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Commission Action:

STAFF _REPORT: PERMIT AMENDMENT

APPLICATION NO.: 5-97-011A1
APPLICANT: City of Hermosa Beach

PROJECT LOCATION: Public Parking Lot "C", bounded by Hermosa Avenue, Beach
Drive, 13th Street and 14th Court, Hermosa Beach, Los
Angeles County

DESCRIPTION OF PROJECT PREVIOUSLY APPROVED: Construction of a 30-feot high,
four-level parking structure providing 380 public public parking spaces,
plus 100 spaces to support the hotel development located at 1300 The
Strand (Coastal Development Permit #5-96-282); and 7,000 square feet of
retail/office space along Hermosa Avenue. The City will operate a free
public shuttle service seven days a week, between the hours of 7:00 a.m.
and 6 p.m., to serve the beach and remote parking lots during construction

. of the parking structure.

DESCRIPTION OF AMENDMENT: Change the parking structure to 25.5 feet, 3 1/2
levels, with elevator structures extending to 37 and 42 feet, and reduce
the number of public parking spaces to 300.

SUBSTANTIVE FILE DOCUMENTS: Hermosa Beach Land Use Plan; Coastal Development
Permits: #5-82-251 {City of Hermosa Beach) and amendment, #5-92-177 (City
of Hermosa Beach), #5-96-282 (Seaview Hotel); Final Environmental Impact
Report for The Hermoea Inn & Parking Structure Project (SCH#96051009);
City of Hermosa Beach Downtown Circulation and Parking Initial Study,
April 1996.

PROCEDURAL NOTE: The Commission’s regulations provide for referral of permit
amendment requests to the Commission if:

1) The Executive Director determines that the proposed amendment is a
material change,

2) Objection is made to the Executive Director’s determination of
immateriality, or

. 3) the propcsed amendment affects conditions required for the purpose of
protecting a coastal resource or coastal access.

If the applicant or objector so requests, the Commission shall make an
independent determination as to whether the proposed amendment is material. 14
Cal. Admin. Code 13166. "
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UMMARY OF ST CO! T s

The staff recommends that the Commission determine that the proposed .
development with the proposed amendment, subject to the conditions below, is
consistent with the requirements of the Coastal Act.

STAFF RECOMMENDATION:

The staff recommends that the Commission adopt the following resolution:
I. Approval.

The Commission hereby grants a permit for the proposed develcopment on the
grounds that the development, as conditioned, will be in conformity with the
provisions of Chapter 3 of the California Coastal Act of 1976, will not
prejudice the ability of the local government having jurisdiction over the
area to prepare a Local Coastal Program conforming to the provisions of
Chapter 3 of the Coastal Act and is in conformance with the public access and
public recreation policies of Chapter 3 of the Coastal Act, and will not have
any significant adverse impacts on the environment within the meaning of the
California Environmental Quality Act.

II. . Standard Conditione.

1. Notice of Receipt and Acknowledgment. The permit is not valid and .
development shall not commence until a copy of the permit, signed by the
permittee or authorized agent, acknowledging receipt of the permit and
acceptance of the terms and conditions, is returned to the Commission
office.

2. Expiration. 1If development has not commenced, the permit will expire two
years from the date this permit is reported to the Commission.
Development shall be pursued in a diligent manner and completed in a
reasonable period of time. Application for extension of the permit must
be made prior to the expiration date.

3. Compliance. All development must occur in strict compliance with the
propeosal as set forth in the application for permit, subject to any
special conditions set forth below. Any deviation from the approved plans
must be reviewed and approved by the staff and may require Commission
approval.

4. Interpretation. Any questions of intent or interpretation of any
condition will be resolved by the Executive Director or the Commission.

5. Inspections. The Commission staff shall be aliowed to inspect the gite
and the project during its development, subject to 24~hour advance notice.

6. Assignment. The permit may be assigned to any qualified person, provided
assignee files with the Commission an affidavit accepting all terms and .
conditions of the permit.
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7. Terms and Conditions Run with the Land. These terms and conditions shall
be perpetual, and it is the intention of the Commission and the permittee
to bind all future owners and possessors of the subject property to the
terms and conditions.

I1I. Special Condition

Special condition #5 of the original permit, should be modified to read as
follows:

Final Plans

The permittee shall submit prior to the issuance of the permit, for review
and approval by the Executive Director, final project plans showing each
parking structure level, location of public and hotel parking spaces,
ingress and egress, and elevation drawings. The plans shall show up to
400 parking spaces, 100 of which are to be reserved for hotel use and the
remaining spaces for the general public. The plans shall be in
substantial conformance with the project description and the preliminary
plans.

In the event that there is a change from the approved final plans, the
City shall notify the Executive Director in writing. After review of the
proposed change, the Executive Director will determine if an amendment is
reguired.

Note: Unless specifically altered by this amendment, all conditions imposed
on the previously approved permit remain in effect.

FINDINGS FOR EXECUTIVE DIRECTOR‘'S DETERMINATION:

A. Project and Area Description

The City of Hermosa Beach proposes to amend the original permit to reduce the
height and parking capacity of the originally approved 30 foot high (roof
level), 4 level, 380 public parking spaces, plus 100 spaces to support an
adjacent hotel development (CDP#5-96~282). The amendment will reduce the
project to 25.5 feet in height (roof level) and 3 1/2 levels, and reduce the
number of public parking epaces from 380 to 300 (100 additional spaces will be
provided for the hotel use as originally proposed).

The proposed project is located on a site currently developed with a 135 space
public surface parking lot within the downtown area of Hermosa Beach. The
gite is situated between Hermosa Beach to the east, Thirteenth Street to the
south, Beach Drive to the west and Fourteenth Court (unimproved) to the north.

The City of Hermosa Beach is located in the South Bay area of Los Angeles
County between Manhattan Beach to the north and Redondo Beach to the south.
The City of Hermosa Beach provides approximately .75 miles of beachfront.
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B. Publi ceC
&

Section 30213 of the Coastal Act states in part: ‘ .

Lower cost visitor and recreational facilities shall be protected,
encouraged, and, where feasible, provided. Developments providing public
recreational opportunities are preferred.

Section 30252 of the Coastal Act states in part:

The location and amount of new development should maintain and enhance
public access to the coast by... (4) providing adequate parking facilities
or providing substitute means of serving the development with public
transportation....

In addition the Parking policy C.1l. states:

That the City should not allow the elimination of existing on-street
parking or elimination of existing on-street parking or off-street parking
spaces within the coastal zone. Future residential and commercial '
construction should provide the actual parking necessary to meet the
demand generated.

The public parking lot is located a block from the pedestrian promenade, beach

and the visitor-serving Lower Pier area. The public parking lot provides

parking for visitors to these areas. The temporary loss of the public parking
spaces within the surface parking lots (Lot "B" and "C") and along Thirteenth
Street will cause temporary adverse impacts to beach access and to the .
visitor-serving areas.

As stated in the original report, due to construction and staging activities,
the proposed project would temporarily displace all 135 public parking spaces
in Lot "C" due to construction of the parking structure, 47 metered spaces
along Thirteenth Street, and all 44 spaces in Lot "B", located south of Lot
"C" and across Thirteenth Street. As construction progresses, and
construction and staging activities are moved on-site, Thirteenth Street and
Lot "B" will become available for public parking.

To mitigate the temporary loss of public parking the City, in the original
permit, proposed a free shuttle service that would run between four remote
lots and the beach for the duration of construction and the City would
discontinue the selling of parking permits for on-street meter parking to
employees of the downtown businesses. The Commission also required the
shuttle service and elimination of the parking permits as conditions of the
permit.

Other conditions of approval included that the applicant implement a publicity
program notifying downtown businesses/employees and visitors of the
availability and location of the free remote parking lots; limitation of
public parking rates for the parking structure; and the submittal of final
plans showing a total of 480 parking spaces.

The eighty public spaces that are being removed from the proposed development .
are not required spaces to support existing or proposed downtown development.
The proposed project will result in a net gain of 165 parking spaces available




5-97-011A1
Page 5

for public use and will continue to provide 100 additional spaces for the
exclusive use of the adjacent hotel (currently under construction) as
originally proposed. Therefore, the reduction in the number of public spaces
will not adversely impact public beach access. Special condition #5 requiring
final plans showing a total of 480 spaces should be amended to show a total of
400 spaces, 100 of which are to be reserved for hotel use. Furthermore, the
condition also requires that any change from the approved final plans will
require that the applicant notify the Executive Director in writing and that
the Executive Director will determine if an amendment is required. The
Commission, therefore, finds that as amended the proposed project is
consistent with Section 30213 and 30252 of the Coastal Act and with the City's
certified LUP.

F. Local Coastal Program

(a) Prior to certification of the Local Coastal Program, a Coastal
Development Permit shall be issued if the issuing agency, or the
Commission on appeal, finds that the proposed development is in conformity
with the provisions of Chapter 3 (commencing with Section 30200) of this
division and that the permitted development will not prejudice the ability
of the local government to prepare a Local Coastal Program that is in
conformity with the provisions of Chapter 3.

On September 1981, the Commission certified, with suggested modifications, the
land use plan portion of the Hermosa Beach Local Coastal Program. The
certified LUP contains polices to guide the types, locations and intensity of
future development in the Hermosa Beach coastal zone. BAmong these polices are
those specified in the preceding section regarding public access, visual
resources. The proposed development, as conditioned, is consistent with the
policies of the certified LUP. As proposed the project will not adversely
impact coastal resources or access. The Commission, therefore, finds that the
proposed project will be consistent with the Chapter 3 peolicies of the Coastal
Act and will not prejudice the ability of the City to prepare a Local Coastal
Program implementation program consistent with the policies of Chapter 3 of
the Coastal Act as required by Section 30604(a). ’

G. CEQA

Section 13096(a) of the Commission’s administrative regulations requires
Commission approval of Coastal Development Permit applications to be supported
by a finding showing the application, as conditioned by any conditions of
approval, to be consistent with any applicable requirements of the California
Environmental Quality Act (CEQA). Section 21080.5(d)(2)(i} of CEQA prohibits
& proposed development from being approved if there are feasible alternatives
or feasible mitigation measures available which would substantially lessen any
significant adverse impact which the activity may have on the environment.

There are no negative impacts caused by the proposed development which have

not been adequately mitigated. Therefore, the proposed project is found
consistent with CEQA and the policies of the Coastal Act.
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