July 2, 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 7:02 p.m. on Wednesday, July 2, 2008 in the Council Chambers at Torrance City Hall.

2.
SALUTE TO THE FLAG

The Pledge of Allegiance was led by Commissioner Browning.

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


Absent:
None.
Also Present:
Sr. Planning Associate Santana, Planning Associate Martinez,

Plans Examiner Noh, Associate Civil Engineer Symons, 

Fire Marshal Kazandjian and Deputy City Attorney Whitham.
4.
POSTING OF THE AGENDA


Sr. Planning Associate Santana reported that the agenda was posted on the Public Notice Board at 3031 Torrance Boulevard on Friday, June 26, 2008.

5.
APPROVAL OF MINUTES – June 4, 2008

MOTION:  Commissioner Browning moved for the approval of the June 4, 2008 Planning Commission minutes as submitted.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote.
6.
REQUESTS FOR POSTPONEMENT

Sr. Planning Associate Santana relayed the applicant’s request to continue Agenda Item 9A (PRE08-00011: Craig and Yoko Richmond) indefinitely and noted that Agenda Item 14 A (EVN08-00037: Mitsuwa Marketplace) had been withdrawn.


MOTION: Commissioner Weideman moved to continue Agenda Item 9A indefinitely.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote.

7.
ORAL COMMUNICATIONS #1 – None.

Chairperson Busch reviewed the policies and procedures of the Planning Commission including the right to appeal decisions to the City Council.
8.
TIME EXTENSIONS – None.

9.
CONTINUED HEARINGS

9A.
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.

Continued indefinitely.

9B.
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.

Planning Associate Martinez introduced the request and noted supplement material available consisting of correspondence received after the agenda item was completed.

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

Nagy Bakhoum, Obelisk Architects, project architect, detailed the modifications made to address concerns discussed at the May 7, 2008 Commission meeting, using slides to illustrate.  He reported that the size of the roof deck was reduced, the exterior fireplace was eliminated, and the FAR (floor area ratio) was reduced to 0.55, including the below-grade courtyard.  He noted that designing a home for this lot was very challenging because there are significant views over, around and through property, with each neighbor having a different critical area. He maintained that privacy would be improved for the neighbor to the west due to the decrease in the angle of intrusion.  Referring to a slide showing the new residence with an existing large tree and spa structure removed, he explained that new view corridors will be opened up and neighbors will enjoy a net gain in views. 

In response to questions from the Commission, Mr. Bakhoum confirmed that the eaves of the roof would not intrude into the 25-foot rear yard setback; and provided clarification regarding the proposed water feature that would flow from the roof deck into the pool 13 feet below.  

Ruth Vogel, 114 Via la Soledad, voiced objections to the rooftop deck and the waterfall, maintaining that these intrusive elements would negatively impact the quality of life in the neighborhood.  She related her belief that the deck would intrude on neighbors’ privacy; that patio furniture and umbrellas on the deck would impair views; that the neighborhood would be inundated with noise from the waterfall and the sound system on the deck; and that light from the deck and waterfall would detract from the nighttime darkness neighbors currently enjoy.  She expressed concerns about the project’s impact on the integrity of the slope.

Pam Mock, 133 Via Mesa Grande, voiced objections to the rooftop deck and the waterfall, citing noise and the intrusion on privacy.  She expressed concerns that the proposed pool could destabilize the hillside and requested assurance that the integrity of the hillside would be protected.

In response to Commissioner Gibson’s inquiry, Ms. Mock confirmed that she had no concerns about the project itself, only the rooftop deck and the waterfall.

Plans Examiner Noh advised that a soils report and a grading plan must be submitted prior to the issuance of building permits to ensure that the integrity of the hillside is protected.

Noting that there is a condition requiring that the applicant submit a noise study of the waterfall and related equipment to confirm that it will comply with the decibel limit in Torrance Municipal Code of 50db during the day and 45db at night, Commissioner Weideman asked for examples of these noise levels.

Sr. Planning Associate Santana explained that decibel levels between 50 and 60 are considered moderate – a noisy home, average office, and levels between 30 and 40 equate to a quiet home, private office, quiet conversation.

Barbara Sorenson, 618 Via los Miradores, reported that most of her view concerns have been alleviated, however, she was concerned that the silhouette does not show the eaves, which could have an impact on views.  She related her belief that the project would definitely impact 614 and 610 Via Los Miradores and therefore should not be allowed.  She expressed concerns about noise from the rooftop deck, explaining that a rooftop deck behind her on Via Pasqual has created problems for many years.

Phyllis Aviani, 610 Via los Miradores, stated that the new residence’s southwest expansion would block a key part of her white water, ocean and horizon view.  She expressed concerns about the trend toward ever larger and more extravagant homes.

James Eagle, 606 Via los Miradores, voiced objections to the rooftop deck and waterfall.  He related his understanding that the roof deck was made smaller by increasing the width of the wall surrounding it and creating a bench seat, which does nothing to lessen its impact, and noted that people standing on the deck would be at least three feet above the railing, impacting his Santa Monica Bay view.  He expressed concerns that people would have to speak louder to talk over the waterfall thereby exacerbating the noise impact.  He suggested that renderings showing the improved view with trees removed were misleading because some of the trees are deciduous and do not have leaves year round.

Jose Freire, 614 Via los Miradores, voiced objections to the portion of the home that would block his ocean view, submitting photographs taken on April 13 and July 1, 2008 to illustrate.  

Commissioner Browning stated that he thought one of the photographs was misleading because it only shows a portion of Mr. Freire’s view.

In response to Commissioner Skoll’s inquiry, Mr. Freire confirmed that the photographs were taken from in front of his garage.

Connie Freire, 614 Via los Miradores, clarified that she and her husband were only concerned about the 100 square-foot extension to the south of the existing home that interferes with their ocean view, which they believe can be relocated to another area.     

Roberta Blowers, 621 Camino de Encanto, conceded that the revisions have resulted in some improvements but voiced her opinion that more could be done to mitigate the impact on views.

Commissioner Horwich related his understanding that Dr. Blowers was concerned about the removal of trees.  Dr. Blowers reported that neighbors were split on this issue and her main concern was about the structure.

Mr. Bakhoum related his belief that the revised design was the best solution to protecting the interests of various neighbors impacted by the project, but conceded he was not able to preserve the view from in front of the Freires’ garage.  With regard to noise concerns, he suggested that the waterfall could be aerated so that it would fall silently and doubted that noise from the rooftop deck would be a problem.  He reported that the applicant would like to remove trees blocking views, but half of the neighbors want them to remain.  

Commissioner Weideman commended Mr. Bakhoum for his PowerPoint presentation and indicated that his vote was hinging on the waterfall and rooftop deck.

Mr. Bakhoum expressed confidence that the noise from the waterfall could be alleviated and suggested that children playing in the pool would make more noise.  He noted that the roof deck, at 250 square feet, could only accommodate about 5 people and related his experience that roof decks are seldom used.

Commissioner Weideman reported that he was inclined to vote against the project predicated on the privacy impact from the roof deck.

Mr. Bakhoum pointed out that the roof deck was positioned toward the center of the property to preserve neighbors’ privacy.

Commissioner Browning indicated that he was inclined to support the project because he believed Mr. Bakhoum had done a good job of mitigating the impact on neighbors.  He noted that he typically would not support a project with an FAR that exceeds 0.50, however, in this case approximately 1100 square feet is below grade so it does not look massive.   He suggested that the slight view impairment would be balanced by the gain in view with the removal of the tree and spa structure.

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

Commissioner Horwich stated that he thought a lot had been done to mitigate the problems discussed at May 7 meeting and indicated that he favored the removal of the large tree toward the front of the property because it would open up a major view corridor.

Commissioner Skoll reported that it was his impression in talking to neighbors that they like the trees and want them to remain.  He commended the architect for communicating with neighbors as this is often not the case.  He indicated that he was inclined to support the project because he felt the revisions were effective in addressing neighbors’ concerns and he did not observe a big impact on views.

MOTION:  Commissioner Browning moved for the approval of PRE08-00013, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Horwich, and discussion continued.

Commissioner Weideman proposed amending Condition No. 10 as follows:  That the applicant shall submit a noise study of the waterfall and related equipment prior to the installation of the water feature to confirm that it will not exceed 30db as measured from the property line.

The maker of the motion and the seconder agreed to this amendment, and Chairperson Busch called for the vote.

The motion failed to pass as reflected in the following roll call vote.

AYES:

Commissioners Browning, Horwich and Skoll.

NOES:

Commissioners Gibson, Weideman and Chairperson Busch.

ABSENT:
Commissioner Uchima.


Commissioner Weideman reiterated his opposition to the roof deck due to privacy concerns and because umbrellas/patio furniture on the deck could impair views.


Chairperson Busch stated that he could support the project if the roof deck and water feature were eliminated.


MOTION:  Commissioner Browning moved for the approval of PRE08-00013, as conditioned, including all findings of fact set forth by staff, adding a condition that the roof deck and water feature shall be eliminated.  The motion was seconded by Chairperson Busch.


Commissioner Gibson offered a substitute motion because she felt the applicant would have more options if the project was denied without prejudice, including the right to file an appeal.


MOTION:  Commissioner Gibson moved to deny PRE08-00013 without prejudice.  The motion was seconded by Commissioner Weideman and failed to pass as reflected in the following roll call vote: 
AYES:

Commissioners Gibson and Weideman.

NOES:

Commissioners Browning, Horwich, Skoll and Chairperson Busch.

ABSENT:
Commissioner Uchima.


MOTION:  Chairperson Busch moved for the approval of PRE08-00013, as conditioned, including all findings of fact set forth by staff, adding a condition that the roof deck and the water feature shall be eliminated.  The motion was seconded by Commissioner Browning and passed by a 4-2 roll call vote, with Commissioners Gibson and Skoll dissenting (absent Commissioner Uchima).


Planning Associate Martinez read aloud the number and title of Planning Commission Resolution No. 08-044.


MOTION:  Commissioner Browning moved for the adoption of Planning Commission Resolution No. 08-044 as amended.  The motion was seconded by Commissioner Horwich and passed by a 5-1 roll call vote, with Commissioner Skoll dissenting (absent Commissioner Uchima).


The Commission recessed at 8:40 p.m. and reconvened at 8:55 p.m. with all Commissioners present on the dais.

9C.
CUP08-00010: IMPERIAL INVESTMENT & DEVELOPMENT, LLC

(INDUSTRIAL CENTERS CORP.)

Planning Commission reconsideration of 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.

Recommendation

Approval.


Planning Associate Martinez introduced the request and noted supplemental material consisting of correspondence from the applicant and a copy of previously approved entitlements for the church at 2424 Moreton Street.


Mike Bihn, representing the applicant, noted that he submitted a letter clarifying that the church has not contracted with any other business for the use of its parking lot; responding to unsubstantiated reviews of Imperial Spa on Yelp.com; and providing a contact for the Garden Grove Police Department to expedite getting information on the Imperial Spa in that city.  He related his understanding that the Torrance Police Department has submitted no comments regarding this application.


Sr. Planning Associate Santana reported that while the Commission had asked that a representative of the Police Department be present at this hearing, the Community Development Department concurred with the City Attorney’s office that this was unnecessary because the Commission’s review of the project was limited to land use issues and the Police Department had already indicated that they had no comments regarding this project.


Raymond Cordova, representing the Imperial Spa, provided background information about the company.  He explained that it is 100% family owned and several relatives work in the business.  He reported that he had been serving on the State Board of Equalization but took a leave of absence when his wife was stricken with cancer and plans to return to this job now that she is recovering.  


Mr. Cordova stated that Imperial Spa is a top-of-the-line operation with spas in Garden Grove, San Francisco, and Las Vegas, with additional spas soon to open in Fullerton and the state of Washington.  He noted that when the first spa opened in Garden Grove, approximately 99.9% of its customers were Korean, however today about 40% of the spa’s customers are from the western culture.  He reported that Imperial Spa does not do any advertising and relies on word of mouth and that the Torrance location was selected because it’s not far from Palos Verdes, which has a large Asian population.


Mr. Cordova stated that Imperial Spa is a completely reputable operation, which has had no problems whatsoever, noting that Las Vegas has very stringent requirements for opening this type of business.  He reported that he requested that the Garden Grove police chief write a letter of reference and was informed that the police department does not write letters and could only confirm that there have been no problems associated with the spa.  Responding to claims on Yelp.com that employees perform body scrubs in their underwear, he displayed the uniforms that they actually wear consisting of a sports halter and shorts.  He explained that this is necessary because the scrub is performed in a very hot environment and in other areas, the uniform consists of logo t-shirts and shorts.  He further explained that customers are provided with a robe, sandals, t-shirt and shorts, along with toiletries, and that the saunas, pools and Jacuzzis are clothing optional and segregated by gender. 


Commissioner Weideman reported that he has learned more about Imperial Spa since the last meeting and thought the spa was unfairly characterized by remarks taken from yelp.com that were submitted at that meeting.


Chairperson Busch noted that Mr. Cordova mentioned the large Asian population in Palos Verdes, but Torrance also has a large Asian population.


In response to Commissioner Gibson’s inquiry, Mr. Cordova confirmed that none of the clothing optional areas are coed.


Commissioner Skoll questioned whether there would be signage for the spa since it is located behind the bowling alley.  Mr. Cordova reported that he was negotiating with the bowling alley about space for a sign and would likely have to do some advertising for this location, as well as the Las Vegas spa. 


Pamela Maran, 5501 Via del Valle, voiced her opinion that the City was setting a bad precedent by approving a business that has to lease parking from an adjacent property owner, noting that there is no guarantee that this parking will remain available.  She stated that this area has a fair amount of crime and expressed concerns that this type of business would attract more crime and undesirable people.  She reported that she lived in Tokyo for five years and experienced this type of spa and it was something she did not want to see in Torrance.

  
Commissioner Skoll asked about Ms. Maran’s comment about crime in this area, and Ms. Maran related her understanding that Rolling Hills shopping center has more crime than other areas of town.


Commissioner Skoll stated that he didn’t see the connection between this business and the shopping center.


Commissioner Weideman questioned Ms. Maran’s opposition to this type of business.  Ms. Maran stated that Japanese people know to behave at these spas because they are part of their culture, however, she felt out of place when she went to one in Japan.  She suggested that Palos Verdes may be a better location for the spa.


Mr. Cordova clarified that the spa has a long-term lease for the church parking lot, as well at the right of first refusal should the church decide to sell the property.  He related his belief that this project is a win-win solution for this property and that Commissioners would be proud to say they had a part in its approval.


Commissioner Uchima asked how the spa would compare to a Burke Williams or Glen Ivy spa.


Mr. Cordova reported that he toured a Burke Williams spa and found very little difference in the two operations, except that Imperial Spa is larger and offers more amenities, including mud baths, a juice bar and dining area, and Imperial Spa is much more affordable.  He stated that Glen Ivy is also a good spa, but price-wise can’t compare to Imperial Spa.


Commissioner Uchima questioned whether the Imperial Spa has ever been cited for any reason.  Mr. Cordova reported that Imperial Spa has never had any problems and has never been cited by any law enforcement agency, noting that spas are one of the most inspected businesses.


Deputy City Attorney Whitham advised that should the CUP be approved, the applicant would be required to obtain a Massage Establishment License and each massage technician would also have to be licensed, which involves fingerprinting, a background check, and an interview by the Police Department, so the Commission should focus on land-use issues and leave questions about operational issues for the License Review Board.


In response to Chairperson Busch’s inquiry, Mr. Cordova confirmed that he was aware of the competition in Torrance.


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 site was not suitable for a spa because there is not enough parking.  He noted that the pastor of the church acknowledges in his letter that the church uses the spa’s parking lot for overflow parking on Sundays and a nearby business, General Forming Corp., uses the church parking lot on a daily basis because there is not enough parking for employees.  He reported that according to his calculations, 263 parking spaces are needed (spa 140 /church 83/ General Forming 40), but only 161 are provided (spa 68/church 83/ General Forming 10) therefore there is a shortage 102 spaces or 38%.  He related his understanding that in addition to Sunday services, the church also has functions every day of the week and on Friday nights.  He stated that testimony was given that overflow from the spa could use the bowling alley parking lot, however, this would just create problems for the bowling alley.  

Commissioner Browning related his belief that a public bath house was not appropriate for Torrance, noting that the City prohibits tattoo parlors, medical marijuana dispensaries, and other questionable types of businesses.  He expressed concerns that the site is located in an industrial area and large trucks pose a threat to customers walking to and from the spa.


Commissioner Skoll voiced his opinion that the proposed $5 million spa would greatly benefit the City.  He suggested that it was unlikely that customers would park in the bowling alley parking lot because it is not convenient to the site and doubted that there was a lot of large truck traffic in the area.  


Commissioner Weideman stated that according to everything he has seen and read, the Imperial Spa is a high quality operation and he was inclined to support the project.  He indicated, however, that he would like the items offered by Mr. Bihn at the last meeting, concerning additional lighting in both the church and the spa parking lots and the hiring of a security guard during evening hours, to be made conditions of approval.        


Commissioner Uchima noted that his wife has visited the Burke Williams spa and there does not appear to be a huge difference between that operation and the spa being proposed.  He voiced his opinion that this area was in need of renovation and the proposed project was a suitable use for the property.  He pointed out that the existing building has been vacant for some time, which seems to indicate that industrial uses or other businesses are not interested in it.  He reported that he visited the area in the daytime and in the evening and did not observe large semi-trucks.  


Commissioner Horwich recalled that when the issue of allowing tattoo parlors came before the Commission, Commissioners were instructed that the City probably could not prohibit them, but could confine them to certain areas, and asked if this was a similar situation.


Deputy City Attorney Whitham advised that this was different because health spas are allowed in Torrance with a Conditional Use Permit.


Commissioner Horwich stated that he believed the original concerns about parking and safety have been addressed and while he was still disturbed by the characterization of the Garden Grove operation at the last meeting, he would accept Mr. Cordova’s statement at face value.

   
Chairperson Busch noted that he had asked that a Police Department representative be present at the meeting due to concerns about this type of business and although he understood staff’s explanation for not providing one, those concerns had not been alleviated.  He related his understanding that Planning Commissions in other cities have police department representatives at meetings in some cases.


Commissioner Browning reported that he personally observed semi-trucks in the area loading/unloading goods and recalled that it was Mr. Bihn who suggested that the bowling alley parking lot could be used for overflow parking.  He expressed concerns that people who live in the apartments to the east of the project could be impacted by spillover of light from the parking lot and that they might not have known about the hearing because notices are sent to property owners.  He noted that the Garden Grove Police Department cannot comment on ongoing investigations and Commissioners had no way of knowing whether this applies in this case.


Commissioner Skoll stated that he looked at the parking situation and didn’t doubt that there was truck traffic in the area, however, he concluded that overall this is a good project that will benefit the City and people in the surrounding area.


Voicing support for the project, Commissioner Gibson stated that she had great concerns about the project at the last meeting, but Mr. Cordova had eased her fears and she would trust what he said.


Commissioner Browning recommended that the hours of operation be amended to conform to the TMC and that the period for review be expanded from 6 months to 18 months.


MOTION:  Commissioner Skoll moved for the approval of CUP08-00010, as conditioned, including all findings of fact set forth by staff, with the following modifications:

Add

· That additional lighting shall be installed in the church parking lot and in the spa’s parking lot to the west of the building to the satisfaction of the Community Development Director.

· That a security guard shall be provided in the church parking lot during evening hours.

· That employees shall be required to park in the church parking lot.

· That the hours of operation shall be 9:00 a.m. to 11:00 p.m.

Modify

No. 11
That the operation of the parking lot shall be monitored by Community Development staff for a period of six eighteen months and if needed, the Planning Manager may restrict the hours of operation to the satisfaction of the Community Development Director.
The motion was seconded by Commissioner Weideman and passed by a 5-1 roll call vote, with Commissioner Browning dissenting and Chairperson Busch abstaining.


Planning Associate Martinez read aloud the number and title of Planning Commission Resolution No. 08-043.


MOTION:  Commissioner Skoll moved for the adoption of Planning Commission Resolution No. 08-043 as amended.  The motion was seconded by Commissioner Uchima and passed by a 6-1 roll call vote, with Commissioner Browning dissenting.

10.
WAIVERS

11.
FORMAL HEARINGS

11A.
CUP07-00014: JOSEPH DIXON

Planning Commission consideration for approval of a Conditional Use Permit to allow an existing single-family residence to be converted into an office on property located in the C-2 Zone at 1301 Crenshaw Boulevard.

Recommendation

Approval.

Planning Associate Martinez introduced the request and noted supplemental material consisting of a revised resolution.

Joseph Dixon, 5307 Reese Road, applicant, voiced his agreement with the recommended conditions of approval, noting that staff has agreed to change the wording of Condition No. 14.  He reported that both his wife and his daughter plan to run their businesses from the property; that his wife sells dental rinses and his daughter has a casting agency; and that neither business involves a lot of walk-in customers.  He noted that the previous owner used the property for a business but did not have the proper permits.

In response to Commissioner Browning’s inquiry, Sr. Planning Associate Santana confirmed that the garage door will be required to be open during business hours because one of the required parking spaces is located in the garage.  He explained that staff felt this was preferable to having the garage door removed for aesthetic reasons.

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

Associate Civil Engineer Symons noted that Condition No. 14 should be amended to read, “That the applicant shall show proof of, or grant an easement for, ingress and egress purposes as shown on easement exhibits in the staff report.”
MOTION:  Commissioner Browning moved for the approval of CUP07-00014, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Uchima and passed by unanimous roll call vote.

Planning Associate Martinez read aloud the number and title of Planning Commission Resolution No. 08-060.


MOTION:  Commissioner Browning moved for the adoption of Planning Commission Resolution No. 08-060.  The motion was seconded by Commissioner Gibson and passed by unanimous roll call vote.

11B.
MOD08-00003, WAV08-00004: FIRST LUTHERAN CHURCH OF TORRANCE

Planning Commission consideration for approval of a Modification of a previously approved Conditional Use Permit (CUP76-38) to allow additions to the existing church fellowship hall in conjunction with a Waiver to allow less than the required setback on property located in the R-2 Zone at 2900 Carson Street.

Recommendation

Approval of the Modification and denial without prejudice of the Waiver.


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


Tim Cullen, representing First Lutheran Church of Torrance, explained that the church would like to add a kitchen and auxiliary rooms to fellowship hall in order to continue church programs and expand community services.  He reported that the project is consistent in size and scope with the surrounding area and will not impact traffic or parking.  He explained that the Waiver is needed because the hall is bounded on three sides by existing buildings and there is no other place to expand.  He clarified that the proposed 13-foot wide driveway is intended to allow vehicles to get closer to the kitchen for the homeless meal program and is not intended for use as a loading zone for the school.

 
Sr. Planning Associate Santana advised that a condition was included requiring that the driveway be eliminated or redesigned because it is not wide enough for vehicles to pass and it would intrude on the public sidewalk.


Commissioner Browning indicated that he could not support the project with the 13-foot driveway.


Mr. Cullen reported that the church’s primary goal was to expand the hall and would eliminate the driveway if the Commission preferred.


Commissioner Browning asked about the possibility of moving the existing wall to provide the required setback.


John Gougeon, project architect, explained that that option was considered, but rejected because it would reduce the capacity of the hall and make the stage off-center.  He further explained that there is no other location to put the kitchen and it would not be efficient if reduced in size. 


Mr. Cullen related his belief that the project as proposed was the best way to balance the church’s needs with City requirements.

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

MOTION:  Commissioner Uchima moved for the approval of MOD08-00003, 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.

MOTION:  Commissioner Horwich moved to deny WAV08-00004 without prejudice.  The motion was seconded by Commissioner Gibson and discussion continued.

Commissioner Weideman related his understanding that the kitchen couldn’t be built without the Waiver.

Sr. Planning Associate Santana confirmed that the project would have to be redesigned if the Waiver is denied.


Commissioner Uchima voiced support for the Waiver, citing testimony that there is no other place to put the kitchen.


Commissioner Browning also expressed support for the Waiver, noting that buildings are not all in line on this block and doubted that the 7-foot encroachment would even be noticeable.  


Commissioner Uchima offered the following substitute motion:

MOTION:   Commissioner Uchima moved for the approval of WAV08-00004, as conditioned, including all findings of fact set forth by staff.  The motion was seconded by Commissioner Browning and passed by a 5-2 roll call vote, with Commissioner Horwich and Chairperson Busch dissenting.


Sr. Planning Associate Santana noted that staff would return with a resolution reflecting the Commission’s approval of the Waiver.

Planning Associate Martinez read aloud the number and title of Planning Commission Resolution No. 08-061.


MOTION:  Commissioner Uchima moved for the adoption of Planning Commission Resolution No. 08-061.  The motion was seconded by Commissioner Browning and passed by unanimous roll call vote.

11C.
PRE08-00009: STEPHEN AND JUDY EBEY

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 161 Paseo de la Delicias.

Recommendation

Approval.


Planning Associate Martinez introduced the request and noted supplemental material available at the meeting consisting of correspondence received after the agenda item was completed.


Jan Trobaugh, project architect, explained that a two-story addition has been approved, but not yet constructed at 157 Paseo de la Delicias, therefore he didn’t pay a lot of attention to the impact on homes to the north of the proposed project because he thought any views would already be blocked by this addition.  He stated that he was surprised by the opposition from neighbors at 145 Paseo de la Delicias because they did not object to the other addition, which is between them and the proposed project.


Commissioner Weideman asked if Mr. Trobaugh would like to continue the hearing now that he has learned of these concerns.  Mr. Trobaugh stated that he would like to hear neighbors’ comments before agreeing to a continuance.


Commissioner Browning indicated that he favored a continuance, noting that the staff report mentions that revised plans must be submitted because fireplaces and windows were omitted from the north and south elevations.  He suggested that the applicant consider increasing the roof deck’s setback to comply with new regulations in the Draft Roof Deck Ordinance.

Mr. Trobaugh commented on the difficulty of designing a project to comply with standards that have not yet been adopted as they could still be changed, noting that the roof deck complies with existing requirements.


Steve Gerhardt, 149 Paseo de la Delicias, noted that he detailed his concerns in the letter included in the supplemental material.  He explained that he objects to this project because it extends beyond the addition at 157 Paseo de la Delicias and would obliterate the view from his bedroom.  He voiced his opinion that roof decks should not be allowed because they are seldom used and they are an architectural abomination.  He reported that he had not met with the applicants or their architect and would welcome an opportunity to do so.

 
Commissioner Weideman suggested that Mr. Gerhardt might wish to share his perspective on roof decks when the City Council considers the Draft Roof Deck Ordinance, and Sr. Planning Associate Santana offered to add him to the notification list for the public hearing.


Patricia Johns, 153 Paseo de la Delicias, stated that she was opposed to the extension to the rear of the property and the roof deck due to the impact on privacy.  She expressed her willingness to work with the applicants and their architect.


Ruth Vogel, 114 Via la Soledad, voiced her opinion that roof decks do not belong in the Riviera area or possibly anywhere in Torrance.  She questioned whether large porches and balconies included in the plans could be enclosed in the future, and Sr. Planning Associate Santana explained that the property owners would have to go through the Community Development Department and obtain approval via the sign-off process or a Precise Plan depending on the size and location of the area to be enclosed.


Mr. Trobaugh requested that the hearing be continued so he could find out exactly how far the addition at 157 Paseo de la Delicias extends into the rear yard and then meet with neighbors.  


Commissioner Browning expressed concerns about the roof deck, noting that placing a deck above a second story greatly increases the potential that it will impact the privacy of neighbors.


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


Chairperson Busch noted that there would be no additional notification because the hearing was continued to a date certain.

12.
RESOLUTIONS – None.

13.
PUBLIC WORKSHOP ITEMS – None.

14.
MISCELLANEOUS ITEMS

14A.
EVN08-00037: MITSUWA MARKETPLACE

Planning Commission consideration of an appeal of the Community Development Director’s approval of a Temporary Parking Lot Event Permit to allow a summer cultural festival to occur on July 19 and 20, 2008 on property located in the Industrial Redevelopment Project Area at 21515 Western Avenue.

Appeal was withdrawn.

14B.
PLANNING COMMISSION ELECTIONS


MOTION:  Commissioner Skoll nominated Commissioner Browning to be Chairperson for 2008-09.  The motion was seconded by Commissioner Horwich and passed by unanimous roll call vote.


MOTION:  Commissioner Weideman nominated Commissioner Gibson to be Vice-Chair for 2008-09.  The motion was seconded by Commissioner Browning and passed by unanimous roll call vote.

15.
REVIEW OF CITY COUNCIL ACTION ON PLANNING MATTERS


Sr. Planning Associate Santana reported that the City Council approved the six-unit condominium project on Apple Avenue at the June 24 Council meeting and decided not to reconsider the two-unit project on Sartori at the July 1 Council meeting.

16.
LIST OF TENTATIVE PLANNING COMMISSION CASES


Sr. Planning Associate Santana reviewed the agenda for the July 16, 2008 Planning Commission meeting.

17.
ORAL COMMUNICATIONS #2

17A.
Chairperson Busch congratulated newly elected and remaining City Council members and offered well wishes to departing Council members.
17B.
Commissioner Weideman highlighted the Commission’s accomplishments over past year under the leadership of Chairperson Busch: 1) Brought forward to the City Council proposed changes to the ordinance restricting hours of construction; 2) Recommended a new Roof Deck Ordinance; 3) Proposed new rules regarding Motions for Reconsideration, which were subsequently adopted by the City Council; 4) Formed a new committee to review various aspects of the Hillside Overlay Ordinance; 5) Reviewed and adjudicated many projects, including the new Miyako Hotel; and 6) Made procedural changes, including adding an Oral Communications segment at the start of the meeting and staggering the voting order.  He thanked Chairperson Busch for his leadership.    

17C.
Commissioner Skoll also thanked Chairperson Busch and congratulated Commissioner Browning and Commissioner Gibson on being elected Chair and Vice-Chair.

17D.
Commissioner Skoll related his understanding that 17 or 18 sets of plans must be submitted for a project.

Sr. Planning Associate Santana explained that 23 sets plans are required and this is done to speed the process as it allows the various departments/divisions to review the project at the same time rather than having to wait for one set of plans to be passed along.  He noted that staff is exploring new technology that could eventually eliminate the need for so many sets of plans.

17E.
Commissioner Skoll stressed the need to notify the public about the General Plan Workshop scheduled for July 9.  

17F.
Commissioner Browning complimented Chairperson Busch on doing a great job of chairing the meetings.

17G.
Commissioner Horwich thanked Chairperson Busch for his service and also thanked Commissioner Weideman for listing the Commission’s accomplishments.

17H.
Commissioner Gibson commended Chairperson Busch for providing strong leadership and congratulated Commissioner Browning.

17I.
Commissioner Uchima commended Chairperson Busch for a job well done, stating that he appreciated how he moved meetings along and always treated everyone with respect.  He congratulated Commissioner Browning and Commissioner Gibson.

17J.
Commissioner Uchima noted that he will be on vacation beginning July 9 and requested excused absences from the July 9 workshop and the July 16 Commission meeting. 
17K.
Chairperson Busch noted that he has served on several boards and commissions, but felt that the Planning Commission was the best commission to serve on because of the many important decisions commissioners must make on issues that affect so many in the community.  He related his belief that the formation of the Hillside Overlay Committee was an important step and asked that all Commissioners receive agendas and minutes from committee meetings, which will start in September.  He thanked Commissioner Uchima and Commissioner Horwich for serving as role models and commended staff for the excellent support they provide.  
18.
ADJOURNMENT


At 11:05 p.m., the meeting was adjourned to Wednesday, July 16, 2008 at 7:00 p.m.

Approved as Submitted

August 20, 2008

s/   Sue Herbers, City Clerk    (lc)
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