March 5, 2008
MINUTES OF A REGULAR MEETING OF

THE TORRANCE PLANNING COMMISSION
1.
CALL TO ORDER
The Torrance Planning Commission convened in a regular session at 7:01 p.m. on Wednesday, March 5, 2008 in the Council Chambers at Torrance City Hall.

2.
SALUTE TO THE FLAG

The Pledge of Allegiance was led by Commissioner Weideman.

3.
ROLL CALL
Present:
Commissioners Browning, Horwich, Skoll, Uchima, Weideman and Chairperson Busch.


Absent:
Commissioner Gibson (excused).

Also Present:
Planning Manager Lodan, Planning Assistant Graham,

Plans Examiner Noh, Associate Civil Engineer Symons, 

Fire Marshal Kazandjian and Deputy City Attorney Whitham.

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 28, 2008.
5.
APPROVAL OF MINUTES – February 6, 2008

MOTION:  Commissioner Browning moved for the approval of the February 6, 2008 Planning Commission minutes as submitted.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote (absent Commissioner Gibson).
6.
REQUESTS FOR POSTPONEMENT – None.
7.
ORAL COMMUNICATIONS #1

Commissioner Horwich requested that the meeting be adjourned in memory of Russ Nolte, an outstanding member of the community who was instrumental in the founding of the Bartlett Senior Center and Torrance Farmers Market.

*


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

8.
TIME EXTENSIONS

8A.
MIS08-00046: JOHN RIAHI (HOWROYD TRUST)

Planning Commission consideration for approval of a one-year Time Extension of a previously approved Division of Lot (DIV06-00004) for condominium purposes on property located within the Commercial Residential Transition Overlay in the R-2 Zone at 18535 Ashley Avenue.

Recommendation

Approval.


Planning Assistant Graham introduced the request.

John Riahi, representing Howroyd Trust, explained that the owners of the property weren’t sure whether they wanted to go forward with the project due to the downturn in the economy, but subsequently decided to do so and the time extension is needed because the project is only about 20% complete.

MOTION:  Commissioner Browning moved for the approval of MIS08-00046.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote (absent Commissioner Gibson).


Planning Assistant Graham read aloud the number and title of Planning Commission Resolution No. 08-020.

MOTION:  Commissioner Browning moved for the adoption of Planning Commission Resolution No.  08-020.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote (absent Commissioner Gibson).


In response to Commissioner Browning’s inquiry, Deputy City Attorney Whitham provided clarification regarding the number of extensions allowed, explaining that the original approval is good for two years and two one-year extensions may be granted for a total of four years.
8B.
MIS08-00047: DENN ENGINEERS (ROBERT AND PAMELA AGUILAR)
Planning Commission consideration for approval of a one-year Time Extension of a previously approved Division of Lot (DIV06-00002) for condominium purposes on property located in the R-2 Zone at 1641 Juniper Avenue.

Recommendation

Approval.


Planning Assistant Graham introduced the request.


Pamela Aguilar, applicant, explained that the extension is necessary because L.A. County has taken longer than expected to record the Parcel Map.


MOTION:  Commissioner Skoll moved for the approval of MIS08-00047.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote (absent Commissioner Gibson).


Planning Assistant Graham read aloud the number and title of Planning Commission Resolution No. 08-021.


MOTION:  Commissioner Skoll moved for the adoption of Planning Commission Resolution No.  08-021.  The motion was seconded by Commissioner Browning and passed by unanimous roll call vote (absent Commissioner Gibson).

8C.
MIS08-00048: AUGUSTO PACIS (VONS, A SAFEWAY CO.)
Planning Commission consideration for approval of a one-year Time Extension of a previously approved Modification (MOD06-00001) to allow the construction of a replacement grocery store including façade and site renovations in an existing shopping center on property located in the C-3 Zone at 4705 Torrance Boulevard.

Recommendation

Approval.


Planning Assistant Graham introduced the request.


Augusto Pacis, project architect, reported that an extension was necessary in order to satisfy some conditions of approval, noting that reconfigured plans were currently under review by staff.


Planning Manager Lodan explained that the applicant had to deal with a number of underlying property owners in the adjacent center and it had taken some time to arrive at a mutually agreeable plan.

MOTION:  Commissioner Weideman moved for the approval of MIS08-00048.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote (absent Commissioner Gibson).


Planning Assistant Graham read aloud the number and title of Planning Commission Resolution No. 08-022.

MOTION:  Commissioner Weideman moved for the adoption of Planning Commission Resolution No.  08-022.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote (absent Commissioner Gibson).

8D.
MIS08-00050: ALEX IFTIKHAR (KAMRAN NADIR)
Planning Commission consideration for approval of a one-year Time Extension of a previously approved Division of Lot (DIV06-00001) for condominium purposes on property located in the R-2 Zone at 18144 Regina Avenue.

Recommendation

Approval.


Planning Assistant Graham introduced the request.


Alex Iftikhar, representing Kamran Nadir, explained that the extension is necessary because the project will take approximately three more months to complete.

MOTION:  Commissioner Weideman moved for the approval of MIS08-00050.  The motion was seconded by Chairperson Busch and passed by unanimous roll call vote (absent Commissioner Gibson).


Planning Assistant Graham read aloud the number and title of Planning Commission Resolution No. 08-023.


MOTION:  Commissioner Weideman moved for the adoption of Planning Commission Resolution No.  08-023.  The motion was seconded by Chairperson Busch and passed by unanimous roll call vote (absent Commissioner Gibson).

9.
CONTINUED HEARINGS

9A.
CUP07-00031, TTM68939: PINE  MEADOWS, LLC

Planning Commission consideration for approval of a Conditional use Permit to allow a new six-unit condominium project over two stories in height in conjunction with a Tentative Tract Map for condominium purposes on property located in the R-3 Zone at 2319 Apple Street.

Recommendation

Approval.


Planning Assistant Graham introduced the request.


Cheryl Vargo, representing the applicant, briefly reviewed the revised project.  She explained that the project has been scaled down, reducing the Floor Area Ratio (FAR) from 0.64 to 0.58 and changing the four rear units from three stories to two.  She noted that the two front units have been slightly increased in size, while the rear units have been downsized from three bedrooms to two bedrooms, and that parking has been reduced from 24 spaces to 16 spaces.

Ms. Vargo advised that although it was suggested that the project be changed from six units to four units, this idea was rejected because the units would have to be made larger and sell for between $750,000 – 800,000, making them hard to market.  She noted that the three-bedroom units are estimated to sell at $625,000 and the two-bedroom units at $525,000, which will appeal to a broader market.

Commissioner Browning asked about the reduction in parking.  

Ms. Vargo explained that the original project provided 4 parking spaces for each of the four rear units (3 required + 1 extra) and the revised project provides only 2 spaces for each rear unit, which is the requirement for two-bedroom units.
Commissioner Browning reported that he visited the site last Sunday afternoon and observed only one open parking space on the entire block.

Commissioner Skoll expressed concerns that people were going through a hole in the fence in the railroad right-of-way at the end of Apple Avenue to access nearby parks and schools, thereby creating a hazardous situation and recommended that the City do whatever necessary to see that the hole is closed before anyone is injured.  He also recommended that “no parking” signs at the end of the street be made more visible because it’s difficult to turn around with vehicles parked there.

In response to Commissioner Weideman’s inquiry, Planning Manager Lodan confirmed that even with the reduction in price, the rear units would still be considered “market rate” with regard to the City’s RHNA (Regional Housing Needs Assessment) allocation.
Omar Temery, 2413 Apple Avenue, contended that not more than four units should be allowed on the subject lot due to existing traffic and parking problems.
Jim Leech, 2325 Apple Avenue, expressed concerns about the adequacy of storm drains, sewer and water lines to support this development.  He also expressed concerns about the Fire Department’s ability to access the fire hydrant at the end of the street should there be a fire on the Fourth of July when the street is heavily parked and the City’s fireworks shower over his house.  He indicated his preference for four units on this site rather than six.
Jan Aguon, 2404 Apple Avenue, voiced objections to cutting off pedestrian access at the end of the block to parks and schools, explaining that her daughter uses this access to go back and forth to school and it promotes a sense of community.  She contended that the revised project was worse than the original because there were still 6 units and 8 fewer parking spaces.  She urged the Commission to listen to those who live in this neighborhood, not developers seeking to make a profit.
Cynthia Davenport, 2405 Apple Avenue, stated that the street is extremely congested and cannot handle six units on this lot.  She expressed concerns that property owners who have let their property deteriorate are being rewarded because developers are eager to buy their property, build multiple units, and make a profit, while homeowners like her who have spent money to upgrade their homes are being penalized.
Lisa Grubb, 2065 Lincoln Avenue, echoed concerns about traffic and parking congestion in this area and urged that the project be denied.
Returning to the podium, Ms. Vargo noted that the applicant will be required to do a study confirming that storm drains, sewers and water lines are adequate for this project or will have to upgrade them if that is not the case.  She pointed out that approximately 300 square feet have been eliminated from each of the four rear units, so there has been a significant reduction in the size of the project.  She explained that this project could be built as proposed without Planning Commission approval as apartments, but a Conditional Use Permit is required because they are being sold as condominiums, thereby providing an opportunity for home ownership.  She stressed the need to provide additional housing for all income levels to accommodate the City’s growing population and to meet housing goals set by the State.      
MOTION:  Commissioner Browning moved to close the public hearing.  The motion was seconded by Chairperson Busch and passed by unanimous roll call vote (absent Commissioner Gibson).
Responding to questions from the Commission, Planning Manager Lodan confirmed that the project could be built as apartments without Commission approval.
With regard to Ms. Aguon’s comments, Commissioner Skoll explained that his only concern about allowing pedestrians to access schools and parks via Apple was from a safety standpoint due to the lack of sidewalks.  He stated that regardless of whether this project goes forward, he believed “no parking” signs at the end of the street need to be fixed.
Commissioner Uchima related his belief that there needs to be more guest parking for this project due to the very limited street parking.  He stated that while he understood Ms. Vargo’s concern that changing the project to four units would affect marketability, his first concern was for the residents who live in this neighborhood.  

Commissioner Weideman noted that when he made a motion to continue this hearing last month he made it clear that he would not support more than four units on this site.
Commissioner Browning stated that he believed the Commission had an obligation to protect residents in all areas of the City and while only five people had spoken against the project, he suspected that many more would have liked to but were unable to do so for one reason or another.  He reported that he personally observed that traffic was an issue in this neighborhood and found parking to be impossible.    

MOTION:  Commissioner Browning moved to deny CUP07-00031 and TTM68939 without prejudice.  The motion was seconded by Commissioner Weideman and discussion briefly continued.
Indicating that he would vote to deny the project, Chairperson Busch explained that the redesign did not address his concerns, particularly with regard to parking, and that he would have given the project more consideration if it had been reduced to four units.
Chairperson Busch called for the vote, and the motion to deny the project without prejudice passed by a 5-1 roll call vote, with Commissioner Horwich dissenting (absent Commissioner Gibson).

Planning Manager Lodan noted that resolutions reflecting the Commission’s action would be brought back for approval at the next meeting.

9B.
PRE07-00026: MICHAEL REID

Planning Commission consideration for approval of a Precise Plan of Development to allow the construction of a new two-story, single-family residence with an attached garage on property located within the Hillside Overlay District in the R-1 Zone at 320 Via Colusa.

Recommendation

Approval.

Planning Assistant Graham introduced the request.
David Boyd, project architect, voiced his agreement with the recommended conditions of approval.  He briefly reviewed revisions made to address concerns discussed at the February 6 meeting, including reducing the overall height by two feet and eliminating the west-facing balcony and replacing it with a front-facing balcony.
Commissioner Browning questioned whether Mr. Boyd had observed the silhouette from properties to the rear.

Mr. Boyd reported that he went to Mr. Bass’s home (221 Paseo de Granada) before the two-foot height reduction and observed that the project would have almost no impact because homes on Paseo de Granada are at a higher elevation.
Due to the number of people wishing to speak, Chairperson Busch asked speakers to limit their remarks to three minutes.

Diane Miltimore, 621 Camino de Encanto, voiced objections to the proposed project, contending that it was too massive and that it would adversely impact neighbors on either side of it.  She called for the project to be lowered into the grade so as to maintain the existing ridge height.

Roberta Blowers, 621 Camino de Encanto, also voiced objections to the project, citing its size and mass and offering the remodel at 340 Via Colusa as an example of a project that maintains a low profile.
Pamela Maran, 5501 Via del Valle, urged denial of the project, contending that the design was not harmonious with the majority of homes in the neighborhood.  She related her belief that the project was not in compliance with the Hillside Ordinance because the applicant has failed to provide justification for the FAR of 0.52 and has not demonstrated the need for a second story since a good sized one-story home could be built on this 7,333 square foot lot.
Evan Bass, 221 Paseo de Granada, noted that he sent two letters detailing his concerns.  He stated that he saw no reason why the project could not be lowered another three feet, bringing it down to street level, and expressed concerns about rear-facing windows and the impact on his privacy.
Ruth Vogel, 114 Via La Soledad, stated that this block is a good example of remodels that do not adhere to the Hillside Ordinance, suggesting that most of them were likely approved when the community was not paying attention.  She maintained that the requirement that a project must be in harmony with the neighborhood does not mean in harmony with other recently remodeled residences but rather in harmony with the neighborhood as it was when the Hillside Ordinance was adopted in 1977.  She noted that the project includes two fireplaces and expressed concerns about view blockage from chimneys.  Relating her understanding that this is a “spec” house, she recommended against building a pool because not everyone wants the expense and liability.
Paul Norris, 219 Paseo de Granada, voiced objections to the proposed project, contending that it would impact his view and privacy, reduce the value of his property, and upset the delicate balance of the neighborhood, which was designed with lots at different elevations to preserve privacy and views.  He suggested that this type of project angers residents and would serve as a bitter monument in the years to come.
Clare Tuite, 223 Paseo de Granada, reported that the project would affect the view from every room in her house and intrude on her privacy due to the many large windows along the back of the new residence, which would provide a direct view into bedrooms.  She noted that the applicant made no attempt to contact her to discuss the revisions and cited 340 Via Colusa as a remodeled home that maintains the character of the neighborhood.
Sandra Yee, 221 Paseo de Granada, stated that she remains opposed to the project and requested that it be graded down to eliminate view blockage and that rear-facing windows be repositioned to address privacy impact.
Responding to audience members’ comments, Mr. Boyd voiced his opinion that the proposed two-story design with single-story elements and façade modulation was preferable to a one-story box that would cover almost the entire lot.  He reported that the project has been graded into the hillside as much as possible and lowering it further would require a sump pump, which is problematic and something that is not even allowed by many cities.  With regard to the chimneys, he noted that one fireplace is gas only and does not require a chimney and the second wood-burning fireplace has a tapered chimney to minimize the view impact.  He explained that the applicant has no intention of building a pool, however, the lot was designed to accommodate one.

Commissioner Uchima asked about the ridge height of the home at 340 Via Colusa, and Planning Manager Lodan reported that the maximum height of the structure is 23.5 feet.


Commissioner Uchima reported that he visited the homes of several neighbors on Paseo de Granada and while he didn’t observe an impact to ocean or city views, he was concerned about the mass of the project, the visual impact of the roof, and potential privacy issues.  He asked about the possibility of further reducing the height of the project, noting that the house at 340 Via Colusa has a similar Mediterranean design, but is lower in height and set back further from the street.

Mr. Boyd explained that the house at 340 Via Colusa has a flat roof, which he would prefer to avoid due to potential leakage problems and because it would detract from the architecture.  He reported that 340 Via Colusa was a remodel and the large setback was necessary to preserve sight lines down the street, which is not a factor in this case.  He expressed his willingness to reduce the height another 6-12 inches and shift some of the rear windows to the side to mitigate the privacy impact.

Responding to questions from the Commission, Plans Examiner Noh provided clarification regarding minimum slope requirements.  

Commissioner Browning indicated that he would be inclined to support the project with a two-foot height reduction and the repositioning of rear windows.  He stressed the need to consider the impact on neighbors on either side when repositioning windows to avoid creating new problems.

Chairperson Busch stated that he was not prepared to vote on the project this evening and would like to see the changes reflected in the silhouette before making a decision.
Commissioner Weideman stated that he didn’t believe the FAR was a true indication of the mass and bulk of the project in this case and he probably would not support it.
After briefly conferring with his client, Mr. Boyd requested a continuance.

Commissioner Skoll expressed doubts about whether a continuance would be productive because he wasn’t sure what could be done to relieve the massiveness of the project, which was one of his main concerns.

Mr. Boyd asked for direction from the Commission.


Commissioner Browning reiterated his earlier comments and recommended that Mr. Boyd contact neighbors to the rear of the project and try to resolve their concerns.

Chairperson Busch recommended that Mr. Boyd contact everyone who had spoken at this hearing.


MOTION:  Commissioner Uchima moved to continue the hearing to April 16, 2008.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote (absent Commissioner Gibson).


Chairperson Busch noted that there would be no additional notification as the hearing was continued to a date certain.
9C.
CUP08-00001: WITHEE MALCOLM ARCHITECTS (HEADLANDS

REALTY)

Planning Commission consideration for approval of a Conditional Use Permit to allow the conversion of an existing light industrial building to a medical office building on property located in the M-2 Zone at 2808 Columbia Street.

Recommendation

Approval.

Planning Assistant Graham introduced the request.

Dale Malcolm, project architect, voiced his agreement with the recommended conditions of approval.  

Responding to questions from the Commission, Dr. David Slutsky provided information about his medical practice, which he intends to operate out of the subject building.  He reported that he plans to have clinics three days a week, from 9:00 a.m. to 1:00 p.m., during which he will see 4 to 6 patients per hour.  He explained that he currently employs two staff members, one full-time and one part-time, and that he would like to add a physical therapist, who would see 2 patients per hour.

Scott Sheridan, representing Headlands Realty Corporation, developer of Matrix Business Park, reported that 15 of the 24 buildings in the business park have been sold; that the first two rows of buildings were designed with excess parking to allow for office use; and that this would be the first building sold for medical use.


Chairperson Busch questioned whether other industrial buildings have been converted for medical use, and Planning Manager Lodan advised that a number of conversions for medical use have occurred on Sepulveda Boulevard, Lomita Boulevard and Hawthorne Boulevard, and there is a continuing demand for medical space.

Commissioner Browning expressed concerns that he was not provided with a copy of the CC&Rs for the business park as requested at the last meeting.  Mr. Sheridan apologized for not providing them, relating his understanding that a copy was on file with the City.


Donald Murphy, 2824 Columbia Street, thanked the Commission for continuing the hearing so owners in the business park could be notified.  He reported that he met with Dr. Slutsky and believes he will be an asset to the business park and has no objections to the granting of the CUP.  He requested, however, that the matter be reviewed should the building be resold at some point in the future.

Deputy City Attorney Whitham advised that there would be no review if it remains a medical practice, but any different use would require a CUP and Planning Commission review.


Chairperson Busch asked about the position of other building owners, and Mr. Murphy reported that everyone felt that Dr. Slutsky’s practice would be an asset to the business park, however, some were concerned about the impact on parking, especially those with adjacent buildings.
Commissioner Weideman asked if the building owners had formed an association as discussed at the last meeting, and Mr. Murphy reported that they had not yet done so.
MOTION:  Commissioner Browning moved to close the public hearing.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote.

Voicing support for the project, Commissioner Uchima stated that he could recall reviewing two major conversions of building complexes for medical use, one on Madrona near City Hall that was taken over by Kaiser Permanente and one near Torrance Memorial, and to his knowledge there have never been any problems or complaints.
Referring to a color-coded zoning map, Commissioner Browning noted that the area in which the business park is located is zoned for light industrial use; expressed concerns that too much industrial property was being converted for other uses; and related his belief that Torrance, which has always been known as a balanced city, should strive to maintain this balance.  He pointed out that Dr. Slutsky’s medical practice would be employing only approximately 4 people, while a light industrial use in the same building could employ 12-14, and that a medical practice generates traffic throughout the day as opposed to an industrial use where the only traffic generated is employees going to and from work.  He stated that he was also concerned that there would eventually be parking problems associated with a medical practice at this location and voiced his opinion that medical facilities should be confined to areas zoned for this use.  
Chairperson Busch noted that he voted to approve the Matrix Business Park, with the understanding that the buildings would be for industrial use, and indicated that he also had some concerns about the proposed conversion.  He commented on parking problems that have developed as a result of the conversion of the former Magnavox/Hitachi property for residential use.

Commissioner Weideman stated that while he agrees that Torrance should be a balanced city, he supports a medical use at this location and voted for the continuance only to give the other building owners an opportunity to discuss the conversion and it appears that they have no objections.  
In response to Commissioner Browning’s inquiry, Planning Manager Lodan confirmed that the extra floor space on the mezzanine level will be completely removed in order to comply with parking requirements.
MOTION:  Commissioner Uchima moved for the approval of CUP08-00001, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Horwich and passed by a 4-2 roll call vote, with Commissioner Browning and Chairperson Busch dissenting (absent Commissioner Gibson).

Planning Assistant Graham read aloud the number and title of Planning Commission Resolution No. 08-019.


MOTION:  Commissioner Uchima moved for the adoption of Planning Commission Resolution No. 08-019.  The motion was seconded by Commissioner Horwich and passed by a 5-1 roll call vote, with Commissioner Browning dissenting (absent Commissioner Gibson).


The Commission recessed from 9:36 p.m. to 9:45 p.m.

10.
WAIVERS – None.
11.
FORMAL HEARINGS

11A.
PRE08-00001, WAV08-00001: STARR DESIGN GROUP (JOHN BROWN)

Planning Commission consideration for approval of a Precise Plan of Development to allow first and second-story additions to an existing two-story, single-family residence in conjunction with a Waiver to allow a reduction in side yard setback requirements on property located within the Hillside Overlay District in the R-1 Zone at 336 Calle Mayor.

Recommendation

Approval.

Planning Assistant Graham introduced the request.

John Starr, project architect, voiced his agreement with the recommended conditions of approval.  He clarified that the existing circular driveway will be replaced with a straight driveway and the garage is a three-car garage, with the third space in a tandem arrangement.  He noted that the project maintains the same ridge height as the existing home and much of the addition is subterranean so the increased floor space does not add to the bulk of the building.  
Pamela Maran, 5501 Via del Valle, expressed concerns that overly large homes were detracting from the character of the neighborhood and voiced objections to the project’s FAR of 0.58 and the granting of a Waiver of side yard setback requirements.
John Brown, 336 Calle Mayor, owner of the subject property, reported that he met with neighbors on both sides and to the rear and was very careful not to create any view obstruction.  
Commissioner Browning stated that he was inclined to support the proposed project, even though it was very rare for him to support a project with an FAR of 0.58, because he observed that it would have no impact on views and it does not appear to be overly large because the majority of the addition would be below grade.  He further stated that he liked the extra parking space in the garage even though it increases the project’s FAR because it would help keep cars off the street.
MOTION:  Commissioner Browning moved to close the public hearing.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote.

Commissioner Weideman reported that this was the second project this evening where he felt the FAR was not a true indication of the project’s mass and bulk and he was inclined to support this project despite the high FAR because he did not observe the structure to be massive or bulky.
Chairperson Busch noted that one of the issues FAR guidelines were meant to address is “mansionization.”
MOTION:  Commissioner Horwich moved for the approval of PRE08-00001 and WAV08-00001, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Uchima and passed by a 5-1 roll call vote, with Chairperson Busch dissenting (absent Commissioner Gibson).

Planning Assistant Graham read aloud the number and title of Planning Commission Resolution Nos. 08-024 and 08-025.
MOTION: Commissioner Browning moved for the adoption of Planning Commission Resolution Nos. 08-024 and 08-025.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote (absent Commissioner Gibson).
11B.
PRE08-00003: ROBERT TREMAN ARCHITECT (GREGORY GAGNON)
Planning Commission consideration for approval of a Precise Plan of Development to allow one-story additions to an existing one-story, single-family residence on property located within the Hillside Overlay District in the R-1 Zone at 311 Via Mesa Grande.

Recommendation

Approval.

Planning Assistant Graham introduced the request.


Commissioner Uchima announced that he was abstaining from consideration of this item because he lives within the notification area and exited the dais.

Robert Treman, project architect, voiced his agreement with the recommended conditions of approval and noted that the project complies with all guidelines.
MOTION:  Commissioner Browning moved to close the public hearing.  The motion was seconded by Commissioner Skoll and passed by unanimous roll call vote.

MOTION:  Chairperson Busch moved for the approval of PRE08-00003, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Browning and passed by unanimous call vote (absent Commissioners Gibson and Uchima).

Planning Assistant Graham read aloud the number and title of Planning Commission Resolution No. 08-026.


MOTION:  Commissioner Browning moved for the adoption of Planning Commission Resolution No. 08-026.  The motion was seconded by Commissioner Browning and passed by unanimous roll call vote (absent Commissioners Gibson and Uchima).


Commissioner Uchima returned to the dais.

11C.
PRE08-00005: TOMARO ARCHITECTURE (WILLIAM TSENG)
Planning Commission consideration for approval of a Precise Plan of Development to allow the construction of a new two-story, single-family residence on property located within the Hillside Overlay District in the R-1 Zone at 443 Camino de Encanto.

Recommendation

Approval.

Planning Assistant Graham introduced the request.


Louie Tomaro, project architect, voiced his agreement with the recommended conditions of approval.  Referring to renderings, he briefly described the proposed project, noting that it includes a third parking space in the garage in a tandem arrangement.  

Responding to questions from the Commission, Mr. Tomaro provided clarification regarding the size of the deck off the living and dining rooms and the elevations of surrounding properties.  He confirmed that the deck would have a railing, which was reflected in the silhouette.

Commissioner Skoll reported that he observed that the deck would obstruct the view from several windows at 221 Paseo de Suenos and felt the project was too large and did not fit in with other homes in the neighborhood, or at least those on this side of the street.  He expressed concerns that the large tree in the front yard was also obstructing views.


Mr. Tomaro explained that the applicant originally wanted to save the tree, but subsequently realized that it was creating a significant view impact for some neighbors and now intends to remove the tree.  He noted that the deck is necessary because there will be very little useable back yard due to the steep slope and suggested that a glass railing could be used and/or a stepping down of the deck in certain areas to mitigate the view impact. 


Chairperson Busch requested that speakers to limit their remarks to three minutes due to the lateness of the hour.


Carole Tanner, 454 Palos Verdes Boulevard, voiced objections to the project, contending that it would block 90% of her surf-line view, a view she paid a premium for when she purchased her property in 1997.  She also objected to the removal of the tree because she would then see the entire structure.
 Michael Bahe, 456 Palos Verdes Boulevard, reported that the proposed project would obstruct his white water view and expressed concerns about the cumulative impact on views in Village Palos Verdes.  He indicated that he did not object to the tree as long as it’s cut back.
Ruth Vogel, 114 Via la Soledad, urged denial of the project, maintaining that it was too massive and would set a precedent.

Scott Cameron, 460 Camino de Encanto, voiced his opinion that the proposed residence was too large and reminiscent of the homes in Manhattan Beach that caused him to move from there to Torrance. 
Gonzalo Castillo, 456 Camino de Encanto, contended that the proposed project does not comply with the Hillside Ordinance because it would block his white water view.
Chris Harris, 440 Camino de Encanto, voiced objections to the height of the project, noting that when he built his home he was required to dig down into the grade five feet.  Submitting photographs to illustrate, he contended that his view would be greatly impacted and questioned why someone would need to build such a large home.
In response to Commissioner Uchima’s inquiry, Mr. Harris reported that the photographs were taken from the second level of his home, which was built in 1991-92.

Commissioner Skoll asked about the impact of the home being built at 439 Camino de Encanto, and Mr. Harris reported that it did impact his view a little bit, however, he thought it was beneficial to have new homes in the neighborhood.
Roberta Blowers, 621 Camino de Encanto, stated that a large single-story home could be built on the subject lot and that it was unfair to sacrifice the views and values of other homes in the vicinity.  She noted that there are only single-story homes on this side of the block except for the two-story home being built next door.  She related her belief that the project violates the intent of the Hillside Ordinance.
Pamela Maran, 5501 Via del Valle, expressed concerns about the trend toward building the largest home possible and the detrimental impact on the character of the hillside area.
Diane Miltimore, 621 Camino de Encanto, noted that this block has only one two-story home and voiced objections to the mansionization of the Riviera area.  She expressed appreciation for Commissioner Browning’s earlier comments regarding neighbors who would be present at this meeting if they were able to attend because there are many elderly people in the lower Riviera who do not have a voice in these proceedings.
 Jon Feight, 439 Camino de Encanto, reported that his home is currently under construction and he was very careful to follow Hillside Overlay guidelines when it was designed.  He voiced objections to the project due to the high FAR and because the majority of the living area is on the second floor.  He questioned the need for the large deck, noting that his lot is very similar and he does not have a deck.  He commented on the lack of interaction between the applicant and neighbors.
Charles Hammer, 221 Paseo de Suenos, stated that the proposed project would greatly intrude on the privacy of his backyard; obstruct the view, and decrease the value of his home.

Jim Vaughan, 444 Camino de Encanto, reported that the project would have an adverse impact on his view and views in the condominiums behind him on Palos Verdes Boulevard and urged that it be denied.

Returning to the podium, Mr. Tomaro apologized to those neighbors who were not informed about the project.  He noted that a similar project with a third tandem parking space in the garage was approved earlier this evening with an FAR of 0.58.  He explained that expanding out to the back on a single level was not feasible because neighbors to the south have a view across the backyard.  With regard to the large tree, he reported that the applicant was willing to either trim it or remove it according to the wishes of neighbors.  He expressed his willingness to continue the hearing in order to meet with neighbors to try to resolve their concerns.

Chairperson Busch reported that he did not vote for the earlier project with an FAR of 0.58 because he was concerned about mansionization and in this case, in addition to the mansionization issue, he observed that the project would adversely impact the view, light, air and privacy of neighbors in violation of the Hillside Ordinance.    
 Commissioner Weideman explained that he supported the project with an FAR of 0.58 because it maintains the existing ridge height and had no adverse impact on views, noting that each case is judged on an individual basis.

 Commissioner Skoll voiced his opinion that the project was too massive and needs to be downsized.  He stressed the importance of meeting with neighbors before making revisions.
Commissioner Browning noted that no one had raised any objections to the earlier project, while in this case there were 12-14 people present who were opposed to the project and probably another 30 who were unable to attend.  He stated that he was surprised that Mr. Tomaro had designed this project given the outstanding projects he has designed in the past.  He reported that he was unable to find anyone home in the Village Palos Verdes complex on Palos Verdes Boulevard so he went to the beach and looked through the silhouette toward the complex to try to determine what views would be lost should the project be built.

Commissioner Uchima expressed confidence that Mr. Tomaro would be able to come up with a project that would be acceptable to neighbors.  He recommended that the following issues be addressed: 1) Obstruction of ocean views at 454 and 456 Palos Verdes Boulevard; 2) View impact at 444 Camino de Encanto; and 3) Privacy impact at 221 Paseo de Suenos, particularly from the deck and south-facing windows.  With regard to the FAR, he stated that he wasn’t as concerned about the bulk of the project since much of the square footage was subterranean and he would be inclined to support it if the privacy and view issues could be resolved.

Mr. Tomaro requested that this matter be continued.

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

 MOTION:  Commissioner Horwich moved to continue the hearing to April 16, 2008.  The motion was seconded by Chairperson Busch and passed by unanimous roll call vote (absent Commissioner Gibson).

12.
RESOLUTIONS – None.

13.
PUBLIC WORKSHOP ITEMS – None.

14.
MISCELLANEOUS ITEMS – None.

15.
REVIEW OF CITY COUNCIL ACTION ON PLANNING MATTERS


Planning Manager Lodan reported that the Council voted to deny the four-unit condominium project at 190th Street and Patronella at the February 26 Council meeting. 
16.
LIST OF TENTATIVE PLANNING COMMISSION CASES

Planning Manager Lodan reviewed the agenda for the Planning Commission meeting of March 19, 2008.

17.
ORAL COMMUNICATIONS #2
17A.
Chairperson Busch noted that former Commissioner Jim Fauk’s retirement dinner will still be held on March 12 even though the Mayor and Council will be out of town.

17B.
Commissioner Uchima commended Chairperson Busch for running an efficient and orderly meeting
17C.
Commissioner Skoll asked about the status of the 16-acre site at the northwest corner of Madrona and Carson and about rumors that TJ Maxx was taking over Longs Drug store.

Planning Manager Lodan reported that the owners of the Madrona site had met with Planning staff but no application has been submitted and that representatives of Longs Drug had indicated that their lease was running out and they were looking at other locations.
17D.
Commissioner Browning expressed an interest in obtaining information regarding the Planning Commission’s budget.


Planning Manager Lodan recommended that he meet with staff, and Chairperson Busch indicated that he would also like to be present at the meeting.

17E.
Commissioner Browning asked when the amendment to the Rules of Order concerning Motions for Reconsideration would be submitted to the City Council.

Planning Manager Lodan reported that there have been a number of appeals, which need to be taken care of before other items are brought forward, so this matter will probably not be considered until April.
17F.
Commissioner Browning stated that it was brought to his attention that the project at 439 Camino de Encanto appears to have been built at the wrong height.


Planning Manager Lodan advised that the height is inspected after the roof sheathing and this should be on record in the Building Department.

17G.
Commissioner Browning proposed that the Commission consider a joint meeting with the City Council.


A brief discussion ensued, and it was the consensus of the Commission to place this matter on the agenda at the next meeting for further discussion.

17H.
Commissioner Weideman asked when the items on hours of construction and roof decks would be submitted to the City Council.  Planning Manager Lodan reported that these items have not yet been scheduled.

18.
ADJOURNMENT


At 11:36 p.m., the meeting was adjourned to Wednesday, March 19, 2008 at 7:00 p.m.

Adjourned in Memory of Russ Nolte
Approved as Submitted

April 2, 2008

s/   Sue Herbers, City Clerk   (lc)
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