May 21, 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 21, 2008 in the Council Chambers at Torrance City Hall.

2.
SALUTE TO THE FLAG

The Pledge of Allegiance was led by Chairperson Busch.

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


Absent:
Commissioner Gibson.
Also Present:
Planning Manager Lodan, Sr. Planning Associate Santana,

Plans Examiner Noh, Associate Civil Engineer Symons, 

Fire Marshal Kazandjian and Deputy City Attorney Whitham.
Commissioner Browning relayed Commissioner Gibson’s request for an excused absence due to the illness of her mother.  Hearing no objection, Chairperson Busch so ordered.

4.
POSTING OF THE AGENDA


Planning Manager Lodan reported that the agenda was posted on the Public Notice Boar0d at 3031 Torrance Boulevard on Thursday, May 15, 2008.

5.
APPROVAL OF MINUTES – April 16, 2008

MOTION:  Commissioner Browning moved for the approval of the April 16, 2008 Planning Commission minutes as submitted.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote, with Commissioner Weideman abstaining.

6.
REQUESTS FOR POSTPONEMENT


Planning Manager Lodan relayed the applicant’s request to continue Agenda Item 9A (PRE08-00006: Viera Majringer) indefinitely.


MOTION:  Commissioner Weideman moved to continue Item 9A indefinitely.  The motion was seconded by Commissioner Browning and passed by unanimous roll call vote (absent Commissioner Gibson).

7.
ORAL COMMUNICATIONS #1 – None.
*


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.
MIS08-00137: JOHN H. RIAHI

Planning Commission consideration for approval of a one-year Time Extension of a previously approved Tentative Parcel Map (TTM064871) for the merging of two existing lots into one parcel and for condominium purposes on property located in the R-3 Zone at 3915 226th Street.

As no representative was present, this item was deferred until later in the meeting.

9.
CONTINUED HEARINGS

9A.
PRE08-00006: VIERA MAJRINGER


Continued indefinitely.

10.
WAIVERS – None.

11.
FORMAL HEARINGS

11A.
CUP08-00012, DIV08-00003: BEST BUILT CONSTRUCTION INC.

Planning Commission consideration for approval of a Conditional Use Permit to allow the construction of a new three-unit residential condominium project exceeding two stories in height in conjunction with a Division of Lot for condominium purposes on property located in the R-3 Zone at 2721 Andreo Avenue.

Recommendation

Approval.

Sr. Planning Associate Santana introduced the request.


Cheryl Vargo, representing the applicant, voiced her agreement with the recommended conditions of approval.  Referring to a land use map she distributed to the Commission, she reported that this is the last remaining single-family home on Andreo and the applicant is proposing to redevelop the lot with a three-unit condominium project, which meets or exceeds all requirements.  She noted that last year three other multi-family developments were approved on this block at 2727 and 2740 Andreo and 2008 Santa Fe.


In response to Chairperson Busch’s inquiry, Ms. Vargo recalled that none of the three projects approved in 2007 were approved by unanimous vote of the Commission.


Commissioner Browning expressed concerns that developers continue to try to maximize the number of units they put on a lot, which only adds to traffic and parking problems in this area, and suggested that two-unit project would have less impact on the neighborhood.


Ms. Vargo noted that four units could be built on this lot according to the zoning.


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

Commissioner Horwich indicated that he was not inclined to deny a project when it complies with all requirements.

MOTION:  Commissioner Horwich moved for the approval of CUP08-00012 and DIV08-00003, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Uchima and failed to pass as reflected in the following roll call vote:

AYES: 

Commissioners Horwich, Skoll and Uchima.

NOES: 
Commissioners Browning, Weideman and Chairperson Busch.

ABSENT:
Commissioner Gibson.

The public hearing was reopened so Ms. Vargo could comment.

Ms. Vargo suggested that this matter be continued until all seven commissioners are present.

MOTION:  Commissioner Skoll moved to continue the hearing to June 18, 2008.  The motion was seconded by Commissioner Uchima and passed by a 4-2 roll call vote, with Commissioner Browning and Chairperson Busch dissenting (absent Commissioner Gibson).  

Chairperson Busch noted that the hearing would not be re-advertised because it was continued to a date certain.


Commissioner Horwich cautioned that there was no guarantee that all seven commissioners would be present at the June 18 meeting.

11B.
PRE08-00002: LEON TRAN

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 22134 Redbeam Avenue.

Recommendation

Approval.

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


Leon Tran, project architect, briefly described the proposed project and voiced his agreement with the recommended conditions of approval.


Referring to the staff report (page 3), Chairperson Busch expressed doubts about staff’s assessment that the project was compatible with surrounding homes, relating his observation that the majority are single-story.

Commissioner Weideman noted that in order to exceed a floor area ratio (FAR) of 0.50 an applicant must establish that being confined to this limit would constitute an unreasonable hardship and asked about the hardship in this case.

Karina Baghela, 22134 Redbeam Avenue, applicant, explained that she needs more square footage because she has a large family and her in-laws visit on a regular basis.

Commissioner Browning reported that he observed that the second-story balcony would intrude on the privacy of the backyard and rear of the house at 22125 Linda Drive.  He stated that he also visited 22130 Linda Drive because a letter of objection was submitted, however, he did not observe a view impact and subsequently learned that this property is not within the Hillside Overlay.  


Commissioner Weideman stated that he did not believe the applicant had established that it would be a hardship to be confined to an FAR of 0.50 and that he also observed a privacy impact at 22125 Linda Drive.


Commissioner Horwich indicated that he was not particularly concerned about the FAR, but did observe a privacy impact.


Commissioner Skoll reported that he spoke with the residents at 22130 Linda Drive and they are not opposed to the project, but would like some landscaping added to soften its appearance.  He stated that he also observed a privacy impact at 22125 Linda Drive.  


Chairperson Busch voiced his opinion that the proposed project was too large and the applicant had not established hardship.  He related his preference that this item be continued so the project could be revised.


Planning Manager Lodan noted that the Commission could approve the project and add conditions requiring a reduction of the FAR to 0.50 and the elimination of the balcony, if those are their only concerns. 


Commissioner Horwich stated that while he agreed that the applicant’s response to the question of hardship on the application was non-responsive, he believed staff had provided a good explanation in Resolution No. 08-049, Finding “L”, which states that the applicants are preserving a useable rear yard by proposing a second story which adds volume area to the FAR calculation.


Planning Manager Lodan reported that the volume area adds approximately 320 square feet to the FAR calculations, without which the FAR would be under 0.50.


Greg George, 22130 Linda Drive, voiced his opinion that the project was very boxy and harsh and should be re-designed taking into account the entire site.


Julie Willoughby, 22126 Redbeam Avenue, contended that the project would impact her privacy and submitted photographs to illustrate.  She related her understanding that the hardscape on the subject property exceeds the maximum allowed, but Planning Manager Lodan advised that this was not the case.


Submitting photographs to illustrate, Joanne Guelff, 22130 Redbeam Avenue, explained that her property sits 4½ feet below the subject property so the proposed second story would tower over her home and impact her privacy even with the elimination of the balcony.  She expressed concerns that the project will exacerbate drainage problems.


Dee Ann Davis, 5501 Beran Street, read a letter detailing her concerns about the project, contending that it would tower over other homes and its architecture was incompatible with the neighborhood.   


Chris Davis, 5501 Beran Street, maintained that the project would have a drastic impact on the privacy of all surrounding neighbors and that its height and architectural design were completely incompatible with this area.


In response to Commissioner Skoll’s inquiry, Mr. Tran reported that no consideration was given to building subterranean.


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


Commissioner Browning voiced his opinion that this project needs to go back to the drawing board and the applicant needs to meet with neighbors to try to resolve their concerns and arrive at a project that is compatible with the surrounding neighborhood.  He noted that this lot is particularly prominent due to its elevation and corner location.


Commissioner Weideman indicated that he could not support the project as proposed and favored a continuance.


Chairperson Busch stated that there would have to be major revisions in order for him to support this project because he observed it would have significant impacts on neighbors as proposed.


The public hearing was reopened so the applicant could comment, and Ms. Baghela agreed to a continuance.


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


MOTION:   Commissioner Weideman moved to continue this item indefinitely.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote (absent Commissioner Gibson).  


Planning Manager Lodan noted that the revised project will be re-advertised because the hearing was continued indefinitely.


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

11C.
PRE08-00011: CRAIG AND YOKO RICHMOND

Planning Commission consideration for approval of a Precise Plan of Development to allow first and second-floor additions to an existing one-story, single-family residence on property located within the Hillside Overlay District in the R-1 Zone at 22221 Warmside Avenue.

Recommendation

Approval.

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

Craig and Yoko Richmond, 22221 Warmside, applicants, voiced their agreement with the recommended conditions of approval.  Mrs. Richmond reported that they shared the plans with neighbors and the response has been favorable except for the neighbor at 22215 Warmside, who declined to share his specific concerns about the project, citing legal issues.  She explained that the project is modest in size; that it was designed to mitigate the impact on neighbors; and that it is necessary to enlarge the home to accommodate their growing family.

In response to Chairperson Busch’s inquiry, Planning Manager Lodan reported that homes on both sides of the project have second stories that were added after the Hillside Ordinance was enacted and the Commission has historically afforded such additions less protection than structures built before the ordinance.

Chairperson Busch asked about the FARs of those homes, and Planning Manager Lodan recalled that the home to the south has an FAR over 0.60, but he did not have information about the home to the north.

In response to Commissioner Weideman’s inquiry, Mr. Richmond reported that the proposed balcony is approximately 490 square feet.

Alfred Kim 22225 Warmside Avenue, stated that Mr. Richmond has been conducting a business out of his home illegallysince he has lived there except for a brief period after he was reported to the City and the utility room in the proposed project will allow him to continue to operate the business without detection. 

In response to Chairperson Busch’s inquiry, Mr. Kim reported that the project itself does not affect him. 

Barry LeQuire, 22220 Warmside Avenue, asked that the hearing be continued because he and other neighbors have not had adequate time to review the plans, noting that some neighbors who have expressed support for the project are renters.  

At Chairperson Busch’s request, Planning Manager Lodan reviewed the notification process and confirmed that the notice sent to surrounding neighbors 10 days prior to the hearing states that plans are available for review in the Community Development Department.

Todd Horton, 22215 Warmside Avenue, reported that he has many concerns about the project, explaining that the plan he was shown differs from the current project and he has always objected to the extension into the backyard.  He asked for additional time to review the project.

Chairperson Busch indicated his preference that the hearing be continued so the applicant could share the plans with neighbors.

Commissioner Skoll related his understanding that Mr. Horton declined to discuss his concerns about the project with the Richmonds due to legal issues.

Mr. Horton confirmed that he did not share his specific concerns, but expressed his willingness to meet with the Richmonds in the future.

Commissioner Browning read an email from Dr. Dean and Lorraine Cummings, 22214 Warmside Avenue, noting their objection to the project.

Commissioner Browning voiced his opinion that the large balcony would have a privacy impact on neighbors.

Commissioner Weideman stated that he could not support the project as proposed due to the view impact to the neighbor to the north.

Commissioner Horwich asked about the statement in the application that the Richmond family is larger than average; Mr. Richmond reported that he has five children.

Commissioner Skoll acknowledged that the Richmonds were in an unfortunate situation, trying to expand their home with mansions on either side and expressed his preference that they meet with neighbors to see if they can reach an agreement.

Chairperson Busch noted his concurrence with Commissioner Skoll’s comments.

Commissioner Weideman questioned why the second-story deck, which is enclosed on three sides, was not included in the FAR.  Planning Manager Lodan explained that it was not included because the deck is not covered and noted that staff work with the applicant on the location of the deck to mitigate privacy impact. 

Mr. Richmond agreed to continue the hearing to July 2.


MOTION:   Commissioner Browning moved to continue this item to July 2, 2008.  The motion was seconded by Commissioner Skoll and passed by unanimous roll call vote (absent Commissioner Gibson).

12.
RESOLUTIONS
12A.
CUP08-00010: IMPERIAL INVESTMENT AND DEVELOPMENT, LLC

(INDUSTRIAL CENTERS CORP)

Planning Commission adoption of a resolution reflecting their decision to deny without prejudice 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.


Chairperson Busch noted that the applicant had submitted a letter requesting that the Commission reconsider the decision to deny the project and invited the applicant’s representative to comment.


Mike Bihn, representing the applicant, explained that the applicant was requesting reconsideration of the project because information that should have been presented at the hearing was omitted and this information was detailed in the letter.


MOTION:  Commissioner Horwich moved that the Commission reconsider the decision to deny the project.  The motion was seconded by Commissioner Uchima and discussion briefly continued.


Deputy City Attorney Whitham clarified that reconsideration is a two-step process and should the motion be approved, the matter of whether or not to reconsider the decision would be placed on the next agenda.


Planning Manager Lodan requested information about noticing requirements, and Deputy City Attorney Whitham requested a brief recess.


The Commission recessed from 9:15 p.m. to 9:25 p.m.


Deputy City Attorney Whitham advised that after researching the matter, she was comfortable with a one-step process whereby the Commission could vote this evening on whether or not to reconsider the decision because this item was on tonight’s agenda.


Chairperson Busch indicated that he would support the motion for reconsideration, however, he could not make a decision on the project without an analysis from the Torrance Police Department either in person or in writing concerning potential security issues and their position on the proposed hours of operation.


In response to Commissioner Browning’s inquiry, Planning Manager Lodan confirmed that adjacent neighbors in Lomita received notification of original hearing.  Commissioner Browning requested that staff provide a list of those notified.


Chairperson Busch called for a vote, and the motion passed by unanimous roll call vote (absent Commissioner Gibson).


Planning Manager Lodan advised that the project would be reconsidered at the June 18 meeting in order to comply with noticing requirements.


Agenda item 8A was considered at this time.
8A.
MIS08-00137: JOHN H. RIAHI

Planning Commission consideration for approval of a one-year Time Extension of a previously approved Tentative Parcel Map (TTM064871) for the merging of two existing lots into one parcel and for condominium purposes on property located in the R-3 Zone at 3915 226th Street.

No representative present.

MOTION:  Commissioner Uchima moved for the approval of MIS08-00137.  The motion was seconded by Commissioner Browning and passed by unanimous roll call vote, with Chairperson Busch abstaining (absent Commissioner Gibson).

Sr. Planning Associate Santana read aloud the number and title of Planning Commission Resolution No. 08-046.


MOTION:  Commissioner Uchima moved for the adoption of Planning Commission Resolution No. 08-046.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote (absent Commissioner Gibson).

13.
PUBLIC WORKSHOP ITEMS – None.

14.
MISCELLANEOUS ITEMS – None.

*


Chairperson Busch noted that there was a memo from the Development Review Division indicating that the information item regarding the Marriott Hotel has been rescheduled for the June 18 meeting.  He requested that staff provide a list of paid parking facilities in Torrance at that time.  
15.
REVIEW OF CITY COUNCIL ACTION ON PLANNING MATTERS


Planning Manager Lodan reported that the Guzman project at 602 Paseo de la Playa was considered by the City Council at the May 13 meeting and ultimately approved and that the Origel project at 263 Calle de Madrid was considered at the May 20 meeting and the Council was unable to reach a consensus so the Commission’s approval of the project stands.  He noted that the Commission’s proposal regarding changes to the permitted hours of construction was also considered at the May 20 meeting and approved with a slight modification to Sunday hours.

16.
LIST OF TENTATIVE PLANNING COMMISSION CASES


Planning Manager Lodan reviewed the agenda for the June 4, 2008 Planning Commission meetings. 
 17.
ORAL COMMUNCIATIONS #2

17A.
Commissioner Weideman stated that he was pleased with the positive response from both the Council and the public to the Commission’s proposal to change the permitted hours of construction.

17B.
Commissioner Skoll suggested that it would be helpful if renderings of projects, including landscaping, were provided to help better visualize how a project will look upon completion.



Planning Manager Lodan explained that staff tends to discount renderings because they are conceptual and not to scale, however, they could explore the possibility having applicants provide colored graphics of elevations, such as those used at City Council hearings, which are correctly scaled.  

17C. 
Planning Manager Lodan reported that staff is looking into various ways to streamline the Planning process and make it more environmentally friendly and questioned whether Commissioners would find it acceptable if 11” x 17” reduced scale drawings were substituted for full-scale drawings.


Chairperson Busch voiced support for this idea, noting that there would be the added benefit of less paper shuffling during meetings.  Commissioner Browning expressed concerns that the smaller drawings would be difficult to scale.  Planning Manager Lodan advised that staff will still have full-scale drawings and Commissioners can rely on their calculations.  Commissioners Skoll, Weideman, Uchima and Horwich indicated that 11” x 17” drawings were acceptable as long as they can be scaled.  Commissioner Browning asked to meet with staff on this issue.

17D.
  Commissioner Uchima noted his agreement with Chairperson Busch’s request for input from the police department regarding potential security issues involving the proposed spa (Agenda Item 12A) and offered to discuss this matter and report back to the Commission because he already has a meeting scheduled with Torrance PD on another topic.

17E.
Commissioner Horwich reported that he is part of the Strategic Plan Committee that has been working on updating the plan for the past 3-4 months and Sr. Planning Associate Santana has been extremely helpful during this process.

17F.
Commissioner Browning requested clarification regarding the City Council’s repeated tie votes the previous evening, which was provided by Deputy City Attorney Whitham.

18.
ADJOURNMENT


At 9:55 p.m., the meeting was adjourned to Wednesday, June 4, 2008 at 7:00 p.m.
Approved as Amended
June 18, 2008

s/   Sue Herbers, City Clerk   (lc)


Planning Commission
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