March 8, 2007

Honorable Mayor and Members of Regular Meeting of
the Hermosa Beach City Council March 13, 2007

TEXT AMENDMENT 06-1 - LOT MERGERS '

TO CONSIDER CLARIFICATIONS AND/OR MODIFICATIONS TO THE SUBDIVISION
ORDINANCE TEXT (CHAPTER 16.20 MERGER OF PARCELS) AND DEFINITION OF “BLOCK” IN
THE ZONING ORDINANCE (CHAPTER 17) PERTAINING TO THE REQUIREMENT TO MERGE
ADJACENT PARCELS UNDER COMMON OWNERSHIP THAT INCLUDE SUBSTANDARD LOT
SIZES WHEN AN EXISTING BUILDING STRADDLES THE PROPERTY LINE,

THE PURPOSE OF THE AMENDMENT IS TO CLARIFY THE CIRCUMSTANCES WHERE A LOT
MERGER MAY BE REQUIRED; TO CONSIDER NEIGHBORHOOD CONSISTENCY RELATIVE TO

LOT SIZE AND WIDTH; TO EXPAND NOTICING REQUIREMENTS; AND TO CONSIDER
LIMITING THE MERGERS TO R-1 ZONED PROPERTIES.

Recommendation:

That the City Council conduct the continued Public Hearing and review and introduce on first reading the
attached ordinance amending the subdivision ordinance (Chapter 16.20) pertaining to merger of
substandard parcels and amending the Hermosa Beach Municipal Code.

Backeround:

At its February 27, 2007 meeting, the City Council reviewed the modifications to the ordinance proposed
by the Planning Comrmission and additional changes in language proposed by the City Attorney and
directed staff to return with a final draft ordinance. A copy of the revised drafi is attached and if acceptable

to the City Council is ready for introduction on first reading. The changes made to the ordinance are
summarized as follows: '

1. Section 16.20.030 B has been modified to reflect the approach reconunended by the Planning
Comnunission and incorporates the suggestions of the City Attorney. Specifically, the 80%
standard will serve as a guideline, rather than a strict rule; further, additional discretion is

‘permitted when two substandard parcels have a combined square footage in excess of 7,000 square
feet,

2. Section 16.20.030 D has been modified to incorporate the City Attomey suggestion that a lot line
adjustment be permitted when three or more adjoining substandard lois have a combined area of
more than 7,000 but less than 8,000 square feet, as longer as the resulting lots are bigger and fewer
in number.

3. Section 16.20.060, pertaining to notice of hearing, has been restored to the original recommended
text,

4. Bection 16.20.070 has been added to provide for a Waiver of Hearing when the substandard parcel
i8 2 “reronant” and cannot be developed under the Building Code.

A copy of the staff report and related materials from the 2/27/07 meeting is aitached should there be any
questions on the process that we have gone through on this issue,
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ORDINANCE NO. 07-

AN ORDINANCE OF THE CITY OF HERMOSA BEACH,
CALIFORNIA, AMENDING THE SUBDIVISION ORDINANCE
PERTAINING TO MERGER OF PARCELS (CHAPTER 16.20)
AND AMENDING THE HERMOSA BEACH MUNICIPAL CODE

The City Council of the City of Hermosa Beach hereby ordains as follows:

Section 1. The Planning Commission held duly noticed public hearings on Jamuary 16, and
February 20, 2007, to consider amendments to the Municipal Code pertaining to the merger of parcels.

Section 2. The City Council held a duly noticed public hearing on February 27, ‘-‘2007, to

consider the recommendation of the Planning Commission to amend the Municipal Code pertaining to
the merger of parcels.

Section 3. The subject text amendment is exempt from the requirements of the California
Environmental Quality Act (CEQA), pursuant to the general rule set forth in Section 15061(3) of

the CEQA Guidelines, as there is no possibility that the proposed modifications to the text may have
a significant effect on the environment. _

Section 4. The City Council finds that the amendments to the Subdivision Ordinance contained
herein are consistent with the Hermosa Beach General Plan in that the proposed amendments modify
and clarify the provisions that pertain to the merger of parcels, which will continue to preserve the
existing character of neighborhoods, consistent with the policies of the Land Use Element.

Section 5. The Municipal Code is hereby amended as follows:

I.  Amend of Title 17, Chapter 17.04 of the Hermosa Beach Municipal Code to delete the
following sections:

a) Section 17.04.010, sub-section 2 under the definition of “block.”
b) Section 17.46.210

~ ¢) Section 17.46.220
d) - Section 17.46.230

2. Amend Section 16.04 .010 of Title 16, Chapter 16.04 of the Hermosa Beach Municipal
Code to add the following definition in alphabetical order:

“Block: Where the need for determination regarding lot merger under Section 16.20.030
occurs, the term “block™ shall mean both sides of a street within the same zoning district
uninterrupted by an intersecting or intercepting street.”

3. Amend sections 16.20.020 through 16.20.120 of Title 16, Chapter 16.20 to read as follows:

“16.20. 020 Applicability.

A. The provisions set forth in this chapter for the merger of parcels shall be applicable to two or
more contiguous parcels of land held by the same owner in the R-1 zone where:



1. The parcels were created under the provisions of this code regulating subdivisions or any
prior state law or ordinance regulating the division of land or were not subject to any prior law
regulating the division of land;

2. At least one of the contiguous parcels or units of land does not conform to standards for

minimum parcel size to permit use or development under the city's zoning and/or subdivision
ordinance.

16.20.030 Requirements for merger.

A. Any two or more contiguous parcels or units of land held by the same owner which are subject

to the merger provisions set forth as provided in Section 16.20.020 may be merged if the following
requiremnents are satisfied:

1. The main structure is partially sited on the contiguous parcels; and
2. The parcels are located in the R-1 zone as designated on the official Zoning Map of the City;
and,

3. With respect to at least one of the affected parcels, one or more of the following conditions
exists:

a) Comprises less than four thonsand (4,000) square feet in area at the time of the
determination of merger;

b) Was not created in compliance with applicable laws and ordinances in effect at the time
of its creation;

¢} Does not meet current standards for sewage disposal and domestic water supply,
d) Does not meet slope stability standards;

- e) Has no legal access which is adequate for vehicular and safety equipment access and
mancuverability;

f) Its development would create health or safety hazards;

g) Isinconsistent with the applicable general plan and any applicable specific plan, other
than minimum lot size or density standards.

B. If the substandard parcels under consideration for merger: i) are similar or greater in size and
width to more than 80% of the separately identified L..A. County Tax Assesser's parcels fronting
on the same block, inclusive of the subject parcel, or ii) consist of not more than two parcels
with a combined square footage of at least 7,000 square feet, then the contiguous parcels shall
not be merged unless, in view of the particular factual circumstances, the integrity of the
neighborhood will be harmed if the parcels are allowed to be separately developed. Where the
subject parcels are located on a block with 5 parcels or less, the 80% analysis will be applied on
a ne1ghborhood rather than a block basis. For purposes of this paragraph, a “neighborhood” is a
grouping of similar uses within the same zoning district bounded by topographlcal or other

physical features, arterials or collector streets or other characteristies that g1ve it a separate and
distinct identity. -

C. The requirements set forth in Subsection A. of this Section shall not be applicable if any of the

conditions set forth in Section 66451.11(b)(A) through (E) of the California Government Code
exist.

D. If the merger of parcels results in the creation of a parcel that is at least eight thousand (8,000)
square feet in size, the planning commission and/or city council, with the consent of the property



owner, may process a lot line adjustment to redivide the parcel into separate parcels thaf are at
Teast four thousand (4,000) square feet in size. If a merger of three or more lots results in the
creation of a parcel of at least 7,000 square feet, but less than 8,000 square feet, the planning
commission and/or city council may, in licu of merger, approve a lot line adjustment if the

resulting lots are larger than the substandard lots and consistent in size with the lots on the block
or within the surrounding neighborhood.

16.20. 040 Determination of ownership.

For purposes of determining whether contiguous parcels or units are held by the same owner,
ownership shall be determined as of the date that notice of intention to determine status is recorded
pursuant to Section 16.20.050.

'16.20. 050 Notice of intention to determine status.

Whenever the director of community development has knowledge that real property may be merged
pursuant to the merger provisions of this chapter, he or she shall:

A. Mail by certified mail to the then current record owner of the property a notice of the City’s

ntention to determine whether the affected parcels should be merged pursuant to this chapter. Such
notice shall state that:

1. The affected parcels may be merged pursuant to the merger provisions of Sections 16.20.010
through 16.20.100, inclusive, of this chapter;

2. A hearing will be conducted before the planning commission regarding the proposed
merger, on a date specified in the notice, not less than thirty (30) days time from the date of the
notice; and '

3. That the notice of intention to determine status was filed for recording with the county
recorder's office on the same date such notice was mailed to the property owner.

B. Record the notice of intention with the county recorder's office on the same date that the notice is
mailed to the property owner.

16.20.060 Hearing date, fee, presenfation of evidence--Planning commission determination.
A. The hearing shall be conducted on the date specified in the notice of intention, but may be
postponed or continued with the mutual consent of the planning commission and the property
owner. Notice of the hearing shall be given in accordance with Section 17.68.050.B of this code,
requiring notification fo all property owners and residents within a 300-foot radius of the subject
property.

B. At the hearing, the property owner and any other interested party shall be given the opportunity

to present any evidence regarding the affected property’s eligibility for merger pursuant to Sections
16.20.020 and 16.20.030.

C. At the conclusion of the hearing, or at a meeting thereafter, the planning commission shall by
resolution make a determination as to whether the affected parcels are to be merged. A copy of the
resolution shall be delivered to the owner by certified mail.



16.20.070 Waiver of Hearing

Where the affected parcels cannot be separately developed under the provisions of the Building

- Code or because one of the parcels has no legal access to a street or alley the property owner may
clect to waive the hearing provided for in Section 16.20.060 and consent to the merger. Upon

seceipt of a written waiver and consent from the property owner, the director of community
development shall record the notice of merger as provided in Section 16.20.090

16.20. 080 Appeal. :

A. The property owners or any interested person may appeal a decision of the planning commission
under this chapter within ten days of such decision, by filing an appeal with the city clerk of the
city. No appeal fee is required. The appeal shall be scheduled for hearing before the city council
within sixty (60) days of the filing of the appeal. Notice of the appeal shall be provided in Section _
17.68.050.B of this code. Upon conclusion of the hearing, the city council shall by resolution make

2 determination as to whether the affected parcels are to be merged at a time not later than the next
regularly scheduled city council meeting after the hearing is held. The city council may sustain,
modify, or reject or overrule any recommendations or rulings of the planning commission and may

make such findings as are consistent with the provisions of this chapter or the state Subdivision
Map Act.

B. All decisions of the planning commission regarding the merger or nonmerger of parcels shall be

final, unless appealed from as prescribed in this section, In the event of an appeal, the City
Council’s decision shall be final. .

16.20. 090 Recordation of Decision.

A. If the planning commission or city council on appeal determines that the affected parcels are
merged, the director of community development shall within thirty (30) days of the adoption of the
resolution by the final decision making body file for record with the county recorder's office a

notice of merger specifying the names of the record owners and particularly describing the real
property to be merged.

B. If the planning commission or city council on appeal determines that the affected parcels are not
to be merged, the director of community development shall within thirty (30) days of the adoption
of the resolution by the final decision making body file for record with the county recorder's office a
release of the notice of intention and a notice of nonmerger. The notices shall specify the names of

the record owners and particularly describe the affected real property. Copies of the nofices shall be
mailed to the then current owner of record.

16.20.100 Effect of Nonmerger

In the event of a final decision of nonmerger, the affected parcels shall no longer be subject to
merger under this chapter. :

16.20.110 Development involving contiguons parcels subject to merger.

If a property meets the requirements for lot merger pursuant to this chapter, it shall be prohibited to
separately sell or separate the two or more contiguous lots owned by the same person or legal entity
that are subject to merger unless the property is released and cleared from lot merger pursuant o
Section 16.20.080. No permits for the demolition, construction or addition to the structure or



improvements on the property shall be issued by the Community Development Department until the
lot merger hearing process pursuant to this chapter has been concluded.”

Section 6. This ordinance shall become effective and be in full force and effect from and
after thirty (30) days of its final passage and adoption.

Section 7. Prior to the expiration of fifteen (15) days after the date of its adoption, the City
Clerk shall cause this ordinance to be published in the Easy Reader, a weekly newspaper of general
circulation published and circulated, in the City of Hermosa Beach in the marmer provided by law.

Section 8. The City Clerk shall certify to the passage and adoption of this ordinance, shall
enter the same in the book of original ordinances of said city, and shall make minutes of the passage

and adoption thereof in the records of the proceedings of the City Council at which the same is
passed and adopted.

PASSED, APPROVED and ADOPTED this day of March, 2007, by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

PRESIDENT of the City Council and MAYOR of the City of Hermosa Beach, California

ATTEST: APPROVED AS TO FORM:
City Clerk City Attorney
Date:
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February 21, 2007

Honorable Mayor and Members of the Regular Meeting
Hermosa Beach City Council February 27, 2007

SUBJECT: TEXT AMENDMENT 06-1 - LOT MERGERS

TO CONSIDER CLARIFICATIONS AND/OR MODIFICATIONS TO THE SUBDIVISION ORDINANCE
TEXT (CHAPTER 16.20 MERGER OF PARCELS) AND DEFINITION OF “BLOCK” IN THE ZONING
ORDINANCE (CHAPTER 17) PERTAINING TO THE REQUIREMENT TO MERGE ADJACENT

PARCELS UNDER COMMON OWNERSHIP THAT INCLUDE SUBSTANDARD LOT SIZES WHEN AN
EXISTING BUILDING STRADDLES THE PROPERTY LINE. '

THE PURPOSE OF THE AMENDMENT IS TO CLARIFY THE CIRCUMSTANCES WHERE A LOT
MERGER MAY BE REQUIRED; TO CONSIDER NEIGHBORHOOD CONSISTENCY RELATIVE TO 10T

SIZE AND WIDTH; TO EXPAND NOTICING REQUIREMENTS; AND TO CONSIDER LIMITING THE
MERGERS TO R-1 ZONED PROPERTIES. '

Planning Commission Recommendation;

‘Toadopt the attached ordinance to amend the Zoning and Subdivision Ordinances pertaining to lot
mergers.

Background: _
Omn August 8, 2006, City Council meeting, staff reviewed the lot merger ordinance and the history of
thecitywide lot merger program completed in 1989 which resulted in eventual merger of 1,100 lots
in 500 parcels. At that time all surveyed lots in the program were either deemed separately

- developable by the Commission and City Council, or were subject to merger. The criteria for merger
w s also discussed at the August meeting and the City Council, by consensus, directed staff to revise

thie ordinance to clarify the criteria and procedures for lot mergers and bring back a report focusing
inially on R-1 properties. ' ‘

Sif provided a draft Ordinance, and a preliminary list of properties subject to the ordinance, that were
ng included in the program in 1989, for Council review at their November 14, 2006 meeting. The

Ciy Council directed staff to provide a detailed notice to all affected property owners, and referred the
muter to the Planning Commission for a public hearing,

T %e list of affected properties was completed in December; and a detailed notice was sent to all R-1
pmperties that may be subject to lot merger given the possible changes to the ordinance. Staffhas slso
vt with two members of the community to discuss options for dealing with neighborhood concerns.

Tl Planning Commission held public hearings on the proposed amendments in January and February
iraorder to provide ample opportunity for public input for all affected property owners. At their
nxeting of February 20, 2007, the Commission recommended that the draft amendments be adopted.

Awjalysis: : : , -
T intent of the ordinance is to ensure that development is consistent with the neighborhood and to
resluce the opportunity to develop lots that do not conform to current standards for minimum lot width

awnd area. The proposed ordinance changes clarify the process and criteria for merging property as
fclows:

1. Focuses on R-1 property.

2. Modifies 80% rule for mergers and allows for more Commission discretion based on
 neighborhood consistency. '



3. Focuses on preserving neighborhood character as well as reducing the opportunity to develop
substandard lots.

4. Establishes new public hearing procedures.
Modifies ordinance definition for block.

6. Allows for more Planning Commission discretion for lots that may be close to the required lot
area and width requirements.

wn

Existing Requirements for Lot Merger

The current ordinance requires that a lot be considered for merger if it meets all the following:
» Two or more conliguous parcels of land held by same owner.

¢ Atleast one of the contiguous parcels or units of land is substandard to the minimum parcel
size of 4,000 square feet.

¢ The main structure is partially sited on the contiguous parcels. _
* Not more than 80% of the Iots on the block have already been split and developed separately.

Proposed Changes

Based on Council direction the proposed ordinance will be limited to R-1 zoned properties, and will

include changes to the criteria for merger, the discretion of the Commission, and the noticing process.

1. R-1 LOT FOCUS

Staff prepared a survey of all potentially affected properties in the R-1 zone that were not merged
in the late 1980’s. The following summarizes the survey findings attached to the report:

» 25 parcels remain that contain substandard lots that may be potentially developed separately.
46 parcels remain that contain contiguous lots or units of land that include remnants (20 feet

wide or less) that cannot be feasibly developed as separate parcels, but are still subject to the
merger ordinance :

The most important lots are those that can potentially be split and developed separately. Therefore,
staff has prepared an exhibit of each one of these properties, showing the relationship between the
lot subject and its surrounding block as defined by the ordinance.

2. CLARIFY 80% RULE

Staff recommends that the 80% rule be clarified, and used as a guideline rather than automatically
removing a lot from consideration for merger. If the substandard lot under consideration is similar
or greater in size to more than 80% of the lots on the block a public hearing shall still be held, to
confirm the substandard lot will be consistent with 2 majority of lots on the block and the property
will not be merged unless there is a compelling reason to merge the parcels to maintain
neighborhood integrity. Also since the term “split” was open to interpretation, it has been dropped.
To deal with the issue of blocks that have too few parcels (less than 5 lots) to make a useful
calculation, criteria has been added for comparing lots on the same block with less than five Iots to
focus on the issue of a neighborhood compatibility beyond the block, and 80% criteria.

Therefore the proposed change to the 80% rule is as follows:

If the substandard parcel under consideration for merger is similar or greater in size and
 width to more than 80% of the separately identified L.A. County Tax Assessor’s Parcels
Jronting on the same block, inclusive of the subject Assessor’s Parcel, then merger of the
contiguous parcels shall only be required if it is deemed necessary by the Planning
Commission, after reviewing the facts of the case, to maintain the integrity of the

2



neighborhood. However, where the subject property is located on a block with 5 parcels
or less, the 80% analysis will be applied on a neighborhood rather than a block basis.
For purposes of this paragraph, a “neighborhood” is a grouping of similar uses within
the same zoning district bounded by topographical or other physical features, arterials or
collecior streets or other characteristics that give it a separate and distinct identity.

3. PROCEDURE AND NOTICING REQUIREMENTS

The current ordinance only requires a Planning Commission hearing if the merger is appealed by
the affected property owner. The proposed revision would require a Planning Commission hearing
for all cases with a lot that has the potential to be developed separately. The City Council has
recommended that a standard public notice be sent to all owners within 300 feet advising of the
hearing and inviting testimony. The hearing should not be necessary for mergers involving
remnant parcels, and would therefore apply to 25 properties.

4. DEFINITION OF BLOCK

- Staff is also proposing to revise the definition of block for the purposes of making the percentage
~ calculation for lot merger determinations by clarifying that it inchades as both sides of a street.

This definition is currently located in the Zoning Ordinance, and it should be moved to the
subdivision ordinance along with the lot merger provisions.

5. LARGE LOTS

A few lots subject to merger contain three existing lots, or are fairly large when combined, and
therefore if split into two lots would not be out of character with the neighborhood. These lots,
however, if less than the 8,000 square feet necessary to create two 4,000 square lots could be
merged. Staff is suggesting that the Commission and/or City Council have discretion on combined
parcels that are at lcast 7,000 square feet to consider re-dividing the combined parcel into two lots,
or to not merge the lots based on neighborhood consistency.

This recommendation is based on the survey which identified five cases where merging the
properties and creating parcels over 7,000 square feet may result in a lot size less consistent with
the neighborhood than keeping the lots unmerged, and one other case that involves merging three
existing lots together where the option of re-dividing into two lots might be a better option.

* 2408 Hermosa Avenue, comprised of two 30-foot wide lots totaling 7,632 square feet,
remaining lots on the block 30-feet wide

» 1901 Manhattan Avenue, (comer of 19" Strect and Manhattan Avenue) comprised of two 45
foot wide lots containing 7600 square feet, other lots on the block 40°X 90° (3600 square feet).

o 228 22 Street (corner of 22" St and Manhattan Ave) comprised of two 40-foot wide lots

containing 7,490 square feet, with other lots in the area 40°X 90°(3600 square feet) or less.

1504 Prospect Avenue comprised of two unequal size lots with 30 and 35 feet of frontage,

totaling 7,920 square feet, several other lots on the block also 30-feet wide.

» 1225 5" Street comprised of three 25°X 100 lots

» 530 24" Street comprised of two 50° X 75’ lots

Pwgram Implementation

If-he revisions are adopted the City will proceed under its obligation in the ordinance to notify
pmperty owners of lots to be merged, hold hearings, and if lots are merged record the merger with the
Clunty Recorder. Since the intent of the merger ordinance is to merge lots to maintain their current

candition, and prevent properties from being split and separately developed, the mergers will have no
irypact on property taxes.



It should be noted that two of the identified properties contain large holdings of the school district (the
“North School” site) and of the Catholic Church (Our Lady of Guadalupe). The City Attorney has

confirmed that these properties will also be subject to merger, limited to the underlymg lots that are
developed with structures.

Senior Planner

Attachments:

1. Ordinance to Revise Lot Merger Provision in the Subdivision and Zoning Qrdinances
2. Updated List of R-1 properties subject to merger

3. Maps of “developable™ lots subject to merger

F:\B9S\CD\CC\LotMerger-report.doc



ORDINANCE NO. 07-

AN ORDINANCE OF THE CITY OF HERMOSA BEACH,

CALIFORNIA, AMENDING THE SUBDIVISION ORDINANCE
. PERTAINING TO MERGER OF PARCELS (CHAPTER 16.20)

AND AMENDING THE HERMOSA BEACH MUNICIPAL CODE

| The City Council of the City of Hermosa Beach hereby ordains as follows:

Section 1. - The Planning Commission held duly noticed public hearings on Jamuary 16, and
February 20, 2007, to consider amendments to the Muicipal Code pertaining to the merger of parcels.

Section 2. The City Council held a duly noticed public hearing on February 27, 2007, to

consider the recommendation of the Planning Commission to amend the Municipal Code pertaining to
the merger of parcels.

Section 3. The subject text amendment is exempt from the requirements of the California
Environmental Quality Act (CEQA), pursuant to the general rule set forth in Section 15061(3) of -

the CEQA Guidelines, as there is no possibility that the proposed modifications to the text may have
a significant effect on the environment.

Section 4. The City Council finds that the amendments to the Subdivision Ordinance contained
herein are consistent with the Hermosa Beach General Plan in that the proposed amendments modify
and clarify the provisions that pertain to the merger of parcels, which will continue to preserve the
existing character of neighborhoods, consistent with the policies of the Land Use Element.

Section 5. The Municipal Code is hereby amended as follows:

1. Amend of Title 17, Chapter 17.04 of the Hermosa Beach Municipal Code to delete the
following sections:.

a} Section 17.04.010, sub-section 2 under the definition of “block.”
b) Section 17.46.210
©) Section 17.46.220
d) Section 17.46.230

2. Amend Section 16.04 .010 of Title 16, Chapter 16.04 of the Hermosa Beach Municipal
Code to add the following definition of the block:

“Block: Where the need for determination regarding lot merger under Section 16.20.030
occurs, the term “block”™ shall mean both sides of a street within the same zoning district
uninterrupted by an iniersecting or intercepting street.”

3. Amend sections 16.20.020 throngh 16.20.120 of Title 16, Chapter 16.20 to read as follows:

16.20. 020 Applicability.

A. The provisions set forth in this chapter for the merger of parcels shall be applicable to two or
more contiguous parcels of land held by the same owner in the R-1 zone where:



1. The parcels were created under the provisions of this code regulating subdivisions or any
prior state law or erdinance regulating the division of land or were not subject to any prior law
regulating the division of land;

2. Atleast ong of the contiguous parcels or units of land does not conform to standards for

minimum parcel size to permit use or development under the city's zoning and/or subdivision
ordinance.

16.20.030 Requirements for merger.

A. Any two or more contiguous parcels or units of land held by the same owner which are subject

to the merger provisions set forth as provided in Section 16.20.020 may be merged if the following
requirements are satisfied:

1. The main structure is partially sited on the contiguous parcels; and
2. The parcels are located in the R-1 zone as designated on the official Zoning Map of the City;
and, :
3. With respect to at least one of the affected parcels, one or more of the following conditions
exists:
a) Comprises less than four thousand (4,000) square feet in area at the time of the
determination of merger;

b) Was not created in compliance with applicable laws and ordinances in effect at the time
of its creation;

¢} Does not meet current standards for sewage disposal and domestic water supply;

d) Does not meet slope stability standards;

€) Has no legal access which is adequate for vehicular and safety equipment access and
maneuverability;

f) Its development would create health or safety hazards;

g) Is inconsistent with the applicable general plan and any applicable specific plan, other
than minimum lot size or density standards.

B. If the substandard parcel under consideration for merger is similar or greater in size and width to
more than 80% of the separately identified L.A. County Tax Assessor’s Parcels fronting on the
same block, inclusive of the subject Assessor’s Parcel, then merger of the contignous parcels
shall only be required if it is deemed necessary by the Planning Commission, after reviewing the
facts of the case, to maintain the integrity of the neighborhood. However, where the subject
property is located on a block with 5 parcels or less, the 80% analysis will be applied on a
neighborhood rather than a block basis. For purposes of this paragraph, a “neighborhood” is a
grouping of similar uses within the same zoning district bounded by topographical or other

physical features, arterials or collector streets or other characteristics that give it a separate and
- distinct identity.

C. The requirements set forth in Subsection A of this Section shall not be applicable if any of the

conditions set forth in Section 66451.11(b)(A) through (E) of the California Government Code
exist.

D. If the merger of parcels results in the creation of a parcel that is at Ieast eight thousand (8,000)
square feet in size, the planning commission and/or city council, with the consent of the property
owner, may process a lot line adjustment to redivide the parcel into separate parcels that arc at



least four thousand (4,000) square feet in size. If a merger results in the creation of a parcel of at
least 7,000 square feet the planning commission or ¢ity council may process a lot line adjustment

or exempt the property from merge if the resulting parcel sizes are consistent with the block or
sarrounding neighborhood.

16.20. 040 Determination of ownership.

For purposes of determining whether contiguous parcels or units are held by the same owner,

ownership shall be determined as of the date that notice of intention to determine status is recorded
pursuant to Section 16.20.050.

16.20. 050 Notice of intention to determine status.

Whenever the director of community development has knowledge that real property may be merged
pursuant to the merger provisions of this chapter, he or she shall: :

A. Mail by certified mail to the then current record owner of the property a notice of the City’s

intention to determine whether the affected parcels should be merged pursuant to this chapter. Such
notice shall state that;

1. The affected parcels may be merged pursuant to the merger provisions of Sections 16.20.010
through 16.20.100, inclusive, of this chapter;

2. A hearing will be conducted before the planning commission regarding the proposed
merger, on a date specified in the notice, not less than thirty (30) days time from the date of the
notice; and -

3. That the notice of intention to determine status was filed for recording with the coun
recorder's office on the same date such notice was mailed to the property owner. :

B. Record the notice of intention with the county recorder's office on the same date that the notice is
mailed to the property owner. '

16.20.060 Hearing date, fee, presentation of evidence--Planning commission determination.
A. The hearing shall be conducted on the date specified in the notice of intention, but may be
postponed or continued with the mutual consent of the planning commission and the property
owner. If the substandard lot being considered for merger has the potential to be separately
developed with an additional dwelling unit, as determined by the Community Development
Director, or if an appeal hearing is requested by the property owner, notice of the hearing shall be
given in accordance with Section 17.68.050.B. of this code, requiring notification to all property
owners and residents within a 300-foot radius of the subject property. '

B. At the hearing, the property owner and any other interested party shall be given the opportunity

to present any evidence regarding the affected property’s eligibility for merger putsuant to Sections
16.20.020 and 16.20.030.

C. At the conclusion of the hearing, or at a meeting thereafter, the planning commission shall by .
resolution make a determination as to whether the affected parcels are to be merged, A copy of the
resolution shall be delivered to the owner by certified mail.



16.20. 070 Appeal.

A. The property owners or any interested person may appeal a decision of the planning commission
under this chapter within ten days of such decision, by filing an appeal with the city clerk of the
city. No appeal fee is required. The appeal shall be scheduled for hearing before the city council
within sixty (60) days of the filing of the appeal. Notice of the appeal shall be provided in Section
17.68.050.B of this code, Upon conclusion of the hearing, the city council shall by resolution make
a determination as to whether the affected parcels are to be merged at a time not later than the next
regularly scheduled city council meeting after the hearing is held. The city council may sustain,
modify, or reject or overrule any recommendations or rulings of the planning commission and may

make such findings as are consistent with the provisions of this chapter or the state Subdivision
Map Act.

- B. All decisions of the planning commission regarding the merger or nonmerger of parcels shall be

final, unless appealed from as prescribed in this section. In the event of an appeal, the City
Council’s decision shall be final.

16.20. 080 Recordation of Decision.

A. If the planning commission or city council on appeal determines that the affected parcels are
merged, the director of community development shall within thirty (30) days of the adoption of the
resolution by the final decision making body file for record with the county recorder's office a

notice of merger specifying the names of the record owners and particularly describing the real
property to be merged.

B. If the planning commission or city council on appeal determines that the affected parcels are not
to be merged, the director of community development shall within thirty (30) days of the adoption
of the resolution by the final decision making body file for record with the county recorder's office a
release of the notice of intention and a notice of nonmerger. The notices shall specify the names of

the record owners and particularly describe the affected real property. Copies of the notices shall be
mailed to the then current owner of record.

16.20.090 Effect of Nonmerger

In the event of 2 final decision of nonmerger, the affected parcels shall no longer be subject to
merger under this chapter.

16.20.100 Development involving contiguous parcels subject to merger.

If a property meets the requirements for lot merger pursuant to this chapter, it shall be prohibited to
separately sell or separate the two or more contiguous lots owned by the same person or legal entity
that are subject to merger unless the property is released and cleared from lot merger pursuant to
Section 16.20.080. No permits for the demolition, construction or addition to the structure or-

improvements on the property shall be issued by the Community Development Department until the -
lot merger hearing process pursuant to this chapter has been concluded.”

Section 6. This ordinance shall become effective and be in full force and effect from and
after thirty (30) days of its final passage and adoption.



Section 7. Prior to the expiration of fifteen (15) days after the date of its adoption, the City
Clerk shall cause this ordinance to be published in the Easy Reader, a weekly newspaper of general
circulation published and circulated, in the City of Hermosa Beach in the manner provided by law.

Section 8. The City Clerk shall certify to the passage and adoption of this ordinance, shall
enter the same in the book of original ordinances of said city, and shall make minutes of the passage

and adoption thereof in the records of the proceedings of the City Council at which the same is
passed and adopted.

PASSED, APPROVED and ADOPTED this 14th day of November, 2006, by the following vote:

AYES:

- NOES:
ABSTAIN:
ABSENT:

PRESIDENT of'the City Council and MAYOR of the City of Hermosa Beach, California

ATTEST: APPROVED AS TO FORM:
City Clerk City Attorney
Date:

FABIS\CDACCrordlotmerger.doc
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,:\\‘\‘ Property Subject To Merger
¢ &% e Block Boundary o ‘
3 of ZOAssessor’s Parcels < Size of Lot Subject to Merger (15%)
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1901 Manhattan Avenue 4182-008-001

\‘\ Property Subject To Merger
e X )

Block Boundary

3 of | Assessor’s Parcels < Size of Lot Subject to Merger (O %)-
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3 of 4 Assessor’s Parcels < Size of Lot Subject to Merger (1% %)
=29 '



(% ©) 19311 63 W{GRS 207 JO 371 S ST S I0SSISSY 9t O
| AIepunog IOl
19310y 0, 199fqns Lrradorg

zeg-vLo-egldy Joaals WSE 20¢E

75763 _m € ..v... Q ,w L
EEECH NGANCRRGCERCRNC
SONT I

e OELTF .._

nileiia (ot R i &.@

st ekt i A,

N
o
b e e b AR T e R wﬁ. 4

g i e s kot
R RN o, €2 Sy 6o b e

n
N
e

JILUAN
N

-
ny

H1G<Z



(% Q) 1931911 03 159{qng 1071 JO 971 S S92 51085088 bcio o
A1EpUNOg HOOId e ome e

1081 0, 19{qng Apradoay VA

vL0-€20-284y  ©AMQ AsiIeA LpvT L e

R ..qh.x:?m.m.. ad, Q:m

(O
cn
@m

w
BT
~
©

€ .xa_m

oo .,.qm wn\mm.\\, :.m \,N.xm

- &5 bps A

EE
@m
g
®u::
T
®r~
T

’;3”

. e

S

,,...m@ _

AP EEN .&W oEF

M LO O

_M € mem




(%L¥) P31 01 ofqng j0g Jo omig = §P2LE ] S, 1085935V 710 Q

ATEPUNOG HOO[H g oaue - _

tr,
{e

- 800-910-P81LY

T o5 s

x4

BIIN 0], afqng Lyredorg

V/

3dkld Wive L0L

£} 9¢

@

h..ﬂ._wnmh_nﬂ = L, - v
hh9 e

i

[EECTRAY ¥

. LR o

e wmwwwLm.wulﬁm

52 ]

<

Sttt

]

m—d

L (2D Lb9 Gho h_m@.“ b¥) 7y
Tw ] E R R 0 R 72— .
0 o | {4
. H i : w.
6 21¥; BT Eer . S
@ @ ;@ f@ Liwerf el -z i) 4 g2 v2 | s2
“ _ . 100 @ WOe
| g
e _.—,m,.._ A Jﬂ« i E2 . Iz 114 4
A oA et D ok e AT T ok + Lt
: T o g
{ / ‘




(2% ) 131 0} u.n.a_a.zm 307 J0 9ZIS S S[OdABY S, XOSSISSY L) JO
Alepunog Yool  emw see wme

, 3 o], 1algqng Lrred N
m | 1SHYA o, Walqng LNrredoay r/

€10-800-58LY }oang Yyl 926

OC B 62-09! 33 "LWSSY "AT¥d 30

over
2aqQ>

-

WOININOONO

1ot st e

IO ECPOGIFONGT
#/jooraoliBotoico?
P L OPECAZPPE/PIIRT
ww\.\\m@q\%u&\@a%u
¥ 00050001 646!
B IOQPOIZOI0PE56!
W= {OGKOTLOF TITEEEL
I IO ASTIOTE

271002 00SATINES
pl=l00500 DOIOE05E
P EF D205 :

qugtAza  /OLES

T FEervBeTUrT ’ T ' T A e e

,09
I L3dng

o ey T T e OEEYE ry
e i, ...s.lun...r T




Fara? ¢

-009

4185-010

1021 14th Street

E.B. SMITH'S RE-PLAT
~ M.B. 9-7

GG.ALLEN'S  sus.

180-20 -
2 M.B. 7-149

ASSESSOQR'S
COUNTY OF LOS ANGE

iy

Property Subject To Merger

N

o &= e Block Bonndary
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1504 Prospect Avenue 4185-019-014

] \ Property Subject To Merger
" mu @ Block Boundary

8 of 18 Assessor’s Parcels < Size of Lot Subject to Merger (44%)
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516 3rd Street 4188-025-028

Property Subject To Merger
 ®%® == ®=»  Biock Boundary

1T of 19 Assessor’s Parcels < Size of Lot Subject to Merger (%9 %)
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Section 16.20.030 (B) first sentence

Original draft

With changes of Planning Commission

B. If the substandard parcel under consideration
for merger is similar or greater in size and width
to more than 80% of the separately identified
L.A. County Tax Assessor’s Parcels fronting on
the same block, inclusive of the subject
Assessor’s Parcel, then the contiguous parcels
shall not be merged.

B. If the substandard parcel under consideration
for merger is similar or greater in size and width
to more than 80% of the separately identified
L.A. County Tax Assessor’s Parcels fronting on
the same block, inclusive of the subject
Assessor’s Parcel, then merger of the contiguous
porcels shall only be required if it is deemed
necessary by the Planning Commission, after
reviewing the facts of the case, to maintain the
integrity of the neighborhood.

Section 16.20.030(D) last sentence

Recommended by Planning Commission

City Attorney’s recommendation

D. If a merger results in the creation of a parcel of
at least 7,000 square feet the planning
commission or city counci} may process a lot line
adjustment or exempt the property from merger if
the resulting parcel sizes are consistent with the
block or surrounding neighborhood.

D. If a merger would result in the creation of a
parcel greater than 7,000 square feet but less than
8,000 square feet, the Commission may, in lieu of
merger, approve a lot line adjustment if the
resulting Iots are larger than the substandard lots
and consistent in size with the lots on the block or
within the surrounding neighborhood."




