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Staff Report   
City of Manhattan Beach 

  
 

TO:             Honorable Mayor Ward and Members of the City Council 
 
THROUGH: Geoff Dolan, City Manager 
 
FROM: Neil C. Miller, Director of Public Works 
  Dana Greenwood, City Engineer 
  Gilbert Gamboa, Associate Engineer 
 
DATE: March 21, 2006 
 
SUBJECT: Uphold the Parking and Public Improvements Commission Recommendation to  

Deny a Request for an Encroachment at 2220 Alma Ave and 2221 Vista Drive  
 
 
RECOMMENDATION: 
Staff recommends that the City Council pass a motion to uphold the Parking and Public 
Improvements Commission (PPIC) recommendation to deny the request for a private use 
encroachment along 23rd Street at 2220 Alma Ave and 2221 Vista Drive. 
 
FISCAL IMPLICATION: 
Approval of this item could have a foreseeable impact on the City’s budget. The proposed 
encroachment area overlaps existing City owned storm drain and sanitary sewer utilities and 
closely abuts an existing City owned water main. Any capital improvement project affecting a 
private use encroachment area typically results in higher contractor bid costs for the removal and 
replacement of the private improvements. 
 
BACKGROUND: 
The City received a request for a private use encroachment permit from the property owners of 
2220 Alma Avenue and 2221 Vista Drive. The property at 2220 Alma Avenue is currently under 
remodel construction. The applicants put forward the following foremost reasons for the approval 
of the encroachment permit: 

 Reference to City Council’s policy in the form of City Ordinances No. 2039 and 
more specifically No. 2042, Section 2 “9.72.015 Development of Street Right of 
Way for Public Uses” in relation to allowing parking pads to be developed 
under encroachment permit guidelines 

 A traffic safety issue in the form of speeding caused by the width of the existing 
vehicular roadway along 23rd Street and motorists’ confusion with the location 
of the existing stop sign at the southeast corner of the intersection of Alma Ave 
& 23rd Street 
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 Consistency with the general appearance of the surrounding neighborhood and 
similar consideration of request as other property owners have been previously 
granted 

 Signed petition of property owners and/or residents supporting this request 
(Total of 62 signatures & 50 addresses) 

City staff from both the Community Development Department and Public Works Department 
have inspected, reviewed and discussed conceptual ideas regarding the request with the 
applicants on numerous occasions. Staff has found no justification for narrowing the roadway 
width and/or allowing the private development of a portion of 23rd Street as a decisive remedy 
for any traffic safety issue that may exist. Staff has also found that the entire block of 23rd Street 
from Alma Ave to Vista Drive would require a significant alteration of the existing, standard 
vehicular street right of way. Therefore, the encroachment permit request was administratively 
denied with the option of appealing the decision before the PPIC and ultimately the City 
Council. 
 
DISCUSSION:  
At the City Council’s February 18, 2003 meeting, Encroachment Ordinances 2039 and 2042 were 
adopted, establishing a policy regarding private use improvements in the public right of way and 
private property owner street improvements for public use, respectively. Prior to the adoption, the 
City Council held three (3) public hearings over the course of a four month period regarding the 
proposed ordinances. In particular, Ordinance No. 2042 applies to those portions of the street right 
of way that have been developed without traditional well defined boundaries (i.e. standard 
vehicular street which includes vertical curb & gutter and/or rolled curb). In areas without well 
defined edge of pavement, the street right of way may extend well beyond the pavement limit. 
Ordinance 2042 addresses the standards and guidelines to be used for the development of street 
right of way adjacent to private property that has not been improved for use as an approved public 
street driving surface, parking area, sidewalk or drainage conveyance system. These standards were 
developed to ensure that construction on these areas meet the following goals established by the 
City Council. 

• Maintain Safety 

• Provide access for emergency and service vehicles 

• Provide for adequate neighborhood parking 

• Allow some variety in the surface treatments of parking pads in the residential 
areas with non-standard public street right of way 

Any exceptions to this policy require a public hearing before the Parking and Public Improvements 
Commission and subsequent ratification by the City Council. 

The extent of the applicant’s proposed encroachment area includes the southerly 10 feet of 23rd 
Street from Vista Drive to Alma Avenue and the easterly 15 feet of Alma Avenue from the 
southerly property line of 2220 Alma Avenue to 23rd Street, with a chamfered portion of 
encroachment located at the southeast corner of the intersection of Alma Avenue & Vista Drive. 
An inspection and review of the conditions of 23rd Street and 2220 Alma Avenue revealed the 
following (see Exhibit A): 
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 The north and south sides of the 23rd Street right of way have been improved to 
an approved, City standard vehicular street condition including; sidewalk, 
vertical curb & gutter and parking area establishing a well defined boundary. A 
similar condition exists at 2220 Alma Avenue. 

 A total of (at least) six (6) curbside, public parking areas along 23rd Street (three 
on each side) and a single parking space on Alma Avenue in the proposed 
encroachment area. 

 STOP signs, limit lines and legends at the four-way stop intersection at Alma 
Avenue and at the three-way stop intersection at Vista Drive (one-way street  
northbound) 

 Although the City may have required earlier developers to install the existing 
sidewalk; the City shared in the construction effort by constructing curb, gutter 
and resurfacing the original roadway in 1961 and again in 1966. Also, the City 
has spent public monies (Gas Tax funds) for the resurfacing of 23rd Street as a 
part of the 1995-96 Pavement Rehabilitation Capital Improvement Project. 

This item was reviewed by the PPIC at their February 23, 2006 meeting. Prior to the meeting, 
approximately 250 notices were sent out to residents within a three hundred foot radius of the 
properties. Five (5) residents appeared and commented at the meeting, including the applicants. 
Staff also received phone calls from residents regarding their concern for the loss of parking in the 
area should the encroachment be granted. The Commission, as a whole, agreed that this issue 
carries much history and that the applicant’s request is one of equity; however Ordinance 2042 is 
not applicable as a basis for the applicant’s appeal. In addition, the Commission was concerned 
with the possible removal of the existing parking spaces. Consequently, the encroachment appeal 
was denied by the Commission on a 5-0 vote. The Commission, subsequently, directed staff to 
investigate a way to address the placement of the stop sign on Alma Ave at 23rd Street (southeast 
corner). 

 
CONCLUSION: 
The policy of Ordinance No. 2042 is not applicable in this situation since the existing conditions 
have been improved to a traditional, standard street right of way for the past forty (40+) years. In 
comparison to further away street locations such as the southeast corner of Alma Avenue and 28th 
Street, the existing conditions there (prior to encroachment improvements) were those of a non-
standard street right of way condition without well defined boundaries. This section of the City is 
distinct, as most of the narrow streets were not originally constructed to a traditional, standard 
design and the development of the public street right of way has been wide-ranging and 
inconsistent. As a result of these distinctive characteristics, Community Development and Public 
Works staff evaluate each permit application on a case by case basis and apply guidelines that 
consider each property’s location and the non-traditional street design of the immediate area. 
Lastly, prior to the formal adoption of the policy in 2003, property owners in the affected areas had 
the opportunity to voice their specific concerns in front of the City Council during the public 
hearings. 

If the encroachment is approved, there is a potential for the loss of over half of the total parking 
areas along 23rd Street. This possibility could arise by setting a precedent for the property owners of 
2300 Alma Avenue and 2301 Vista Drive to petition for a similar encroachment scenario in the 
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future, thereby, narrowing the street roadway even further to a point where the parking becomes 
feasible only on one side of the street right of way. 

If approved, the applicants shall be required to submit a completed Encroachment Permit 
application, plans and submittals to the Community Development Department in order to begin a 
formal review process. All required plans and submittals shall conform to the construction and 
landscaping standards and guidelines for public street right of way as established in Ordinances No. 
2039 and 2042. 

 

 

attachments:  Exhibit A - location map with outline of proposed encroachment area 

 PPIC minutes of February 23, 2006 meeting 

 signed petition (presented by applicants at PPIC meeting, February 23, 2006) 

 applicants’ letters of request 

 staff’s letters of response 

 site photos 

 1966 City record plan of curb, gutter and pavement resurfacing at 2220 Alma Ave 

 Ordinances No. 2039 & 2042 “Standards for Construction in the Street Right of Way” 

 staff report – City Council meeting (February 18, 2003 – p.p. 1-2) 

 staff report – City Council meeting (February 4, 2003 – p.p. 1-3) 

 staff report – City Council meeting (January 7, 2003 – p.p. 1-3) 

 staff report – City Council meeting (September 3, 2002 – p.p. 1-6) 
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Looking WEST of Alma Ave 2221 Vista Dr – Looking WEST Looking WEST along 23rd Street

Looking EAST of Vista Dr 2220 Alma Ave – Looking EAST 2220 Alma Ave – Looking SOUTH












































































