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Item Th 191 

Staff Report: May 23, 2001 
Hearing Date: June 12-15, 2001 
Commission Action: 

STAFF REPORT: REGULAR CALENDAR 

APPLICATION NUMBER: 5-01-073 

APPLICANTS: Bruce Bogart 

AGENT: Srour & Associates, Attn: Elizabeth Srour 

PROJECT LOCATION: 122 2nd Street, City of Hermosa Beach (Los Angeles County) 

PROJECT DESCRIPTION: Demolition of an existing nonconforming one-story 
single family residence with one off-street parking space and 
construction of a three-floor, 30 foot high, 2,510.7 square 
foot single family residence with a two car garage on a 1,478 
square foot R-3 zoned lot. Also, an after-the-fact application 
for a lot merger. 

Lot Area 
Building Coverage 
Pavement Coverage 
Landscape Coverage 
Parking Spaces 
Zoning 
Plan Designation 
Ht above final grade 

1,478 square feet 
860.25 square feet 
391.5 square feet 
226.25 square feet 
2 
R-3 
High Density Residential 
30 feet 

SUMMARY OF STAFF RECOMMENDATION 

Staff is recommending APPROVAL of the proposed project subject to two special 
conditions requiring the provision of three off-street parking spaces and conformance to 
the allowable height limit of 30 feet. The major issue of this staff report concerns 
residential development not providing adequate parking to meet the public access 
policies of the Coastal Act. 

• SUBSTANTIVE FILE DOCUMENTS: 

1. City of Hermosa Beach Land Use Plan certified with suggested modifications 
April 21, 1982. 

2. City of Hermosa Beach, Approval in Concept, February 22, 2001. 
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3. Hermosa Beach City Council Resolution 00-23, April 18, 2000. 
4. Coastal Development Permits 5-93-180 (Reynolds) and 5-98-146-W (Adair). 

STAFF RECOMMENDATION: 

The staff recommends that the Commission APPROVE the following resolution with 
special conditions. 

Motion: 

I move that the Commission approve COP No. 5-01-073 pursuant to the staff 
recommendation. 

Staff Recommends a YES vote. Passage of this motion will result in adoption of the 
following resolution and findings. The motion passes only by affirmative vote of a majority 
of the Commissioners present. 

I. APPROVAL WITH CONDITIONS 

The Commission hereby approves a coastal development permit for the proposed 

• 

development and adopts the findings set forth below on grounds that the development as • 
conditioned 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 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 development on the environment, or 2) there are no 
further feasible mitigation measures or alternatives that would substantially lessen any 
significant adverse impacts of the 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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• 3. Interpretation. 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. Revised Plans to Provide Adequate Parking 

A PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit revised plans to the Executive Director for review and written 
approval. The revised plans shall show the following changes to the project 

1. Revise plans to include three off-street parking spaces without the loss of 
on-street parking . 

a) The revised plans must include a minimum of three off-street 
parking spaces without loss of on-street parking spaces to serve the 
single family residence. 

b) The revised plans must either ( 1) not eliminate on-street public 
parking or (2) replace any existing on-street public parking that is 
eliminated as a result of the development. In either case, existing on­
street parking adjacent to the subject property lines must be identified 
on the revised plans. If any on-street parking is eliminated, all 
eliminated and replacement parking must be identified on the revised 
plans. 

B. The revised plans shall, prior to submittal to the Executive Director, receive an 
approval in concept stamp from the City of Hermosa Beach Planning Department, 
indicating that the revised plans meet the standards of the City's municipal code 
and/or received a variance for parking stall dimensions. 

C. The permittee shall undertake development in accordance with the approved 
final plans. Any proposed changes to the approved final plans shall be reported to 
the Executive Director. No changes to the approved final plans shall occur without 
a Commission amendment to this coastal development permit unless the Executive 
Director determines that no amendment is required . 
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No portion of the proposed structure shall exceed 30 feet in elevation above the 
existing grade. 

3. Condition Compliance 

A. The applicant shall amend the project description to include application for an 
after-the-fact permit for the lot merger that was recorded at the City in 1989. 

B. Within 90 days of Commission action on this coastal development permit 
amendment application, or within such additional time as the Executive Director may 
grant for good cause, the applicant shall satisfy all requirements specified in the 
conditions hereto that the applicant is required to satisfy prior to issuance of this 
permit. Failure to comply with this requirement may result in the institution of 
enforcement action under the provisions of Chapter 9 of the Coastal Act. 

IV. FINDINGS AND DECLARATIONS 

The Commission hereby finds and declares: 

A. Project Description 

The subject site is located at 122 2nd Street within the City of Hermosa Beach, Los 
Angeles County (Exhibit #1 ). The site is not lot located between the first public road and 
the sea. It is located approximately three blocks inland and is within walking distance of 
the beach. The 1,478 square foot lot is a legal, nonconforming lot measuring 25 feet wide 
by 59.5 feet long (Exhibit #2). The lot is a corner lot with frontage on 2nd Street and abuts 
Palm Drive on its west side. The lot was created by subdividing two lots into three {Exhibit 
#2) and the new lot was recorded by a deed of record at the County Records Office prior to 
the enactment of the Coastal Act. The Assessor's Parcel Number is 4188-012-052 and 
the parcel is legally described as the westerly 25 feet of Lots 14 and 15, Tract No. 1122. 
In 1989, the City required a lot merger to legally merge the front of the lot (a portion of Lot 
14) with the rear of the lot (a portion of Lot 15) (Exhibit #3). Included as part of this coastal 
development permit application, is an application for an after-the-fact permit for the merger 
that occurred on the lot in 1989. The project is located within an existing urban residential 
area and is located approximately one-half mile south of the Hermosa Beach Pier. 

The applicant is proposing demolition of an existing one-story, nonconforming single family 
residence and construction of a three-floor, 30-foot high single family residence with 
2150.7 square feet of living space (Exhibit #4, pp.1-10). Off-street parking for the 
proposed single family residence would be provided by an attached two-car garage located 
at the back of the house with vehicular access from Palm Drive (Exhibit #4, pp.2-3, 10 and 
Exhibit #5). The City of Hermosa Beach Planning Department issued variances from the 
guest parking requirement and from the garage dimension requirement (to allow an 18.5-

• 
• 

• 

• 
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foot interior depth rather than a 20-foot depth). The applicant proposes to construct the 
residence and attached two-car garage on a 1,478 square foot R-3 zoned lot in Hermosa 
Beach. The proposed residence will include a roof deck at the back of the structure with 
access from an outside, unenclosed stairway from a third floor deck, four decks/balconies, 
numerous windows and extensive architectural variety (Exhibit #4, pp.7-10). Thirty-five 
cubic yards of cut is proposed and the soil will be exported to the Redondo Beach Disposal 
Site. No encroachment into City property is proposed. 

B. Previous Commission Action in Project Area 

The Commission has required provision of adequate off-street parking in its approval of 
residential development on small lots in Hermosa Beach. Projects similar to the currently 
proposed development in Hermosa Beach include Coastal Development Permits (COP's) 
5-93-180 and 5-98-146-W. These projects are used for comparative purposes in the 
current situation because of the similar small lot sizes, single family residential uses and 
provision of adequate off-street parking. These lots were created through subdivision, as 
was the subject lot, and do not conform to the minimum lot size required by the City. The 
lots are each developed with a single family residence, as is proposed for the subject lot 
which is currently developed with a single family residence. The lots meet or exceed the 
minimum off-street parking required by the City and Commission. The Commission 
approved COP 5-93-180 for construction of a three-story, 2,509 square foot single family 
residence with four off-street parking spaces on a 1,503 square foot, R-3 zoned lot. The 
proposal (COP 5-93-180) included a two-car garage and two unenclosed parking spaces 
with access from Monterey Boulevard, the fronting street (Exhibit #6). The lot is located at 
341 Monterey Boulevard in Hermosa Beach, which is approximately two blocks from the 
subject site (Exhibit #7, pp.1-2). The Commission approved COP 5-98-146-W for 
construction of a three-story, 2,045 square foot single family residence with three off-street 
parking spaces on a 1 ,240 square foot R-3 zoned lot. The lot is a corner lot located at 220 
4th Street in Hermosa Beach, which is approximately two blocks from the subject site 
(Exhibit #7, pp.1-2). This lot is situated similarly to the lot at 122 2nd Street in that it is a 
corner lot facing north and has an alley adjacent to the west side of the property. Parking 
was provided in a two-car garage and adjacent driveway with access from Bayview Drive, 
the alley (Exhibit #8). 

C. Public Access/Parking 

The site is located within walking distance, approximately three blocks, of Hermosa Beach 
upon which public recreational opportunities are provided. The Strand, a heavily used 
pedestrian path used for walking, jogging, biking and inline skating, provides lateral access 
along the beach. It extends for approximately 10 miles, from 45th Street (the border 
between El Segundo and Manhattan Beach) to Herondo Street (the border between 
Hermosa Beach and Redondo Beach. The Strand and the adjacent beach are a public 
recreational resource. The walkway provides an urban recreational experience popular 
throughout the Los Angeles area. The Commission has imposed Special Condition 1 to 
protect public access and access to these recreational amenities. The Commission has 
consistently found that a direct relationship exists between residential density, the 
provision of adequate parking, and the availability of public access to the coast. 
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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 .... 

Since the Hermosa Beach Local Coastal Program (LCP) is not certified, the standard of 
review for development in Hermosa Beach is still the Coastal Act. However, the Land Use 
Plan (LUP) is used for guidance in this case. A statement of philosophy regarding parking 
access is provided in the Parking Access section of the certified LUP. The City's 
philosophy, as stated ·in the LUP, is "[t]o preserve and increase, where feasible, residential, 
com!Jlercial, and general public parking within the Coastal Zone." One of the goals and 
objectives of the LUP is "[t]o provide adequate residential parking." The LUP names the 
City's policies and programs to attain the goals and objectives named in the LUP. The 
LUP policy regarding residential parking states that "the City should not allow the 
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 program that is in effect to carry out the 
policy states that "[c]urrent City Building Codes and Ordinances support the current policy." 
The LUP, therefore, refers to current City codes and ordinances to identify the actual 
parking necessary to meet the demand generated by the development. Section 30252 of 
the Coastal Act requires that the actual parking necessary to meet the demand generated 
by the development be provided on-site. 

• 

The current City zoning ordinance requires the provision of three off-street parking spaces • 
without loss of on-street parking to serve a single family home. This zoning ordinance was 
in effect when the applicants purchased the property in 1995 (per conversation with Ken 
Robertson, City of Hermosa Beach Associate Planner, on May 17, 2001). 

The applicant considered two alternatives to the proposed design for the single family 
residence. The first alternative would place the two-car garage at the front of the lot, 
oriented toward 2nd Street rather than Palm Drive (the alley). This design would provide a 
driveway in front of the two-car garage with adequate space for a guest parking space on 
the driveway. Although this alternative would provide adequate onsite parking, it would 
eliminate one public on-street parking space and require the relocation of an existing utility 
box on the fronting sidewalk. The second alternative the applicant considered had a 
similar layout to the currently proposed design with the garage oriented toward Palm Drive. 
The major difference is that this alternative would provide a 3-car garage as opposed to 
the currently proposed 2-car garage. Although this alternative would provide adequate 
onsite parking, it would also result in the elimination of one public on-street parking space 
located on Palm Drive. However, it appears that a 3-car garage fronting Palm Drive can 
be provided by shifting the existing on-street public parking space forward (Exhibit #5). 

On April 18, 2000, the City granted a variance from the requirement to provide a guest 
parking space on the site. In Resolution 00-23 (Exhibit #9), the City made four findings to 
approve the variances from the guest parking requirement (City Zoning Ordinance Section 
17.44.020) and from the parking dimension requirement (Section 17.44.100) at 122 2"d • 
Street. The City's findings for Resolution 00-23 follow: 



• 

• 
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1 . There are exceptional circumstances relating to the property because the 
lot is small (1,487 square feet), and unusually narrow (25 feet) for the 
neighborhood which has prevailing lot widths of 30-feet, and is somewhat 
uniquely situated with access to an alley from the side only. This 
configuration forces a complying garage with guest parking to be accessed 
from the street only (since the 25-foot dimension from the alley cannot 
accommodate a 20-foot garage depth, and two 3-foot side yard setbacks) 
not allowing the property to take advantage of the alley. However, to orient 
the garage towards 'Z'd Street would require the existing utility switch box to 
be relocated and result in the unnecessary loss of an on-street parking 
space. 

2. The Variances are necessary for the enjoyment of a substantial property 
right possessed other properties in the vicinity to take advantage of alley 
access, and to construct a reasonably sized dwelling. 

3. The Variances, if granted, will not be materially detrimental to neighboring 
properties as the reduced garage depth from 20 feet to 18.5 feet will still be 
adequate to park two vehicles, and the lack of guest parking will not have 
an impact on neighborhood parking, because it allows for the preservation 
of existing public parking spaces . 

4. The Variance is consistent with the General Plan because the construction 
and remodel of a single-family home in this location is consistent with the 
General Plan. 

Many of the older developments in Hermosa Beach that were built prior to establishment 
of the Coastal Act, including the existing single family home on this lot, do not provide 
adequate off-street parking. As a result, many residents and guests park on the 
surrounding streets, where there is a parking shortage, and have negatively impacted 
public access to the beach. Visitors to the beach use these streets for parking. Residents 
of the area and their guests are using the small amount of parking that may be available 
for the general public on the surrounding streets. 

To assure the development has adequate parking for the owners' uses, Special Condition 
1 is imposed to require the applicant to provide three off-street parking spaces. The 
provision of three off-street parking spaces is what the Commission and the City, in their 
zoning ordinance, have found to be adequate to serve single family residences in Hermosa 
Beach, while preserving on-street parking for public access to the beach. The LUP 
requires the provision of adequate off-street parking as defined in current City codes and 
ordinances. To allow development of the single family residence without the provision of 
adequate parking would be inconsistent with the public access policies of the Coastal Act 
and could prejudice the City's ability to prepare a LCP consistent with the Chapter 3 
policies of the Coastal Act. Although the lot is smaller than most lots in Hermosa Beach, 
and the City's adopted zoning ordinance (Section 17.46.200) acknowledges the existence 
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of substandard legal nonconforming lots, the applicant should be required to provide • 
adequate parking to serve the proposed development. 

In this case, the proposed project provides a two-car garage only and does not provide a 
guest parking space (Exhibit #4, p.2-3, 10 and Exhibit #5). Therefore, the project as 
proposed does not provide an adequate parking supply for the proposed single family 
residence. The proposed project is not consistent with prior Commission decisions for 
Hermosa Beach that required two parking spaces per residential unit and provisions for 
guest parking. The Commission has upheld this requirement on projects on other small 
lots in Hermosa Beach, such as the residential projects approved under COP's 5-93-180 
and 5-98-146-W. The Commission finds that, only as conditioned to provide three off­
street parking spaces, is the proposed project consistent with Section 30252 of the Coastal 
Act. 

D. Community Character/Scenic 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 .... 

This section of Hermosa Beach includes one, two and three-floor single and multiple family 
residences. Residential structures are limited to a maximum height of 30 feet on R-3 
zoned and lower density lots. The Commission and the City have found that the moderate 
heights and residential densities enhance the scenic quality and character of the City. The 
majority of residential structures in Hermosa Beach do not exceed 30 feet in height. 
Allowing building heights abov~ the 30-foot limit would serve to negatively impact the 
scenic quality and character of the surrounding community. In order. to protect community 
character and visual quality, Special Condition 2 limits the development to a maximum 
height of 30 feet above the existing grade. This height is consistent with the general height 
of the area. 

The proposed project has a maximum height of 30 feet above the existing grade (Exhibit 
#4, p.7-10). The 36-inch high guardrail on the perimeter of the roof deck is within the 30-
foot height limit. Therefore, the proposed single family residence complies with the 30-foot 
height limit in the City of Hermosa Beach proposed revision to the certified LUP and 
previous Commission approvals. The scenic quality of the area will be positively impacted 
by the proposed structure. In order to ensure that the proposed project is constructed as 
approved, Condition 2 limits the roof height to 30 feet. No portion of the structure shall 
exceed 30 feet in elevation above the grade interpolated by the City of Hermosa Beach 
Planning Department unless approved by an amendment to this coastal development 

• 

permit. Only as conditioned is the proposed project consistent with the Coastal Act's visual • 
resource policies. 
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• E. Violations 

• 

• 

Development has occurred on the subject site including recordation of a lot merger on the 
property without the required coastal development permit. Special Condition 3 requires 
that the applicant amend the project description to include application for an after-the-fact 
permit for the merger. 

To ensure that the unpermitted development component of this application is resolved in a 
timely manner, Special Condition 3 requires that the applicant satisfy all conditions of this 
permit which are prerequisite to the issuance of this permit within 90 days of Commission 
action. The Executive Director may grant additional time for good cause. 

Although construction has taken place 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. Approval of this permit does not constitute a waiver 
of any legal action with regard to any alleged violations nor does it constitute an admission 
as to the legality of any development undertaken on the subject site without a coastal 
permit. 

F. Local Coastal Program 

Section 30604(a) of the Coastal Act provides that the Commission shall issue a coastal 
development permit only if the project will not prejudice the ability of the local government 
having jurisdiction to prepare a LCP which conforms with Chapter 3 policies of the Coastal 
Act: 

(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 (commencing with Section 30200). A denial of a Coastal 
Development Permit on grounds it would prejudice the ability of the local 
government to prepare a Local Coastal Program that is in conformity with the 
provisions of Chapter 3 (commencing with Section 30200) shall be 
accompanied by a specific finding which sets forth the basis for such 
conclusion. 

On August 20, 1981, the Commission staff denied the City of Hermosa Beach LUP as 
submitted and certified it with suggested modifications on April 21, 1982. The 
modifications were accepted and the LUP is certified. The City has prepared a final draft 
of its zoning and implementation ordinances (LIP) and a revision to their LUP, but these 
have not yet been certified. Therefore, the standard of review for development in Hermosa 
Beach is still the Coastal Act. 
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The proposed development as conditioned is consistent with the public access and • 
community character policies of Chapter 3 of the Coastal Act. The proposed roof deck 
and decks/balconies are consistent with the LUP, which states "[p]orches and decks are 
predominant throughout the City and provide additional areas for viewing and sunning." 
The proposed development as conditioned by the Commission addresses the LUP's 
concern with respect to the preservation of street parking for public use and the scale of 
development. The development as conditioned is consistent with the parking 
management, density, and tand use provisions of the certified LUP and its proposed 
revisions. Therefore, the Commission finds that approval of the proposed development. as 
conditioned, will not prejudice the City's ability to prepare a LCP consistent with the 
policies of Chapter 3 of the Coastal Act, as required by Section 30604(a). 

G. California Environmental Quality Act 

Section 13096 Title 14 of the California Code of Regulations requires Commission 
approval of a coastal development permit application 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)(A) of CEQA prohibits a proposed development from being approved if there 
are feasible alternatives or feasible mitigation measures available, which would 
substantially lessen any significant adverse effect that the activity may have on the 
environment. 

The proposed project, as conditioned, has been found consistent with the Chapter 3 
policies of the Coastal Act. All adverse impacts have been minimized and there are no 
feasible alternatives or feasible mitigation measures available which would substantially 
lessen any significant adverse impact that the activity may have on the environment. 
Therefore, the Commission finds that the proposed project can be found consistent with 
the requirements of the Coastal Act to conform to CEQA. 

End/KT 
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WBEN RECORDED R£'11JRN TO: 
City of Hermosa Beacb 
Planning Department 

-...RECORDED IN OFFICIAL h ..JRDS 
RECORDER'S OFFICE 

LOS ANGELES COUNlY ..:. 
89 705445 

CAUFORNIA 1315 Valley Drive 
Hermoes Besch. CA 90254 31 ~. Z P..N.MAY 3 1989 

[FREE 1M I lfOTICE OF LOT MEKGFJf--

Notice is hereby &iven tbat tbe Planning CommissioD of the City 
of Hermosa Beach bas determined that the followit1g de~~ribed 
par~els have been merged pursuant to the Hermosa Beacu Municipal 
Code Sections 29.5-19 through 29.5-28 (LOT MERGER ORDINANCE) and 
State Government Code Sections 664~1.!1-66451.21. 

Aaaeaaor'a Jo: 

Propert:y Oltnerz 

4188012052 

DAVID MILLER 
122 2ND STREET 
HERMOSA BEACH, CA 90254 

Legal Deacriptioa1 W' 25' LOTS 14 AND 15 
TRACT 1122 

Questions regarding this matter may be addressed to tbe Hermosa 
Beach Planning Department at (213) 318-0243. 

CITY OF HERMOSA BEACH 

BY ~""A~ ."/f ~~42- - DATt._~A~p.!:..rf:::.:l~:-...:.27:.-l'~o..-...:;.19=:.::8::.::.9 
infrfli1~ .. a8maker 
Accing Assiscant Planner 

STATE OF CALIFORNIA ) 
COtJNTY OF LOS ANGELES ) 

On this 27th day of April, 1989. before me. tbe undersigned, a 
nocary public in and for said county and state. personally 
appear•d Ingrid Rademaker, peraonally known to be tbe Acting 
Assi&tant Planner of the City of Hermosa Beach and known to me to 
be the peraoa wbo executed the instrument on bebelf of che Cit:y 
of Hermosa Beach aDd acknowledged to me that sucb City of Ber~osa 
Beach eXII!ICUt:ed t:bll!l samll!l. R"~=~"··- ""'''=<=~'•¥~=·-

WITNESS my hand and official seal.~ f)".':'" · KATH~;.;:=·:• ~;;~TOKKi ~ 
• ~ ... :~..:. . .-• ,~ fiOTAJf<t t"ltHllC. t.:~h.t~CUPO-' t} 

1 A_~ ~ ~~ ·~~iJ. LOl:\ A:-.Gi.LLS r;our•rY {( 
'VL. ~_)·~ ~1 

:: tty Comrnl~<;!.•n hc-l•<.'f, 5!:PT. ~'J. l r;.<;:! ': 
~ .... "'- .. :;:.~"'-.:..~.,._,..........:::s SEAL 

(FREE RBCOaDING IS REQUESTED PURSUANT TO GO~ERNMENT CODE SECTION 
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RESOLUTION 00-23 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
HERMOSA BEACH, CALIFORNIA, TO APPROVE THE REQUESTED 

VARIANCES FROM THE GUEST PARKING REQUIREMENT AND FROM THE 
GARAGE DIMENSION (1'0 ALLOW 18.5·FOOT INTERIOR DEPTH RATHER. 

THAN 20 FEET), AT 122 2ND STREET LEGALLY DESCRIBED AS THE 
WESTERLY 25-FEET OF LOTS 14 AND 15, TRACT NO 1122 

The Planning Commission does hereby resolve and order as follows: 

Section 1. An application was filed by Bruce and Nancy Bogart owners of real property 
located at 122 2nd Street in Hermosa Beach, seeking to construct a single-family dwelling, and 
seeking Variances from Section 17.44.020 {A) Off-Street Parking to not provide the required guest 
parking space; and from Section 17.44.100 to allow a garage depth of 18.5 rather than 20 feet. 

Section 2. The Planning Commission conducted a duly noticed de novo public hearing to 
consider the application for these on Aprill8, 2000, at which testimony and evidence, both written 
and oral, was presented to and considered by the Planning Commission. 

Section 3. Based on the evidence received at the public hearing, the Planning Commission 
makes the following factual findings: 

1. The applicant is proposing to construct a single family dwelling of 2,150 square 
feet. Variances are necessary to complete the project pursuant to submitted plans. 

2. The subject lot is approximates a 25' X 59.5' dimension, with a lot size of 1,487 
square feet, and is comer lot with frontage on 2nd Street, and abutting Palm Drive on its west side. 

Section 4. Based on the foregoing factual findings, the Planning Commission makes the 
following findings pertaining to the application for Variances from guest parking and from garage 
dimensions: 

1. 

2. 

There are exceptional circumstances relating to the property because The lot is small 
(1,487 square feet), and unusually narrow (25 feet) for the neighborhood which has 
prevailing lot widths of 30-feet, and is somewhat uniquely situated with access to an 
alley from the side only. This configuration forces a complying garage with guest 
parking to be accessed from the street only (since the 25-foot dimension from the 
alley cannot accommodate a 20-foot garage depth, and two 3-foot side yard 
setbacks) not allowing the property to take advantage of the alley. However, to 
orient the garage towards 2nd Street would require the existing utility switch box to 
be relocated and result in the unnecessary loss of an on-street parking space. 

. 
The Variances are necessary for the enjoyment of a substanti~'1Rilfll pglfh u 1111 

possessed other properties in the vicinity to take advantage of~~.~WVtiSS 0~ 
construct a reasonably sized dwelling. 
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3. 

4. 

The Variances, if granted, will not be materially detrimental to neighboring 
properties as the reduced garage depth from 20 feet to 18.5 feet will still be adequate 
to park two vehicles, and the lack of guest parking will not have an impact on 
neighborhood parking, because it allows for the preservation of existing public 
parking spaces. 

The Variance is consistent with the General Plan because the construction and 
remodel of a single-family home in this location is consistent with the General Plan. 

6 
Section 5. Based on the foregoing, the Planning Commission hereby approves the Variance 

1 from guest parking and garage dimension subject to the following conditions: 
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I. 

2. 

VOTE: 

The project shall be consistent with submitted plans reviewed by the 
Planning Commission at their meeting of April 18, 2000. Any further minor 
modifications to the plan shall be reviewed and may be approved by the 
Community Development Director. 

The Variance is specifically limited to the situation and circumstances that 
result relative to the proposed project and is not applicable to the development 
future projects. 

AYES: 
NOES: 
ABSTAIN: 
ABSENT: 

Hoffman, Pizer, Vice-Chair Ketz 
None 
Schwartz, Chairman Perrotti 
None 

CERTIFICATION 
I hereby certify that the foregoing Resolution P .C. 00- 23 is a true and complete record of the 
action taken by the Planning Commission of the City of Hermosa Beach, California at their 

regular meeting of April 18, 2000 
r--. 

l'.A.'- --. /t"-·~·. 
Chris Ketz, Vice-Chaii' 

~--I /G' I 0 u 
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