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ZONING DIVISION

February 19, 2004

CHAIRMAN AND PLANNING COMMISSIONERS
City of Long Beach

California

‘SUBJECT: Request for a Local Coastal Development Permit, Vesting Tentative
Parcel Map No. 060880, and Standards Variance to Construct a
Two-Unit, Four-Story Condominium on a Vacant Lot with the
Following Code Exceptions: a Garage Setback of 90" from the
Front Property Line (Instead of 20°0"), a Front Yard Setback of 2'9”
(Instead of 8'0"), and a 32'4" Wide Curb Cut (Instead of not more
than 20'0") (District 2)

LOCATION: 1720 Bluff Place

APPLICANT: Paul Anile
c/o Bozena Jaworski of RPP Architects & Assoc. Inc.
3837 E 7" Street
Long Beach, CA 90804

RECOMMENDATION

Approve the Local Coastal Development Permit, Vesting Tentative Parcel Map No.
060880 and Standards Variance requests for a reduced garage setback, reduced front
yard setback and oversized curb cut, subject to conditions.

REASONS FOR RECOMMENDATION

1. The subdivision, as conditioned is consistent with the requirements of the
Subdivision Regulations and the intent of the Land Use Element of the General
Plan;

2. The project is consistent with the Local Coastal Development Plan;

3. Positive findings can be made to grant the Standards Variance requests given

the unique size, shape and topography of the lot; and

4. Approval of the subdivision will allow for increased home ownership opportunities
in the Coastal Zone.
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BACKGROUND

The subject site is a vacant 2,130 square foot lot located on the south side of Bluff
Place, between 11" and 12" Place. Access is provided via Biuff Place, a 300" wide
public street that dead-ends at the toe of the bluff. The lot is currently vacant and is
one of four parcels on this block face.

The applicant is proposing construction of a two-unit, four story condominium and four-
car garage on a vacant ocean front lot.

Adjacent land uses include multifamily residential to the north (across Bluff Place), a
four story single family home to the east approved by the Planning Commission January
15, 2004 (Case No. 0309-12), the beach to the south, and a four story duplex to the
west.

The following table provides a summary of the Zoning, General Plan, and land uses
surrounding the subject site:

ZONING GENERAL PLAN LAND USE
SITE PD-5 LUD #4 High Vacant
Density Res.
NORTH PD-5 LUD #4 High Multifamily
Density Res. Residential
SOUTH P LUD # 11 Open Beach
Space/Park
EAST PD-5 LUD #4 High Single Family
Density Res. Residential
(Proposed)
WEST PD-5 LUD #4 High Duplex Residential
Density Res.

A parking analysis for the project is as follows:

Parking Required Parking Provided
4 4
PROJECT DESCRIPTION

This project involves the construction of a two-unit four-story condominium and four-car
garage. The first floor consists of living area and open deck for unit A, with a bedroom
and bathroom on the second floor. The second floor (located at the grade of Bluff
Place) also contains a four-car garage and foyer for unit B. The third floor contains the
dining room, kitchen, living room and open deck for unit B with the bedrooms and
bathrooms for unit B located on the fourth floor. Unit A is approximately 1,500 square
feet and Unit B 2,300 square feet. Each unit will be assigned two garage parking
spaces.
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The property is located in the Ocean Boulevard Planned Development District (PD-5),
Subarea 2. This multifamily residential district permits building to be constructed at a
height of four stories and 45' above Ocean Boulevard grade. The proposed duplex is
approximately 15.5’ above the grade of the top of the bluff (12" Place). Another special
standard is that any portion of the building south of the shoulder of the bluff shall be
terraced to reflect the sloping nature of the bluff. This involves setting back the upper
stories of the building. The proposed development complies with the density, height
and number of parking spaces; however, variances are required for the following
development standards:

e A garage setback of 9'0" (instead of 20'0");
e A front yard setback of 2'9” (instead of 8'0"); and
e A curb cut of 32'4” (instead of not more than 20°0).

All three of the other residential buildings on Bluff Place have been granted standards
variance requests for the garage setback due to the shallow lot depths and oversized
curb cuts to allow access to more than two side by side parking spaces. Additionally,
variances have been granted for reduced front yard setbacks for two of the other
residential buildings on this street.

CURRENT ACTION REQUESTED

The current action requested is the approval of a Local Coastal Development Permit,
Vesting Tentative Parcel Map No. 060880, and three Standards Variance requests.

Such requests may be granted only when favorable findings, as specified in Section
21.12.100 (Subdivision Regulations) and Chapter 21.25. (Zoning Regulations) are
made. These findings and staff analysis are presented for consideration, adoption and
incorporation into the record of proceedings:

LOCAL COASTAL DEVEVLOMENT PERMIT FINDINGS

Pursuant to Chapter 21.25, Division IX of the Long Beach Municipal Code, the City shall
not approve a Local Coastal Development Permit unless positive findings are made
consistent with the criteria set forth in the Local Coastal Development Permit
regulations.

1. THE PROPOSED DEVELOPMENT CONFORMS TO THE CERTIFIED LOCAL
COASTAL PROGRAM INCLUDING BUT NOT LIMITED TO ALL
REQUIREMENTS FOR REPLACEMENT OF LOW AND MODERATE-INCOME
HOUSING; AND

A positive finding can be made for this item.

The site is located in Area A (The Bluffs) of the Local Coastal Plan. The zoning
designation for this site is the Ocean Boulevard Planned Development District
(PD-5), subarea 2. This subarea is designated for multifamily residential
development with a density of up to 54 dwelling units per acre. The subject site,
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a 2,130 square foot lot, would allow two dwelling units. The applicant is
proposing a four-level duplex and a four-car garage. The home is three stories
high measured from Bluff Place and four stories from the beach.

The proposed home is consistent with the density, parking and height
requirements of the zone. Standards Variance requests have been submitted for
a reduced front yard setback, oversized curb cut, and reduced garage setback.

2. THE PROPOSED CONFORMS TO THE PUBLIC ACCESS AND RECREATION
POLICIES OF CHAPTER 3 OF THE COASTAL ACT. THE SECOND FINDING
APPLIES ONLY TO DEVELOPMENT LOCATED SEAWARD OF THE
NEAREST PUBLIC HIGHWAY TO THE SHORELINE.

A positive finding can be made for this item.

Chapter 3 of the Coastal Act deals with the public’s right to use of beach and
water resources for recreational purposes. The chapter provides the basis for
state and local governments to require beach access dedication and to prohibit
development which restricts public access to the beach and/or water resources.
A stairway is provided at the end of 11" Place for public access to the beach.
The variance requests as currently proposed will not reduce access or views to
the beach.

The site is located south of Bluff Place with frontage on the beach. The
proposed duplex will not block public access to the beach or recreational
resources. The home has been approved with a reduced front yard and garage
setback, and to exceed the permitted curb cut width. PD-§ allows a height of four
stories and 45’ above Ocean Boulevard grade, but also requires any building
south of the toe of the bluff to be terraced to reflect the sloping nature of the biuff.
The building height complies with this standard.

Additionally, as required by the Planned Development Regulations, the developer
will be contributing funds (1/2 of 1% of the value of the development) for bluff
improvements for general access along the bluff area.

STANDARDS VARIANCE FINDINGS

Pursuant to Chapter 21.25, Division il of the Long Beach Municipal Code, the variance
procedure is established to allow for flexibility in the Zoning Regulations. This flexibility
is necessary to because not all circumstances relative to all lots can be foreseen and
evaluated in the writing of such regulations. in order to prevent abuse of this flexibility,
certain findings of fact must be made before any variance can be granted. These
findings have been incorporated in the Long Beach Municipal Code.

A. The site or the improvements on the site are physically unique when
compared to other sites in the same zone.
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The site is physically unique due to its shape, size and slope when compared to
other sites in PD-5. The site is approximately 2,130 square feet in area with a
depth of 36.5’ to 41’ and a slope of up to seventeen feet from front to back and of
up to five feet from side to side. It is the third lot located on Bluff Place with the
beach to the south, a vacant lot to the east, and an existing duplex to the west.
This site is also the second smallest of the four lots located on the south side of
Biuff Place. These four lots are all unique when compared to other site in PD-5,
which are predominately large sites from 10,000 square feet to over to an acre,
with frontage on Ocean Boulevard and the beach. Many of these sites have
been developed with multifamily high-rise or mid-rise developments. Although
the site is similar to three other lots on Bluff Place, it is very unique when
compared to other site in the Ocean Boulevard Planned Development District.

B. The unique situation causes the applicant to experience hardship that
deprives the applicant of a substantial right to use of the property as other
properties in the same zone are used and will not constitute a grant of
special privilege inconsistent with limitations imposed on similarly zoned
properties or inconsistent with the purpose of the zoning regulations.

The unique lot size, shape and topography create a hardship in developing this
site in strict compliance with the zoning regulations. Similar findings of hardship
have been found for adjacent lots on Bluff Place including:

e In 1989 1710 & 1718 Bluff Place, was developed with a four story, two-
unit residence (Case 486-86) with two floors above Bluff Place and two
below the grade of Bluff Place.

s The first lot at the top of Bluff Place (1700 Bluff Place) was approved by
the City Planning Commission for construction of a five-story, two-unit
condominium (Case No 0308-06) with three floors above Bluff Place and
two below grade. This approval included a request for a Subdivision
Map, Local Coastal Development Permit, and Standards Variances. The
variance requests were for a reduced street side yard setback from 11™
Place, a reduced front yard setback, oversized curb cut, reduced garage
setback, projections into the side yard setback and a request to not
terraced the first three floors of the building. The applicant’s requests for a
reduced garage setback and oversized curb cut width are similar to those
approved for the other three lots on Bluff Place.

» Lastly, the Planning Commission approved a local coastal permit and
standards variance for the last lot on Bluff Place (1724 Bluff Place) on
January 15, 2004 (Case No. 0309-12) for a four story single family home
with a reduced garage setback, reduced front yard setback, oversized
curb cut, reduced street side yard setback and to exceed the lot
coverage.

The lot depth prohibits compliance with the garage setback. Therefore, if this
variance was not granted the property development may be impractical.
Additionally, the other three sites have also been granted reduced garage
setbacks and oversized curb cut widths.
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The request for the reduced front yard setback is for a small portion of the home.
The first floor or basement is not visible and located below the garage.
Additionally, 3’3" of the first is not living area but an enclosed drainage service
area for the home. The second floor complies with the required 8'0" front yard
setback and the third and fourth floors have varying setbacks from 10'2” to 5°10”
with a small portion of the building at the northeast corner encroaching into the
front.

The unique size and shape of the lot creates a need for slight deviations from the
Zoning Requirements. The intent of a Standards Variance is to allow a
substantial right to use of the property as other properties in the same zone are
used and will not constitute a grant of special privilege. Approval of an oversized
curb cut, reduced front and garage setback, are similar to other exceptions
granted to the adjacent property. The intent of this recommendation is to grant
this property owner the same rights enjoyed by the neighboring property owner
on a similar size lot with similar characteristics. The following discussion
presents the Standards Variances requested and staff response:

¢ Building front yard setback of 2'9™ (instead of not less than 8');

Staff recommends this request be approved. The 2’9" front setback is
for the first floor only for a drainage service wall. The building wall has
a 6’0" setback. The second floor at Bluff Place grade complies with the
80" front setback and the third and fourth floor have an average
setback of 8'0" however, the northeast corner of the building projects
into the front setback 2'2". This is a minor encroachment and the
majority of the building complies with the required setback.

e  Curb cut width of 32'4” (instead of not more than 20°);

Staff recommends approval of the wider curb cut to provide access to
four independently accessible side-by-side parking spaces.

o Reduced garage setback from the front property line (instead of 20°);

Due to the shallow lot depth of approximately 36.5 to 41’ a reduced
garage setback enjoyed by the neighboring property owner, approval is
recommended for this request. The Public Works Department does
have concerns regarding the parking of vehicles over the sidewalk due
to the garage setback therefore a condition has been added to address
this concern

C. The variance will not cause substantial adverse effects upon the
community; and

The variance request for the garage setback, reduced front setback and curb cut
width are not expected to cause any adverse effects upon the community. These
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rights are currently enjoyed by the other three sites on Bluff Place and are similar
to previous approvals granted for similar sized lots.

In the Coastal Zone, the variance will carry out the local coastal program
and will not interfere with physical, visual and psychological aspects to or
along the coast.

The project is located in the Coastal Zone. These findings are attached.

TENTATIVE TRACT MAP FINDINGS

Pursuant to Section 20.12.100 of the Long Beach Municipal Code, the Planning
Commission shall approve a tentative map if it complies with State and Local
regulations. The tentative map can be granted only when positive findings are made
consistent with the following criteria set forth in the Subdivision regulations.

A

That the proposed map is consistent with applicable general and specific

‘plans;

The subject site is currently located in an area of a General Plan designated as
LUD #4 — High Density Residential District which encourages dense residential
development. This development is consistent with the Land Use Element.

The specific plan is the Ocean Boulevard Planned Development District (PD-5).
This development, with the exception of the variance request, is consistent with
the zoning regulations and development standards outlined therein.

That the design or improvement of the proposed subdivision is consistent
with applicable general and specific plans;

The design and improvement of the proposed subdivision has been determined
to be consistent with the Land Use Element and General Plan as multifamily
development and the zoning regulations (PD-5), with the exception of the
Standard Variance requests.

That the site is physically suitable for the type of development;

The site is physically suitable for this type of development. Due to the extreme
slope of the property there may be difficulty in complying with all the development
standards of PD-5.

That the site is physically suitable for the proposed density of
development;

The permitted density in this subarea of the Planned Development District is
806.6 square feet per unit. This 2,130 square feet lot allows two dwelling units.
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E. The design of the subdivision or the proposed improvements are not likely
to cause substantial environmental damage or substantial and avoidable
injury to fish and wildlife or their habitat;

No adverse impacts are anticipated if the project is redesigned to comply with the
development standards of PD-5, with the exception of the Standards Variance
request.

F. That the design of the subdivision or the type of improvement is not to
cause serious public health or safety problems; and

The proposed subdivision for the purpose of creating three residential
condominiums on an exiting ocean front lot is not likely to cause serious public
health or safety problems.

G. The design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through or use of
property within the proposed subdivision.

The tentative tract map has been reviewed by all concerned City departments
and it has been found that the design and improvements of the site will not
conflict with public access easements. All required easements and utility
locations will be provided for prior to the recordation of the final map. There are
no easements required by the public at large for access through, or for the use of

the property.
PUBLIC HEARING NOTICE

392 Notices of Public Hearing were mailed on February 3, 2004, to those property
owners within the three hundred (300) foot mailing radius, tenants within a one hundred
(100) radius, the Alamitos Beach Neighborhood Association, and the -elected
representative of the Second District.

REDEVELOPMENT REVIEW
The project is not located in a Redevelopment Project Area.

ENVIRONMENTAL REVIEW

The proposed action has been determined to be categorically exempt from the
requirements of the California Environmental Quality Act and the CEQA Guidelines. A
Categorical Exemption (CE 03-247) was issued December 29, 2003 under a Class 3
exemption (CEQA Guidelines Section 15303) for minor land divisions.
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IT IS RECOMMENDED THAT THE PLANNING COMMISSION

Approve the Local Coastal Development Permit, Vesting Tentative Parcel Map No.
060880 and Standards Variance requests for a reduced garage setback, reduced front
yard setback and oversized curb cut, subject to conditions

Respectfully submitted,

FADY MATTAR,
ACTING DIRECTOR OF PLANNING AND BUILDING

L s
By: juﬂﬁﬂ-%fm/\ Approved:
LYNETTE FERENCZY {
PLANNER IV

ING ADMINISTRATOR

Attachments:

1. Conditions of Approval;

2. Location Maps

3.Vesting Tentative Tract Map No. 060880, Project plans and site photographs.
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LOCAL COASTAL DEVELOPMENT PLAN, SITE PLAN REVIEW
STANDARDS VARIANCES, VESTING TENTATIVE PARCEL MAP No. 060880
CONDITIONS OF APPROVAL
CASE 0312-22
Date: February 19, 2004

1. This permit and all development rights hereunder shall terminate one year from
the effective date (final action date or, if in the appealable area of the Coastal
Zone, 21 days after the local final action date) of this permit unless construction
is commenced or a time extension is granted, based on a written and approved
request submitted prior to the expiration of the one year period as provided in
Section 21.21.406 of the Long Beach Municipal Code.

2. The code exception(s) approved for this project is (are) as follows:
a. A front yard setback of 2'9” (instead of 8'0");
b. Curb cut width of 32'4” (instead of not more than 20 feet); and
c. A garage setback of 9'0” (instead of 20').

3. This permit shall be invalid if the owner(s) and/or applicant(s) have failed to
return written acknowledgment of their acceptance of the conditions of
approval on the Conditions of Approval Acknowledgment Form supplied by the
Planning Bureau. This acknowledgment must be submitted within 30 days form
the effective date of approval (final action date or, if in the appealable area of the
Coastal Zone, 21 days after the local final action date). Prior to the issuance of a
building permit, the applicant shall submit a revised set of plans reflecting ail of
the design changes set forth in the conditions of approval to the satisfaction of
the Zoning Administrator.

4, If, for any reason, there is a violation of any of the conditions of this permit or
if the use/operation is found to be detrimental to the surrounding community,
including public health, safety or general welfare, environmental quality or quality
of life, such shall cause the City to initiate revocation and termination procedures
of all rights granted herewith.

5. In the event of transfer of ownership of the property involved in this application,
the new owner shall be fully informed of the permitted use and development of
said property as set forth by this permit together with all conditions which are a
part thereof. These specific requirements must be recorded with all title
conveyance documents at time of closing escrow.

6. All conditions of approval must be printed verbatim on all plans submitted for
plan review to the Planning and Building Department. These conditions must be
printed on the site plan or a subsequent reference page.
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7.

10.

11.

12.

13.

The Director of Planning and Building is authorized to make minor
modifications to the approved design plans or to any of the conditions of
approval if such modifications shall not significantly change/alter the approved
design/project. Any major madifications shall be reviewed by the Site Plan
Review Committee or Planning Commission, respectively.

Site development, including landscaping, shall conform to the approved plans on
file in the Department of Planning and Building. At least one set of approved
plans containing Planning, Building, Fire, and, if applicable, Redevelopment and
Health Department stamps shall be maintained at the job site, at all times for
reference purposes during construction and final inspection.

Prior to the issuance of a building permit, the applicant must depict all utility
apparatus such as, but not limited to, backflow devices and Edison transformers,
on both the site plan and the landscape plan. These devices shall not be
located in any front, side, or rear yard area that is adjacent to a public street.
Furthermore, this equipment shall be properly screened by landscaping or any
other screening method approved by the Director of Planning and Building.

Prior to the issuance of a building permit, the applicant must submit complete
landscape and irrigation plans for the discretionary approval of the Director of
Planning and Building. The landscaping plan shall include drought tolerant street
trees to be installed consistent with the specifications of the Street Tree Division
of the Department of Pubic Works. Approved root guards shall be provided for
all street trees.

Where feasible, all landscaped areas shall be planted with drought tolerant
plant materials. All landscaped areas shall be provided with water conserving
automatic irrigation systems designed to provide complete and adequate
coverage to sustain and promote healthy plant life. The irrigation system shall
not cause water to spray or flow across a public sidewalk.

All landscaped areas must be maintained in a neat and healthy condition,
including public parkways and street trees. Any dying or dead plant materials
must be replaced with the minimum size and height plant(s) required by Chapter
21.42 (Landscaping) of the Zoning Regulations. At the discretion of city officials,
a yearly inspection shall be conducted to verify that all irrigation systems are
working properly and that the landscaping is in good healthy condition. The
property owner shall reimburse the City for the inspection cost as per the special
building inspection specifications established by City Council.

The property shall be developed and maintained in a neat, quiet, and orderly
condition and operated in a manner so as not to be detrimental to adjacent
properties and occupants. This shall encompass the maintenance of exterior
facades of the building, designated parking areas serving the use, fences and the
perimeter of the site (including all public parkways).
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14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

Exterior security bars and roll-up doors applied to windows and pedestrian
building entrances shall be prohibited.

Any graffiti found on site must be removed within 24 hours of its appearance.

Energy conserving equipment, lighting and construction features shall be
utilized on the building.

All rooftop mechanical equipment shall be fully screened from public view.
Said screening must be architecturally compatible with the building in terms of
theme, materials, colors and textures. If the screening is not specifically
designed into the building, a rooftop mechanical equipment plan must be
submitted showing screening and must be approved by the Director of Planning
and Building prior to the issuance of a building permit.

Adequately sized trash enclosure(s) shall be designed and provided for this
project as per Section 21.46.080 of the Long Beach Municipal Code. The
designated trash area shall not abut a street or public walkway and shall be
placed at an inconspicuous location on the lot.

All structures shall conform to the Long Beach Building Code requirements.
Notwithstanding this subject permit, all other required permits from the Building
Bureau must be secured.

Separate building permits are required for signs, fences, retaining walls, trash
enclosures, flagpoles, pole mounted yard lighting foundations and planters.

Approval of this development project is expressly conditioned upon payment
(prior to building permit issuance or prior to Certificate of Occupancy, as
specified in the applicable Ordinance or Resolution for the specific fee) of impact
fees, connection fees and other similar fees based upon additional facilities
needed to accommodate new development at established City service level
standards, including, but not limited to, sewer capacity charges, Park Fees and
Transportation Impact Fees.

The applicant shall file a separate plan check submittal to the Long Beach Fire
Department for their review and approval prior to the issuance of a building
permit.

All required utility easements shall be provided to the satisfaction of the
concerned department or agency.

A grading plan with hydrology and hydraulic calculations showing building
elevations and drainage patterns and slopes shall be submitted for the review
and approval to the Director of Planning and Building and the Director of Public
Works prior to the issuance of a building permit.
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25.

26.

27.

28.

29.

30.

31.

32.

33.

eooUT

Grading and construction activities shall conform to Rule 403 of the South Coast
Air Quality Management District and shall include the following:

a. Use water trucks and hoses to wet exposed and graded areas at least
twice daily with complete coverage on all active areas and periodic wash-
downs of public streets in the vicinity of all entrances and exits to the
project site. Increase frequency of watering to three or more times per
day whenever winds exceed 15 miles per hour, and cease grading
activities during period of winds greater than 30 miles per hour.

Water material being excavated and stock-piled.

Water grading and cover materials being transported.

Maintain grading and construction equipment in proper tune.

Schedule truck trips to avoid peak hours (7-9 a.m. and 4-6 p.m,
weekdays).

Discontinue construction during stage Il smog alerts (ozone more than or
equal to 0.35 ppm.)

b

Demolition, site preparation, and construction activities are limited to the
fallowing (except for the pouring of concrete which may occur as needed):

a. Weekdays and federal holidays: 7:00 a.m. to 7:00 p.m,;
b. Saturday: 9:00 a.m. - 6:00 p.m.; and
c. Sundays: not allowed

Any off-site improvements found to be damaged shall be replaced to the
satisfaction of the Director of Public Works.

All unused curb cuts must be replaced with full height curb, gutter, and
sidewalk, and any proposed curb cuts shall be reviewed, approved and
constructed to the specifications of the Director of Public Works.

The applicant shall obtain approval from the Police Department prior to issuance
of a building permit. Please contact Susanne Steiner at (562) 570-5805.

The applicant shall provide sufficient area for the storage of trash receptacles on-
site.

The developer shall contribute at least one-half of one percent of the value of the
development for pedestrian access to the beach. Please contact the Parks,
Recreation and Marine Bureau a (562) 570-3130 for details.

A sectional roll up door with an automatic garage door opener shall be provided
and exterior garage lighting.

The following requirements shall be completed to the satisfaction of the Director
of Public Works:
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34.

35.

36.

37.

38.

a. Any off-site improvements found damaged as a result of construction
activities shall be reconstructed by the developer;

b. The developer shall dedicate additional right-of-way adjacent to the project
site along Biuff Place for sidewalk purposes in accordance with ADA
standards. Dedication of additional sidewalk area, to the satisfaction of the
Director of Public Works, will be required as necessary to maintain ADA
clearance standards around potential sign post installations;

c. The developer shall reconstruct full width of street pavement in Bluff Place
adjacent to the site;

d. The developer shall submit the necessary engineering street improvement
plans for review and approval;

e. The developer shall remove unused driveways and replace with full height

curb;

The location of any proposed driveways shall be approved;

g. The Department of Public Works is not supportive of a driveway variance
resulting in a driveway greater than 50" feet and less than 20 feet without
project design features or programs that would minimize the potential of
vehicles parking in such a manner to block the sidewalk. Such design
features or programs could include a reduced driveway apron, landscape
treatments, legally binding agreements, or other measures. The design shall
also be acceptable to the Director of Planning and Building;

h. The subdivider shall relocate existing facilties, as necessary to accommodate
the construction of the new sidewalk; and

i. The subdivider shall submit the necessary engineering street improvement
plans to the Department of Public Works for review and approval prior to
approval of the map.

b

The developer make arrangements with the adjacent property owner to use the
existing private sewer, or an additional private sewer line will be required from
the existing LBWD sewer main in Ocean Blvd to serve the development. Please
call LBWD for details.

Cars shall not be parked in the driveway or parked in a manner that allows them
to project over the public right-of-way.

Prior to release of the foundation permit, the applicant shall submit a soils
analysis and shoring plan, if applicable, for the discretionary review of the
Superintendent of Building and Safety.

The developer shall be required to keep the beach area from the toe of the bluff
seaward maintained in a clean condition and open to the public. Storage of
construction materials and equipment on the beach is expressly prohibited.

Upon completion of construction, the applicant shall restore any damage to the
beach to the satisfaction of the Director of Public Works.
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39.

40.

41.

42,

43.

44,

45.

46.

47.

48.

49.

The final tract map is to be prepared in accordance with the approved tentative
map and shall be recorded with the Los Angeles County Recorder's Office within
thirty-six (36) months from the final action date (in the appealable area of the
Coastal Zone, 21 days after the local final action date) of the tentative map. If
the final map cannot be recorded within the thirty-six (36) month period, the
subdivider can request a time extension. The time extension request shall be
submitted to the Zoning Administrator for review and approval as per Section
21.21.406 of the Long Beach Municipal Code

Unless specifically excepted by the Planning Commission, the proposed
subdivision shall conform to all conditions and to all other requirements of the
Subdivision Ordinance of the City of Long Beach.

The final plot plan shall be based upon criteria established by the Director of
Public Works. Such plot plan shall be submitted to the satisfaction of the Director
of Public Works prior to issuance of Certificate of Compliance.

Prior to issuance of the final Tract Map, all requirements as specified shall be
complied with in full.

Prior to approval of the final tract map by the Director of Public Works, the
subdivider shall deposit sufficient funds with the City to cover the cost of
processing the map through the Department of Public Works.

The subdivider shall be responsible for the maintenance of off-site improvements
during construction of the on-site improvements. Any off-site improvements
found damaged shall be reconstructed or provided for by the subdivider to the
satisfaction of the Director of Public Works.

All required utility easements shall be provided for to the satisfaction of the
concerned department or agency and shown on the final plot plan.

Should any public entity or public utility hold an interest in the subdivision, the
subdivider shall obtain utility clearance letters from such agency as required by
Section 66436 © (1) of the Subdivision Map Act prior to approval of the final map.

All outstanding special assessments shall be paid in full prior to approval of the
final plot plan.

County property taxes shall be paid prior to approval of the final plot plan.
All required off-site and on-site street improvements shall be provided for to the

satisfaction of the Director of Public Works prior to approval of the final Tract Map
or issuance of a building permit, whichever occurs first.
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50.

51.

52.

53.

54.

55.
56.

The applicant shall provide underground wiring for utility service to the project
from the applicable pole and shall provide a vacant duct to the appropriate feed
point for connection to future underground service to the satisfaction of the
Director of Planning and Building.

The subdivider shall provide fire hydrants and necessary fire protection facilities
to the satisfaction of the Fire Chief.

The site development shall conform to plans approved and on file in the
Department of Planning and Building.

Prior to the release of any building permit, the applicant shall submit for review
and approval of the Director of Planning and Building a landscape and irrigation
plan in full compliance with Chapter 21.42 of the Long Beach Zoning Code and
any landscape standards outlined in the Ocean Boulevard Planned Development
Plan (PD-5). One cluster of three palm trees for each twenty feet of beach
frontage. Any exposed bluff area shall be landscaped to the satisfaction of the
Department of Public Works, including bluff areas on public property and
adjacent public street rights-of-way.

The applicant shall provide sewer connection plans and garage drainage plans to
the satisfaction of the Director of Public Works and the Superintendent of
Building and Safety prior to issuance of a building permit.

All required grading shall be provided for prior to approval of the map.

The applicant shall execute and record covenants, conditions and restrictions (C.
C. & R's) against the title of the parcel, which contain the following provisions.
Prior to approval of the final map, a copy of the C. C. & R's shall be submitted to
the satisfaction of the Director of Planning and Building. These provisions shall
also be noted on the final map.

a. The subject condominium consists of two (2) dwelling units.

b. A minimum of four (4) parking spaces shall be permanently maintained as
parking facilities. Parking spaces must be used solely for the parking of
personal vehicles. Parking spaces may not be leased, subleased, sold or
given to others not a resident(s) of the condominium unit within the

development.

C. Two parking spaces shall be assigned to each of the units.

d. The common areas and facilities for the condominium shall be clearly
described.

e. The Homeowner's Association shall be responsible for the operation and

maintenance of the private sewer system connected to the public sewer
and site drainage system.
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f. The Homeowners Association shall be responsible for the maintenance of
the common areas and facilities and the abutting street trees and
parkways.
g. Graffiti removal shall be the responsibility of the Homeowners’' association
and shall be removed within 24 hours.
57. The applicant shall provide for reconstruction and stabilization, if necessary, of

58.

59.

Bluff Place to the satisfaction of the Director of Public Works.

Compliance is required with these Conditions of Approval as long as this use is
on site. As such, the site shall be available for periodic reinspection conducted at
the discretion of city officials, to verify that all conditions of approval are being
met. The property owner shall reimburse the City for the inspection cost as per
the special building inspection specifications established by City Council.

The applicant shall defend, indemnify, and hold harmless the City of Long Beach,
its agents, officers, and employees from any claim, action, or proceeding against
the City of Long Beach or its agents, officers, or employees brought to attack, set
aside, void, or annul an approval of the City of Long Beach, its advisory
agencies, commissions, or legislative body concerning this project. The City of
Long Beach will promptly notify the applicant of any such claim, action, or
proceeding against the City of Long Beach and will cooperate fully in the
defense. |If the City of Long Beach fails to promptly notify the applicant of any
such claim, action or proceeding or fails to cooperate fully in the defense, the
applicant shall not, thereafter, be responsible to defend, indemnify, or hold
harmless the City of Long Beach.

NOTE: Unless this project obtained vested rights, it is subject to changes relative

to Zoning or General Plan amendments that occur after the attainment of
Site Plan Review approval. Thus, it is strongly recommended that the
project manager closely monitor the activities of the Planning Commission
and City Council. It is not the responsibility of the Department of Planning
and Building to provide constant updates on possible changes.
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February 17, 2004

Department of Planning & Building
City of Long Beach

333 West Ocean Boulevard

Long Beach, CA 90802

RE: Case No. 0312-22

Dear Department of Planning & Building,

As an active participant in a previous Bluff Place residential issue, I have stated on numerous
occasions that I welcome new neighbors and the development of private residences into our
neighborhood. While my support and enthusiasm still remains the same, I do indeed have serious
concerns regarding the impact of the proposed four-story condominium at 1720 Bluff Place. Let
me clarify by saying that my concerns in no way pertain to the condominiums themselves, but
simply to the height of its four-stories.

As the City well knows, the neighbors around Bluff Place, particularly those on 12th Place, are
very concerned with the negative impact on the public vista by the development(s) on Bluff

~ Place. And having navigated the previous residential development issue of 1724 Bluff Place, the
City should be well aware that the primary concern for my neighbors and myself is the
preservation of the public vista. Having said that, I ask the Department of Planning & Building to
consider the overall impact and structural scope of 1720 Bluff Place when considering the
variance requests. I urge the Department of Planning & Building to ensure that the proposed
structure of 1720 Bluff Place does not exceed the height of its immediate neighbors on both
sides. And as this relates to the variances requested, I ask the Department of Planning & Building
to deny any variances that would support a structure that is taller than its neighbors.

It probably will not come as any surprise to the City to know that the neighbors of Bluff Place
are fully prepared to appeal all grievances should the proposed four-stories of 1720 Bluff Place
exceed its neighbors’ height or negatively impact the public vista. With that said, I will leave this
matter in the capable hands of the Department of Planning & Building, as I am sure the
Department is well aware of the neighborhood’s desires and requests. I look forward to a
favorable result for all parties and neighbors. Thank you for your time and serious consideration.

gards,

Fese —

Ermstin Kuo
562 3310317




February 17, 2004

Department of Planning & Building
City of Long Beach

333 West Ocean Boulevard

Long Beach, CA 90802

RE: Case No. 0312-22

‘Dear Department of Planning & Building,

As a citizen of Long Beach and an immediate neighbor of the proposed construction site (1720
Bluff Place), I am seriously concerned. Concerned that the beach and local coastline is being
developed with complete disregard to its impact on the neighborhood and concerned that the .
existing codes and regulations are being overlooked simply to encourage real estate
development. While I am in absolute favor of improving the residential landscape of Long
Beach, I am disappointed and aggrieved at the rate the City is granting variances for developers
and homeowners to build whatever it is in their heart’s content. Codes have been written and
made into law in order to preserve boundaries and uphold guidelines; if these codes are
exempted simply because a desired construction or architectural design does not conform with
the given property line, there is something seriously wrong.

Judging from the fact that the applicant for this variance request is the same architect as the
previously submitted plans for 1724 Bluff Place and 1700 Bluff Place, I would presume that the
“reason” why the variances are needed is because the plot is too small. In response, I stress that a
small size lot does not qualify as hardship and does not warrant variances. What’s more, should
the variance request be granted, it will result in a street in which the homes (be it single-family or
condos) will butt directly onto the street and sidewalk, leaving no buffer room for pedestrians
and neighbors. In short, all new developments on Bluff Place will have variances that totally
disregard the natural property boundaries and Bluff Place will become a street with homes and
buildings that overpower and overwhelm its small street size.

Therefore, 1 ask the Department of Planning & Building to please use wise judgement and deny
the variances that are being requested. Furthermore, while the City cannot “officially” take
public vista into account when considering variance requests, I implore you to indeed consider
the public view impact of the four-story height of this proposed project. Any negative impact on
the neighborhood view could result in further grievances.

Thank you for your time and attention.

Best,

y Choi
562 331 1377




February 16, 2004

Department of Planning and Building
City of Long Beach

333 West Ocean Boulevard

Long Beach, Califomia 90802

To Whom It May Concern:

As a resident and property owner in Long Beach, | respectfully request The
Department of Planning and Building to require the builder of the projected
structure, located at 1720 Bluff Place, to restrict its size and height to such a
degree that would preserve the present public coastal view from the bluff at the
south end of 12th Place.

We aiso request that any variances granted do not restrict the public shoreline
views from 12th Place.

Sincerely,

Beverly B. Milner
5131 El Cedral Street
Long Beach, California 90815
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CACumersProjecty KEW_DRAY

PROPERTY ADORESS

1720 BLUFF PLACE
LONG BEACH, CA

IDEN
LOS ANGELES COUNTY APN. 7265-016-008

BECORD OWNER
PAUL ANILE, TRUSTEE
PAUL ANLE 2002 TRUST
DATED MARCH 8, 2002

MIND FITTER

3204 CHERRY AVENUE
LONG BEACH, CA 90807
PHONE: (562) 989-2375
FAX: (714) 296-5578

SURVEYOR

MICHAEL FETYD, LS. 4316
M. PETYO & ASSOCIATES, INC.
17982 SKY PARK CIRCLE.

SUITE B

IRVINE, CALIFORNIA 92614
PHONE: (949) 250-0272
FAX: (949) 250-0275
EMAIL: petyo@petyo.net
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Description: Finding of Conformity with the General Plan
for an alley vacation.

Found the proposed alley vacation in conformance with the
General Plan.

CONTINUED ITEMS

2. Case No. 0308-17, Conditional Use Permit
Applicant: Frank Medina for Missionaries of the Holy
Spirit
Subject Site: 6450 Parkcrest (Council Dist. 6)
Description: Request to expand an existing seminary by

adding 3,616 square feet on two levels in the Institutional
(I) Zone District.

Jamie Mekis presented the staff report recommending approval of
the request as presented.

Frank Medina, Missionaries of the Holy Spirit, 6450 Parkcrest,
applicant, stated he was available for questions.

Commissioner Moyer moved to approve the Conditional Use Permit,
subject to conditions. Commissioner Winn seconded the motion,
which passed 4-0. Commissioners Sramek and Jenkins were absent.

REGULAR AGENDA

3. Case No. 0312-22, Local Coastal Development Permit,
Standards Variance, Vesting Tentative Subdivision Map

CE 03-247

Applicant: Paul Anile c/o Bozena Jaworski

RPP Architects & Associates Inc.
Subject Site: 1720 Bluff Place (Council Dist. 2)
Description: Request for a Local Coastal Development
Permit, Vesting Tentative Parcel Map No. 060880, and
Standards Variance to construct a two-unit, four-story
condominium on a vacant lot with the following code
exceptions: A garage setback of 9/0’’ from the front
property line (instead of 20'0""); a front yard setback of
2’9’’’ (instead of 8°0’’), and a 32'4'’ wide curb cut
(instead of not more than 20/0°7).

Lynette Ferenczy presented the staff report recommending
approval of the requests, since the subdivision was consistent
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with the Land Use Element of the General Plan; because the
project was consistent with the Local Coastal Development Plan;
because positive findings could be made to grant the Standards
Variance given the unique shape, size and topography of the lot;
and since approval of the subdivision would provide increased
home ownership opportunities in the Coastal Zone.

Commissioner Stuhlbarg cited a conflict of interest due to his
residence location, and Assistant City Attorney Mike Mais noted
that Mr. Stuhlbarg would remain at the hearing to maintain a
guorum, but that he would not participate or vote.

In response to a query from Commissioner Winn regarding the
project’s building height, Ms. Ferenczy stated that it was in
compliance with the code, and that building height variances had
not been granted on an adjacent lot.

Bozena Jaworski, RPP Architects, 3837 East 7" Street, project
architect, noted that the project had been designed to be more
than two feet under code-allowed height, and that there would be
no view preservation even if it was reduced further, because of
the configuration of the lot and adjacent buildings. Ms.
Jaworski also said that the beach access around the project
would not be affected.

Mr. Carpenter added that the project did not impact any
protected views, just the lateral views down the coast towards

the Queen Mary.

Jim Soboleski, 1750 East Ocean #6, spoke against the project,
saying he felt longtime public views would be blocked, including
those of the fireworks from Ocean Blvd., and that parking
problems would also be created. '

James J. Milner, 5131 El Cedral Street, also spoke against the
staff recommendation, saying he felt the building would deny
public views of the shoreline from 12" Place.

Ernsten Kuo, 16-12%" Place, said he thought the building height
should be further reduced, and that with the natural slope of
the property, it would not be a problem to match heights with
1710 and 1724 to maintain skyline consistency.

Jenny Choi, 16-12'" Place, agreed with Mr. Kuo, adding that she

thought the roof lines of the homes along Bluff Place should
naturally mimic the terraces and slope of the street to help
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maintain the integrity of the neighborhood, and that as
designed, this would stick out.

Dr. Paul Anile, 1720 Bluff Place, applicant and current lot
owner, said that they had carefully designed the home to fit
into the staggered skylines along the street.

Mino Fitter, 1720 Bluff Place, future lot owner and developer of
the project, nocted that he would be occupying one of the two
planned condominiums as his primary residence.

Ms. Jaworski expressed sensitivity to view issues, but added
that they had already reduced the building height and to do so
any more would cost them two stories.

Commissioner Winn said he did understand neighbors’ view
concerns, and that it was an unfortunate impact, but he pointed
out that the architect had worked hard to accommodate all needs.

Commissioner Winn then moved to approve the Local Coastal
Development Permit, Vesting Tentative Parcel Map No. 060880 and
Standards Variance requests for a reduced garage setback,
reduced front yard setback, and oversized curb cut, subject to
conditions and with two new Department of Public Works
conditions.

Commissioner Moyer concurred with her colleague, adding that
even thought she was an open space advocate, she recognized the
property owner’s right to build up to the limit, which they were
actually below.

Commissioner Moyer then seconded the motion.

Chairman Greenberg noted that the Local Coastal Program did not
deal with the question of public views at this location, and
that even if the public view at the end of 12" Place was
affected occasionally or an extreme view to the right was
affected, he didn’t see this as substantial; furthermore, he
said he felt already-approved homes on the same street were in
the same situation. Mr. Greenberg said he was concerned about
the neighbors, but he felt that in this case, the owner and
architect had worked diligently to take neighborhood views into
account.

The question was called, and the motion passed 3-0.
Commissioner Stuhlbarg abstained, and Commissioners Sramek and
Jenkins were absent.
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Attachment 2

_CITY OF LONG BEACH

DEPARTMENT OF PLANNING AND BUILDING

|
;

APPLICATION FOR APPEAL

An appeal is hereby made to Your Honorable Body from the decision of the
)Zoning Administrator on the day of 19
Planning Commission

arpeLlANT: < Fand (hat ¥ BEvire. Y00
APPLICANT: ‘$l. , ile. o KL
Project address: [ 20 &/&FP P/h&_e_,

Permits requested: [ /x4

Project description: __

Lynet  tyna- S Condimniiom v c2he Ovenpbims
(see pthched)

Reason for appeal: ? QBA‘SF SEE AW)‘?’CHED

Your appellant herein respectfully requests that Your Honorable Body reject the decision of the ()
Zoning Administrator or ( ) Planning Commission and () approve or ( ) deny this application.

Signature of Appellant:ﬁ?ﬁ_‘f/-v\/é(./ é;&/ é&z
Print name of Appellan __(‘Zg_m,(/d/') /’M’; Crnstin E. Kup
Mailing Address: /e /27 Place.

Phone No._32 2. Y3~ 02677

Note: Please be sure to review the filing instructions on the reverse side of this form. A filing
fee may be required.

Counter Staff: &= Case No. O3la-3x Date: /' lo4

Filing Fee Required: () Yes () No Application complete: () Yes () No

333 West Ocean Boulevard - 5th Floor e Long Beach, CAS0802 e  (562) 570-6194
FAX (562) 570-6068




APPELANT:
APPLICANT:
Project Address:
Permits Requested:

Project Description:

Reason for Appeal:

APPLICATION FOR APPEAL
- ADENDUM -

Jenny Choi and Ernie Kuo

Paul Anile c/o Bozena Jaworski

1720 Bluff Place

Local Coastal Development Permit; Standards Variance; Vesting
Tentative Subdivision Map

2-unit, four-story condominium with the following code exceptions: 1)
garage setback of 9’0” from the front property line (instead of 20°°0); 2)
front yard setback of 2°0” (instead of 8°0”); 3) 32°4” wide curb cut
(instead of no more than 20°0™).

We respectfully request that the City Council deny all the variances
that the applicant is seeking. The variances requested support a
structure that is too large for the natural boundaries of the property.
Consequently, a large structure would negatively impact the beach,
the coastline, the neighborhood as well as the public vista from the
surrounding Bluff streets. Furthermore, the variances requested will
produce a structure that is taller in height than its existing neighbor
and its future neighbor in the adjacent plot. We request that the City
Council mandate the applicant to limit the height of the structure so
that the total height will terrace according to the natural slope of the
street and the roofline of the buildings on Bluff Place. We also urge
the City Council to review the previous Building and Planning
variance request issue submitted by 1724 Bluff Place and ask the City
Council to wisely limit the height of 1720 Bluff Place as a Conditions
of Approval.




AGENDA ITEM NO. 3

April 19, 2004

Department of Planning and Building
333 W. Ocean Boulevard

7% Floor

Long Beach, CA 90802

ATNN: Lynette Ferenczy

RE: Case No: 0312-22 (1720 Biuff Place)

Dear Department of Planning and Building,

This letter serves to notify the Cifz' of Long Beach that the owner of 1720 Bluff Place (Minoo Fitter) and
the neighbors and residents of:12™ Place (represented by Jenny Choi and Ernie Kuo) have come to an
agreed compromise regarding the building and structure of 1720 Bluff Place. Below is an outline of the
stipulations and measurements for the structure.

¢  Total height of the building will not exceed 58’ above sea level
The roof line of the structure will be flat/straight
An architectural roof (focal point) over the Master Bedroom on the fourth floor will exist but will not
exceed 2°6” inclusive of tile

o No roof deck h

e  Any obstruction on the roof in the form of moveable or immovable furniture or object will be
prohibited

s A covenant on the deed will be placed to include all of the above, particularly to protect against future
additions and height increase of the building

We request that all of the above be included in the final Conditions of Approval.

All parties have agreed to the above conditions and therefore, any submission far appeal shall be
withdrawn. All parties agree to be faithful and responsible to the conditions stated abave and will view this

agreement as a binding contract.

Minoo Fitter Tenfty Chof
3204 Cherty Ave. [ 16/12" Place
Long Beach. CA 90807 ng Beach. CA 90802 Long Beach. CA 9802




