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AGENDA 

REGULAR MEETING 
LOMITA PLANNING COMMISSION 

MONDAY, JUNE 14, 2021 
6:00 P.M. 

VARIOUS TELECONFERENCING LOCATIONS 
 

SPECIAL NOTICE: 
 

Pursuant to the Governorôs Executive Order N-29-20, this meeting will be held via teleconference only and 
no physical location from which members of the public may observe the meeting and offer public comment 
will be provided. 
 
Access to the meeting will be available via URL: https://zoom.us/j/96122405746 or by phone by calling 
1 (669) 900 6833, Meeting ID: 961 2240 5746 
 
In order to effectively accommodate public participation, participants are asked to provide their comments 
via e-mail before 5:00 p.m. on Monday, June 14, 2021, to l.abbott@lomitacity.com. Please include the 
agenda item in the subject line. All comments submitted will be read into the record until the time limit of five 
minutes has been reached.   
 
All votes taken during this teleconference meeting will be by roll call vote, and the vote will be publicly 
reported. 
 
 
1. OPENING CEREMONIES 

 
a. Call Meeting to Order 
b. Roll Call 

 
 

2. ORAL COMMUNICATIONS 
 
Persons wishing to address the Planning Commission on subjects other than those scheduled 
are requested to do so at this time.  Please provide your name and address for the record.  In 
order to conduct a timely meeting, a 5-minute time limit per person has been established.  
Government Code Section 54954.2 prohibits the Planning Commission from discussing or 
taking action on a specific item unless it appears on a posted agenda. 
 
 
 
 
 
 

https://zoom.us/j/96122405746
mailto:l.abbott@lomitacity.com


Planning Commission Agenda Page 2 of 3 June 14, 2021 
 
3. CONSENT AGENDA  

All items under the Consent Agenda are considered by the Commission to be routine and will 
be enacted by one motion in the form listed below. There may be separate discussions of these 
items prior to the time the Commissioners vote on the motion. Specific items may be removed 
from the Consent Agenda at the request of any Commissioner or staff. 
 
a) APPROVAL OF MINUTES:    May 10, 2021 minutes 

 
RECOMMENDED ACTION:   Approve minutes.  
 

 
PUBLIC HEARINGS 
 
 
4. DISCUSSION AND CONSIDERATION OF GENERAL PLAN AMENDMENT NO. 2021-01 TO 

CHANGE THE FUNCTIONAL CLASSIFICATION OF PENNSYLVANIA AVENUE FROM A 
COLLECTOR STREET TO A LOCAL STREET 

 
 PRESENTED BY:  Public Works Director Dillon        
  RECOMMENDED ACTION:  Adopt resolution recommending that the City Council adopt an 

ordinance to change the functional classification of Pennsylvania Avenue. 
 

 
5. CONDITIONAL USE PERMIT NO. 317, (C-G (Commercial General) Zone), a request for a 

conditional use permit to allow Corridor Flow, an existing 2,700 square-foot restaurant/coffee 
shop business located at 24614 Narbonne Avenue to sell beer and wine for consumption on 
the premises. The proposed application was filed on March 18, 2021, and deemed complete 
by City staff on May 17, 2021. 

 
APPLICANT: Christine Bermudez of Corridor Flow Coffee Shop, 24614 Narbonne Avenue, CA 
91707  
PRESENTED BY:  Community and Economic Development Director Kapovich 
RECOMMENDED ACTION: Adopt a resolution approving Conditional Use Permit No. 317, 
subject to the conditions of approval contained in the draft resolution and to confirm the 
categorical exemption to the requirements of the California Environment Quality Act (CEQA). 
 
 

6. AMENDMENT TO CONDITIONAL USE PERMIT NO. 304 (C-G (Commercial General) Zone), 
a request to amend Conditional Use Permit No. 304 to allow Bites and Bashes, an existing 
restaurant and catering business located at 25600 Narbonne Avenue to sell distilled spirits for 
consumption on the premises and in conjunction with the catering business for consumption 
off the premises. The original conditional use permit allows for beer and wine sales. The 
proposed amendment would add distilled spirits to the use permit. No physical changes to the 
site are proposed at this time. The proposed use application was filed on May 20, 2021, and 
deemed complete by City staff on May 22, 2021.  

 
APPLICANT:  Crystal Coser, 56 Eastfield Drive, Rolling Hills, CA 90274 
PRESENTED BY:  Community and Economic Development Director Kapovich 
RECOMMENDED ACTION:  Adopt a resolution approving the amendment to Conditional Use 
Permit No. 304, subject to the conditions of approval contained in the draft resolution and to 
confirm the categorical exemption to the requirements of the California Environment Quality Act 
(CEQA). 
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7. SITE PLAN REVIEW NO. 1211 AND VESTING TENTATIVE PARCEL MAP NO. 83029, a 

request for a Vesting Tentative Parcel Map to subdivide a 23,200 square-foot single family 
residential lot into three new lots at 26275 Appian Way. The project also includes a Site Plan 
Review to construct a single-family residence on Lot 1 only. At this time, no new homes are 
proposed on Lots 2 or 3. The request includes a rear yard setback modification and a perimeter 
wall modification to utilize an alternative fencing material where a masonry block wall is typically 
required. The subject site is located in the Single-Family Residential (R-1) Zone. This project is 
categorically exempt from California Environmental Quality Act per Sections 15303(a) (New 
Construction) and 15315 (Minor Land Divisions). (Continued from May 10, 2021, Planning 
Commission meeting)   

 
 APPLICANT:  Kevin McMinn, 30229 Kingsridge Drive, Rancho Palos Verdes, CA 90275 
 PRESENTED BY:  Assistant Planner MacMorran     
 RECOMMENDED ACTION: Adopt resolution of approval subject to findings and conditions, 

and confirm that the project is exempt from CEQA requirements. 
 
 
8. VESTING TENTATIVE TRACT MAP NO. 78233/SITE PLAN REVIEW NO. 1209/ZONE 

VARIANCE NO. 245/HEIGHT VARIATION PERMIT NO.105, a request for a Vesting Tentative 
Tract Map and Site Plan Review for the development of nine townhome units on a 23,418 
square-foot lot located at 26016 Oak Street. The request includes a setback modification to 
allow for reduced front and rear yard setbacks, a Variance to allow for a reduced distance 
between buildings, and a Height Variation Permit for a new structure over 16 feet in height 
(proposed at 25 feet, 2 inches). This project is categorically exempt from the California 
Environmental Quality Act per Guidelines Section 15332 (In-Fill Development). Filed by Jeanna 
Ruby, on behalf of E & S Prime Builders, 1981 Artesia Blvd., #B, Redondo Beach, CA 90278 
(Developer).: A request for a Vesting Tentative Tract Map and Site Plan Review for the 
development of nine townhome units on a 23,418 square-foot lot located at 26016 Oak Street. 
The request includes a setback modification to allow for reduced front and rear yard setbacks, 
a Variance to allow for a reduced distance between buildings, and a Height Variation Permit for 
a new structure over 16 feet in height (proposed at 25 feet, 2 inches). This project is 
categorically exempt from the California Environmental Quality Act per Guidelines Section 
15332 (In-Fill Development). (Continued from May 10, 2021, Planning Commission meeting)   

 
 APPLICANT: Jeanna Ruby, on behalf of E & S Prime Builders, 1981 Artesia Boulevard, #B,     

Redondo Beach, CA 90278   
 PRESENTED BY:  Assistant Planner MacMorran     
 RECOMMENDED ACTION: Adopt resolution of approval subject to findings and conditions, 

and confirm that the project is exempt from CEQA requirements. 
 
 

SCHEDULED MATTERS 
 
 
9. COMMUNICATIONS REGARDING CITY COUNCIL ACTIONS 
 
10. PROJECT STATUS UPDATES 

 
 
  
OTHER MATTERS 
 
 
11. STAFF ITEMS ï ANNOUNCEMENTS 
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12. PLANNING COMMISSIONER ITEMS 
 
 
13. COMMISSIONERS TO ATTEND CITY COUNCIL MEETINGS  
  Tuesday, July 6, 2021, and Tuesday, July 20, 2021 
 
 
14. ADJOURNMENT  
 
  The next regular meeting of the Planning Commission is scheduled for Monday, July 12, 2021, 

at 6:00 p.m.  
 

Written materials distributed to the Planning Commissioners within 72 hours of the Planning Commission 
meeting are available for public inspection immediately upon distribution in the City Clerkôs office at 24300 
Narbonne Avenue, Lomita, CA 90717. In compliance with the Americans with Disabilities Act (ADA), if you 
need special assistance to participate in this meeting, you should contact the office of the City Clerk,       (310) 
325-7110 (Voice) or the California Relay Service. Notification 48-hours prior to the meeting will enable the 
City to make reasonable arrangements to assure accessibility to this meeting. 
 
Only comments directed to the Commission from the podium will be recognized.  Comments directed to the 
audience or generated from the audience will be considered out of order. Any person may appeal all matters 
approved or denied by the Planning Commission to City Council within 30 days of receipt of notice of action 
by the applicant. Payment of an appeal fee is required. For further information, contact City Hall at               
(310) 325-7110. 
 
I hereby certify under penalty of perjury under the laws of the State of California that the foregoing agenda 
was posted not less than 72 hours prior to the meeting at the following locations: Lomita City Hall lobby and 
outside bulletin board, Lomita Parks and Recreation, and uploaded to the City of Lomita website 
http://www.lomita.com/cityhall/city_agendas/. 
 
  
Dated Posted:  June 10, 2021 

 
_________________________ 
Linda E. Abbott 
Deputy City Clerk/Planning Secretary   

http://www.lomita.com/cityhall/city_agendas/


MINUTES 
REGULAR MEETING 

LOMITA PLANNING COMMISSION 
MONDAY, MAY 10, 2021 

1. OPENING CEREMONIES

a. Chair Cammarata called the meeting to order at 6:02 p.m. via teleconference pursuant to
Governor Newsomôs Executive Order N-29-20 issued on March 17, 2020.

b. Roll Call

Responding to the roll call by Deputy City Clerk Abbott were Commissioners Dever, Steinbach, 
Stephens, Thompson, Vice-Chair Graf, and Chair Cammarata. Also, present were Assistant 
City Attorney Lauren Langer, Community and Economic Development Director Kapovich, 
Assistant Planner MacMorran, and Planner Repp Loadsman. 

PRESENT: COMMISSIONERS: Dever, Steinbach, Stephens, Thompson, Vice-Chair 
Graf, and Chair Cammarata 

ABSENT:  Santos 

2. ORAL COMMUNICATIONS

None

3. CONSENT AGENDA

a) APPROVAL OF MINUTES:   March 8, 2021

RECOMMENDED ACTION:   Approve minutes.

Vice-Chair Graf made a motion, seconded by Commissioner Thompson, to approve the
minutes of the March 8, 2021, Planning Commission meeting.

MOTION CARRIED by the following vote:

AYES:   COMMISSIONERS:   Dever, Steinbach, Stephens, Thompson, Vice-Chair Graf, 
and Chair Cammarata   

NOES:  COMMISSIONERS:   None 
ABSENT:  COMMISSIONERS:   Santos 

PUBLIC HEARINGS 

Director Kapovich requested that items 5 and 6 be discussed before item 4 so that the 
Planning Commission could vote to continue them to the June 14, 2021, meeting, due to 
a clerical error (on-site noticing, which is done as a courtesy and is not a legal requirement, 
for both properties showed the incorrect hearing date). The votes to continue appear under 
each item. 

Item 3a



  

    Planning Commission Minutes                       May 10,  2021      Page 2 of 5 
 
 

Commissioner Thompson made a motion, seconded by Vice-Chair Graf, to move items 5 and 
6 ahead of item 4 on the agenda.   
 
 MOTION CARRIED by the following vote:   
  

 AYES:        COMMISSIONERS: Dever, Steinbach, Stephens, Thompson, Vice-Chair Graf, and
         Chair Cammarata   
 NOES:      COMMISSIONERS:   None 
 ABSENT:   COMMISSIONERS:   Santos  
 

 
4. SITE PLAN REVIEW NO. 1210, a request to enclose an existing 400 square-foot open-air patio 

located at the rear of an existing 940 square-foot residence at 25356 Woodward Avenue. The 
subject site has a Single Family Residential (R-1) zoning designation but also contains a second 
residential unit, which was permitted prior to the incorporation of the City and the site is 
therefore considered a legal non-conforming multi-family use in a Single Family Residential (R-
1) zone. Pursuant to the Municipal Code, proposed additions to non-conforming multi-family 
uses must be reviewed by the Planning Commission by way of a Site Plan Review. The project 
is categorically exempt from California Environmental Quality Act per Section 15301 (Existing 
Facilities).  

 
 APPLICANT:  Alexander Petrakos, 100 W. Broadway, Suite 3000, Long Beach, CA 90802  
 PRESENTED BY:  Community and Economic Development Director Kapovich    
 RECOMMENDED ACTION: Adopt resolution of approval subject to findings and conditions, 

and confirm that the project is exempt from CEQA requirements. 
 
 Commissioner Steinbach recused himself from discussion of this item due to the projectôs 

proximity to his residence, and left the Zoom meeting.  
 
 Commissioner Cammarata opened the public hearing at 6:36 p.m. As there were no requests 

to speak, he closed the public hearing at 6:36 p.m. and brought the item back to the 
Commission for further discussion or a motion.   

 
 Commissioner Dever made a motion, seconded by Commissioner Thompson, to adopt the 

resolution of approval subject to findings and conditions, and confirm that the project is exempt 
from CEQA requirements.   
 
 MOTION CARRIED by the following vote:  
 
AYES:          COMMISSIONERS:  Dever, Stephens, Thompson, Vice-Chair Graf, and Chair  
      Cammarata   
NOES:         COMMISSIONERS:   None 
ABSENT:     COMMISSIONERS:   Santos 
RECUSED:  COMMISSIONERS:   Steinbach  

 
Commissioner Steinbach returned to the Zoom meeting.  
  
 

5. SITE PLAN REVIEW NO. 1211 AND VESTING TENTATIVE PARCEL MAP NO. 83029, a 
request for a Vesting Tentative Parcel Map to subdivide a 23,200 square-foot single family 
residential lot into three new lots at 26275 Appian Way. The project also includes a Site Plan 
Review to construct a single-family residence on Lot 1 only. At this time, no new homes are 
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proposed on Lots 2 or 3. The request includes a rear yard setback modification and a perimeter 
wall modification to utilize an alternative fencing material where a masonry block wall is typically 
required. The subject site is located in the Single-Family Residential (R-1) Zone. This project is 
categorically exempt from California Environmental Quality Act per Sections 15303(a) (New 
Construction) and 15315 (Minor Land Divisions).  
 
APPLICANT:  Kevin McMinn, 30229 Kingsridge Drive, Rancho Palos Verdes, CA 90275 

 PRESENTED BY:  Assistant Planner MacMorran     
RECOMMENDED ACTION: Adopt resolution of approval subject to findings and conditions, 
and confirm that the project is exempt from CEQA requirements. 
 
Kevin McMinn, the applicant, expressed opposition to continuing this item since the onsite 
posting is more of a courtesy and not a legal requirement. He stated that he was eager to get 
moving on the project. 
 
Commissioner Thompson apologized to Mr. McMinn on behalf of the Commission.   
 
Commissioner Thompson made a motion, seconded by Commissioner Dever, to continue this 
item to the June 14, 2021, Planning Commission meeting for purposes of re-posting a corrected 
onsite notice.  
 
 MOTION CARRIED by the following vote:  
 
AYES:         COMMISSIONERS: Dever, Steinbach, Thompson, Vice-Chair Graf, and Chair    
         Cammarata   
NOES:            COMMISSIONERS:   None 
ABSENT:        COMMISSIONERS:   Santos  
 

 
6. VESTING TENTATIVE TRACT MAP NO. 78233/SITE PLAN REVIEW NO. 1209/ZONE 

VARIANCE NO. 245/HEIGHT VARIATION PERMIT NO.105, a request for a Vesting Tentative 
Tract Map and Site Plan Review for the development of nine townhome units on a 23,418 
square-foot lot located at 26016 Oak Street. The request includes a setback modification to 
allow for reduced front and rear yard setbacks, a Variance to allow for a reduced distance 
between buildings, and a Height Variation Permit for a new structure over 16 feet in height 
(proposed at 25 feet, 2 inches). This project is categorically exempt from the California 
Environmental Quality Act per Guidelines Section 15332 (In-Fill Development). Filed by Jeanna 
Ruby, on behalf of E & S Prime Builders, 1981 Artesia Blvd., #B, Redondo Beach, CA 90278 
(Developer).: A request for a Vesting Tentative Tract Map and Site Plan Review for the 
development of nine townhome units on a 23,418 square-foot lot located at 26016 Oak Street. 
The request includes a setback modification to allow for reduced front and rear yard setbacks, 
a Variance to allow for a reduced distance between buildings, and a Height Variation Permit for 
a new structure over 16 feet in height (proposed at 25 feet, 2 inches). This project is 
categorically exempt from the California Environmental Quality Act per Guidelines Section 
15332 (In-Fill Development).  

 
 APPLICANT: Jeanna Ruby, on behalf of E & S Prime Builders, 1981 Artesia Boulevard, #B,     

Redondo Beach, CA 90278   
 PRESENTED BY:  Assistant Planner MacMorran     
 RECOMMENDED ACTION: Adopt resolution of approval subject to findings and conditions, 

and confirm that the project is exempt from CEQA requirements. 
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 Chair Cammarata recused himself from discussion of this item due to the projectôs proximity to 
properties his business manages, and left the Zoom meeting. 

 
 Commissioner Thompson made a motion, seconded by Commissioner Stephens, to continue 

this item to the June 14, 2021, Planning Commission meeting for purposes of re-posting a 
corrected onsite notice.  

 
  MOTION CARRIED by the following vote:  
 
 AYES:             COMMISSIONERS:   Dever, Steinbach, Thompson, and Vice-Chair Graf  
 NOES: COMMISSIONERS:   None 
 ABSENT: COMMISSIONERS:   Santos  

RECUSED:     COMMISSIONERS:   Cammarata  
 
Chair Cammarata returned to the Zoom meeting.  
 
 

WRITTEN COMMUNICATIONS 
 

7. COMMUNICATIONS REGARDING CITY COUNCIL ACTIONS 
 

Director Kapovich stated that the City Council approved the Zone Text Amendment to allow a 
brewpub use in a Commercial Zone as recommended by the Planning Commission on March 
8, 2021.  
 
Planner Repp Loadsman stated that the Council is working on the coming fiscal yearôs budget 
process.  

 
 
SCHEDULED MATTERS 
 
8.  HOUSING RELATED ISSUES UPDATE  
  

Planner Repp Loadsman provided the update. A Community Survey, as well as information 
about the Housing Element, and mailing list signup, may be found on the Cityôs website. A 
Community Workshop will take place April 29, 2021, with another workshop set for June 2021. 
She spoke of Lomitaôs Regional Housing Needs Assessment (RHNA) requirements as per the 
State, with 829 units planned, and 44% of the of those units dedicated to Very Low or              
Low-Income Households. The majority of housing units in Lomita are now rentals, and the most 
prevalent housing type is single-family detached units, including mobile homes. She outlined 
potential areas within Lomita and types of units that might be considered for meeting the RHNA 
requirements. Planning Commission public hearings will probably begin in July 2021 where 
recommendations will be made to Council, and rezoning will need to be considered. She 
outlined the Housing Element Timeline, Sacramento Policy Direction, and Pending Housing 
Legislation. 
 
Vice-Chair Graf stated that this rather complex information should be shared with residents in 
a way that they can easily understand.  
 
Chair Cammarata asked that the record reflect that Lou Robertson asked him directly (via Zoom 
chat) the status of item 6. The item was continued to the June 14, 2021, Planning Commission 
meeting as noted above.    
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OTHER MATTERS 
 
9. STAFF ITEMS ï ANNOUNCEMENTS 
 

Director Kapovich stated that Founders Day will be celebrated with a fireworks display 
Saturday, June 26, 2021, at 9 p.m. Residents are asked to watch from home rather than 
congregating at Lomita Park as in the past.  

 
 
10. PLANNING COMMISSIONER ITEMS 
 

Vice-Chair Graf asked about the possibility of hybrid (in-person and virtual) Planning 
Commission meetings in the near-future. Director Kapovich stated that this can be discussed 
at the June 14, 2021, meeting.  
 
Chair Cammarata asked that a project status report be provided at future meetings.    
 

 
11. COMMISSIONERS TO ATTEND CITY COUNCIL MEETINGS  
   
 Vice-Chair Graf will attend the City Council meeting on Tuesday, June 1, 2021. Commissioner 

Thompson will attend the Tuesday, June 15, 2021, City Council meeting.   
 
 
12. ADJOURNMENT  
    

There being no further business to discuss, the meeting was adjourned by Chair Cammarata 
at 7:18 p.m.   

 
 
Attest:  

 
 
_____________________________ 
Linda E. Abbott  
Deputy City Clerk/Planning Secretary 
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TO: Planning Commission 

FROM: Carla Dillon, P.E., Public Works Director 

MEETING DATE: June 14, 2021 

SUBJECT: Discussion and Consideration of General Plan Amendment No. 
2021-01 to change the functional classification of Pennsylvania 
Avenue from a Collector Street to a Local Street 

PROJECT DESCRIPTION 

The Public Works Department is requesting a General Plan Amendment to change the 
functional classification of Pennsylvania Avenue from a collector street to a local street. 

RECOMMENDATION 
Staff recommends the Planning Commission adopt a resolution recommending that the 
City Council adopt an ordinance to change the functional classification of Pennsylvania 
Avenue. 

BACKGROUND 

Functional classification is the process of grouping roads, streets, and highways 
according to the service they provide. Functional classification is also used to determine 
which roads are eligible for different types of federal government funding programs.  
Caltrans administers the designations throughout California. The categories are: 

1. Interstate
2. Other Freeway or Expressway
3. Other Principal Arterial
4. Minor Arterial
5. Major Collector
6. Minor Collector
7. Local

ANALYSIS 

June 14, 2021 

CITY OF LOMITA 
COMMISSION REPORT

Item PH4
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Pennsylvania Avenue is currently designated as a Major Collector within Lomita. In 
Torrance, however, Pennsylvania Avenue is designated as a local street. A Local street 
or road primarily provides access to residential property and meets the following three 
conditions: 

A. Width of not more than 40 feet.
B. Not more than one-half of a mile of uninterrupted length.
C. Not more than one traffic lane in each direction.

Pennsylvania Avenue meets the above criteria. Changing the functional classification 
may also provide reduced cut through traffic. Mapping applications (Google Maps, 
Waze) preferentially select routes on collector, arterial, freeways, and interstate 
highways but avoids local streets.  

In addition, speed surveys are not required to enforce the speed limit on local streets. 
Speed surveys are a recurring expense of $10,000 and $15,000 every five years. 

The Public Safety & Traffic Commission discussed this item at the April 21, 2021 
meeting and recommended this change in functional classification. If City Council 
adopts this resolution, a letter of concurrence will be requested from the Southern 
California Association of Governments followed by a submission to Caltrans. The 
proposed amendment to the General Plan text and maps is outlined in Attachment #3.  

Environmental Determination 
In accordance with Section 15061(b)(3) and 15378(b)(2) of the California Environmental 
Quality Act (CEQA) Guidelines, administrative activities such as a functional re-
classification for selected streets does not constitute a ñprojectò as defined by CEQA. 
Adoption of a General Plan Amendment to change the functional classification of streets 
does not change the actual number of vehicles on the right-of-way and does not change 
the physical environment along Pennsylvania Avenue. Reclassification of the street 
assists our long-term planning of our roadway network and will not have a significant 
effect on the environment. 

Recommended and Prepared by: 

__________________________ 
Carla Dillon, P.E. 
Public Works Director / City Engineer 

ATTACHMENTS 

1. Draft Resolution (Recommendation to City Council)
2. Draft Resolution
3. General Plan Text Amendments



RESOLUTION NO. PC 2021-xx 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
LOMITA, RECOMMENDING THAT THE CITY COUNCIL APPROVE 
GENERAL PLAN AMENDMENT 2021-01, TO CHANGE THE FUNCTIONAL 
CLASSIFICATION OF PENNSYLVANIA AVENUE FROM A COLLECTOR 
STREET TO A LOCAL STREET, AND FINDING THE SAME EXEMPT FROM 
CEQA. 

THE PLANNING COMMISSION OF THE CITY OF LOMITA, DOES HEREBY FIND, 
ORDER, AND RESOLVE AS FOLLOWS: 

Section 1.  Recitals and Findings. 

A. On June 14, 2021, the Planning Commission held a duly noticed public hearing and
accepted and considered all of the public testimony on the issue on whether to recommend
approval of an ordinance to change the functional classification of Pennsylvania Avenue
from a Collector Street to a Local Street.

B. On March 17, 2021, the Public Safety and Traffic Commission recommended approval of
an ordinance to change the functional classification of Pennsylvania Avenue from a
Collector Street to a Local Street.

C. In accordance with Section 15061(b)(3) and 15378(b)(2) of the California Environmental
Quality Act (CEQA) Guidelines, administrative activities such as a functional re-
classification for selected streets does not constitute a ñprojectò as defined by CEQA.
Adoption of a General Plan Amendment to change the functional classification of streets
does not change the actual number of vehicles on the right-of-way and does not change the
physical environment along Pennsylvania Avenue. Reclassification of the street assists our
long term planning of our roadway network and will not have a significant effect on the
environment.

Section 2. Based on the foregoing, the Planning Commission of the City of Lomita hereby 
recommends City Council approval of General Plan Amendment 2021-01 to change the functional 
classification of Pennsylvania Avenue from a Collector Street to a Local Street, as presented in 
Exhibit A. 

PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 14th day 
of June 2021, by the following vote: 

AYES: Commissioners:  

NOES: Commissioners:  

ABSENT:    Commissioners:   

Attachment 1



Resolution No. 2021-xx 
Page 2 

Steven Cammarata, Chair 

ATTEST: 

________________________ 
Greg Kapovich 
Community and Economic Development Director 

Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 
1094.6. 



RESOLUTION NO. 2021-xx 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF LOMITA, 
CALIFORNIA, APPROVING GENERAL PLAN AMENDMENT 2021-01 TO 
CHANGE THE FUNCTIONAL CLASSIFICATION OF PENNSYLVANIA 
AVENUE FROM A COLLECTOR STREET TO A LOCAL STREET, AND 
FINDING THE SAME EXEMPT FROM CEQA 

THE CITY COUNCIL OF THE CITY OF LOMITA, CALIFORNIA, DOES HEREBY FIND, 
ORDER AND RESOLVE AS FOLLOWS: 

Section 1. Recitals. 

A. Incorporated cities are responsible for initiating requests for changes to the functional
classification of streets and roads under the jurisdiction.

B. The City of Lomita receives State and Federal road improvement and maintenance
funding based on street and road designation; and

C. On March 17, 2021, the Public Safety and Traffic Commission recommended said
change in functional classification of Pennsylvania Avenue to the City Council.

On June 14, 2021, the Planning Commission held a duly noticed public hearing on
General Plan Amendment No. 2021-01 and approved Resolution PC 2021-xx
recommending the City Council approve an amendment to General Plan to change
the functional classification of Pennsylvania Avenue from a collector street to a local
street.

D. On (insert date), the City Council held a duly noticed public hearing on General Plan
Amendment No. 2021-01.

E. Said Functional Classification Change, as presented in Exhibit A, has been reviewed
by the City Council and the City of Lomita.

Section 2. A. In accordance with Section 15061(b)(3) and 15378(b)(2) of the California 
Environmental Quality Act (CEQA) Guidelines, administrative activities such as a 
functional re-classification for selected streets does not constitute a ñprojectò as defined 
by CEQA. Adoption of a General Plan Amendment to change the functional classification 
of streets does not change the actual number of vehicles on the right-of-way and does 
not change the physical environment along Pennsylvania Avenue. Reclassification of the 
street assists our long-term planning of our roadway network and will not have a 
significant effect on the environment. 

Section 3. The City Council amends the General Plan to include the change in the 
functional classification of Pennsylvania Avenue from a collector street to a local street, 
as set forth in Attachment A. 

Attachment 2



  Resolution No. 2021-xx 
Page 2 of 2 

Section 4. The City Clerk shall certify the adoption of this resolution and enter it into the 
book of original resolutions.

PASSED, APPROVED AND ADOPTED this 6th day of July 2021. 

________________________________ 
Mark A. Waronek, Mayor 

ATTEST: 

Kathleen Horn Gregory, CMC, City Clerk 

APPROVED AS TO FORM: 

  Trevor Rusin, City Attorney  



CITY	OF	LOMITA	GENERAL	PLAN	

Circulation Element

Attachment 3 (Exhibit A)



City	of	Lomita	General	Plan / Section 3: Circulation Element	

– Page 2 of 22 –

Introduction	to	the	Circulation	Element		
The Circulation Element of the Lomita General Plan 
is one of seven State mandated elements and is 
intended to guide the development of the City's 
circulation system in a manner that is compatible 
with the Land Use Element. Future development in 
the City and new development in the surrounding 
communities will result in increased demands on 
the City's roadways. To help meet these demands, 
the City has adopted specific policies to serve as 
this Element's policy framework. 

Relationship	to	the	General	Plan	

The purpose of the Circulation Element is to 
provide a safe and efficient circulation system for 
Lomita and to promote the safe and efficient 
movement of goods and traffic within the City. 
According to California Government Code Section 
65302(b), this Element must identify "the general 
location and extent of existing and proposed major 
thoroughfares, transportation routes, terminals 
and other public utilities and facilities, all 
correlated with the Land Use Element of the Plan."   

The Circulation Element of the Lomita General Plan 
portrays the roadway system needed to serve 
traffic generated by uses permitted under the Land 
Use Element. Traffic forecasts in the Circulation 
Element are also used to determine future traffic 
noise levels within the Noise Element. The Safety 
Element indicates emergency evacuation routes 
and minimum road widths to accommodate 
emergency vehicles. Finally, the Circulation 
Element is responsive to regional transportation 
plans, such as the Congestion Management Plan 
which focuses on the development of a regional 
transportation system to accommodate the 
projected traffic demands within the greater 
metropolitan area. This Circulation Element is 
organized around the following sections:   

 The Introduction to the Circulation Element
provides an overview of the Element and its
statutory requirements.

 The Circulation Element Policies contains
policies related to transportation issues and
circulation related infrastructure.
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 The Circulation Plan establishes policies and
indicated programs designed to improve
traffic and circulation within the City. Typical
standards for each category of roadway are
also indicated.

 The Background for Planning section includes
information related to current traffic and
circulation conditions. Public transportation
and alternative forms of transportation are
also addressed.

Circulation	Element	Policies	
The City of Lomita seeks to accomplish the 
following goals through implementation of the 
policies and programs contained in this Circulation 
Element: 

 To promote the maintenance and
improvement of roadway systems in the City
which will accommodate future traffic

 To promote the use of innovative circulation
strategies designed to create a transportation
system that is sensitive to the City's aims for
economic development;

 To support the development of a roadway and
circulation network that promotes pedestrian
activity in selected districts within the City

 To promote a more efficient use of alternative
forms of transportation that serve the City;
and

 To ensure that roadway improvements are
sensitive to the community's long-range goals
for a livable and sustainable community.
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To accomplish the aforementioned goals, the City 
of Lomita has adopted the following policies to 
guide future transportation planning and design in 
the City. 

Circulation	Policy	1	

The City will encourage the development of an 
increasingly safe and efficient regional 
transportation system in the area and discourage 
the use of local streets in the City for non-local and 
regional through traffic except in emergency 
situations.   

Circulation	Policy	2			

The City will strive to provide a system of 
signalization which will augment and assist in the 
safe and efficient movement of traffic through the 
City. The City will investigate the feasibility of 
participating in a regional signalization program 
(such as the ATSAC program) with neighboring 
jurisdictions.   

Circulation	Policy	3			

The City will develop and maintain a logical local 
circulation system based on a hierarchy of streets 

which serve the existing and future needs of the 
City. The City will evaluate the need to "reopen" 
roads now closed to through traffic.   

Circulation	Policy	4			

The City will be proactive in assessing the impact 
of future land uses and development on the local 
circulation system.   

Circulation	Policy	5			

The City will continue to promote the use of public 
transit and other alternative forms of transit to 
reduce travel expense, energy use, environmental 
impact, and congestion.   

Circulation	Policy	6			

The City will encourage the development, 
maintenance, and improvement of pedestrian 
oriented facilities, where appropriate, to ensure 
the safety and use of pedestrian movement 
throughout the City and as a means to reduce 
traffic. The City will also encourage the 
maintenance and improvement of bicycle oriented 
facilities, where appropriate, to ensure the safety 
and use of bicycle movement throughout the City.   
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Circulation	Policy	7			

The City will evaluate parking 
restrictions/regulations to increase the availability 
of parking whenever possible without jeopardizing 
safety.'   

Circulation	Policy	8		

The City will strive to establish a beautification 
program for major roadways in Lomita.   

Circulation	Policy	9		

The use of alternative fueled vehicles for local and 
ways to more efficiently use the existing Dial-A-
Ride services will be investigated. 

Circulation	Plan	
The Circulation Plan for the City of Lomita 
supports the land use and development objectives 
outlined in the Land Use Element. The Circulation 
Plan is shown in Exhibit 3-1 and is discussed in 
this section. 

Roadway	Classifications	&	Standards	

The roadway classification system described 
herein is used to identify the function of each 

roadway in the City. The classification system 
provides a logical framework for the design and 
operation of roadways serving Lomita. The 
functional classification system allows the 
residents and elected officials to identify preferred 
characteristics of each street. 

 If the observed characteristics of a street changes 
from the functional classification, then actions may 
be taken to return the street to its originally 
intended use or to change the roadway 
classification in response to new development. In 
the latter instance, certain, additional roadway 
improvements may be required to accommodate 
the roadway's new functional classification and the 
corresponding standards. 

The primary circulation system in the City of 
Lomita serves two distinct and equally important 
functions the City's roadways provide access to 
individual properties, and enable persons and 
goods to be transported into and through the City. 
The design and operation of each roadway 
depends on the importance placed on each of these 
functions. For example, some roadways are 
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designed to carry larger traffic volumes and 
generally have more lanes, higher speed limits and 
fewer driveways. In contrast, other streets have 
fewer lanes, lower speed limits, and more 
driveways to provide access to individual 
properties. 

The roadway system in Lomita has been defined 
using a classification system which describes a 
hierarchy of roadway types. The categories of 
roadways included in this classification system 
differentiate the size, function, and capacity of each 
type of roadway. The various roadway 
classifications are described below. 

Major	Highways	

This roadway classification provides for through 
traffic movement between and across the City. The 
designated curb-to-curb width for a typical major 
highway is 80 to 86 feet within a 1 00-foot right-of-
way. This roadway classification typically provides 
four through travel lanes and may or may not 
include a raised or painted median. Designated 
major highways in Lomita include Pacific Coast 

Highway, Lomita Boulevard, Crenshaw Boulevard, 
Western Avenue, and Palos Verdes Drive North. 

Secondary	Highways	

Secondary highways provide for traffic movement 
across the City, as well as shorter distance local 
intra-city traffic movement. This classification of 
roadway generally provides greater access to 
abutting land uses compared to major highways. 
This classification of roadway generally carries 
lower traffic volumes. Secondary highways 
typically have a curb-to-curb width of 64 feet in an 
80 foot right-of-way. Narbonne Avenue is the only 
designated secondary highway in Lomita. 

Collector	Streets	

Collector streets are designed solely to collect 
traffic from residential streets and channel it to the 
arterial highway system. Collector streets typically 
have40foot curb-to-curb widths and 60 foot rights-
of-way. Designated collector streets in Lomita 
include 250th, 255th, and 262nd Streets (east-west 
collectors) and Pennsylvania Avenue, Eshelman 
Avenue, Walnut Avenue, and Ebony Street (north-
south collectors). Narbonne Avenue, north of 
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Lomita Boulevard, is designated as a collector 
street.  

Local	Streets	

Local streets are subordinate to the basic 
circulation network described above, yet 
constitute the majority of the roads in Lomita. 
These streets provide access to individual parcels 
and only provide circulation within a 
neighborhood block. Local streets in Lomita are 
generally 40 to 50 feet wide, with a pavement 
width of between 24 to 30 feet. Most streets have 
been improved with curbs, gutters, and sidewalks. 
The City standard for local streets is 60 feet (with 
36 feet curb to curb pavement width and two lanes 
and on street parking on both sides). This standard 
has not been achieved for a number of local streets 
in the City and is not likely to be achieved 
considering the developed character of the City.  

Private	Streets	

Private streets refer to those roadways which 
provide access to individual lots within a planned 
unit development, condominium project or 
residential tract. These streets are typically 60 feet 

wide and provide one travel lane in each direction. 
Most of the private streets in the City are cul-de-
sacs which have not been dedicated to the City and 
are maintained by developers or homeowner 
associations. 

Table 3-1 summarizes the standards generally 
applicable to each roadway classification. Exhibit 
3-1 illustrates Circulation Plan in the City of Lomita 
and Exhibit 3-2 illustrates the typical cross section 
for each roadway classification. 

Table	3‐1		
Roadway	Classification	Standards		

	 Major	
Hwys	

Secondary	
Hwys	

Collector	
Roads	

Local	
Streets	

Travel 
Lanes 

4 lanes 2-4 lanes 2 lanes 2 lanes 

Parking 
Lanes 

0-2 
lanes 

0-2 lanes 0-2 lanes 0-2 
lanes 

Volumes 
ADT 

20,000-
greater 

10,000 or 
greater 

Up to 
10,000 

2,000 or 
less 

ROW 
width 

100 ft. 80 ft. 60 ft. 40-50 ft. 

Pavement 
Width 

80-86 ft. 64 ft. 40 ft. 24-30 ft. 
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Notes: ADT refers to average daily traffic volumes. 

Performance	Standards	

Evaluating the ability of the circulation system to 
serve existing and projected traffic demands 
requires the establishment of suitable 
"performance criteria". These performance criteria 
serves as a means by which traffic volumes are 
compared to circulation infrastructure (roadway 
segments and intersections) and the adequacy of 
that infrastructure to accommodate existing or 
projected traffic volumes. Performance criteria 
have a policy component, which establishes a 
desired level of service (LOS), and a technical 
component, which provides a more quantified 
measure. 

LOS may be defined in a number of ways. A 
qualitative measure often used (and illustrated in 
Exhibit 33) defines LOS according to a sliding scale 
(A through F) where LOS "A" represents optimal 
traffic conditions and LOS "F" equates to significant 
congestion and is generally considered to 
represent an unacceptable condition.  

A more quantitative measure used to define an 
intersection's level of service employs a ratio 
between an intersection's design capacity (as 
measured in traffic volumes) and the existing 
and/or projected traffic volumes. This method, 
referred to as the Intersection Capacity Utilization 
(ICU) is compared to LOS standards in Table 3-2. 

Table	3‐2		
Level	of	Service	Definitions		

LOS	 ICU	Ratio	 Definition	
A 0.00 – 0.60 Free flow traffic conditions 
B 0.61 – 0.70 Stable flow, some restrictions  
C 0.71 – 0.80 Satisfactory operating speeds 
D 0.81 – 0.90 Unstable conditions beginning 
E 0.91 – 1.00 Significant delays 
F 1.01 -  Severe congestion 
Source: Blodgett/Baylosis Associate, 1997 
 

The performance criteria used for evaluating 
volumes and capacities of the City street and 
highway system include both average daily traffic 
(ADT) volumes for individual roadway segments 
and peak hour intersection volume criteria (CL). 
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Average daily traffic (ADT) capacities represent 
the general level of daily traffic that each roadway 
type can carry and should be used as a general 
design guideline only. Level of service for 
intersections is more precisely determined by 
examining peak hour intersection volumes. 
Therefore, the Circulation Element uses peak hour 
volumes as a basis for determining appropriate 
capacity needs. 

The City of Lomita has established level of service 
(LOS) "D" as a target level of service (LOS) 
standard and LOS "E" as a threshold standard. The 
City recognizes that not all intersections within the 
City can meet the target LOS "ID". In these 
instances, the City Council must find that the 
improvements necessary to meet the target LOS 
"D" are not feasible because of one or more of the 
following reasons: 1. the cost of the necessary 
improvements exceeds available funding sources; 
2. the design of the necessary improvements is not 
compatible with the surrounding land uses; or, 3. 
the design of the necessary improvements is 
contrary to other established City policies. For 

Individual roadway segments, a level of service "C" 
standard is used to monitor capacity needs. 

The functional designation of a roadway does not 
necessarily indicate the existing conditions (i.e., 
traffic volume, width and available right-of-way). 
Instead, it indicates the intended use and ultimate 
design of the roadway to accommodate the 
anticipated travel demand. In addition, the typical 
cross section of the roadway does not necessarily 
mean that the roadway should be redesigned or 
widened to meet its typical cross section. Rather, 
the typical cross section serves as a benchmark in 
planning future roadway improvements. 

Regional	Transportation	Plans	

The City of Lomita is a part of the Los Angeles 
County Congestion Management Plan (CMP) which 
is a state-mandated program with the passage of 
Assembly Bill 471. 

The requirements of the CMP became effective 
with the voter approval of Proposition 111 in June, 
1990. The CMP was created for the following 
purposes: 
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 To link land use, transportation and air quality 
decisions; 

 To develop a partnership among 
transportation decision makers in devising 
appropriate transportation solutions that 
include all modes of travel; and 

 To propose transportation projects which are 
eligible to compete for State gas tax funds. 

Pacific Coast Highway and Western Avenue are 
both CMP-designated arterial roadways in Lomita. 
The Pacific Coast Highway/Western Avenue 
intersection is currently operating at LOSD, during 
both the morning (AM) and evening (PM) peak 
hour. Other intersections with Pacific Coast 
Highway are operating at LOS F during the AM and 
PM peak hours. 

Implications	 of	 Future	 Development	 on	 the	
Circulation	Plan	

As discussed in the previous section, the desirable 
goal for every classified street is that it carry the 
designated volume of traffic at the desired level of 
service The arterial roadways in the City's 

circulation system are classified according to their 
facility-type designation and sized to provide 
sufficient capacity for projected volumes. 

Based on future growth and development in the 
City, the future daily, two-way street and highway 
traffic volumes have been estimated to reflect new 
trips from future development. The traffic volumes 
reflected in Table 3-3 present the daily, two-way 
traffic volumes at year 2010 based on a cumulative 
growth of 0.77 percent per year or a 14-year 
growth of 11. 34 percent. 

Table	3‐3			
Future	Traffic	Volumes	from	Major		Roadways		

Roadway	 Classification	 ADT	
Ebony Lane Collector 3,340 
Lomita Blvd Major Highway 40,083 
Eshelman Ave Collector 6,124 – 6,903 
Palos Verdes Dr N Major Highway 25,608 – 36,742 
Pennsylvania Ave CollectorLocal 4,676 – 7,014 
Walnut Ave Collector 3,507 – 4,732 
Western Ave Major Highway 23,381 – 28,948 
Crenshaw Ave Major Highway 34,515 – 45,649 
Pacific Coast Hwy Major Highway 50,660 – 52,330 
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Roadway	 Classification	 ADT	
Narbonne Ave Secondary 

Highway 
13,361 – 15,588 

Source: Blodgett/Baylosis Associate, 1996 

Circulation	Programs	

There are a number of key programs the City will 
continue to implement or undertake as part of the 
implementation of this General Plan. These 
existing and proposed programs are identified 
below. 

Caltrans	Coordination	

The City will coordinate efforts with Caltrans to 
upgrade Pacific Coast Highway. The purpose of this 
undertaking is to ensure the City is fully appraised 
of roadway and facility improvement efforts in the 
early stages of planning and design.  

The City will continue to work with Caltrans and 
the Metropolitan Transportation Authority (MTA), 
as appropriate and will request to be on all 
notification lists for future projects that may 
impact the City. 

Capital	Improvement	Planning	

The City's Capital Improvement Program (CIP) is a 
five-year plan which indicates the timing of major 
capital expenditures. Individual projects are 
reviewed and ranked on an annual basis and may 
include street scape upgrades, installation of traffic 
signals, slurry seal for streets, sidewalk repair, and 
sewer line upgrades. The City will continue to 
update, review, and implement its CIP to consider 
transportation related improvements. 

Dial‐A‐Ride	Review	Program	

This program involves a review of existing and 
future policies and procedures with regards to the 
operation of the City's Dial-a-Ride program. The 
purpose of this program is to devise and initiate an 
adequate and truly cost effective "Dial-A-Ride" 
program which will maximize the acquisition of 
public and government funds where applicable 
and available, while maintaining an optimum level 
of convenient and comfortable service for its users. 
The City Administrator will initiate review at the 
discretion of the City Council.  

Environmental	Review	
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The City shall continue to evaluate the 
environmental impacts of new development and 
provide mitigation measures prior to development 
approval, as required by the California 
Environmental Quality Act (CEQA). Environmental 
review shall be provided for major projects and 
those that will have a potential to adversely impact 
the environment. Among those issue which may be 
addressed in the environmental analysis includes 
traffic, parking, and circulation. In compliance with 
CEQA, the City shall also assign responsibilities for 
the verification of the implementation of 
mitigation measures. The City's environmental 
review procedures are in place. 

Mitigation	Fee	Ordinance	

The City will explore strategies to ensure the 
public does not bear an undue burden associated 
with new development. The City will determine a 
reasonable and fair method of assessing new 
development for the cost of providing any 
additional infrastructure required by the 
development. The first step of this program 
implementation calls for the preparation of a 

mitigation fee strategy study to be initiated by the 
City Administrator. 

Parking	Ordinance	Review	

The City shall evaluate the existing parking 
standards provided in the City's Zoning Ordinance. 
The City Administrator will initiate the study of the 
City's parking standards. The City Council, 
following consideration of the study, will provide 
direction regarding how to proceed with the 
implementation of the study's recommendations.	

Parkway	Landscaping	Program	

The City shall implement a parkway landscaping 
and maintenance program. The program will be 
subject to annual review as part of the City budget 
and CIP review.	

Public	Transit	Review	Program	

The City will evaluate the need to modify routes, 
schedules, and fares of local transit service to 
achieve circulation goals and policies (e.g., 
coordinate the local transit system with the 
regional transit system). The City will work with 
the MTA and transit service agencies in adjacent 
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communities to identify the most beneficial route 
and stops in the City. A City staff person will be 
assigned as liaison between the City and transit 
providers. The City will provide development plans 
for those projects which may affect public transit 
services to service providers for review. 

Signalization	

The City will strive to provide optimum 
signalization on major thoroughfares to maximize 
circulation efficiency, such as participation in a 
regional signalization program. City staff will 
outline both the need and strategy for improved 
signalization. Coordination with Caltrans and MTA 
in this regard will be undertaken. City staff will 
present their findings to the City Council for 
direction. 

Transit	Centers	

The Land Use Plan calls for the development of a 
pedestrian-friendly downtown and business 
district. Transit centers consisting of bus turnouts 
and loading areas, weatherproof shelters, 
information center, emergency phones, and in 
some areas, park and ride facilities will be 

expanded as part of this future development. The 
lead City Agency to study the feasibility of 
developing "transit centers" will be designated by 
the City Administrator. 

Traffic	and	Circulation	Studies	

The City Traffic Commission will evaluate the 
feasibility of altering the circulation and traffic 
patterns for a number of roadways in the City. One 
task will include an assessment of Narbonne 
Avenue to examine the feasibility of converting 
that portion of the roadway in the vicinity of the 
"downtown to a two-lane roadway. This would 
enable on-street angled parking to be provided 
immediately in front of businesses. It would also 
result in a reduction in travel speeds through the 
area which would make the area more pedestrian 
friendly. A second study will be undertaken to 
evaluate the feasibility of re-opening a number of 
local streets that were previously closed-off. These 
studies will involve the requisite review by the 
traffic commission and public testimony to 
determine whether these approaches are 
acceptable to the community at large. 
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Background	for	Planning	
This section of the Circulation Element serves as 
the technical appendix to the Element indicating 
existing conditions relative to traffic and 
circulation in the City. According to State 
guidelines (State of California Government Code 
Section 65302(b)), General Plan Circulation 
Elements shall identify "the general location and 
extent of existing and proposed major 
thoroughfares, transportation routes, terminals 
and other public utilities and facilities, all 
correlated with the Land Use Element of the Plan." 

This section describes the existing roadway 
network in the City, existing circulation conditions, 
and alternative means of transportation, as well as 
identify any circulation issues that need to be 
considered in planning improvements to the 
circulation system to accommodate planned 
growth in the City. 

Existing	Roadway	Network	

There are approximately 55 miles of roadways in 
the City. The street system is defined by major 
north-south streets such as Crenshaw Boulevard, 

Narbonne Avenue, Eshelman Avenue and Western 
Avenue and east-west streets including Pacific 
Coast Highway, Lomita Boulevard and Palos 
Verdes Drive North. Other local residential streets 
generally form an uneven grid at varying intervals 
reflecting earlier subdivision patterns. Streets 
within the southernmost portion of the City are 
more curvilinear and follow the local topography. 

Freeway access to the City is provided by Pacific 
Coast Highway (SR-1), which runs in an east-west 
direction through the southerly portion of the City. 
Pacific Coast Highway connects to the Harbor 
Freeway (SR-1 10) approximately 3.5 miles to the 
east. Crenshaw Boulevard and Western Avenue are 
major arterial roadways which form the western 
and eastern borders of the City of Lomita. These 
two roadways provide connections to the San 
Diego Freeway (1-405) approximately 8.0 miles to 
the north. 

The primary circulation system in the City of 
Lomita consists of local surface streets and arterial 
roadways. These streets serve two distinct and 
equally important functions: access to adjacent 
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properties, and movement of persons and goods 
into and through the City, respectively. The design 
and operation of each street or arterial roadway 
depend upon the importance placed on each of 
these functions. For example, the arterial roadways 
are designed to carry large volumes of vehicles 
into and through the City. Because of their 
function, arterial roadways have more lanes, 
higher speed limits and fewer driveways. In 
contrast, residential streets have fewer lanes, 
lower speed limits, and more driveways to provide 
access to individual properties 

The major roadways which serve as the 
framework for the City's circulation system are 
discussed below: 

Pacific Coast Highway, State Route 1, is a major 
east-west highway through the City. In Lomita, 
Pacific Coast Highway has two travel lanes in each 
direction and traffic signals at its intersections 
with Western Avenue, Eshelman Avenue, 
Narbonne Avenue, Walnut Avenue, Oak Street, 
Cypress Avenue, Pennsylvania Avenue and 
Crenshaw Boulevard. 

Lomita Boulevard is oriented in a northwest to 
southeast direction through the City and has two 
travel lanes in each direction, a painted median 
and left turn pockets and signals at major 
intersections (Narbonne Avenue, Pennsylvania 
Avenue, Eshelman Avenue, Walnut Avenue, 
Crenshaw Boulevard, and Western Avenue). 

Narbonne Avenue is a major north-south arterial 
highway and is the City's oldest roadway corridor. 
Narbonne Avenue has two travel lanes in each 
direction, with traffic signals with Lomita 
Boulevard, 250th Street, 255th Street, and Pacific 
Coast Highway. The roadway connects to Palos 
Verdes Drive East on the south and to Arlington 
Avenue on the north. 

Crenshaw Boulevard defines the City's western 
boundary and has three travel lanes in each 
direction, a center median lane and exclusive left 
turn lanes at major intersections. This regional 
arterial roadway extends from Rancho Palos 
Verdes on the south, all the way to downtown Los 
Angeles on the north. 
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Western Avenue is another regional arterial 
roadway which runs in a north-south direction, 
just east of the City of Lomita. A short segment of 
this major roadway is located within Lomita, south 
of Pacific Coast Highway and north of Peninsula 
Verde Drive. Western Avenue has two lanes in 
each direction with a raised center median. 

Other main north-south streets in the City include 
Pennsylvania Avenue, Eshelman Avenue, and Oak 
Avenue. East-west streets in the City include the 
number streets from 239th Street on the north 
edge of the City to 264th Street at the southern 
section of Lomita. 

The rights-of-way, number of lanes, and existing 
average daily traffic on primary roadways in the 
City are provided in Table 3-4. As shown, Pacific 
Coast Highway handles as much as 47,000 vehicles 
per day, with a peak of 48,500 vehicles. Lomita 
Boulevard carries 36,000 vehicles per day and 
Western Avenue carries as much as 26,000 
vehicles per day. 

Table	3‐4	
Existing	Traffic	Volumes	

Roadway	 ROW	 Lanes	 ADT1	

Ebony Lane 56’ 1@way 3,000 
Lomita Blvd 60 – 84’ 2-3@way 36,000 
Eshelman Ave 60’ 1@way 5,500 - 6,200 
Narbonne Ave  60’ 2@way 12,000 – 14,000   
Palos Verdes Dr 
N  

84 - 110’ 3@way 23,000 – 33,000   

Pennsylvania 
Ave  

36’ 1@way 4,200 – 6,300 

Walnut Ave  30 – 56’ 1-2@way 3,150 - 4,250 
Western Ave  80’ 2@way 2,1000 – 2,6000 
Crenshaw Ave  84’ 3@way 31,000 – 41,000 
Pacific Coast 
Hwy 

74’ 2-3@way 45,500 – 
47,00022 

1 ADT – Average Daily Traffic Volumes 
2 Caltrans 1995 Freeway Volumes 
Source: City of Lomita, 1996; City of Torrance, 1996 

Intersection	Analysis	

Currently, the intersections of major and 
secondary highways in Lomita are signalized and 
all other intersections are unsignalized (two-way 
or four-way stop sign controlled). As traffic 
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volumes increase, there may be a need to install 
more traffic signals in the City or implement other 
roadway improvements. The function of a traffic 
signal at the intersection of two streets is to assign 
right-of-way to the traffic on each of the 
intersecting streets. The capacity of each street is 
reduced at a signal because traffic on one street is 
delayed while traffic on the intersecting street is 
allowed to flow. Therefore, signalized intersections 
are generally the most critical element affecting a 
roadway system's capacity. 

One of the most important types of data needed to 
conduct intersection analysis is peak period (i.e., 
7:00 to 9:00 a.m. and 4:00 to 6:00 p.m.) traffic 
volume counts. Operating conditions at major 
intersections were analyzed for the morning (AM) 
and evening (PM) peak hours using the 
Intersection Capacity Utilization (ICU) 
methodology. Based upon the 1996 traffic counts, 
each study intersection was analyzed for AM and 
PM peak hour volume/ capacity ratios (V/C) and 
levels of service (LOS). 

The Los Angeles County Congestion Management 
Plan (CMP) has LOS E as the standard LOS for 
designated CMP roadways in Los Angeles County. 
According to the CMP, a significant traffic impact is 
one which increases traffic demand on a CMP 
facility by 2 percent or results in a decline in the 
volume-to-capacity ratio of 0.02 or greater, which 
results in a Level of Service F. 

Table 3-5 illustrates the existing levels of service at 
major intersections in the City. During the AM peak 
hour, all signalized intersections are operating at 
Level of Service E or better. During the PM peak 
hour. several intersections along Lomita Boulevard 
and Pacific Coast Highway are operating at a level 
of service F. Pacific Coast Highway generally runs 
parallel the 1-405 Freeway and carnes large 
volumes of traffic. Also, Lomita Boulevard seems to 
be serving as an alternate route to Pacific Coast 
Highway and the 1-405 Freeway, the heavy 
eastbound through and left tums from Lomita 
Boulevard are contributing to the level of service F 
at intersections along this route. 
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Table	3‐5	
Intersection	Levels	of	Service	

Intersection	 AM	
ICU/LOS	

PM	
ICU/LOS	

Pacific Coast 
Highway/Western 

 0.909/E 

Pacific Coast 
Highway/Narbonne 

 1.216/F 

Pacific Coast 
Highway/Crenshaw 

 1.028/F 

Lomita/Western - 0.838/D 
Lomita/Walnut 0.854/D 0.751/C 
Lomita/Eshelman 0.762/C 0.748/C 
Lomita/Narbonne 0.671/B 1.01/F 
Lomita/Pennsylvania 0.866/D 0.98/E 
Lomita/Crenshaw 0.9337/E 1.141/F 
Source: City of Lomita, 1996; City of Torrance, 1996 
 

Unsignalized intersections are different from 
signalized intersections due to different operating 
characteristics. At signalized locations, all 
approaches to the intersection are subject to delay 
by a red signal indication. At a majority of 
unsignalized locations, however, only the minor 
street traffic and left-turning traffic from the major 

street are subject to delay. The major street 
through movement is never forced to stop to 
accommodate other traffic (unless there is a four-
way stop). At unsignalized intersections, the level 
of service is therefore defined for the minor street 
traffic movements and the major street left turns 
only. Major street through traffic is not constrained 
and measurement of level of service is not 
possible, except for intersections with a four-way 
stop. 

The vehicles on the side street and turning left 
from the major street at such an intersection must 
wait for gaps in through-traffic before proceeding 
through the intersection. The critical gap (length of 
time) that is acceptable to that traffic is a function 
of the number of through lanes on the major street 
and the prevailing speed of through traffic on the 
major street. Certain other physical characteristics 
of the intersections, such as lane-curb radii or the 
presence of acceleration lanes, can reduce the 
critical gap necessary to perform certain 
maneuvers. The unsignalized street intersections 
in Lomita are generally operating at acceptable 
levels of service since the minor streets are 
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primarily residential local streets which do not 
carry large volumes of traffic. 

Congestion	Management	Plan	Program	

Approval of Proposition 111 in 1990 provided a 
nine-cent increase in the state gas tax over a five 
year period, which would be used by local 
governments for roadway improvements, transit 
services and other programs designed to reduce 
regional traffic congestion. The proposition also 
led to the enactment of Section 65089 of the 
California Government Code, which requires that 
regional congestion issues be addressed by 
transportation, land use and air quality decisions. 
The Los Angeles County Congestion Management 
Program (CMP) was developed to meet the 
requirements of this mandate. The CMP has been 
developed primarily to make individual cities 
responsible for the congestion and air quality 
problems that would accompany new development 
within each jurisdiction. 

The Los Angeles County CMP program includes a 
designation of a CMP highway network and level of 
service standards for designated roadways-, a 

capital improvement plan and deficiency plan to 
mitigate congestion within the network; adoption 
of transportation demand management measures 
by individual cities: highway and transit 
monitoring; requirements for traffic and transit 
analysis for new developments and a region-wide 
credit/debit system which measures 
transportation improvements (credits for 
improving the regional system) with new 
development projects (debits for adding new trips 
to the CMP highway system) for each city. 

Pacific Coast Highway and Western Avenue are 
both CMP-designated arterial roadways in Lomita. 
The Pacific Coast Highway/Western Avenue 
intersection is currently operating at LOS D, during 
both the AM and PM peak hour. Other intersections 
with Pacific Coast Highway are operating at LOS F 
during the AM and PM peak hours. 

The credit/debit system is designed to encourage 
cities to provide a balance between new 
construction (debits) and roadway projects 
(credits), so that each City is essentially mitigating 
the traffic impacts associated with development 
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within its boundaries. in 1996, the City of Lomita 
has a balance of 5,726 credits which may be used 
to offset debits for future new construction. This 
means that for Lomita to not lose its share of gas 
taxes, the City may approve new construction as 
long as the City or the developer provides the 
necessary improvements to mitigate the project's 
traffic impacts, or as long as the City's CMP credit 
balance does not become negative within the 
planning year. 

Alternative	Forms	of	Transportation	

Public	Transit	Services	

The Los Angeles County Metropolitan 
Transportation Authodty (MTA) operates MTA 
buses through the City of Lomita. These include 
Bus Route 448 which goes through Pacific Coast 
Highway from downtown Los Angeles to Rancho 
Palos Verdes and Bus Route 205 which runs along 
Western Avenue and Pacific Coast Highway and 
Bus Route 232 along Pacific Coast Highway. In 
addition, the Torrance Transit Route 9 runs 
through Lomita Boulevard and Torrance Transit 
Route 5 runs through Narbonne Avenue and 

Crenshaw Boulevard. Other bus transits running 
through and near the City of Lomita include the 
Municipal Area Express and the Gardena Municipal 
Buses. Exhibit 3-4 shows these routes. 

The Metrorail Blue Line runs from Long Beach to 
downtown Los Angeles and the nearest station is 
located approximately 14.5 miles east on Pacific 
Coast Highway in the City of Long Beach. 

Truck	Routes	

Designated truck routes are roadways which allow 
vehicles weighing more than 2,000 pounds. These 
roadways are designed and built to withstand the 
heavier traffic associated with trucks and larger 
vehicles. The City of Lomita has designated major 
roadways in the City as truck routes, with truck 
traffic prohibited on all other streets to prevent 
roadway deterioration and traffics safety hazards 
associated with larger vehicles on narrow streets. 
Exhibit 3-5 shows truck routes in the City. 
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Bicycle	Routes	and	Scenic	Highways	

Individual cities in the region have designated 
bicycle routes in the County to create an integrated 
biking/hiking/walking system for cyclists and 
hikers. A bike trail within the Palos Verdes 
Peninsula runs along Palos Verdes Drive North 
from Palos Verdes Boulevard to Anaheim Street. In 
City of Lomita, only the segment of Palos Verdes 
Drive North within the City is designated as a bike 
trail. The bike route on Pacific Coast Highway and 
the bike lane on Lomita Boulevard end just west of 
the Lomita city limits. 

The State of California or the County of Los Angeles 
has not designated any roadway in the City of 
Lomita as a scenic highway. The County's scenic 
highways within the Palos Verdes Peninsula 
connect to roadways in Lomita. In an effort by the 
City to protect the views and gateways to these 
adjacent scenic highways, Lomita has adopted 
design standards for development along Narbonne 
Avenue and Palos Verdes Drive North. The 
Resource Management Element Background 
Report discusses this issue in greater detail. 

Airports,	Ports,	Railways	

There are no airport, port or railway facilities in 
the City of Lomita, but the Torrance Airport is 
located immediately west of the City limits. The 
Torrance Airport is a general aviation airport 
(small, private aircraft and helicopters) owned and 
operated by the City of Torrance. The airport 
handles as many as 187,000 flight operations per 
year. The nearest commercial airports are the Long 
Beach Airport and the Los Angeles International 
Airport (LAX). The Long Beach Airport is located 
approximately 16 miles east of Lomita and handles 
commercial aircraft (SunJet and America West), 
helicopters and private planes. Approximately 
490,000 flight operations occur at the Long Beach 
Airport per year. The Los Angeles International 
Airport or LAX is located 18 miles northwest of the 
City in West L.A. and handles international air 
traffic, as well as local commercial flights from a 
wide variety of airline companies. 

There are no nearby rail lines in Lomita. The Port 
of Los Angeles and the Port of Long Beach are 
located nine to twelve miles southeast of Lomita, 
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respectively. These ports handle international 
freight cargo ships, cruise ships and sport sailing. 



 
Change Pennsylvania Avenue from “Collector Street” to “Local Street” throughout Lomita. 



CITY OF LOMITA 
PLANNING COMMISSION REPORT 

TO: Planning Commission  June 14, 2021 

FROM: Greg Kapovich, Community & Economic Development Director 

SUBJECT: Conditional Use Permit No. 317 
24614 Narbonne Avenue in the D-C (Downtown Commercial) Zone 

APPLICANTôS REQUEST 
A request for a conditional use permit to allow an existing 2,700 square-foot restaurant/coffee 
shop business located at 24614 Narbonne Avenue to sell beer and wine for consumption on the 
premises. The proposed application was filed by Christine Bermudez of Corridor Flow Coffee 
Shop, 24614 Narbonne Avenue, CA 91707 (Applicant) on March 18, 2021 and deemed complete 
by City staff on May 17, 2021.   

STAFF RECOMMENDATION 
Staff recommends that the Planning Commission adopt a resolution approving Conditional Use 
Permit No. 317, subject to the conditions of approval contained in the draft resolution and to 
confirm the categorical exemption to the requirements of the California Environment Quality Act 
(CEQA).   

SITE AND PROJECT DESCRIPTION 
Site: The relatively flat subject site is located in the Cityôs Downtown. It is approximately 0.11 
acres in size and is located along Narbonne Avenue, just south of Lomita Boulevard. There is an 
existing single-story building with a 2,700 square-foot tenant space outfitted with a commercial 
kitchen. The existing tenant, Corridor Flow Coffee Shop, has been serving coffee and food to the 
community since 2019. Pedestrian access to the tenant space is provided off of Narbonne 
Avenue, while a surface parking lot at the rear of the property can be accessed by a driveway just 
south of the tenant space.  

Project: The Applicant, intends to add beer and wine sales to the menu for on-site consumption. 
The existing restaurant/coffee shop use is permitted by right in the D-C zone. However, a 
conditional use permit is required to serve beer and wine at the restaurant. The Department of 
Alcoholic Beverage Control classifies the on and off the premises sale of beer and wine as a 
Type 41 license.  

Environmental Determination 
The proposed project is categorically exempt pursuant to Section 15301 (Existing Facilities) of 
the CEQA guidelines. This category of exemption consists of the operation, permitting, 
licensing, or minor alteration of existing public or private structure facilities, involving negligible 
or no expansion of use beyond that existing at the time of the lead agencyôs determination that it 

         Item PH5
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may be found to be exempt from the requirements of CEQA. The proposed conditional use 
permit is for beer and wine sales (Type 41) at a Bona Fide Eating Place. There is no new square 
footage proposed with this project. Therefore, staff has determined that there is no substantial 
evidence that the project may have a significant effect on the environment. 

General Plan/Zoning 
The general plan designation for the subject property is Mixed Use. This land use designation 
applies to the commercial corridor located along Narbonne Avenue, just south of Lomita 
Boulevard. It is intended to provide for a range of retail, restaurant, and personal service uses on 
the ground floor with additional housing opportunities provided above the ground floor. The 
project includes adding beer and wine sales to an existing restaurant use and is therefore 
consistent with the General Plan. Similarly, the project is consistent with the underlying 
Downtown Commercial (D-C) zoning district, as the existing restaurant use is located on the 
ground floor, which provides for an active storefront to encourage pedestrian activity in the heart 
of the Cityôs downtown. 

Adjacent Zoning and Land Uses 

Direction Zone and Land Use 

North D-C (Downtown Commercial) Zone
Land use: Retail, Personal Improvement Service

South D-C (Downtown Commercial) Zone
Land use: Retail

West R-1 (Commercial General) Zone
Land use: School

East D-C (Downtown Commercial) Zone
Land use: Office

ANALYSIS 
Upon review of a conditional use permit, the Planning Commission must find that the use is 
allowed in the zoning district, is consistent with the General Plan, and is operated to be 
compatible with the surrounding community (Section 11-1.70.09). A restaurant is a permissible 
use in the D-C (Downtown Commercial) zoning district. Restaurants with a desire to serve 
alcoholic beverages must obtain a Conditional Use Permit to do so. 

Overall, restaurants and coffee shops are expected uses in the downtown area. The subject 
location has operated as a restaurant/coffee shop since 2019 with no reported incidents of 
concern to staff or to the Los Angeles County Sheriffôs Department. Current business hours are 
Monday through Friday from 7:30 a.m. to 2:30 p.m., Saturdays from 8:00 a.m. to 2:00 p.m., and 
closed on Sundays. The business caters to early morning clientele and does not remain open late 
into the night. For these reasons, the existing restaurant use remains consistent with the general 
plan, zoning district, and does not create an adverse impact on public safety. 

In addition to the typical findings outlined in Section 11-1.70.09, alcohol related use permits are 
also subject to Section 11-1.56.03(C) of the Lomita Municipal Code, which requires any 
business selling alcoholic beverages to be at least 300 feet from protected uses such as schools, 
parks, etc. In this case, Lomita Elementary School is located less than 300 feet to the west, across 
Narbonne Avenue. Section 11-1-56.03 (D) of the Lomita Municipal Code states that the 
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Planning Commission may modify the distance requirements when granting a conditional use 
permit if there will be no adverse impact to public safety and the business represents commercial 
vitality for the area. 

A part of Lomitaôs unique character comes from the diversity of restaurants. Corridor Flow is a 
coffee shop/restaurant that has become a social gathering space where people can connect in the 
early morning to afternoon hours. It not only serves food and beverages but offers its space for 
people to work, study, or simply connect with other citizens. The option to consume beer and 
wine enhances the dining experience and does not materially change the businessôs effect on the 
neighborhood. The City Code Enforcement Division does not have any complaints on file for the 
subject site. The operational standards contained as conditions of approval herein will ensure the 
use does not constitute a nuisance or negatively affect the general public.  

Staff has reviewed the project in accordance with Section 11-1.70.09 (Conditional Use Permit) 
and Article 56 (Sale of Alcoholic Beverages) of the Lomita Municipal Code and advises that the 
project is consistent with the required findings as detailed in the draft resolution (Attachment 1). 

COMMISSION ACTION REQUESTED 
Staff recommends the Planning Commission adopt the attached draft Resolution (Attachment 1) 
to approve the Conditional Use Permit and allow an existing 2,700 square-foot restaurant/caf® 
use to sell beer and wine for consumption on the premises, subject to the conditions of approval 
provided therein.  

PUBLIC NOTICE 
Notices of this hearing were mailed to property owners within 300 feet of the subject property 
and posted on the Lomita City web page and at Lomita City Hall and Lomita Park. 

Recommended by: 

______________________  
Greg Kapovich 
Community & Economic Development Director 

ATTACHMENTS: 
1. Draft Resolution
2. Zoning Map
3. General Plan Map
4. Aerial Photograph
5. Notice of Exemption
6. Site and Floor Plans



ATTACHMENT 1 
DRAFT 

LOMITA PLANNING COMMISSION 
RESOLUTION NO.  #### 

CONDITIONAL USE PERMIT APPLICATION NO. 317 
CORRIDOR FLOW ï BEER AND WINE ON-SALE 

24614 NARBONNE AVENUE 
APN 7376-017-024 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 
APPROVING CONDITIONAL USE PERMIT NO. 314 TO ALLOW A 
RESTAURANT/COFFEE SHOP LOCATED AT 24614 NARBONNE AVENUE TO SELL 
BEER AND WINE FOR CONSUMPTION ON THE PREMISES IN THE DOWNTOWN 
COMMERCIAL ZONE. FILED BY CHRISTINE BERMUDEZ, 24614 NARBONNE 
AVENUE, LOMITA, CA 90717.   

Section 1. Recitals. 

A. On June 14, 2021, the Lomita Planning Commission held a public hearing on Conditional Use
Permit No. 317, filed March 18, 2021 by Christine Bermudez, on behalf of ñCorridor Flow
Coffee Shopò, the applicant to allow an existing 2,700 square-foot restaurant/coffee shop to
sell beer and wine for consumption on the premises at 24614 Narbonne Avenue.

B. The subject site is zoned D-C (Downtown Commercial) and designated Mixed-Use by the
Cityôs General Plan. The Applicant is classified as a restaurant/cafe, which is an allowed use
in the D-C district. Pursuant to Lomita Municipal Code Section 11-1.49.04(5) of Article 49
(D-C, Downtown Commercial), restaurants/cafes serving alcoholic beverages are also
permitted in the D-C zone with the approval of a conditional use permit, subject to the
requirements of Article 56 (Sale of Alcoholic Beverages).

C. Community and Economic Development Department staff have reviewed the project plans
and found them to be in conformance with all conditional use permit submittal requirements.
Staff deemed the application complete on May 17, 2021.

D. The proposed project is categorically exempt pursuant to Section 15301 (Existing Facilities)
of the California Environmental Quality Act (CEQA) guidelines. This category of exemptions
consists of the operation, permitting, licensing, or minor alteration of existing public or
private structure facilities, involving negligible or no expansion of use beyond that existing at
the time of the lead agencyôs determination that it may be found to be exempt from the
requirements of CEQA. The proposed conditional use permit is for beer and wine sales (Type
41) at a Bona Fide Eating Place. There is no new square footage proposed with this project.
Therefore, the Planning Commission has determined that there is no substantial evidence that
the project may have a significant effect on the environment.

E. The Planning Commission finds that Applicant agrees with the necessity of and accepts all
elements, requirements, and conditions of this resolution as being a reasonable manner of
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preserving, protecting, providing for, and fostering the health, safety, and welfare of citizens 
in general and the persons who work, or visit this development in particular.  

F. A public notice was sent out to property owners within 300 feet of the project site, at least 10
days prior to the hearing date.

G. On June14, 2021, the Planning Commission held a duly noticed public hearing and accepted
public testimony for and against the item.

Section 2. Findings.  The project is subject to the Conditional Use Permit findings contained in 
Lomita Municipal Code Section 11-1.70.09 (Conditional Use Permit). Required findings below are 
shown in bold type and the reason(s) the project is consistent is shown in regular type.  

1) The proposed use is allowed within the District with approval of a CUP and complies with
all other applicable requirements of this Article;

The subject site is located in the Downtown Commercial (D-C) zoning district. Pursuant to
Lomita Municipal Code Section 11-1.49.04(5) of Article 49 (D-C, Downtown Commercial),
restaurants/cafes serving alcoholic beverages are permitted in the D-C zone with the approval of a
conditional use permit, subject to the requirements of Article 56 (Sale of Alcoholic Beverages).
Thus, the proposed use is allowed within the District with approval of a CUP.

2) The proposed use is consistent with the General Plan;

The proposed use is consistent with the General Plan, as restaurants and coffee shops are
expected uses in the downtown area. The use remains compatible with the existing and potential
uses allowed in the area.

3) The design, location, size and operating characteristics are compatible with existing and
future land uses, building and structures in the vicinity and the proposed use will not
jeopardize, adversely affect, endanger or otherwise constitute a menace to the public health,
safety or general welfare or be materially detrimental to the property of other persons
located in the vicinity;

The project involves no new square-footage. The interior space was previously renovated in 2018
and includes table seating for up to 35 customers. Currently, the general operating hours are
Monday through Friday from 7:30 a.m. to 2:30 p.m. and Saturdays from 8:00 a.m. to 2:00 p.m.
The business is closed on Sundays. Staff believes that the early opening and closure times
associated with a coffee shop with beer and wine will not strain police service, which typically
responds to alcohol related complaints in the late afternoon or evenings.
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4) The site is adequate in size and shape to accommodate the yards, walls, fences, parking and
loading facilities, landscaping and other development features prescribed in this chapter, or as
required as a condition in order to integrate the use with the uses in the neighborhood; and

The restaurant/coffee shop has been in operation at 24614 Narbonne Avenue since 2019 and the
site meets all development standards outlined in the D-C zone. The applicant is proposing no
physical changes to the existing site. It only requests to expand the business menu to offer
beer/wine for on-site consumption.

5) The site is served by highways and streets adequate to carry the kind and quantity of traffic
such use would generate.

The subject site is located on Narbonne Avenue, between Lomita Boulevard and 247th Street.
Narbonne Avenue is a major, north-south street in the City, which is adequate to accommodate
the mix of residential and commercial uses found within the downtown area. Thus, the site is
served by highways and streets adequate to carry the kind and quantity of traffic use the proposed
use would generate.

The project is subject to additional findings contained in the Sale of Alcoholic Beverages Ordinance 
(Lomita Municipal Code Section 11-1-56.03). Required findings below are shown in bold type and 
the reason(s) the project is consistent is shown in regular type.  

6) Any business selling alcoholic beverages for off-site or on-site consumption shall be located a
minimum of 300 feet from schools, parks, public recreation areas and any other use determined
to be a sensitive use by the Community Development Director. The distance shall be measured
from the closest property line from the subject parcel to the closest property line of the parcel
containing the sensitive use (LMC Ä 11-1.56.03(C)).

Lomita Elementary School which is considered a sensitive use is located across Narbonne to the
west at 2211 247th Street. There are no other sensitive uses located within 300 feet of the site.

Pursuant to Section 11-1.56.03(D), the Planning Commission may modify the distance requirements 
when granting a conditional use permit if the following findings can be made: 

7) The proposed use will not have an adverse impact on public safety.

The subject location has been operated as a restaurant/coffee shop since 2019 with no reported
incidents of concern to staff. The business does not remain open late into the night and
operational standards contained as conditions of approval herein will ensure the use does not
constitute a nuisance or negatively affect the general public.

8) The business will provide beneficial commercial vitality to the area.
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A part of Lomitaôs unique character comes from the diversity of restaurants within the City. 
Corridor Flow is a coffee shop/restaurant that has become a social gathering space where people 
can connect in the early morning to afternoon hours. It not only serves food and beverages but 
offers its space for people to work, study, or simply connect with other citizens. The addition of 
beer and wine to the menu offerings will add to the existing businessô success and vitality and 
enhance the beneficial commercial vitality that this business already generates to the area. Thus, 
the business currently and will continue to provide beneficial commercial vitality to the area.  

9) The use will not be objectionable or detrimental to surrounding properties and the
neighborhood.

A food service business has operated in this location for several years. The option to consume
beer and wine enhances the dining experience and does not materially change the businessôs
effect on the neighborhood. The City Code Enforcement Division does not have any complaints
on file for the subject site. The operational standards contained as conditions of approval herein
will ensure the proposed use does not constitute a nuisance or negatively affect the general public.

Section 3. Based on the findings as set forth above, the City of Lomita Planning Commission hereby 
grants approval of Conditional Use Permit No. 317, subject to the following conditions.  

1. The use shall be operated in substantial compliance with the plans dated March 18, 2021
(ñExhibit Aò) on file with the Planning Division. The project shall conform to the plans,
except as otherwise specified in these conditions, or unless a minor modification to the plans
is approved by the Community Development Director or a major modification to the plans is
approved by the Planning Commission.

2. This permit is granted for Applicantôs application received on March 18, 2021 on file with the
Planning Division, and may not be transferred from one property to another.

3. By commencing any activity related to the project or using any structure authorized by this
permit, Applicant accepts all of the conditions and obligations imposed by this permit, and
waives any challenge to the validity of the conditions and obligations stated therein.

4. This permit shall not be effective for any purpose until a duly authorized representative of the
owner of the property has filed with the Department of Community Development, a notarized
affidavit accepting all the conditions of this permit.  This affidavit, or a copy of this
resolution, shall be recorded with the County Recorder and is binding on successors.  If the
Applicant is a corporation, then an officer of the corporation shall sign the acceptance
affidavit.

5. The hours of operation (i.e., the sale of both food and all alcohol) shall be limited from 7:00 a.m.
to 12:00 a.m., Monday through Sunday. The kitchen shall remain open during all hours of
operation.
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6. The establishment shall be operated as a ñbona fide public eating placeò as defined by Business
and Professions Code section 23038.  In the event that food service ceases on the property, this
permit for the sale of alcohol may be modified or revoked pursuant to the Lomita Municipal
Code.

7. No person under the age of 21 shall sell or deliver alcoholic beverages.

8. All crimes occurring inside or outside the project property shall be reported to the Lomita Station
of the Los Angeles County Sheriffôs Department at the time of the occurrence.

9. The proposed use shall not create ñobjectionable conditions that constitute a nuisance,ò as
defined in California Business and Professions Code section 24200(f)(2), to mean
ñdisturbance of the peace, public drunkenness, drinking in public, harassment of passerby,
gambling, prostitution, loitering, public urination, lewd conduct, drug trafficking, or excessive
loud noises.

10. Permit holder shall comply with all applicable federal, state, and local laws, including but not
limited to the Alcoholic Beverages Ordinance, Lomita Municipal Code Section 11-1-56.03.

11. This permit shall automatically be null and void one year from the date of issuance, unless
Developer has received from the State Department of Alcoholic Beverage Control a license to
sell alcoholic beverages on the project property. A request for a one-year extension may be
considered by the Planning Commission. No extension shall be considered unless requested
prior to the expiration date.

12. In the event of a disagreement in the interpretation and/or application of these conditions, the
issue shall be referred back to the Planning Commission.

13. It is hereby declared to be the intent that if any provision of this permit is held or declared invalid,
the permit shall be void and the privileges granted hereunder shall lapse.

14. All outstanding fees owed to the City, including staff time spent processing this application, shall
be paid in full.

15. A separate Building Permit shall be obtained for any new construction or modifications to
structures, including interior modifications that have been authorized by this conditional use
permit.

16. A separate sign permit shall be obtained for any new signs on the project property.

INDEMNIFICATION 
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17. Applicant agrees, as a condition of adoption of this resolution, at Applicantôs own expense, to
indemnify, defend and hold harmless the City and its agents, officers and employees from and
against any claim, action or proceeding to attack, review, set aside, void or annul the approval
of the resolution or any condition attached thereto or any proceedings, acts or determinations
taken, done or made prior to the approval of such resolution that were part of the approval
process.  Applicantôs commencement of construction or operations pursuant to the resolution
shall be deemed to be an acceptance of all conditions thereof.

COMPLIANCE 

18. If Applicant, owner or tenant fails to comply with any of the conditions of this permit, the
Applicant, owner or tenant shall be subject to a civil fine pursuant to the City Code.

19. If any of the conditions of the Conditional Use Permit are not complied with or upon notice of
a violation by the Code Enforcement Division, the Planning Commission, after written notice
to the applicant and a noticed public hearing, may in addition to revoking the permit, amend,
delete, or add conditions to this permit at a subsequent public hearing.

PASSED and ADOPTED on (insert date) by the Lomita Planning Commission at a regular meeting 
thereof upon motion by Commissioner ___________ and seconded by Commissioner __________. 

AYES: Commissioners: 

NOES:  Commissioners: 

ABSENT:   Commissioners: 

Steve Cammarara,  
Planning Commission Chair 

ATTEST:
Greg Kapovich 
Community & Economic Development Director 

Within 30 days of the date of this decision for an exception, permit, change of zone, or other approval, or 
by the person the revocation of whose permit, exception, change of zone, or other approval is under 
consideration, of notice of the action of, or failure to act by, the Commission, any person dissatisfied with 
the action of, or the failure to act by, the Commission may file with the City Clerk an appeal from such 
action upon depositing with said Clerk an amount specified by resolution of the City Council. 
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Resolution No. ####         June 14, 2021 
Conditional Use Permit No. 317 
Corridor Flow 
24614 Narbonne Avenue  
(APN 7376-017-024) 

Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 



ATTACHMENT 2 – ZONING MAP 



ATTACHMENT 3 – GENERAL PLAN MAP 



ATTACHMENT 4 – AERIAL PHOTOGRAPH 



         ATTACHMENT 5 

NOTICE OF EXEMPTION 

Project Description: 

CONDITIONAL USE PERMIT NO. 317 ï A request to allow an existing 2,700 square-foot 
restaurant/coffee shop business located at 24614 Narbonne Avenue to sell beer and wine for 
consumption on the premises. Filed by Christine Bermudez of Corridor Flow Coffee Shop, 24614 
Narbonne Avenue, CA 91707 (Applicant).   

Finding: 

The Planning Division of the Community Development Department of the City of Lomita has 
reviewed the above proposed project and found it to be exempt from the provisions of the California 
Environmental Quality Act (CEQA). 

Ministerial Project 
Categorical Exemption (CEQA Guidelines, Section 15301, Existing Facilities) 
Statutory Exemption 
Emergency Project 
Quick Disapproval [CEQA Guidelines, Section 15270] 
No Possibility of Significant Effect [CEQA Guidelines, Section 15061(b)(3)] 

Supporting Reasons: In accordance with Section 15301 of the California Environmental Quality Act 
(CEQA) guidelines, projects involving the conversion of existing small structures from one use to 
another where only minor modifications are made may be found to be exempt from the requirements 
of CEQA. The proposed conditional use permit is for a beer and wine sales (Type 41) at a Bona Fide 
Eating Place. There is no new square footage proposed with this project. Therefore, the Planning 
Commission has determined that there is no substantial evidence that the project may have a 
significant effect on the environment. 

(Date) Greg Kapovich 
Community & Economic Development 
Director 

Community Development Department 
Planning Division 

24300 Narbonne Avenue 
Lomita, CA 90717 

310/325-7110 
FAX 310/325-4024 



61
0 

SF
O

FF
IC

E 
1

35
 S

F
LO

C
KE

RS

49
 S

F
TO

IL
ET

49
 S

F
TO

IL
ET

23
9 

SF
PR

EP
 A

RE
A 23

9 
SF

A
RE

A
BA

RI
ST

A

12345678

3'-41
16"

3'-0" MIN.

4'-0"

3'-0"

EM
PL

O
YE

E 
W

O
RK

ST
A

TIO
N

EM
PL

O
YE

E 
W

O
RK

ST
A

TIO
N

H
.C

.
ST

A
TIO

N

UP

UP

N
O

 S
EA

TIN
G

A
LL

O
W

ED
 A

T
TH

ES
E

LO
C

A
TIO

N
S

HC
 S

EA
TIN

G

HC
 S

EA
TIN

G

N
EW

 S
IG

N
 F

O
R 

TO
TA

L
O

C
C

UP
A

N
T 

LO
A

D
 IN

TH
IS

 O
FF

IC
E 

IS
 1

2 
M

A
X.

TH
IS

 S
PA

C
E 

IS
 S

TR
IC

TL
Y

FO
R 

O
FF

IC
E 

SP
A

C
E 

US
E

O
N

LY
, N

O
T 

FO
R

A
SS

EM
BL

Y 
PU

RP
O

SE
 O

R
A

N
Y 

SI
M

IL
A

R 
US

E.

15
'-0

"

±3
8'

-4
"

7'-3"

EX
IS

TIN
G

 2
4X

36
TR

UN
C

A
TE

D
 D

O
M

ES

ALLEY

A
LL

EY

EX
IS

TIN
G

A
DJ

A
C

EN
T

BU
IL

DI
N

G
 - 

N
O

T I
N

SC
O

PE
 O

F 
W

O
RK

DE
M

O
EX

IS
TIN

G
FE

N
C

E

SI
G

N
 3

A
& 

3B

EX
IS

TIN
G

BU
IL

DI
N

G
 S

IN
G

LE
ST

O
RY

 &
PR

O
PO

SE
D

C
O

FF
EE

 S
HO

P

EX
IS

TIN
G

 2
4X

36
TR

UN
C

A
TE

D
 D

O
M

ES
PR

IM
A

RY
 E

N
TR

A
N

C
E

SI
G

N
 3

A

A
C

C
ES

S 
A

IS
LE

N
O

PA
RK

IN
G

N
O

TE
S:

1.
 T

W
O

 P
A

RK
IN

G
 S

PA
C

ES
 S

HA
LL

 B
E 

PE
RM

ITT
ED

 T
O

 S
HA

RE
 A

 C
O

M
M

O
N

 A
C

C
ES

S 
A

IS
LE

.

2.
 A

C
C

ES
S 

A
IS

LE
 S

HA
LL

 B
E 

M
A

RK
ED

 W
ITH

 A
 B

LU
E 

PA
IN

TE
D

 B
O

RD
ER

LI
N

E 
A

RO
UN

D
 T

HE
IR

 P
ER

IM
ET

ER
. T

HE
 A

RE
A

 W
ITH

IN
TH

E 
BL

UE
 B

O
RD

ER
LI

N
ES

 S
HA

LL
 B

E 
M

A
RK

ED
 W

ITH
 H

A
TC

HE
D

 L
IN

ES
 A

 M
A

XI
M

UM
 O

F 
36

 IN
C

HE
S 

O
N

 C
EN

TE
R 

IN
 A

 C
O

LO
R

C
O

N
TR

A
ST

IN
G

 W
ITH

 T
HA

T 
O

F 
TH

E 
A

IS
LE

 S
UR

FA
C

E 
TH

E 
W

O
RD

S.

3.
 T

HE
 W

O
RD

S 
"N

O
 P

A
RK

IN
G

" S
HA

LL
 B

E 
PA

IN
TE

D
 O

N
 T

HE
 S

UR
FA

C
E 

W
ITH

IN
 E

A
C

H 
A

C
C

ES
S 

A
IS

LE
 IN

 W
HI

TE
 L

ET
TE

RS
 A

M
IN

IM
UM

 O
F 

12
 IN

C
HE

S 
IN

 H
EI

G
HT

 A
N

D
 L

O
C

A
TE

D
 T

O
 B

E 
V

IS
IB

UL
E 

FR
O

M
 T

HE
 A

D
JA

C
EN

T 
V

EH
IC

UL
A

R 
W

A
Y.

4.
 P

A
RK

IN
G

 S
PA

C
E 

ID
EN

TIF
IC

A
TIO

N
 S

IG
N

S 
SH

A
LL

 IN
C

LU
D

E 
TH

E 
iN

TE
RN

A
TIO

N
A

L 
SY

M
BO

L 
O

F 
A

C
C

ES
SI

BL
ITY

C
O

M
PL

YI
N

G
 W

ITH
 S

EC
TIO

N
 1

1B
-7

03
..7

.2
.1

 IN
 W

HI
TE

 O
N

 A
 B

LU
E 

BA
C

KG
RO

UN
D

. S
IG

N
S 

ID
EN

TIF
YI

N
G

 V
A

N
 P

A
RK

IN
G

SP
A

C
ES

 S
HA

LL
 C

O
N

TA
IN

 A
D

D
ITI

O
N

A
L 

LA
N

G
UA

G
E 

O
R 

A
N

 A
D

D
ITI

O
N

A
L 

SI
G

N
 W

ITH
 T

HE
 D

ES
IG

N
A

TIO
N

 "V
A

N
A

C
C

ES
SI

BL
E"

. S
IN

G
S 

SH
A

LL
 B

E 
60

 IN
C

HE
S 

M
IN

IM
UM

 A
BO

V
E 

TH
E 

FI
N

IS
H 

FL
O

O
R 

O
R 

G
RO

UN
D

 S
UR

FA
C

E 
M

EA
SU

RE
D

 T
O

TH
E 

BO
TT

O
M

 O
F 

TH
E 

SI
G

N
.

5.
 E

N
TR

A
N

C
E 

SI
G

N
 S

HA
LL

 B
E 

N
O

T 
LE

SS
 T

HA
N

 1
7"

 X
 2

2"
 IN

 S
IZ

E 
W

ITH
 L

ET
TE

RI
N

G
 N

O
T 

LE
SS

 T
HA

N
 1

-IN
C

H 
IN

 H
EI

G
HT

 A
N

D
PL

A
C

ED
 IN

 A
 C

O
N

SP
IC

UO
US

 P
LA

C
E 

A
T 

EA
C

H 
EN

TR
A

N
C

E 
TO

 O
FF

-S
TR

EE
T 

PA
RK

IN
G

. T
HE

 P
A

RK
IN

G
 S

TA
LL

 S
IG

N
 S

HA
LL

N
O

T 
BE

 S
M

A
LL

ER
 T

HA
N

 7
0 

SQ
. I

N
. I

N
 A

RE
A

, A
N

D
 C

EN
TE

RE
D

 B
ET

W
EE

N
 3

 F
EE

T 
A

N
D

 5
 F

EE
T 

A
BO

V
E 

TH
E 

PA
RK

IN
G

SU
RF

A
C

E.
 W

HE
N

 IN
 A

 P
A

TH
 O

F 
TR

A
V

EL
, S

IG
N

 S
HA

LL
 B

E 
PO

ST
ED

 A
T 

A
 M

IN
IM

UM
 H

EI
G

HT
 O

F 
80

 IN
C

HE
S 

FR
O

M
 T

HE
BO

TT
O

M
 O

F 
TH

E 
SI

G
N

 T
O

 T
HE

 P
A

RK
IN

G
 S

PA
C

E 
FI

N
IS

HE
D

 G
RA

D
E.

US
E 

HA
W

KI
N

S
(V

55
A

-1
75

-9
A

9)
BL

UE
 C

UR
B 

&
PA

V
EM

EN
T

PA
IN

T 
O

R
EQ

UA
L

IN
TE

RN
A

TIO
N

A
L

SY
M

BO
L 

O
F

A
C

C
ES

SI
BI

LI
TY

US
E 

W
HI

TE
TR

A
FF

IC
PA

IN
T

2"
2"

3'
-0

"

3'-0"

2" 2"

U
N
AU

TH
O
R
IZ
ED

 V
EH

IC
LE

S
PA

R
KE

D
 IN

 D
ES

IG
N
AT

ED
AC

C
ES

SI
BL

E 
SP

AC
ES

 N
O
T

D
IS
PL

AY
IN
G
 D
IS
TI
N
G
U
IS
H
IN
G

PL
AC

AR
D
S 
O
R
 L
IC
EN

SE
PL

AT
ES

 IS
SU

ED
 F
O
R
 P
ER

SO
N
S

W
IT
H
 D
IS
AB

IL
IT
IE
S 
W
IL
L 
BE

TO
W
ED

 A
W
AY

 A
T 
O
W
N
ER

'S
EX

PE
N
SE

.

TO
W
ED

 V
EH

IC
LE

S 
M
AY

 B
E

R
EC

LA
IM
ED

 A
T

(IN
SE

R
T 
AD

D
R
ES

S)
O
R
 B
Y 
TE

LE
PH

O
N
IN
G

(IN
SE

R
T 
TE

LE
PH

O
N
E 
N
U
M
BE

R
)

38
5-
68
42

C
VC

. S
EC

. 2
25
07

VA
N
 A
C
C
ES

SI
BL

E
TY

PI
C
AL

 P
AR

KI
N
G
 E
N
TR

AN
C
E 
SI
G
N

(M
IN
. S

IZ
E 
17
 X
 2
2 
IN
C
H
ES

) (
SE

E
M
O
U
N
TI
N
G
 D
ET

AI
L 
O
N
 C
IT
Y 
ST

D
.

TC
-4
)

PR
O
VI
D
E 
1 
"V
AN

AC
C
ES

SI
BL

E"
 S
IG
N
 P
ER

EV
ER

Y 
8 
H
AN

D
IC
AP

SP
AC

ES
, B

U
T 
N
O
T 
LE

SS
TH

AN
 O
N
E.

TY
PI
C
AL

 P
AR

KI
N
G

ST
AL

L 
SI
G
N

(M
IN
. S

IZ
E 
70
 S
Q
.

IN
.)

9'
-0

"
5'

-0
" M

IN
.

8'
-0

" M
IN

. F
O

R 
V

A
N

S

W
HE

EL
 S

TO
P

70
 S

Q
. I

N
.

A
C

C
ES

SI
BI

LI
TY

SI
G

N
 P

ER
SE

C
TIO

N
 C

BC
11

29
B.

4,
 S

EE
SI

G
N

S 
BE

LO
W

(3
A

 &
 3

B)

18'-0"

SI
G

N
 3

A

2%
 S

LO
PE

2% SLOPE

2%
 S

LO
PE

5% SLOPE

SI
G

N
 3

B

M
IN
IM
U
M
 F
IN
E 
$2
50

3'-
0"

N
EW

 S
IG

N
A

G
E 

UN
D

ER
SE

PA
RA

TE
 P

ER
M

IT 
#

EX
IS

TIN
G

 F
A

SC
IA

N
EW

 3
'-0

"

1X
6 

W
O

O
D

 P
LA

N
KS

F.
F.

TO
P 

O
F 

BU
IL

IN
G

14
'-1

1 
3/

4"

EX
IS

TIN
G

 E
XT

ER
IO

R
PL

A
ST

ER
 (C

O
LO

R:
 G

RA
Y)

N
EW

 D
UA

L 
PA

N
E

W
IN

D
O

W
S,

 T
YP

. O
F 

4
10"

(N
) M

ET
A

L 
A

W
N

IN
G

(N
) S

IG
N

A
G

E 
D

EC
A

L

8'-0"

7'-5"

Co
rr

ido
r

Fl
ow

10
" S

.S
. K

IC
K

PL
A

TE
EX

IS
TIN

G
D

O
O

R

34"-44"
A.F.F.

1/
4"

 A
LU

M
IN

UM
 P

A
N

EL
 S

C
RE

EN
PR

IN
T 

SY
BM

O
L.

 A
D

A
 H

A
N

D
IC

A
P

SI
G

N
.

2"
 S

Q
. A

LU
M

IN
UM

 P
O

ST
 F

IN
IS

H
PE

R 
O

W
N

ER
'S

 S
PE

C
IF

IC
A

TIO
N

S

25
00

 P
SI

 C
O

N
C

RE
TE

 F
O

O
TIN

G

1'-6"

1'
-0

"

3"
MIN.

PA
TC

H 
&

 R
EP

A
IR

 A
SP

HA
LT

 A
S

N
EC

ES
SA

RY

60" MIN. A.F.F.

V
A

N
 A

C
C

ES
SI

BL
E

A
-0

.1

SI
TE

 P
LA

N
,

PA
RK

IN
G

,
&

 O
C

C
UP

A
N

C
Y

CORRIDOR FLOW
COFFEE SHOP

SH
EE

T 
TIT

LE
:

24614 NARBONNE AVE.
LOMITA, CA 90717

NO.REVISIONDATE

DESIGN X IRA

805-765-7712 designxira@gmail.com

ENGINEER STAMP:

ABACK CHECK #103-04-2019

SC
A

LE
SI

TE
 P

LA
N

 
1

1/
32

" =
 1

'-0
"

SC
A

LE
SI

TE
 P

LA
N

 - 
EN

LA
RG

ED
2

1/
16

" =
 1

'-0
"

SE
E 

EN
LA

RG
ED

 P
A

RK
IN

G
 L

O
T O

N
2

A
-0

.1

SC
A

LE
A

D
A

 P
A

RK
IN

G
3

1/
4"

 =
 1

'-0
"

SC
A

LE
D

ET
A

IL
4

1/
16

" =
 1

'-0
"

SC
A

LE
O

C
C

UP
A

N
C

Y 
5

1/
4"

 =
 1

'-0
"

O
C

C
UP

A
N

C
Y:

C
O

FF
EE

 S
HO

P 
O

C
C

UP
A

N
C

Y:

FI
XE

D
 S

EA
TIN

G
: (

15
 O

C
C

UP
A

N
TS

)
G

EN
ER

A
L 

SE
A

TIN
G

: (
23

2 
SF

 /
 1

5 
N

ET
 =

 1
5 

 O
C

C
UP

A
N

TS
)

ST
A

G
E 

(7
6 

SF
 /

 1
5 

N
ET

 =
 5

 O
C

C
UP

A
N

TS
)

TO
TA

L:
 3

5 
O

C
C

UP
A

N
TS

KI
TC

HE
N

 /
 B

A
RI

ST
A

 A
RE

A
 =

(2
39

SF
 +

 2
21

SF
 =

 4
60

 S
F 

)
46

0 
 S

F 
/ 

20
0 

G
RO

SS
 =

 2
 O

C
C

UP
A

N
TS

O
FF

IC
E 

1
61

0 
SF

 /
 5

0 
G

RO
SS

 =
 1

2 
O

C
C

UP
A

N
TS

TO
TA

L 
O

C
C

UP
A

N
C

Y:
 4

9 
O

C
C

UP
A

N
TS

UN
FI

XE
D

 S
EA

TIN
G

FI
XE

D
 S

EA
TIN

G

SC
A

LE
EX

TE
RI

O
R 

EL
EV

A
TIO

N
6

1/
4"

 =
 1

'-0
"

3
A

-0
.1

4
A

-0
.1

N
O

TE
:

1.
 P

ED
ES

TR
IA

N
S 

SH
A

LL
 B

E 
PR

O
TE

C
TE

D
 D

UR
IN

G
 C

O
N

ST
RU

C
TIO

N
, R

EM
O

D
EL

IN
G

 A
N

D
D

EM
O

LI
TIO

N
 A

C
TIV

ITI
ES

 A
S 

RE
Q

UI
RE

D
 B

Y 
C

O
UN

TY
 O

F 
LO

S 
A

N
G

EL
ES

 B
UI

LD
IN

G
 C

O
D

E
C

HA
PT

ER
 3

3.

A
C

C
ES

SI
BL

E 
PA

TH
 O

F 
TR

A
V

EL
 (E

) 4
8"

 M
IN

. W
ID

TH
 W

A
LK

W
A

Y,
5%

 M
A

X 
SL

O
PE

 IN
 T

HE
 D

IR
EC

TIO
N

 O
F 

TR
A

V
EL

, 2
%

 M
A

X 
C

RO
SS

-S
LO

PE

N
.I.

C
.

N
.I.

C
.

HT
: 2

'-1
0"

 A
.F

.F
.

HT
: 3

'-6
" A

.F
.F

.

HT: 2'-10" A.F.F.

HT: 2'-10" A.F.F.

PE
R 

TA
BL

E 
42

2.
1 

O
F 

TH
E 

PL
UM

BI
N

G
 C

O
D

E,
 P

RO
V

ID
E 

M
IN

. _
_1

__
W

C
'S

, _
_1

__
LA

V
A

TO
RI

ES
A

N
D

 _
_1

__
 U

RI
N

A
LS

 F
O

R 
M

EN
, A

N
D

 _
_1

__
W

C
'S

 A
N

D
  _

_1
__

LA
V

A
TO

RI
ES

 F
O

R 
W

O
M

EN
,

A
N

D
 _

0_
_ 

D
RI

N
KI

N
G

 F
O

UN
TA

IN
S.

2

2

2

2

2

2

2

2

2

2

64'-4"  PATH OF TRAVEL TO NEAREST EXIT

50
'-0

" P
A

TH
 O

F 
TR

A
V

EL
 T

O
 N

EA
RE

ST
 E

XI
T

PR
O

PE
RT

Y 
LI

N
E

2

2

2

Attachment 6



-
M

A
IN

 R
O

O
M

EX
IS

TIN
G

-
ST

O
RA

G
E

EX
IS

TIN
G

-
TO

IL
ET

EX
IS

TIN
G

-
ST

O
RA

G
E

EX
IS

TIN
G

12345678

(C
O

M
M

O
N

 A
RE

A
)

D
EM

O
 E

XI
ST

IN
G

N
O

N
-B

EA
RI

N
G

2X
 W

A
LL

S,
 T

YP
.

EX
IS

TIN
G

 C
O

LU
M

N
S 

TO
RE

M
A

IN
, T

O
TA

L 
(2

)

D
EM

O
 E

XI
ST

IN
G

 D
O

O
R

IN
 E

XI
ST

IN
G

 S
TO

RE
FR

O
N

T

D
EM

O
 (E

) N
O

N
-B

EA
RI

N
G

W
A

LL
 IN

 P
RE

PA
RA

TIO
N

FO
R 

A
 N

EW
 D

O
O

R

D
EM

O
 E

XI
ST

IN
G

 N
O

N
-B

EA
RI

N
G

 W
A

LL
&

 D
O

O
R,

 C
O

N
TR

A
C

TO
R 

TO
 F

IN
IS

H
W

A
LL

 T
O

 M
A

TC
H 

A
D

JA
C

EN
T 

FI
N

IS
H

ES
,

TY
P.

D
EM

O
 E

XI
ST

IN
G

W
IN

D
O

W
S

D
EM

O
 E

XI
ST

IN
G

 P
O

W
ER

&
 D

A
TA

 R
EC

EP
TA

C
LE

S

D
EM

O
 E

XI
ST

IN
G

 R
O

LL
 U

P
D

O
O

R

D
EM

O
 E

XI
ST

IN
G

C
O

LU
M

N
S 

UN
LE

SS
O

TH
ER

W
IS

E 
N

O
TE

D

D
EM

O
 E

XI
ST

IN
G

 N
O

N
-B

EA
RI

N
G

W
A

LL
 &

 D
O

O
R,

 C
O

N
TR

A
C

TO
R

TO
 F

IN
IS

H 
W

A
LL

 T
O

 M
A

TC
H

A
D

JA
C

EN
T 

FI
N

IS
HE

S,
 T

YP
.

D
EM

O
 E

XI
ST

IN
G

PL
UM

BI
N

G
 F

IX
TU

RE
S,

 C
A

P
PL

UM
BI

N
G

 L
IN

ES
.

61
0 

SF
O

FF
IC

E 
1

35
 S

F
LO

C
KE

RS

49
 S

F
TO

IL
ET

49
 S

F
TO

IL
ET

23
9 

SF
PR

EP
 A

RE
A 23

9 
SF

A
RE

A
BA

RI
ST

A

12345678

EM
PL

O
YE

E 
W

O
RK

ST
A

TIO
N

EM
PL

O
YE

E 
W

O
RK

ST
A

TIO
N

H.
C

. S
TA

TIO
N H.

C
.

ST
A

TIO
N

H.
C

. S
TA

TIO
N

H.C. STATION

H.
C

. S
TA

TIO
N

H.
C

. S
TA

TIO
N

H.
C

. S
TA

TIO
N

H.
C

. S
TA

TIO
N

H
.C

. S
TA

TIO
N

UP

UP

7'-33
4" 7'-1115

32" 8'-23
32" 18'-911

32" 26'-89
16"

2'-6"

5'
-1

"

33
'-4

5 32
"

3'-0"
CLEAR

±15'-311
16"

5'-11"

11
'-8

"
±7

'-5
 3

/4
"

15'-25
16"

2'-6" 8'-41
4"

±6
'-6

"
2'

-2
1 2"

4'
-6

"

10
'-7

21 32
"

1'
-0

"

2'-6"

4'-0"

6'
-0

"

1'
-6

"

FI
XE

D
 T

A
BL

E

2'
-1

0"
 H

IG
H

C
O

N
D

IM
EN

T
C

O
UN

TE
R 

&
C

A
SE

W
O

RK
SE

E 
D

ET
A

IL

D
EC

O
RA

TIV
E

SC
RE

EN
 W

A
LL

,

RE
C

ES
SE

D
EL

EC
TR

IC
A

L
PA

N
EL

, S
EE

D
ET

A
IL

19 A
-4

.0

FU
LL

 H
EI

G
HT

D
EC

O
RA

TIV
E

SC
RE

EN
 W

A
LL

,

ST
A

G
E

FI
XE

D
 B

A
R

C
O

UN
TE

R,
SE

E 
D

ET
A

IL

W
A

LL
 IN

FI
LL

PE
R 

D
ET

A
IL

4'
-0

"

1'-6"

FI
XE

D
 C

O
UN

TE
R

13
'-1

01 2" 5'
-0

"2'-6"

4'
-0

"

6'
-6

"

5'
-0

"

±3
'-1

13 4"
4'

-0
"

C
LE

A
R

3'
-1

17 8"

±1
1'

-4
"

3'
-1

07 8"

3'-0"7'-3"

4'-0"

3'-5"

6'
-5

3 8"

2'
-0

"

SI
ST

ER
ED

 P
O

ST
 W

/
16

d
 N

A
IL

S 
@

 1
6"

 O
.C

.
ST

A
G

G
ER

ED

9
A

-4
.0

5'-6"

5'-0"

2'
-0

"

5'
-0

"
12

'-0
"

6"
±3

'-4
"

RO
UG

H 
O

PE
N

IN
G

7'
-2

"
5'

-3
"

1'-6"

3'
-1

"
3'

-0
"C

LE
A

R
3'

-0
1 4"

3'
-0

"C
LE

A
R

2'-41
16"

3'
-2

1 2"
3'

-0
"C

LE
A

R
3'

-1
"

3'
-0

"C
LE

A
R

+5
.2

5"
 A

.F
.F

+2
" A

.F
.F

0"
 A

.F
.F

+2
" A

.F
.F

+5
.2

5"
 A

.F
.F

4'-0"

6'-7"

1'
-6

"

7
A

-4
.0

±4
'-5

"
3'

-4
"

5'
-0

3 4"

4'-6"

6
A

-4
.0

4'-0"

4'
-0

"

4'-0"

4'
-0

"

4'-6"

5'
-0

"

4'-0"

4'
-0

"

4'-0"

4'
-0

"

5'
-0

"

4'-6"

Ø
5'-

0"

Ø
5'-

0"

2%
 S

LO
PE

8.33% MAX.SLOPE

2% SLOPE

8.
33

%
 M

A
X.

SL
O

PE

EX
IS

TIN
G

 B
RI

C
K 

W
A

LL

8
A

-4
.0

N
O

N
-L

O
A

D
BE

A
RI

N
G

 W
A

LL

2% SLOPE

2%
 S

LO
PE

 IN
 A

LL
 D

IR
EC

TIO
N

S

2% SLOPE

2%
 S

LO
PE

 IN
 A

LL
 D

IR
EC

TIO
N

S

1'
-0

"

1'-0" 1'-0"

1'-0"

2% SLOPE

2%
 S

LO
PE

 IN
 A

LL
 D

IR
EC

TIO
N

S

HA
N

D
RA

IL
 O

N
BO

TH
 S

ID
ES

HA
N

D
RA

IL
 O

N
BO

TH
 S

ID
ES

N
O

TE
: T

HR
ES

HO
LD

 S
HO

UL
D

 B
E 

.5
" M

A
X

PE
R 

D
ET

A
IL

 2
6 

O
N

 A
-4

.0

N
O

TE
: T

HR
ES

HO
LD

 S
HO

UL
D

 B
E 

.5
" M

A
X

PE
R 

D
ET

A
IL

 2
6 

O
N

 A
-4

.0

5
A

-4
.1

6
A

-4
.1

UP

UP

6
A

-4
.1

2% SLOPE

2%
 S

LO
PE

 IN
 A

LL
 D

IR
EC

TIO
N

S

10 A
-4

.0

"N
O

T 
A

N
 E

XI
T"

SI
G

N

"N
O

T 
A

N
 E

XI
T"

SI
G

N

7
A

-4
.1

Ø
5'-

0"
±7

'-4
"

8"
8"

6'
-0

"

A
-1

.0

D
EM

O
 &

 
PR

O
PO

SE
D

 
FL

O
O

R 
PL

A
N

S

CORRIDOR FLOW
COFFEE SHOP

SH
EE

T 
TIT

LE
:

24614 NARBONNE AVE.
LOMITA, CA 90717

NO.REVISIONDATE

DESIGN X IRA

805-765-7712 designxira@gmail.com

ENGINEER STAMP:

ABACK CHECK #103-04-2019

SC
A

LE
D

EM
O

 F
LO

O
R 

PL
A

N
1

1/
4"

 =
 1

'-0
"

SC
A

LE
PR

O
PO

SE
D

 F
LO

O
R 

PL
A

N
2

1/
4"

 =
 1

'-0
"

SC
A

LE
G

EN
ER

A
L 

N
O

TE
S

-
-

G
EN

ER
A

L 
N

O
TE

S:
1.

FO
R 

G
YP

 B
O

A
RD

 P
A

TC
H 

&
 R

EP
A

IR
 D

ET
A

IL
S,

 S
EE

2.
FO

R 
A

C
C

ES
SI

BI
LI

TY
 S

IG
N

A
G

E,
 S

EE

3.
FO

R 
TO

IL
ET

 A
C

C
ES

SO
RY

 M
O

UN
TIN

G
 H

EI
G

HT
S,

 S
EE

4.
RE

LO
C

A
TE

 S
EW

ER
, P

A
TC

H 
A

N
D

 R
EP

A
IR

 E
XI

ST
IN

G
 C

O
N

C
RE

TE
 A

S 
N

EC
ES

SA
RY

 T
O

 L
EV

EL
FO

R 
N

EW
 S

HO
W

ER
 C

O
N

FI
G

UR
A

TIO
N

.  
FO

R 
SE

W
ER

 A
N

D
 T

RE
N

C
H 

D
RA

IN
, S

EE

5.
FO

R 
N

EW
 2

X 
W

O
O

D
 S

TU
D

 W
A

LL
S,

 S
EE

 D
ET

A
IL

2
A

-3
.0

3
A

-2
.0

4
A

-2
.0

9
A

-3
.0

10 A
-3

.0
6

A
-3

.0

1.
C

O
N

TR
A

C
TO

R 
TO

 R
EM

O
V

E 
A

LL
 E

XI
ST

IN
G

 F
IN

IS
H

ES
 A

N
D

 P
RE

PA
RE

 A
LL

 E
XI

ST
IN

G
 S

UR
FA

C
ES

 A
S 

RE
Q

UI
RE

D
 T

O
 IN

ST
A

LL
 T

HE
 N

EW
 F

IN
IS

HE
S

SC
HE

D
UL

ED
 O

N
 N

EW
 F

LO
O

R 
PL

A
N

. R
EM

O
V

E 
A

LL
 E

XI
ST

IN
G

 C
EI

LI
N

G
S 

A
N

D
 A

LL
 IT

EM
S 

C
O

N
TA

IN
ED

 T
HE

RE
IN

, I
N

 T
HO

SE
 A

RE
A

S 
SC

HE
D

UL
E 

TO
RE

C
EI

V
E 

N
EW

 C
EI

LI
N

G
S.

2.
C

UT
TIN

G
 A

N
D

 P
A

TC
HI

N
G

: W
HE

RE
 E

XI
ST

IN
G

 IT
EM

S 
TO

 R
EM

A
IN

 A
RE

 R
EM

O
V

ED
 O

R 
C

UT
 IN

 O
RD

ER
 T

O
 IN

ST
A

LL
 N

EW
 W

O
RK

, T
HE

 E
XI

ST
IN

G
 IT

EM
S

SH
A

LL
 B

E 
PA

TC
HE

D
 A

S 
RE

Q
UI

RE
D

 T
O

 M
A

TC
H 

A
D

JA
C

EN
T 

SC
HE

D
UL

ED
 O

R 
EX

IS
TIN

G
 F

IN
IS

HE
S.

 A
LL

 P
A

TC
HI

N
G

 S
HA

LL
 M

EE
T 

O
R 

EX
C

EE
D

 F
IR

E
RA

TIN
G

 IN
D

IC
A

TE
D

 O
N

 F
LO

O
R 

PL
A

N
.

3.
C

O
N

TR
A

C
TO

R 
SH

A
LL

 P
RO

TE
C

T 
EX

IS
TIN

G
 W

A
LL

, F
LO

O
R 

A
N

D
 C

EI
LI

N
G

 F
IN

IS
HE

S,
 IT

EM
S 

A
N

D
 F

IX
TU

RE
S 

N
O

T 
SC

HE
D

UL
ED

 F
O

R 
D

EM
O

LI
TIO

N
.

C
O

N
TR

A
C

TO
R 

SH
A

LL
 P

A
TC

H 
A

N
D

 R
EP

A
IR

 D
A

M
A

G
ED

 F
IN

IS
HE

S,
 IT

EM
S 

A
N

D
 F

IX
TU

RE
S 

TO
 R

EM
A

IN
 A

N
D

 /
O

R 
RE

PL
A

C
E 

IN
 K

IN
D

 T
O

 M
A

TC
H

EX
IS

TIN
G

 A
T 

C
O

N
TR

A
C

TO
R'

S 
EX

PE
N

SE
.

4.
C

O
N

TR
A

C
TO

R 
SH

A
LL

 B
E 

RE
SP

O
N

SI
BL

E 
FO

R 
A

N
Y 

D
A

M
A

G
ES

 D
O

N
E 

TO
 T

HE
 A

D
JA

C
EN

T 
IN

TE
RI

O
R 

O
R 

EX
TE

RI
O

R 
FI

N
IS

HE
S 

TO
 R

EM
A

IN
.

C
O

N
TR

A
C

TO
R 

SH
A

LL
 B

E 
RE

SP
O

N
SI

BL
E 

TO
 R

EP
A

IR
 O

R 
RE

PL
A

C
E 

'S
A

ID
 IT

EM
S'

 A
T 

N
O

 A
D

D
ITI

O
N

A
L 

C
O

ST
.

5.
EX

IS
TIN

G
 U

N
D

A
M

A
G

ED
 C

O
M

PO
N

EN
TS

, F
IX

TU
RE

S 
A

N
D

 D
EV

IC
ES

 S
HA

LL
 B

E 
RE

TU
RN

ED
 T

O
 T

HE
 L

ES
SE

E 
A

FT
ER

 D
EM

O
LI

TIO
N

.

6.
A

LL
 N

EW
 M

A
TE

RI
A

LS
 (I

.E
. C

O
N

C
RE

TE
, P

A
RT

ITI
O

N
S,

 F
LO

O
RI

N
G

, C
EI

LI
N

G
 A

N
D

 S
IM

IL
A

R 
ITE

M
S)

 R
EQ

UI
RE

D
 S

HA
LL

 M
A

TC
H 

TH
E 

A
PP

LI
C

A
BL

E
A

D
JO

IN
IN

G
 M

A
TE

RI
A

LS
.

7.
SP

EC
IA

L 
C

A
RE

 S
HA

LL
 B

E 
TA

KE
N

 N
O

T 
TO

 D
EM

O
LI

SH
, S

C
RA

TC
H,

 O
R 

IN
 A

N
Y 

W
A

Y 
D

EF
A

C
E 

TH
E 

EX
IS

TIN
G

 B
UI

LD
IN

G
, I

N
C

LU
D

IN
G

 F
UR

N
IS

HI
N

G
S

TH
ER

EI
N

, A
S 

C
O

N
TR

A
C

TO
R 

W
IL

L 
BE

 H
EL

D
 R

ES
PO

N
SI

BL
E 

FO
R 

PR
O

TE
C

TIO
N

 O
F 

SA
M

E 
TH

RO
UG

H
O

UT
 C

O
N

ST
RU

C
TIO

N
.

8.
C

O
N

TR
A

C
TO

R 
SH

A
LL

 M
A

KE
 C

ER
TA

IN
 B

UI
LD

IN
G

 A
N

D
 IT

S 
C

O
N

TE
N

TS
 A

RE
 S

EC
UR

E 
EA

C
H

 N
IG

HT
.

D
UR

IN
G

 A
C

TIV
ITI

ES
 T

HA
T 

PH
YS

IC
A

LL
Y 

D
IS

TU
RB

 A
SB

ES
TO

S/
LE

A
D

-C
O

N
TA

IN
IN

G
 M

A
TE

RI
A

LS
 IN

C
LU

D
IN

G
 B

UT
 N

O
T 

LI
M

ITE
D

 T
O

, C
H

IP
PI

N
G

,
G

RI
N

D
IN

G
, S

A
N

D
IN

G
, D

RI
LL

IN
G

, C
O

RI
N

G
, B

RE
A

KI
N

G
, C

UT
TIN

G
 O

F 
C

O
N

C
RE

TE
, P

LA
ST

ER
, D

RY
W

A
LL

, F
LO

O
R 

LE
V

EL
IN

G
 C

O
M

PO
UN

D
S,

 C
ER

A
M

IC
TIL

ES
, E

TC
., 

C
O

N
TR

A
C

TO
R 

SH
A

LL
 C

O
N

TR
O

L 
EM

IS
SI

O
N

S 
O

F 
SU

C
H 

D
US

T 
TO

 P
RE

V
EN

T 
A

SS
O

C
IA

TE
D

 E
M

IS
SI

O
N

S 
TO

 N
O

N
-W

O
RK

 A
RE

A
S,

 A
N

D
IM

PL
EM

EN
T 

A
PP

RO
PR

IA
TE

 C
O

N
TR

O
LS

 T
O

 P
RO

TE
C

T 
PO

TE
N

TIA
LL

Y 
A

FF
EC

TE
D

 P
EO

PL
E.

9.
LE

SS
EE

 A
N

D
/O

R 
C

O
N

TR
A

C
TO

R 
TO

 V
ER

IF
Y 

A
N

D
 D

O
 A

N
 A

SB
ES

TO
S 

IN
V

ES
TIG

A
TIO

N
 O

F 
EX

IS
TIN

G
 M

A
TE

RI
A

LS
 A

S 
RE

Q
UI

RE
D

. I
F 

A
SB

ES
TO

S 
IS

 
PR

ES
EN

T 
IN

 M
A

TE
RI

A
LS

 B
EI

N
G

 R
EM

O
V

ED
, A

LL
 A

SB
ES

TO
S 

TO
 B

E 
C

O
N

TA
IN

ED
 A

N
D

 R
EM

O
V

ED
 F

RO
M

 J
O

B 
SI

TE
 B

Y 
A

 L
IC

EN
SE

D
 A

SB
ES

TO
S

A
BA

TE
M

EN
T 

C
O

N
TR

A
C

TO
R.

10
.

C
O

N
TR

A
C

TO
R 

TO
 V

ER
IF

Y 
C

IR
C

UI
TS

 F
O

R 
A

LL
 R

EC
EP

TA
C

LE
S 

A
N

D
 L

IG
HT

S 
IN

 S
C

O
PE

 O
F 

W
O

RK
.

11
.

C
O

N
TR

A
C

TO
R 

 S
H

A
LL

 B
E 

RE
SP

O
N

SI
BL

E 
FO

R 
LO

C
A

TIN
G

 A
LL

 E
XI

ST
IN

G
 U

TIL
ITI

ES
, I

N
C

LU
D

IN
G

 B
UT

 N
O

T 
LI

M
ITE

D
 T

O
: F

IR
E

SP
RI

N
KL

ER
, W

A
TE

R,
 G

A
S,

 S
EW

ER
, E

LE
C

TR
IC

A
L 

&
 L

O
W

 V
O

LT
A

G
E.

 E
XI

ST
IN

G
 U

TIL
ITI

ES
 S

HA
LL

 B
E 

PR
O

TE
C

TE
D

 IN
 P

LA
C

E.
C

O
N

TR
A

C
TO

R 
SH

A
LL

 N
O

TIF
Y 

TH
E 

LE
SS

EE
 A

N
D

 D
ES

IG
N

ER
 IN

 W
RI

TIN
G

, A
N

D
 P

RO
V

ID
E 

A
N

 A
S-

BU
IL

T 
SK

ET
C

H 
ID

EN
TIF

YI
N

G
TH

E 
LO

C
A

TIO
N

 A
N

D
 D

EP
TH

 O
F 

A
LL

 U
TIL

ITI
ES

 F
O

UN
D

 D
UR

IN
G

 C
O

N
ST

RU
C

TIO
N

.

12
.

A
LL

 D
IM

EN
SI

O
N

S 
A

RE
 T

O
 F

A
C

E 
O

F 
ST

UD
, M

A
SO

N
RY

, O
R 

C
O

N
C

RE
TE

 U
N

LE
SS

 N
O

TE
D

 O
TH

ER
W

IS
E.

13
.

PR
O

V
ID

E 
IN

SU
LA

TIO
N

 A
T 

A
LL

 E
XT

ER
IO

R 
W

A
LL

S 
EN

C
LO

SI
N

G
 T

HE
 B

UI
LD

IN
G

 A
N

D
 R

ES
TR

O
O

M
.

14
.

A
LL

 S
H

EL
F 

&
 D

W
A

RF
 W

A
LL

 H
EI

G
HT

S 
SH

O
W

N
 A

RE
 R

EF
ER

EN
C

ED
 F

RO
M

 T
HE

 F
LO

O
R 

EL
EV

A
TIO

N
  W

HE
RE

 T
HE

 N
O

TE
O

C
C

UR
S,

 U
N

LE
SS

 O
TH

ER
W

IS
E 

N
O

TE
D

.

A
-0

.1
6

2

2

2
2

2

2

2

2

2



CITY OF LOMITA 
PLANNING COMMISSION REPORT 

TO: Planning Commission     June 14, 2021 

FROM: Greg Kapovich, Community & Economic Development Director 

SUBJECT: Amendment to Conditional Use Permit No. 304 
25600 Narbonne Avenue - C-G (Commercial General) Zone 

APPLICANTôS REQUEST 
A request to amend Conditional Use Permit No. 304 to allow ñBites and Bashesò, an existing 
restaurant and catering business located at 25600 Narbonne Avenue to sell distilled spirits for 
consumption on the premises and in conjunction with the catering business for consumption off 
the premises. The original conditional use permit allows for beer and wine sales. The proposed 
amendment would add distilled spirits to the use permit. No physical changes to the site are 
proposed at this time. The proposed use application was filed by Crystal Coser, 56 Eastfield 
Drive, Rolling Hills, CA 90274 (Applicant) on May 20, 2021 and deemed complete by City staff 
on May 22, 2021 

RECOMMENDATION 
Staff recommends that the Planning Commission adopt a resolution approving the amendment to 
Conditional Use Permit No. 304, subject to the conditions of approval contained in the draft 
resolution and to confirm the categorical exemption to the requirements of the California 
Environment Quality Act (CEQA).   

SITE AND PROJECT DESCRIPTION 
Site: The subject site is an L-shaped parcel, approximately 5,291 square feet in size, and is 
located at the southeast corner of 256th Street and Narbonne Avenue. There is an existing 2,500 
square-foot, single-story building with a commercial kitchen on the site and six surface parking 
stalls.  

Project Description 
In 2017, the Planning Commission approved Conditional Use Permit No. 304 to allow a 
restaurant and catering business to serve beer and wine. The applicant proposes to amend 
Conditional Use Permit No. 304 to sell distilled spirits directly to customers at the restaurant for 
on-site consumption and to the catering customers for off-site consumption. The Department of 
Alcoholic Beverage Control (ABC) classifies the sale of beer, wine, and distilled spirits for 
consumption on and off the premises as a Type 47 license. Therefore, the applicant will also be 
required to upgrade its ABC license from a Type 41 license, which only permits the sale of beer 
and wine to a Type 47 license.  

Item PH6
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Property History 
In 1956, a single-story, commercial building was built at the corner of 25600 Narbonne Avenue. 
The property was formerly occupied by the Continental Market. On October 14, 1997, the 
Planning Commission approved Variance No. 133 to allow for the construction of a 655 square-
foot addition to the existing 1,845 square-foot commercial building and required the property to 
have six parking spaces, of which four were to be tandem spaces. On March 9, 2009, the 
Planning Commission approved a Determination of Similarity to allow a commercial kitchen as 
a permitted use in the Commercial General Zone. The existing restaurant and catering business 
has been operating at the site with beer and wine sales since 2017.  
 
Environmental Determination 
The proposed project is categorically exempt pursuant to Section 15301 (Existing Facilities) of 
the CEQA guidelines. This category of exemption consists of the operation, permitting, 
licensing, or minor alteration of existing public or private structure facilities, involving negligible 
or no expansion of use beyond that existing at the time of the lead agencyôs determination that it 
may be found to be exempt from the requirements of CEQA. The proposed conditional use 
permit is for beer, wine, and distilled spirit sales (ABC Type 47 License) at a Bona Fide Eating 
Place. The existing physical structure will remain the same. No new square footage is proposed 
with this project. Therefore, staff has determined that there is no substantial evidence that the 
project may have a significant effect on the environment. 
 
General Plan/Zoning 
The general plan designation for the subject property is Commercial. This land use designation 
applies to the commercial corridors located along Pacific Coast Highway, Lomita Boulevard, 
Western Avenue, and Narbonne Avenue. The range of regional commercial needs include retail, 
restaurant, and wholesale business. The project includes adding distilled spirits to an existing 
restaurant use that already serves beer and wine. Therefore, the project remains consistent with 
the General Plan. Similarly, the project is consistent with the underlying C-G (Commercial 
General) zoning district, as the existing restaurant and catering use assists in providing a mix of 
commercial development along the commercial corridors on a scale that is less intensive than 
development in the downtown area. 
 
Adjacent Zoning and Land Uses 
 

Direction Zone and Land Use 

North C-G (Commercial General) Zone  
Land use: Residential (Single Family Home) and Vehicle Storage  

South C-G (Commercial General) Zone 
Land use: Restaurant 

West C-G (Commercial General) Zone  
Land use: Office 

East C-G (Commercial General) Zone 
Land use: Nonconforming Residential (Duplex) 
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ANALYSIS 
Upon review of a conditional use permit or an amendment thereto, the Planning Commission 
must find that the use is allowed in the zoning district, is consistent with the General Plan, and is 
operated to be compatible with the surrounding community (Section 11-1.70.09). A restaurant is 
a permissible use in the C-G (Commercial General) zoning district. Restaurants with a desire to 
serve alcoholic beverages must obtain a Conditional Use Permit to do so. In 2017, the Planning 
Commission approved Conditional Use Permit No. 304 to allow the sale of beer and wine in 
conjunction with a restaurant and catering business. The applicant now returns to Planning 
Commission with a request to add distilled spirits to the restaurant and catering menu. According 
to the applicantôs justification letter (Attachment #7), the request to modify its existing CUP to 
accommodate the sale of distilled spirits is primarily meant for the catering portion of the 
business. During the COVID-19 pandemic the business experienced a 67 percent reduction in 
sales and the sale of beer and wine at the restaurant and at catering events was instrumental to the 
businessôs survival. However, the business missed out on certain catering events because they 
did not serve distilled spirits. The applicant anticipates that an amended Conditional Use Permit 
to allow the sale of distilled spirits will assist in its economic recovery, both in terms of securing 
otherwise lost catering events and further buoying restaurant sales on-site.  
 
According to the applicantôs justification letter, the business has no intention to modify the 
existing hours of operation for the restaurant portion of the business. Overall, restaurants are 
expected uses along Narbonne Avenue. The subject location has operated as a restaurant/catering 
business since 2017 with no reported incidents of concern to staff or to the Los Angeles County 
Sheriffôs Department. Current business hours are Tuesday through Saturday from 8:00 a.m. to 
3:00 p.m. The business remains closed on Mondays. The restaurant business primarily serves 
early morning and lunch clientele and does not remain open late into the night. For these reasons, 
the existing restaurant use remains consistent with the general plan, zoning district, and does not 
create an adverse impact on public safety. 
 
In addition to the typical findings outlined in Section 11-1.70.09, alcohol related use permits are 
also subject to Section 11-1.56.03(C) of the Lomita Municipal Code, which requires any 
business selling alcoholic beverages to be at least 300 feet from protected uses such as schools, 
parks, etc. In this case, a preschool is located less than 300 feet away to the west, across 
Narbonne at 25527 Narbonne Avenue. In addition, any business that sells alcohol for off-site 
consumption and is greater than 2,500 square feet in size must be at least 300 feet away from 
another business that also sells alcohol for off-site consumption. It is the catering portion of the 
business that falls into the off-sale category, meaning alcohol is sold for off-site (not at the 
restaurant) consumption. A liquor store, which sells pre-packaged alcohol is located within 300 
feet of the site at 25511 Narbonne Avenue. However, section 11-1-56.03 (D) of the Lomita 
Municipal Code states that the Planning Commission may modify the distance requirements 
when granting a conditional use permit if there will be no adverse impact to public safety and the 
business represents commercial vitality for the area. 
 
Applicantôs on-site consumption of beer, wine, and distilled spirits at a bona fide eating 
establishment will not impact public safety. The option to consume distilled spirits in addition to 
the beer and wine already permitted on-site enhances the dining experience and does not 
materially change the businessôs effect on the neighborhood. The proposed off-site consumption 
sales also differ from that of the nearby liquor store. Applicant will deliver the beer, wine, and 
distilled spirits along with the catered food to the customerôs venue. Therefore, customers are 
either enjoying an alcoholic beverage with a meal on-site or receiving alcohol via delivery, and 
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not coming and going as they do when they purchase alcohol from the nearby liquor store. In 
addition, food service remains the dominant nature of the business, for both the sit-in restaurant 
and the catering. 
 
The City Code Enforcement Division does not have any complaints on file for the subject site. 
The operational standards contained as conditions of approval herein will ensure the use does not 
constitute a nuisance or negatively affect the general public.  
 
Staff has reviewed the project in accordance with Section 11-1.70.09 (Conditional Use Permit) 
and Article 56 (Sale of Alcoholic Beverages) of the Lomita Municipal Code and advises that the 
project is consistent with the required findings as detailed in the draft resolution (Attachment 1). 
 
COMMISSION ACTION REQUESTED 
Staff recommends the Planning Commission adopt the attached draft Resolution (Attachment #1) 
to approve the Amendment to Conditional Use Permit No. 304, subject to the conditions of 
approval provided therein.  
 
PUBLIC NOTICE 
Notices of this hearing were mailed to property owners within 300 feet of the subject property 
and posted on the Lomita City web page and at Lomita City Hall and Lomita Park. 
 
 
Recommended by:        
  

 
___________________               
Greg Kapovich       
Community & Economic Development Director        
 
Exhibits: 
 1. Draft Resolution 
 2. Zoning Map 
 3. General Plan Map 
 4. Aerial Photograph  
 5. Notice of Exemption 
 6. Site and Floor Plans 
 7. Justification Letter 
 8. Original Resolution for CUP No. 304 
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ATTACHMENT 1 
DRAFT 

LOMITA PLANNING COMMISSION 
RESOLUTION NO.  #### 

AMENDMENT TO CONDITIONAL USE PERMIT NO. 304 
BEER, WINE, AND DISTILLED SPIRITS ON- AND OFF-SALE 

BITES AND BASHES ï 25600 NARBONNE AVENUE 
APN 7375-025-046 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 
APPROVING AN AMENDMENT TO CONDITIONAL USE PERMIT NO. 304 TO 
ALLOW AN EXISTING RESTAURANT AND CATERING BUSINESS LOCATED AT 
25600 NARBONNE AVENUE TO SELL DISTILLED SPIRITS FOR CONSUMPTION ON 
THE PREMISES AND IN CONJUNCTION WITH THE CATERING BUSINESS FOR 
CONSUMPTION OFF THE PREMISES IN THE COMMERCIAL GENERAL ZONE. 
FILED BY CRYSTAL COSER, 56 EASTFIELD DRIVE, ROLLING HILLS, CA 90274 
(APPLICANT).   
 

Section 1. Recitals. 
 

A. On June 14, 2021, the Lomita Planning Commission held a public hearing on an amendment to 
Conditional Use Permit No. 304, filed May 20, 2021 by Crystal Coser, on behalf of ñBites and 
Bashesò, the applicant to allow an existing 2,500 square-foot restaurant/catering business to sell 
distilled spirits for consumption on the premises and in conjunction with the catering business for 
consumption off the premises. The original conditional use permit allows for beer and wine sales 
and the proposed amendment would add distilled spirits to the use permit. 
 

B. On September 11, 2017, the Lomita Planning Commission adopted Resolution No. 2017-24, 
thereby approving Conditional Use Permit No. 304 to allow a restaurant and catering business to 
sell beer and wine for consumption on the premises and in conjunction with the catering business 
for consumption off the premises.   

 
C. The subject site is zoned C-G (Commercial General) and designated Commercial by the Cityôs 

General Plan. Bites and Bashes is classified as a restaurant, which is an allowed use in the C-G 
zoning district. Pursuant to Lomita Municipal Code Section 11-1.45.05(19) of Article 45 (C-G, 
Commercial General), restaurants serving alcoholic beverages are also permitted in the C-G zone 
with the approval of a conditional use permit, subject to the requirements of Article 56 (Sale of 
Alcoholic Beverages). 

 
D. Community and Economic Development Department staff have reviewed the project plans and 

found them to be in conformance with all conditional use permit submittal requirements. Staff 
deemed the application complete on May 22, 2021. 

 
E. The proposed project is categorically exempt pursuant to Section 15301 (Existing Facilities) of 

the California Environmental Quality Act (CEQA) guidelines. This category of exemptions 
consists of the operation, permitting, licensing, or minor alteration of existing public or private 
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structure facilities, involving negligible or no expansion of use beyond that existing at the time of 
the lead agencyôs determination that it may be found to be exempt from the requirements of 
CEQA. The proposed conditional use permit is for beer and wine sales (ABC Type 41 License) at 
a Bona Fide Eating Place. There is no new square footage proposed with this project. Therefore, 
the Planning Commission has determined that there is no substantial evidence that the project 
may have a significant effect on the environment. 

 
F. The Planning Commission finds that Applicant agrees with the necessity of and accepts all 

elements, requirements, and conditions of this resolution as being a reasonable manner of 
preserving, protecting, providing for, and fostering the health, safety, and welfare of citizens in 
general and the persons who work, or visit this development in particular.  
 

G. A public notice was sent out to property owners within 300 feet of the project site, at least 10 
days prior to the hearing date. 
 

H. On June 14, 2021, the Planning Commission held a duly noticed public hearing and accepted 
public testimony for and against the item.   

 
 
Section 2. Findings.  An amendment to an existing Conditional Use Permit is subject to the Conditional 
Use Permit findings contained in Lomita Municipal Code Section 11-1.70.09 (Conditional Use Permit). 
Required findings below are shown in bold type and the reason(s) the project is consistent is shown in 
regular type.  
 
1) The proposed use is allowed within the District with approval of a CUP and complies with all 

other applicable requirements of this Article;  
 
 The subject site at 25600 Narbonne Avenue is located in a Commercial General Zone. Pursuant to 
Lomita Municipal Code Section 11-1.45.05(19) of Article 45 (C-G, Commercial General), restaurants 
serving alcoholic beverages are permitted in the C-G zone with the approval of a conditional use 
permit, subject to the requirements of Article 56 (Sale of Alcoholic Beverages).  Thus, the proposed 
addition of distilled spirits is allowed within the District with approval of a CUP.  
 

 
2) The proposed use is consistent with the General Plan; 

 
The general plan designation for the subject property is Commercial. This land use designation 
applies to the commercial corridors located along Pacific Coast Highway, Lomita Boulevard, 
Western Avenue, and Narbonne Avenue. The range of regional commercial needs include retail, 
restaurant, and wholesale business. The project proposes to add distilled spirits to an existing 
restaurant use that already serves beer and wine. The proposed use is consistent with the General 
Plan, as restaurants are expected uses in the commercial corridor area of Narbonne Avenue. The 
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revised use (with distilled spirits) remains compatible with the existing and potential uses allowed in 
the area. 

 
3) The design, location, size and operating characteristics are compatible with existing and future 

land uses, building and structures in the vicinity and the proposed use will not jeopardize, 
adversely affect, endanger or otherwise constitute a menace to the public health, safety or 
general welfare or be materially detrimental to the property of other persons located in the 
vicinity;  
 
The project involves no new square-footage and no interior improvements at this time. Therefore, the 
design, location, and size remain compatible with the surrounding neighborhood. The interior space 
was previously renovated in 2017 and includes table seating for up to 37 customers. Currently, the 
general operating hours are Tuesday through Sunday from 8:00 a.m. to 3:00 p.m. The business is 
closed on Mondays. The early opening and closure times associated with the use will not strain police 
service, which typically responds to alcohol related complaints in the late afternoon or evenings. The 
subject location has operated as a restaurant/catering business since 2017 with no reported incidents 
of concern to City staff or to the Los Angeles County Sheriffôs Department. The option to consume 
distilled spirits in addition to the beer and wine already permitted on-site enhances the dining 
experience and does not materially change the businessôs effect on the neighborhood. Therefore, the 
existing use does not create an adverse impact on public safety. 

 
4) The site is adequate in size and shape to accommodate the yards, walls, fences, parking and 

loading facilities, landscaping and other development features prescribed in this chapter, or as 
required as a condition in order to integrate the use with the uses in the neighborhood; and 
 
The restaurant/catering business has been in operation at 25600 Narbonne Avenue for several years 
and the site meets all development standards outlined in the C-G zone. The applicant is not proposing 
any physical changes to the existing site.  It only requests to expand the business menu to offer 
distilled spirits in addition to the already permitted beer/wine.  
 

5) The site is served by highways and streets adequate to carry the kind and quantity of traffic 
such use would generate.  
 
The subject site is located on Narbonne Avenue, between 256th Street and Pacific Coast Highway. 
Narbonne Avenue is a major, north-south street in the City, which is adequate to accommodate the 
mix of residential and commercial uses found within the commercial corridor area along Narbonne. 
Thus, the site is served by highways and streets adequate to carry the kind and quantity of traffic use 
the proposed use would generate.  

 
The project is subject to additional findings contained in the Sale of Alcoholic Beverages Ordinance 
(Lomita Municipal Code Section 11-1-56.03). Required findings below are shown in bold type and the 
reason(s) the project is consistent is shown in regular type.  
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6) Any business selling alcoholic beverages for off-site or on-site consumption shall be located a 

minimum of 300 feet from schools, parks, public recreation areas and any other use determined 
to be a sensitive use by the Community Development Director. The distance shall be measured 
from the closest property line from the subject parcel to the closest property line of the parcel 
containing the sensitive use (LMC Ä 11-1.56.03(C)).  
 
. A  apre-school which is considered a sensitive use is located within 300 feet of the site, just across 
Narbonne Avenue to the west at 25527 Narbonne Avenue. There are no other sensitive uses located 
within 300 feet of the site.  
 

7) Any business that sells alcohol for off-site consumption with a square-footage greater than 
2,500 shall be located at least 300 feet from any other establishment authorized to sell alcoholic 
beverages for off-site consumption. 

 
It is the catering portion of the business that falls into the off-sale category, meaning alcohol is sold 
for off-site (not at the restaurant) consumption. There is a liquor storeðan establishment authorized 
to sell alcoholic beverages for off-site consumption within 300 feet of the site at 25511 Narbonne 
Avenue.  

Pursuant to Section 11-1.56.03(D), the Planning Commission may modify the distance requirements 
when granting a conditional use permit if the following findings can be made: 
 
8) The proposed use will not have an adverse impact on public safety; 

 
The option to consume distilled spirits in addition to the beer and wine already permitted on-site 
enhances the dining experience and does not materially change the businessôs effect on the 
neighborhood. The proposed off-site consumption sales also differs from that of the nearby liquor 
store. Bite and Bashes will deliver the beer, wine, and distilled spirits along with the catered food to 
the customerôs venue. Therefore, customers are either enjoying an alcoholic beverage with a meal on-
site or receiving alcohol via delivery, and not coming and going as they do when they purchase 
alcohol from the nearby liquor store. In addition, food service remains the dominant nature of the 
business, for both the sit-in restaurant and the catering. Therefore, the proposed use will not have an 
adverse impact on public safety. 
 
The subject location has been operated as a restaurant/catering business with authority to sell beer 
and wine since 2017 with no reported incidents of concern to staff. The business does not remain 
open late into the night and operational standards contained as conditions of approval herein will 
ensure the use does not constitute a nuisance or negatively affect the general public. 
 

9) The business will provide beneficial commercial vitality to the area; and 
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A part of Lomitaôs unique character comes from the diversity of restaurants within the City. Bites and 
Bashes is a restaurant/catering use that has become a social gathering space where people can connect 
in the early morning to afternoon hours. It not only serves food and beverages but also offers its space 
for people to work, study, or simply connect with other citizens. The successful business has already 
proven to provide beneficial commercial vitality to the area. Addition to the menu and catering 
offerings for distilled spirits only adds to the business vitality and provides additional attraction to 
visit the business and the area. Thus, the business currently and will continue to provide beneficial 
commercial vitality to the area.  

 
10) The use will not be objectionable or detrimental to surrounding properties and the 

neighborhood. 
 

A food service business has operated in this location for several years. The option to consume 
distilled spirits in addition to the beer, wine, and food already permitted on-site enhances the dining 
experience and does not materially change the businessôs effect on the neighborhood. The City Code 
Enforcement Division does not have any complaints on file for the subject site. The operational 
standards contained as conditions of approval herein will ensure the proposed use does not constitute 
a nuisance or negatively affect the general public. 

 
Section 3. Based on the findings as set forth above, the City of Lomita Planning Commission hereby 
grants approval to Amend Conditional Use Permit No. 304, subject to the following conditions.  
 

1. The use shall be operated in substantial compliance with the plans dated May 20, 2021 (ñExhibit 
Aò) on file with the Planning Division. The project shall conform to the plans, except as 
otherwise specified in these conditions, or unless a minor modification to the plans is approved by 
the Community Development Director or a major modification to the plans is approved by the 
Planning Commission.   
 

2. This permit is granted for Applicantôs  application received on May 20, 2021 on file with the 
Planning Division, and may not be transferred from one property to another. 

 
3. By commencing any activity related to the project or using any structure authorized by this 

permit, Applicant accepts all of the conditions and obligations imposed by this permit, and waives 
any challenge to the validity of the conditions and obligations stated therein. 

 
4. This permit shall not be effective for any purpose until a duly authorized representative of the 

owner of the property has filed with the Department of Community Development, a notarized 
affidavit accepting all the conditions of this permit.  This affidavit, or a copy of this resolution, 
shall be recorded with the County Recorder and is binding on successors.  If the Applicant is a 
corporation, then an officer of the corporation shall sign the acceptance affidavit. 
 

5. This resolution supersedes Resolution No. 2017-24, which originally approved beer and wine 
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sales in conjunction with a restaurant and catering business at 25600 Narbonne Avenue. 
Resolution No. 2017-24 is now expunged and replaced with this resolution to allow beer, wine, 
and distilled spirits in conjunction with a restaurant and catering business at 25600 Narbonne 
Avenue. 

 
6. The hours of operation (i.e., the sale of both food and all alcohol) shall be limited from 7:00 a.m. 

to 12:00 a.m., Monday through Sunday. The kitchen shall remain open during all hours of 
operation. 
 

7. Sales of beer, wine, and distilled spirits for off-site consumption shall be provided to customers 
only in conjunction with a catered off-site event. Customers may not take possession of alcohol at 
25600 Narbonne Avenue for off-site consumption purposes. 

 
8. Wholesale deliveries to the business shall be limited to the hours of 7:00 a.m. and 5:00 p.m. 

 
9. The rear door(s) of the business shall be kept closed at all times during the operation of the 

business except in cases of emergency or to permit deliveries. Said door shall not consist solely of 
a screen or ventilated security door.  
 

10. The storage structure along the south property line shall be removed and the space where the 
storage structure existed shall be striped for four tandem parking spaces. 
 

11. On a daily basis, representatives of the restaurant/catering business shall remove cigarette butts at 
a distance of 25 feet in both directions from the front door on Narbonne Avenue. 
 

12. This resolution modifying CUP 304 is in conjunction with and shall not supersede Zone Variance 
#133. 

 
13. The establishment shall be operated as a ñbona fide public eating placeò as defined by Business 

and Professions Code section 23038. In the event that food service ceases on the property, this 
permit for the sale of distilled spirits in addition to the beer, wine already served at the business.  
may be modified or revoked pursuant to the Lomita Municipal Code.  
 

14. No person under the age of 21 shall sell or deliver alcoholic beverages. 
 

15. All crimes occurring inside or outside the project property shall be reported to the Lomita Station 
of the Los Angeles County Sheriffôs Department at the time of the occurrence.  

 
16. The proposed use shall not create ñobjectionable conditions that constitute a nuisance,ò as 

defined in California Business and Professions Code section 24200(f)(2), to mean 
ñdisturbance of the peace, public drunkenness, drinking in public, harassment of passerby, 
gambling, prostitution, loitering, public urination, lewd conduct, drug trafficking, or excessive 
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loud noises. 
 

17. Permit holder shall comply with all applicable federal, state, and local laws, including but not 
limited to the Alcoholic Beverages Ordinance, Lomita Municipal Code Section 11-1-56.03. 
 

18. This permit shall automatically be null and void one year from the date of issuance, unless 
Developer has received from the State Department of Alcoholic Beverage Control a type 47 
license to sell beer, wine, and distilled spirits. A request for a one-year extension may be 
considered by the Planning Commission. No extension shall be considered unless requested 
prior to the expiration date.  

 
19. In the event of a disagreement in the interpretation and/or application of these conditions, the 

issue shall be referred back to the Planning Commission.  
 

20. It is hereby declared to be the intent that if any provision of this permit is held or declared invalid, 
the permit shall be void and the privileges granted hereunder shall lapse. 
 

21. All outstanding fees owed to the City, including staff time spent processing this application, shall 
be paid in full. 
 

22. A separate Building Permit shall be obtained for any new construction or modifications to 
structures, including interior modifications that have been authorized by this conditional use 
permit.   
 

23. A separate sign permit shall be obtained for any new signs on the project property.   
 

INDEMNIFICATION 
 

24. Applicant agrees, as a condition of adoption of this resolution, at Applicantôs own expense, to 
indemnify, defend and hold harmless the City and its agents, officers and employees from and 
against any claim, action or proceeding to attack, review, set aside, void or annul the approval of 
the resolution or any condition attached thereto or any proceedings, acts or determinations taken, 
done or made prior to the approval of such resolution that were part of the approval process.  
Applicantôs commencement of construction or operations pursuant to the resolution shall be 
deemed to be an acceptance of all conditions thereof. 

 
COMPLIANCE 

 
25. If Applicant, owner or tenant fails to comply with any of the conditions of this permit, the 

Applicant, owner or tenant shall be subject to a civil fine pursuant to the City Code.    
 

26. If any of the conditions of the Conditional Use Permit are not complied with or upon notice of 
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a violation by the Code Enforcement Division, the Planning Commission, after written notice 
to the applicant and a noticed public hearing, may in addition to revoking the permit, amend, 
delete, or add conditions to this permit at a subsequent public hearing.   

 
 
PASSED and ADOPTED on June 14, 2021 by the Lomita Planning Commission at a regular 
meeting thereof upon motion by Commissioner ___________ and seconded by Commissioner 
__________.  

 
AYES: Commissioners:   
 
NOES:  Commissioners:   
 
ABSENT:   Commissioners:    
 

     
 
 
       Steve Cammarata,  
       Planning Commission Chair 
 
 
 
 
 
ATTEST:                          
   Greg Kapovich 
  Community & Economic Development Director 
 
 
Within 30 days of the date of this decision for an exception, permit, change of zone, or other approval, or 
by the person the revocation of whose permit, exception, change of zone, or other approval is under 
consideration, of notice of the action of, or failure to act by, the Commission, any person dissatisfied with 
the action of, or the failure to act by, the Commission may file with the City Clerk an appeal from such 
action upon depositing with said Clerk an amount specified by resolution of the City Council. 
 
Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 
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ATTACHMENT 3 – GENERAL PLAN MAP 

                     

 

 



ATTACHMENT 4 – AERIAL PHOTOGRAPH 

                     

 

  

                                                                     



NOTICE OF EXEMPTION 

Project Description: 

AMENDMENT TO CONDITIONAL USE PERMIT NO. 304 ï A request to amend Conditional 
Use Permit No. 304 to allow an existing restaurant and catering business located at 25600 Narbonne 
Avenue to sell distilled spirits for consumption on the premises and in conjunction with the catering 
business for consumption off the premises. The original conditional use permit allowed for beer and 
wine sales and the proposed amendment would add distilled spirits to the use permit. No physical 
changes to the site are proposed at this time. Filed by Crystal Coser, 56 Eastfield Drive, Rolling 
Hills, CA 90274 

Finding: 

The Planning Division of the Community Development Department of the City of Lomita has 
reviewed the above proposed project and found it to be exempt from the provisions of the California 
Environmental Quality Act (CEQA). 

Ministerial Project 
Categorical Exemption (CEQA Guidelines, Section 15301, Existing Facilities) 
Statutory Exemption 
Emergency Project 
Quick Disapproval [CEQA Guidelines, Section 15270] 
No Possibility of Significant Effect [CEQA Guidelines, Section 15061(b)(3)] 

Supporting Reasons: In accordance with Section 15301 of the California Environmental Quality Act 
(CEQA) guidelines, projects involving the conversion of existing small structures from one use to 
another where only minor modifications are made may be found to be exempt from the requirements 
of CEQA. The proposed conditional use permit is for beer, wine, and distilled spirit sales (Type 47) 
at a Bona Fide Eating Place. The existing structure will be remain as-is and there is no new square 
footage proposed with this project. Therefore, staff has determined that there is no substantial 
evidence that the project may have a significant effect on the environment. 

(Date) Greg Kapovich 
Community & Economic Development 
Director 

Community Development Department 
Planning Division 

24300 Narbonne Avenue 
Lomita, CA 90717 

310/325-7110 
FAX 310/325-4024 
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KEYNOTES
1. (E) Site tree to remain.
2. (E) Street light post to remain.
3. (E) Electrical post to remain.
4. (N) Disable parking for 601 N Larchmont.
5. (E) Pedestrian walk way.
6. (E) Street signage to remain.
7. Property line.
8. (E) Driveway to remain.
9. (E) Permitted parking to remain.
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TYPE V-B

Building & Zoning Code Analysis:

Legal Information

Planning and Zoning Information

Building Code Information

1.0
2.0
3.0

5.0
6.0
7.0

9.0

Address:

Property Area:

Assessor Parcel Number:

Zoning:

Governing Jurisdiction:

Building Type:
Sprinkler:
Property SF:

Stories

Load Factor (table 1004.1.1)

Number of Exits Required:

CG

City of Lomita

Required; To be Permitted Separately

15 where unconcentrated, 7 where standing, + Fixed Seats;

1

1 - Story

Business Name (D.B.A.):

Improvement Area:

Occupancy Type Group B

Applicable Codes:

County
City:

4.1 Interior SF: 

8.0 Number of Occupants: 76

10.0 Number of Exits Provided: 2
11.1 Accessible Entrances: 2

 CBC Use: Assembly with fixed seats 1004.7

2-Stories (3-Stories if Sprinklered)

11,500
None

One-hour
One-hour N/C less than 5 feet
One-hour N/C less than 10 feet
One-hour less than 30 feet
NR, N/C elsewhere
Unprotected less than 5 feet, not permitted
Protected less than 5 feet, 15% of wall area allowed
Unprotected less than 10 feet, 10% of wall area allo
Protected less than 10 feet, 25% of wall area allowed
Unprotected less than 15 feet, 15% of wall area allo
Protected less than 15 feet, 45% of wall area allowed
Unprotected less than 20 feet, 25% of wall area allo
Protected less than 20 feet, 75% of wall area allowed
Note: Unprotected same as protected if building equi
automatic sprinkler system (704.8.1)

1.0 Basic Allowable Building Heights for
B Occupancy

1.1 Basic Allowable Building Area
1.2 Occupancy Separation

2.0 Ratings of Building Elements
3.0 Ratings of Building Elelments

4.0 Ratings of Building Elements

Type V-B

Type V-B

Exterior bearing walls
Exterior nonbearing

Wall Openings

Bearing Walls - Interior
Structural Frame
Partitions - permanent
Shaft Enclosures Floors
and floor-ceilings Roofs
and roof-ceilings Exterior
doors & windows

Stairway construction

5.0 Ratings of Building Elements
6.0 Ratings of Building Elements
7.0 Ratings of Building Elements
8.0 Ratings of Building Elements
9.0 Ratings of Building Elements
10.0 Ratings of Building Elements
11.0 Ratings of Building Elements

12.0 Ratings of Building Elements

One hour (NR if Sprinklered)
One hour (NR if Sprinklered)
One hour (NR if Sprinklered)
One hour
One hour (NR if Sprinklered)
One hour (NR if Sprinklered)
Shall conform to the requirements of
Section 715
Concrete, iron or steel, with treads of
concrete, used for finish of treads and risers.
iron or steel. Hard non-combustable.

1.0 Sprinklers Yes
2.0 Flame Spread

Exit Enclosures Class    B
Corridors Class    C
Rooms & Enclosed Spaces Class    C

Fire Protection

Bites & Bashes
25600 Narbonne Avenue,  
Lomita, CA, 90717

1,913 sq. ft.

7375-025-046
1,214 sq. ft.

Los Angeles
Lomita City

General Building Limitations, Table 503, 508, 601 & 602

2016 California Building Code, 1997 UBC
This project shall comply w/ 2016 CBC, CPC, CMC and CFC

2016 Los Angeles Building Code

1,913 sq. ft.
1,214 sq. ft.

01

ENTRY

02

SERVICE
COUNTER

03

DINING

05

VEST.

06

UNISEX
RESTROOM

04

UNISEX
RESTROOM

N.I.C.

N.I.C.

N.I.C.

N.I.C.

76

15.2"
36"

76
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KEYNOTES
1. (E) Wall to remain.
2. (E) Door to remain.
3. (E) Window to remain.
4. (E) Property line to remain.
5. Demo (E) wall.
6. Demo (E) door.
7. Demo (E) toilet, sink, and plumbing.
8. (E) Parking striping to be removed.
9. (E) Wheel stop to be removed.
10. (E) Electrical outlet to remain, VIF.
11. (E) Electrical main and panel to remain.
12. (E) Staging to be removed.
13. (E) Staging area to be removed.
14. (E) Floor drain to remain.
15. (E) 4x4 column to remain, VIF.
16. Portion of (E) fence to be removed.
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Bites & Bashes 
25600 Narbonne Ave 
Lomita, CA 90717 

To the City of Lomita: 

•• 
BITES & BASJ-IE:S 

We are requesting an upgrade of our CUP to allow for a Type 47 liquor license from our 
current Type 41 liquor license. During the pandemic, sales of beer and wine at our cafe and for 
small catered events was instrumental to our survival, but we missed out on many business 
opportunities because we did not have a Type 47 license. As we continue to recover from our 
67% reduction in sales, we hope that adding this entitlement will help ensure the long-term 
stability of our business. 

Our cafe is only open Tuesday-Saturday from 8 am to 3 pm. We have no intention of 
increasing our hours at the cafe, and will primarily use this license for off-premise catering 
orders. We have never had any issues in regards to service on account of serving beer and 
wine, or for any other reason. 

We so appreciate the support the City of Lomita has shown us over the years. We love being 
in this community, and look forward to many more years to come. 

With deep gratitude, 

Crystal Coser 
President, Bites & Bashes 

Attachment 7



    RESOLUTION NO. 2017-24        Attachment 8

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 
APPROVING CONDITIONAL USE PERMIT NO. 304 TO ALLOW A RESTAURANT 
AND CATERING BUSINESS LOCATED AT 25600 NARBONNE AVENUE TO SELL 
BEER AND WINE FOR CONSUMPTION ON THE PREMISES IN THE COMMERCIAL 
GENERAL ZONE, AND TO SELL BEER AND WINE IN CONJUNCTION WITH THE 
CATERING BUSINESS FOR CONSUMPTION OFF THE PREMISES. FILED BY 
CRYSTAL COSER, 56 EASTFIELD DRIVE, ROLLING HILLS, CA 90274. 

Section 1. Recitals 

A. A request to allow a restaurant and catering business located at 25600 Narbonne Avenue to sell
beer and wine for consumption on the premises in the Commercial General Zone, and to sell beer
and wine in conjunction with the catering business for consumption off the premises. Filed by
Crystal Coser, 56 Eastfield Drive, Rolling Hills, CA 90274. (Applicant).

B. The subject site is zoned C-G (Commercial General) and designated "commercial" by the City's
General Plan. Pursuant to Section 11-1.45.05(18) of Article 45 (C-G, Commercial General),
restaurants serving alcoholic beverages are permitted in the C-G zone with the approval of a
conditional use permit, subject to the requirements of Article 56 (Sale of Alcoholic Beverages).

C. On September 11, 2017, the Planning Commission held a duly noticed public hearing and
accepted public testimony for and against the item.

D. The proposed project is categorically exempt pursuant to Section 15301 (Existing Facilities) of
the California Environmental Quality Act (CEQA) guidelines. This category of exemptions
consists of the operation, permitting, licensing, or minor alteration of existing public or private
structure facilities, involving negligible or no expansion of use beyond that existing at the time of
the lead agency's determination that it may be found to be exempt from the requirements of
CEQA. The proposed conditional use permit is for beer and wine sales (Type 41) at a Bona Fide
Eating Place. The existing structure will be renovated. There is no new square footage proposed
with this project. Therefore, the Planning Commission has determined that there is no substantial
evidence that the project may have a significant effect on the environment.

E. The Planning Commission finds that Applicant agrees with the necessity of and accepts all
elements, requirements, and conditions of this resolution as being a reasonable manner of
preserving, protecting, providing for, and fostering the health, safety, and welfare of citizens in
general and the persons who work, or ·visit this development in particular.

Section 2. Findings. 

Pursuant to Section 11-1.70.09 (Conditional Use Permit) and Article 56 (Sale of Alcoholic Beverages) of 
the Lomita Municipal Code, the Planning Commission finds, after due study and deliberation, that the 
following circumstances exist: 
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1) The proposed use is allowed within the District with approval of a CUP and complies with all other 
applicable requirements of this Article; 

Section 11-1.45.05(18) states that restaurants serving alcoholic beverages are permitted in 
Commercial General Zone with the approval of a conditional use permit and subject to the 
requirements of Article 56. 

2) The proposed use is consistent with the General Plan; 

The General Plan land use designation for this area is commercial which provides for retail sale 
activities and limited service establishments. A use that allows a restaurant or a caterer to sell beer 
and wine is consistent with the General Plan. 

3) The design, location, size and operating characteristics are compatible with existing and future land 
uses, building and structures in the vicinity and the proposed use will no/jeopardize, adversely affect, 
endanger or otherwise constitute a menace to the public health, safety or general welfare or be 
materially detrimental to the property of other persons located in the vicinity; 

A previous food service establishment occupied this site for several years. The project involves no 
new additional square footage. Applicant is renovating the interior to include a counter and table 
seating for 37 persons. The general operating hours will be Monday through Saturday from 10:30 
a.m. to 10:00 p.m. Applicant also anticipates being open on Sundays for brunch. 

Applicant's establishment has not been the subject of any recent code enforcement complaints nor 
does it have any incident history with the Los Angeles County Sheriff Department. A restaurant that 
serves beer and wine will enhance the dining experience and not endanger or have an adverse effect 
on persons located in the vicinity. A restaurant that also directs beer and wine sales to catering 
customers for off-site consumption will also not have an adverse effect on the property of other 
persons located in the vicinity. 

4) The site is adequate in size and shape to accommodate the yards, walls,fences, parking and loading 
facilities, landscaping and other development features prescribed in this chapter, or as required as a 
condition in order to integrate the use with the uses in the neighborhood; 

The site meets all of the current development features prescribed under the Zoning Ordinance, except 
for parking. The October 14, 1997 variance that was granted to expand a building specified that the 
site provide six parking spaces. The site presently has a storage structure that obstructs the required 
tandem parking area. Staff has added a condition of approval requiring the storage structure to be 
removed and six parking spaces provided on-site. (Condition of Approval (COA) # 20) 

5) The site is served by highways and streets adequate to carry the kind and quantity of traffic such use 
would generate. 

The project is located on Narbonne Avenue between 256th Street and Pacific Coast Highway. 
Narbonne Avenue is a major, north-south street in the City which is adequate for the kind and 
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quantity of traffic the proposed use will generate. 

6) Any business selling alcoholic beverages for off-site or on-site consumption shall be located a 
minimum of 3 00 feet from schools, parks, public recreation areas and any other use determined to be 
a sensitive use by the Community Development Director. The distance shall be measured from the 
closest property line from the subject parcel to the closest property line of the parcel containing the 
sensitive use (LMC Ä 11-l.56.03(C)). 

There is one sensitive use located within 300 feet of the subject property: 

' 
Sensitive Land Use Address 

Kids Story Inc./Preschool 25527 Narbonne Ave. 

7) Any business with square footage greater than 2,500 shall be located at least 3 00 feet from any other 
establishment authorized to sell alcoholic. beverage for off-site consumption. 

There is one other business selling alcoholic beverages for off-site consumption: 

Off-Site Alcoholic Beverage Sales Address Business 
Ace Hi Liquors 25511 Narbonne Ave. 

Section 11-1-56.03 (D) of the Lomita Municipal Code states that the Planning Commission may 
modify the distance requirements when granting a conditional use permit if the following additional 
findings can be made. This section enables the City to scrutinize the impacts of a new alcohol use or 
modification on existing sensitive uses. 

1. The proposed use will not have an adverse impact on public sqfety. Factors that could be considered 
to determine impact include but are not limited to Los Angeles County Sheriff Department's crime 
statistics for the underlying and surrounding reporting districts, Los Angeles County Sheriff 
Department's crime statistics for the underlying and surrounding properties and the types of crime 
within those same areas. 

Bites and Bashes' on-site consumption of beer and wine at bona fide eating establishment should not 
impact public safety. The proposed off-site consumption sales differ from that of Ace Hi Liquors, 
which is located within 300 feet of the site. Bites and Bashes will not offer "cash and carry" beer and 
wine sales. Instead of a Bites and Bashes' customer taking possession of beer and/or wine at the 
restaurant/catering location, Bite and Bashes will deliver the beer and wine along with the catered 
food to the customer's venue. Condition of Approval No. 21 has been added to document this 
distinction. Therefore, customers are not coming and going as they do when they purchase alcohol 
from the nearby liquor store 

According to the Los Angeles County Sheriffs Department, there were no incidents at Applicant's 
business address in 2016. The Sheriff Department's 2016 Crime Statistics for all of Lomita reported 
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406 incidents. In Reporting District (RD) 1711 (the RD in which the subject property is located), 
there were 85 total incidents cited. The incidents in RD 1711 were above the average ofLomita's 
districts, but district 1751, which reported only 9 incidents, skewed that average. Forty percent of the 
incidents in RD 1711 were attributed to auto-related crimes; the proposed use would not contribute to 
this problem. Since food service is still the dominate nature of the business, the proposed wine and 
beer consumption should not have an adverse impact on public safety. 

2. The business will provide beneficial commercial vitality to the area. 

Part of Lomita' s unique character comes from the diversity of its restaurants. Bite and Bashes' fresh 
Californian-Mediterranean fare will include gourmet salads, sandwiches, pastas, and pizza, and will 
expand the type of cuisine offered in Lomita. The anticipated hours of operation will be Monday 
through Saturday from 10:30 a.m. to 10:00 p.m. After the business is established, Bites and Bashes 
plans to open on Sunday for brunch. In addition, restaurants inject energy into a commercial area. 
They create a social gathering place where people can connect and with a suitable physical space for 
people to congregate. 

3. The use will not be objectionable or detrimental to surrounding properties and the neighborhood. 

A food service business has operated in this location for several years. The option to consume beer 
and wine enhances the dining experience, and serving beer and wine should not cause any 
objectionable effects on the surrounding properties. Based on the parking lot configuration, COA # 14 
has been added to provide convenient, dinner-time access to on-site parking and limit delivery time to 
7:00 a.m. to 5:00 p.m. 

The City Code Enforcement Division does not have any complaints on file for Applicant's business. 
The addition of beer and wine sales does not materially change the business's effect on the 
neighborhood. 

Section 3. The Planning Commission of the City of Lomita hereby approves Conditional Use Permit No. 
304 subject to the following conditions. 

GENERAL PROJECT CONDITIONS 

I. This permit is granted for the application received on July 25, 201 7 on file with the Planning 
Division, and may not be transferred from one property to another. 

2. That the Planning Commission may review this approval upon notice of violation by the Code 
Enforcement Officer. 

3. By commencing any activity related to the project or using any structure authorized by this permit, 
Applicant accepts all of the conditions and obligations imposed by this permit, and waives any 
challenge to the validity of the conditions and obligations stated therein. 



Resolution No. 2017-24 
Page 5 

4. Applicant agrees, as a condition of adoption of this resolution, at Applicant's own expense, to 
indemnify, defend and hold harmless the City and its agents, officers and employees from and 
against any claim, action or proceeding to attack, review, set aside, void or annul the approval of 
the resolution or any condition attached thereto or any proceedings, acts or determinations taken, 
done or made prior to the approval of such resolution that were part of the approval process. 
Applicant's commencement of construction or operations pursuant to the resolution shall be 
deemed to be an acceptance of all conditions thereof. 

5. Before placing or constructing any signs on the project property, Applicant shall obtain a sign 
permit from the City. Except as provided in the sign permit, Applicant may not change any signs 
on the project property. 

6. If Applicant, owner or tenant fails to comply with any of the conditions of this permit, the 
Applicant, owner or tenant shall be subject to a civil fine pursuant to the City Code. 

7. This permit shall not be effective for any purpose until a duly authorized representative of the 
owner of the property has filed with the Department of Community Development, a notarized 
affidavit accepting all the conditions of this permit. This affidavit, or a copy of this resolution, 
shall be recorded with the County Recorder and is binding on successors. If the Applicant is a 
corporation, then an officer of the corporation shall sign the acceptance affidavit. 

PLANNING STANDARD CONDITIONS 

8. Any application for a minor modification to the project shall be accompanied by three copies of 
plans reflecting the requested modification, together with applicable processing fees. 

9. It is hereby declared to be the intent that if any provision of this permit is held or declared invalid, 
the permit shall be void and the privileges granted hereunder shall lapse. 

10. That, in the event of a disagreement in the interpretation and/or application of these conditions, 
the issue shall be referred back to the Planning Commission. 

PLANNING SPECIAL CONDITIONS 

11. No sale, service, or consumption of beer and wine may occur outside the establishment unless a 
special event permit is approved. 

12. The establishment shall be operated as a "bona fide public eating place" as defined by Business 
and Professions Code section 23038. In the event that food service ceases on the property, this 
permit for the sale of beer and wine may be modified or revoked pursuant to the Lomita 
Municipal Code. 

13. The hours of operation (i.e., the sale of both food and all beer and wine) shall be limited from 
7 :00 a.m. to 12:00 a.m., Monday through Sunday. The kitchen shall remain open during all hours 
of operation. 
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14. Wholesale deliveries shall occur between 7:00 a.m. and 5:00 p.m. 

15. All crimes occurring inside or outside the project property shall be reported to the Lomita Station 
of the Los Angeles County Sheriffs Department at the time of the occurrence. 

16. No sales to obviously intoxicated patrons shall be allowed. 

17. On a daily basis, Applicant shall remove cigarette butts at a distance of 25 feet in both directions 
from its front door on Narbonne Avenue. 

18. The rear door(s) shall be kept closed at all times during the operation of the business except in 
cases of emergency and to permit deliveries. Said door( s) shall not consist solely of a screen or 
ventilated security door. 

19. This resolution is in conjunction with and shall not supersede Zone Variance# 133. 

20. The storage structure along the south property line shall be removed and the space where the 
storage structure existed shall be striped for four tandem parking spaces. 

21. Sales of beer and wine for off-site consumption shall be provided to customers only in 
conjunction with a catered, off-site event. Off-site sales shall be conducted by delivery; customers 
may not talce possession of beer and wine at 25600 Narbonne Avenue for off-site consumption. 
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PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 11 th day of 
September, 2017 by the following vote: 

AYES: Commissioners: Hoy, Cammarata, Dever, Popelka, Santos, Thompson, Graf 

NOES: Commissioners: None 

ABSENT: Commissioners: None 

ATTEST: ~ ~ -~ 
G " Y. Sug o 
Assistant City Manager 

Michael Graf, Chai 

Within 30 days of the date of this decision for an exception, permit, change of zone, or other approval, or 
by the person the revocation of whose permit, exception, change of zone, or other approval is under 
consideration, of notice of the action of, or failure to act by, the Commission, any person dissatisfied with 
the action of, or the failure to act by, the Commission may file with the City Clerk an appeal from such 
action upon depositing with said Clerk an amount specified by resolution of the City Council. 

Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 



CITY OF LOMITA 
PLANNING COMMISSION REPORT 

TO: Planning Commission  June 14, 2021 

FROM: Laura MacMorran, Assistant Planner 

SUBJECT: Site Plan Review No. 1211 and Vesting Tentative Parcel Map No. 83029 
26275 Appian Way in the Single-Family Residential (R-1) Zone 

APPLICANTôS REQUEST 
The applicant is requesting a Vesting Tentative Parcel Map to subdivide a 23,200 square-foot 
single-family residential lot into three new lots at 26275 Appian Way. The project also includes a 
Site Plan Review to construct a single-family residence on Lot 1 only. At this time, no new homes 
are proposed on Lots 2 or 3. The request includes a rear yard setback modification for Lot 1 and a 
perimeter wall modification to utilize a wood/vinyl fence where a block wall is typically required. 
The subject site is located in the Single-Family Residential (R-1) Zone. This project is categorically 
exempt from California Environmental Quality Act per Sections 15303(a) and 15315. Filed by 
Kevin McMinn, 30229 Kingsridge Drive, Rancho Palos Verdes, CA 90275 (ñApplicantò) 

RECOMMENDATION 
Staff recommends the Planning Commission adopts the resolutions to approve Site Plan Review 
No. 1211 and provide a formal positive recommendation that the City Council approves, Vesting 
Tentative Parcel Map (VTPM) No. 83029, and the corresponding CEQA Categorical Exemption, 
subject to the conditions of approval contained in the attached draft resolutions (Attachments 1 and 
2). 

BACKGROUND 
New development in the Single Family Residential (R-1) zone is limited to an overall height of 27 
feet. However, properties located south of Pacific Coast Highway require a Height Variation Permit 
for any structure with a height in excess of 16 feet. The intent is not to further limit overall height 
below 16 feet but rather to ensure project design preserves existing views on the hilly terrain 
typically found south of PCH.  

The applicant originally intended to build single-family dwellings on all three proposed new lots. 
The original proposal included a design in which the overall height of the homes on Lots 2 and 3 
were greater than 16 feet. As such, the applicant previously applied for a Height Variation Permit, 
which are first subject to administrative review by the Director of Community and Economic 
Development. Notices are sent to the surrounding community and if more than 5% of the neighbors 
oppose the proposed height, then the request is elevated to the Planning Commission for review. 
Staff received more than 5% of qualified objections and as a result, the applicant is reconsidering 

Item PH7
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the home designs on Lot 2 and Lot 3.  In the meantime, the applicant would like to proceed with the 
subdivision to create the three lots and to locate one single family residence on Lot 1. The home on 
Lot 1 was designed with a maximum height of 16ô0ò above the average natural grade and can 
therefore be reviewed without a height variation permit. The applicant will be subject to additional 
review for final design considerations of any proposed single-family residences on Lots 2 and 3. 

Prior to submission to the Planning Commission, the project received the following 
recommendations and approvals.  

1. On April 21, 2021, the City of Lomitaôs consulting engineer, Quantum Quality Consulting
recommended approval of Vesting Tentative Parcel Map No. 83029, subject to the public
hearing process.

2. On September 29, 2020, the County of Los Angeles Fire Department recommended project
approval, subject to the public hearing process.

Existing Conditions 
The subject property is a 23,200 square-foot, five-sided hillside lot. The property is currently vacant 
but formerly contained an uninhabitable single-family home and an accessory structure, both of 
which no longer exist on the site. Though the propertyôs address is on Appian Way, it does not have 
frontage on Appian Way.   

Property History: 26275 Appian Way (APN: 7549-001-035) 
26275 Appian Way is a portion of Lot 21. In 1956, most of Lot 21 was subdivided (Tract Map No. 
21798) and created Ober Avenue, part of Guyson Street, and the lots due south of the property up to 
262nd Street. 

In the early 1970s, the westerly portion of 26275 Appian Way was sold and the parcel known as 
26235 Ober Avenue was created.  

Property History: 26235 Ober Avenue (APN: 7549-004-034) 
A single-family home is located at 26235 Ober Avenue. It is an approximate 7,400 square foot 
parcel that was created by a grant deed, rather than through a subdivision map process.  

In 1978, a Certificate of Compliance to the subdivision law requirements was recorded. Also in 
1978, an Irrevocable Offer of Dedication (Exhibit I) was recorded dedicating a portion of the lot to 
the City and a slope easement for a public road. The City foresaw 26275 Appian Wayôs eventual 
redevelopment and City records contained the design for a cul-de-sac (Exhibit J). 26235 Ober 
Avenue is separately owned and only involved because of Ober Avenueôs future street development 
and dedication. 

ANALYSIS 
General Plan Designation 
The General Plan designation for the subject property is Low-Density Residential. The Low-
Density Residential designation ñapplies to areas of the City which are developed with single-family 
residential uses.ò The proposed three-lot development will have a density of 7 units per acre. This 
calculation omits the lotsô right-of-way dedication area. The proposed seven units per acre falls 
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within the range and is consistent with the Low-Density Residential land use designation density of 
5.8 to 8.71 units per acre.  

Zoning Designation 
The zoning designation for the subject property is R-1 (Residential, Single-Family). The R-1 Zone 
is established to create one-family dwelling areas with minimum lot areas of 5,000 square feet. The 
three proposed single-family residential lots range in size from 5,300 square feet to 8,250 square 
feet, which is consistent with the minimum lot size established by the R-1 zoning district. 

Adjacent Zoning and Land Uses 
The subject property is surrounded by R-1 zoned properties.   

North R-1 (Residential, Single Family)
Land use: Single-family dwelling

South R-1 (Residential, Single Family)
Land use: Single-family dwelling

West R-1 (Residential, Single Family)
Land use: Oil/Gas Line

East R-1 (Residential, Single Family)
Land use: Single-family dwelling

Vesting Tentative Parcel Map 
In April of 2021, the Cityôs consulting engineer, Quantum Engineering, finalized their review and 
recommended approval of VTPM No. 83029 with conditions. The City Public Works and 
Engineering staff also reviewed the parcel map. The County of Los Angeles Fire Departmentôs 
Land Development Division reviewed the parcel map and site plan. They recommend that this 
project be approved and proceed with the public hearing process. 

The project has been reviewed in accordance with Article 4 (Design) of Chapter 2 (Division of 
Land) of Title IX of the LMC as follows: 

Development 
Standard Project Allowed/Required Compliance 

Street Alignment/ 
Frontage 
(Sec. 11-2.156) 

Lot 1: 44.12ô 
Lot 2:40.5ô 
Lot 3: 40.95ô 
26235 Ober Ave.: 40ô 

Min. 40 feet of frontage/lot Yes 

Street Grades 
(Sec. 11-2.157) 10% Min Street Grade .04% and 

Max. Street Grade 10% Yes 

Cul-de-sac Street 
Design  
(Sec. 11-2.162) 

Conforms to Cityôs 
Specifications 

Provide Adequate Turning 
Radius Yes 

Lot Design 
(Sec.11-2.171) 

Lot 1:5,300 sf 
Lot 2 5,960 sf 
Lot 3: 8,250 sf 

Area: 5,000 sf min. 
Frontage: 40ô min. Yes 
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The proposed tentative parcel map to subdivide one existing lot into three new single family 
residential lots is in conformance with Section 11-2.116 of the Lomita Municipal Code and the 
Cityôs General Plan. 

Circulation and Access 
Though this property has an Appian Way address, it does not have frontage on Appian Way. The 
three proposed lots will all have frontage and gain access from Ober Avenue. Presently, Ober 
Avenue is effectively a street segment with a slight flare at the end of the street to accommodate the 
planned cul-de-sac. As part of the development, a cul-de-sac with a five-foot wide sidewalk will be 
created, thus completing the design originally envisioned by city officials in the 1970ôs. The Cityôs 
Public Works Department has reviewed and supports the cul-de-sacôs design.  

Findings 
Pursuant to California Government Code Section 66410 et seq., Section 66412.3, (Subdivision Map 
Act), Section 11-2.116 of the Lomita Municipal Code, and the Cityôs General Plan, based on the 
entire record before the Planning Commission and all written and oral evidence presented to the 
Planning Commission, the Planning Commission finds as follows: 

1. The proposed subdivision is designed, to the extent feasible, to provide for passive or
natural heating or cooling opportunities. (See Gov. Code Section 66473.1.)

The design of the subdivision creates a five-foot wide parkway in which street trees will be
planted between driveway aprons and in turn they will keep adjoining paved surfaces cool. It
also ensures that a dedicated planting space exists in perpetuity. Finally, the lots and homes
are orientated east-west and will capture the oceanôs westerly breezes.

2. The proposed subdivision and the provisions for its design and improvement are consistent
with the general plan for the City of Lomita ("General Plan"), (See Gov. Code Section
66474; Lomita Municipal Code Section 2.116.)

The project site has a General Plan Land Use Designation of Low Density Residential and
the proposed single-family project is compatible with the surrounding uses, which consist of
single-family dwellings. The site is physically suitable for the density of development. The
site has a density of 7 dwelling units per acre which is consistent with the General Planôs
development density of 5.8 to 8.71 units per acre.

3. The Subject Site is physically suitable for the type and density of development proposed in
the Tentative Tract. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The project site is adequate in size, shape, topography, location, utilities, and other factors to
accommodate the proposed three single-family lots with a minimum of 5,000-square-feet
apiece.  The development will have pedestrian and vehicular accessibility via a new cul-de-
sac extending Ober Avenue The proposed development requires two parking spaces within
an enclosed garage for each unit and a home with five or more bedrooms must have an
additional unenclosed parking space, which can be in the driveway. The project design
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meets the required parking standards and promotes safe and convenient pedestrian and 
vehicular circulation.  The proposed grade will not exceed 10%. 

4. The subdivision design and improvements proposed in the Tentative Parcel Map are not
likely to cause substantial environmental damage nor substantially injure fish or wildlife or
their habitat. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The subject property is a hillside parcel.  There are several mature trees that provide canopy
coverage.  None of the existing urban introduced landscaping is a candidate for sensitive or
special status species.  The project would not significantly impact wildlife or wildlife
habitat.  A condition of approval has been included to require the removal of existing trees
outside of the nesting season defined by the California Department of Fish and Wildlife as
February 1st through August 15th.

5. The subdivision design and type of improvements proposed in the Tentative Parcel Map are
not likely to cause serious public health problems because all development and public
improvements will be performed per the requirements of all applicable standards and codes,
including the zoning and building codes. (See Gov. Code Section 66474; Lomita Municipal
Code Section 2.116.)

The site is physically suitable for the type of development. The project meets all the required
development standards as shown in the approved plans associated with Site Plan Review
No. 1211.

6. The subdivision design and type of improvements proposed in the Tentative Map will not
conflict with easements acquired by the public at large for access through or use of the
Subject Site. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The design of the subdivision or the type of improvements will not unreasonably interfere
with the free and complete exercise of a public entity and/or public utility rights-of-way
and/or easements within the tract map. The extension of Ober Avenue (a public street) will
make the existing easement to 26235 Ober Avenue unnecessary.

The discharge of waste into an existing sewer system from development proposed in the 
Tentative Map will not cause a violation of existing requirements prescribed by the local 
water quality control board. (See Gov. Code Section 66474.6.) 

The design of the subdivision will discharge waste into an existing community sewer system and will 
not result in violation of existing requirements prescribed by Los Angeles Regional Water Quality 
Control Board per Division 7 of the Water Code. 

7. The subdivision and improvements proposed in the Vesting Tentative Parcel Map help the
City of Lomita meet its regional housing needs. (See Gov. Code Section 66412.3.)
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The Housing Element noted that more than 32% of households in 2013 were overpaying for 
their housing. Though the cost of these homes may not be for a low-come household, 
increasing the supply of housing units helps reduce the scarcity and by extension the cost 
burden.  

Therefore, pursuant to the Municipal Code and Government Code Sections 66473.5 and 66474 (A 
through G), the proposed parcel map qualifies for approval.   

Site Plan Review No. 1211/Modification Typically, new single-family homes are not subject to 
Planning Commission review; however, the applicant is requesting a rear yard setback modification. 
Therefore, Lot 1 is subject to a site plan review, as is the requested material modification to the 
perimeter wall. The project has been reviewed with Ä11-1.30.02, Ä11-1.66.03, Ä11-2.213 of the 
LMC as follows:  

Development 
Standard Project Allowed/Required Compliance 

Zone Single-Family/R-1 Single-Family/R-1 Yes 

Minimum Lot Size Lot 1: 5,300 sq. ft. 5,000 sq. ft. Yes 

Minimum Lot 
Width Lot 1: 44.12ô 40ô0ò Yes 

Setbacks 
(Lot 1 Only) 

Front: 20ô0ô  
Side: 5ô0ò/5ô0ò 
Rear: 17ô0ò 

20ô0ò 
5ô0ò/5ô0ò 
20ô0ò 

Yes 
Yes 
No* 

Height  
(Lot 1 Only) 16ô0ò 16ô0ò w/out a HVP Yes 

F.A.R. 
(Lot 1 Only) .53 .60 Yes 

Parking  
(Lot 1 Only) 2 enclosed spaces  2 enclosed spaces Yes 

Perimeter Walls 
(Sec. 11-2.213) 6ô high solid fence 6ô high solid masonry wall No* 

*Modifications

Even though the Map shows building footprints on Lot 2 & Lot 3, the future single-family homes 
are not part of this review.  Single-family homes are reviewed administratively unless requesting a 
discretionary approval.  The reason that the building footprints are shown on the map is to illustrate 
that the future homes can be situated on the lots and conform to our development standards.   

Per Section 11-1.30.02 and Section 11-2.213, modifications to rear yard setbacks and perimeter wall 
are subject to site plan review and approval by the Planning Commission, pursuant to the provisions 
of Section 11-1.70.07, ñSite Plan Reviewò and Section 11-1.70.08, ñModifications.ò After 
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reviewing the proposed development in accordance with Article 70, staff has determined that the 
proposed project is consistent with the following required findings: 

1. The Site Plan complies with all applicable provisions of Title 11.

As set forth in the staff report, the proposed project complies with all the development standards
in Title 11, save the rear yard setback on Lot 1 and the perimeter wall material modification for
all three lots.

2. The site is suitable for the particular use or development intended, and the total development,
including the application of prescribed development standards, is arranged as to avoid traffic
congestion, will not adversely affect public health, safety and general welfare, will not have
adverse effects on neighboring property and is consistent with all elements of the General Plan.

Lot 1 is suitable for a single-family home with a 17-foot rear yard setback. The proposed home
is only 16 feet high. Even though the building will be three feet closer to the rear property line,
the buildingôs mass and shadow will be less imposing than a taller home, and will not adversely
affect the residence to the rear.

Even though the Lot 2 and Lot 3ôs homes are not part of this review, the site is suitable for their
intended use.  The two single-family homes are consistent with the designated density and other
development requirements and standards.

Installing a fence, instead of a masonry wall on this hillside property, which is surrounded by
residential uses is suitable. Block walls are typically required to reduce noise from more intense
uses located nearby. Surrounding uses are all residential in nature making the noise mitigation
measures from a block wall unnecessary. Also, the neighboring property already has a fence
(not block wall) along the easterly property line. Utilizing a similar material would be in
keeping with the existing character of the neighborhood.

The proposed modifications for a fence instead of a wall and setback have no foreseeable impact
on traffic congestion, public health, safety or the general welfare. A single-family home is
consistent with the General Planôs Low Density Residential designation and a fence, which is a
norm in residential zones, is consistent with the Land Use Elementôs first goal: to promote an
orderly pattern of development in the City.

3. The development design is suitable and functional. This requirement shall not be interpreted to
require a particular style or type of architecture.

The development design is both suitable and functional for Lot 1. The 17-foot-deep rear yard
will be 71.50 feet long and have an area of 1,215 square feet, which exceeds the rear yard area
of a traditional 50-foot-wide lot with a 20-foot rear yard setback. Allowing a fence option,
instead of a masonry wall, is also suitable and functional on this hillside property. The easterly
property already has a white fence along its rear property line and this modification will allow
the flexibility to complement the look and material of the existing neighborhood character.
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4. Topographic features, subdivision plans, or other conditions create an unnecessary hardship or
unreasonable regulation or make it obviously impractical to require compliance with the yard
requirements or setback line.

With regard to Lot 1ôs rear yard setback, the combined effect of the past land divisions, the 
relatively shallowness of this lot and the areaôs view protections on the buildingôs height curtail 
the buildable envelope. When adjusting for the garageôs square footage, the proposed one-story 
home has 8% less square footage than the FAR allows. For these reasons, the 20-foot rear yard 
requirement is an unnecessary hardship.   

The block wall requirement is an unreasonable regulation for the entire perimeter of the 
property. Block walls are long lasting and commonly utilized along the perimeter of a parcel 
map to reduce sound and protect the new single-family residences from more intense land uses 
that may be located nearby. In this case, all of the surrounding properties and associated uses are 
either residential or passive (Chevronôs pipeline) so a requirement to install a block wall for 
potential noise mitigation is not necessary.  

Parking Analysis 
In addition to the development standards listed above, the project is subject to minimum parking 
requirements. The proposed home on Lot 1 will contain four-bedrooms and provide a two-car 
attached garage, which meets the Codeôs one-family off-street parking requirement. Lot 2 and Lot 
3ôs future homes will have to comply with off-street parking requirements detailed in Sec. 11-
1.66.03(A) and will be reviewed administratively. 

Environmental Determination 
In accordance with Ä 15303(a) (New Construction and Conversion of Small Structures) of the 
California Environmental Quality Act guidelines, up to three single-family residences are exempt in 
an urban areaôs residential zone. The proposed wall modification is associated with three single-
family dwelling units in an urban area that is zoned for residential use and the three-foot rear yard 
setback medication applies to only one single-family home. Also, per Ä 15315 (Minor Land 
Divisions) of the CEQA Guidelines, the division of property in urbanized areas zoned for residential 
use into four or fewer parcels may be considered exempt from CEQA review. The proposed project 
will divide a residential parcel into three lots. All of the lots conform to the General Plan and zoning 
requirements and requires no variances. In addition, all services and access to the proposed parcels 
to local standards are available, the parcel was not involved in a division of a larger parcel within 
the previous 2 years, and the parcel does not have an average slope greater than 20 percent. The 
proposed Site Plan Review and Vesting Tentative Parcel Map meet the above referenced 
requirements as outlined in the attached Notice of Exemption. Therefore, staff has determined that 
there is no substantial evidence that the project may have a significant effect on the environment. 

Public Notice 
Notice of this hearing, dated June 2, 2021 were mailed to property owners within 300 feet of the 
subject property and posted at the subject site, City Hall, Lomita Park and on the web page. As of 
the date this staff report was prepared, written correspondence against this specific proposed project 
is attached. 
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Recommended by: Prepared by: 

Greg Kapovich Laura MacMorran 
Community and Economic 
Development Director   

Assistant Planner 

ATTACHMENTS: 
1. Draft Resolution (Vesting Tentative Parcel Map)
2. Draft Resolution (Site Plan Review)
3. Vicinity Map
4. Zoning Map
5. General Plan Map
6. Aerial Photograph
7. Notice of Exemption
8. Vesting Tentative Parcel Map
9. Site Plan, Elevations, & Floor Plan
10. Irrevocable Offer of Dedication
11. 1978 Cul-de-Sac Design
12. Written Objections



ATTACHMENT 1 

RESOLUTION NO. PC 2021-xx 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
LOMITA RECOMMENDING CITY COUNCIL APPROVAL OF VESTING 
TENTATIVE PARCEL MAP NO. 83029 FOR THE SUBDIVISION OF 26275 
APPIAN WAY INTO THREE LOTS IN THE RESIDENTIAL SINGLE-FAMILY 
(R-1) ZONE. FILED BY KEVIN MCMINN, 30229 KINGSRIDGE DRIVE, 
RANCHO PALOS VERDES, CA 90275 

THE PLANNING COMMISSION OF THE CITY OF LOMITA DOES HEREBY FIND, ORDER, 
AND RESOLVE AS FOLLOWS: 

Section 1. Recitals 

A. The City of Lomita has received an application for Site Plan Review and a Vesting
Tentative Parcel Map for the development of three single-family residential lots. Filed by
Kevin McMinn, 30229 Kingsridge Drive, Rancho Palos Verdes, CA 90275 (Developer), in
accordance with Articles 3 and 8, Chapter 2 of Title XI of the Lomita Municipal Code.

B. On May 10, 2021, the Planning Commission moved to reschedule a duly noticed public
hearing to June 14, 2021.

C. On June 14, 2021 the Planning Commission held a duly notice public hearing and accepted
public testimony.

D. The subject site is zoned Single Family Residential (R-1) and designated Low-
Density Residential by the Cityôs General Plan.

E. The proposed Vesting Tentative Parcel Map has been reviewed by the Cityôs Public
Works Department, the County of Los Angeles Fire Department, and the City
consultants, with recommended conditions of approval included in this resolution.

F. In accordance with Section 15315 (Minor Land Divisions) of the CEQA Guidelines, the
division of property in urbanized areas zoned for residential use into four or fewer parcels
may be considered exempt from CEQA review. The proposed project will divide a
residential parcel into three lots. All of the lots conform to the General Plan and zoning
requirements and requires no variances. In addition, all services and access to the proposed
parcels to local standards are available, the parcel was not involved in a division of a larger
parcel within the previous 2 years, and the parcel does not have an average slope greater
than 20 percent. As there is no substantial evidence that the project may have a significant
effect on the environment, Planning Commission recommends compliance with the CEQA
exemption.

G. The Planning Commission finds that the applicant agrees with the necessity of, and accepts
all elements, requirements, and conditions of this resolution as being a reasonable manner
of preserving protecting, providing for, and fostering the health, safety, and welfare of the
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citizenry in general and the persons who work, visit or live in this development in 
particular. 

Section 2. Pursuant to California Government Code Section 66410 et seq. (Subdivision Map Act), 
Section 66412.3, Section 11-2.116 of the Lomita Municipal Code, and the Cityôs General Plan, based 
on the entire record before the Planning Commission and all written and oral evidence presented to 
the Planning Commission, the Planning Commission finds as follows: 

1. The proposed subdivision is designed, to the extent feasible, to provide for passive or natural
heating or cooling opportunities. (See Gov. Code Section 66473.1.)

The design of the subdivision creates a five-foot wide parkway in which street trees will be
planted between driveway aprons and in turn they will keep adjoining paved surfaces cool. It
also ensures that a dedicated planting space exists in perpetuity. Finally, the lots and homes are
orientated east-west and will capture the oceanôs westerly breezes.

2. The proposed subdivision and the provisions for its design and improvement are consistent
with the general plan for the City of Lomita ("General Plan"), (See Gov. Code Section 66474;
Lomita Municipal Code Section 2.116.)

The project site has a General Plan Land Use Designation of Low Density Residential and the
proposed single-family project is compatible with the surrounding uses, which consist of single
family dwellings. The site is physically suitable for the density of development. The site has a
density of 7 dwelling units per acre which is consistent with the General Planôs development
density of 5.8 to 8.71 units per acre.

3. The Subject Site is physically suitable for the type and density of development proposed in the
Tentative Map. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The project site is adequate in size, shape, topography, location, utilities, and other factors to
accommodate the proposed three single-family lots with a minimum of 5,000-square-feet
apiece. The development will have pedestrian and vehicular accessibility via a new cul-de-sac
extending Ober Avenue The proposed development requires two parking spaces within an
enclosed garage for each unit and a home with five or more bedrooms must have an additional
unenclosed parking space, which can be in the driveway. The project design meets the required
parking standards and promotes safe and convenient pedestrian and vehicular circulation. The
proposed grade will not exceed 10%.

4. The subdivision design and improvements proposed in the Tentative Tract Map are not likely to
cause substantial environmental damage nor substantially injure fish or wildlife or their
habitat. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The subject property is a hillside parcel. There are several mature trees that provide canopy
coverage. None of the existing urban introduced landscaping is a candidate for sensitive or
special status species.  The project would not significantly impact wildlife or wildlife habitat.
A condition of approval has been included to require the removal of existing trees outside of
the nesting season defined by the California Department of Fish and Wildlife as February 1
through August 15.
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5. The subdivision design and type of improvements proposed in the Tentative Map are not likely
to cause serious public health problems because all development and public improvements will
be performed per the requirements of all applicable standards and codes, including the zoning
and building codes. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The site is physically suitable for the type of development. The project meets all the required
development standards as shown in the approved plans associated with Site Plan Review No.
1211.

6. The subdivision design and type of improvements proposed in the Tentative Map will not
conflict with easements acquired by the public at large for access through or use of the Subject
Site. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The design of the subdivision or the type of improvements will not unreasonably interfere with
the free and complete exercise of a public entity and/or public utility rights-of-way and/or
easements within the tract map. The extension of Ober Avenue (a public street) will make the
existing easement to 26235 Ober Avenue unnecessary.

7. The discharge of waste into an existing sewer system from development proposed in the
Tentative Map will not cause a violation of existing requirements prescribed by the local water
quality control board. (See Gov. Code Section 66474.6.)

The design of the subdivision will discharge waste into an existing community sewer system 
and will not result in violation of existing requirements prescribed by Los Angeles Regional 
Water Quality Control Board per Division 7 of the Water Code. 

8. The subdivision and improvements proposed in the Vesting Tentative Parcel Map help the City
of Lomita meet its regional housing needs. (See Gov. Code Section 66484.6.)

The Housing Element noted that more than 32% of households in 2013 were overpaying for
their housing. Though the cost of these homes may not be for a low-come household,
increasing the supply of housing units helps reduce the scarcity and by extension the cost
burden.

Section 3. Decision. 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Lomita hereby 
recommends City Council approval of Vesting Tentative Parcel Map No. 83029 subject to the 
following conditions: 

GENERAL PROJECT CONDITIONS 

1. This Vesting Tentative Parcel Map is granted for the property described in the application on file
with the Planning Division, and may not be transferred from one property to another.

2. Pursuant to Lomita Municipal Code sections 11-2.357 and 11-2.251, this Vesting Tentative Parcel
Map dated April 21, 2021 shall automatically become null and void 24 months from the date of its
issuance, unless Developer has diligently developed the proposed project, as shown by the
issuance of a grading, foundation, or building permit and the construction of substantial
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3. improvements, or the beginning of the proposed use.

4. Approval of the tentative map is contingent upon acceptance and completion of the irrevocable
offer to dedicate land on 26235 Ober Avenue because that dedication is needed to create a cul-de- 
sac in compliance with the Municipal Code. If the dedication is not completed, the design of the
cul-de-sac on the map cannot be accomplished as proposed and redesign of the map will be
required.

5. The Developer shall comply with the attached conditions of approval (Attachment A) developed
by City of Lomita Public Works Department, Quantum Quality Consulting and the County of Los
Angeles Fire Department.

6. Prior to building permits being issued, the property shall conform to the provisions of Chapter 2
(Division of Land) of Title XI.

7. This subdivision shall comply with Title 11 of the Lomita Municipal Code (Vesting Tentative
Map) as determined by the City Engineer.

8. The final map shall not be recorded until there has been compliance with all conditions of
approval.

9. The Developer shall install house addresses and mailboxes in accordance with Post Office policy.
The actual addresses will be assigned by Los Angeles County staff prior.

10. The Developer agrees, as a condition of adoption of this resolution, at Developerôs own expense,
to indemnify, defend and hold harmless the City and its agents, officers and employees from and
against any claim, action or proceeding to attack, review, set aside, void or annul the approval of
the resolution or any condition attached thereto or any proceedings, acts or determinations taken,
done or made prior to the approval of such resolution that were part of the approval process.
Developerôs commencement of construction or operations pursuant to the resolution shall be
deemed to be an acceptance of all conditions thereof.

11. Removal of existing trees shall be performed outside of the nesting season defined by the
California Department of Fish and Wildlife as February 1 through August 15.

PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 14th day of June,
2021 by the following vote: 

AYES: Commissioners: 

NOES: Commissioners: 

ABSENT: Commissioners: 

ABSTAIN: Commissioners 
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Steven Cammarata, Chairperson 

ATTEST:  
Greg Kapovich 
 Director of Community and Economic Development 

Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 



ATTACHMENT 2 
RESOLUTION NO. PC 2021-xx 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 
APPROVING SITE PLAN REVIEW NO. 1211 TO MODIFY THE SOLID MASONRY 
PERIMETER WALL REQUIREMENT AND SUBSITUTE A FENCE ALONG THE 
PERIMETER OF VESTING TENATIVE PARCEL MAP NO. 83029 AND TO PERMIT A 
THREE-FOOT REAR-YARD SETBACK MODIFICATION ON LOT 1 OF VESTING 
TENTATIVE PARCEL MAP NO. 83029 AT 26275 APPIAN WAY IN THE SINGLE-FAMILY 
RESIDENTIAL (R-1) ZONE AND TO CONFIRM THE CATEGORICAL EXEMPTION. FILED 
BY KEVIN MCMINN, 30229 KINGSRIDGE DRIVE, RANCHOS PALOS VERDES, CA 
90275(ñDEVELOPERò). 

THE PLANNING COMMISSION OF THE CITY OF LOMITA DOES HEREBY FIND, 
ORDER, AND RESOLVE AS FOLLOWS: 

Section 1. Recitals 

A. The City of Lomita has received an application for a Site Plan Review to modify the solid
masonry perimeter wall requirement and substitute a fence and to permit a three-foot rear-yard
setback modification and a Vesting Tentative Parcel Map to subdivide a 23,200 square-foot
single family residential lot into three new single-family residential lots at 26275 Appian Way
in the Singe-Family Residential (R-1) Zone. Filed by Kevin McMinn 30229 Kingsridge Drive,
Ranchos Palos Verdes, CA 90275 (the ñDeveloperò).

B. Pursuant to Lomita Municipal Code Section 11-1.30.02, single-family residential projects
requesting modifications to setbacks are permitted, subject to 11-1.70.08 and approval by the
Planning Commission.

C. Pursuant to Lomita Municipal Code Section 11-2-213, a modification to the solid masonry
wall requirement is permitted subject to the Planning Commissionôs approval of the Site Plan
Review and Modification.

D. This project has been evaluated in accordance with CEQA, and it has been determined that the
proposed project is categorically exempt from the requirements of CEQA. Pursuant to Section
15332 (In-Fill Development) of the CEQA Guidelines, the proposed project consisting of a
Site Plan Review is categorically exempt from the requirements of CEQA. Section 15332
exempts those projects which: (1) are consistent with the applicable general plan designation
and all applicable general plan policies (as well as with applicable zoning designation and
regulations); (2) occur within city limits on a project site of no more than five acres
substantially surrounded by urban uses; (3) have no value as a habitat for endangered, rare or
threatened species; (4) would not result in any significant effects relating to traffic, noise, air
quality, or water quality; and (5) have a project site that can be adequately served by all
required utilities and public services. The tract to be fenced is less than an acre and surrounded
by urban uses. The development is fully located within the City limits, is consistent with the
applicable General Plan and zoning designations and when built will be fully served by all
required utilities. The site also has no value for a sensitive or endangered habitat. As there is
no substantial evidence that the project may have a significant effect on the environment,
Planning Commission may find the project is compliance with the CEQA exemption.
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E. On June 14, 2021, the Planning Commission held a public hearing to consider Vesting
Tentative Parcel Map No. 83029, and recommended City Council approval of 26275 Appian
Wayôs subdivision into three lots in the residential single-family (R-1) zone.

F. On May 10th, 2021, the Planning Commission moved to reschedule  a duly noticed public
hearing  to June 14, 2021.

G. On June 14, 2021, the Planning Commission held a duly noticed public hearing and accepted
public testimony.

Section 2. Pursuant to Section 11-1.70.07 (Site Plan Review) of the Lomita Municipal Code, and 
Section 11-1.70.08, ñModificationsò; after reviewing the proposed development it is determined 
that the proposed project is consistent with the following required findings: 

1. The Site Plan complies with all applicable provisions of Title 11.

As set forth in the staff report, the proposed project complies with all the development
standards in Title 11, save the rear yard setback on Lot 1 and the perimeter wall material
modification for all three lots.

2. The site is suitable for the particular use or development intended, and the total development,
including the application of prescribed development standards, is arranged as to avoid traffic
congestion, will not adversely affect public health, safety and general welfare, will not have
adverse effects on neighboring property and is consistent with all elements of the General Plan.

Lot 1 is suitable for a single-family home with a 17-foot rear yard setback. The proposed home
is only 16 feet high. Even though the building will be three feet closer to the rear property line,
the buildingôs mass and shadow will be less imposing than a taller home, and will not adversely
affect the residence to the rear.

Even though the Lot 2 and Lot 3ôs homes are not part of this review, the site is suitable for
their intended use.  The two single-family homes are consistent with the designated density
and other development requirements and standards.

Installing a fence, instead of a masonry wall on this hillside property, which is surrounded by
residential uses is suitable. Block walls are typically required to reduce noise from more intense
uses located nearby. Surrounding uses are all residential in nature making the noise mitigation
measures from a block wall unnecessary. Also, the neighboring property already has a fence
(not block wall) along the easterly property line. Utilizing a similar material would be in
keeping with the existing character of the neighborhood.

The proposed modifications for a fence instead of a wall and setback have no foreseeable
impact on traffic congestion, public health, safety or the general welfare. A single-family home
is consistent with the General Planôs Low Density Residential designation and a fence, which
is a norm in residential zones, is consistent with the Land Use Elementôs first goal: to promote
an orderly pattern of development in the City.

3. The development design is suitable and functional. This requirement shall not be interpreted
to require a particular style or type of architecture.
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The development design is both suitable and functional for Lot 1. The 17-foot-deep rear yard 
will be 71.50 feet long and have an area of 1,215 square feet, which exceeds the rear yard area 
of a traditional 50-foot-wide lot with a 20-foot rear yard setback. Allowing a fence option, 
instead of a masonry wall, is also suitable and functional on this hillside property. The easterly 
property already has a white fence along its rear property line and this modification will allow 
the flexibility to complement the look and material of the existing neighborhood character.   

4. Topographic features, subdivision plans, or other conditions create an unnecessary hardship or
unreasonable regulation or make it obviously impractical to require compliance with the yard
requirements or setback line.

With regard to Lot 1ôs rear yard setback, the combined effect of the past land divisions, the
relatively shallowness of this lot and the areaôs view protections on the buildingôs height curtail
the buildable envelope. When adjusting for the garageôs square footage, the proposed one-story
home has 8% less square footage than the FAR allows. For these reasons, the 20-foot rear yard
requirement is an unnecessary hardship.

The block wall requirement is an unreasonable regulation for the entire perimeter of the
property. Block walls are long lasting and commonly utilized along the perimeter of a parcel
map to reduce sound and protect the new single-family residences from more intense land uses
that may be located nearby. In this case, all of the surrounding properties and associated uses
are either residential or passive (Chevronôs pipeline) so a requirement to install a block wall
for potential noise mitigation is not necessary.

Section 3. Based on the above findings, the Planning Commission of the City of Lomita hereby 
approves Site Plan Review No. 1211ôs request to substitute a perimeter fence in lieu of a solid 
masonry perimeter wall and allow for a three-foot rear yard setback modification on Lot 1 subject 
to the following conditions: 

GENERAL PROJECT CONDITIONS 

1. This permit is granted for the property described in the application on file with the Planning
Division, and may not be transferred from one property to another.

2. This permit is granted for the plans dated April 19, 2021 (ñExhibit Aò) on file with the
Planning Division. The Community and Economic Development Director may approve
minor changes associated with the architecture, site design and buildings to the approved
Modified Plans. For numerical standards, the Community and Economic Development
Director may approve deviations up to 10% provided that Lomita Municipal Code
requirements are met. Modifications exceeding a 10% deviation shall be referred back to the
Planning Commission. A minor modification may be granted for minimal changes of
structures or of the design, materials or colors of structures or masonry walls.

3. This permit shall automatically become null and void 24 months from the date of its issuance,
unless Developer has diligently developed the proposed project, as shown by the issuance of
a grading, foundation, or building permit and the construction of substantial improvements,
or the beginning of the proposed use.

4. All required off-site and on-site improvements for the project, including structures, paving,
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and landscaping, shall be completed prior to occupancy unless the Community and Economic 
Development Director allows the Developer to provide security or an executed agreement 
approved by the City Attorney to ensure completion of such improvements.  

5. By commencing any activity related to the project or using any structure authorized by this
permit, Developer accepts all of the conditions and obligations imposed by this permit and
waives any challenge to the validity of the conditions and obligations stated therein.

6. Developer shall provide off-street parking spaces for the project and stall size, paving,
striping, location, and access, shall be as required by the City Code.

7. Before placing or constructing any signs on the project property, Developer shall obtain a
sign permit from the City. Except as provided in the sign permit, Developer may not change
any signs on the project property.

8. Developer shall obtain a building permit for any new construction or modifications to
structures, including interior modifications, authorized by this permit.

9. Developer shall not permit any combustible refuse or other flammable materials to be burned
on the project property.

10. Developer shall not permit any materials classified as flammable, combustible, radioactive,
carcinogenic or otherwise potentially hazardous to human health to be handled, stored or
used on the project property, except as provided in a permit issued by the Fire Chief.

11. If Developer, owner or tenant fails to comply with any of the conditions of this permit, the
Developer, owner or tenant shall be subject to a civil fine pursuant to the City Code.

12. Prior to issuance of building permits, Developer shall sign a letter agreeing to the conditions
of approval within this resolution.

LANDSCAPING STANDARD CONDITIONS 

13. Before submitting landscape and irrigation plans, Developer shall obtain the Community and
Economic Development Directorôs approval of a plan showing on the project property all
existing trees and identifying the trees to be saved, transplanted or removed.

14. Before the City issues building permits or the proposed use is initiated, Developer shall
submit two copies of MWELO-compliant landscape and irrigation plans, along with the
appropriate permit application and fees, to the Planning Division and obtain approval of such
plans.

15. Before the City issues a certificate of occupancy, Developer shall install landscape and
automatic irrigation systems in compliance with the Model Water Efficient Landscape
Ordinance (2015) and the City shall certify the installation.

16. Landscape planting and all irrigation systems as required and as specified by this permit shall
be maintained as shown on the plans.
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17. All trees planted or placed on the project property by Developer shall be at least 24-inch-box
size. All shrubs and vines shall be at least five-gallon size, except as otherwise specified by
this permit.

18. At the close of escrow or at the time of occupancy of each dwelling unit, Developer shall
review with and provide instructions to each buyer concerning the irrigation controller
operation and the watering schedules.

19. The project shall meet the maximum allowable water usage requirements as calculated by
the Model Water Efficient Landscape Ordinance (2015). The calculations shall be shown on
the submitted landscape plans for verification.

20. Developer shall submit four sets of median and parkway landscape and irrigation plans with
the first submittal of public improvement plans. The City shall approve median and parkway
landscape and irrigation plans when the City approves public improvement plans. Before the
City issues a building permit, the irrigation plans must be approved for proper meter size,
backflow prevention device, and cross connection control by the Public Works Director or
designee.

21. Before the City accepts medians and parkways from Developer, the landscaping thereon
must complete a plant establishment period of 90 days or such other time as specified in this
permit.

PLANNING STANDARD CONDITIONS 

22. The final building plans submitted by Developer with the building permit application shall
depict all building materials and colors to be used in construction.

23. Before the City issues building permits, Developer shall include a reproduction of all
conditions of this permit as adopted by resolution of the Planning Commission and/or the
City Council in all sets of construction documents and specifications for the project.

24. Developer shall provide utility meters, mailboxes and address directories, placed in
decorative cabinets and clustered for efficient access for residents and service persons. All
designs must be approved by the Community and Economic Development Director, the
appropriate utility service provider and the United States Postal Service, as applicable.

25. Developer shall recess or screen roof heating and cooling systems and other exterior
mechanical equipment from adjoining property and public streets, as required by this permit.
Plumbing vents, ducts and other appurtenances protruding from the roof of structures shall
be placed so that they will not be visible from the front of the property or other major public
vantage points. Developer shall include a note on the construction plumbing drawings of
exterior elevations to indicate to contractors that roof features shall be grouped and located
in the described manner. Roof vents shall be shown on construction drawings and painted to
match roof material color.

26. The height of the structure including roof-mounted equipment shall not exceed 16ô0ò from
average natural elevation.
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27. For any exterior utility meter panels, Developer shall paint such panels to match the structure
upon which it is located. Such panels shall be located to take advantage of screening (e.g.
landscaping or other building elements) from public right-of-way, to the maximum extent
feasible.

28. Developer shall submit a lighting plan showing standard heights and light materials for
design review and approval of the Community and Economic Development Director.

29. Developer shall provide for dust control at all times during project property preparation and
construction activities.

30. Exterior light fixtures shall not intrude into neighboring living or patio areas.

31. Developer shall pay Parkway Tree Fees before issuance of building permits. The amount of
the fee shall be determined by the Planning Division at the time of payment, based on fees
set by City Council resolution.

32. Developer shall pay the Development Tax of $1,000 per residential unit prior to issuance of
building permits.

33. Developer shall pay the applicable Water Facilities fee, currently 1 percent of the valuation
of the development.

34. Developer shall pay Quimby Fees (fees for park acquisition and improvement) before
issuance of building permits. The amount of the fee shall be determined by the Planning
Division at the time of payment.

35. Developer shall construct in accordance with the standards and specifications of, and at the
locations and grades established by, the Public Works Director, concrete curbs, gutters and
sidewalks parallel and adjacent to that portion of the entire perimeter of the lot which adjoins
ay street, at no expense to the city, unless adequate curbs, gutters and sidewalks exist.

36. Developer shall not locate ground equipment and fixtures in the front yard setback area,
unless approved by the Community and Economic Development Director.

37. Developer shall screen storage areas from adjacent properties and streets by a wall or similar
screening. All fence and wall materials shall match the predominant design and materials of
the main structure on the project property.

38. Developer shall provide automatic garage door openers for all garages.

39. Developer shall construct each dwelling unit with separate utility systems and meters.

40. Developer shall depict the railings and enclosures on the construction documents.

41. Developer shall install all roof and building drainpipes and downspouts inside building
elements. These items shall not be visible on any exterior building elevations.

42. All utilities shall be placed underground subject to the approval of the Community and
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Economic Development Director and the Building Official. 

43. Developer shall have a pre-construction meeting with the head of the Public Works
Department to discuss and submit a construction schedule.

ENGINEERING STANDARD CONDITIONS (CITY OF LOMITA) 

44. All public improvements, including new water service lines, meters, and frontage
improvements shall be constructed per the Cityôs Standard Drawings and Standard
Specifications. All new and modified utility lines shall be placed underground.

45. The developer shall submit calculations, prepared by a licensed civil engineer, determining
the size of the water service laterals, water meters and backflow device. A separate fire
service line shall be required.

46. The developer shall install separate water meters for each unit with the brand/type of meter
subject to the Department of Public Works approval. Prior to receiving Certificate of
Occupancy, developer shall repair in accordance with the standards and specifications of the
Public Works Director, any damaged concrete curbs, gutters and sidewalks parallel and
adjacent to that portion of the entire perimeter of the lot which adjoins the street, at no
expense to the city.

47. All water meters shall be located outside of the driveway apron. The new location shall be
to the satisfaction of the City.

48. All unused approaches must be removed and replaced with sidewalk/parkway improvements
to match existing and pursuant to American Disabilities Act requirements.

49. All project driveways, approaches, including alley, and adjacent sidewalk area shall be
constructed to meet American Disabilities Act requirements.

50. Civil engineering plans shall be submitted for all right-of-way improvement prior to plan
submission to the Building and Safety Division.

51. The developer shall obtain an encroachment permit, and place bonds as necessary from the
City of Lomita for all proposed public improvements, including payment of all plan check
and inspection fees.

52. Prior to issuing a grading permit or final Parcel Map approval the developer shall either
construct or post security for all required public improvements.

53. Should the proposed development require a Standard Urban Stormwater Mitigation Plan
(SUSMP) and a Low Impact Development Plan (LID), the Applicant shall comply with the
requirements and specifications as prescribed by the Los Angeles County Department of
Public Works and/or the City.
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PLANNING SPECIAL CONDITIONS 

54. That, in the event of a disagreement in the interpretation and/or application of these
conditions, the issue shall be referred back to the Planning Commission for a decision prior
to the issuance of a building permit.

55. It is hereby declared to be the intent that if any provision of this permit is held or declared
invalid, the permit shall be void and the privileges granted hereunder shall lapse.

56. This approval is subject to the recordation of Vesting Tentative Parcel Map No. 83029 and
the mapôs conditions of approval.

57. Building permits shall not be issued prior to recording of the final map.

PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 14th day of 
June, 2021 by the following vote: 

AYES:  Commissioners:  

NOES:  Commissioners: 

ABSENT:  Commissioners: 

RECUSE: Commissioners:  

Steven Cammarata, Chairperson 

ATTEST:
    Greg Kapovich 
    Community and Economic Development Director 

Within 30 days of the date of this decision for an exception, permit, change of zone, or other 
approval, or by the person the revocation of whose permit, exception, change of zone, or other 
approval is under consideration, of notice of the action of, or failure to act by, the Commission, 
any person dissatisfied with the action of, or the failure to act by, the Commission may file with 
the City Clerk an appeal from such action upon depositing with said Clerk an amount specified by 
resolution of the City Council. 

Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 
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NOTICE OF EXEMPTION 

Project Description: 

Site Plan Review No. 1211/ Vesting Tentative Parcel Map No. 83029 - A request for a Vesting Tentative 
Parcel Map to subdivide an existing 23,200 square-foot single family residential lot into three new lots at 
26275 Appian Way. The project also includes a Site Plan Review to construct a single-family residence on 
Lot 1 only. The Site Plan Review includes a rear yard setback modification for Lot 1 and a perimeter wall 
modification., The subject site is located in the Single-Family Residential (R-1) Zone. This project is 
categorically exempt from California Environmental Quality Act per Sections 15303(a) and 15315. Filed by 
Kevin McMinn, 30229 Kingsridge Drive, Rancho Palos Verdes, CA 90275 (ñApplicantò) 

Finding: 
The Planning Division of the Community Development Department of the City of Lomita has reviewed the 
above proposed project and found it to be exempt from the provisions of the California Environmental Quality 
Act (CEQA). 

Ministerial Project 
Categorical Exemption (CEQA Guidelines, Section 15303(a) (New Construction and Conversion of 
Small Structures) & Section 15315 (Minor Land Divisions))  
Statutory Exemption 
Emergency Project 
Quick Disapproval [CEQA Guidelines, Section 15270] 
No Possibility of Significant Effect [CEQA Guidelines, Section 15061(b)(3)] 

Supporting Reasons:  Pursuant to Section 15303(a) (New Construction and Conversion of Small Structures) 
of the California Environmental Quality Act guidelines, up to three single-family residences are exempt in an 
urban areaôs residential zone. The proposed wall modification is associated with three single-family dwelling 
units in an urban area that is zoned for residential use and the three-foot rear yard setback medication applies 
to only one single-family home. Also, per Ä 15315 (Minor Land Divisions) of the CEQA Guidelines, the 
division of property in urbanized areas zoned for residential use into four or fewer parcels may be considered 
exempt from CEQA review. The proposed project will divide a residential parcel into three lots. All of the lots 
conform to the General Plan and zoning requirements and requires no variances. In addition, all services and 
access to the proposed parcels to local standards are available, the parcel was not involved in a division of a 
larger parcel within the previous 2 years, and the parcel does not have an average slope greater than 20 
percent. Therefore, Planning Commission has determined that there is no substantial evidence that the project 
may have a significant effect on the environment.  

(Date) Greg Kapovich 
Community & Economic Development 
Director 

Community Development Department 
Planning Division 

24300 Narbonne Avenue 
Lomita, CA 90717 

310/325-7110 
FAX 310/325-4024 
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ATTACHMENT 10,e~~:~: :~:;:ted by 

fhen Recorded Mail to 
CITY OF LOMITA 
24300 Narbonne Avenue 
Lomita, California 

90717 

7g.:.:1015963 

RECORDf:.D .. ..saELES couNTI. CA 
OF ~OS~' 

41 ~~ 10 A.M.Sf.P 131978 

IN OfflCIAl RECORl.-

Recorder's Off ice -

I 
1 

---------'"'-----~-------------------------------

t 

O J CUfflCll~.!ry Tc n; ' ~r T. " s. N.0Nt; 
County or Lei; An::clu • Dt?:>rtmcnt 
of County Engine~a~ 
JIY. . . 

IRREVOCAl!LE OFFER OF DEDICATION (!REE 1. G J 
I/We, the r~co~d owners of the following described property in the City 
of Lomita, Coun·cy of Los Angeles, State of California: 

SEE LEGAL DESCRIPTIONS ON EXHIBIT "A" 
ATTACHE!> HEBETO AND BY THIS REFERENCE 
MADE A PART HEREOF. 

Do hereby offer to dedicate to the City of Lomita , a municipal corporation 
an easement for public road and highway purposes in, upon, over and across 
the par~el designated as Parcel A, and an Easement for Slope Purposes over 
the parcel designated as Parcel B. 

The undersigned agrees to execute an eas~ment deed for public road and 
highway purposes and for slope purposes over said property whenever the 
road easement form bearing the precise legal descriptione of the road 
easement an.J. the slope easement is presented for execu-:i ')n. It is under
stood that upon its acceptance and recordation, the easement deed ehall 
supersede this agreement and any portion of this agreement that is incon
sistent with said easement deed shall cease and terminate and be of no 
furth~r effect. 

It is further understood that this agreement shall be .irrevocable upon its 
acceptance by the City of Lomita and it s~ll be binding upon the under-
signed's successors or assigns. \ 

\. \ 

Jeffrey W. Faver 
X J 

TO • 47 C 

\ 1!111li.iclu:ilJ 78-1015963 @ 
i 
I .ST:\TF. Of C:\I.I FOR~ I:\ 
I 

J C:01'.NTY OF Los Angeles ·-- ·- } S.S. 

t On _Au gust. 28, 1978 . J f IJl'fort• m1·. rhc: 111111..r~il!nt'II. u Notury l'ul,li(· in ancl for sai1I 
!'-lult•. rirr•onnllr UPJll'Orrd _ _ ___ e _ _fr e_~ Fa ver - -=-.;....;;;.;~- - -

~ - ·---·- - - ---·------ -------··--··--- -"' - - --··-·-- --- -
% 

Id 
.J 
IL 
< ,.. 
GI 

Darryl E. Dalcin 
Name: (Typed or Pri,-11c--:u7"') - - --

--- ·- - · known 10 me 

(Thi• 1111 , ~ offl•l•I natarl11 u alJ 

J • ..... • • • • ',• ~ • • • • •..... • .. I • • ... • ... < • 'I. ~ .,;. • ~ •' 4 • ..... • • / • ,. • • 



'*EXHIRIT "A" 

PART A (Road Easement) 

That portion of Lot 21, Tract No. 954, as shown on map recorded 
in Book 17, page 16, of Maps, in the office of the Registrar-Recorder 
of the County of Los Angeles, within the following described boundaries: 

Beginning at a point in the southerly line of the northerly 350.00 
feet of said Lot, easterly thereon 56.97 feet from the weste~ly line of 
said Lot, said point being the southeasterly corner of Lot 25, Tract No. 
21798", as shown on map recorded in Book 600, pages 1 and 2, of Maps, in 
the office of said Registrar-Recorder; thence S 12°36'46'W along the 
southerly prolongation of the easterly line of. said Lot 25 a distance of 
14.74 feet to the beginning of a curve concave to the east, haviug a 
radius of 35.00 feet and being tangent to said southerly prolongation; 
thence southerly along said curve through a central angle of 40 28'43" an 
area distance of 24.73 feet to a point in a line which passes through 
the point of beginning and wbich is parallel to the southerly prolonga
tion of the cente0line of Ober Avenue, as shown on said Map of Tract No. 
21798; thence NO 00'20" E along said parallel line 38.38 feet to the 
point of beginning. 

To be known as OBER AVENUE .. 

PARCEL B (Slope Easement) 

That portion of above mentioned Lot 21 within a strip of land 10.00 
feet wide, the easterly line of which is the westerly line of above 
described Part A, the westerly line of said 10 foot strip being parallel 
with and concentric with said westerly line, the northerly terminus of 
the westerly line of said 10 foot strip shall terminate in the southerly 
line of the northerly 350 feet of said lot, the southerly terminus of 
said last mentioned westerly line shall terminate in tbe southerly pro
longation of the easterly line of above described Part Ao 

78-1015963 

CONSENT TO RECORDATION 78-1015963 
The City of Lomita . consents to 
the recordation of the attached offer of dedication pursuant 
to Section 11535. of the Business and Professions.Code. This 
consent is not an acceptance of the offer to dedicate. 

il/rn& /? cJ /fl (,._. Dated: ~-~/7~8~~ By: 
City Administrator 

~. • • •. " •• I, ... • ,-. I ' • 

I 

•. i * ·-~ ..,. . ·- - . -. . . . . . - . . .. . ' . . . - - . . ... .. . . 
~ :~ •.. "I"'..... • .. ' ' · • . . • #'fll ,- . .-



ATTACHMENT 11

CiTY OF LOMITA 

A,~~ 

&~ .. ~~)~ 
\ 1:~;,•!<~::N.:;~.·.1 *"tx-

~"'~ "'f~iFo~~ 
CITY HALL OFFICES 

IZ.77-l z_ 

LOMITA, CALIFORNIA 90717 • (213) 325-7110 

RECEIVED: om¥· // · 
FROM J, ti: tllv~ 6 ~ 
STREET ;JPJ/ 
CITY 

UNT ~O • 

. ·, .1 N P"!J 1.L 

OFFICE 

REMARKS 

AMOUNT 
F'AID 

NEW 
BALANCE 

MAIL CASH 

23396 
0 

REC'D 
SY 

AMOUNT OF 
F>AYMENT 

CHANGE 
l'IEFUNOED 

1s.zf_ 



cer 
STEPHEN J. KOONCE 
COUNTY -ENGINEER 

RAYMOND W. LOOMIS 

Assistant Cour.ty Engineer 

JAMES T. ROSTRON 
Assfsiant County Engineer 

counTY OF LOS AnGELES 

DEPAATmEnT OF COUf1TY EnGJnEER-FACIUTIES 
550 SOUTH VERmom: LOS AnGELES, CA 90020 

(213) 974-1511 

August 21, 1978 

Mr. Darryl E. Dalcin 
3754 J?.alconhead Drive 
Rancho Palos Verdes, CA 90274 

Dear Mr. Dalcin: 

OBER AVEI.'ifu"E DEDICATION 

BOARD OF SUPERVISORS 

PETER F. SCHABARUM 

KENNETH HAHN 

EDMUND D. EDELMAN 

JAMES A. HAYES 

BAXTER WARD 

Enclosed are an original and one copy o~ the Irrevocable 
Offer of Dedication for your use in processing the required 
future dedication of road easement and slope easement along 
the southerly extension of Ober Avenue in the City of Lomita. 

Please have Y.1r. Jeffrey W. Faver execute the document before 
a notary public and return the original to this office for 
~recessing. Please also submit a check in the amount of 
$50.00, payable to the City of Lomita, to cover the processing 
fee. 

A right of way map 
your convenience. 
require additional 
matter. 

and a return envelope are enclosed for 
Please contact me at 974-1795 if you 
in.formation or material regarding this 

SJK:TQ:jc 

Enclosures 

cc: Yrr. B.lilip Wikoff 
Public Works Department 
City of Iomita 

Very truly yours, 

Thomas Quan 
Real Property Agent 

• !iL ---.-.--------------------------------~----



~r~;~di~g Requested by 
CITY OF LOMITA 

llhen Recorded Mail to 
CITY OF LOMITA 
24300 Narbonne Avenue 
Lomita, Ca11fornia 

90717 
·' 

IRREVOCABLE OFFER OF DEDICATION 

I/We, the record owners of the following described property in the City 
of Lomi~a, County of Los Angeles, State of California: 

SEE LEGAL DESCRIPTIONS ON EXHIBIT "A" 
ATTACHED HERETO AND BY THIS REFERENCE 
MADE A PART HEREOF. 

Do hereby offer to dedicate to the City of Lomita, a municipal corporation 
an easement for public road and highway purposes in, upon, over ~nd across 
the parcel designated as Parcel A, and an Easement for Slope Purposes over 
the parcel designated as Parcel B. 

The undersigned agrees to execute an easement deed for public road and 
highway purposes and for slope purposes over said property whenever the 
road easement form bearing the precise legal descriptions of the road 
easement · and the slope easement is presented for execution •. It is under
stood that upon its acceptance and recordation, the easement deed shall 
supersede this agreement and any portion of this agreement that is incon
sistent with said easement deed shall cease and terminate and be of no 
further effect. 

It is further understood that this agreement shall be irrevocable 
acceptance by the City of Lomita and it ab.all be binding upon the 
signed' s successors or· assigns. · \ ~ 

\ ' ( 
\ 
. ·"- j 

TO 447 C 

upon its 
under-

@ 

' 

(Individual) 

ST ATE OF CALIFORNIA 

COUNTY OF Los. Angeles } ss. 

t On _ __,.A.A.lu....,ga-u""'s..,_t""'-·-=2_...8~•-1...,..9'--'7µ8.,___ __ before me, the undersigned, a Notary Public in and for said 
I State, personally appeared ____ J--"-e--"f-'-f-=r_ec_..Y:__:W_::__. _F_a_v_e_r __________ ~ 
IJJ 
a: 
IJJ 
::t 
Lll 
.J 
---------~----------------, known to me 

~ to be the person __ whose name i S . subscribed 

Iii Lo the within instrument and acknowledged that~~-·? --·-··--·- *"'"'"··-~"'."'.-----
executed the same. . . . .. . . . -- ~ / I ,e;.i<}E'. OFFICIAL SEAL I 

l WITNESS In. }c ha_:n.d. ··ai~d official sea!,>·""'/~ / ..... / Ir:~. 1 . " 0.ll.RRYL E. DALCIN 
'f .. ... . .... ·· ... ....- ,.-," .. / ,/ ,,.//' fE ~ Notary Publk • California I 
f 

Sign~;~~;~····· ·· __ ./·~,,,_""'7/,...__...-~~,.::;"~- ~ . LOS ANGEL';S COUNTY 

/ _My ommla11lon £xplres July 21, 1979 

Darryl E. Dalcin 
Name (Typed or Printed) 

(This area for official notarial seal) 



\. 

"EXHIBIT 11A11 

PART A (Road Easement) 

That portion of Lot 21, Tract No. 954, as shown on _map recorded 
in Book 17, page 16, of Maps, in the office of the Registrar-Recorder 
of the County of Los Angeles, within the following .desc.ribed boundaries: 

Beginning at a point in the southerly line of the northerly 350.-00 
feet·of said Lot, easterly thereon 56.97 feet from the westerly liJie of 
said Lot, said point being the southeasterly corner of Lot 25, Tract No. 
21798, as shown on map recorded in Book 600, pages land 2, of·Maps, in 
the office of said Registrar-Recorder; thence S 12°36•46'W along the 
southerly prolongation of the easterly line of said Lot 25 a distance of 
14.7'4 feet to the beginning of a curve concave to the east, hav1ng a 
radi.us of 35.00 feet and being tangent to said southerly prolongation; 
thence southerly along said curve through a central angle of 40 28'43" an 
area distance of 24.73 feet to a point in a line which passes through 
the point of beginning and which is parallel to the south.erly prolonga
tion of the cente0line of Ober Avenue, as shown on said Map of Tract No. 
21798; thence NO 00•20 11 E along said parallel line 38.38 feet to tb.e 
point of beginning. 

To be known as OBER AVENUE. 

PARCEL B (Slope Easement) 

That portion of above mentioned Lot 21 within a strip of land 10.00 
feet wide, the easterly line of which is the·westerly line or above 
described Part A, the westerly line of said 10 foot strip being parallel 
with and concentric with said westerly line, the nor·therly terminus of 
the westerly line of said 10 foot strip shall terminate in the southerly 
line of the northerly 350 feet of said lot, the southerly terminus of 
said last mentioned westerly line shall terminate in the southerly pro-
longation of the easterly line of above described Part A. · 
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,,t 

We, the undersigned, oppose the development at 

26275 Appian Way, Lomita, California (Site Plan 

Review No. 1211 and Vesting Tentative Parcel 

Map No. 83029), for these reasons: 

• Harmful effect on the neighborhood's quality of life

• Increase in traffic

• Loss of privacy to nearby residents

• Detrimental changes to parking on Guyson Avenue and Ober

Avenue due to the addition of more homes

• Safety issues related to the accessibility of emergency

medical services and fire vehicles

• Costs incurred by nearby residents to upgrade their property

to accommodate the development

• Unpermitted changes to the soil and grading and the

unpermitted removal of a retaining wall ,  which have created

unabated flooding and mudslides onto Ober Avenue and

nearby residents' property

• Unpermitted removal of trees and flora during the nesting

season

• Noise and disruption to city services due to construction over

the next two to three yea rs

• Disruption to street parking during construction

Attachment 12
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Linda Abbott 

From: 
Sent: 
To: 
Subject: 

Nicole O'Lionain <nicrofive@gmail.com> 
Monday, May 10, 2021 4:40 PM 
Linda Abbott 
Proposed project on 26275 Appian Way 

Regrading proposed subdivision project at 26275 Appian Way. 

Approval of this is a bad idea. It would negatively impact the character of this neighborhood. This area 
was designated for single family homes for a reason. The area is already too congested. This would just 
be ugly. Developers are ruining this city with over development. We need to do what's best for Lomita, 
not just approve every multi family residence proposed because it brings in revenue. 

Eventually all lots would be developed and it would increase congestion and parking problems in the 
area. Appian Way is a very narrow street with limited parking and we can not accommodate more cars 
in this area. 

N. Rutan. 
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May 10, 2021 

To Whom It May Concern: 

I am unable to participate in tonight's zoom meeting. Thank you for taking the time to read my 
statement. 

I have been a resident of Ober Avenue since 2005. A nice, quiet cul de sac with 3 homes. 

Hearing of the construction and development that is proposed at 26275 Appian Way, which will 
have the entrance at the terminus of Ober Avenue, brings many concerns. 

1. Privacy - The proposed home is allowed to be 16 feet from the natural grade. My 
question is what is considered the natural grade as the property is not leveled. Dirt has 
been added, removed and moved around on the property. Would a permit have been 
necessary for any of the dirt and gravel that was brought on to the property? What is 16 
feet in one section will not be 16 feet in the next section. Grading wiH need to be done 
to make a leveled foundation. My home adjoins this property and any windows facing 
north will look directly into my backyard and bedroom. Any modifications especially the 
request for a rear yard setback will invade my privacy even more. 

2. Safety and Accessibility for EMS vehides - Ober Avenue is approximately 30 feet wide. 
Vehicles are always parked on both sides of the street. This alone lessens the width of 
the street. Trash trucks often have difficulty going to the end of the cul de sac because 
of all the cars parked on the street and being a tight fit. Has the Fire Department done a 
review of the proposed development regarding access for emergency vehicles with 
proposed structures? According to the paperwork in the agenda, the last review done in 
March 2020, there were no structures. 

3. Compliance - Department of Fish and Wildlife biologists have defined nesting season as 
February 1 to August 15. Tree removal, grading and removal of other bushes, trees and 
plants that have been home to many birds and other animals have taken place during 
the nesting season. Since the removal of trees, plants, cacti, etc. there has been an 
influx of rodents running around my property. Please see attached photos with dates. 

4. Entry on Ober-According to the paperwork provided with this project, the entrance 
will be on Ober Ave versus Appian Way (where it has been for many years) due to no 
frontage on Appian Way. The initial home on the property was located doser to Appian 
Way than Ober Avenue and had been the entry for many years. There is a home on 
263rd St that is directly across from 26275 Appian Way that appears to have had a 
frontage made to allow for a driveway to reach their home as it is also not directly on a 
street. Why couldn't this be done for this project? See attached photos. 



5. Question of Property Lines - February 26, 2019 a retaining wall and tree at the terminus 
of Ober Ave was removed. Was a permit needed and granted to remove the retaining 
wall which essentially changed the grade of the property? Removal of this wall has 
proved to be a nightmare with mudslides during the rainy season. A bigger question, 
was the retaining wall/tree actually a part of the 26275 Appian Way address? According 
to the assessor maps the lines for the property go in a straight line along many homes. 
The wall and tree that was removed are outside of the straight line and the property 
fence. Other homes in the area on the map show where a property is narrower and 
does not fall in the straight line with the rest of the homes. See attached. 

I understand that building a home is the right of the developer. However, .I along with 
many of my neighbors oppose any modifications whether to the plans or to the existing 
street to accommodate this new project. When one asks for a variance or modification, 
they are essentially asking to bend the rules for personal gain and/or benefit. Something 
that is not really normal or could not be done with the current rule set. 

One thing is evident, we all love living in Lomita and want the best for our city and 
neighborhoods. I trust the Planning Commission will take everyone's concerns, 
questions and opinions into consideration when making their final decision. 

Thank you for your time and this opportunity. 

Kelly Konrady 



Linda Abbott 

From: 
Sent: 
To: 
Subject: 

wavewalker11@aol.com 
Monday, May 10, 2021 10:13 AM 
Linda Abbott; gtredwhit@sbcglobal.net; wavewalker11@aol.com 
Fwd: Height Variation #113&Site plan review#1211 Parcel map 83029 

Subject: Height Variation #113&Site plan review#1211 Parcel map 83029 

Ms. Laura Macmorran, 

Sorry for the late correspondence, I was out of town and not notified of the Zoom meeting. 

My name is Dennis Addington, I live at 2046 263rd Street and am the original owner of a property effected by Mr. 
Mcminn's project. My opposition to his Height Variation request is on file with you office. 

Mr. Mcminn purchased a 23,000 square lot and is attempting to develop, three residential homes on a existing R-1 lot with 
many requested variances of City/County ordinances which negatively affect long time Lomita residents and don't comply 
with existing rules/regulations. 

Site plan review No. 211. Mcminn, requests a 3 lot split plan, with setback modifications and alternative fencing, instead of 
a masonry block wall surrounding the south perimeter of his property, which abuts a Chevron oil right of way. 

I oppose the numerous variance requests, which can be eliminated with proper planning on this large lot. Construction 
planning mandates, plans consistent with existing regulations, ensuring neighborhood harmony and safety. This, 
preserves privacy, views, and the property rights of residents. Requests to ease the burden of planning results in negative 
conflicts/outcomes. 

Set backs for existing property lines, ( side and back yards), are well established by code and are essential for noise 
abatement and privacy. Mcminn has adequate space on this property to plan and protect public safety access, address 
trash removal and parking issues. As a developer he has the burden to abide by long term rules and regulations to 
maintain his neighbors rights/concerns regarding views, noise and privacy. His proposed project must be consistent with 
existing residential standards and not be dependent on numerous variances to ease his construction budget. 

Side and rear yard codes strongly suggest a necessary 5/10 foot setback surrounded by a solid masonry wall at least 6 
foot in height. This is essential for this project because, his south property lines abuts' a Chevron easement with 
hazardous materials. The non- gated wall protects the Lomita water resource facility North on Appian Way in the event of 
a pipe failure/leak. It also prevents illegal overflow parking on the site. 

I respectfully submit my opposition to his height variation, property line setback and alternative fencing materials request. 

I remind the Commission, during the planning/construction of my home, the City/County required me to modify plans 
numerous times. Excavation of 16 feet elevation from my lot was required to comply with City view ordinances. In 
addition, I was required to build a 17 foot retaining wall and 110 feet of concrete wall around my property to maintain my 
neighbors views and privacy. Lot setback requirements were also mandated and a Chevron easement was established 
and 4 old Chevron pipes were removed at our expense. Mr. Mcminn was my contractor and is familiar with City/County 
project ordinances and requirements in this area. 

The above mentioned Codes are long established to ensure community harmony and protect property rights. The City of 
Lomita and County of Los Angeles made the right decisions 30 years ago requiring me to abide by existing city codes 
without variances. I didn't agree with them at the time but accepted the aforementioned requirements/expenses. I have 
lived here for 31 years and enjoyed my home, views and neighborhood. I respectfully request you uphold the same long 
term standards for development and help maintain one of the Jewels of your City, Lomita Pines. 

Thank You f _A, D 'i::(\ I'\ i} fo-e a r fl.J--fm-- 1 



Privacy & Grading 
Where is natural grade since the 
foundation is not leveled and the 

property has been altered with dirt 
and gravel 

< Edit 

Safety & Accessibility 
Ober Ave width is approximately 30 

feet wide without vehicles. 

Entry on Appian Way versus Ober. 
Why not do like the property also at 

the end of 253rd St? 



Compliance 
Removed trees, bushes, and 

performed grading during the 
nesting season determined by 

California Department of Fish and 
Wildlife February 1-August 15 

< ,...... ____ ... 
Edit 

Compliance continued . 
Pictures of property when acquired. 

26275 Appian Way, 
Lomita. CA 90717 

26275 Appian Way, 
Lomita, CA 90717 

26275 Appian Way, 
Lomita. CA 90717 

OffMar1<et 

Off Market 

Off Market 



Property Lines/Retaining Wall 
Where the white fence is, it aligns with the 
rest of the homes, their fences and in a 
straight line as shown in the map. The map 
does not narrow and elongate to 
accommodate the wall and tree. 

Removal of the wall resulted in this anytime 
there was a rain system 

< Edit 

< --... ~-... Edit 

< Edit 



Linda Abbott 

From: Tanya Schulze <tvoigt@hotmail.com> 
Sunday, May 9, 2021 8:35 PM Sent: 

To: Linda Abbott 

Cc: . Tanya Schulze 

Subject: Planning Commission hearing - May 10, 2021 - Site Plan Review No. 1211 and Vesting 
Tentative Parcel Map No. 83029 

To Whom it may concern: 

I am writing to provide comments and concerns regarding Site Plan Review No. 1211 (property located on the 
lot at Appian Way). 

I am a long-time resident of 2054 Guyson Street and I have several concerns about the proposal: 

1. Concerns about diminished personal/home privacy. It appears that the planned home(s) will have 
windows/visibility directly into my backyard due to the height, as well as the close proximity to the 
back fence line. One reason I love living on Guyson Street is for the quiet, peaceful nature of the 
neighborhood, along with the many trees and lack of huge houses obscuring my back view. My 
backyard is my quiet santuary and new, tall housing will deteriorate that view. 

2. Concerns about increasing the traffic and the diminishing safety on Ober and Guyson streets if the 
development has a driveway/entrance on Ober. I have young children that are often playing and dding 
their bikes on Guyson Street, so I am concerned about their safety with potential increased traffic. I 
also have safety concerns about emergency vehicles being able to access any homes on the new 
development. It is already difficult for large vehicles to traverse on Guyson and Ober if there are cars 
parked along the curbs. 

3. Concerns about why the access driveway is planned for Ober. The property address is Appian Way so 
that seems to be the appropriate location for the access. Appian Way would also provide more 
accessible access for emergency vehicles, increased traffic flow, and trash pickup. 

4. Concerns about the developer following the proper permit and approval process and adhering to code 
requirements. The developer removed the vegetation, fencing and wall along the proper.ty line that 
adjoins Guyson Street, and nearly all of the property is just loose dirt. During the winter rains, this 
allowed for severe erosion and mudflow along the property line and down Guyson Street. Remedial 
action needs to be taken before it escalates to address the grading and deterioration of that property 
line, before any lots are approved for development. These things were not approved to be done and 
have continued to cause deterioration. Since that property sits higher than Guyson Street, it seems 
that a retaining wall is necessitated, along with vinyl fencing to match the rest of the other fencing. 

5. Concerns about the dose proximity of lot 1 with the property line. When the neighboring house on 
Appian Way replaced their vinyl fencing, the contractor for that work said the property line is back 18 
inches from where the chain link fencing is. A site survey should be completed to ensure the correct 
property line is factored into the placement of the new lot. 18 inches is a significant factor, especially 
the lot is higher than ours, to help mitigate the privacy concerns. 

6. Concerns about the overall plans as to how many lots will be built. While only one is being proposed 
now, I am concerned about what will be done with the other two lots in the interim, and whether 
approval of the first lot will lead to an easy approval to develop the other two lots. 

1 



Thank you for your attention and consideration to this matter. 

Sincerely, 
Tanya Schulze 
2054 Guyson Street 
Lomita, CA 90717 
(310)528-4571 
tvoigt@hotmail.com 
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Linda Abbott 

From: 
Sent: 
To: 
Subject: 

To whom it may concern 

Walt Schulze <wgschulze@sbcglobal.net> 
Sunday, May 9, 2021 5:20 PM 
Linda Abbott 
Tentative parcel at 26275 Appian Way 

My concerns and questions are as follows 

1. Fire truck and emergency vehicle access would be greatly hindered on Guyson St due to the limited 
turning radius and resident vehicles 

2. Why is the address of the parcel Appian Way when the only access to the property is Ober ( off of 
Guyson St) 

3. Is there a plan to control the flow of mud during rainy season? Many times the mud has flowed 
down Ober, Guyson, Murad, and down to 262nd St with no drains to stop it. A simple fence will not 
suffice for this problem. 

4. Major concerns by current residents of Guyson St concerning the height of the houses verses the 
privacy of current homeowners. How will this be addressed? I have no desire to have people peering 
into my backyard from the upper levels of these houses 

Thank you 
Walt Schulze 
2054 Guyson St. 

Sent from my iPhone 
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Linda Abbott 

From: 
Sent: 
To: 
Subject: 

gtredwhit@aol.com 
Friday, May 7, 2021 2:33 PM 
Linda Abbott 
Planning Commission site plan review N. 1211 26275 Appian Way 

My name is David Whitman and I live across the street from this planned housing project. I'm at 2050 263rd St. 
The flag poles that were erected to show the outline of the house blocked a substantial part of my existing view to the 
Northwest. 
It also blocks the view of my next door neighbors, the Addington's. Another neighbor has told me that the plan for this 
house 
has been revised to a single story dwelling from the two story that was proposed, however I haven't been able to contact 
Laura MacMorran to confirm. 

I have some concerns about this project, the biggest being the height of the structure and if it is in fact higher than code. 
When my property was built, excavation was required to meet the height code and required a 100 foot retaining wall. 
We bought our property because we wanted a city light view, and we would lose a good portion of that if this project is 
allowed to proceed with the code variance. 

Is this in fact now a single story residence built to the height code or is it not to code? 
What is the proposed height of the dwelling? 
If the project has indeed been changed, will new flags be put up if the height is not to code so we can determine if it 
blocks our view? 

There is also mention of the required masonry block wall requirement being changed to alternative fencing. 
What kind of fencing is being proposed? 
Will there be a gate or opening anywhere in the fencing? 

Looking forward to the public hearing on Monday the 1 oth. 

David Whitman 
2050 263rd SV 
Lomita, CA 90717 
310-539-0212 H 
310-809-5193 C 
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Linda Abbott 

From: 
Sent: 
To: 
Cc: 
Subject: 

Superwoman Augusto <kananiluv@hotmail.com> 
Thursday, May 6, 2021 4:37 PM 
Linda Abbott 
Superwoman Augusto 
Site plan no. 1211 parcel 83029 public hearing 

The attached photo is the view from my kitchen window. The beautiful view of pine trees and nature which is the reason 
we are called Lomita Pines. 
I bought my house at 2071 Guyson St. Lomita CA 90717 April 1st of last year 2020. I was drawn to the trees, and the 

quiet cul de sac. 
I fear that this large build would bring noise that would disturb the wildlife and trees in this area. My view of all this in 
this picture will probably disappear once a two story triplex is built on this lot, which is suppose to be a single family 
plot. I also am worried about the increase of traffic from this property onto Ober. Even though the address is on Appian 
Way I already see whomever entering that property from Ober St, which is a cross street with Guyson St. Please do not 
allow this build or the use of Ober St from this property. 

Thank you, 

s~a..rc.. AvfivY>~ 
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CITY OF LOMITA 

PLANNING COMMISSION REPORT 

TO: Planning Commission  June 14, 2021 

FROM: Laura MacMorran, Assistant Planner 

SUBJECT: Vesting Tentative Tract Map No. 78233/Site Plan Review No. 1209/Zone Variance 

No. 245/Height Variation Permit No.105 

26016 Oak Street in the Residential Variable Density (RVD)-2500 zone 

APPLICANT’S REQUEST 

The applicant is requesting a Vesting Tentative Tract Map and Site Plan Review for the 

development of nine townhome units on a 23,418 square-foot lot located at 26016 Oak Street. The 

request includes a setback modification to allow for reduced front and rear yard setbacks, a 

Variance to allow for a reduced distance between buildings, and a Height Variation Permit for a 

new structure over 16 feet in height. This project is categorically exempt from California 

Environmental Quality Act per Guidelines Section 15332. Filed by Jeanna Ruby, on behalf of E & 

S Prime Builders, 1981 Artesia Blvd. #B, Redondo Beach, CA 90278 (Developer) 

RECOMMENDATION 

Staff recommends the Planning Commission adopt a resolution providing a formal positive 

recommendation that the City Council approve the Vesting Tentative Tract Map (VTTM) No. 

78233 and adopt resolutions approving Site Plan Review No. 1209, Zone Variance No. 245, Height 

Variation Permit No. 105 and the corresponding CEQA Categorical Exemption, subject to the 

conditions of approval contained in the draft resolutions (Attachments 1 - 4). 

BACKGROUND  

Existing Conditions 

The subject property is a flat 24,459 gross square-foot parcel. It contains one single-family home 

and one detached garage, which were built in the 1930s.  The parcel is an irregular pentagon shape 

and possesses street frontage on three sides. Along Oak Street, the street frontage is approximately 

210 feet, and there are two driveway aprons. 261st Street, which borders the property on the north 

and east, is a private road without any existing (or proposed) points of access to the subject site.    

Additional Reviews 

Prior to submission to the Planning Commission, the project received the following 

recommendations and approvals.  

1. On January 8, 2021, the Los Angeles County Fire Department recommended project

approval, subject to the public hearing process.

Item PH8
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2. On February 22, 2021, the City of Lomita’s consulting engineer, Quantum Quality

Consulting recommended approval of Vesting Tentative Tract Map No. 78233, subject to

conditions of approval that have been included in the draft resolution.

Project Description 

The applicant proposes to raze the existing single-family residence to make way for nine, two-story 

townhomes ranging in size between 1,495 and 1,583 square feet. The nine townhome units are 

distributed between five new buildings and each of the units include an attached two-car garage. 

The first floor contains an entryway, one bedroom, one bathroom, a laundry closet, and the two-car 

attached garage. The second floor contains a living room, dining area, kitchen, bathroom, and two 

bedrooms, one of which is an ensuite master bedroom. Each unit connects to a private outdoor patio 

and/or deck area. Site access is provided via a proposed 26-foot-wide private drive that intersects 

with just Oak Street.  

As specified in the development standards table below, setback modifications are requested for the 

front and rear yards and a variance is requested to reduce the minimum distance between buildings. 

Finally, new development in the RVD-2500 zoning district is limited to an overall height of 27 feet. 

While the proposed townhomes are 25 feet, 2 inches in height and adhere to the minimum height 

requirements of the zone, properties located south of Pacific Coast Highway require a Height 

Variation Permit for any structure with a height in excess of 16 feet. The intent is not to further limit 

overall height below 16 feet but rather to ensure project design preserves existing views on the hilly 

terrain typically found south of PCH. The project plans have been included in your packet as 

Attachment 9. 

ANALYSIS 

General Plan Designation 

The General Plan Land Use designation for the subject property is Medium Density Residential. 

The Medium Density Residential Land Use designation applies to areas “developed with multi-

family residential land uses and mobile home communities.” The proposed nine-unit condominium 

(townhome) development will result in a density of 16.47 units per acre, which is consistent with 

the General Plan’s development density range of 8.7 to 19.8 units per acre.  

Zoning Designation 

The zoning designation for the subject property is RVD-2500 (Residential, Variable Density-2500). 

The RVD-2500 Zone is established to create variable density, limited height, multiple family 

residential areas. The net lot area (after right-of-way dedication) of the subject property is 23,418 

square feet. New residential development in the RVD-2500 zoning district is allowed one unit for 

every 2,500 square feet of net lot area. Based on the net lot size, the maximum number of 

permissible units is 9 (23,418/2,500 = 9.3). Therefore, the proposed nine-unit project is consistent 

with the maximum density established by the RVD-2500 zoning district. 

Adjacent Zoning and Land Uses 

The subject property is surrounded by R-1 and RVD 2500 zoned properties. 
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North 
RVD 2500 (Residential, Variable Density 2500) 

Land use: Mobile homes 

South 
RVD 2500 (Residential, Variable Density 2500) 

Land use: Multi-family dwellings 

West 
RVD 2500 (Residential, Variable Density 2500) 

Land use: Multi-family dwellings 

East 
R-1 (Residential, Single Family)

Land use: Single-family dwelling

Development Standards Review 

The project has been reviewed with §11-1.30.02, §11-1.30.04, §11-1.30.14, §11-1.66.03, MWELO 

(prior regulations§11-1.82) of the LMC as follows: 

Development Standard Project Allowed/Required Compliance 

Zone RVD-2500 RVD-2500 Yes 

Minimum Lot Size 
23,418 square feet 

(post-dedication) 
5,000 sq. ft. Yes 

Minimum Lot Frontage >200 feet 50 feet Yes 

Building Front Yard 

Setbacks   

Unit 1: >20’ 

Unit 2: 20’10” 

Unit 3: 20’10” 

Unit 4: 18’9” 

Unit 5:  19’1” 

Unit 6: >20’ 

Unit 7: >20’ 

Unit 8: >20’ 

Unit 9: >20’ 

20’ 

20’ 

20’ 

20’ 

20’ 

20’ 

20’ 

20’ 

20’ 

Yes 

Yes 

Yes 

No* 

No* 

Yes 

Yes 

Yes 

Yes 

Building Secondary 

Setbacks Front: 
Unit 1: 10’6” 10’0” Yes 

Building Side Yard 

Setbacks: 

Units 1,2,4-9: >5’0” 

Unit 3: n/a 

5’0” 

n/a 

Yes 

n/a 

Building Rear Yard 

Setbacks: 

Unit 1: 5’0” 

Unit 2: >20’ 

Unit 3: >20’ 

Unit 4: >20’ 

Unit 5: >20’ 

Unit 6: >20’ 

Unit 7: >20’ 

Unit 8:14’11” 

Unit 9: 5’0” 

20’ 

20’ 

20’ 

20’ 

20’ 

20’ 

20’ 

20’ 

20’ 

No* 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 

No* 

No* 
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Development Standard Project Allowed/Required Compliance 

Porch Setback 

Unit 1: n/a 

Unit 2:11’10” 

Unit 3:11’10” 

Unit 4: 9’9” 

Unit 5: 10’7” 

Units 6-9: n/a 

n/a 

10’ 

10’ 

10’ 

10’ 

n/a 

n/a 

Yes 

Yes 

No* 

Yes 

n/a 

Deck Setback 

Unit 1: 5.0’ 

Unit 2: 13.33’ 

Unit 3: 13.33’ 

Unit 4: 11.25’ 

Unit 5: 11.83’ 

Unit 6: n/a 

Unit 7: n/a 

Unit 8: 7’0”  

Unit 9: >15’ 

Secondary Front: 5’0” 

Front: 15’ 0” 

Front: 15’ 0” 

Front: 15’ 0” 

Front: 15’0” 

n/a 

n/a  

Rear:  15’ 0” 

Front: 15’0” 

Yes 

No* 

No* 

No* 

No* 

n/a 

n/a 

No* 

Yes 

Fireplace Setback Units 5-8:1’6” 2’6” Yes 

Height 25’ 2” 27’ 0” Yes** 

Distance Between 

Buildings 
Units 1 & 2: 7’10” 10’ No*** 

3-bedroom Unit Size

Min.
1,498 sf  1,150 sf min. Yes 

Off-Street Parking 
2 enclosed parking 

spaces/unit = 18 total 

2 enclosed parking 

spaces/unit = 18 total 
Yes 

Visitor Parking 2 spaces 

1 guest space for every 

two units w/out street 

frontage 

Yes 

Driveway Width 26 feet 26 feet Yes 

Open Space Total: 

Rec./Patio/Deck Total: 

>3,000 square feet

1,553 square feet

2,700 square feet 

1,350 square feet 

Yes 

Yes 

Laundry Area Hookups in every unit 1 washer & dryer/6 units Yes 

Waste Storage Area 
5’ x 21’ enclosed 

common trash area 

Adequate trash areas 

must be provided 

determined by PC and 

Building Official 

Yes 

Model Water Efficient 

Landscape Ordinance 

Submission prior to plan 

check 
Prescriptive Method Required 

* Site Plan Modification Requested

** Complies with RVD-2500 Maximum Height but is subject to a Height 

Variation Permit due to project location south of Pacific Coast Highway 
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***Zone Variance 

Architectural Design 

The proposed townhome development separates the nine units into five buildings, which consist of 

a three-unit building, two two-unit buildings, and two one-unit buildings. All the buildings’ roofs 

have a pitch, and the maximum ridge height is 25’2”. The exterior design includes vertical and 

horizontal elements. Units 1-5 have street facing entrances, porches, patios, and covered decks.  The 

porches and covered decks are both functional and aesthetically pleasing. They occupy 

approximately 50% the unit’s front and add dimension to what would otherwise be a nondescript 

facade.  

Parking Analysis 

The project meets the code-required parking for multi-family uses. Eighteen enclosed parking 

spaces are provided (two enclosed spaces per unit) and the interior dimensions of the garage are 20 

feet by 20 feet. (§11-1.66.07).  The site has an ample common trash area; therefore, the garages’ 

floor space is free and clear for the vehicle parking. 

Per Sec. 11-1.30.14, units with street frontage shall not be used to calculate the guest parking 

requirement. For this project, two 9-foot by 19-foot guest parking spaces are required and provided. 

Currently, there are two curb cuts on Oak Street. The project will only be requiring one curb cut and 

though slightly larger because of spacing, the reduction of one driveway apron should allow for an 

additional street parking space. 

Circulation and Access 

The project is located on Oak Street about a quarter mile south of Pacific Coast Highway. PCH is 

the only street that connects Oak Street to the greater roadway system.  Vehicle access to the project 

site will be provided from a 26-foot-wide driveway that intersects with Oak Street.  The project's 

ingress and egress route is designed to meet City engineering standards, and no safety issues have 

been identified.   

261st Street is a dead-end private street and borders the property on the north and east. There is no 

access to or from the subject property to 261st Street.   

262nd Street provides access for pedestrians and cyclists. As a result of the five-foot right-of-way 

dedication, the sidewalk along 26016 Oak Street will be widened, and a parkway created; these 

improvements will make the street more walkable.  

Traffic Study 

The City requires a major traffic study for projects with 10 or more units. This project falls below 

that threshold. For comparison, a recent traffic study for 25819 Eshelman Avenue’s 10-unit project 

reported that that project would generate 60 trips/day.   South of PCH, more than 375 housing units 

are along Oak Street, and it is close to being fully developed.  An eight-unit net increase should not 

significantly affect congestion.   

Landscape 
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Landscape is proposed along the projects’ perimeter, adjacent to the buildings, and next to the 

driveways where feasible. The front yard’s landscape area exceeds the 50% landscape area 

requirement. As a condition of approval, the applicant must submit a MWELO-compliant landscape 

plan for review and approval by the Community and Economic Development Department and a 

right-of-way landscape plan to the Public Works Director.  

 

Site Plan Review No. 1209/Modification 

Pursuant to Section 11-1.70.07, multi-family developments within the RVD Zone are subject to the 

site plan review requirements and require Findings #1-3 below. Pursuant to Section 11-1.70.08, 

yard setback modifications may be approved provided that Finding #4 is satisfied. Staff has 

analyzed the project and determined that it is consistent with the required findings, as follows:  

 

1. The Site Plan complies with all applicable provisions of Title 11.  

As set forth in the Development Standards table, the project complies with the maximum 

quantity of units, unit size, parking, driveway width, landscape, open space, onsite laundry, and 

common trash area development standards, as well as right-of-way requirements. The project 

seeks front and rear yard setback modifications, a height variation permit for a building height 

of 25’2”, and one variance for the distance between Unit 1 and Unit 2. Further justification for 

the setbacks and height are provided below, but the project adheres to Title 11 in all other 

aspects. 

2. The site is suitable for the particular use or development intended, and the total development, 

including the application of prescribed development standards, is arranged as to avoid traffic 

congestion, will not adversely affect public health, safety and general welfare, will not have 

adverse effects on neighboring property and is consistent with all elements of the General Plan. 

The subject site is a suitable size for nine condominium units. The prescribed development 

standards are substantially adhered to and any proposed modification to setbacks will not 

adversely affect public health, safety, the general welfare, or have any adverse effects on 

neighboring properties.  

With 18 enclosed parking spaces and two guest parking spaces, the project complies with the 

off-street parking requirement. The site has been designed with one 26-foot-wide driveway that 

provides direct access to Units 5-8’s garages. A second driveway aisle branches off the main 

driveway aisle and provides access to Units 1-4 & 9’s garages. Although Units 4 & 5, which are 

along the driveway, are requesting front yard setback modifications (1’3” and 11” respectively), 

the encroachment into the front yard is minor. It would not obstruct a driver’s field of vision and 

is not a safety concern.  

The project creates a net increase of eight units on this very well-developed street. The length of 

the street, the lack of any other intersecting through streets, and the approximately 375 units 

along Oak Street contribute to the existing traffic congestion. The traffic generated from this 

project will not add significantly to the existing traffic. 
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A common refuse area is positioned away from the neighboring properties and located along the 

property line shared with 261st Street. Exterior lighting will need to be provided. To ensure 

lighting does not impact neighboring properties, Condition of Approval No. 45 has been added 

requiring the Director of Community and Economic Development’s approval. 

The project is consistent with the General Plan’s Medium Density Residential designation. The 

lot will have a density of 16.47 units per acre, which conforms to the density range (8.72 to 19.8 

units per acre) specified in the General Plan. Also, to comply with the Circulation Element’s 

local right-of-way standard, the project will dedicate five feet to provide a sidewalk and 

parkway within the Oak Street right-of-way. 

3. The development design is suitable and functional. This requirement shall not be interpreted to

require a particular style or type of architecture.

The development design is both suitable and functional. The development’s mass is divided into

five buildings and creates a courtyard-like setting around the common driveways. The design is

consistent with the neighborhood, which contains a mixture of one and two-story single-family

dwellings, and one and two-story attached multi-family housing both in the form of

condominiums and apartments.

Ten-foot-long patios and porches satisfy the recreation space requirement. Seven of the nine

units will have decks that provide outdoor access from the main living area. This feature

enhances many owners’ enjoyment of their homes. The Code allows decks to project five feet

into the 20-foot front yard setback, thereby allowing decks to be 15 feet from the front property

line. In an attempt to create highly functional and meaningful outdoor spaces, the applicant

increased the overall depth of the patios and seeks front yard setback modifications to allow for

this amenity.

Specifically, Units 2-5 seek a front yard setback deviation ranging between 1’8” and 3’9” as

measured to the decks. Units 2-4 decks are integrated into the porches’ roofs and Unit 5’s deck

is located directly above the patio.

Unit 4 and Unit 5 seek a 1’3” and 11” front yard building setback modifications and Unit 4

seeks a 3” porch setback modification.

To foster the private outdoor space’s optimal use, a condition has been added that all of the

decks and Unit 6 and Unit 7’s patios be equipped with water, gas, and electric utilities, and that

all patios be equipped with a water spigot so that the area may be cleaned as needed.)

These front yard setback modifications will not be out-of-keeping with the area. Several nearby

properties have buildings with existing front yard setbacks less than 20 feet. Due to the five-foot

right-of-way dedication, Unit 4 and Unit 5’s front yard setback modifications will not project

past the building line of the adjacent property. To the north, 261st Street separates the property

from a mobile home park, which situates the mobile homes less than 10 feet from the sidewalk,

so there isn’t a visual expectation of a 20-foot front yard setback line.
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Unit 1, Unit 8, & Unit 9 propose rear yard setback modifications. All of these units are along the 

easternly property line and orientated north-south, which makes this property line function like a 

side yard instead a rear yard. Unit 1 & Unit 9 are freestanding buildings that share a property 

line with 261st Street and are situated five feet from the property line, instead of 20 feet. Unit 8 

proposes a 5’1” building rear yard setback modification and an 8’ rear yard setback 

modification for a deck. It shares a property line with 2070 261st Street, which is also orientated 

north-south, and its side yard abuts this property line.  

4. Topographic features, subdivision plans, or other conditions create an unnecessary hardship or

unreasonable regulation or make it obviously impractical to require compliance with the yard

requirements or setback line.

Partially due to street design and partially due to land division, the subject site (26016 Oak 

Street) is an irregular shape with an atypical long street frontage, which make it unique from 

neighboring properties. The shape and long street frontage make it impractical to require 

complete compliance with the typical setback requirements designed to regulate development on 

rectangular shaped lots with approximately a quarter of the street frontage. On Oak Street the 

property has over 200 lineal feet of street frontage, whereas the Code’s minimum is 50 feet. The 

amount of area required for the front yard setback is four times more than a typical property 

would have to provide.  

Also, the abutting properties (including 261st Street) were created from grant deeds prior the 

City’s incorporation, and the resulting property lines created this oddly shaped lot. Instead of 

being perpendicular to the street, the southernly property line is on a diagonal. To the east along 

261st Street, there is an extra 20-foot wide by 125-foot-long strip of land that is tied to the 

parcel; however, the easterly property line is 182 feet long. The lot’s shape has affected the 

driveway layout. Instead of having one common driveway aisle, this development has two 

which adds to the lot’s non-buildable area.  

Due to these circumstances, complying with the front and rear setback requirements is an 

unreasonable regulation and the code provides flexibility mechanisms to account for 

unreasonable applications of code standards. 

Zone Variance 

A variance to allow a 7’10” distance between buildings (Unit 1 and Unit 2) where 10’0 is typically 

required is subject to review and approval by the Planning Commission under LMC Section 11-

1.30.14(B)(1), pursuant to the provisions of Section 11-1.70.10 (Zone Variance). After reviewing 

the proposed development in accordance with Article 70, staff has determined that the proposed 

project is consistent with the following required findings for a variance: 

1. There are exceptional or extraordinary circumstances or conditions applicable to the property

involved, including size, shape, topography, location, or surroundings, which do not generally

apply to the surrounding properties in the same zone; and which deny the owner privileges

enjoyed by other property owners in the vicinity and within the same zoning district;
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This property is subject to extraordinary circumstances and conditions that do not generally 

apply to the surrounding properties in the same zone. The property has a unique five-sided 

shape but is still generally the shape of a pentagon. It has greater frontage than it does depth, 

and it is more than two and a half times the depth at the lot’s southerly portion than at the 

northerly portion. This irregular shape stems from to how the land was subdivided before the 

City’s incorporation, which includes the curved shape of Oak Street and 261st Street’s curved 

street designs. It is common that other properties in the RVD-2500 can create dwelling units of 

similar or greater bed/bath combinations and sizes without having to contort the development’s 

design.    

2. Because of the circumstances or conditions, the variance is necessary for the preservation and

enjoyment of a substantial property right possessed by other properties similarly situated but

which is denied to the property in question;

Due to the aforementioned land development history, and irregular lot and street designs, the

Code’s universal standards afford other properties in the RVD-2500 Zone an efficient use of

their lot’s area; however, those universal standards unintentionally create further restrictions on

this atypical property’s development.

3. The granting of the variance will not be materially detrimental to the public welfare or injurious

to the adjacent property; and

Granting this variance has no foreseeable way to be material detrimental to public welfare or

injurious to the adjacent property owner as it is limited to the space between two buildings on

the subject property.  Nor would it be materially detrimental to the future owners of Unit 1 and

Unit 2. The distance between the buildings is greater than 10 feet for the vast length of both

buildings. At the farthest point, the buildings are 21’8” apart and then taper to 7’10”. The layout

of each building has stairwells along these outside walls, so there’s no foreseeable noise impacts

or types of disruptive activity.

4. The granting of the variance is consistent with the General Plan.

The General Plan’s Housing Element (2013) encourages a diversity of housing types, sizes,

locations, and costs in accordance with the City’s land use policies. Granting the variance is

consistent as it removes a specific hardship to creating typical multifamily housing townhomes.

Review of the Height Variation Permit 

The overall height requirement is 27 feet in the RVD-2500 zoning district. The proposed project 

includes five buildings with an overall height of 25 feet, two inches. While the proposed height of 

the townhomes is compliant with minimum development standards, properties located south of 

Pacific Coast Highway are subject to additional height review to ensure views are preserved. To be 

clear, the overall height requirement remains 27 feet. However, any proposed structure in excess of 

16 feet in height is subject to additional review to ensure views are maintained. Section 11-1.70.11 

of the City Code states that the intent and purpose of the view protection article is to provide for the 

public health, safety and welfare through the regulation of development in and adjacent to hillside 

areas in order to protect significant views.  
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Per the municipal code Section 11-1.15.22, a “significant view” contains at least 45 compass 

degrees as seen from a viewing area on the ground floor of a residence or from a patio, deck or 

similar accessory structure not more than 16 feet above natural grade and not in the required setback 

areas. Section 11-1.15.22 defines a view as a scene, not located within the immediate area, such as, 

but not limited to, the ocean, Los Angeles Basin, city lights, harbor, shoreline, off-shore islands, 

valley, ravine, equestrian trails or pastoral environment.  

 

Height Variation Permits are first subject to administrative review by the Director of Community 

and Economic Development. Notices are sent to the surrounding community and if more than 5% of 

the neighbors oppose the proposed height, then the request is elevated to the Planning Commission 

for review. On May 16, 2019, property owners within 300 feet of the subject property were sent 

notices of the proposed development. Properties located directly adjacent were also sent reduced 

sets of plans of the proposal. Of those noticed (97 properties total), seven objection letters were 

received before the deadline, which meets the minimum 5% requirement for Commission 

consideration during a public hearing. The project’s slow progression was in part due to delays in 

completing required sewer and water studies. (Public Works staff has since found those studies 

satisfactory.) 

 

Section 11-1.70.11 of the Zoning Code states that when considering a height variation permit, the 

Planning Commission may accept testimony relative to privacy, neighborhood compatibility, and 

other similar issues. Conditions may be attached to approvals to mitigate such problems but in 

approving a Height Variation Permit, the Planning Commission shall base approval on the 

following findings: 

 

1. An existing significant view will not be obstructed by the proposed construction; or 

 Staff has visited the subject property and neighborhood several times. Within 300-feet of the 

subject property, the area possesses a very minor change in grade. Written objections 

(Attachment 13) primarily pertained to a host of issues other than view, such as parking, 

sunlight, loss of trees, and dust, which are concerns, but not qualifying reasons to deny the 

proposed 25’2” height.  This area has a relatively flat topography, and staff did not observe any 

significant views as defined in the Code that would be impacted. Furthermore, the proposed 

height of 25’2” is below the maximum height requirement of 27 feet applicable to all other areas 

of the City with an RVD-2500 zoning designation. 

 

2. The proposed construction is designed to be the least intrusive on the existing view of 

neighboring property owners or occupants.  

 

Though the proposed development’s design is requesting setback modifications, those modified 

distances do not have any impact on any of the surrounding properties’ views. As a result of the 

absence of views as defined by the Code, the construction cannot possibly be considered 

intrusive.  

 

Review of Vesting Tentative Tract Map 

In February 2021, the City’s consulting engineer, Quantum Engineering, finalized their review and 

recommended approval of VTTM No. 78233 with conditions. The City Public Works and 
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Engineering staff also reviewed the tract map. The Los Angeles County Fire Department’s Land 

Development Division reviewed the tract map and site plan, and recommended approval. 

Findings 

Pursuant to California Government Code Section 66410 et seq., Section 66412.3, (Subdivision Map 

Act), Section 11-2.116 of the Lomita Municipal Code, and the City’s General Plan, based on the 

entire record before the Planning Commission and all written and oral evidence presented to the 

Planning Commission, the Planning Commission finds as follows: 

1. The proposed subdivision is designed, to the extent feasible, to provide for passive or

natural heating or cooling opportunities. (See Gov. Code Section 66473.1.)

The design of the subdivision balances hardscaped and landscaped surfaces. Landscaped

areas fill spaces not necessary for circulation and will provide shade for paved surfaces. A

parkway will be created from the five-foot right-of-way dedication and street trees will be

planted every 50 linear feet. The design of the westerly-facing units includes covered

porches and deck spaces which shield several doors and windows from direct sunlight.

2. The proposed subdivision and the provisions for its design and improvement are consistent

with the general plan for the City of Lomita ("General Plan"), (See Gov. Code Section

66474; Lomita Municipal Code Section 2.116.)

The project site has a General Plan Land Use Designation of Medium Density Residential

and the proposed condominium project is compatible with the surrounding uses which

consist of single-family dwellings, multi-family dwellings and a mobile home park.  The site

is physically suitable for the density of development. The site has a density of 16.47

dwelling units per acre and accommodates a maximum of 9 units which is both consistent

with the density range established by the Medium Density Residential Land Use designation

of the \ General Plan and the density development standard of one unit for every 2,500

square feet of lot area, as outlined by the RVD-2500 zoning district.

3. The Subject Site is physically suitable for the type and density of development proposed in

the Tentative Tract. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The project site is adequate in size, shape, topography, location, utilities, and other factors to

accommodate the proposed use and development of a 9-unit condominium development.

The proposed development will have adequate street access for pedestrians and vehicles, and

also adequate capacity for parking and traffic.  The parcel is an irregular pentagon shape and

possesses street frontage on three sides. The development will have pedestrian and vehicular

accessibility via one entry point located on Oak Street.  The internal driveway will provide

full access to the development.  The proposed development requires two parking spaces

within an enclosed garage for each unit and one guest parking space for each unit without

direct street frontage.  The proposed development provides a total of 18 enclosed parking

spaces within garages and two guest parking spaces.  The project design meets the required

parking standards and promotes safe and convenient pedestrian and vehicular circulation.  A
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condition of approval has been included for a five-foot dedication for a sidewalk and 

parkway to be established. 

4. The subdivision design and improvements proposed in the Tentative Tract Map are not

likely to cause substantial environmental damage nor substantially injure fish or wildlife or

their habitat. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The subject property is a flat 23,418-square-foot parcel developed with one single-family

home and one garage, which were built in the 1930s.  The vegetation on the site includes

introduced shrubs and trees.  There are several mature trees that provide significant canopy

coverage.  None of the existing urban introduced landscaping is a candidate for sensitive or

special status species.  The project would not significantly impact wildlife or wildlife

habitat.  A condition of approval has been included to require the removal of existing trees

outside of the nesting season defined by the California Department of Fish and Wildlife as

February 1st through August 15th.

5. The subdivision design and type of improvements proposed in the Tentative Map are not

likely to cause serious public health problems because all development and public

improvements will be performed per the requirements of all applicable standards and codes,

including the zoning and building codes. (See Gov. Code Section 66474; Lomita Municipal

Code Section 2.116.)

The site is physically suitable for the type of development. The project meets all the required

development standards as shown in the approved plans associated with Site Plan No. 1209,

Zone Variance No. 245 and Height Variation Permit No. 105.

6. The subdivision design and type of improvements proposed in the Tentative Map will not

conflict with easements acquired by the public at large for access through or use of the

Subject Site. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The design of the subdivision or the type of improvements will not unreasonably interfere

with the free and complete exercise of a public entity and/or public utility rights-of-way

and/or easements within the tract map. The existing rights-of-way remain intact and there is

no foreseeable interference.

7. The discharge of waste into an existing sewer system from development proposed in the

Tentative Map will not cause a violation of existing requirements prescribed by the local

water quality control board. (See Gov. Code Section 66474.6.)

The design of the subdivision will discharge waste into an existing community sewer system and

will not result in violation of existing requirements prescribed by Los Angeles Regional Water

Quality Control Board per Division 7 of the Water Code.

8. The subdivision and improvements proposed in the Vesting Tentative Tract Map help the

City of Lomita meet its regional housing needs. (See Gov. Code Section 66474.6.)
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The Housing Element noted that more than 32% of households in 2013 were overpaying for 

their housing. Multi-family townhome developments are typically a more affordable option 

to purchase/rent and maintain than single-family homes.  

Therefore, pursuant to the Municipal Code and Government Code Sections 66473.5 and 66474 (A 

through G), the proposed tract map qualifies for approval.   

Environmental Determination 

Pursuant to Section 15332 (In-Fill Development) of the CEQA Guidelines, the proposed project is 

categorically exempt from the requirements of CEQA. Section 15332 exempts those projects which: 

(1) are consistent with the applicable general plan designation and all applicable general plan

policies (as well as with applicable zoning designation and regulations); (2) occur within city limits

on a project site of no more than five acres substantially surrounded by urban uses; (3) have no

value as a habitat for endangered, rare or threatened species; (4) would not result in any significant

effects relating to traffic, noise, air quality, or water quality; or (5) have a project site that can be

adequately served by all required utilities and public services. The nine proposed 1,600-square foot,

two-story dwelling units are located on a lot on less than one acre and surrounded by urban uses.

The development is fully located within the City limits, is consistent with the applicable General

Plan and zoning designations, is fully served by all required utilities, and the site has no value for

sensitive or endangered habitat. This type of project is exactly the type of multi-family-use project

that is intended and expected for this site per the Lomita Municipal Code and General Plan. There

are not any unusual aspects that would disqualify it from the categorical exemption. Therefore, staff

has determined that there is no substantial evidence that the project may have a significant effect on

the environment and has attached the Notice of Exemption as Attachment 9 to this staff report.

Public Notice 

Notice of this hearing, dated June 2, 2021 were mailed to property owners within 300 feet of the 

subject property and posted at the subject site, City Hall, Lomita Park and on the web page. As of 

the date this staff report was prepared, several letters against the proposed project’s height from 

2019 were received, as well as, written objections to this application. They are presented in 

Attachment 12. 

Recommended by: Prepared by: 

Greg Kapovich Laura MacMorran 

Community and Economic 

Development Director   

Assistant Planner 
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ATTACHMENTS: 

1. Draft Resolution (SPR No. 1209) with Attachment “A” Quantum Consulting and LA County

Fire Department’s Recommendation and Conditions of Approval

2. Draft Resolution (VAR No. 245)

3. Draft Resolution (Height Variation Permit No.105)

4. Draft Resolution (VTTM No. 78233)
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6. Zoning Map

7. General Plan Map
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9. Notice of Exemption

10. Vesting Tentative Tract Map

11. Site Plan, Elevations, & Floor Plan

12. Letters of Objection to Height Variation Permit
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ATTACHMENT 1 

DRAFT 

LOMITA PLANNING COMMISSION 

RESOLUTION NO. #### 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 

APPROVING SITE PLAN REVIEW NO. 1209 TO ALLOW A NINE-UNIT MULTI-FAMILY 

RESIDENTIAL (TOWNHOME) DEVELOPMENT FOR THE PROPERTY LOCATED AT 

26016 OAK STREET WITHIN THE RVD-2500 (RESIDENTIAL VARIABLE DENSITY) 

ZONE. FILED BY JEANNA RUBY, ON BEHALF OF E & S PRIME BUILDERS, 1981 

ARTESIA BLVD. #B, REDONDO BEACH, CA 90278 (DEVELOPER) 

Section 1. Recitals 

A. The City of Lomita received an application for a nine-unit multi-family residential

(townhome) development with front and rear yard setback modifications for the property

located at 26016 Oak Street within the RVD-2500 (Residential Variable Density) Zone

filed by Jeanna Ruby, on behalf of E & S Prime Builders, 1981 Artesia Blvd. #B,

Redondo Beach, CA 90278

B. Pursuant to Section 11-1.30.1 of the Lomita Municipal Code, multi-family developments

are subject to the Planning Commission’s site plan review and approval.

C. Pursuant to Section 11-1.30.02 of the Lomita Municipal Code, front yard and rear yard

setback modifications are permitted, subject to Section 11-1.70.08 and approval.

D. On May 10, 2021, the Planning Commission moved to reschedule a duly noticed

public hearing to June 14, 2021.

E. On June 14, 2021, the Planning Commission held a duly noticed public hearing and

accepted public testimony.

F. Pursuant to Section 15332 (In-Fill Development) of the CEQA Guidelines, the proposed

project is categorically exempt from the requirements of CEQA. Section 15332 exempts

those projects which: (1) are consistent with the applicable general plan designation and

all applicable general plan policies (as well as with applicable zoning designation and

regulations); (2) occur within city limits on a project site of no more than five acres

substantially surrounded by urban uses; (3) have no value as a habitat for endangered,

rare or threatened species; (4) would not result in any significant effects relating to

traffic, noise, air quality, or water quality; or (5) have a project site that can be adequately

served by all required utilities and public services. The nine proposed 1,600-square foot,

two-story dwelling units are located on a lot on less than one acre and surrounded by

urban uses. The development is fully located within the City limits, is consistent with the

applicable General Plan and zoning designations, is fully served by all required utilities,

and the site has no value for sensitive or endangered habitat. This type of project is

exactly the type of multi-family-use project that is intended and expected for this site per

the Lomita Municipal Code and General Plan. There are not any unusual aspects that
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would disqualify it from the categorical exemption. 

Section 2. Pursuant to Sections 11-1.70.07 (Site Plan Review) and 11-1.70.08 (Modifications) of 

the Lomita Municipal Code, the Planning Commission of the City of Lomita finds, after due 

study and deliberation that the following circumstances exist: 

1. The Site Plan complies with all applicable provisions of Title 11.

As set forth in the Development Standards table, the project complies with the maximum 

quantity of units, unit size, parking, driveway width, landscape, open space, onsite laundry, 

and common trash area development standards, as well as right-of-way requirements. The 

project seeks front and rear yard setback modifications, a height variation permit for a 

building height of 25’2”, and one variance for the distance between Unit 1 and Unit 2. 

Further justification for the setbacks and height are provided below, but the project adheres to 

Title 11 in all other aspects. 

2. The site is suitable for the particular use or development intended, and the total development,

including the application of prescribed development standards, is arranged as to avoid

traffic congestion, will not adversely affect public health, safety and general welfare, will not

have adverse effects on neighboring property and is consistent with all elements of the

General Plan.

The subject site is a suitable size for nine condominium units. The prescribed development 

standards are substantially adhered to and any proposed modification to setbacks will not 

adversely affect public health, safety, the general welfare, or have any adverse effects on 

neighboring properties. 

With 18 enclosed parking spaces and two guest parking spaces, the project complies with the 

off-street parking requirement. The site has been designed with one 26-foot-wide driveway 

that provides direct access to Units 5-8’s garages. A second driveway aisle branches off the 

main driveway aisle and provides access to Units 1-4 & 9’s garages. Although Units 4 & 5, 

which are along the driveway, are requesting front yard setback modifications (1’3” and 11” 

respectively), the encroachment into the front yard is minor. It would not obstruct a driver’s 

field of vision and is not a safety concern. 

The project creates a net increase of eight units on this very well-developed street. The length 

of the street, the lack of any other intersecting through streets, and the approximately 375 

units along Oak Street contribute to the existing traffic congestion. The traffic generated from 

this project will not add significantly to the existing traffic. 

A common refuse area is positioned away from the neighboring properties and located along 

the property line shared with 261st Street. Exterior lighting will need to be provided. To

ensure lighting does not impact neighboring properties, Condition of Approval No. 45 has 

been added requiring the Director of Community and Economic Development’s approval. 

The project is consistent with the General Plan’s Medium Density Residential designation. 

The lot will have a density of 16.47 units per acre, which conforms to the density range (8.72 

to 19.8 units per acre) specified in the General Plan. Also, to comply with the Circulation 

Element’s local right-of-way standard, the project will dedicate five feet to provide a 

sidewalk and parkway within the Oak Street right-of-way. 
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3. The development design is suitable and functional. This requirement shall not be interpreted

to require a particular style or type of architecture.

The development design is both suitable and functional. The development’s mass is divided

into five buildings and creates a courtyard-like setting around the common driveways. The

design is consistent with the neighborhood, which contains a mixture of one and two-story

single-family dwellings, and one and two-story attached multi-family housing both in the

form of condominiums and apartments.

Ten-foot-long patios and porches satisfy the recreation space requirement. Seven of the nine

units will have decks that provide outdoor access from the main living area. This feature

enhances many owners’ enjoyment of their homes. The Code allows decks to project five

feet into the 20-foot front yard setback, thereby allowing decks to be 15 feet from the front

property line. In an attempt to create highly functional and meaningful outdoor spaces, the

applicant increased the overall depth of the patios and seeks front yard setback modifications

to allow for this amenity.

Specifically, Units 2-5 seek a front yard setback deviation ranging between 1’8” and 3’9” as

measured to the decks. Units 2-4 decks are integrated into the porches’ roofs and Unit 5’s

deck is located directly above the patio.

Unit 4 and Unit 5 seek a 1’3” and 11” front yard building setback modifications and Unit 4

seeks a 3” porch setback modification.

To foster the private outdoor space’s optimal use, a condition has been added that all of the

decks and Unit 6 and Unit 7’s patios be equipped with water, gas, and electric utilities, and

that all patios be equipped with a water spigot so that the area may be cleaned as needed.)

These front yard setback modifications will not be out-of-keeping with the area. Several
nearby properties have buildings with existing front yard setbacks less than 20 feet. Due to

the five-foot right-of-way dedication, Unit 4 and Unit 5’s front yard setback modifications

will not project past the building line of the adjacent property. To the north, 261st Street

separates the property from a mobile home park, which situates the mobile homes less than
10 feet from the sidewalk, so there isn’t a visual expectation of a 20-foot front yard setback

line.

Unit 1, Unit 8, & Unit 9 propose rear yard setback modifications. All of these units are along
the easternly property line and orientated north-south, which makes this property line
function like a side yard instead a rear yard. Unit 1 & Unit 9 are freestanding buildings that

share a property line with 261st Street and are situated five feet from the property line,
instead of 20 feet. Unit 8 proposes a 5’1” building rear yard setback modification and an 8’

rear yard setback modification for a deck. It shares a property line with 2070 261st Street,
which is also orientated north-south, and its side yard abuts this property line.

4. Topographic features, subdivision plans, or other conditions create an unnecessary hardship

or unreasonable regulation or make it obviously impractical to require compliance with the

yard requirements or setback line.
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Partially due to street design and partially due to land division, the subject site (26016 Oak 

Street) is an irregular shape with an atypical long street frontage, which make it unique from 

neighboring properties. The shape and long street frontage make it impractical to require 

complete compliance with the typical setback requirements designed to regulate development 

on rectangular shaped lots with approximately a quarter of the street frontage. On Oak Street 

the property has over 200 lineal feet of street frontage, whereas the Code’s minimum is 50 

feet. The amount of area required for the front yard setback is four times more than a typical 

property would have to provide. 

Also, the abutting properties (including 261st Street) were created from grant deeds prior the

City’s incorporation, and the resulting property lines created this oddly shaped lot. Instead of 

being perpendicular to the street, the southernly property line is on a diagonal. To the east 

along 261st Street, there is an extra 20-foot wide by 125-foot-long strip of land that is tied to

the parcel; however, the easterly property line is 182 feet long. The lot’s shape has affected 

the driveway layout. Instead of having one common driveway aisle, this development has  

two which adds to the lot’s non-buildable area. 

Due to these circumstances, complying with the front and rear setback requirements is an 

unreasonable regulation and the code provides flexibility mechanisms to account for 

unreasonable applications of code standards. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 

Lomita hereby approves Site Plan Review No. 1209, subject to the attached conditions. 

GENERAL PROJECT CONDITIONS 

1. This permit is granted for the property described in the application on file with the Planning

Division, and may not be transferred from one property to another.

2. This permit is granted for the plans dated April 19, 2021 (“Attachment 11”) on file with the

Planning Division. The project shall conform to Attachment 11, except as otherwise

specified in these conditions, or unless a minor modification to the plans is approved by the

Community and Economic Development Director or a modification to the plans is

approved by the Planning Commission. A minor modification may be granted for minimal

changes or increases in the extent of use or size of structure. For numerical standards, the

Community and Economic Development Director may approve deviations up to 10%

provided that city code requirements are met.

3. This permit shall automatically become null and void 24 months from the date of its

issuance, unless Developer has diligently developed the proposed project, as shown by the

issuance of a grading, foundation, or building permit and the construction of substantial

improvements, or the beginning of the proposed use.

4. All required off-site and on-site improvements for the project, including structures, paving,

and landscaping, shall be completed prior to occupancy unless the Community and

Economic Development Director allows Developer to provide security or an executed

agreement approved by the City Attorney to ensure completion of such improvements.

5. By commencing any activity related to the project or using any structure authorized by this

permit, Developer accepts all of the conditions and obligations imposed by this permit and
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waives any challenge to the validity of the conditions and obligations stated therein. 

6. Developer agrees, as a condition of adoption of this resolution, at Developer’s own

expense, to indemnify, defend, and hold harmless the City and its agents, officers, and

employees from and against any claim, action, or proceeding to attack, review, set aside,

void, or annul the approval of the resolution or any condition attached thereto or any

proceedings, acts, or determinations taken, done, or made prior to the approval of such

resolution that were part of the approval process. Developer’s commencement of

construction or operations pursuant to the resolution shall be deemed to be an acceptance of

all conditions thereof.

7. Any covenants, conditions, and restrictions (CC&R’s) applicable to the project property

shall be consistent with the terms of this permit and the City Code. If there is a conflict

between the CC&R’s and the City Code or this permit, the City Code or this permit shall

prevail.

8. Developer shall provide 18 enclosed off-street parking spaces and 2 guest parking spaces

for the project, including the number of spaces, stall size, paving, striping, location, and

access, as required by the City Code.

9. Before placing or constructing any signs on the project property, Developer shall obtain a

sign permit from the City. Except as provided in the sign permit, Developer may not

change any signs on the project property.

10. Developer shall obtain a building permit for any new construction or modifications to

structures, including interior modifications, authorized by this permit.

11. Developer shall not permit any combustible refuse or other flammable materials to be

burned on the project property.

12. Developer shall not permit any materials classified as flammable, combustible, radioactive,

carcinogenic or otherwise potentially hazardous to human health to be handled, stored or

used on the project property, except as provided in a permit issued by the Fire Chief.

13. If Developer, owner or tenant fails to comply with any of the conditions of this permit, the

Developer, owner or tenant shall be subject to a civil fine pursuant to the City Code.

14. Prior to issuance of building permits, Developer shall sign a letter agreeing to the

conditions of approval within this resolution.

LANDSCAPING STANDARD CONDITIONS 

15. Before the City issues building permits or the proposed use is initiated, Developer shall

submit two copies of MWELO-compliant landscape and irrigation plans, along with the

appropriate permit application and fees, to the Planning Division and obtain approval of

such plans.

16. Before the City issues a certificate of occupancy, Developer shall install landscape and

automatic irrigation systems that have been approved by the Community and Economic

Development Director.
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17. Developer, and future Homeowners Association shall maintain landscape planting and all

irrigation systems as required by the City Code and as specified by this permit.

18. All trees planted or placed on the project property by Developer shall be at least 24-inch- 

box size. All shrubs and vines shall be at least five-gallon size, except as otherwise

specified by this permit.

19. Before the City issues building permits for a residential development that includes any

model houses, Developer shall obtain the approval of the Community and Economic

Development Director for a low water-using landscape plan. Developer shall install low

water-using landscape design and irrigation systems for at least one of the model houses in

any cluster of two or more model houses, thereby demonstrating to prospective buyers the

feasibility and aesthetic qualities of low water-using landscape design and irrigation

systems. Developer shall provide appropriate signs, shown on the landscape plan,

explaining that the model house utilizes a low water-using landscape and listing the plant

materials used.

20. At the close of escrow or at the time of occupancy of each dwelling unit, Developer shall

review with and provide instructions to each buyer concerning the irrigation controller

operation and the watering schedules.

21. Developer shall submit four sets of parkway landscape and irrigation plans with the first

submittal of public improvement plans. The City shall approve the parkway landscape and

irrigation plans when the City approves public improvement plans. Before the City issues a

building permit, the irrigation plans must be approved for proper meter size, backflow

prevention device, and cross connection control by the Public Works Director or designee.

22. Before the City accepts parkways from Developer, the landscaping thereon must complete

a plant establishment period of 90 days or such other time as specified in this permit.

FIRE DEPARTMENT STANDARD CONDITIONS 

23. Developer shall construct all vehicle access driveways on the project property to be at least

25 feet wide.  Developer shall mark curbs adjacent to designated fire lanes in parking lots

to prohibit stopping and parking in the fire lanes. Developer shall mark all designated fire

lanes in accordance with the California Vehicle Code.

24. All roof covering materials on the project property shall be of non-combustible or fire

retardant materials approved by the Los Angeles County Fire Department and in

compliance with the City Code.

25. Before the City issues building permits, Developer shall obtain the Los Angeles County

Fire Department approval of a plan to ensure fire equipment access and the availability of

water for fire combat operations to all areas of the project property. The Los Angeles

County Fire Department shall determine whether or not the plan provides adequate fire

protection.

26. At Developer’s expense, Developer shall obtain two certified fire flow tests for the   project
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property. The first test shall be completed before City approval of building plans and the 

second shall be completed after construction and prior to the issuance of a certificate of 

occupancy. The tests must be certified by a mechanical, civil, or fire protection engineer. 

Developer shall obtain permits for the tests from the Engineering Division.  Developer  

shall send the results of the tests to the Los Angeles County Fire Department and the City 

Engineer. 

27. All structures on the project property shall conform to the minimum standards prescribed in

Title 19 of the California Code of Regulations.

28. The project shall meet the minimum requirements of the “Fire Protection Planning Guide”

published by the Fire Department.

29. At all times during construction, Developer shall maintain all-weather surfaces that provide

access for fire fighting apparatus to all parts of the project property.

30. Developer shall identify all hydrants and fire protection equipment on the project property

as required by the Los Angeles County Fire Department.

31. Developer shall install security devices and measures, including walkway and vehicle

control gates, entrance telephones, intercoms and similar features, subject to approval of

the Los Angeles County Sheriff’s Department and the Los Angeles County Fire

Department.

32. Developer shall provide central station monitoring of the fire sprinkler system and all

control valves.

33. The turning radius of all project property driveways and turnaround areas used for

emergency access shall be a minimum of 48 feet.

34. Developer shall provide automatic fire sprinklers as required by the City Code and shall

contact the Los Angeles County Fire Department to ascertain the location of all

connections.

35. Developer shall install in each structure in the project an alarm system with a central station

monitor that will automatically notify the Fire Department in the event of a fire in the

structure. The alarm system shall include a UL or State Fire Marshal approved device,

which shall not exceed design specifications, that reports the location of the fire and allows

the central station monitor to inform the Fire Department of the point of entry into the

structure that is nearest the fire.

36. Developer shall comply with Los Angeles County Fire Department requirements regarding

storage, handling and generation of hazardous materials or waste. Prior to the issuance of

building permits, Developer shall contact the Los Angeles County Fire Department to

ensure that such requirements are followed.

37. Developer shall install a carbon monoxide detector on each level of the residence in

accordance with the manufacturer’s specifications. Such detector shall be hardwired with a
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battery backup. 

 

PLANNING STANDARD CONDITIONS 

 

38. The final building plans submitted by Developer with the building permit application shall 

depict all building materials and colors to be used in construction. 

 

39. Any application for a minor modification to the project shall be accompanied by three 

copies of plans reflecting the requested modification, together with applicable processing 

fees. 

 

40. Before the City issues building permits, Developer shall include a reproduction of all 

conditions of this permit as adopted by resolution of the Planning Commission and/or the 

City Council in all sets of construction documents and specifications for the project. 

 

41. This permit is granted subject to the City’s approval of a tentative map and final map and 

recordation of the final map. The City shall issue building permits only after such 

recordation, unless otherwise approved by the Community and Economic Development 

Director. Before occupying any structures or initiating any use approved by this permit, 

Developer shall comply with all conditions of the tentative and final map. 

 

42. Developer shall provide utility meters, mailboxes and address directories, placed in 

decorative cabinets and clustered for efficient access for residents and service persons. All 

designs must be approved by the Community and Economic Development Director, the 

appropriate utility service provider and the United States Postal Service, as applicable. 

 

43. Developer shall recess or screen roof heating and cooling systems and other exterior 

mechanical equipment from adjoining property and public streets, as required by this 

permit. Plumbing vents, ducts and other appurtenances protruding from the roof of 

structures shall be placed so that they will not be visible from the front of the property or 

other major public vantage points. Developer shall include a note on the construction 

plumbing drawings of exterior elevations to indicate to contractors that roof features shall 

be grouped and located in the described manner. Roof vents shall be shown  on  

construction drawings and painted to match roof material color. 

 

44. For any exterior utility meter panels, Developer shall paint such panels to match the 

structure upon which it is located. Such panels shall be located to take advantage of 

screening (e.g. landscaping or other building elements) from public rights-of-way, to the 

maximum extent feasible. 

 

45. Developer shall submit a lighting plan showing standard heights and light materials for 

design review and approval of the Community and Economic Development Director. 

 

46. Developer shall provide for dust control at all times during project property preparation and 

construction activities. 

 

47. Developer shall limit outdoor storage of materials to the locations shown on the project 

plans.  Developer shall screen storage areas from adjacent properties and streets by a wall  

or similar screening. All fence and wall materials shall match the predominant design and 

materials of the main structure on the project property. 
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48. Developer shall provide automatic garage door openers for all garages. 

 

49. Walls separating the patio areas of different units shall be of solid construction, such as 

masonry, stucco, or wood over wood. 

 

50. Light standards illuminating interior walkways shall be no more than eight feet high. Light 

shall not intrude into neighboring living or patio areas. Light standards serving recreational 

areas held in common shall be no more than 15 feet high. Light shall be directed away  

from dwelling units. 

 

51. Developer shall construct each dwelling unit with separate utility systems and meters. 

 

52. Railings and enclosures for patios and balconies shall provide at least 50 percent enclosure 

for screening and privacy. Developer shall depict the railings and enclosures on the 

construction documents. 

 

53. Developer shall establish a homeowner’s association and the association shall be 

responsible for the maintenance of parking, landscape, recreation and other interior areas 

held in common by the association and for the enforcement of CC&R’s related to property 

maintenance. 

 

54. Developer shall include in all deeds for the project and in the CC&R’s a prohibition against 

parking recreational vehicles over 20 feet long in the project. 

55. Developer shall provide submit plans for the trash enclosure in conjunction with the 

submission of building plans. 

 

56. Developer shall pay Quimby Fees and Parkway Tree Fees before issuance of building 

permits. The amount of the fee shall be determined by the Planning Division at the time of 

payment. 

 

57. Developer shall pay the Development Tax of $1,000 per residential unit prior to issuance of 

building permits. 

 

58. Developer shall pay the applicable Water Facilities fee, currently one and a half (1.5) 

percent of the valuation of the development. 

 

ENGINEERING CONDITIONS (CITY OF LOMITA) 

 

59. All public improvements, including new water service lines, meters, and frontage 

improvements shall be constructed per the City’s Standard Drawings and Standard 

Specifications. All new and modified utility lines shall be placed underground. 

 

60. The developer shall submit calculations, prepared by a licensed civil engineer, determining 

the size of the water service laterals, water meters and backflow device. A separate fire 

service line shall be required. 

 

61. The developer shall install separate water meters for each unit with the brand/type of meter 

subject  to  the  Department  of  Public  Works  approval.  Prior  to  receiving  Certificate of 
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Occupancy, developer shall repair in accordance with the standards and specifications of 

the Public Works Director, any damaged concrete curbs, gutters and sidewalks parallel and 

adjacent to that portion of the entire perimeter of the lot which adjoins the street, at no 

expense to the city. 

62. All water meters shall be located outside of the driveway apron. The new location shall be

to the satisfaction of the City.

63. All unused approaches must be removed and replaced with sidewalk/parkway

improvements to match existing and pursuant to American Disabilities Act requirements.

64. All project driveways, approaches, including alley, and adjacent sidewalk area shall be

constructed to meet American Disabilities Act requirements.

65. Civil engineering plans shall be submitted for all right-of-way improvement prior to plan

submission to the Building and Safety Division.

66. The developer shall obtain an encroachment permit, and place bonds as necessary from the

City of Lomita for all proposed public improvements, including payment of all plan check

and inspection fees.

67. Prior to issuing a grading permit or final Tract Map approval the developer shall either

construct or post security for all required public improvements.

68. Should the proposed development require a Standard Urban Stormwater Mitigation Plan

(SUSMP) and a Low Impact Development Plan (LID), the Applicant shall comply with the

requirements and specifications as prescribed by the Los Angeles County Department of

Public Works and/or the City.

PLANNING SPECIAL CONDITIONS 

69. That the applicant shall install a 5-foot sidewalk and a 5-foot parkway along Oak Street.

The applicant shall submit an improvement plan to be reviewed by the Community and

Economic Development Director and the Public Works Director.

70. That the Community and Economic Development Director may approve minor changes to

the final approved plans. For numerical standards, the Community and Economic

Development Director may approve deviations up to 10% provided that city code

requirements are met.

71. That, in the event of a disagreement in the interpretation and/or application of these

conditions, the issue shall be referred back to the Planning Commission for a decision prior

to the issuance of a building permit.

72. It is hereby declared to be the intent that if any provision of this permit is held or declared

invalid, the permit shall be void and the privileges granted hereunder shall lapse.

73. That the applicant shall provide adequate lighting in common areas, including guest

parking areas, to the satisfaction of the Community and Economic Development Director.
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74. All decks shall be equipped with a gas connection, water spigot, and an electrical outlet. Unit 

6 & Unit 7’s patio areas shall be equipped with a gas connection, water spigot, and an 

electrical outlet. All other patios shall be equipped with a water spigot. 

 

75. Developer shall provide decorative masonry walls on the property lines shared with 261st 

Street. 

 

76. Should a transformer be necessary, its location is subject to the approval of the Community 

and Economic Development Director. 

 

77. The Developer shall comply with the attached specific conditions of approval (Attachment 

A), Quantum Quality Consulting and the County of Los Angeles Fire Department. 

 

ENGINEERING SPECIAL CONDITIONS (CITY OF LOMITA) 

78. Before plans are submit to Building and Safety for plan check, the existing sidewalk, which 

has been damaged by 26016 Oak’s tree roots shall be repaired to the satisfaction of the 

Public Works Director. 

 

79. Retain 50 year rain fall on site from hardscape or roof areas as required by LID 

requirements for new developments per LA Co Standards. 

 

80. Underground all overhead utility service lines entering the property. 

 

81. Construct new 6’”sewer lateral with wye connection to the city sewer main. 

 

82. Water demand calculation by a mechanical engineer is required. 

 

83. Water layout and requirements for service line requirements must be approved by the 

Public Works Director. 
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PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 14th

day of June 2021 by the following vote: 

AYES: Commissioners: 

NOES: Commissioners: 

ABSENT: Commissioners: 

Steven Cammarata, Chair 

ATTEST:  
Greg Kapovich 
Community and Economic Development Director 

Within 30 days of the date of this decision for an exception, permit, change of zone, or other 
approval, or by the person the revocation of whose permit, exception, change of zone, or other 

approval is under consideration, of notice of the action of, or failure to act by, the Commission, 
any person dissatisfied with the action of, or the failure to act by, the Commission may file with 

the City Clerk an appeal from such action upon depositing with said Clerk an amount specified 
by resolution of the City Council. 

Any action to challenge the final decision of the City made as a result of the public hearing on 
this application must be filed within the time limits set forth in Code of Civil Procedure Section 

1094.6. 



COUNTY OF LOS ANGELES FIRE DEPARTMENT 
FIRE PREVENTION DIVISION 

Land Development Unit 
5823 Rickenbacker Road 

Commerce, CA 90040 
Telephone (323) 890-4243, Fax (323) 890-9783 

PROJECT: 
ADDRESS: 
City: 
Reviewed by: 

TR 78233 
26016 Oak Street 
Lomita 

MAP DATE: 
Planner: 

April 26, 2018(City Transmittal) 
Laura MacMorran 

Juan Padilla for Nancy Rodeheffer FPEA II 

Report Date: January 8, 2021 

THE FIRE DEPARTMENT RECOMMENDS THAT THIS PROJECT BE APPROVED 
AT THIS TIME AND TO PROCEED WITH THE PUBLIC HEARING PROCESS. 

The required fire flow for public fire hydrants at this location is 1,500 GPM at 20 
psi for a duration of 2 hours, over and above the maximum daily domestic 
demand. 

Final Map Requirements: 

1. Submit the Final Map to the County of Los Angeles Fire Department Fire
Prevention Land Development Unit for review and approval prior to recordation.
Submit the Final Map at the following link,
https://epicla.lacounty.gov/SelfService/#/home.

2. Private driveways shall be indicated on the Final Map as “Private Driveway and
Firelane” with the widths clearly depicted and shall be maintained in accordance
with the Fire Code.

3. Provide a reciprocal Access Easement Agreement for shared Fire Department
access to the private drive prior to clearance of the Final Map for recordation.

ACCESS REQUIREMENTS: (standing requirements that stay with the project) 

1. Every building constructed shall be accessable to Fire Department apparatus by
way of access roadways, with an all-weather surface of not less than the
prescribed width. The roadway shall be extended to within 150 feet of all portions
of the exterior walls when measured by an unobstructed route around the exterior
of the building.

2. Buildings and facilities: Approved fire apparatus access roads shall be provided for
every facility, building or portion of a building hereafter constructed or moved into
or within the jurisdiction. The fire apparatus access road shall comply with the
requirements of this section and shall extent to within 150 feet (45 720 mm) of all
portions of the facility and all portions of the exterior walls of the first story of the
building as measured by an approved route around the exterior of the building or
facility. 2017 County of Los Angeles Fire Code Section 503 Section 503.1.1.

https://epicla.lacounty.gov/SelfService/%23/home
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3. All on-site Fire Department vehicular access roads shall be labeled as “Private
Driveway and Fire Lane” on the site plan/exhibit, tentative map and Final Map
along with the widths clearly depicted on the plan. Labeling is necessary to
assure the access availability for Fire Department use. The designation allows
for appropriate signage prohibiting parking.

4. Fire Department vehicular access roads must be installed and maintained in a
serviceable manner prior to and during the time of construction. Fire Code 501.4.

5. All fire lanes shall be clear of all encroachments, and shall be maintained in
accordance with the Title 32, County of Los Angeles Fire Code.

6. The Fire Apparatus Access Roads and designated fire lanes shall be measured
from flow line to flow line.

7. Maintain a minimum unobstructed fire lane width of 26 feet, exclusive of shoulders,
except for approved security gates in accordance with Section 503.6, and an
unobstructed vertical clearance "clear to the sky". Fire Department vehicular
access to within 150 feet of all portions of the exterior walls of the first story of the
building, as measured by an approved route around the exterior of the building.
Fire Code 503.1.1 and 503.2.2.  Cross hatch the Fire Department vehicular
access on the site plan and clearly depict the required width.

8. Fire Apparatus Access Roads shall be designed and maintained to support the
imposed load of fire apparatus weighing 37 ½ tons and shall be surfaced so as to
provide all-weather driving capabilities. Fire apparatus access roads having a
grade of 10 percent or greater shall have a paved or concrete surface. Fire Code
503.2.3

9. Provide approved signs or other approved notices or markings that include the
words “NO PARKING - FIRE LANE”. Signs shall have a minimum dimension of
12 inches wide by 18 inches high and have red letters on a white reflective
background. Signs shall be provided for fire apparatus access roads, to clearly
indicate the entrance to such road, or prohibit the obstruction thereof and at
intervals, as required by the Fire Inspector.  Fire Code 503.3



Quantum Quality Consulting, Inc.
Consulting Engineering Services 

February 22, 2021 

Subject: TENTATIVE TRACT MAP NO. 78233 

26016 Oak Ave. PROPOSED DEVELOPMENT 

ENGINEERING REVIEW COMMENTS 

Laura MacMorran 
Assistant Planner 
City of Lomita 
24300 Narbonne Ave 
Lomita, CA 90717 

Dear Ms. MacMorran, 

Quantum Consulting (QC) has completed the engineering review of the subject 

documents and therefore recommends that TTM No. 78233 be approved subject to the 

following conditions: 

VESTING TENTATIVE PARCEL MAP NO. 78233 

RECOMMENDED COMMENTS AND CONDITIONS 

Engineering Subdivision Comments 

This Vesting Tentative Parcel Map No. 78233 includes the following engineering review 
comments: 

We have reviewed and approved the water and sewer studies for TTM No. 78233 on 
March 11, 2020 

When provided, we will review the following: 

1. Subdivision

2. Road

5. Grading

6. Storm drain and hydrology

25835 Narbonne Ave. Suite 150, Lomita, CA 90717 
P.310.891.3994-F.310.891.3995

www.thequantumconsulting.com

http://www.thequantumconsulting.com/
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7. Geotechnical

The following comments are NOT provided as part of the review of this TTM 78233 and 
are required of the applicant to secure approvals/comments: 

• City of Lomita Planning

• L.A. County Fire Department

• L.A. County Department of Parks and Recreation

• L.A. County Department of Public Health

The subdivision shall conform to the design standards and policies of the City of Lomita, 
in particular, but not limited to the following items: 

COMMENTS & CONDITIONS 

The subdivision shall conform to the design standards and policies of the City of Lomita, 
in particular, but not limited to the following items: 

1. Subdivision

a) Applicant shall pay all development impact fees.

b) Details and notes shown on the tentative map are not necessarily approved. Any details
or notes which may be inconsistent with requirements of ordinances, general conditions
of approval, or Department policies must be specifically approved in other conditions, or
ordinance requirements are modified to those shown on the tentative map upon approval
by the city.

c) Easements are tentatively required, subject to review by the Director of Public Works
to determine the final locations and requirements.

d) Easements shall not be granted or recorded within areas proposed to be granted,
dedicated, or offered for dedication for public streets, highways, access rights, building
restriction rights, or other easements until after the final map is filed with the Registrar-
Recorder/County Clerk's Office. If easements are granted after the date of tentative
approval, subordination must be executed by the easement holder prior to the filing of the
final map.

e) The owner, at the time of issuance of a grading or building permit, agrees to develop
the property in conformance with the City Code and other appropriate ordinances such
as the Building Code, Plumbing Code, Grading Ordinance, Highway Permit Ordinance,
Mechanical Code, Zoning Ordinance, Undergrounding of Utilities Ordinance, Water
Ordinance, Sanitary Sewer and Industrial Waste Ordinance, Electrical Code, and Fire
Code. Improvements and other requirements may be imposed pursuant to such codes
and ordinances.
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f) All utility extensions within the site shall be placed underground.

g) All easements existing at the time of final map approval must be accounted for on the
approved tentative map. This includes the location, owner, purpose, and recording
reference for all existing easements. If an easement is blanket or indeterminate in nature,
a statement to that effect must be shown on the tentative map in lieu of its location. If all
easements have not been accounted for, submit a corrected tentative map to the City for
approval.

h) Adjust, relocate, and/or eliminate lot lines, lots, streets, easements, grading,
geotechnical protective devices, and/or physical improvements to comply with
ordinances, policies, and standards in effect at the date the City determined the
application to be complete all to the satisfaction of Public Works.

i) Prior to expiration of the tentative map, a final parcel map must be processed through
the Planning Division prior to being filed with the Registrar-Recorder/County Clerk’s
Office.

k) A final subdivision guarantee will be required at the time of filing of the final map with
the Registrar-Recorder/County Clerk’s Office. A preliminary title report was not provided
with this submittal.

l) Within 30 days of the approval date of this land use entitlement or at the time of first
plan check submittal, the applicant shall deposit the sum of $2,000 (Minor Land Divisions)
or $5,000 (Major Land Divisions) with the City to defray the cost of verifying conditions of
approval for the purpose of issuing final map clearances. This deposit will cover the actual
cost of reviewing conditions of approval for Conditional Use Permits, Tentative Tract and
Parcel Maps, Vesting Tentative Tract and Parcel Maps, Oak Tree Permits, Specific Plans,
General Plan Amendments, Zone Changes, CEQA Mitigation Monitoring Programs and
Regulatory Permits from State and Federal Agencies (California Fish and Wildlife,
USF&W, Army Corps, RWQCB, etc.) as they relate to the various plan check activities
and improvement plan designs. In addition, this deposit will be used to conduct site field
reviews and attend meetings requested by the applicant and/or his agents for the purpose
of resolving technical issues on condition compliance as they relate to improvement plan
design, engineering studies, highway alignment studies and tract/parcel map boundary,
title and easement issues. When 80% of the deposit is expended, the applicant will be
required to provide additional funds to restore the initial deposit. Remaining balances in
the deposit account will be refunded upon final map recordation.

2. Road

a) Construct new driveways to meet current Americans with Disabilities Act (ADA) to the
satisfaction of the City of Lomita.
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b) Close any unused driveways with standard curb, gutter and sidewalk along the property 
frontage on streets within this subdivision to the satisfaction of City of Lomita. 

 

c) Repair any damaged improvements during construction to the satisfaction of the City 
of Lomita. 

 

3. Sewer 
 

a) The subdivider shall serve each proposed unit with a separate lateral. 
 

4. Water 
 
a) The subdivider shall serve each proposed unit with a separate service and meter. 

 

REQUIREMENTS PRIOR TO GRADING PLAN APPROVAL: 
 

5. Grading (If grading plan is required) 
 

a) Provide the following: 
 

1). Benchmark information on grading plan/exhibit map. 
 

2). The drainage shall conform to latest Standard Urban Stormwater Mitigation Plan 
(SUSMP)/Low Impact Development (LID) plan by the City unless modification or waiver 
is approved by the City in accordance with the Code. 

 

3). Grading plans shall conform to the California Building Code and all other relevant laws, 
rules, and regulations governing grading in the City of Lomita. 

 

4). Provide rough and precise grading combination plan for the entire site and submit for 
review and approval. 

 

5). Where grading involves import or export, the project applicant shall obtain approval 
for the import/export location from the City. 

 
6). If import/export involves the movement of more than 100 cubic yards of material using 
city streets, review and approval of a haul route by the City is required. 

 

7). Grading plan shall provide for protection of downstream properties from damages 
caused by alteration of the drainage patterns. 

 

8). It shall be the sole responsibility of the project applicant to obtain any and all proposed 
required easements and/or permissions necessary to perform the grading. 

 

9). Phase 1 Environmental Site Assessment for review by the City. 
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10). Permits and/or letters of non-jurisdiction from all State and Federal Agencies, as 
applicable. These agencies may include, but may not be limited to the State of California 
Regional Water Quality Control Board, State of California Department of Fish and Game, 
State of California Department of Conservation, Division of Oil, Gas, and Geothermal 
Resources (DOGGR), and the Army Corps of Engineers. 

REQUIREMENTS PRIOR TO FINAL MAP RECORDATION: 

a) Submit a grading plan for approval. The grading plan must show and call out the
following items, including but not limited to: construction of all drainage devices and
details, paved driveways, elevation and drainage of all pads, SUSMP and LID devices (if
applicable), and any required landscaping and irrigation not within a common area or
maintenance easement. Acknowledgement and/or approval from all easement holders
may be required.

b) A maintenance agreement or CC&Rs may be required for all privately maintained
drainage devices, slopes, and other facilities.

6. Storm Drain and Hydrology

a) Applicant shall provide a copy of the drainage concept or hydrology study prior to
issuance of building permit or grading plan approval.

7. Geotechnical

a) A preliminary geotechnical/soils investigation report shall be provided on this project.

If you should have any questions or comments regarding the engineering review of the 
subject document, please feel free to contact me. 

Sincerely, 

Frank Bigdeli, P.E. 

Civil Engineer 



COUNTY OF LOS ANGELES FIRE DEPARTMENT 
FIRE PREVENTION DIVISION 

Land Development Unit 
5823 Rickenbacker Road 

Commerce, CA 90040 
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10. A minimum 5 foot wide approved firefighter access walkway leading from the fire
department access road to all required openings in the building's exterior walls
shall be provided for firefighting and rescue purposes. Fire Code 504.1

11. Fire Apparatus Access Roads shall not be obstructed in any manner, including
the parking of vehicles, or the use of traffic calming devices, including but not
limited to, speed bumps or speed humps. The minimum widths and clearances
established in Section 503.2.1 shall be maintained at all times. Fire Code 503.4

WATER SYSTEMS REQUIREMENTS: 

1. For all occupancies other than one and two -family dwellings, and Group R-3
buildings, including commercial, industrial, multi-family dwellings, private schools,
and institutions, fire hydrant spacing shall be 300 feet ((91.44m). No portion of lot
frontage shall be more than 200 feet (60.96m) from, via vehicular access, a
public hydrant. No portion of a building shall be more than 400 feet (121.92m)
from, via vehicular access, a properly spaced public hydrant.

2. All fire hydrants shall measure 6”x 4"x 2-1/2" brass or bronze, conforming to
current AWWA standard C503 or approved equal, and shall be installed in
accordance with the County of Los Angeles Fire Code.

3. All required public fire hydrants shall be installed, tested and accepted prior to
beginning construction.  Fire Code 501.4

4. An approved automatic fire sprinkler system is required for the proposed
buildings within this development. Submit design plans to the Fire Department
Sprinkler Plan Check Unit for review and approval prior to installation.
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ATTACHMENT 2 

DRAFT 

LOMITA PLANNING COMMISSION 

RESOLUTION NO. #### 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 

APPROVING ZONE VARIANCE NO. 245 TO PERMIT A 7’10” DISTANCE 

BETWEEN UNIT 1 AND UNIT 2 WHERE 10 FEET IS REQUIRED AT 26016 OAK 

STREET IN IN THE RVD-2500 (RESIDENTIAL VARIABLE DENSITY) ZONE. 

FILED BY JEANNA RUBY, ON BEHALF OF E & S PRIME BUILDERS, 1981 

ARTESIA BLVD. #B, REDONDO BEACH, CA 90278 (DEVELOPER) 

THE PLANNING COMMISSION OF THE CITY OF LOMITA DOES HEREBY FIND, 

ORDER, AND RESOLVE AS FOLLOWS: 

Section 1. Recitals 

A. The Planning Commission of the City of Lomita has considered an application for a

variance to permit a 7’10’ separation between Unit 1 & Unit 2 instead of the Code required

10 feet at 26016 Oak Street in the RVD-2500 (Residential Variable Density) Zone. Filed

by Jeanna Ruby, on behalf of E & S Prime Builders, 1981 Artesia Blvd. #B, Redondo

Beach, CA 90278 (“Developer”)

B. A variance from Section 11-1.30.14(B)(1)’s 10-foot minimum distance between buildings

is subject to review and approval by the Planning Commission Pursuant to Section 11-

1.70.10 (Zone Variance).

C. On May 10, 2021, the Planning Commission moved to reschedule a duly noticed public

hearing to June 14, 2021.

D. On June 14, 2021, the Planning Commission held a duly noticed public hearing and

accepted public testimony.

Pursuant to Section 15332 (In-Fill Development) of the CEQA Guidelines, the proposed

project is categorically exempt from the requirements of CEQA. Section 15332 exempts

those projects which: (1) are consistent with the applicable general plan designation and

all applicable general plan policies (as well as with applicable zoning designation and

regulations); (2) occur within city limits on a project site of no more than five acres

substantially surrounded by urban uses; (3) have no value as a habitat for endangered, rare

or threatened species; (4) would not result in any significant effects relating to traffic, noise,

air quality, or water quality; or (5) have a project site that can be adequately served by all

required utilities and public services. The nine proposed 1,600-square foot, two-story

dwelling units are located on a lot on less than one acre and surrounded by urban uses. The

development is fully located within the City limits, is consistent with the applicable

General Plan and zoning designations, is fully served by all required utilities, and the site

has no value for sensitive or endangered habitat. This type of project is exactly the type of

multi-family-use project that is intended and expected for this site per the Lomita

Municipal Code and General Plan. There are not any unusual aspects that would disqualify

it from the categorical exemption. As there is no substantial evidence that the project may
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have a significant effect on the environment, Planning Commission recommends 

compliance with the CEQA exemption. 

Section 2. Pursuant to Section 11-1.70.10 (Zone Variance), after reviewing the proposed 

development, it is determined that the proposed project is consistent with the following required 

findings: 

1. There are exceptional or extraordinary circumstances or conditions applicable to the

property involved, including size, shape, topography, location, or surroundings, which do

not generally apply to the surrounding properties in the same zone; and which deny the

owner privileges enjoyed by other property owners in the vicinity and within the same zoning

district;

This property is subject to extraordinary circumstances and conditions that do not generally

apply to the surrounding properties in the same zone. The property has a unique five-sided

shape but is still generally the shape of a pentagon. It has greater frontage than it does depth,

and it is more than two and a half times the depth at the lot’s southerly portion than at the

northerly portion. This irregular shape stems from to how the land was subdivided before the

City’s incorporation, which includes the curved shape of Oak Street and 261st Street’s curved

street designs. It is common that other properties in the RVD-2500 can create dwelling units

of similar or greater bed/bath combinations and sizes without having to contort the

development’s design.

2. Because of the circumstances or conditions, the variance is necessary for the preservation and

enjoyment of a substantial property right possessed by other properties similarly situated but

which is denied to the property in question;

Due to the aforementioned land development history, and irregular lot and street designs, the

Code’s universal standards afford other properties in the RVD-2500 Zone an efficient use of

their lot’s area; however, those universal standards unintentionally create further restrictions

on this atypical property’s development.

3. The granting of the variance will not be materially detrimental to the public welfare or

injurious to the adjacent property; and

Granting this variance has no foreseeable way to be material detrimental to public welfare or

injurious to the adjacent property owner as it is limited to the space between two buildings on

the subject property.  Nor would it be materially detrimental to the future owners of Unit 1 and

Unit 2. The distance between the buildings is greater than 10 feet for the vast length of both

buildings. At the farthest point, the buildings are 21’8” apart and then taper to 7’10”. The

layout of each building has stairwells along these outside walls, so there’s no foreseeable noise

impacts or types of disruptive activity.

4. The granting of the variance is consistent with the General Plan.

The General Plan’s Housing Element (2013) encourages a diversity of housing types, sizes,

locations, and costs in accordance with the City’s land use policies. Granting the variance is

consistent as it removes a specific hardship to creating typical multifamily housing townhomes.
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Section 3. Based on the above findings, the Planning Commission of the City of Lomita hereby 

approves Zone Variance No. 245 subject to the following conditions: 

GENERAL PROJECT CONDITIONS 

1. This permit is granted for the property described in the application on file with the Planning

Division, and may not be transferred from one property to another.

2. This permit is granted for the plans dated April 19, 2021 (“the plans”) on file with the

Planning Division and the project shall conform to the Plans. The Community and Economic

Development Director may approve minor changes to the approved Modified Plans.  For

numerical standards, the Community and Economic Development Director may approve

deviations up to 10% provided that city code requirements are met. Modifications exceeding

a 10% deviation shall be referred back to the Planning Commission. A minor modification

may be granted for minimal changes of structures or of the design, materials or colors of

structures or masonry walls.

3. This permit shall automatically become null and void 24 months from the date of its issuance,

unless Applicant has diligently developed the proposed project, as shown by the issuance of

a grading, foundation, or building permit and the construction of substantial improvements,

or the beginning of the proposed use.

4. All required off-site and on-site improvements for the project, including structures, paving,

and landscaping, shall be completed prior to occupancy unless the Community and Economic

Development Director allows the Developer to provide security or an executed agreement

approved by the City Attorney to ensure completion of such improvements.

5. That the Planning Commission may review this approval upon notice of violation by the

Code Enforcement Officer.

6. Developer agrees, as a condition of adoption of this resolution, at Developer’s own expense,

to indemnify, defend and hold harmless the City and its agents, officers and employees from

and against any claim, action or proceeding to attack, review, set aside, void or annul the

approval of the resolution or any condition attached thereto or any proceedings, acts or

determinations taken, done or made prior to the approval of such resolution that were part of

the approval process.  Developer’s commencement of construction or operations pursuant to

the resolution shall be deemed to be an acceptance of all conditions thereof.

7. By commencing any activity related to the project or using any structure authorized by this

permit, Developer accepts all of the conditions and obligations imposed by this permit and

waives any challenge to the validity of the conditions and obligations stated therein.

8. Any covenants, conditions, and restrictions (CC&R’s) applicable to the project property shall

be consistent with the terms of this permit and the City Code.  If there is a conflict between

the CC&R’s and the City Code or this permit, the City Code or this permit shall prevail.

9. If Applicant, Owner, or tenant fails to comply with any of the conditions of this permit, the

Developer, owner or tenant shall be subject to a civil fine pursuant to the City Code.
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10. Prior to issuance of Certificate of Compliance, Applicant and Owner shall sign a letter

agreeing to the conditions of approval within this resolution.

11. It is further declared and made a condition of this permit that if any condition of this permit

is violated, or if any law, statute or ordinance is violated, the permit may be revoked,

suspended or modified by the Planning Commission or the City Council at any time, after a

noticed hearing in accordance with the Lomita Zoning Ordinance.

12. That, in the event of a disagreement in the interpretation and/or application of these

conditions, the issue shall be referred back to the Planning Commission for a decision prior

to the issuance of a building permit.

13. It is hereby declared to be the intent that if any provision of this permit is held or declared

invalid, the permit shall be void and the privileges granted hereunder shall lapse.

PLANNING STANDARD CONDITIONS 

14. Before the City issues building permits, Applicant and Owner shall include a reproduction

of all conditions of this permit as adopted by resolution of the Planning Commission and/or

the City Council in all sets of construction documents and specifications for the project.

15. This permit is granted subject to the City’s approval of a tentative map and final map and

recordation of the final map.  The City shall issue building permits only after such

recordation, unless otherwise approved by the Community and Economic Development

Director.  Before occupying any structures or initiating any use approved by this permit,

Developer shall comply with all conditions of the tentative and final map.

16. That final inspection shall not be granted until all conditions of approval have been met and

verified by staff.

PLANNING SPECIAL CONDITIONS 

17. This approval is to permit a 7’10” distance between Unit 1 and Unit 2 where a minimum of

10 feet is required.

18. Any conditions of approval subject to SPR No. 1211, HVP No. 105, and VTTM No. 78233

shall be required as conditions of this approval.
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PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 14th day of 

June, 2021 by the following vote: 

AYES:       Commissioners:  
NOES:      Commissioners:  
ABSENT:  Commissioners: 
RECUSE:  Commissioners:  

Steven Cammarata,  Chair 

ATTEST:
    Greg Kapovich 
    Community and Economic Development Director 

Within 30 days of the date of this decision for an exception, permit, change of zone, or other 

approval, or by the person the revocation of whose permit, exception, change of zone, or other 
approval is under consideration, of notice of the action of, or failure to act by, the Commission, 

any person dissatisfied with the action of, or the failure to act by, the Commission may file with 

the City Clerk an appeal from such action upon depositing with said Clerk an amount specified by 
resolution of the City Council. 

Any action to challenge the final decision of the City made as a result of the public hearing on this 

application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 
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ATTACHMENT 3 

DRAFT 

LOMITA PLANNING COMMISSION 

RESOLUTION NO. #### 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 

APPROVING HEIGHT VARIATION PERMIT NO. 105 TO PERMIT NINE 

TOWNHOMES WITH A MAXIMUM HEIGHT OF 25 FEET, 2 INCHES FOR THE 

PROPERTY LOCATED AT 26016 OAK STREET IN THE RVD-2500 

(RESIDENTIAL VARIABLE DENSITY) ZONE. FILED BY JEANNA RUBY, ON 

BEHALF OF E & S PRIME BUILDERS, 1981 ARTESIA BLVD. #B, REDONDO 

BEACH, CA 90278 (DEVELOPER) 

THE PLANNING COMMISSION OF THE CITY OF LOMITA DOES HEREBY FIND, 

ORDER, AND RESOLVE AS FOLLOWS: 

Section 1. Recitals. 

A. The City of Lomita received an application for a Height Variation Permit to permit nine

townhomes with a maximum height of 25 feet, 2 inches for the property located at 26016 Oak

Street within the RVD-2500 (Residential Variable Density) Zone. Filed by Jeanna Ruby, on

behalf of E & S Prime Builders, 1981 Artesia Blvd. #B, Redondo Beach, CA 90278

(“Developer”)

B. Pursuant to Section 11-1.30.02 (Development Standards) and 11-1.70.11 (Height Variation

Permit) of the Lomita Municipal Code (Code), residential lots south of Pacific Coast Highway

shall obtain a Height Variation Permit for new structures or additions over sixteen feet in height

measured from the natural grade.

C. Pursuant to Lomita Municipal Code Section 11-1.70.11, the City notified all owners of

property within a 300-foot radius of the boundary of the subject property in which more than

5% responded in opposition, thereby elevating review of the proposed height to the Planning

Commission.

D. On May 10, 2021, the Planning Commission moved to reschedule a duly noticed public hearing

to June 14, 2021.

E. On June 14, 2021, the Planning Commission held a duly noticed public hearing and accepted

public testimony.

F. In accordance with Section 15332 (In-Fill Development) of the CEQA Guidelines, the

proposed project is categorically exempt from the requirements of CEQA. Section 15332

exempts those projects which: (1) are consistent with the applicable general plan designation

and all applicable general plan policies (as well as with applicable zoning designation and

regulations); (2) occur within city limits on a project site of no more than five acres

substantially surrounded by urban uses; (3) have no value as a habitat for endangered, rare or

threatened species; (4) would not result in any significant effects relating to traffic, noise, air

quality, or water quality; or (5) have a project site that can be adequately served by all required

utilities and public services. The nine proposed 1,600-square foot, two-story dwelling units are
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located on a lot on less than one acre and surrounded by urban uses. The development is fully 

located within the City limits, is consistent with the applicable General Plan and zoning 

designations, is fully served by all required utilities, and the site has no value for sensitive or 

endangered habitat. This type of project is exactly the type of multi-family-use project that is 

intended and expected for this site per the Lomita Municipal Code and General Plan. There are 

not any unusual aspects that would disqualify it from the categorical exemption. As there is no 

substantial evidence that the project may have a significant effect on the environment, Planning 

Commission recommends compliance with the CEQA exemption.  

Section 2. Findings. 

Pursuant to Section 11-1.70.11, “Height Variation Permit” of the Lomita Municipal Code, the 

Planning Commission finds, after due study and deliberation, that the following circumstances 

exist: 

1. An existing significant view will not be obstructed by the proposed construction; or

Staff has visited the subject property and neighborhood several times. Within 300-feet of the

subject property, the area possesses a very minor change in grade. Written objections

(Attachment 13) primarily pertained to a host of issues other than view, such as parking,

sunlight, loss of trees, and dust, which are concerns, but not qualifying reasons to deny the

proposed 25’2” height.  This area has a relatively flat topography, and staff did not observe

any significant views as defined in the Code that would be impacted. Furthermore, the

proposed height of 25’2” is below the maximum height requirement of 27 feet applicable to

all other areas of the City with an RVD-2500 zoning designation.

2. The proposed construction is designed to be the least intrusive on the existing view of

neighboring property owners or occupants.

Though the proposed development’s design is requesting setback modifications, those

modified distances do not have any impact on any of the surrounding properties’ views. As a

result of the absence of views as defined by the Code, the construction cannot possibly be

considered intrusive.

Section 3. Based on the above findings, the Planning Commission of the City of Lomita hereby 

approves Height Variation Permit No. 105 subject to compliance with all applicable laws and 

ordinances of the City as well as the addition of the following conditions: 

GENERAL PROJECT CONDITIONS 

1. This permit is granted for the property described in the application on file with the Planning

Division, and may not be transferred from one property to another.

2. This permit is granted for the plans dated April 19, 2021 (“Attachment 11”) on file with the

Planning Division and the project shall conform to Exhibit A. The Community and Economic

Development Director may approve minor changes associated with the architecture, site

design and buildings to the approved Modified Plans. For numerical standards, the

Community and Economic Development Director may approve deviations up to 10%

provided that Lomita Municipal Code requirements are met. Modifications exceeding a 10%
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deviation shall be referred back to the Planning Commission. A minor modification may be 

granted for minimal changes of structures or of the design, materials or colors of structures 

or masonry walls. 

3. This permit shall automatically become null and void 24 months from the date of its issuance,

unless Developer has diligently developed the proposed project, as shown by the issuance of

a grading, foundation, or building permit and the construction of substantial improvements,

or the beginning of the proposed use.

4. All required off-site and on-site improvements for the project, including structures, paving,

and landscaping, shall be completed prior to occupancy unless the Community Development

Director allows Developer to provide security or an executed agreement approved by the

City Attorney to ensure completion of such improvements.

5. By commencing any activity related to the project or using any structure authorized by this

permit, Developer accepts all of the conditions and obligations imposed by this permit and

waives any challenge to the validity of the conditions and obligations stated therein.

6. Developer agrees, as a condition of adoption of this resolution, at Developer’s own expense,

to indemnify, defend, and hold harmless the City and its agents, officers, and employees from

and against any claim, action, or proceeding to attack, review, set aside, void, or annul the

approval of the resolution or any condition attached thereto or any proceedings, acts, or

determinations taken, done, or made prior to the approval of such resolution that were part

of the approval process. Developer’s commencement of construction or operations pursuant

to the resolution shall be deemed to be an acceptance of all conditions thereof.

7. Before placing or constructing any signs on the project property, Developer shall obtain a

sign permit from the City. Except as provided in the sign permit, Developer may not change

any signs on the project property.

8. Developer shall obtain a building permit for any new construction or modifications to

structures, including interior modifications, authorized by this permit.

9. Developer shall not permit any materials classified as flammable, combustible, radioactive,

carcinogenic, or otherwise potentially hazardous to human health to be handled, stored, or

used on the project property, except as provided in a permit issued by the Los Angeles County

Fire Department.

10. If Developer, owner, or tenant fails to comply with any of the conditions of this permit, the

Developer, owner, or tenant shall be subject to a civil fine pursuant to the City Code.

11. Prior to the issuance of building permits, Developer shall correct all violations of the City

Code existing on the project property.

12. Prior to the issuance of building permits, Developer shall sign an affidavit agreeing to the

conditions of approval within this resolution.

PLANNING STANDARD CONDITIONS 
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13. The final building plans submitted by Developer with the building permit application shall

depict all building materials and colors to be used in construction.

14. The Developer shall install a solid waste and recyclable material storage area as required by

Los Angeles Department of Building and Safety.

15. Any application for a minor modification to the project shall be accompanied by three copies

of the plans reflecting the requested modification, together with applicable processing fees.

16. Before the City issues building permits, Developer shall include a reproduction of all

conditions of this permit as adopted by resolution of the Planning Commission and/or the

City Council in all sets of construction documents and specifications for the project.

17. This permit is granted subject to the City’s approval of a tentative map and final map and

recordation of the final map.  The City shall issue building permits only after such

recordation, unless otherwise approved by the Community and Economic Development

Director.  Before occupying any structures or initiating any use approved by this permit,

Developer shall comply with all conditions of the tentative and final map.

18. For any exterior utility meter panels, Developer shall paint such panels to match the structure

upon which it is located. Such panels shall be located to take advantage of screening (e.g.

landscaping or other building elements) from public rights-of-way, to the maximum extent

feasible.

19. Developer shall provide for dust control at all times during project property preparation and

construction activities.

20. Developer shall not store construction materials or vehicles outdoor on the project property.

21. It is further declared and made a condition of this permit that if any condition of this permit

is violated, or if any law, statute, or ordinance is violated, the permit may be revoked,

suspended, or modified by the Planning Commission or the City Council at any time, after a

noticed hearing in accordance with the Lomita Zoning Ordinance.

22. The Planning Commission may review this approval upon notice of violation by the Code

Enforcement Officer

23. The final inspection shall not be granted until all conditions of approval have been met and

verified by staff.

24. In the event of a disagreement in the interpretation or application of these conditions, the

issue shall be referred back to the Planning Commission for a decision prior to the issuance

of a building permit.

25. It is hereby declared to be the intent of the Planning Commission that if any provision of this

permit is held or declared invalid, the permit shall be void and the privileges granted

hereunder shall lapse.
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26. Any conditions of approval for SPR No. 1211 shall become conditions of this approval.

PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 14h day 

of June 2021 by the following vote: 

AYES: Commissioners: 

NOES: Commissioners: 

ABSENT: Commissioners: 

Steven Cammarata, Chair 

ATTEST: 

Greg Kapovich 
Community and Economic Development Director 

Within 30 days of the date of this decision for an exception, permit, change of zone, or other 

approval, or by the person the revocation of whose permit, exception, change of zone, or other 
approval is under consideration, of notice of the action of, or failure to act by, the Commission, 

any person dissatisfied with the action of, or the failure to act by, the Commission may file with 
the City Clerk an appeal from such action upon depositing with said Clerk an amount specified by 

resolution of the City Council. 

Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 
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ATTACHMENT 4 

RESOLUTION NO. #### 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 

RECOMMENDING CITY COUNCIL APPROVAL OF VESTING TENTATIVE 

TRACT MAP NO. 78233 FOR THE SUBDIVISION OF PROPERTY TO PERMIT 

THE CONSTRUCTION OF NINE NEW RESIDENTIAL UNITS FOR THE 

PROPERTY LOCATED AT 26016 OAK STREET. FILE BY JEANNA RUBY, ON 

BEHALF OF E & S PRIME BUILDERS, 1981 ARTESIA BLVD. #B, REDONDO 

BEACH, CA 90278  

THE PLANNING COMMISSION OF THE CITY OF LOMITA DOES HEREBY FIND, ORDER, 

AND RESOLVE AS FOLLOWS: 

Section 1. Recitals 

. 

A. The City of Lomita has received an application requesting Planning Commission approval of a

Site Plan, Zone Variance and Height Variation and a recommendation of approval to the City

Council of a Vesting Tentative Tract Map for the subdivision of property to permit the

construction of nine new residential units for the property located at 26016 Oak Street in the

RVD-2500 (Residential Variable Density) Zone. Filed by Jeanna Ruby, on behalf of E & S

Prime Builders, 1981 Artesia Blvd. #B, Redondo Beach, CA 90278 (Developer), in accordance

with Articles 3 and 8, Chapter 2 of Title XI of the Lomita Municipal Code

B. On May 10, 2021, the Planning Commission moved to reschedule a duly noticed public

hearing to June 14, 2021.

C. On June 14, 2021, the Planning Commission held a duly noticed public hearing and accepted

public testimony.

D. The Planning Commission approved on June 14, 2021, Site Plan No. 1209, Zone Variance No.

245 and Height Variation Permit No. 105 which approved a nine-unit townhouse development

at the subject site subject to approval by the City Council of a tentative map and final map and

recordation of the final map.

E. The subject site is zoned RVD-2500 (Residential Variable Density) and designated Medium

Density Residential by the City’s General Plan.

F. The subject property is a flat 24,459-square-foot parcel. The parcel is an irregular pentagon

shape and possesses street frontage on three sides. After its five-foot right-of-way dedication,

the net lot area is reduced to 23,418 square feet. Along Oak Street, the street frontage is

approximate 210 feet, and there are two driveway aprons. 261st Street, which borders the

property on the north and east, is a private road, and there are not any existing (or proposed)

points of access.

G. Tentative Tract Map No 78233 has been reviewed on behalf of the City by Quantum Quality

Consulting, which determined that the proposed Tentative Map meets the requirements of the

City’s Municipal Code and the State Subdivision Map Act, and recommended conditions for

the final map approval which have been attached to this Resolution.
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H. The Los Angeles County Fire Department has reviewed the proposed project and concludes

that adequate water supply exists to meet current and anticipated fire suppression needs.

I. Pursuant to Section 15332 (In-Fill Development) of the CEQA Guidelines, the proposed

project is categorically exempt from the requirements of CEQA. Section 15332 exempts those

projects which: (1) are consistent with the applicable general plan designation and all

applicable general plan policies (as well as with applicable zoning designation and

regulations); (2) occur within city limits on a project site of no more than five acres

substantially surrounded by urban uses; (3) have no value as a habitat for endangered, rare or

threatened species; (4) would not result in any significant effects relating to traffic, noise, air

quality, or water quality; or (5) have a project site that can be adequately served by all required

utilities and public services. The nine proposed 1,600-square foot, two-story dwelling units are

located on a lot on less than one acre and surrounded by urban uses. The development is fully

located within the City limits, is consistent with the applicable General Plan and zoning

designations, is fully served by all required utilities, and the site has no value for sensitive or

endangered habitat. This type of project is exactly the type of multi-family-use project that is

intended and expected for this site per the Lomita Municipal Code and General Plan. There are

not any unusual aspects that would disqualify it from the categorical exemption. As there is no

substantial evidence that the project may have a significant effect on the environment, Planning

Commission recommends compliance with the CEQA exemption.

J. The Planning Commission finds that the applicant agrees with the necessity of, and accepts all

elements, requirements, and conditions of this resolution as being a reasonable manner of

preserving, protecting, providing for, and fostering the health, safety, and welfare of the

citizenry in general and the persons who work, visit or live in this development in particular.

Section 2.  Pursuant to California Government Code Section 66410 et seq. (Subdivision Map Act), 

Section 11-2.116 of the Lomita Municipal Code, and the City’s General Plan, based on the entire 

record before the Planning Commission and all written and oral evidence presented to the Planning 

Commission, the Planning Commission finds as follows: 

1. The proposed subdivision is designed, to the extent feasible, to provide for passive or natural

heating or cooling opportunities. (See Gov. Code Section 66473.1.)

The design of the subdivision balances hardscaped and landscaped surfaces. Landscaped areas

fill spaces not necessary for circulation and will provide shade for paved surfaces. A parkway

will be created from the five-foot right-of-way dedication and street trees will be planted every

50 linear feet. The design of the westerly-facing units includes covered porches and deck

spaces which shield several doors and windows from direct sunlight.

2. The proposed subdivision and the provisions for its design and improvement are consistent

with the general plan for the City of Lomita ("General Plan"), (See Gov. Code Section 66474;

Lomita Municipal Code Section 2.116.)

The project site has a General Plan Land Use Designation of Medium Density Residential and

the proposed condominium project is compatible with the surrounding uses which consist of

single family dwellings, multi-family dwellings and a mobile home park.  The site is physically
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suitable for the density of development. The site has a density of 16.47 dwelling units per acre 

and accommodates a maximum of 9 units which is both consistent with the density range 

established by the Medium Density Residential Land Use designation of the \ General Plan and 

the density development standard of one unit for every 2,500 square feet of lot area, as outlined 

by the RVD-2500 zoning district. 

3. The Subject Site is physically suitable for the type and density of development proposed in the

Tentative Tract. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The project site is adequate in size, shape, topography, location, utilities, and other factors to

accommodate the proposed use and development of a 9-unit condominium development.  The

proposed development will have adequate street access for pedestrians and vehicles, and also

adequate capacity for parking and traffic.  The parcel is an irregular pentagon shape and

possesses street frontage on three sides. The development will have pedestrian and vehicular

accessibility via one entry point located on Oak Street.  The internal driveway will provide full

access to the development.  The proposed development requires two parking spaces within an

enclosed garage for each unit and one guest parking space for each unit without direct street

frontage.  The proposed development provides a total of 18 enclosed parking spaces within

garages and two guest parking spaces.  The project design meets the required parking standards

and promotes safe and convenient pedestrian and vehicular circulation.  A condition of

approval has been included for a five-foot dedication for a sidewalk and parkway to be

established.

4. The subdivision design and improvements proposed in the Tentative Tract Map are not likely

to cause substantial environmental damage nor substantially injure fish or wildlife or their

habitat. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The subject property is a flat 23,418-square-foot parcel developed with one single-family home

and one garage, which were built in the 1930s.  The vegetation on the site includes introduced

shrubs and trees. There are several mature trees that provide significant canopy coverage.

None of the existing urban introduced landscaping is a candidate for sensitive or special status

species.  The project would not significantly impact wildlife or wildlife habitat.  A condition of

approval has been included to require the removal of existing trees outside of the nesting

season defined by the California Department of Fish and Wildlife as February 1st through

August 15th.

5. The subdivision design and type of improvements proposed in the Tentative Map are not likely

to cause serious public health problems because all development and public improvements will

be performed per the requirements of all applicable standards and codes, including the zoning

and building codes. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)

The site is physically suitable for the type of development. The project meets all the required

development standards as shown in the approved plans associated with Site Plan No. 1209,

Zone Variance No. 245 and Height Variation Permit No. 105.

6. The subdivision design and type of improvements proposed in the Tentative Map will not

conflict with easements acquired by the public at large for access through or use of the Subject

Site. (See Gov. Code Section 66474; Lomita Municipal Code Section 2.116.)
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The design of the subdivision or the type of improvements will not unreasonably interfere with 

the free and complete exercise of a public entity and/or public utility rights-of-way and/or 

easements within the tract map. The existing rights-of-way remain intact and there is no 

foreseeable interference. 

7. The discharge of waste into an existing sewer system from development proposed in the

Tentative Map will not cause a violation of existing requirements prescribed by the local water

quality control board. (See Gov. Code Section 66474.6.)

The design of the subdivision will discharge waste into an existing community sewer system 

and will not result in violation of existing requirements prescribed by Los Angeles Regional 

Water Quality Control Board per Division 7 of the Water Code. 

8. The subdivision and improvements proposed in the Vesting Tentative Tract Map help the City

of Lomita meet its regional housing needs. (See Gov. Code Section 66412.3.)

The Housing Element noted that more than 32% of households in 2013 were overpaying for

their housing. Multi-family townhome developments are typically a more affordable option to

purchase/rent and maintain than single-family homes.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Lomita 

hereby recommends City Council approval of Vesting Tentative Tract Map No. 78233 subject to the 

following conditions: 

GENERAL PROJECT CONDITIONS 

1. The Vesting of the Tentative Tract Map is granted for the property described in the application

on file with the Planning Division, and may not be transferred from one property to another.

2. Pursuant to Lomita Municipal Code sections 11-2.357 and 11-2.251, this Vesting Tentative Tract

Map dated January 8, 2021 shall automatically become null and void 24 months from the date of

its issuance, unless Developer has diligently developed the proposed project, as shown by the

issuance of a grading, foundation, or building permit and the construction of substantial

improvements, or the beginning of the proposed use.

3. Any covenants, conditions, and restrictions (CC&R’s) applicable to the project property shall be

consistent with the terms of this Tentative Tract Map and the City Code.  If there is a conflict

between the CC&R’s and the City Code or this permit, the City Code or this permit shall prevail.

4. Developer shall establish a homeowner’s association and the association shall be responsible for

the maintenance of the private driveway, landscaping and any other interior areas held in

common by the association and for the enforcement of CC&R’s related to property maintenance.

5. Developer shall include in all deeds for the project and in the CC&R’s a prohibition against

parking recreational vehicles.
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6. This subdivision shall comply with Title 11 of the Lomita Municipal Code (Vesting Tentative

Map) as determined by the City Engineer.

7. The final map shall not be recorded until there has been compliance with all conditions of

approval.

8. The developer shall install house addresses and mailboxes in accordance with Post Office policy.

The actual addresses will be assigned by Los Angeles County staff prior.

9. Developer agrees, as a condition of adoption of this resolution, at Developer’s own expense, to

indemnify, defend, and hold harmless the City and its agents, officers, and employees from and

against any claim, action, or proceeding to attack, review, set aside, void, or annul the approval

of the resolution or any condition attached thereto or any proceedings, acts, or determinations

taken, done, or made prior to the approval of such resolution that were part of the approval

process. Developer’s commencement of construction or operations pursuant to the resolution

shall be deemed to be an acceptance of all conditions thereof.

10. The Developer shall comply with the attached conditions of approval (Attachment A) developed

by City of Lomita Public Works Department, Quantum Quality Consulting and the County of

Los Angeles Fire Department.

11. This condominium project shall comply with the conditions of approval for Site Plan Review No.

1209.

12. Removal of existing trees shall be performed outside of the nesting season defined by the

California Department of Fish and Wildlife as February 1st through August 15th.

PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 14th day of June, 
2021 by the following vote: 

AYES: Commissioners: 

NOES: Commissioners: 

ABSENT: Commissioners: 

ABSTAIN: Commissioners 

Steven Cammarata, Chairperson 

ATTEST:
     Greg Kapovich 
    Director of Community and Economic Development 
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Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 
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NOTICE OF EXEMPTION 

Project Description: 

Site Plan Review No. 1209/Height Variation Permit No.105/ Zone Variance No. 245 /Vesting 

Tentative Tract Map No. 78233– A request for a Site Plan Review to permit the construction of 

nine, two-story, residential dwelling units with a maximum height of 25’2” on a of 23,418 square-

foot lot and a Vesting Tentative Tract Map to create nine condominium units on one shared lot 

located at 26016 Oak Street. The project is in the RVD-2500, (Residential Variable Density) Zone. 

Filed by Jeanna Ruby, on behalf of E & S Prime Builders, 1981 Artesia Blvd. #B, Redondo Beach, 

CA 90278 (Developer) 

Finding: 

The Planning Division of the Community Development Department of the City of Lomita has 

reviewed the above proposed project and found it to be exempt from the provisions of the California 

Environmental Quality Act (CEQA). 

Ministerial Project 

Categorical Exemption (CEQA Guidelines, Section 15332 (In-Fill Development) 

Statutory Exemption 

Emergency Project 

Quick Disapproval [CEQA Guidelines, Section 15270] 

No Possibility of Significant Effect [CEQA Guidelines, Section 15061(b)(3)] 

Supporting Reasons:   

Pursuant to Section 15332 (In-Fill Development) of the CEQA Guidelines, the proposed project is 

categorically exempt from the requirements of CEQA. Section 15332 exempts those projects which: 

(1) are consistent with the applicable general plan designation and all applicable general plan

policies (as well as with applicable zoning designation and regulations); (2) occur within city limits

on a project site of no more than five acres substantially surrounded by urban uses; (3) have no value

as a habitat for endangered, rare or threatened species; (4) would not result in any significant effects

relating to traffic, noise, air quality, or water quality; or (5) have a project site that can be adequately

served by all required utilities and public services. The nine proposed 1,600-square foot, two-story

dwelling units are located on a lot on less than one acre and surrounded by urban uses. The

development is fully located within the City limits, is consistent with the applicable General Plan

and zoning designations, is fully served by all required utilities, and the site has no value for

sensitive or endangered habitat. This type of project is exactly the type of multi-family-use project

Community Development Department 

Planning Division 

24300 Narbonne Avenue 

Lomita, CA 90717 

310/325-7110 

FAX 310/325-4024 

ATTACHMENT 9 



that is intended and expected for this site per the Lomita Municipal Code and General Plan. There 

are not any unusual aspects that would disqualify it from the categorical exemption. Therefore, the 

Planning Commission has determined that there is no substantial evidence that the project may have 

a significant effect on the environment and has attached the Notice of Exemption as Attachment 9 to 

this staff report.  

(Date) Greg Kapovich 

Community and Economic Development 

Director 
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BOUNDARY MONUMENTS ARE NOT NECESSARILY 
SET ON PROPERTY CORNERS. PLEASE REFER TO 
THE NOTATION ON THE PLANS FOR OFFSET 
DISTANCES. IF THERE ARE ANY QUESTIONS, 
PLEASE DO NOT HESITATE TO CONTACT DENN 
ENGINEERS FOR CLARIFICATION AT: 
(310) 542-9433. M-F 8:00 AM TO 5:00 PM. 
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Attachment  11

COLOR ELEVATIONS 
UNIT 2-4 

WEST- UNIT 2 WEST- UNIT 3 

CLIENT NAME: 

E&S PRIME 
BUILDERS 

SITE ADDRESS: 

26016 OAK STREET 
LOMITA, CA 90717 

\ , ____ --------1 f------------1 

WEST- UNIT 4 

CGA 
Christian Golfin+Associates 

SCALE: N.T.S 



CODE I ZONING INFORMATION SYMBOLS LEGEND 
A. PROJECT F. AREA CALCULATIONS UNIT #1-6 

1. NAME OF PROJECT: 9 UNIT CONCO 9-UNIT CONDOMINIUM 
w/ ATTACHED GARAGE(S) 

OCCUPIED AREA: LIVABLE GARAGE COLUMN. GRID LINE 

2. LOCATION OF PROJECT: 26016 OAK AVE FIRST FLOOR 476 SF 420 SF 

B. LEGAL DESCRIPTION 

PORTIONS OF LOTS 4 & 5. 
TRACT NO. 954 

LOMITA, CA 
UNIT 1 SECOND FLOOR 1,107 SF LEGAL DESCRIPTION ROOM NUMBER 

M.B. 17-16 
APN 7553-009-039 

C. ENTITIES 
1. OWNERS: 

E&S PRIME bUILDERS 

2. BUILDING DESIGNER: 

CGA - CHRISTIAN GOLF IN & ASSOCIATES 
2706 ARTESIA BLVD REDONDO BEACH. CA 90276 
310-406-11357 

3. STRUCTURAL ENGINEER: 

AART ASSINKASSOCIATES 
1611 EL PRADO AVE. TORRANCECA90501 
310-1116-0762 

3. CIVIU LAND SURVEYOR: 

DENN ENGINEERS 
3914 DEL AMO BLVD., STE. 921 
TORRANCE, CA 90503 
310-542-9433 

D. PROJECT DESCRIPTION 

1.1 NEW I RENOVATION ADDITION 

J. DEFERRED SUBMITIALS 
1) FIRE DEPARTMENT 
2) FIRE SPRINKLERS 
3) -
4) -

G. GRADING PERMIT 
SUBMIT FINAL GRADING & SITE PLAN TO 
CITY ENGINEER'S OFFICE FOR PLAN CHECK 

2. EXISTING LOT/ BUILDING USE: RESIDENTIAL USE 

3. PROPOSED USE: 

4. OCCUPANCY GROUP: 

5. CONSTRUCTION lYPE: 

6. AUTO FIRE EXT. SYSTEM: 

7. BUILDING HEIGHT: 
MAXIMUM BUILDING HEIGHT: 

E. ZONING INFORMATION 

1. USE ZONE OF LOT: R-1V 

2. NOT USED 

3. GROSS LOT ARIEA: 24,456S/F 

4. PROPOSEDLOTCOVERAGE:7,811 (31%) 

5. DENSITY: 1-UNIT PER 2,500 

ATTACHED/ DETACHED 9-UNIT CONDOMINIUM 
w/ ATIACHED GARAGES 
R-3AJ-1 

V·N 

SPRINKLERS • YES 

LMNGAREA TOTAL 1,583 SF 

UNIT FOOTPRINT TOTAL 896SF 

FIRST FLOOR 468 SF 420 SF 

UNIT2 SECOND FLOOR 1,102 SF 

LMNGAREA TOTAL 1,570 SF 

UNIT FOOTPRINT TOTAL B88SF 

FIRST FLOOR 438SF 420 SF 

UNIT3 SECOND FLOOR 1,060 SF 

LMNGAREA TOTAL 1,498SF 

UNIT FOOTPRINT TOTAL 858SF 

FIRST FLOOR 438SF 420 SF 

UNIT4 SECOND FLOOR 1,057 SF 

LMNGAREA TOTAL 1,495SF 

UNIT FOOTPRINT TOTAL 858SF 

FIRST FLOOR 438SF 419 SF 

UNIT5,6&8 
SECOND FLOOR 1,062 SF 

LMNGAREA TOTAL 1,500 SF 

UNIT FOOTPRINT TOTAL 857SF 

FIRST FLOOR 462SF 419 SF 

UNIT7 
SECOND FLOOR 1,062 SF 

LMNGAREA TOTAL 1,524 SF 

UNIT FOOTPRINT TOTAL 881 SF 

FIRST FLOOR 438SF 420 SF 

UNIT9 SECOND FLOOR 1,069 SF 

LMNGAREA TOTAL 1,507SF 

UNIT FOOTPRINT TOTAL 858SF 

TOTAL FOOTPRINT (ALL UNITS) 7,810 SF 

LOT AREA • 24,458 7,810 SF 32% LOT COVERAGE 
7,810/ 24,458 = LOT COVERAGE 

GENERAL I CONSTRUCTION NOTES 
A. GENERAL 
1. THE CONTRACTOR SHALL BE GOVERNED BY ALL CONDITIONS AS IN

DICATED IN THE CONSTRUCTION DRAWINGS AND SPECIFICATIONS. 

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR SAFETY IN THE 
AREA OF WORK IN ACCORDANCE WITH ALL APPLICABLE CODES. 

3. THE CONTRACTOR SHALL INDEMNIFY AND HOLD HARMLESS THE OWNER/ 
ARCHITECT/ENGINEER/SPACE PLANNER FOR INJURY OR DEATH TO PER
SONS OR FOR DAMAGE TO PROPERTY CAUSED BY THE NEGLIGENCE OF 
THE CONTRACTOR, HIS AGENTS, EMPLOYEES OR SUB-CONTRACTORS. 

4. EACH CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE TO ADJACENT 
WORK AND IS RESPONSIBLE FOR THE REPAIR OF SAID DAMAGE AT 
HIS OWN EXPENSE. 

5. BUILDING ADDRESS(ES) SHALL BE PROVIDED ON THE BUILDING(S) IN SUCH A 
POSITION AS TO BE PLAINLY VISIBLE/LEGIBLE FROM THE STREET. SECTION 502. 

B. CODES 
1. ALL WORK & MA TE RIALS SHALL COMPLY WITH THE 2016 CBC, CMC, CPC, CEC, 

2016 CFC, CRC, CGBC, 2016 T-24 ENERGY CODE 
ACCESS REQUIREMENTS. IN CASE OF ANY CONFLICT WHERE THE METHODS OR 
STANDARDS OF INSTALLATION OF THE MATERIALS SPECIFIED DO NOT EQUAL OR 
EXCEED THE REQUIREMENTS OF THE LAWS OR ORDINANCES, THE LAWS OR 
ORDINANCES SHALL GOVERN. NOTIFY THE ARCHITECT OF ALL SUCH CONFLICTS. 

C. DIMENSIONS 

E. GENERAL CONSTRUCTION 
1. THE CONTRACTOR SHALL INVESTIGATE AND VERIFY LOCATIONS OF 

STRUCTURAL. MECHANICAL AND ELECTRICAL ELEMENTS AND OTHER 
EXISTING CONDITIONS PRIOR TO DRILLING OR CUTTING OF SL.ABS OF 
STRUCTURAL MEMBERS. NOTIFY THE ARCHITECT OF ANY CONFLICTS 
PRIOR TO BEGINNING THE WORK. 

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING ALL WALL 
BACKING & BLOCKING AS REQUIRED FOR ALL WALL & CEILING MOUNTED 
ITEMS. COORDINATE WITH ARCHITECT/TENANT LOCATIONS OF WALL 
MOUNTED ITEMS {INCLUDING ITEMS WHICH ARE N.I.C.) PRIOR TO COVERING. 

3. ALL CONSTRUCTION SHALL BE STABILIZED AGAINST LATERAL MOVE
MENT IN ACCORDANCE WITH THE REQUIREMENTS OF THE LATEST 

ADOPTED EDITION OF THE U.B.C. 

4. OFFSET STUDS WHERE REQUIRED SO THAT FINISH WALL SURFACES 
WILL BE FLUSH. 

5. PROVIDE GALVANIC INSULATION BETWEEN MATERIALS WHICH NORMALLY 
REACT GALVANICALLY. 

F. ELECTRICAL/ TELEPHONE NOTES 
1. ELECTRICAL CONTRACTOR SHALL BE RESPONSIBLE TO MAINTAIN COMPLIANCE 

WITH ALL STATE & LOCAL CODES AND OBTAIN ALL NECESSARY PERMITS. 

2. ALL DEVIATIONS FROM DIMENSIONED LOCATIONS MUST BE APPROVED 
BY THE ARCHITECT. 

1 

0 

ELEVATION NUMBER 

DET/SHEET NUMBER 

SECTION DESIGNATION 

SHEET NUMBER 

SECTION DESIGNATION 

SHEET NUMBER 

DETAIL NUMBER 

SHEET NUMBER 

© 

48" 

WINDOW I RELITE REFERENCE 

DOOR REFERENCE 

WALL TYPES 

REVISION REFERENCE 

INTERIOR ELEVATIONS 

BUILDING SECTION 

WALL SECTIONS 

DETAIL SYMBOL 

NEW WALL CONSTRUCTION 

EXISTING WALLS (TO REMAIN) 

NEW PARTIAL HEIGHT WALL 

EXISTING WALL TO BE REMOVED 

NEW MASONRY WALL - SEE ELEVATIONS 

VICINITY MAP 

ABBREVIATIONS 
L ANGLE 
_@. __ AT 

CENTERLINE 
R. PLATE 
0 SQUARE 

AIC AIR CONDITIONING 
ACOUS. ACOUSTICAL 
AC.T. ACOUSTICAL TILE 
ADJ. ADJUSTABLE 
ADJ. ADJACENT 
A.F.F. ABOVE FINISHED FLOOR 
ALT. ALTERNATE 
AL.,ALUM. ALUMINUM 
APPROX. APPROXIMATE(LY) 

BD. BOARD 
BLDG. BUILDING 
BLKG. BLOCKING 
BM. BEAM 
BOT. BOTTOM 
BIS, BS BUILDING STANDARD 

CAB CABINET 
CER. CERAMIC 
CLG. CEILING 
CLR. CLEAR 
C.M.U. CONCRETE MASONRY UNIT 
COL. COLUMN 
CONC. CONCRETE 
CONN. CONNECTION 
CONST. CONSTRUCTION 
CONT. CONTINUOUS 
CONTR. CONTRACTOR 
CORR. CORRIDOR 
CPT. CARPET 
C.T. CERAMIC TILE 
CTR. CENTER 

DBL. DOUBLE 
DEMO. DEMOLITION 
DET. DETAIL 
D.F. DRINKING FOUNTAIN 
DIAG. DIAGONAL 
DIAM. DIAMETER 
DIM. DIMENSION 
ON. DOWN 
DR. DOOR 
DWG. DRAWING 
OWR. DRAWER 

E. EAST 
EA EACH 
E.F. EXHAUST FAN 
EL. ELEVATION 
ELECT. ELECTRIC(AL) 
ELEV. ELEVATOR 

ENCL. ENCLOSURE 
EQ. EQUAL 
EQUIP. EQUIPMENT 
EXIST. EXISTING 
EXT. EXTERIOR 

F.0.1.C. FURNISHED BY OWNER 
INST. BY CONTRACTOR 

F.D. FLOOR DRAIN 
F.E. FIRE EXTINGUISHER 
F.E.C. FIRE EXTINGUISHER 

CABINET 
FF .. FACTORY FINISH 
FIN. FINISH 

F.HAPPROX / 
112 FT.AWAY 

/ 

/i~/~ a._v . 
-"~ ,1'1fi" <b '\ I';.'>'. 

~ .. , 
o~/ 

// 

FIN. FLR. FINISH FLOOR 
FIXT. FIXTURE 
FLOUR. FLUORESCENT 
F.O.C. FACE OF CONCRETE 
FP. FIREPROOF 
FT. FOOT, FEET 
FURR FURRED, FURRING 
FlJT. FUTURE 

GA. GAUGE 
GALV. GALVANIZED 
GEN. GENERAL 
G. GLASS 
G.W.B. GYPSUM WALLBOARD 
GYP. GYPSUM 

H.C. HOLLOW CORE 
HD. HEAO 
HDBD. HARDBOARD 
HDWR. HARDWARE 
HM. HOLLOW METAL 
HORIZ. HORIZONTAL 
HR. HOUR 
HT. HEIGHT 
HGT HEATING 
H.V.A.C. HEATING-VENTILATE-

AIR CONDITIONING 

H.W. HOT WATER TANK 

INCL. INCLUDING 
INSUL. INSULATION 
INT. INTERIOR 

JAN. JANITOR 
JT. JOINT 

KIT. KITCHEN 
KO. KNOCKOUT 
KPL. KICK PLATE 

LAM LAMINATE 
LAV. LAVATORY 
L. LENGTH 
LT. LIGHT 

MAX. MAXIMUM 
MECH. MECHANICAL 
MET. METAL 
MFG. MANUFACTURE 
MIN. MINIMUM 
MISC. MISCELLANEOUS 
MTD MOUNTED 
MTL. MATERIAL 
MULL. MULLION 

N. NORTH 
N.I.C. NOT IN CONTRACT 
NO. NUMBER 
N.T.S. NOTTO SCALE 

0. OVERALL 
o.c. ON CENTER 
OH. OVERHEAD 
OPNG. OPENING 
OPP. OPPOSITE 
OPP. HD. OPPOSITE HAND 

0 

,, 

I 

P.B. 
P.BD. 
PREI. 
PL. 
P.LAM. 
PLAS. 
PLWD. 
PR. 
PT. 
P.T. 
PTN. 

R. 
RAD. 
R.B. 
R.T. 
REF. 
REFL. 
REFR 
REINF. 
REQ'D 
REV. 
RM. 
R.O. 
R&S. 

s. 
s.c. 
SCH. 
SEAL. 
SECT. 
SH. 
SHT. 
SIM. 

UNIT Ill 

A A 
JI /\ 
J \ I I 
I I I \ 
J I I I 
L_.J. L_.J. 

L ___ _ 1. ALL INFORMATION SHOWN ON THE DRAWINGS RELATIVE TO EXISTING 
CONDITIONS IS GIVEN AS THE BEST PRESENT KNOWLEDGE BUT WITH
OUT GUARANTEE OF ACCURACY. CONTRACTOR SHALL FIELD VERIFY 
EXISTING CONDITIONS AND DIMENSIONS AND SHALL NOTIFY THE 
ARCHITECT OF ANY DISCREPANCIES OR CONDITIONS AFFECTING THE 
DESIGN PRIOR TO PROCEEDING WITH THE WORK AFFECTED. 

2. DIMENSIONS ON THE PLANS ARE TYPICALLY TO THE FRAMING FACE OF 
PARTITIONS OR TO THE CENTER LINE OF COLUMNS. 

3. THE ELECTRICAL CONTRACTOR SHALL VERIFY THE LOCATION OF EACH 
CORE DRILL WITH THE EXISTING STRUCTURE, PIPING, CONDUIT, ETC. AND 
SHALL NOTIFY THE ARCHITECT OF ANf CONFLICTS OR OBSTRUCTIONS. 
ALL CORE DRIU. RELOCATIONS SHALL BE PROVIDED BY THE ARCHITECT. 

4. ANY DISCREPANCIES BETWEEN EXISTING CONDITIONS AND CONTRACT 
DOCUMENTS SHOULD BE CALLED TO THE ATTENTION OF THE ARCHITECT. /t:f r----

3. DOORS AND CASED OPENINGS WITHOUT LOCATION DIMENSIONS ARE TO 
BE 4" FROM THE FACE OF THE ADJACENT PARTITION. 

4. LOCATE WALLS THAT ARE NOT DIMENSIONED, FLUSH AND SQUARE WITH 
THE EXISTING STRUCTURE OR ON THE CENTERLINE OF A WINDOW MULLION 
OR COLUMN AS SHOWN. 

5. DO NOT SCALE DRAWINGS: THE CONTRACTOR SHALL USE DIMENSIONS 
SHOWN ON THE DRAWINGS AND ACTUAL FIELD MEASUREMENT. NOTIFY 
THE ARCHITECT IF ANY DISCREPANCIES ARE FOUND. 

6. ABBREVIATIONS: THROUGHOUT THE DRAWINGS ARE ABBREVIATIONS 
WHICH ARE IN COMMON USE. THE LIST OF ABBREVIATIONS PROVIDED 
IS NOT INTENDED TO BE COMPLETE OF REPRESENTATIVE OF CONDI
TIONS OF MATERIALS ACTUALLY USED ON THE PROJECT. 

D. FIRE PROTECTION 
1. FIRE PROTECTION CONTRACTOR SHALL PROVIDE FIRE PROTECTION 

DRAWINGS AS REQUIRED BY THE GOVERNING AUTHORITY. SUBMIT 
DRAWINGS FOR ARCHITECTURAL REVIEW. COORIOINATE ALL HEAD 
AND DEVICE LOCATIONS WITH ARCHITECTURAL DRAWINGS. 

2. PROVIDE FIRE PROTECTION AT ALL PENETRATIONS OF ALL FIRE 
RATED ELEMENTS AS REQUIRED BY THE FIRE MARSHALL. 

3. FIRE PROTECTION CONTRACTOR SHALL BE RESPONSIBLE FOR ALL 
CONTROL WIRING RELATED TO FIRE EXTINGUISHING SYSTEM. 

5. ELECTRICAUTELEPHONE OUTLETS WILL BE MOUNTED VERTICALLY AT +15• 
PER A.DA UNLESS NOTED OTHERWISE. ALL WALL-MOUNTED RECEPTACLES 

LOCATED IN CASEWORK OR TILE BACK SPLASH 
ARE TO BE MOUNTED HORIZONTALLY. 

6. SPECIAL MOUNTING HEIGHTS ARE NOTED ADJACENT TO THE ELECTRICAL DEVICE. 

G. MECHANICAL NOTES 
1. THE HVAC SYSTEM SHALL COMPLY WITH ALL APPLICABLE CODES. 

2. THE CONTRACTOR SHALL VERIFY SIZES AND LOCATIONS OF ALL 
OPENINGS FOR MECHANICAL EQUIPMENT WITH MECHANICAL DRAW
INGS AS WELL AS SHOP DRAWINGS BEFORE PROCEEDING WITH THE WORK. 

3. THE MECHANICAL CONTRACTOR SHALL BE RESPONSIBLE FOR ALL 
CONTROL WIRING RELATED TO THE EQUIPMENT HE IS INSTALLING. 

4. THE MECHANICAL CONTRACTOR SHALL BALANCE ALL DUCTWORK TO 
PROVIDE THE REQUIRED AIR VOLUMES. 

5. THE MECHANICAL CONTRACTOR SHALL PROVIDE ALL VAULTS, LIDS 
COVERS FOR INSIDE/OUTSIDE UTILITIES. HE SHALL ALSO PROVIDE 
ANY SLABS REQUIRED FOR RELOCATING UTILITY METERS. 

6. ALL EXTERIOR WALL PENETRATIONS SHALL BE CAULKED WITH AN 
APPROVED CAULKING COMPOUND TO LEAVE A WEATHER TIGHT SEAL. 
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PANIC BAR SPEC. 
PARTICLE BOARD so. 
PERIMETER S.STL 
PLATE STD. 
PLASTIC LAMINATE STL. 
PLASTER STOR. 
PLYWOOD STRUCT. 
PAIR SUSP. 
POINT 
PRESSURE TREATED 
PARTITION T. 

TEL. 
TEMP. 

RISER TEX. 
RADIUS THK. 
RUBBER BASE THRESH. 
RESILIENT TILE TKBD. 
REFERENCE T.0. 
REFLECTED TV. 
REFRIGERATOR TYP. 
REINFORCED 
REQUIRED 
REVISION VAR. 
ROOM V.C.T. 
ROUGH OPENING VEN. 
ROD&SHELF VERT. 

v.w.c. 
SOUTH 
SOLID CORE w. SCHEDULE WI SEALANT WC. SECTION WD. SHELF W/0 
SHEET 
SIMILAR 

,· 

,_,. i 
' 
I 
' 
I 

i" 

0 

SPECIFICATIONS 
SQUARE 
STAINLESS STEEL 
STANDARD 
STEEL 
STORAGE 
STRUCTURAL) 
SUSPENDED 

TREAD 
TELEPHONE 
TEMPERED 
TEXTURE 
THICKNESS 
THRESHOLD 
TACK BOARD 
TOP OF 
TELEVISION 
TYPICAL 

VARNISH 
VINYL COMP. TILE 
VENEER 
VERTICAL 
VINYL WALL COVER 

WEST 
WITH 
WALL COVERING 
WOOD 
WITHOUT 

2706 Artesia Blvd. Suite D 
Redondo Beach CA, 90260 
Ph: (310)406-6357 

BUILDINGDESIGN@GMAIL.COM 

C:Qt?ISL!Lilt?l!J l;,t?l!Jlt?ll;,l;,B; 

~~~ 
kART ASSlt,~ ASSOCIATES 

' Civil Enginee,s Structural Design 

CLll;,NI NAM!;,; 

E&S PRIME 
BUILDERS 

SIT!;, ADDRESS: 

26016 OAK STREET 
LOMITA, CA 90717 

LEGAL DESCRIPTION 

\ 

LOT 5 & A PORTION OF LOT 4 
TRACT NO. 954 
M.B. 17-16 
APN 7553-009-039 

REVISIONS 

I 

SHEET TITLE: 

COVER SHEET 

DA TE: 4-19-20 SHEET NO • 

BY: C.GOLFIN 

A01 PROJ. it. 

SCALE: AS NOTED 





8.56. 070 Weter Conservation Requirements. 
The following water conservation requirements shall apply to all persons: 
A. Landscaping. 

1. Watering hours and duration. No lawn or landscaped area shall be irrigated 
or watered by any means between the hours of 9:00 a.m. and 6:00 p.m. on any day. 
Above-ground spray irrigation or watering shall not exceed fifteen (15) minutes per 
irrigation station or area. This provision shall not apply to drip irrigation systems, use of 
a hand-held bucket or similar container, use of a hand-held hose equipped with a 
positive action quick-release shutoff valve or nozzle, irrigation necessary to establish 
newly planted low water usage plants, or water expended for limited periods of time 
necessary for irrigation system maintenance or leak repair. 

2. Over-watering: No lawn or landscaped area shall be irrigated or watered to 
the point where excess water ponds, sprays or runs off the lawn or landscaped area 
onto any walkways, sidewalks, driveways, streets, alleys or storm drains. 

3. Irrigation during rainfall: No lawn or landscaped area shall be irrigated or 
watered during rainfall or within 24 hours after measurable rainfall. 

4. Londsc:ape maintenanc:e: All lawns and landscaping shall be regularly 
maintained to reduce water use by such methods as aerating, thatching and mulching. 

5. Landscape irrigation system maintenance: Landscape irrigation systems shall 
be regularly inspected, maintained and repaired to eliminate leaks, remove obstructions to 
water emission devices and eliminate over spraying. 

B. Pools and spas. New pools and spas shall be equipped with a cover. Not later 
than July 1, 2012, ell existing pools and spas shall be constructed, installed or equipped 
with a cover. Pools and spas shall be covered overnight and doily when use is 
concluded. 

C. Water fountains and decorative water features. No person shall operate a 
fountain or other decorative water feature that does not 
recycle 
or re-circulate the water utilized by the device. 

D. Cleaning. No person shall use water to wash or clean any sidewalks. walkways, 
patios, driveways, alleys, parking or similar areas, whether paved or unpaved; however, 
use of water brooms or pressure washers or similar low flow technology, or water 
recycling systems to clean these surfaces, is permitted. In no case shall such water run 
off the property or drain onto any walkways, sidewalks, streets, alleys or storm drains. 

E. Car washing. No person shall use water to wash or clean any motorized or 
un-motorized vehicle, including, but not limited to, an automobile, truck, boat, van, bus, 
motorcycle, trailer or similar vehicle, except by use of a bucket or similar container or a 
hand-held hose equipped with a positive action quick-relem:e shutoff volve or no:z:zle. 
This subsection shall not apply to any commercial car washing facility that uses a water 
recycling system to capture or reuse water. 

F. Waste and leaks, No person shall: 
1. Cause, permit or allow water to leak from any exterior or interior pipe, 

hose or plumbing fixture. 
2. Cause, permit or allow water to flow from any source on private or public 

property onto walkways, sidewalks, streets, alleys or storm drains, except as a result of 
rainfall or pumping excessive groundwater infiltration, such as by means of a sump 
pump. 

3. The use of water for cleaning, washing and other uses shall be performed 
in on efficient manner to reduce waste and total water use. 

8.60. 060 Standards for New Landscape. 
"New landscape~ as defined in Section 8.60.040 shall be designed and managed ta 1Jse the minimum 

amaunt of water required to maintain plant health. New landscape shall comply with ell cf the requirements 
in Sections 492.6 through 492.15 af the Model Efficient Ordinance and the fallowing. whichever is more 
restrictive. 1Jnless an exception is granted pursuant to Section 8.60.050(D}. 

A. Plant mcrterlal. 
1. Plant species and landscape design shall be adapted to the climate. soils. topographical 

conditions, and shell be able to withstand e)(posure ta locallzed urban conditions such as pavement heat 
radiation, vehicle emis5ion5 and dust, and 1Jrb<1n runoff. Weter conserving pl<1nt and t1Jrf species shall be 
IJSed. 

2. Plant species or specifications sh<1II comply with <1ny official list of species, guidelines or 
regulations adopted by the City to the e)(tent that such lists, guidelines or regulations do not conflict with 
this Chapter 

3. 'Plants listed in the current Invasive Plant Inventory for the southwest region by the California 
Invasive Plant Council or similar source acceptable the Community Development Director ore prohibited, 
except for l<nown non-fruiting, non-invcsive, sterile vcristies or culti,,.<1rs. Plants known to be s1Jsceptible to 
disease or pests ln this Cllmcte Zone six (6) shall not be used. 

4. The landscape area of projects proposing e.:cl1Jsi.-ely commercial or industrial uses shall be 
designed using S)(cl1Jsively water conserving plants. Single family residential. m1Jlti-family residential. mixed 
1Jse and instit1Jtionol use projects shall be designed with not more than twenty (20) percent of the total 
landscaped area in turf or high water use plants in the Water Use Classification for Landscape Species 
(WUCOLS). T1Jrf may be 1Jsed as a blo-swcle or blo-fllter or far fonctlonol p1Jrposes s1Jch as active 
recreational areas as determined by the Comm1Jnity Development Director. P1Jblic agencies shall be exempt 
from this requirement. 

5. forf shall not be allowed on slopes greater than twenty (20) percent. Where the toe of the 
slope is adjacent to on impermeable s1Jrface, cltematives to turf sho1Jld be considered on slopes exceeding 
twenty (20) percent, meaning one (1) foot of vertical elevation change for every five (5) feet of horlzcntal 
length. Approved t1Jrf areas may be watered at 1.0 af the reference evapalrunspirotion (Elo). 

6 .Planted arecs shall be covered with a minimum of two (2) inches of organic m1Jlch, except 
in areas covered by graundcovsre or within twenty-fo1Jr (24) inches of the base of a tree, or where a 
reduced applicetian is indicated. Additional mulch materiel shell be added from time to time as necessery 
to maintain the required depth of m1Jlch. 

7. Species and landscape design shall complement and to the extent feasible in compliance with 
this Chapter be proportional to the s1Jrroundings and streetsccpe and incorporote decid1Jo1Js trees to sheds 
west and south expas1Jres. LondsCCJping shall not interfere with SCJfe sight distances far vehiculer traffic, the 
vision clearance in Section 17 .46.060, height restrictions for hedges in 17 .46.130, pedestrian or bicycle 
ways, or overhead utility lines or lighting. 

B. Water features, pools ond spas. 
1. Recirculating water systems shell be used for water features. Where available, recycled water 

shall be used as a so1Jrce for decorative water feat1Jres. 
2. Pools and spas shall be eq1Jipped with o cover and covered overnight and daily when use is 

concluded. 
C. Grading and runoff. Landscape design shall minimize soil erosion and runoff. 

1. Grading plans shall avcid disr1Jption of naturol drainage patterns to the extent fscsibls, 
2. Grading plans shall demonstrate that normal roinfoll and irrigetian will remain within the 

property lines and not drain onto impermeable surfaces, walkways, sidewalks, streets, alleys, gutters, or 
storm drains. 

3. Plans and construction shall protect against soil compaction within landscape areas. 
4. stormwoter best management practices to minimize rnnoff. to increase on-site retention and 

infiltration, and control poll1Jtants shall be incorporoted into project plans. Rain gardens, cisterns, swales, 
structurol soil, permeable pavement. connected landscape areas. and other landscape features and proctices 
that increase omiite rainwater capture, storoge and infiltration, emphasizing natural approaches ever 
technololl)"-based approaches that require ongoing mointenonce. sholl be considered d1Jring project design. 
Plans and practices shall comply with Chapter 6.44. 

D. lrri~ction systems. 
1. Ar, automatic irrigation gystem uging either evapotrangpirotion or goil moigture gensor data, 

with a roin shut-off sensor, shall be insfolled. Orip irrigation emitters shall emit no more than two (2) 
gallons per hour. 

2. Ar, overage londsCCJpe irrigation efficiency of 0.71 shall be used far the p1Jrpose of 
determining Maximum Applied Water Allowance. Irrigation systems shell be designed, maintained, and 
managed ta meet ar sKceed this efficiency. Landscapes 1Jsing recycled water are CCJnsidsred Spsciol 
Londsoope Areas, where the ET Adjustment Factor ehall not El)(Oead 1.0. 

3. The irrigation system shall be designed to prevent water waste res1Jlting in rnnoff. oversproy. 
or similar conditions where irrigation water ponds or flows onto non-irrigated arecs, walkways, sidewalks, 
streets. alleys. gutters. storm drains. adjacent property, or similar 1Jntorgeted ereos. R1Jnoff ta other 
permeable or impermeable surfaces shall not be allowed. 

4. Narrow or Irregularly shaped areas, includlng turf less than eight (6) feet In width In any 
direction. shall be irrigated with subsurface irrigation or low vol1Jme above-ground irrigation system. 

5. Overhead irrigation shall not be permitted within two (2) feet of any impermeable surface. 
Drip, drip line. or other low flow non-sproy technology shall be used. 

6. All sprinklers shall have mctchad precipitation rotes within each vclve and circuit. All irrigation 
systems shall be designed to include optimum distribution uniformity. head ta head spocing. and setbacks 
from sidewalks, povemsnt end impermeable surfaces. 

7. All irrigotion systems shall provide bockflow prevention devices in accordance with the current 
edition of the Califomic Building/Plumbing Code and check valves at the low end of irrigation lines to 
prevent unwanted draining of Irrigation lines. Press1Jre regulators may be required If the pressure at the 
sprinkler heed exceeds the man1Jfacturer's recommended optimal operating press1Jre. 

8. Reclaimed water end groywater Irrigation systems shall be 1Jsed when reasonably feasible and 
shell conform to the current edition of the California Building/Plumbing Cade, and all other applicable local, 
state and federal lows. 

E. Irrigation system hydrozones. 
1. The irrigation system shall conform to the hydrozones of the landscape design plan. 
2. Each hydrozone sholl have plant materials with similar water use. with the exception of 

hydrozones with plants of miKed water U51e where the plant factor cf the higher water using plant is used 
far calc1Jlations. No hydrozone shall miK high and low water 1Jse plants. 

3. Sprinkler heads and other emission devices shall be appropriate for the plant type within thct 
hydrozone. Where feasible. trees shall be plac~ on seporate valves from turf, shrubs and groundcovers. 

4. No landscape plan or restriction of cny type, including those applicable to common interest 
developments such as condominiums. shall prohibit or include conditions that have the effect of prohibiting 
native or water conserving plants. 

F. Landscape and irrigation mointenonce. 
1. All landscape and related elements shall be designed and properly maintained to insure 

Ieng-term health and shall mointain conformance with the req1Jirements of this Chapter. 
2. Irrigation sched1Jling shall be regulated ~ automatic irrigation controllers. 
3. Watering hcurs and durotion shell be sched1Jled compliant with the req1Jiremenb of Chapter 

8.56. 
4. A regular maintenance sched1Jle shall include. but not be limited to. roLJtine inspection, 

adjustment and repair of the irrigation system, aerating and dethatching turf areas, replenishing mulch, 
fertilizing, pruning, weeding and removing any cbstrnction to emission devices. 

5. Repair of all irrigation equipment shall be promptly undertaken, using the originally installed 
components, or equivalent or enhanced components compatible with the irrigation system. 

6. Landscape areag shell be permanently maintained and kept free of weeds, debris and litter; 
plant materials shall be maintoined in a healthy growing condition and dissosed or dead plant materials 
shell be replaced, in kind, purs1Jant to the approved plans within thirty (30) days. Alternatively, diseased or 
dead plant materials moy be replaced with plant moteriols that hove law water needs. as roted in the 
current edition of the Water Use Claesifioation of Landscape Species. 

7. The use, storage and disposal of all londscope and lawn core prod1Jcts sholl comply with all 
man1Jfaoturer's specificctions and applicable laws, and minimize the diooharge of pollutants to the 
environment. 

G. Notwithstanding the requirements of this Sectlon, landscape design and maintenance shall 
addltlonally comply with the requirements of Chapters 8.44 end 8.56. Title 17 (Zoning). any other applicable 
provisions of this code. <1nd the req1Jirements of a development permit. whichever is more restrictive. 
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DIAMETER TYPE 

2-3 FT. PLANT 
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6" FT. TREE 
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FRONT YARD AREA. 
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(PARKWAY) 

REQUIRED LANDSCAPE AREA 
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2,068 SQ. FT PROVIDED 
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[QJ MANUAL SHUT OFF VALVE 

[Q] RAIN BIRD MUL Tl OUTLET 
XERI-BUG 

[] SUBSURFACE NON CORROSIVE 
TUBING OR PVC 

DRIVEWAY 

DRIVEWAY 

DRIVEWAY 

DRIVEWAY 

SPECI FICATIQNS, Dripper 

Operating Range 
Pressure: 8.5 to 60 psi (,58 to 4, 14 bar) 
Flow rates: 0.6 and 0.9 gph (2,3 I/hr and 3,5 1/h 
Temperature: 
Water: Up to 1 OO'F (37,8° C) 
Ambient: Up to 125'F (51,7' C) 
Required Filtration: 120 mesh 
Specifications 
OD: 0.634'" 
ID: 0.536' 
Thickness: 0.049' 
12\ ,an, 24" 
(30.5 cm. 45.7 cm, 61,0 cm) spacing 
Available in 1 oo· and 500" 
(30,5 m and 15~ m) coils 
Coil Color: C~r 
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SITE ADDRESS: 

26016 OAK STREET 
LOMITA, CA 90717 

LEGAL DESCRIPTION 
LOT 5 & A PORTION OF LOT 4 
TRACT NO. 954 
M.B. 17-16 
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Linda Abbott 

From: 
Sent: 
To: 
Subject: 

To whom it may concern, 

Regarding 26016 Oak Street: 

Paula < pamckendry@ca.rr.com> 
Monday, May 10, 2021 11:12 AM 
Linda Abbott 
LETTER TO BE READ 

First, I would like to protest the fact that this extremely important issue is being considered via ZOOM. 
It is very difficult to express and relate issues via ZOOM. 
I feel this meeting should be postponed until it can be held in person. If it can't be in City Hall chamber it 
should be held in the parking lot. 

Second, I would like to protest that issues regarding the 26016 Oak Street property have been settled and 
variances have already been granted. We were told several times by City Hall and Planning Commission, 
before Covid, that we would be informed of any rulings, decisions and variance considerations before 
action was taken. But we were not. Decisions have been made. Variances have been granted. It is 
appalling to me that the city I have called home for more than 40 years is more concerned placating 
contractors and developers. 

Third, I'm concerned about variances for NINE (9) units. I see NO logical reason for permitting any of 
the variances. They only help the builder not the residents on Oak Street or 261 st Street. 

1. Variance to reduce distance between buildings. 
2. Variance for modification of front yard and backyard setback. 
3. Variance for height. From 16 feet to 25 feet 2 inches. 

Common sense tells you that it is unrealistic to put NINE (9) units on this lot because in order to do so 
you need all these variances. 

Four, parking. There is NO PARKING, ZERO PARKING on Oak Street. To build NINE(9) units with 
ONE parking spot per unit. Statistics show each household in California owns TWO (2) cars. Where are 
the extra NINE(9) cars going to park? On 261 st Street??? 
261st Street is a private street and we receive no services from the City of Lomita except the LA County 
Sheriff and LA County Fire Departments. It is impossible to get the City of Lomita Sheriffs and Parking 
Enforcement to give citations to illegally par~ed vehicles parked in a designated Fire Zone. A Fire Zone 
the City and Fire Department demanded we create and pay Believe me I'm under no illusion that the 
City of Lomita Parking Enforcement or the Sheriff Department would ticket, tow or enforce any parking 
regulation on 261st Street because it's a private street. 

Five, traffic is huge problem on Oak Street. Some days cars are backed all the way up Oak and it takes 
TW0(2) or THREE(3) lights to access PCH. Then we need to consider the cut through traffic from PCH 
through Jays Doughnuts to Oak. Some even cut through to go to the Pan, prohibiting north and south 
traffic on Oak completely. 
Has the City done a traffic/ parking assessment? 

Six, the drug problem on Oak Street. Oak Street is the local drug dispensary. Everyday, every single day, 
in broad daylight or under the cover of darkness there drug deals going down. People double park and 

1 



the dealer runs out of apartment or condo units Other times the " buyer" drives up and down Oak until 
the dealer appears. This isn't a once in a while occurrence it goes on everyday. Sheriff Deputies are no 
where to be seen. 

Seven, the mattress problem. Almost every week there are mattresses and other discarded furniture 
dumped on the curb and sidewalk on Oak Street. It sits there for days and days and days on end. Last 
month a pile of discarded mattresses sat on Oak Street for over TW0(2) weeks. Last week a couple of 
discarded mattresses sat only a few days. 

Oak Street is a highly densely populated street. There are more people living on Oak Street than any 
other single block in Lomita. The City of Lomita and the Planning Commission need to reconsider the 
number of units. NINE(9) units on that lot is unrealistic. If NINE(9) units are allowed to be built on that 
lot then NO VARIANCES should be permitted. The City needs to reevaluate and allow for a public 
forum where those most impacted can have a voice. 

Today its been brought to my attention that the City of Lomita and the Planning Commission were 
negligent by not publicly posting todays hearing on the property. 
If that be the case I demand that today's hearing be canceled and rescheduled until a future date. 

Sincerely 
Richard and Paula A McKendry 
2058 261st Street 
Lomita, CA 90717 
(310) 283-3218 

Sent from my iPad 
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Questions about the Oak Street development from Chrissy Cassidy 

I understand the need for more housing in California and the new state mandate for more as 
well. It is not my intent to stop this construction but to ask that you consider the number of 
units being crammed into this 23,418 square-foot lot located at 26016 Oak Street. Anything 
over 4 units will have a drastically negative impact to our neighborhood and be considered a big 
F-U to all the current Lomita residence on Oak St. 

My Safety Concerns: 

Questions: 

• Evacuation - we live on a dead end street if we had to evacuate there will be a 
huge bottle neck at the bottom Oak. 

• Deliveries - with no street parking available all delivery drivers in cars, vans and 
trucks for the USPS, FedEx, UPS, Door Dash, Grub Hub, and others they must 
double park while they run to deliver their items. There are 2 curves on Oak that 
you can't see around while cars are double parked. I am already afraid someone 
will get hit. 

• Cut thru traffic -there is one lane to exit Oak onto PCH. The light can get backed 
up so to avoid waiting many people are cutting thru parking lots. 

• To make 9 units fit within this lot the Investing Company (not a home they will live in) is 
asking for multiple variances for the back, the front, the right, the left and the top. Do 
you think too many units are trying to be built in this size lot? 

• During this same hearing there is a review for another lot on Appian Way that is 23,200 
square feet. That is a difference of 214 square-feet. Why is this lot being split into 3 
single family residence instead of 9 town homes when the difference in square footage is 
so minimal? 

• There is absolutely no street parking available on this street for more cars. I understand 
there will be parking inside the lot but it's for one car. Does the city consider that there 
will statistically be at least 2 cars per unit and possibly 3, as they are 2-bedroom units? 

Attached is a screen shot with lines around each lot and how many units are within them. These 
are approximate numbers and types. There are now fewer single-family homes an multi-plex 
buildings. Oak is a dead-end street, so ALL of these people are headed the same way. 

Red - 25 - 30 units 
Pink-10 - 15 units 
Blue - lot for development 
Yellow -19 single family homes 
Green - Mobil Park home Approx 33 units 





ATTACHMENT 12

Jenny and Roger Rooney 
2057 261st Street 
Lomita, CA 90717 
Ssrrooney@aol.com 

May 19, 2019 

Community Development Department 
Planning Division 
24300 Narbonne Avenue 
Lomita, CA 90717 

Dear Members of the Planning Division of Lomita, 

Received 

MAY 2 4 2019 
Lomita 

City Clerk's Office 

We are writing to you in regards to the proposed building at 26016 Oak Street. While the 
height variance may not impact us too much, certainly nine multi- family dwellings will. The 
increased number of families, their visitors, and the vehicles used by both will negatively affect 
us. Available parking on Oak Street is limited; the street is always lined on both sides with cars. 
Often people decide to park on our street, 261st, to visit residences on Oak. This overflow 
parking severely impacts us; twice emergency vehicles had trouble getting to our residents 
because of the cars parked on our street. It actually is quite dangerous! In addition, because our 
street is private, we are responsible for its maintenance. With added cars and traffic, we will 
have to repair and maintain more often; the cost to do so is already quite high. We highly 
suggest that the builders of these new units make adjustments adding a significantly greater 
number of guest parking spots on the property itself so that occupants and/or their visitors 
have no need for parking on either Oak or 261st. 

The increase of residences on just one lot will also change the feeling on our street. Right now, 
the property at 26016 Oak Street is a single residence surrounded by trees and foliage . We see 
only a fence and landscaping. We hear birds in the trees from that yard. Exchanging this quiet, 
single residence with 9 residences full of people surrounded by buildings and cement, will 
certainly change our lifestyle and negatively impact our property values. We suggest a reduced 
number of new residences. 

We have lived in our home for nearly thirty years, raised our three children to adulthood in 
our home. We do not want to be forced to move because we can no longer enjoy the peace 
and beauty of our street. Please be considerate of the concerns of your long- time residents on 
261st Street. 

Thank you, 
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May 27, 2019 

Community Development Department Planning Division 

24300 Narbonne Avenue 

Lomita CA 90717 

Attn: Alicia Velasco 

RE: Height Variation Permit NO. 105 

We write this letter in response to the notice received May 23, 2019, please refer to copy enclosed. 

We would like to express our concern with the proposed plan to build nine two story family dwellings in 
the adjacent property to our small community referred to as Rustic Lane. In observation of the 

silhouette of the proposed construction what is evident is the obstruction of sunlight and the loss of 

trees which is what we admired most when we first bought our home on this street in April of 2001. 

There is also the issue of privacy loss, with homes so high up and located almost right at the property 

line, is of concern. We have been part of this community for over 15 years. We are extremely concerned 

that this construction of nine two story multi -family dwellings will have a huge impact on the already 

horrible parking issue up and down Oak Street. We constantly deal with illegal parking on fire lanes, 

double parking on the street, unauthorized parking on our private street and sometimes have had 

vandalism of our cars and properties. The potential authorization of allowing this construction with only 

one parking spot for this project is not taking into consideration the impact it will have on our properties 

located directly next to this project. 

Your consideration for our neighborhood street is greatly appreciated. 

Sincerely, ,r::L._, 

~~ 
Dou~~ez 
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Date: May 29, 2019 

RE: Height variation Permit No. 105 

Dear Director Alicia Velasco, 

My wife and I own a condominium located at 26035 Oak Street, Lomita 
CA 90717. We do have concerned about the impact to our property by 
the proposed two-story multi-family dwellings with a maximum height 
of 25 feet 2 inches. 

The concerns are: 

(l)The existing view of my condominium will be obstructed and 
detracted by this proposed construction. 

(2)1t will devalue my condominium and the rent. 

Sincerely yours, 

(j8nLJiaj 
Chan Chang 



Save our Neighborhood - Lomita 

We, the undersigned. strongly urge the Lomita Planning Commission and City 
Council to reject the height variance and number of units planned for 

26016 Oak Street. 
Approving this plan would impact current residence by: 

1. Restrict several views of the basin, hills and surrounding areas 

2. Possibility oflowered property values due to high-density housing. 

3. Create more traffic and parking problems along Oak St. 

4. Cutting down of old, possibly historic, amazing trees. 
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