May 7, 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 7:00 p.m. on Wednesday, May 7, 2008 in the Council Chambers at Torrance City Hall.

2.
SALUTE TO THE FLAG

The Pledge of Allegiance was led by Commissioner Gibson.

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


Absent:
None.

Also Present:
Planning Manager Lodan, Planning Assistant Yumul,

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, May 2, 2008.
5.
APPROVAL OF MINUTES – April 2, 2008


MOTION:  Commissioner Browning moved for the approval of the April 2, 2008 Planning Commission minutes as submitted.  The motion was seconded by Commissioner Weideman and passed by unanimous roll call vote.
6.
REQUESTS FOR POSTPONEMENT – None.
7.
ORAL COMMUNICATIONS #1
7A.
Dennis Eveland, 3805 Paseo de las Tortugas, expressed concerns that while there are restrictions on building in the Hillside Overlay to protect views, there are no regulations to prevent view blockage by trees and asked about the procedure to request that the City consider adopting an ordinance to address this issue.


Deputy City Attorney Whitham noted that the City does have a policy whereby residents can request that City trees in parkways be trimmed, but there are no regulations regarding trees on private property.  She recommended that Mr. Eveland submit a letter to the City Manager outlining his request if he wishes to pursue this matter.


Planning Manager Lodan cautioned that this topic has come up before and the City decided not to become involved because unlike structures, trees are ever changing and regulations would be extremely hard to enforce.


Commissioner Weideman asked how long it takes for a City tree to be trimmed once a request has been made.  Planning Manager Lodan explained that the Streetscape Division of the Public Works Department is in charge of tree maintenance and offered to check with them regarding the time frame involved.

*


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

8.
TIME EXTENSIONS

8A.
MIS08-00121: CHERYL VARGO (JAMES AND SHARON ROSENBERGER)

Planning Commission consideration for approval of a one-year time extension of a previously approved Tentative Parcel Map (DIV06-00006) for condominium purposes on property located in the R-2 Zone at 18500 Mansel Avenue.

Recommendation

Approval.


Planning Assistant Yumul introduced the request.


Planning Manager Lodan reported that the applicant was unable to attend the meeting, but staff wanted to bring the matter forward before the Tentative Parcel Map expires.


MOTION:  Commissioner Browning moved for the approval of MIS08-00121.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote, with Commissioner Weideman abstaining.


Planning Assistant Yumul read aloud the number and title of Planning Commission Resolution No. 08-045.


MOTION:  Commissioner Browning moved for the adoption of Planning Commission Resolution No. 08-045.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote.

9.
CONTNUED HEARINGS – None.

10.
WAIVERS – None.

11.
FORMAL HEARINGS.

11A.
CUP08-00005: GURMIT SINGH (DOROTHY FRIEDMAN)

Planning Commission consideration for approval of a Conditional Use Permit to allow the on-site service and consumption of beer and wine in conjunction with the operation of an existing restaurant on property located in the C-2 Zone at 3160 Pacific Coast Highway.

Recommendation

Approval.

Planning Assistant Yumul introduced the request.


Gurmit Singh, applicant, voiced his agreement with the recommended conditions of approval.


In response to Commissioner Browning’s inquiry, Mr. Singh reported that he has owned the restaurant for approximately one year and confirmed that the service of beer and wine was allowed at this location in the past.


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


MOTION:  Commissioner Browning moved for the approval of CUP08-00005, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote.

Planning Assistant Yumul read aloud the number and title of Planning Commission Resolution No. 08-041.


MOTION:  Commissioner Browning moved for the adoption of Planning Commission Resolution No. 08-041.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote.

11B.
MOD08-00001: OTTOLIA & BARNES ARCHITECTURE (SEASIDE

COMMUNITY CHURCH)

Planning Commission consideration for approval of a Modification of a previously approved Conditional Use Permit (CUP87-27) to allow additions to existing church facilities on property located in the R-TH Zone at 22940 Ocean Avenue.

Recommendation

Approval. 


Planning Assistant Yumul introduced the request.


Domingo Ottolia, project architect, voiced his agreement with the recommended conditions of approval, with the exception of Condition No. 8, which requires that the applicant verify that the site will comply with the Torrance Noise Ordinance.  He explained that the church is only adding 549 square feet, the majority of which will be storage, and he felt that having to hire an acoustical engineer to verify compliance with the noise ordinance was overly burdensome given the scope of the project and the fact that the church has been at this location for over 20 years.

 
Planning Manager Lodan advised that this is a standard condition and confirmed that the Commission could delete it if commissioners felt it was too onerous in this particular case.


Commissioner Horwich asked about the new “children’s bathroom” to be built in conjunction with the project.


Mr. Ottolia explained that there is a preschool on-site and this would be a one-stall bathroom with child-sized fixtures adjacent to classrooms with a small window in the door so it can be monitored by teachers.


Commissioner Gibson stated that she was uncomfortable with the bathroom arrangement.


Commissioner Skoll noted that this is a common arrangement in preschools and he saw no reason to be concerned about it.


In response to Commissioner Browning’s inquiry, Mr. Ottolia confirmed that the facility complies with ADA (Americans with Disabilities Act) requirements.


Paul Lance, Pastor of Seaside Community Church, requested modification of Condition No. 7, which restricts the hours of construction, to allow work to be done on Sundays.  He explained that he would like to be able to have church members work on Sunday afternoons in order to expedite the project 


Responding to questions from the Commission, Pastor Lance reported that Sunday construction would be confined to work that can be done by non-professionals and wouldn’t start until at least 2:00 p.m. and stop by 5:00 p.m.


Commissioner Horwich indicated that he favored limiting Sunday construction to interior work only so as not to disturb residential neighbors and Pastor Lance agreed to this limitation.

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

Commissioner Horwich stated that he would support the project, but was still a little uncomfortable with the children’s bathroom.


MOTION:  Commissioner Weideman moved for the approval of MOD08-00001, as conditioned, including all findings of fact set forth by staff, deleting Condition No 8 and revising Condition No. 7 to allow construction on Sundays between the hours of 2:00 p.m. and 5:00 p.m., limited to interior work only.  The motion was seconded by Commissioner Skoll and passed by unanimous roll call vote.

Planning Assistant Yumul read aloud the number and title of Planning Commission Resolution No. 08-042.


MOTION:  Commissioner Weideman moved for the adoption of Planning Commission Resolution No. 08-042 as amended.  The motion was seconded by Commissioner Browning and passed by unanimous roll call vote.

11C.
CUP08-00010: IMPERIAL INVESTMENT & DEVELOPMENT, LLC

(INDUSTRIAL CENTERS CORP)

Planning Commission consideration for approval of a Conditional Use Permit to allow the establishment and operation of a 27,000 square-foot full service spa on property located in the M-1 Zone at 2433 Moreton Street.

Recommendation

Approval.

Planning Assistant Yumul introduced the request and noted supplemental material available at the meeting consisting of revised code requirements and added conditions of approval.

Mike Bihn, representing the applicant, voiced his agreement with the recommended conditions of approval, including those in the supplemental material.  He explained that his client plans to invest $5 million to create a full-service upscale spa on this site.

Responding to questions from the Commission, Mr. Bihn reported that the project would have an FAR (floor area ratio) just under 0.50 and that the spa’s hours of operation would be 7:00 a.m. to 11:00 p.m. seven days a week.


Commissioner Skoll noted that the staff report mentions that the subject property is located within an area being studied for possible changes in land use designation as part of the General Plan update process and asked about potential changes.


Planning Manager Lodan reported that a variety of uses are being considered for the area east of Crenshaw to the City boundary, but the preferred option is a commercial strip along Crenshaw and residential uses to the rear.


Noting that 72 of the required 140 parking spaces are to be provided at the church parking lot across the street (2424 Moreton Street), Commissioner Skoll requested confirmation that the applicant was aware that Condition No. 11 calls for the parking situation to be monitored by Community Development staff for a six-month period and allows operating hours to be restricted if problems develop.


Mr. Bihn explained that staff wants to make sure that the spa’s operation does not conflict with church parking on Sundays, however Sundays are not a particularly busy day for the spa and he was confident that there would be more than adequate parking.


Commissioner Browning expressed concerns about the off-site parking arrangement, reporting that he visited the site several times and observed 12 vehicles in the church parking lot on Saturday and up to 30 vehicles on weekdays.  He questioned how the monitoring would work and whether the Conditional Use Permit would be revoked should serious problems develop or if the church decides to terminate the parking agreement.


With regard to monitoring, Planning Manager Lodan advised that a staff member or a code enforcement officer would visit the site periodically and keep track of any complaints.  He explained that the City typically tries to work with a business owner to correct any problems rather than revoking a CUP and could not recall a CUP ever being revoked for parking issues.


Deputy City Attorney Whitham clarified that Condition No. 11 was included to address staff’s concerns about church goers having to compete with the spa’s customers for parking on Sundays and allows staff to adjust the spa’s business hours accordingly, i.e. delay opening time on Sundays until after church services.  She advised that while it is always the City’s preference to have parking requirements fulfilled on-site, there have been cases, such as in the downtown redevelopment area, where alternative parking arrangements have been allowed. 


Commissioner Browning expressed concerns that the parking arrangement was unsafe and would put the public at risk, stating that he couldn’t imagine anyone crossing the street and walking around to the back of the church to get to their vehicles after dark.  In addition, he indicated that he favored waiting until the General Plan update has been completed before approving a project on this site to ensure that it is consistent with any change in land use designation.


  Commissioner Horwich stated that while he liked the plans for the spa, he was very concerned about potential parking problems, noting that even with the church parking, the project is still deficient in parking and it appears that church parking is being used by other businesses during the week.


Mr. Bihn reported that the lease with the church has been adjusted to provide the required 72 parking spaces and that those from nearby businesses who are using the church parking lot have no legal right to do so.


In response to Commissioner Skoll’s inquiry, Mr. Bihn advised that Condition No. 9, which requires that all employees park in the church parking lot, will be self-enforced by the spa; and Associate Civil Engineer Symons confirmed that the applicant had verified ownership of the southwesterly corner of the site so the parking can remain as proposed.


Responding to Commissioner Browning’s inquiry, Mr. Bihn confirmed that the church has not entered into any lease agreement for the parking lot other than with the spa.


Commissioner Gibson questioned whether Condition No. 16, which requires that all new windows be provided with a protective film to prevent graffiti, was imposed due to the location.


Planning Manager Lodan advised that this is a standard condition not specific to the area. 


Commissioner Browning asked if the applicant had contacted nearby residents.  Mr. Bihn reported that he had not contacted them, but had spoken to a resident to the north who was pleased that the site was being developed.


Commissioner Browning expressed concerns about the adequacy of parking lot lighting and about the project’s impact on traffic.


Mr. Bihn stated that the applicant was willing to work with staff on parking lot lighting, but related his understanding that they do not have the ability to change the lighting in the church parking lot.  With regard to the impact on traffic, he voiced his opinion that the spa, which will have customers coming and going throughout the day, was preferable to a business where everyone arrives and leaves at the same time.


 George Brandt, manager of the adjacent bowling alley, reported that there have never been any security issues during his 44 years as manager.  He related his belief that the proposed spa would be an asset to the area and to the community.

Mr. Bihn offered a correction to his earlier remarks, explaining that the applicant does have the ability to add lighting to the church parking lot and even post a security guard if there are concerns about parking lot safety.

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

Commissioner Horwich asked about incorporating the lease for the parking lot into the conditions of approval.  He noted that the lease gives the church the exclusive use of the parking lot on Sunday mornings, therefore, it might be possible to leave the monitoring of the parking situation to the church.

Deputy City Attorney Whitham recommended that a condition be included requiring that the applicant come up with an alternative parking arrangement should the lease with the church be terminated.

Commissioner Weideman expressed concerns that approving this project could limit the options for changing land use designations in this area during the General Plan update.

Planning Manager Lodan advised that the proposed project is consistent with the current land use designation of Business Park, as well as with any commercial use envisioned for the block between Crenshaw and Dormont.

Commissioner Weideman questioned whether there would be a reciprocal parking agreement with adjacent properties.

Associate Civil Engineer Symons advised that a reciprocal cross access easement with the property to the south will be required.  Planning Manager Lodan clarified that the easement will be on the subject property only and will allow for the properties to be connected when the property to the south is redeveloped at which time a cross access easement for that property will be required.

Commissioner Browning indicated that he could not support the project due to safety concerns.

MOTION:  Commissioner Browning moved to deny CUP08-00010 without prejudice.  The motion was seconded by Commissioner Horwich and passed by a 4-3 roll call vote, with Commissioners Gibson, Skoll and Uchima dissenting.

Planning Manager Lodan noted that a resolution reflecting the Commission’s decision would be brought back for approval.

Agenda Item 12A was considered out of order at this time.

12A.
EAS08-00001, CUP08-00009, DIV08-00002, VAR09-00001: SUBTEC-

CHERYL VARGO/JOHN L. RYAN, JR.

Planning Commission adoption of resolutions of approval for a Conditional Use Permit to allow the construction of a new two-unit residential condominium project and a Division of Lot for condominium purposes on property located in the R-3 Zone at 728 Sartori Avenue.

Planning Assistant Yumul read aloud the number and title of Planning Commission Resolution Nos. 08-039 and 08-040.


MOTION:  Commissioner Uchima moved for the adoption of Planning Commission Resolution Nos. 08-039 and 08-040.  The motion was seconded by Commissioner Horwich and passed by a 4-3 roll call vote, with Commissioners Browning, Weideman and Chairperson Busch dissenting.


Commissioner Weideman asked when the proposed change to the Rules of Order extending the time period during which a Motion for Reconsideration can be made will be forwarded to the City Council.  He noted that a commissioner on the prevailing side had wanted to make a Motion to Reconsider in this case but was unable to do so because the motion must be made within 14 days of the decision and 21 days had elapsed since the last meeting.


Planning Manager Lodan advised that this item will not be considered by the Council until June at the earliest.


The Council recessed from 8:15 p.m. to 8:30 p.m.


Agenda Item 14A was considered out of order at this time.

14A.
DISCUSSION OF POTENTIAL HILLSIDE OVERLAY DISTRICT COMMITTEE
Planning Commission consideration of a potential committee on the Hillside Overlay District.


Planning Manager Lodan noted that this item was being brought forward at the Commission’s request.


A brief discussion ensued regarding the composition of the committee; setting parameters for the topics to be discussed; and notification of the public to maximize their participation.


Deputy City Attorney Whitham noted that all meetings will be advertised and open to the public, with an agenda and Community Development staff assigned to work with the committee.


Planning Manager Lodan reported that notices of the meetings will be sent to all homeowners associations; that a display ad will be placed in the newspaper in addition to the legal notice in the classified section; that notices will be placed on Citicable; and that staff will look for specialized opportunities to get the word out as broadly as possible.

MOTION:  Commissioner Weideman moved to approve the formation of a Hillside Overlay District Committee to be comprised of Commissioners Busch, Horwich and Uchima, for the limited purpose of discussing the following topics: 1) Review of existing boundaries; 2) Review of current process and submittal guidelines: and 3) Methods to improve neighbor dialogue and interaction.  The motion was seconded by Commissioner Browning, and discussion continued.


Cavin Shorter, 203 Camino del Campo, requested clarification of the purpose of the committee.


Commissioner Weideman explained that the committee will review the boundaries of the Hillside Overlay and explore ways to improve the process to try to eliminate some of the contentiousness and encourage better communication among neighbors.  He noted that the Commission has no intention of changing the Hillside Ordinance itself.


Kay White, 645 Via los Miradores, requested assurance that the Commission was not planning to reopen the Hillside Ordinance and asked to be put on the mailing list for the meetings.


Commissioner Weideman reiterated that it was not the Commission’s intention to change any of the wording in the ordinance, only to improve the process.


Deputy City Attorney Whitham advised that the boundaries and the process are included in the Hillside Ordinance so there is a potential that certain language could be changed.  She noted, however, that neither the committee nor the Planning Commission can change the ordinance and would only be making recommendations to the City Council and the Council would hold public hearings before approving any changes.

Commissioner Weideman expressed confidence that the committee understood the parameters and would not delve into other areas.


Chairperson Busch called for the vote, and the motion passed by unanimous roll call vote.

Planning Manager Lodan stated that staff would come back with some potential dates for the initial meeting to be held sometime after July 1.

11D.
PRE08-00013: BOB BAILEY

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 607 Via los Miradores.
Recommendation

Approval.


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

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

Nagy Bakhoum, Obelisk Architects, project architect, voiced his agreement with the recommended conditions of approval with the exception of Condition No. 5, which requires that the rear yard setback be increased to 25 feet.  He explained that the project has undergone numerous revisions because there are significant views around, through and over almost every angle of the property and it has already been scaled down to increase the  rear yard set back from 15 feet to 22 feet.  He pointed out that the silhouette is deceiving because a fence structure, spa and tree will be removed that will actually improve views to compensate for view loss in other areas.  He expressed concerns about the requirement that trees be planted in the parkway because they will only grow to impair views of residents to the rear.  He reported that after the silhouette was erected, he observed that the midsection of the roof would obstruct views, therefore, he was proposing to lower it to keep it in line with the existing ridgeline.  

Commissioner Browning asked if Mr. Bakhoum had viewed the silhouette from neighbors’ homes.  Mr. Bakhoum reported that he had left contact information and was invited into some of the affected neighbors’ homes, but not all of them.  He noted that he had visited Ms. Aviani at 610 Via los Miradores, but it was hard for her to visualize the improvement to her view due to the removal of the fence and spa.

Commissioner Browning suggested that it might be in the applicant’s best interest to continue to work with neighbors to try to resolve their concerns.


In response to Commissioner Horwich’s inquiry, Mr. Bakhoum reported that the roof area he was proposing to lower was not reflected in the current silhouette.


Commissioner Browning stated that he observed that the extension to the west of the existing home would impact Ms. Aviani’s view and that he also thought the FAR of 0.59 was too high.  He asked if Mr. Bakhoum was interested in continuing the hearing so the project could be revised.


After discussing the matter with his clients, Mr. Bakhoum agreed to a continuance, but related his understanding that neighbors who were present at the meeting would like to have their say.  He expressed his willingness to work with neighbors and asked that commissioners provide input as to whether they have any additional concerns because he would like to make sure he returns with a project that can be approved. 


Chairperson Busch stated that he observed view obstruction and thought the FAR was too high, however, it was not the Commission’s role to redesign the project.  He related his belief that it would be more productive for Mr. Bakhoum to work with neighbors to revise the project rather than hearing their testimony at this time.


It was the consensus of the Commission to continue the hearing without further testimony. 


MOTION:  Commissioner Browning moved to continue the hearing to June 4, 2008.  The motion was seconded by Commissioner Skoll and passed by unanimous roll call vote (absent Commissioner Uchima).

12.  
RESOLUTIONS

12A.
EAS08-00001, CUP08-00009, DIV08-00002, VAR09-00001: SUBTEC-

CHERYL VARGO/JOHN L. RYAN, JR.


Considered out of order, see page 8.

13.
PUBLIC WORKSHOP ITEMS – None.

14.
MISCELLANEOUS ITEMS

14A.
DISCUSSION OF POTENTIAL HILLSIDE OVERLAY DISTRICT COMMITTEE

Considered out of order, see page 8-9.

15.
REVIEW OF CITY COUNCIL ACTION ON PLANNING MATTERS


Planning Manager Lodan reported that the City Council approved the Hoffman project at 109 Via Sevilla after some design changes by a vote of 4-2 at the May 6 Council meeting.

16.
LIST OF TENTATIVE PLANNING COMMISSION CASES


Planning Manager Lodan reviewed the agenda for the Planning Commission meeting of May 21, 2008.

17.
ORAL COMMUNICATIONS

17A.
Planning Manager Lodan reported on his attendance at the American Planning Association National Conference, which included several sessions on green building and sustainability, as well as mixed-use developments, under-utilized commercial corridors and design guidelines and zoning standards for established neighborhoods.  He noted that the California chapter will be holding a conference in September in Hollywood, which commissioners might like to attend.


Chairperson Busch stated that the Commission was proud to have Mr. Lodan represent the City of Torrance at the conference.

17B.
Tim Youngern, 536 Paseo de la Playa, reported that he recently visited the Planning Department to obtain information about a project and found Sr. Planning Associate Danny Santana to be extremely helpful and knowledgeable and an asset to the department.

17C.
Kay White, 645 Via los Miradores, referring to Item 11D, requested that neighbors be allowed to meet with the architect as a group.

17D.
Nagy Bakhoum, Obelisk Architects, suggested that the City look into ways of making the Planning process less wasteful and more environmentally friendly.  He explained that he prepared 10 packets of information for tonight’s meeting on a project that now must be redesigned and suggested that architects be allowed to give PowerPoint presentations rather than submitting printed material.

17E.
Connie Freire, 614 Via los Miradores, stated that neighbors would welcome computer renderings of the project at 607 Via los Miradores to help them better understand what is being proposed.

17F.
Commissioner Weideman, referring to the April 2 Planning Commission minutes, noted that Mr. Youngern made two suggestions under “Oral Communications #2” that he thought merited further discussion: 1) Requiring that silhouettes of projects that have been denied be removed in a timely fashion; and 2) Requiring that applicants submit artist renderings with plans.  He related his belief that requiring artist renderings falls within the purview of the newly created Hillside Overlay District Committee because it would improve the process by making it easier for neighbors to visualize a project.  

17G.
Commissioner Skoll commended Mr. Bakhoum for his willingness to work with neighbors.

17H.
Commissioner Browning commended Planning Manager Lodan and his staff for doing an outstanding job and thanked those in the audience for attending the meeting, assuring them that the Commission takes their concerns very seriously.
17I.
Chairperson Busch thanked Deputy City Attorney Whitham for providing wise counsel throughout the meeting.

18.
ADJOURNMENT


At 9:42 p.m., the meeting was adjourned to Wednesday, May 21, 2008 at 7:00 p.m.

Approved as Submitted

June 4, 2008

s/  Sue Herbers, City Clerk  (lc)


Planning Commission
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