March 4, 2009
MINUTES OF A REGULAR MEETING OF

THE TORRANCE PLANNING COMMISSION
1.
CALL TO ORDER
The Torrance Planning Commission convened in a regular session at 7:03 p.m. on Wednesday, March 4, 2009 in the Council Chambers at Torrance City Hall.
2.
SALUTE TO THE FLAG

The Pledge of Allegiance was led by Commissioner Busch.
3.
ROLL CALL
Present:
Commissioners Busch, Skoll, Uchima, Weideman and Chairperson Browning.

Absent:
Commissioners Gibson and Horwich.
Also Present:
Planning Manager Lodan, Planning Associate Gomez,

Plans Examiner Noh, Associate Civil Engineer Symons,

Deputy City Attorney Sullivan and Fire Marshal Kazandjian.


MOTION:  Commissioner Weideman moved to grant Commissioner Gibson and Commissioner Horwich excused absences from this meeting.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote.
4.
POSTING OF THE AGENDA


Planning Manager Lodan reported that the agenda was posted on the Public Notice Board at 3031 Torrance Boulevard on Thursday, February 26, 2009.

5.
APPROVAL OF MINUTES 

MOTION:  Commissioner Busch moved for the approval of the February 4, 2008 Planning Commission minutes as submitted.  The motion was seconded by Commissioner Weideman and passed by unanimous roll call vote (absent Commissioners Gibson and Horwich).

6.
REQUESTS FOR POSTPONEMENTS – None.

7.
ORAL COMMUNICATIONS #1
7A.
Bonnie Mae Barnard, Save Historic Old Torrance, announced that the 4th annual Preservation Extravaganza will be held on Saturday, March 14, at 6:00 p.m. at the Torrance Marriott, with the proceeds to fund the making of a documentary about Jared Sidney Torrance.  She noted that SHOT received a grant that has enabled them to lower the price of this event from $65 per ticket to $50 for two tickets and that two complimentary tickets would be provided to each Planning Commissioner.


In response to Chairperson Browning’s inquiry, Deputy City Attorney Sullivan advised that Commissioners could accept the complimentary tickets, however the value of the tickets may have to be reported on disclosure forms.


Chairperson Browning suggested that Ms. Barnard give the complimentary tickets to staff so that each Commissioner could decide whether or not to accept them and thanked SHOT for providing the tickets.

Commissioner Weideman asked how long it would take to complete the documentary, and Ms. Barnard estimated that it would take 1-2 years, with work on the film commencing this summer.
*

Chairperson Browning reviewed the policies and procedures of the Planning Commission, including the right to appeal decisions to the City Council.


Commissioner Browning commended Community Development staff for the very detailed staff reports, noting that he found the added information identifying windows by the number shown on plans to be very helpful.  
8.
TIME EXTENSIONS – None.

9.
CONTINUED HEARINGS
9A.
PRE08-00002, WAV09-00003: LEON TRAN (BOB VAGHELA)

Planning Commission consideration for approval of a Precise Plan of Development to allow first floor additions to an existing one-story, single-family residence, in conjunction with a Waiver to allow less than the required rear yard setback, on property located within the Hillside Overlay District in the R-1 Zone at 22134 Redbeam Avenue.

Recommendation

Approval.

Planning Associate Gomez introduced the request and noted supplemental material consisting of correspondence received after the agenda item was completed.


Leon Tran, project architect, voiced his agreement with the recommended conditions of approval and briefly described the proposed project.  He noted that the project was revised to a single-story design to address the concerns of neighbors and that the Waiver is required in order to maintain the existing rear yard setback.

Commissioner Busch commended the applicant and his architect for responding to concerns discussed at the prior hearing by reducing the project’s FAR to 0.40 and lowering the height 7 feet.


Commissioner Uchima noted that neighbors at 22130 Redbeam Avenue have expressed concerns that runoff from the subject property flows into their driveway (supplemental material).

Plans Examiner Noh advised that all runoff must drain to the street and this issue will be addressed by the Grading Division during plan check.


John Guelff, 22130 Redbeam Avenue, stated that he objected to the original design, but no longer had any concerns as long as the maximum height does not exceed the height of the silhouette.

Planning Manager Lodan confirmed that the silhouette accurately reflects the maximum height of the project.
MOTION:  Commissioner Busch moved to close the public hearing.  The motion was seconded by Commissioner Skoll and passed by unanimous roll call vote.


MOTION:  Commissioner Busch moved for the approval of PRE08-00002, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote (absent Commissioners Gibson and Horwich).

MOTION:  Commissioner Busch moved for the approval of WAV09-00003, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Skoll and passed by unanimous roll call vote (absent Commissioners Gibson and Horwich.


Planning Associate Gomez read aloud the number and title of Planning Commission Resolution Nos. 08-049 and 09-012.


MOTION:  Commissioner Weideman moved for the adoption of Planning Commission Resolution Nos. 08-049 and 09-012.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote (absent Commissioners Gibson and Horwich).

10.
WAIVERS – None.

11.
FORMAL HEARINGS

11A.
PRE08-00031: JENNY GABELSBERG

Planning Commission consideration for approval of a Precise Plan of Development to allow first and second-story additions to an existing one-story, single-family residence on property located within the Hillside Overlay District in the R-1 Zone at 139 Via Los Alto.

Recommendation

Denial without prejudice.

Planning Associate Gomez introduced the request and noted supplemental material consisting of correspondence received after the agenda item was completed.

In a PowerPoint presentation, Nagy Bakhoum, Obelisk Architects, project architect, reviewed the proposed project.  He noted that neighbors have objected to the addition of a second story, however, approximately 50% of the homes in this area are two-story and half of the letters of objection were from people who live in two-story homes.   Referring to photographs to illustrate, he contended that a one-story home with similar square footage would create more view and privacy issues than the proposed two-story house, which is concentrated in the center of the lot.  He pointed out that a two-story home is better from an environmental standpoint because a one-story home would cover the majority of the lot leaving little open space for the replenishing of ground water.  He reported that a solar study indicates that the project would have no impact on surrounding properties for the majority of months and while there would be a slight impact during winter months, existing plant/trees and structures are creating shadow patterns which have far greater impact than the proposed project.  He discussed changes that have already been made to address neighbors’ concerns, including lowering the roof, reducing plate heights, and eliminating/downsizing windows.
Referring to the staff report (page 4), Commissioner Busch noted that it was staff’s assessment that the proposed project “appears to cause an adverse intrusion on the view and light of adjacent properties,” and staff suggests that the project could be revised to minimize the impacts by, “shifting portions of the second floor, reducing height toward the front, creating a lower grade, etc.”  He asked Mr. Bakhoum to comment on these suggestions.
Mr. Bakhoum responded that it would be possible to shift things around on the second floor and reduce the height toward the front by lowering the roof pitch, however, it would not be possible to lower the grade because he is utilizing the existing first floor foundation.  He expressed concerns that even if the project is redesigned, it will not get neighbors’ support.
Commissioner Busch stated that his own observations concur with staff’s and he believes the project, as proposed, violates the Hillside Ordinance
 Commissioner Weideman indicated that he was inclined to support staff’s recommendation that the project be denied without prejudice unless there was compelling testimony to the contrary.
Chairperson Browning reported that he spoke with many of the neighbors and thought the applicant would be better off with a one-story design.
Commissioner Skoll noted that he visited the site and surrounding properties and observed a definite view impact at 137 Via Sego, therefore he could not support the project as proposed.  He related his belief that a one-story home would be more consistent with the neighborhood.

Jason Gabelsberg, 139 Via Los Altos, applicant, reported on efforts to share the plans with neighbors, including an open house held in June 2008 to review the initial proposal.  He explained that one of the reasons he chose a two-story design is to preserve an area in the backyard where his children can safely play because Via Los Altos experiences a lot of traffic as it is used as a short cut between Calle Mayor and Pacific Coast Highway.
A brief discussion ensued, and Mr. Gabelsberg agreed to continue the hearing so the project could be revised to address neighbors’ concerns.



Referring to Mr. Bakhoum’s remarks, Commissioner Uchima explained that the Hillside Ordinance requires that a project be designed to cause the least intrusion on the view, light, air and privacy of surrounding properties and it does not allow for financial considerations, therefore, the applicant may have to consider lowering the grade of the property if he wishes to add a second story even though retaining the existing foundation might be a more cost effective way to do so.
MOTION:  Commissioner Busch moved to continue the hearing indefinitely.  The motion was seconded by Commissioner Weideman and passed by unanimous roll call vote (absent Commissioners Gibson and Horwich).
Chairperson Browning noted that the matter will be re-advertised once a hearing date has been scheduled and invited those present in the audience to leave contact information with staff.
*
The Commission recessed from 8:12 p.m. to 8:20 p.m.

11B.
CUP09-00001, DIV09-00001: GREG ARMER
Planning Commission consideration for approval of a Conditional Use Permit to allow the construction of a new two-unit condominium project in conjunction with a Division of Lot for condominium purposes on property located in the R-3 Zone at 1217/1219 Arlington Avenue.

Recommendation

Approval.

Planning Associate Gomez introduced the request.


In response to Chairperson Browning’s inquiry, Planning Manager Lodan confirmed that the proposed project was significantly different from the one that was denied in 2007 and Commissioners not on the Commission at that time could participate in this hearing.

Commissioner Busch suggested that it would be helpful if minutes from the previous hearing were provided when new projects are brought forward on a site where a project was previously denied. 
Greg Armer, 918 Ninth Street, Hermosa Beach, applicant, voiced his agreement with the recommended conditions of approval.
Commissioner Busch asked how the proposed project differs from the previous plan.

Mr. Armer explained that three attached condominium units with Spanish-style architecture were originally proposed for this site and the new proposal is for two detached units with Craftsman-style architecture.  He thanked Planning Associate Martinez and members of Save Historic Old Torrance (SHOT) for assisting with the design of the project.
Commissioner Busch asked about the timeline for the project, and Mr. Armer stated that he would like to go forward with the project immediately if he could find a lender and a contractor willing to partner with him and offered to donate the first $15,000 of profit to SHOT if they can help get it built.
Chairperson Browning noted that the plans do not indicate a trash enclosure.   Planning Manager Lodan advised that the City is servicing smaller residential developments and they use regular-sized trash bins that can be stored next to the garage, however, they must be screened from view.
Don Barnard, president of Save Historic Old Torrance, voiced support for the project and commended Mr. Armer for working with the neighborhood to come up with an acceptable design.
Janet Payne, 1318 Engracia, also voiced support for the project, stating that she believed the Craftsman-style architecture fits in very well on this street.

Simie Seaman, 1217 Lakme Avenue, expressed support for the project and urged that a Historical Preservation Overlay Zone (HPOZ) be established to preserve the character of the Old Torrance area in the same way that the Hillside Overlay Zone was established to protect the hillside area. 
Commissioner Busch noted that the Planning Commission is not a legislative body and suggested that Ms. Seaman share her comments about the HPOZ with the City Council.
Commissioner Weideman pointed out that the Commission will have an opportunity to provide some input on the historic preservation issue as part of the review of the draft General Plan.

Commissioner Skoll stated that he hoped to see more on preserving the historical area of Torrance when reviewing the draft General Plan. 


Bonnie Mae Barnard, Save Historic Old Torrance, commended staff, Greg Armer and his architect for their willingness to work together with the neighborhood on the design of this project.


Bea Silverman, project architect, reported that Don Barnard was instrumental in the redesign of the project, noting that it’s much easier to design a project when there are clear guidelines.

MOTION:  Commissioner Skoll moved to close the public hearing.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote.


MOTION:  Commissioner Skoll moved for the approval of CUP09-00001 and DIV09-00001, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote (absent Commissioners Gibson and Horwich).


Planning Associate Gomez read aloud the number and title of Planning Commission Resolution Nos. 09-014 and 09-015.


MOTION:  Commissioner Uchima moved for the adoption of Planning Commission Resolution Nos. 09-014 and 09-015.  The motion was seconded by Commissioner Weideman and passed by unanimous roll call vote (absent Commissioners Gibson and Horwich).

11C.
CUP09-00002: MARK SACHS/DCH CALIFORNIA INVESTMENTS LLC
Planning Commission consideration for approval of a Conditional Use Permit to allow the construction of a new automobile dealership showroom facility on property located in the C-3 Zone at 2909 Pacific Coast Highway.

Recommendation

Approval.

Planning Associate Gomez introduced the request.


Mark Sachs, representing DCH Auto Group, voiced his agreement with the recommended conditions of approval.


Responding to questions from the Commission, Mr. Sachs reported that DCH is an independent franchise, which has 30 dealerships in 4 states, including 6 Toyota dealers, and that Toyota is not contributing to the project, but has approved it.  


Planning Manager Lodan provided clarification regarding employee parking requirements, noting that 23 spaces are required (1 space for every 2 employees) and 33 spaces are provided.


In response to Commissioner Skoll’s inquiry, Mr. Sachs reviewed the test drive route and confirmed that salesmen are directed to follow the prescribed route.

 
Commissioner Uchima asked about the status of the existing Toyota showroom.  Mr. Sachs explained that this is a two-phase project and second phase renovations will include changing the showroom into a service and parts facility.

Bill Goetz, 25213 Denny Road, reported on past problems with dealers using neighborhood streets for test drives; emphasized the need to have adequate parking for customers and employees; and suggested that it would be helpful if outdoor loudspeakers could be eliminated.

Commissioner Weideman noted that Condition No. 24 prohibits public address speakers and similar signaling devices which are audible on adjoining properties.


Mr. Sachs stated that the outdoor paging system will be eliminated on the other portion of the property during the second phase and he would ask employees to keep the volume as low as possible until that time.
MOTION:  Commissioner Uchima moved to close the public hearing.  The motion was seconded by Commissioner Weideman and passed by unanimous roll call vote.


MOTION:  Commissioner Uchima moved for the approval of CUP09-00002, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Weideman and passed by unanimous roll call vote (absent Commissioners Gibson and Horwich).


Planning Associate Gomez read aloud the number and title of Planning Commission Resolution No. 09-016.


MOTION:  Commissioner Uchima moved for the adoption of Planning Commission Resolution No. 09-016.  The motion was seconded by Chairperson Browning and passed by unanimous roll call vote (absent Commissioners Gibson and Horwich).

12.
RESOLUTIONS – None.

13.
PUBLIC WORKSHOP ITEMS – None.

14.
MISCELLANEOUS ITEMS – None.

15.
REVIEW OF CITY COUNCIL ACTION ON PLANNING MATTERS – None.
16.
LIST OF TENTATIVE PLANNING COMMISSION CASES


Planning Manager Lodan reported that the March 18, 2009 Planning Commission meeting has been canceled and the next meeting is scheduled for April 1, 2009.
17.
ORAL COMMUNICATIONS #2
17A.
In response to Don Barnard’s inquiry, Deputy City Attorney Sullivan provided clarification regarding limits on gifts to public officials.

17B.
Responding to Commissioner Skoll’s inquiry, Planning Manager Lodan advised that the expansion of the Lexus and Mercedes dealerships are on hold pending possible changes.
18.
ADJOURNMENT


At 9:10 p.m., the meeting was adjourned to Wednesday, April 1, 2009 at 7:00 p.m.
Approved as Submitted

May 6, 2009

s/   Sue Herbers, City Clerk   (lc)


Planning Commission
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