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STAFF REPORT: Material Amendment 

APPLICATION NUMBER: 5-97-011-A2 

APPLICANT: City of Hermosa Beach 

6/19/00 
7111-14/00 

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

DESCRIPTION OF PROPOSED SECOND AMENDMENT: After the fact amendment request 
to delete special condition No. 2, which required the City to discontinue the issuance of 
City parking permits to employees of downtown businesses, and offset the temporary loss 
of public parking during construction through the temporary closure of an existing 
commercial building . 

PROJECT DESCRIPTION OF PROJECT PREVIOUSLY APPROVED: Construction of a 
30-foot high, four-level parking structure providing 380 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 7:00a.m. and 6 p.m., to serve the beach and remote 
parking lots during construction of the parking structure. 

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

SUMMARY OF STAFF RECOMMENDATION: 

The proposed amendment will adequately mitigate the temporary impact to beach 
and recreational access during the construction period of the approved parking 
structure. Staff recommends approval with the deletion of special condition No. 2 . 



SUBSTANTIVE FILE DOCUMENTS: 

5-97-011-A2 
Page 2 

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 Hermosa Inn & Parking 
Structure Project (SCH#96051 009); 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 proposed amendment affects conditions required for the purpose of 
protecting a coastal resource or coastal access. 

In this case, the Executive Director has determined that the proposed amendment is 
a material change to the project as originally described. 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. 

RECOMMENDATION: 

Staff recommends that the Commission APPROVE the permit amendment. 

USAGE NOTE: To approve an amendment to a coastal development permit, the 
Commission must vote "yes" on a motion to approve the 
proposed permit amendment. The amendment is approved if a 
majority of Commissioners present vote "yes." (Public 
Resources Code § 30604.) 

MOTION: I move that the Commission approve the proposed amendment 
to Coastal Development Permit #5-97-011 pursuant to the staff 
recommendation. 

• 

• 

• 
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STAFF RECOMMENDATION OF APPROVAL: 

Staff recommends a YES vote. Passage of this motion will result in approval of the 
permit amendment as conditioned and adoption of the following resolution and 
findings. The motion passes only by affirmative vote of a majority of the 
Commissioners present. 

STAFF RECOMMENDATION: 

The staff recommends that the Commission adopt the following resolution: 

I. RESOLUTION TO APPROVE PERMIT AMENDMENT: 

The Commission hereby approves the coastal development permit amendment on 
the grounds that the development as amended and subject to conditions, will be in 
conformity with the policies of Chapter 3 of the Coastal Act and 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. Approval of the 
permit amendment complies with the California Environmental Quality Act because 
either 1) feasible mitigation measures and/or alternatives have been incorporated to 
substantially lessen any significant adverse effects of the amended development on 
the environment, or 2) there are no feasible mitigation measures or alternatives that 
would substantially lessen any significant adverse impacts of the amended 
development on the environment. 

II. STANDARD CONDITIONS: 

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. If 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 . 
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Jnterpretatio;A~l Any questions of intent or interpretation of any condition will 
be resolved by the Executive Director or the Commission. 

4. 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. 

5. 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. 

Ill. SPECIAL CONDITIONS: 

1. Delete Special Condition No. 2, which requires the following: 

2. Parking Permits 

Prior to the issuance of the permit the applicant shall submit 
evidence, for review and written approval by the Executive 
Director, that parking permits will no longer be issued to 
employees of downtown businesses. 

Note: Unless specifically altered by this amendment, all conditions imposed 
on the previously approved permit shall remain in effect (See Exhibit 
no. 4) 

IV. FINDINGS AND DECLARATIONS: 

The Commission hereby finds and declares: 

A. Project Description and location 

The applicant is proposing an after the fact amendment to delete special condition no. 21 
which required the City to discontinue the issuance of City parking permits to employees of 
downtown businesses, and offset the temporary loss of public parking during construction 
of the 480 space parking structure through the temporary closure of an existing 
commercial building (see Site Plan, Exhibit No. 2). Special Condition No. 2 states: 

Prior to the issuance of the permit the applicant shall submit 
evidence, for review and written approval by the Executive Director[ 

• 

• 

• 
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that parking permits will no longer be issued to employees of 
downtown businesses. 

The special condition was required to help mitigate the temporary loss of 226 public 
parking spaces that would be removed during the construction period for the 480 space 
parking structure. The City estimated that they were issuing approximately 300 parking 
permits to employees of the downtown business area. The discontinuance of the selling 
of parking permits would significantly reduce employee parking in the downtown public 
parking areas that would free up parking for the general public. 

The applicant argues that discontinuing the sale of parking permits to downtown 
employees is not necessary since during the construction period for the parking 
structure, a 22,204 square foot commercial building, in the downtown area, consisting 
of office, retail and theater space, was temporarily closed down by the City due to 
seismic retrofitting {see City letter, Exhibit No. 3). The closing of the building reduced 
the demand for parking in the surrounding downtown public parking lots and public 
streets. 

The Bijou Building is located on the southwest corner of Hermosa Avenue and 
Thirteenth Street, directly across the street from the approved parking structure, in 
the City of Hermosa (see Exhibit No. 2). 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. 

In addition to the condition regarding the parking permits, the original permit was 
approved with conditions requiring the operation of a temporary shuttle service, publicity 
program for the shuttle and remote parking lots, and restrictions on public parking rates 
for the new parking structure (see the original staff report and conditions of approval, 
Exhibit No. 4). The applicant complied with these requirements. 

As stated, this is an after the fact amendment request. The applicant commenced 
construction in February 1999, prior to the issuance of the permit, and completed 
construction in February 2000. The approval of this amendment would allow the City to 
satisfy all conditions of the permit so that the permit can be issued. 

B. Public Access 

Section 3021 3 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. 
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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.1. of the City's certified Land Use Plan 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 parking structure approved under coastal development permit 5-97-011 is located a 
block from the pedestrian promenade, beach and the visitor-serving Lower Pier area. 
The existing site was a public parking lot (Lot "C") providing parking for visitors to these 
coastal recreational areas and the downtown businesses. The construction and staging 
activities for the parking structure would displace all 135 public parking spaces in Lot 
"C", 4 7 metered spaces along Thirteenth Street, and all 44 spaces in Lot "B", located 
south of Lot "C" and across Thirteenth. The total number of spaces displaced during 

• 

the construction period was 226 spaces. • 

The project approved by the original permit was for a parking structure that would 
provide additional public parking and enhance public access to the beach. However, the 
parking structure would temporarily impact beach access during the construction period 
by temporarily removing public parking. Therefore, to mitigate the loss of parking, the 
applicant offered to provide a shuttle program and eliminate the issuance of parking 
permits to the downtown business employees. These mitigation measures were 
approved by the Commission, as special conditions of the permit. The parking permits 
allowed permit holders to park in metered parking spaces along the street and in the 
public lots. Furthermore, the City was required to implement a publicity program to 
inform the public of the shuttle program, and designate the location of the shuttle stops 
with appropriate on-street signage. 

The shuttle service was to run between four remote lots and the beach for the duration 
of construction. The shuttle service was approved to operate Monday-Sunday 
approximately between the hours of 7 A.M. and 6 P.M. for two-hour increments (early 
morning, mid-day, and late evening). The remote lots were located at City Hall, 
Hermosa Beach Community Center, Hermosa Plaza (Vons Center) and along the 
Greenbelt. The City Hall site provided 80 parking spaces; Community Center provided 
1 25 spaces; Hermosa Plaza provided 1 68 spaces; and the Greenbelt provided 93 
spaces. The four remote sites were located between .25 miles and .5 miles from the 
beach. The shuttle was routed from the remote sites, through the downtown area (Pier 
Avenue) and down to the beach area to encourage employee and public use of the • 



5-97-011-A2 
Page 7 

• remote lots as replacement parking during the construction period of the parking 
structure. 

• 

• 

The Commission found that the temporarily loss of public parking would be properly 
mitigated by the shuttle and elimination of the issuance of the parking permits during the 
construction period. The intent of the condition was to mitigate the loss of public 
parking during the peak beach use period (weekends) to ensure that the impact to beach 
access was not significant. The supply of parking during the weekday is generally 
sufficient to meet the weekday demand and the temporary loss of parking during the 
weekday would not have a significant adverse impact on beach access. 

In the original permit application the City stated that discontinuing the selling of permits 
to employees and providing a shuttle to the employees to the free parking spaces within 
the remote lots, parking within the downtown area and along the beach would become 
available to visitors to the downtown area and to the beach. In this amendment request 
the City is requesting that the condition (condition no. 2) for eliminating the issuance of 
parking permits to the downtown businesses be removed, since during the construction 
period, a 22,204 square foot commercial building (the Bijou Building) in the downtown 
area, was temporarily closed by the City, which reduced the demand for parking within 
the downtown area . 

The Bijou Building is located at 1227-1235 Hermosa Avenue, one block inland of the 
beach, between Pier Avenue and 13th Street, and across the street from the parking 
structure site. The building was completely closed by the City due to the City's 
requirement for the building to be upgraded for seismic strengthening. According to the 
City, the building was closed and completely vacated at the end of 19881 prior to the 
commencement of construction of the parking structure, which was in February 1999. 
The Bijou Building is still currently vacant. The Bijou Building consisted of the following 
uses: 

Existing Use 

Retail 
Office 
Theatre 

Square feet 

2,966 
11 ,920 
10/938 

Based on the City's parking requirements for the individual uses the total parking 
demand for the building is 279 spaces. This demand is consistent with the demand 
based on the Commission's parking ratios. However, during the weekend, offices are 
generally closed, reducing the total parking demand. If the office use is subtracted out 
of the total parking demand, the weekend demand would be approximately 231 [279-
48(office parking spaces)]. Therefore, in terms of impacts to beach access, the parking 
demand should be based on the weekend demand of approximately 231. However, this 
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amount still exceeds the 226 spaces that would be temporarily removed from public use 
during construction. 

As stated, the intent of the original condition was to reduce the demand for the existing 
parking in the downtown and surrounding areas to accommodate the temporary loss of 
the parking spaces during the construction period. The closing of the Bijou Building, 
which was dependent on the downtown public parking supply, would reduce the total 
parking demand within the downtown and surrounding area and is consistent with the 
intent of the Commission's original approval. Furthermore, the use of the shuttle, for 
employees and the public during the construction period would further reduce any 
adverse impacts to beach access. Therefore, the Commission, finds that the proposed 
amendment will be consistent with Section 30252 of the Coastal Act and with the 
City's certified LUP. 

C. Unpermitted Development 

In 1 997, the Commission approved the original permit with special conditions. The City 
commenced construction in February 1999, prior to satisfying all of the conditions of 
the permit. The one condition that was not satisfied, and needed to be met prior to the 

• 

issuance of the permit, was a condition requiring the applicant to submit evidence that • 
parking permits would no longer be issued to employees of the downtown businesses. 

The City completed construction in February 2000. All parking that was temporarily 
removed from public use due to construction activities, and the new parking structure, 
are currently available for public use. 

Although unpermitted development has taken place on the property prior to submission 
of this permit application, consideration of the application by the Commission has been 
based solely upon the Chapter 3 policies of the Coastal Act. Action by the Commission 
on the permit does not constitute a waiver of any legal action with regard to the alleged 
violation nor does it constitute an admission as to the legality of any development 
undertaken on the subject site without a Coastal permit. 

D. Local Coastal Program 

Section 30604(a) of the Coastal Act states that: 

(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 
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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. Among 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 policies 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). 

E. California Environmental Quality Act. 

Section 13096 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 (CEOA). Section 21 080.5(d)(2)(i) of CEOA prohibits a 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. 

The proposed project, as conditioned, is consistent with the applicable polices of 
the Coastal Act. There are no feasible alternatives or mitigation measures available, 
which would substantially lessen any significant adverse impact, which the activity 
may have on the environment. Therefore, the proposed project is found consistent 
with CEQA and the policies of the Coastal Act . 
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June 12, 2000 

California Coastal Commission 
200 Oceangate • 
l olh Floor Suite 1000 
Long Beach, Ca 9802-4302 

City of 2lermosa 7leacL 
Civic Center, 1315 Valley Drive, Hermosa Beach, California 90254-3885 

"' . 
I# • ' 

~~~~~WI~~ 
JUN 14 2000 

Attention: Pam Emerson, Supervision Analyst CALIFORNIA 
COASTAL CC~'AMI~SION 

Subject: CD Permit No. 5-97-011 

Dear Pam: 

This letter clarifies the occupancy of the Bijou Building in relation to the commencement 
of construction of the North Pier Parking Structure. The Bijou Building was ordered to 
limit occupancy and was eventually vacated pursuant the City's Seismic Strengthening 
Ordinance No. 94-1114. The order provides a date to complete all seismic strengthening 
work with restricted building occupancy leading to complete vacation if work is not 
completed under the Ordinance schedule. 

The theater and office portions of the Bijou Building were ordered vacated in January 
1996 and January 1997 respectively, effectively eliminating 22,204 square feet of floor 
area and eliminating parking demand for 264 spaces. (Please refer to the parking 
tabulation provided in my previous correspondence.) 

In January 1999, the City commenced with construction of the North Pier Parking 
Structure. Thus occupancy limitation at the Bijou Building preceded commencement of 
construction of the City's parking structure and more than offset the temporary loss of 
226 parking spaces. 

I am attaching copies of the notice and order prescribing occupancy limitations for the 
Bijou Building. Please let me know if you have any further questions. 

Sincerely, 

• 
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CITY OJI HEIWOSA BEACH DMS!ON OFBI.m..DING II.! 5AEETY 
COMMUNlTY DBVEI.DrMBNT DMSION 131.! VALLEY DIU\'!· ROOM 103 

HERMOSA BEACH,. CA 901$4 

EARTHQUAKE HAZARD REDUCTION COMPLIANCE ORDER 

THIS ORDER 11 DIRECTED TO THE OWNER 0 nus ORDER APflii!IES TO THI'E BUilD INC LOCI. 'I'Ql 

1227- 35 Hennosa Ave. 

OWNER'S ADDRESS D NAME Of PERSON SERVED WITH ORDER 

P.O. Box 383S :M:icbael Neufleld & J. Naughton 

0 APN! 
CllY STAT£ ZIP CODE 

Manhattan Beaeh. CA 90266 4183002008 
The Olvlslan !If ~ufldlpgll!'ld Safl!ly luis l:!l!!ll!t'rlli!V!If Qat 1111! lll!ldlng at ltM! alXIve IILU!re•ls llllltdrr U. $OGpl! at !SI!!CIIoi17•7.1.S ol1h' Hem10$1 ~each Muniolpll 
Code. A nollr.:& 110 slating Is being filed wllb lhe Cll.U'IIy RI!IC!Iflfef. Si!Cilan 7-7.111, enlftled "!itiunlc: Slf~ Pll:IY!sial'ls let lJI'IIU1tQI\:Jed Muamy f;lMfirlg 
WaiiBulldlrv(. e6labllliheto minimum llal1hquillle ltandarda fur~ bulldlnga. The dMslun hall daeslfled 1118 building • _, UNREINFOACEI) W\&ONRY 

BUILDING hiMng a Buildi~ Risk Ctas&ifiCIIfion ill_A. The _.,. or eac:11 buldil\g ..whin INI accpe or 8C!C!tloll7 -7 .1.5 nu '** a ttn.tot~n~~n~lw* 1o be 
lllllde or !he bulldlna by • cMI 01 structural cng~Mcr or·~ llccl'dt:d b~ v. Stalt or Oalii'Othlt: end 11 the ~ lbla NOT m1111t lhll minimum lilll1hqullal 
sllndlrds :IPCdfled In std!on 7· 7.1.6 or lhc owner aholl cause 1 to be Wuettnlly di:rcd to confotrl\ to llldl.r.ndllm: ur c;;a,. lhiiNildinv 1o ~ a8fl'llllilhld. 
The$C 1re miiii!TMII stand3rdl to re<fucc !he rnsk or lffc loss or lnlurv and w!lnot r p!"''::\'CC'1t lou Clf nro or ln!UIY or prw.nt arihq1.11b ~. 
AS 'tHE OWNER OF THIS BUILDING YOU ARE HEREBY ORDERED TO COMPlY WITH ONE OF THE TWO ALTERNATES AS $!T POR.TH BI!L.OW 
If ltlt OVtiWII' « I'*IOM In c.twoe or control of lh11 'ubjee( ~ failli 111 eomgly Wtlh lbi& 01'\tS wilhiR any limlllimibi al lath beiCIW, HIMin 7-7.1 Ji r«tl.lir• h 
dMslari tD Ofl:l.r .... tntlrt IIUII<Iil'l_; W ~ Vlc:lte<l lfld nlll\lln VRIIId un!llhll 01':1.- 1\H Min~ 'Wit\. 

ALTERNATIVE 'I ALTERNATIVE II 
FULL COMPUANCE EXTENOEC TIME FOR FUU. 

WITH SECTION 7·7. U H.8,U.C. COMPUANce WITH secTION 7-7,1.5 H. S.M. C. 
Within 270 days after seMCtl or Ulls order but NO Wdt\ill 120 days aftM SMVIce of this orCW but NO lATER THAN, 
LATE!It THAN, lunuar.c: l. H!25 0 

April 1, 199S D 

0 

0 

the owner shall (a) Sl.lbmit a structural analysis of the building 
the owner shall submit plans fer the installation of wall anchors and 
parapet bracing which rnel!llthe requirements of Section 7•7.1.5. 

as speclrled above \0 1ha OM11Ion of Building and Safety, and 
s:l'l:all ctemon&trato that the blJ!Idlng meets the minimum AND 
requirements Df section 7.7.1.6 

or obtain • building permit for wall anchor and parapet bracing within 
(b} Sutmit the $1rqcturul snelysis and Dlans for structunsl 180 days after 1ervlce of this order but NO LATER THAN, 
alterations or demolition Of the bulldlno withlt\ 270 days afti!W' J.Anyarv 1 1995 With D service of this order but NO LA ll;R THAN, 

Jyly 1, 1995 and 0 lnstaUatlon to start wlthln 270 days after service of th!s order but NO 
tATER THAN, 

obtain a building pt:nnil for the required alterations or Jul,y J. 1995 and 0 demolltfon NO LATER THAN, 

. ZmiWIC£1, 122~ with 0 all anChors to b•lnstalled Wlthln·1 year altar service Of tnls order but 
NO LATER THAN, 

aU Work ta b• complahld NO LATER THAN, Iauuaa 1 1996 al\d 0 
January 1. 1997 D - ... 

the owner thllltiubmtt the stll.lctulllllilnsly!il& and plano for structural 
YOUR ATIENTION IS DIRECTeD TO THE FOLLOWING: altaratlona or dernolnton Oftnl DUIICIIng but NO LATER THAN, 

If you believe that your building is nat within the scope of the lulx 1. 1997 8l'ld 0 
Earthquake Ordinance, you may 1ppeal thhl d.Wnnimltian tD the the owner shall obtain a building permit to complete the earthq1J111w 
Board of Appeals. This appeal muSt be filed With tile board within safety requinlments NO LATER THAN. 
eo d1ys o1 thl1ervle~ date a1 thl1 orcltr. 

lanuaa 1 1221 0 With 
: 

construction or demollUon tD &tart within 180 days alter l11uance af 
the buildihfo1 penni!, AND 
all work to be complel;ad NO lATER THAN, 

l1mnaa 1.1222 TI 
Olher appHII ur ~for Rvhl modifll:atiGM fnm 1111 Ghr IF YOU DESIRE FURTlili;;R INFDRMA'no,. fiEGAROINQ THE STANDARDS 
deCt!i I I *illlbi!J, Dl'dl!rs or IICiions liS • ft!!5UII alltiJs order, lhall be made ~ AND PftOCI!DUft!l fti!LATING TO THII OftDER YOU MAY CONTACT THE 
IICC!IRIIIIII2 wiltl _, 204 use and need 11111 be filed wihln 110 dlsys. BUILDING & SAFElY DMSION II 310 3184ll5. 

DATEORDER.SERVED. __ ~---- DATB SENT BY CERTIPli!P MAlL:__ ______ _ 

JNSPEcroRS SICJNI'ltJRE~..,.-_________ _ 
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RECORDING REQUESTED BY 

CITY OF HBRMSOA BEACH · 

EXEMPT FROM RECORDING FEES 
PURSUANT TO GOVERNMENT 
CODE SECTION 27313-BE.NEFITS 
CITY 
AND WREN RECORDED MAIL TO: 

CITY CLERK 
CITY OF HERMSOA BEACH 
1315 VALLEY DRIVE 
HEruMOSABEAC~CALWO~ 
902S4 

BERIOSA BCJI CI1Y 

SPACE ABOVE nm LINE FOR RECORDB'RS USB 

CERTIFI~l'J: O'F A!Jl'UCATION OF CnY OF HERMOSA BEACD 
MUNICIPAL CODE S'£C110N 1.1.1.5 (ORDINANCE NO. '4-1114) 

A.P.N.: 4183001001 

NOTICE IS HEREBY GIVEN that the masonry buDding located at 1227-35 Hennon Ave. City of 
Hermosa Beach, County of Los Angeles, California, on the real property specifically desetibed 
above has been determined by 1he Building Official of the City of Hennosa Beac;h to be within the 
scope of Hermosa Beacn Municipal Code Section 7-1.1.6. 

The purpose of Section 7-{ 1.511 fD promote pubHc safety and welfare by reducing the risk of death 
or injury that may result from the effects of exiSting ur'\reinforced masonry bearing wan buildings. ln 
furtheraoea of the above purpose, Section 7-1.1.5 requires that tha Building Offlclal rate each 
buftdlng covered by Section 7·1.1.5 in the following manner.: High Risk Buildings (those with an 
occupant load Df 300 aa:upants or more), Low Risk Buildings (25 or less occupants) and Medium 
Risk Buildings (25 oec..~pants or mote, tnetudtng l:)utldlngs of greater than 300 occupants used lass 
1han 20 hours per week). Once the Building Official has evaluated aD buDamgs that are \Nithln the 
.seope Of SectiOI'\ 7-1.1.6, the Building Offlclal must then Issue a Compliance Order notifying the 
subject building owner of the following: (1) his or her building il within the scope of Section 7·1.1.5, 
(2) the subject building's rating claaaiflCBtion, (3) the altamative& available for bringing tne $Ubjeet 
bw1ding in compliance with the Code, and (4) the time limits for each alternative. 

A Compliance Order has been Issued ragan:ling the subject building which requires that the property 
owner causa a structural analysi=; to be made of the subject building by a state-Ucansed engineer or 
architect Pursuant to tha Compliance Order, If the subject building does not comply with the 
earthquake standards u provided by the Section 7-1.1.5, the recorded owner mustc:auae it to be 
structurally altarad to conform to such standards or shaD cause the building fD be demolished . 

• 

• 

• 
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SJAEE REPORT; 

APPLICATION NO~: 5-97-Dll 

APPLICANT: Ctty of Her.osa Beach 

" :,. 4 

REQJLAR CALENDAR 

AGENT: 

PROJECT LOCATION: Public Parking Lot •c•, bounded by Hermosa Avenue, Beach. 
Drtve. 13th Street and 14th Court, Hermosa Beach, Los Angeles County 

PROJECT DESCRIPTION: Construction of a 30-foot htgh, four-level parking 
structure providing 380 public public parking spaces. plus 100 spaces to ~ 
support the hotel developaent located at 1300 The Strand (Coastal Development 
Penait 15-96-282); 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.•. and 6 P·•·· to serve the beach and remote 
parking lots during construction of the parking structure. 

Lot area: 43,560 square feet 
Building coverage: 41,000 square feet 
Landscape coverage: 2,500 square feet 
Parking spaces: 480 spaces · 
Zoning: C2- eom.ercial 
Plan destgnatton: General Colmerctal and Open Space 
Ht abv f1n grade: 30 feet 

LOCAL APPROVALS RECEIVED: Approval by Resolution 196-5842 

SUBSTANTIVE FILE DOCUMENTS: Hermosa Beach Land Use Plan; Coastal Development 
Penatts: 15-82-251 <Ctty of Her~asa Beach) and amendment, 15-92-177 (City of 
Her.osa Beach), 15-96-282 <Seaview Hotel); Final Environmental Impact Report 
for The Hermosa Inn & Parking Structure Project (SCHI96051009); City of 
Her.osa Beach Downtown Circulation and Parking Initial Study, April 1996. 

SUMMARY Of STAFF RECOHHENOATIQN: 

Staff recommends that the Commission approve the proposed project with special 
conditions to ensure that during the construction of the project public 
parking is not ;~gnificantly adversely impacted. 

·. 

n 



STAFF REOOMHENOATIQN: 

The staff recommends that the Commf1sion adopt the following resolution: 

I. Approval with conditions • 
The Commission hereby grants, subject to the conditions below, a permit for 
the proposed development on the grounds that the development, as conditioned, 
wilt 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, is located 
between the sea and first public road nearest the shoreline 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 conditions. 

1. Notice of Receipt and Acknowledgment. The permit is not valid and . 
deve 1 opment sha 11 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. If 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 
proposal 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 allowed to inspect the site 
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. 

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. 

• 
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III. Special Conditions: 

1. Shuttle Program 

o~-;,1-VI I 
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The City shall operate a shuttle program for the duration of construction of 
the parking structure. The program shall commence upon closure of either or 
both existing surface parking lots "811 and "C". The program sha 11 continue 
until the parking structure is open to the general public. The program shall 
shuttle people from the remote parking lots located at City Hall, Hermosa 
Beach Community Center, Hermosa Plaza and the Greenbelt, through the downtown 
area (Pier Avenue), to the beach. with the route and shuttle stops as 
generally depicted in Exhibit #5 of the staff report. 

The Shuttle service shall be provided for two hour increments (early morning, 
mid-day, and late afternoon), with an approximately 12 minute headway, between 
the hours of 7 a.m. and 6 p.m., seven days a week. However, during the period 
between the last week of May (Memorial Day weekend) and the first week of 
September (Labor Day), the shuttle service shall be provided continuously with 
an approximately 12 minute headway, between the hours of 11:00 a.m. and 6:00 
p.m. 

2. Parking Permits 

Prior to the issuance of the permit the applicant shall submit evidence, for 
review and written approval by the Executive Director, that parking permits 
will no longer be issued to employees of downtown businesses. 

3. Publicity Program 

·,.; 

Prior to the issuance of the permit the applicant shall submit, for review and 
_written approval by the Executive Director, a publicity program that the City 

will implement to notify businesses/employees of the downtown area and 
visitors to the downtown and beach areas of the availability and location of 
the free remote parking lots and the availability and hours of operation of 
the shuttle service. The publicity program shall include but not be limited 
to providing notification flyers to businesses within the downtown area. 
on-street signage indicating shuttle stops, route and times of operation, 
etc. The City shall implement the approved publicity program for the duration 
of operation of the shuttle program required by Special Condition No. 1 above. 

4. Public Parking Rates 

Prior to the issuance of the permit, the applicant shall submit, for review 
and written approval by the Executive Director, the public parking rates for 
the parking structure. The parking rates shall not exceed those rates charged 
at nearby public beach parking lots (within the City or nearby beach 
communities). Prior to any rate increase the applicant shall notify the 
Executive Director and a determination will be made if an amendment is 
required for the rate increase. 

5. Final Plans 

The permittee shall submit within 90 days of 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. 
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ingress and egress, and elevation drawings. The plans shall show a total of , • 
480 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 • 
conforman~with the project description and the preliminary plans. 

IIIOJ 
'1"1 

IV. findings and Declarations. 

A. froject Description and Background 

The applicant proposes to construct a 30-foot high, four-level parking 
structure providing 380 public parking spaces, plus 100 spaces dedicated for 
hotel use <Seaview Hotel, CDP#S-96-282); and 7,000 square feet of 
retail/office space a long Hermosa Avenue. The City wi 11 operate a free 
shuttle program for the duration of the parking lot construction to serve 
remote lots and the beach area. The daily shuttle will operate approximately 
six hours per day. between the hours of 7 a.m. and 6 p.m., in two hour 
increments (early morning. mid-day and late afternoon). The City estimates 
that the shuttle will have a 12 minute headway. 

The City estimates that construction for the parking structure will last 
approximately 12-13 months. 

The proposed project will be located on a site currently developed with a 135 
space public surface parking lot. The site 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. 

B. fub11c Access 

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.l. 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. 
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The proposed project will temporarily displace all 135 public parking spaces 
in Lot "C• due to construction of the parking structure. In addition, 47 
metered spaces along Thirteenth Street and all 44 spaces in Lot "B". located 
south of Lot "C" and across Thirteenth Street. wi 11 be temporarily displaced 
due to construction and staging activities. Therefore. the total number of 
spaces displaced during the construction period is 226 spaces. As 
construction progresses. and construction and staging activities are moved 
on-site. TM rteenth Street and Lot 11 B11 wi 11 become ava 11 ab 1 e for pub 1 i c 
parking. 

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. 

To mitigate the temporary loss of public parking the City is proposing to 
provide a free shuttle service that will run between four remote lots and the 
beach for the duration of construction and discontinue the selling of parking 
permits to employees of the downtown businesses. The shuttle service will .~ 
operate Monday-Sunday approximately between the hours of 7 A.M. and 6 P.M. for 
two hour increments (early morning. mid-day, and late evening). 

The four remote parking sites provide a total of 466 parking spaces. The 
remote sites are at City Hall. Hermosa Beach Community Center, Hermosa Plaza 
(Vons Center) and along the Greenbelt. The City Hall site provides 80 parking 
spaces; Community Center provides 125 spaces; Hermosa Plaza provides 168 
spaces; and the Greenbelt provides 93 spaces. The four remote sites are 
located between .25 miles and .5 miles from the beach. The shuttle will run 
from the remote sites. through the downtown area (Pier Avenue) and down to the 
beach area. to encourage public use of the remote lots as replacement 
parking. The shuttle program will stop at designated stops along the proposed 
route <see Exhibit #5). The City estimates that the shuttle will operate with 
a 12 minute headway. 

In conjunction with the shuttle program the City will also discontinue selling 
monthly parking permits to employees of the downtown business area. The City 
estimates that they are currently issuing approximately 300 parking permits to 
employees of Downtown businesses. Hith the parking permits employees are 
allowed to park within metered parking spaces without paying the meters. 
According to the City the selling of permits to employees takes up 
approximately 300 of the 564 metered parking spaces available within the 
downtown and beach area during peak periods. The spaces that are taken up by 
employees are then unavailable to customers and visitors to the area. The 
City states that by discontinuing the selling of permits to employees and 
providing a free shuttle to the employees to the free parking spaces within 
the remote lots parking within the downtown area and along the beach will 
become available to visitors to the downtown area and to the beach. 

However. the remote lots that the City is proposing for replacement parking 
are part of the preferential parking program approved by the Commission in 
1982 [#5-82-251 (City of Hermosa Beach)] and subsequently amended in 1992 by 
permit #5-92-177(City of Hermosa Beach). In these permits the Commission 
approved the City's preferential parking program that created a .. disincentive .. 
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for non.;..resident beachgoer·s to park. close to the beach in order to make 
available more parking for residents in the area. To ensure that the program ~ 
would not adversely impact public parking and public access to the beach the 
Commission required as a condition of the permit that the applicant provide • 
alternative parking sites to mitigate for the adverse impact to public parking 
close to the beach. In approving the preferential parking program the 
Commission required 533 long term free public parking spaces to serve 
beachgoers and users of public facilities. The areas designated as remote 
parking sites included: 

Hermosa Plaza lower level 
Clark. building(two lots) 
Hermosa Greenbelt (Valley Dr.) 
City Hall front lot 
Community Center 
Ardmore and Pier 
Kiwanis Club 

Number of Spaces 

168 spaces 
57 
78 
43 
125 
36 
26 

' -The City indicates that the remote parking sites are underutilized and that.'· 
the four remote sites have adequate available spaces to accommodate the 
additional demand. The implementation of a shuttle program during 
construction of the public parking structure will increase the use of these 
sites by employees that currently park. on the metered streets within the 
downtown area and for the beach visitors and downtown patrons that will be 
displaced during the temporary loss of the parking lot. 

Aerial photographs taken for the City on a weekend at 2:45 p.m. on August 10, • 
1996, indicate that the Community Center and the Greenbelt are approximately 
45-501 occupied. The City Hall lot is approximately only 101 occupied. 
Figures for the Hermosa Plaza are not available due to the parking is within a 
parking structure and the available spaces are located on the lower level. 
However, because of the location of the spaces within a shopping center and 
limited visibility the City states that most of general public is not aware of 
the parking site and therefore the Plaza is not heavily used for general 
parking. 

Based on the utilization figures, and extrapolating the occupancy figure based 
on the Community Center and Greenbelt for the Hermosa Plaza, the four remote 
lots can accommodate approximately 265 additional vehicles during peak. use 
periods. Based on this information the four remote lots can support an 
increase in use generated by the City's shuttle program for employees and 
visitors to the downtown and beach areas. 

Hith the use of these lots and the freeing up of the spaces within the 
downtown and beach area there will be adequate parking available to support 
the parking that will be temporarily displaced during the construction of the 
parking structure. However, the most significant impacts to beach parking and 
access will occur during the peak. summer use periods. The peak. periods 
typically occur during the weekend between the last week. of May (Memorial Day) 
and the first week. of September (Labor Day). Peak. hours during these summer 
weekends generally are between 11:00 a.m. and 5:00p.m. During this period 
the beach areas experience heavy public use and public parking within the 
public lots and along the streets becomes heavily used. The Commission finds • 
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that in order to ensure that the shuttle program adequately mitigates the loss 
of nearby beach parking during the summer weekend periods the City, in 
addition to the hours proposed, must operate the shuttle during the summer 
weekends continuously with an approximately 12 minute headway from 11:00 a.m . 
to 6:00 p.m. The shuttle must run from the designated remote lots, through 
the downtown area (Pier Avenue), to the beach, as generally depicted in 
Exhibit #5 of the staff report. Furthermore. to ensure that employees of the 
downtown area and the general public are aware of the shuttle program the City 
must implement a publicity program that informs the public of the location of 
the remote parking sites, include the availability and hours operation of the 
shuttle system, and designate the location of the shuttle stops with 
appropriate on-street signage. The City shall also submit final design plans 
to ensure that the project is consistent with the City•s preliminary plans and 
project description as approved by this permit. The Commission, finds that 
only as conditioned will the proposed project be consistent with Section 30252 
of the Coastal Act and with the City•s certified LUP. 

C. Development 

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 •••. 

The City•s certified LUP requires one space per 385 square feet for retail and 
office space. Based on this requirement the 7,000 square feet of mix retail 
and office space will require 18 parking spaces. 

In the City•s Land Use Plan amendment 1-94, as modified by the Commission and 
accepted by the City, the LUP allows projects within the City•s downtown area 
a parking adjustment to account for local walk-in traffic by persons who are 
already parked elsewhere. The LUP states: 

New development, including expansions and intensifications of use, shall 
provide parking consistent with requirements elsewhere in the City unless 
the following findings are made. If the following findings are made, the 
exceptions described in Section 2 may be granted. 

1. findings 

Before granting the exceptions below, the Planning Director shall 
certify: 

(a) That fewer than 96,250 square feet of commercial development, 
including new buildings, expansions and/or intensification of 
uses, in the OED has received a COP since November 1, 1994 

(b) That there is currently adequate parking to support the 
development and provide adequate beach parking. 

(c) That the City council has approved an interim parking study for 
the OED that shows the occupancy of the parking spaces in the 
OED is 901 or less during daylight hours on summer weekends. 
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(d) That no more than 24,063 square feet of commercial development 
in the OED has received COP's since the last interim parking 
study was approved by the City Council. 

2. Exceptions 

i. When parking is required, for projects on lots exceeding 10,000 
square feet and/or 1:1 F.A.R, parking in excess of that existing on 
the site at the time of the proposal shall be provided at 651 of the 
current parking requirement. 

ii. Because of the physical constraints to providing parking and the 
desire to promote a pedestrian orientation in the Downtown 
Enhancement District, for projects on lots less than 10,000 square 
feet and less than 1:1 F.A.R., no parking other than the parking 
existing on the site at the time of the proposal shall be required. 

The parking sfandard for the downtown area was developed according to a 
parking study completed by the City. The 651 figure was based on a City 
survey which found that only 651 of commercial customers drove to the downto~n 
a rea. The fo 11 owing is some background i nforma ti on as submitted by the City·· 
for the LUP amendment 1-94: 

. 
• 

• 

The existing regulations that require parking for all new development or 
intensification of uses makes it costly, if not impossible, for property 
owners to improve or enhance their existing properties. However, in 
reducing parking requirements on small lots, the city realizes that some 
limits need to be established to assure that over-development, or lack of 
parking is not the result. as such, the standard of a 1:1 floor area to 
lot area ratio is used as a maximum. This method simply uses an easily • 
recognizable standard--the amount of commercial land area--as the maximum 
amount of development prior to absolutely requiring added parking supply. 

This part of the proposal(the small lot exemption up to a 1:1 F.A.R.) is 
similar to the parking standard used by the city of Manhattan Beach for 
its similarly situated coastal downtown district. The bJsic premise is 
that a certain scale of development can be accommodated by existing 
"collective" parking facilities spread throughout a district. Further 
contributing factors that apply in both cities are as follows: <a> both 
commercial districts are surrounded by medium and high density residential 
districts making walking and biking to commercial destinations a realistic 
and feasible alternative to automobiles, and; (b) many of the commercial 
activities (restaurants, beach rentals, beachwear clothing shops) are 
interdependent with the use of the public beach and the Strand. As such, 
suburban parking standards which assume most customers drive, and that 
separate uses are exclusive, should not apply. 

Based on the above, it logically follows that when parking is required 
<for the area over a 1:1 F.A.R. or development on larger lots) the 
standard that apply to other commercial areas should not apply in the 
coastal downtown district. Therefore, based on surveys of the City's 
downtown which found that about 651 of respondents drove to the area, it 
is proposed that parking be required at 651 of the standard which applies 
elsewhere in the city. This is further supported by studies on mixed use 

• 
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commercial shopping centers which generally show that only 40-75~ of 
required parking is needed when different uses with different peak time 
demands share the same parking~ 

Because the project is located within the Downtown Enhancement District COED) 
the project would only be required to provide 65~ of the required parking if 
all the necessary LUP OED findings are made. Based on City's Downtown 
Enhancement District's parking adjustment factor of 65~. the 7,000 square feet 
of retail/office use would require 12 parking spaces. However, the Commission 
finds that the project does not qualify for the OED reduced parking standard 
because with the City's recent approval of the Seaview Hotel (coastal 
development permit #5-96-282) the OED exceeds the threshold of a total of 
96,250 square feet for commercial development. Therefore, the project does 
not meet all of the required findings to allow the downtown parking 
adjustment. However. the threshold was established based on the City's 
existing parking supply for the downtown area and the amount of surplus 
parking during a typical summer weekend. The amount of additional public 
parking that will be added within the downtown district with the construction 
of the parking structure is 380 spaces. Based on the City's calculations the 
380 spaces could accommodate approximately an additional 146,300 square feet 
of new commercial development based on 65~ of current zoning requirements •. 0 

Since additional parking is being added to the downtown district the threshold 
for commercial development would be increased, thus, allowing additional 
development to occur without adversely impacting the public parking within the 
downtown area. Although the proposed commercial development does not qualify 
for the parking break the proposed parking structure will have more than an 
adequate amount of available parking to support the parking demand generated 
by the proposed retail/office space as calculated at the City's standard 
parking ratio. 

·According to the City the parking rates for the structure have not been 
established. The City is considering progressive parking rates for the 
structure to provide lower cost, long-term parking relative to on-street 
parking rates. Currently the City's meter rates are $.25 per half-hour. The 
City's beach parking lots, located along Hermosa Avenue on the north and south 
side of Pier Avenue, cost $12 per day during the summer and $7 per day during 
non-summer periods. In past Commission permit action the Commission has found 
that public parking rates directly affect public use of the lots and access to 
the beach. If rates are set too high they can adversely impact beach access. 
Because of the proposed structures close proximity to the beach the structure 
will be used by beach visitors. Therefore, to ensure that the rates will not 
discourage public beach parking and the rates are consistent with beach 
parking rates normally charged at surrounding public beach lots a condition is 
required that the rates charged do not exceed those rates charged at nearby 
public beach parking lots. 

The proposal w111 supplement available public parking for beach access, which 
is currently provided by three lots located between Hermosa Avenue and The 
Strand and. on-street metered spaces and in remote locations that are located 
over a quarter mile way from the beach. The Commission finds that as 
conditioned the parking structure will enhance recreational opportunities 
along the beach. the Strand, Pier and the downtown visitor-serving area by 
providing more accessible and convenient long-term public parking. Therefore 
the Commission finds. that as conditioned the proposed project will be • 
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consistent with Section 30252 of the Coastal Act and the applicable policies 
of the City's certified LUP. 

. D. Traffic and Circulation 

According to the FEIR all presently signalized downtown intersections are 
operating at Level of Service (LOS) A. All non-signalized intersections 
operate at LOS B, except for Valley Drive and Pier Avenue and Ardmore Avenue 
and Pier Avenue which operate at LOS F. The FEIR further states the proposed 
project will not change the LOS of any intersection and the vehicle/capacity 
does not appreciably change for any intersection. Because intersection 
Vehicle to Capacity (V/C) does not appreciably change due to the project and 
the LOS does not change for any intersection the FEIR concludes that the 
additional traffic generated by the project will not have a significant 
impact. However, access impacts caused by traffic traveling to the parking 
structure were identified in the study. The FEIR indicates that traffic 
turning left from Hermosa Avenue into the parking structure will require left 
turn lane storage capacity. To mitigate the potential impacts caused by 
queuing the City will create a split phase traffic signal operation at the 
intersection of Thirteenth Street and Hermosa Avenue and at Pier Avenue and _l 
Hermosa Avenue. · 

Based on the traffic study conducted for the FEIR the traffic generated by the 
proposed project will not adversely impact any of the intersections within the 
Coastal Zone. As proposed the project does not subtract substantially from 
the ability of the public to get to the beach. The Commission, therefore, 
finds that the project, as conditioned, is consistent with Section 30252 of 
the Coasta 1 Act. 

E. Visual Quality 

Section 30251 of the Coastal Act states: 

The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance. Permitted development shall 
be sited and designed to protect views to and along the ocean and scenic 
coastal areas, to minimize the alteration of natural land forms, to be 
visually compatible with the character of surrounding areas, and, where 
feasible, to restore and enhance visual quality in visually degraded 
areas. New development in highly scenic areas such as those designated in 
the California Coastline Preservation and Recreation Plan prepared by the 
Department of Parks and Recreation and by local government shall be 
subordinate to the character of its setting. 

The proposed project area is characterized by medium to high density urban 
development. A row of one-story single family residences, a commercial 
establishment and a vacant lot [site of Phase II of proposed hotel project 
(permit 15-96-282)] are located to the north of the proposed site. To the 
east and across Hermosa Avenue are retail and commercial establishments. To 
the south of the site there is a small restaurant. retail uses, and an 
apartment complex. To the west is a vacant lot (the site of Phase I of the 
proposed hotel project). 

. . 

• 

• 

• 
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The area presents a mix of building heights that vary from one to three 
stories. The tallest building in close proximity to the site is the Bijou 
Theater [located to the east along~ermosa Avenue] with a height of 45 feet . 

Since the project site is developed with a surface parking lot. there are 
limited views of the beach along the adjacent streets as well as intermittent 
views from Hermosa Avenue. However, views from street level along Hermosa 
Avenue are blocked by vehicles parking within the parking lot. Although the 
surrounding streets provide some views to the beach they are not designated as 
scenic highways or scenic corridors. 

Because Hermosa Avenue is one of the City's primary commercial areas the City 
is proposing to construct a three-story retail/office structure along the 
Hermosa Avenue frontage to reduce the visual obtrusiveness of the parking 
structure and to conform to the visual character of the surrounding area. 

The proposed project will conform to the City's 30 foot height limit and is 
consistent with the scale and character of the surrounding area. The visual 
impact of the proposed project will be insignificant due to the existing 
development in the area and the availability of public views to and along the 
beach from adjacent public areas. such as The Strand. Pier Avenue and the ~­
Pier. The Commission. therefore. finds that the project as conditioned is 
consistent with Section 30251 of the Coastal Act. 

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. Among 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 policies 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. t£QA 

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 
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Environmental Quality Act (CEQA). Section 21080.5(d)(2)(1) of CEQA prohibits 
a proposed development from being approved if there are feasible alternatives ' 
or feasible mitigation measures ava11able 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. 

8459F 
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• 
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