforms with that standard, 
although the existing building is non-conforming to current development standards, such 
as minimum parking and open space requirements. 
 
PROJECT OVERVIEW 
 
The project proposal includes the demolition of the existing structure and the construction 
of a new three-unit condominium.  Each unit will have two enclosed parking space and 
one open guest space.  The applicant seeks approval of a Use Permit for a three-unit 
condominium and a tentative parcel map to create the condominium subdivision of the 
parcel.  In addition, the applicant is applying for a CDP for development within the City's 
Coastal Zone. 
 
Use Permit Findings 
 
The proposal supports the following findings required for approval of a Use Permit, as 
discussed below: 
 

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.   
 

The project proposes construction of multi-family residential housing in the High-
Density Residential (RH) zoning district. The purpose of the RH zoning district is to provide 
opportunities for multiple residential uses, including triplexes, condominiums, apartments, 
multi-dwelling structures, or cluster housing with landscaped open space for residents' use. 
The proposed multi-family residential project directly serves the purpose of the zoning district 
by contributing to the development of residential units. 
 

2. The proposed location and conditions will be consistent with the General 
Plan:   The proposed development is in full compliance with all applicable standards 
and permitted uses and thus will not be detrimental to public health, safety or welfare 
of any individuals working or residing in the neighborhood and will not conflict or 
impact adjacent improvements. 
 

Development of a multi-family residential project at the proposed location is 
consistent with the goals and objectives of the General Plan High Density Residential land 
use designation assigned to the project site and the neighboring properties. The proposed 
use is consistent with surrounding uses, as the neighboring lots have also been developed 
with residential, multi-family uses. The General Plan encourages residential development 
that provides for housing of a more intensive form, including apartments, condominiums, 
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and senior housing. The project is in conformance with the following specific General Plan 
policies: 
 

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 project is limited to three 
stories; therefore, impacts to shading and privacy are minimized, and the low-profile 
image of the community preserved.  
 
LU-1.2: Require the design of all new construction to utilize notches, balconies, 
rooflines, open space, setbacks, landscaping, or other architectural details to reduce 
the bulk of buildings and to add visual interest to the streetscape. The project provides 
visual interest and architectural detailing via decks, open space areas and setbacks 
of the top floor. 
 
LU-2.2: Preserve and encourage private open space on residential lots citywide. The 
project includes private decks on the second and third floors and open spaces in 
compliance with the requirement in the Planning and Zoning Code.   
 
LU-3.1: Continue to encourage quality design in all new construction. The building 
includes a modern design, compatible with the existing built environment, inclusive of 
setbacks for building articulation and decks throughout the building. 

 
3. The proposed multi-family residential use does not adversely impact 

neighboring properties, as it is consistent with the surrounding uses in the RH 
zoning district and compatible in terms of density, height, massing, and scale with 
the surrounding built environment.  Development of this type is anticipated by the 
General Plan and does not create demands exceeding the capacity of public 
services. 
 

The proposed use complies with all applicable development standards in Title A of 
the LCP, including but not limited to setbacks, maximum height, density, required parking, 
and open space. No variances are required for this project; therefore, the project meets this 
finding. 

 
4. The proposed use will not adversely impact nor 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. 

 
The proposed multi-family residential use does not adversely impact neighboring 

properties, as it is consistent with the surrounding uses in the RH zoning district and 
compatible in terms of density, height, massing, and scale with the surrounding built 
environment.  Development of this type is anticipated by the General Plan and does not 
create demands exceeding the capacity of public services. 
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Coastal Development Permit Findings 
 

Pursuant to Section A.96.150 of the LCP, written findings are required for all decisions 
on Coastal Development Permits.   The project meets the required findings for the reasons 
described below: 
 

The property is located within Area District III (Beach Area) and is zoned RH. The 
General Plan and Local Coastal Program/Land Use Plan designation for the property is High 
Density Residential, which accommodates “all types of housing, and specifically housing 
development of a more intensive form, including apartments, condominiums, and senior 
housing.” The neighboring properties are also developed with residential uses. The 
proposed three-unit condominium project is a permitted use in the RH zoning district and is 
in compliance with the City’s General Plan land use designation of High Density Residential; 
as such, 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 it will not be 
detrimental to properties or improvements in the vicinity or to the general welfare of the City.  
The project is consistent with the following residential development policies of LCP: 
 

 II.B.1: 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 as demonstrated in the Project Overview table. 
 
II.B.2: The proposed structure is consistent with the residential bulk control as 
established by the development standards of the Local Coastal Program-
Implementation Plan, as the project meets all maximum requirements, and 
exceeds all minimum requirements as applicable, for height, number of stories, 
buildable floor area (BFA), setbacks, and open space. 
 
II.B.3: The proposed structure is consistent with the 30' Coastal Zone residential 
height limit as required by the Local Coastal Program-Implementation Plan, as the 
proposed structure does not exceed the 30-foot maximum height limit. 
 

Subdivision Map Act/Title 11  
 

The proposed use is a conditionally permitted use in the LCP and complies with 
all applicable development regulations and General Plan policies.  Therefore, it is not a 
use that would threaten public health and is proposed on a previously developed site. 
Consequently there is no basis to conclude that the project meets any of the following 
disqualifying factors under the Subdivision Map Act that would justify denying approval of 
the tentative map: (a) that the proposed map is not consistent with applicable general and 
specific plans; (b) that the design or improvement of the proposed subdivision is not 
consistent with applicable general and specific plans; (c) that the site is not physically 
suitable for the type of development; (d) that the site is not physically suitable for the 
proposed density of development; (e) that the design of the subdivision or the proposed 
improvements are likely to cause substantial environmental damage or substantially and 
avoidably injure fish or wildlife or their habitat; (f) that the design of the subdivision or type 
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of improvements is likely to cause serious public health problems; or (g) that the design 
of the subdivision or the type of improvements will conflict with easements, acquired by 
the public at large, for access through or use of, property within the proposed subdivision.   
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SOME OF THE FOLLOWING ABBREVIATIONS AND ACRONYMS

ARE USED IN THE ARCHITECTURAL DRAWINGS

IT SHALL BE THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO CHECK WITH THE ARCHITECTURAL DRAWINGS BEFORE THE

INSTALLATION OF MECH., ELEC. OR PLUMBING WORK.  WORK INSTALLED IN CONFLICT WITH THE ARCHITECTURAL DRAWINGS SHALL BE

CORRECTED BY THE GENERAL CONTRACTOR AT THE CONTRACTOR'S EXPENSE, AND AT NO EXPENSE TO THE OWNER OR ARCHITECT.

ELEVATIONS SHOWN ARE REFERENCED FROM SURVEY. COORDINATE AND REVIEW CIVIL DRAWINGS FOR ADDITIONAL INFO.

COPIES OF ALL OBSERVATION AND INSPECTION REPORTS, TEST RESULTS, ETC. SHALL BE PROVIDED TO THE OWNER AND ARCHITECT

IMMEDIATELY AFTER THEY ARE OBTAINED.

THE CONTRACTOR SHALL PROTECT ALL FINISHED WORK AND SURFACES FROM DAMAGE DURING THE COURSE OF WORK AND SHALL

REPLACE AND/OR REPAIR ALL DAMAGE CAUSED BY CONTRACTOR OR SUBCONTRACTOR PERSONNEL.

16.

15.

14.

 DESIGN

DRAWINGS PROVIDED TO BE FOLLOWED AND REFERENCED.

DO NOT SCALE THE DRAWINGS.  USE REFERENCED OR NOTED DIMENSIONS ONLY.  LARGE SCALE DETAILS GOVERN OVER SMALLER SCALE

DETAILS. DIMENSIONS ON DRAWINGS  ARE SHOWN TO FACE OF STUD; UNLESS NOTED OTHERWISE.

DEBRIS AND WASTE ARE THE CONTRACTOR'S PROPERTY FOR LEGAL DISPOSAL OFF THE OWNER'S PROPERTY.

13.

12.

11.

10.

THE CONTRACTOR SHALL ENACT ALL MEASURES TO PROTECT ALL BUILDING ELEMENTS FROM DAMAGE.  MAINTAIN THE PREMISES IN AN

ORDERLY AND CLEAN MANNER THROUGHOUT THE COURSE OF THE WORK AND DO NOT BLOCK LEGAL EXITS AND ENTRANCES.  LEAVE THE

WORK AREA CLEAN AND FREE OF DEBRIS AT THE END OF EACH WORK DAY.

THE CONTRACTOR SHALL OBTAIN AND OWNER TO PAY FOR ALL BUILDING AND OTHER PERMITS REQUIRED TO COMPLETE THE WORK.

CONTRACTOR SHALL ARRANGE FOR TIMELY INSPECTIONS BY THE APPROPRIATE GOVERNMENT OFFICIALS AS REQUIRED.  THE

CONTRACTOR SHALL PROVIDE EVIDENCE OF A CURRENT CERTIFICATION OF WORKER'S COMPENSATION INSURANCE, IN COMPLIANCE

WITH SECTION 3800 OF THE CALIFORNIA LABOR CODE ON FILE WITH THE DEPARTMENT, PRIOR TO THE ISSUANCE OF A BUILDING PERMIT.

THE CONTRACTOR SHALL SUBMIT A COPY OF THEIR STATE LICENSE.

THE CONTRACTOR SHALL, IN THE WORK OF ALL TRADES, PERFORM ANY AND ALL CUTTING, PATCHING, REPAIRING, RESTORING AND

REFINISHING NECESSARY FOR THE SATISFACTORY COMPLETION OF THE WORK.

WORK NOT MENTIONED TO BE REMOVED THAT INTERFERES WITH NEW CONSTRUCTION SHALL BE CUT AND REMOVED IN A MANNER THAT

PROVIDES FOR THE PROPER INTERFACE WITH NEW CONSTRUCTION, PATCH AND/OR REPAIR AS REQUIRED.

WHERE NO SPECIFIC DETAIL IS SHOWN, THE CONSTRUCTION SHALL BE SIMILAR TO THAT INDICATED OR NOTED FOR SIMILAR CONDITIONS

AND CASES OF CONSTRUCTION ON THE WORK WITH THE APPROVAL OF THE ARCHITECT.

8.

9.

7.

THE CONTRACTOR SHALL ENACT ALL MEASURES TO SAFEGUARD WORKERS, STUDENTS, SCHOOL STAFF AND THE PUBLIC FROM INJURY

DURING THE TIME  OF CONSTRUCTION.  COMPLY WITH ALL APPLICABLE CODE REQUIREMENTS. CONTRACTOR SHALL PROVIDE AND

MAINTAIN TEMPORARY BARRICADES, CLOSURE  WALLS, SIGNS, ETC. AS REQUIRED TO PROTECT AND WARN THE PUBLIC OF  ALL HAZARDS

DURING THE PERIOD OF CONSTRUCTION.

6.

5.

THE CONTRACTOR SHALL COMPARE ACTUAL JOB SITE CONDITIONS WITH THE DRAWINGS IN ORDER TO ASCERTAIN THE CONDITIONS

UNDER WHICH THE WORK IS TO BE PERFORMED.  CHECK AND CONFIRM THE LOCATION OF UTILITIES WHICH MAY AFFECT THE WORK.

COMMENCEMENT OF THE WORK SHALL CONSTITUTE FULL ACCEPTANCE OF THE EXISTING SITE CONDITIONS.

ALL CONSTRUCTION SHALL CONFORM TO THE 2022 CALIFORNIA BUILDING CODE (2022 IBC) AND 2023 CITY OF MANHATTAN BEACH BUILDING

CODE AND ALL OTHER APPLICABLE LAWS, RULES, ORDINANCES AND REGULATIONS OF ALL GOVERNING AUTHORITIES HAVING

JURISDICTION.  IN THE CASE OF A CONFLICT, THE MOST RESTRICTIVE SHALL APPLY. ALL MATERIALS TO MEET CODE &/OR APPROVED BY

CITY OF MANHATTAN BEACH.

4.

3.

THE CONTRACTOR SHALL REVIEW AND VERIFY ALL CONDITIONS AND DIMENSIONS AT THE JOB SITE BEFORE COMMENCING ANY PORTION

OF THE WORK.  THE CONTRACTOR SHALL NOTIFY THE ARCHITECT OF ALL DISCREPANCIES AN/OR INCONSISTENCIES OF CONDITIONS AND

DIMENSIONS REFLECTED IN THESE DOCUMENTS BEFORE COMMENCING ANY PORTION OF THE WORK.  FAILURE TO DO SO SHALL

CONSTITUTE ACCEPTANCE OF THE RESPONSIBILITY FOR CORRECTING THE WORK TO THE SATISFACTION OF THE ARCHITECT AT NO

ADDITIONAL COST TO THE OWNER.

2.

1.

IT IS THE ARCHITECTS INTENTION IN THE CONTRACT DOCUMENTS TO COMMUNICATE THE PROJECT DESIGN AND TO FULFILL THE

REQUIREMENTS AS SET BY APPLICABLE BUILDING CODES, ORDINANCES, AND REGULATIONS OF ALL GOVERNING AUTHORITIES HAVING

JURISDICTION, IN A MANNER COMMENSURATE TO THE STANDARDS OF THE PROFESSION.  ANY ERRORS OR OMISSIONS REGARDING

DIMENSIONS AND/OR MATERIALS AND ASSEMBLIES SHOULD BE BROUGHT TO THE ARCHITECT'S ATTENTION IMMEDIATELY UPON DISCOVERY,

ALLOWING THE ARCHITECT TO ADDRESS THE ISSUE IN A TIMELY, PROFESSIONAL MANNER.

IT IS THE DUTY OF THE GENERAL CONTRACTOR TO ASSURE THAT ALL SUBCONTRACTORS ARE FULLY INFORMED AS TO THE GENERAL

CONDITIONS, DRAWINGS AND PROJECT MANUAL.

NOTES THAT ARE CALLED FOR UNDER THIS HEADING ARE AS BINDING AS IF CALLED FOR ON ALL DOCUMENTS.

GENERAL NOTES

CONTRACTOR SHALL COMPLY WITH REQUIREMENTS OF GEOTECHNICAL REPORT.17.

COLUMN GRID

ARCHITECTURAL SYMBOLS

SOME OF THE FOLLOWING SYMBOLS ARE USED IN THE

ARCHITECTURAL DRAWINGS

X

PROJECT INFORMATION

PROJECT STATEMENT

REGULATORY REQUIREMENTS

PROJECT INFORMATION

FIRE DEPARTMENT REQUIREMENTS

SHEET INDEX

DESIGNER:

DIKO KASSABIAN

16830 VENTURA BLVD.

ENCINO, CA 91436

818-907-9222

SPEC GROUP, INC.

SIA GARESTRANI

6345 BALBOA BLVD. @288,

ENCINO, CA 91316

818-783-6965

CIVIL ENGINEER:

CHRISTIAN PEREZ

PERU CONSULTANTS, INC.

5061 ROCKVALLEY ROAD,

RANCHO PALOS VERDES, CA 90275

310-270-0811

STRUCTURAL ENGINEER:

DIAA GUIRGUIS

1320 19TH STREET,

MANHATTAN BEACH, CA 90266

310-717-3126

NORCAL ENGINEERING

SOILS & GEOTECHNICAL CONSULTANTS

10641 HUMBOLT STREET

LOS ALAMITOS, CA 90720

562-799-9469

OWNER:

1317 MANHATTAN AVE LLC

DIKO KASSABIAN

1317 MANHATTAN AVE.

MANHATTAN BEACH, CA 90266

818-907-9222

VICINITY MAP

UNDER SEPARATE PERMIT

PV SYSTEM MUST BE INSTALLED PRIOR TO FINAL INSPECTION18.

MANHATTAN BEACH MUNICIPAL CODE

C-36169

D. K.

Page 31 of 44 
PC MTG 11/13/2024

TMaury
Typewritten Text
ATTACHMENT D

TMaury
Typewritten Text

TMaury
Typewritten Text

TMaury
Typewritten Text

TMaury
Typewritten Text



FLOOR AREA  & OPEN SPACE SUMMARY

’

’

”

’

PUBLIC WORKS NOTES

see sheets a-02 and a-03

HEIGHT CALCULATION: 155.12'
Building heights, yard setbacks, floor area
and  other requirements to comply with City
of Manhattan Beach planning code

N

LEGEND

N

N

N

C-36169

D. K.
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UNIT B

132 14TH STREET

FLOOR AREA DIAGRAMS

UNIT C

1315 MANHATTAN AVE.

FLOOR AREA  SUMMARY OPEN SPACE SUMMARYFLOOR AREA  SUMMARY OPEN SPACE SUMMARY

C-36169

D. K.
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UNIT A

1317 MANHATTAN AVE.

FLOOR AREA DIAGRAMS

FLOOR AREA  SUMMARY OPEN SPACE SUMMARY

C-36169

D. K.
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13/16"=1'-0"PROPOSED SITE PLAN
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NOTES
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LEGENDGENERAL NOTESGENERAL NOTESGENERAL NOTESGENERAL NOTES GENERAL NOTES

C-36169

D. K.

11/4"=1'-0"PROPOSED FIRST FLOOR PLAN
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NOTES
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11/4"=1'-0"PROPOSED SECOND FLOOR PLAN
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NOTES
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11/4"=1'-0"PROPOSED THIRD FLOOR PLAN
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NOTES

GENERAL NOTESLEGEND

C-36169

D. K.

11/4"=1'-0"PROPOSED ROOF PLAN
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23/16"=1'-0"SOUTH EAST ELEVATION

13/16"=1'-0"SOUTH WEST ELEVATION

C-36169

D. K.
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23/16"=1'-0"NORTH WEST ELEVATION

13/16"=1'-0"NORTH EAST ELEVATION

C-36169

D. K.
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23/16"=1'-0"SECTION B-B

13/16"=1'-0"SECTION A-A

C-36169

D. K.
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23/16"=1'-0"SECTION D-D

13/16"=1'-0"SECTION C-C

C-36169

D. K.

33/16"=1'-0"SECTION E-E
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PROJECT NOTES:

LOT AREA= 2796.96 SQ. FEET

BASIS OF BEARINGS: N 24°25'45" W CENTERLINE OF MANHATTAN  AVE.

PER VERANO BEACH TRACT, M.B. 3-97 AS FILED IN THE RECORDS OF

LOS ANGELES COUNTY.
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LEGAL DESCRIPTION

DATE:

ASSUMED BENCHMARK:

L&TAG LS 9806 ON PL PROD. 1.00' NW'LY OF NW'LY PC.

EL=122.97', AS SHOWN HEREON

ABBREVATIONS :
AB AGGREGATE BASE

AC ASPHALT PAVEMENT

AD AREA DRAIN

BM BENCHMARK

BOS BOTTOM OF STAIRS

BOW BACK OF WALK

BRMP BOTTOM OF RAMP

BS BOTTOM OF SLOPE
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CBW CONCRETE BLOCK WALL
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WM WATER METER
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