
\STATE OF CALIFORNIA- THE RESOURCES AGENCY GRAY DAVIS, Governor 

-~ , CALIFORNIA COASTAL COMMISSION 
'! South Coast Area Office 

•

0 Oceangate, Suite 1000 
ng Beach. CA 90802-4302 
62) 590-5071 

Filed: 3/07/02 
.j/~ 

49th Day: 4/25/02 

• 

• 

Man 11 a 
180th Day: 9/03/02 I'-. 
Staff: MS-LB !'\"""' 
Staff Report: June 19, 2002 
Hearing Date: July 8, 2002 
Commission Action: 

STAFF REPORT: REVISED FINDINGS 

APPLICATION NUMBER: 5-00-271-A1 RECORD PACKET COPY 
APPLICANT: Shawn and Susan Darcy 

AGENT: Stephanie Dall, Dall & Associates 

PROJECT LOCATION: 502 The Strand, City of Hermosa Beach, Los Angeles County 

DESCRIPTION OF PROJECT PREVIOUSLY APPROVED (5-00-271 ): 

Demolition of a garage and separate living unit that is unattached to the existing home, demolition 
of the rear exterior wall of the existing single family residence ( 17% of the total exterior wall area of 
the existing sfr), and construction of an additional 30-foot high, 1,260.8 square-foot, two levels of 
living area over a new 497.24 square-foot, two-car garage that will be connected to the existing 
four-floor, 34-foot high, 3,126 square-foot single family home; and 365 square foot addition to the 
top floor of the existing residence. 

DESCRIPTION OF AMENDMENT (5-00-271-A1): 

Amend the thirty-foot maximum height limit imposed in Coastal Development Permit No. 5-00-271 
to allow the extension of the existing hip roof to cover the previously approved 365 square-foot, 3rc:t 
floor addition. The hip roof extension exceeds the 30-foot height limit by seven inches at the 
perimeter to 5.6 feet at the ridgeline (spine). In addition to the proposed development, the 
applicant has offered to record a deed restriction relating to future improvements of the single 
family residence, to ensure the protection of the structure's f••+•.tre architectural and historic 
integrity. 

DATE OF COMMISSION ACTION: June 11, 2002 

COMMISSIONERS ON PREVAILING SIDE: Commissioners Dettloff, Kruer, McClain-Hill, Nava, 
Ruddock, Reilly & Chairman Wan 

SUMMARY OF STAFF RECOMMENDATION: 

Staff recommends that the Commission adopt the following revised findings in support of the 
Commission's action of June 11, 2002 approving the applicant's request to allow the existing 34-
foot high roof to extend over the previcusly approved 365 sq .. are-foot addition to the existing 
single family residence on the basis that the applicant will record a deed restriction relating to 
future development of the home and maintaining the structure's local historic and architectural 
significance. 
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Lot Area 
Building Coverage 
Pavement Coverage 
Landscape Coverage 
Parking Spaces 
Zoning 
Plan Designation 
Ht above final grade 

2,440 square feet 
1,240 square feet 
1,200 square feet 

3 
R-3 

0 square feet 

High Density Residential 
34 feet 

1. City of Hermosa Beach Planning Department Approval in Concept, May 17, 2001. 
2. Variance (Resolution 01-14) from the City of Hermosa Beach Planning Department, June 

19,2001. 

SUBSTANTIVE FILE DOCUMENTS: 

1. Coastal Development Permit #5-00-271 (Darcy) 
2. City of Hermosa Beach Revision to the Certified Land Use Plan and Implementation 

Ordinance, May 9, 2000. 
3. City of Hermosa Beach Certified Land Use Plan, April 21, 1982. 

I. STAFF RECOMMENDATION: 

The staff recommends that the Commission adopt the following motion and resolution: 

MOTION: "I move that the Commission adopt the revised findings in 
support of the Commission's action on June 11, 2002 in 
approving coastal development permit amendment application 
5-00-271-A1 with conditions." 

STAFF RECOMMENDATION OF APPROVAL: 

S~;:~~ , ecommends a YES vote on the motion. 0?~-::c:>oe cf' this motion will result in the adoption of 
revised tmdings as set forth in this staff repon. 1 ne motion requires a majority vote of the 
members from the prevailing side present at the June 11, 2002 hearing, with at least three of the 
prevailing members voting. Only those Commissioners on the prevailing side of the Commission's 
action are eligible to vote on the revised findings. 

RESOLUTION TO ADOPT REVISED FINDINGS: 

The Commission hereby adopts the findings set forth below for coastal development permit 
amendment appli ... ation 5-00-271-A1 on ~h.: ground that .f. findl11gs support the Commission's 
decision made on June 11, 2002 and accurately reflect the reasons for it. 

• 

• 

• 
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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. 

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 

No special conditions. 

IV. FINDINGS AND DECLARATIONS: 

The Commission hereby finds and declares: 

A. Project Description and Location 

The amendment application requests a revision to the Commission's action in approving the 
original permit (5-00-271) permitting the demolition of a garage and separate living unit that is 
u.mttached to the existing home and construction of a 30-foot high, 1,260 square-foot addition to 
the rear of the existing 34-foot high single family residence; and another 365 square-foot addition 
to the top floor of the existing home (Exhibit 8). The applicant has requested a modification to 
Special Condition 2, of the original permit 5-00-271, which states: 

No portion of the proposed new development shall exceed 30 feet in elevation above the 
existing grade. 

The applicant has requested to exceed the 30-foot height limit of the approved structure to allow 
t~:e c:xtension of the pree ·isting 34-foot high roofline across portions of the new addition (Exhibit 
9). the roof extension would not increase the interior square footage . 

The 2,440 square-foot subject lot is located on the inland side of The Strand, an improved public 
pedestrian right-of-way that separates the residential development from the public beach (Exhibit 2 
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and 4). The Strand isysed by both residents and visitors for recreation activities and access to 
the shoreline. It exte~ps for approximately 1 0 miles, from 451

h Street (the border between El 
Segundo and Manhattan Beach) to Herondo Street (the border between Hermosa Beach and 
Redondo Beach). Adjacent to the subject property is the 51

h Street right-of-way. Also, 61
h Street, 

situated approximately 200 feet north of the subject site, has been improved as a pedestrian only 
beach access way (Exhibit 4 ). 

In addition to the proposed development, the applicant has offered to record a deed restriction 
relating to future improvements to the structure as part of the project description. The applicant 
has offered the following language as part of the recorded document: 1 ) Any structural change to 
the Property shall be consistent with the architectural integrity of the residence, in conformity with 
the findings and conditions for approval of the Variance and Permit Amendment; 2) Prior to 
undertaking any structural alteration that requires a building permit, Owners shall certify to the 
satisfaction of the City that the alteration is in conformity with the findings and conditions for 
approval of the Variance and Permit Amendment; 3) Prior to undertaking any development within 
the meaning of the Coastal Act that requires a coastal aevelopment permit, Owners shall certify to 
the satisfaction of the City, or to the Coastal Commission prior to effective certification of the City's 
Local Coastal Program, that the development is in conformity with the findings and conditions for 
approval of the Permit Amendment. 

B. Proiect History 

On September 13, 2000, the applicant received a permit to demolish a garage that was adjacent to 
an older house located on the Strand in Hermosa Beach and replace the garage with a flat-roofed 
30-foot addition that would contain both the garage and additional living area. On October 31, 
2000 the applicant accepted the permit and proceeded to construct the addition. On March 7, 2002 
the applicant requested an amendment to extend the height to allow a hip (peaked) roof over the 
new addition. The applicants justify the amendment because (1) adjacent structures are 35 feet 
high and (2) with a peaked roof, the addition would appear more consistent with the historic 
architecture of the house, which was recently discovered to have been occupied by a member of 
one of the early landowner and rancher families of the area. The Executive Director initially 
rejected the amendment application when it was first submitted in May 2001, as inconsistent with 
Commission's prior action. However, the applicants then asserted that the historic status of the 
house was information that they recently discovered {Exhibit 6). 

C. Public Access/Parking 

" 

• 

• 

Section 30604(c) of the Coastal Act requires that every coastal development permit issued for any 
development between the nearest public road and the sea include a specific finding that the 
development is in conformity with the public access and public recreation policies of Chapter 3. 
The proposed development is located between the sea and the nearest public road. As described 
above, The Strand and the adjacent beaches are a public recreational resource. The walkways 
provide an urban recreational experience popular throughout the Los Angeles area. The 
Commission imposed a special conditio11 (5-00-271) requiring :odequate parking to protect the 
quality of that recreational experience. 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 or providing substitute means of 
serving the development with public transportation .... 

Many of the older developments in Hermosa Beach do not provide adequate on-site parking. The 
City of Hermosa Beach offers some public transportation but it is not enough to offset the amount 
of inadequate parking that still exists. As a result, many residents and guests park on the 
surrounding streets, where there is a parking shortage, and this practice has had a negative 
impact on public access to the beach. Visitors to the beach who arrive by car 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. 

The Commission imposed Special Condition 3 in the original permit (5-00-271) requiring that the 
applicant provide for three onsite parking spaces. The previously approved project provides a two­
car garage and a nine-foot rear setback for guest parking on the driveway apron. Therefore, 
adequate parking has been provided. This amendment request does not propose any change in 
the parking supply for the proposed single-family residence. The proposed project is consistent 
with section 30252 of the Coastal Act. 

D. Community CharacterNisual 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/and 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. 

Community Ch2racter 

This section of The Strand includes one, two, and three-story single family residences and some 
older duplexes. The Strand is a heavily used pedestrian path used for, among other things, biking 
and strolling. The moderate heights of the existing structures have been found by the Commission 
and the City to enhance the recreational experience. There are some structures that exceed 30 
feet along this area of The Strand (i.e. the two homes directly adjacent and north of the applicant's 
residence are at 35 feet) and some do not exceed the 30-foot height limit (Exhibit 10). 

Although we do not know the exact height of every building along The Strand (as some of them 
wer~ c::>nstructed prior to the Coastal Act and therefore received no permit from the Coastal 
Cornm.ssion), a typical floor level elevation is approximately 8 feet from the floor to the ceiling. An 
additional 2 feet is added to each floor level to allow for foundation and structural support . 
Therefore, 9 to 10 feet per floor is determined to be a conservative high estimate of height (i.e. 2-
story house is approximately 20 feet high). There are 4 homes to the north of the project site 
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(between 6th Street and 5th Street, which are perpenC:icular to The Strand) that received permits • 
between 1986 to 1991 allowing a maximum building height of 35 feet. Two of those structures are 
the two homes mentioned above as being adjat.ent to the applicant's home. The other two, 
although approved to 35 feet, are only three stories high, and thus, may not exceed 30 feet. As 
shown in Exhibit 10, 8 homes along the stretch of The Strand depicted in the exhibit (which is 
approximately three blocks long) are 2-story (approximately 20 feet high) and 4 homes (including 
the subject site) were issued permits within the last 5 years for structures not exceeding the 30-
foot maximum height limit. One structure that is 3 lots to the south, across the 5th Street walk 
street is 4-story, pre-coastal building. Three other homes to the south are three stories high 
(approximately 30 feet). Thus, of the twenty parcels depicted in the exhibit, only four (including the 
subject site) have structures believed to be over 30 feet high, two of which are pre-coastal. The 
dominant character along this stretch of The Strand is clearly for structures of a maximum height 
of 30 feet. 

The applicant's residence is located on the corner of The Strand and 5th Street, which is a 
designated walk street. The maximum height for development along walk streets in R-3 zoned 
areas, as proposed by the City, is 30-feet high. The majority, if not all of homes along 5th Street do 
not exceed 30 feet (Exhibit 1 0). 

The City policy in its proposed Land Use Plan amendment states that building heights should be 
restricted to protect overview and view shed qualities and to preserve the City's existing low-rise 
profile. Allowing building heights above the 30-foot limit would negatively impact coastal views and 
the character of the surrounding community. In order to protect community character and visual 
quality, the Commission imposed the special condition in the original permit for this site (5-00-271) 
limiting the development at a maximum of 30 feet above the existing grade. 

The Commission has taken the same approach with other development along The Strand in the 
past. Four houses south of the project site, at 420 The Strand, the Commission imposed the same 
maximum height special condition of 30 feet (5-00-446). The Commission found that the 30-foot 
height was consistent with community character and consistent with the proposed LUP. In 1997, 
the Commission approved a 30-foot high structure located 7 lots south of the applicant's home at 
402 The Strand (5-97-001-W). Many of the homes in the immediate area of the project site were 
built prior to the Coastal Act. There has not been much new development since. As mentioned 
previously, two structures that are located adjacent to and north of the subject lot were approved 
at a 35-foot maximum height limit in 1986 and 87, which was consistent with the certified LUP at 
that time. Since then, the City has requested an amendment to the LUP to match changes in its 
zoning ordinance. One of these changes set the ;r.aximum height limit along the Strand at 30 feet. 
R-1 zoned areas along The Strand (northern end of Hermosa Beach) are limited to a maximum 
height of 25 feet. When looking at recent action by the Commission regarding other development 
along The Strand in Hermosa Beach, the Commission has consistently found the 30-foot 
maximum height limit to be consistent with the Coastal Act. 

• 

• 



• 

• 
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Permits issued along the Strand in Hermosa Beach between 1996 to the present: 

Coastal Development Approved Height 
Permit Property Address _ifeet) 
5-01-488 3220 The Strand 30 as conditioned 
5-01-186 600 The Strand 30 as conditioned 
5-00-451 3116 The Strand 25 as conditioned 
5-00-114 2334 The Strand 25 as conditioned 
5-00-086 302 The Strand 30 as conditioned 
5-00-059 720 The Strand 30 as conditioned 
5-99-475-W 22 The Strand 30 as proposed 
5-99-202-W 4 The Strand 30 as _m-o_Qosed 
5-98-520-W 2040 The Strand 30 as proposed 
5-98-357-W 62-64 The Strand 30 as proposed 
5-98-105-W 712 The Strand 30 as proposed 
5-97-253-W 718 The Strand 30 as proposed 
5-97-195-W 1522 The Strand 30 as proposed 
5-97-187-W 2530 The Strand 30 as proposed 
5-96-282 1302-1304 The Strand 30 as conditioned 

However, in this amendment before the Commission, just as important in preserving community 
character, is the significance of historic structures in a community. The unique architectural design 
of the applicant's home contributes to the character of the coastal community of Hermosa Beach 
and provides in itself a visual resource enjoyed by the public. 

The applicants made no changes to the part of the existing single family home that faces the 
Strand (5-00-271 ). The front part of the house, which is closer to The Strand has a peaked roof 
that already exceeds the 30-foot height limit. The original permit addressed only the rear addition 
of the home. The main house was built prior to the Coastal Act and in submitting the application 
for the addition in July, 2000, (COP 5-00-271) the applicant proposed a roof height of 30 feet 
above the existing grade for the approved addition, which has been built. In light of the discovery 
of the local historic significance of the single family structure, the applicants have requested this 
3mendment to allow the previous;/ approved addition to be covered by an extension of the existing 
hip roof that would exceed the 30-foot height limit in order to mr :~~:::-.the unique architectural 
design of the home. In this particular case, the Commission finds that allowing the roof to extend 
over the previously approved 365 square-foot addition is consistent with the existing 34-foot high 
hip roof and is compatible with the other homes with various building heights that are located along 
The Strand. 

The proposed amendment to eliminate the maximum height special condition should be approved 
in order to maintain the historical and architectural significance that contributes to the existing, 
unique community character of this area. 

lmpac ts to Views 

The Strand is a place where people from all over come to enjoy recreational activities like walking, 
jogging and biking while taking in the views of the coastline and the Pacific Ocean. The sandy 
beach and the unique, low-rise homes that line The Strand and +'le walk streets add to the scenery 
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and to the overall beach experience. Lower heights are important along The Strand in order to 
maintain the visual resources that are here for the enjoyment of the public and residents. Lower 
heights prevent the buildings along the Strand from looming over the walkways, which are 
aoproximately 20 to 30 feet wide. 

Photographs submitted by the applicant depict the estimated location of the proposed roof addition 
(Exhibit 11 ). The proposed roof extension has minimal visual impacts. Looking northeast from The 
Strand, one could see added bulk of an even longer 34-foot high peak roof as it extends eastward 
along the previously approved addition. Walking along 51

h Street, one could see a small portion of 
the proposed roof but looking at it from the beach, the proposed roof cannot be seen. There would 
not be any visual impact looking south from The Strand. The addition would be the same height as 
the existing structure. 

As mentioned previously, the existing pre-coastal, 34-foot high peaked roof is located closest to 
The Strand. Allowing it to be extended over a portion of the roof that is towards the rear of the 
house has minimal adverse impacts on public views. Low building heights along The Strand and 
walk streets provide protection of public views to and along the ocean and scenic coastal areas. In 
this case, the existing roof that exceeds the height limit will remain and the proposed roof 
extension is further from The Strand so it will not increase the visual impacts that already exist. It 
will simply maintain the architectural design that has come to be recognized and deemed important 
historically by the local government. In order to continue protecting the visual resources and 
recreational experience of the public, the Commission finds that the proposed amendment will not 
be inconsistent with the scenic and visual qualities of the Coastal Act. 

Historical Significance of Existing Residence 

The California Coastal Commission recognizes statewide "historic resources" in relation to Section 
30251 of the Coastal Act to the extent that such resources have aesthetic significance in the 
context of the surrounding area. With reference to this issue, Commission staff contacted the 
State Historic Preservation Officer. As of April9, 2002. the single-family home on 502 The Strand 
in the City of Hermosa Beach does not hold any historical significance as recognized by the State 
Historic Preservation Officer. However. the City Council of Hermosa Beach granted a variance to 
its local30-foot height limit (Resolution 01-14. June 19, 2001) based on the local Historical 
Society's evaluation and conclusion that the home is in fact historical (Exhibit 5). The applicant 
has offered to record a deed restriction regarding future improvements to the structure to ensure 
that the single family residence will maintain its historical qualities thus its significance as part of a 
unique and historical community. The Commission accepted the proposed document recordation. 

• 

• 

In their March 7, 2002 application request, the applicants submitted copies of local considerations 
for the historic importance of the structure including a "Genealogy of the Avila Adobe House and 
502 The Strand, prepared for presentation to the Planning Commission by the Hermosa Beach 
Historical Society" and "Official Seal of the City of Hermosa Beach, incorporating the Avila/Rancho 
Sausal Redondo brand" (Exhibit 7, p.4). The applicant contends that the local Historical Society 
supports the roof extension. In a letter from the Hermosa Beach Historical Society, it was stated 
that the home at 502 The Strand should be considered for inclusion in the "Candidates" list of 
Historic Sites (Exhibit 7, p.2). Although 30 feet is the maximum height for homes in this area, the 
Commission finds that the proposed addition should be at the ~arne height as the existing hip roof 
in order to maintain its historic designation. As mentioned above, the project description, which 
includes a recordation of a deed restriction, assures that the historic significance of this home will • 
not be compromised by any future development. 



• 

• 

• 
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The Commission's original decision was based on preserving the character and scale of the 
community by restricting the height of new development. The purpose of the policy ls to ensure 
that new development is consistent with the character and scale of existing and expected future 
development. The historical significance of the home at 502 The Strand was not known at the time 
that the Commission took action on the original permit (5-00-271 ). The new historic designation of 
the structure emphasizes the importance of older, unique structures. While the structure is not 
identified as a historic structure by the State, it is regarded locally as historic. In some cases, 
when alterations to older, locally valued structures that were not official historic structures have 
been considered, the Commission has relied on Section 30251 of the Coastal Act to evaluate the 
development. Section 30251 requires the Commission to preserve community character and 
scale, and the Commission has relied on this section to consider the design of older structures that 
while not historic, typify certain communities. 

In analyzing this case, the Commission finds that an extension of the peaked roof would conform 
to the "historic" style of the house, and with the character of the existing "historic structure". The 
Commission further notes that the extension is no higher than the seaward portion of the roof of 
the existing house, or of several houses in the immediate area. Finally, the Commission notes that 
the addition will not be visually obtrusive from The Strand. For these reasons, in this case the 
Commission finds the proposed amendment to the 30-foot height limit for the proposed design, in 
conjunction with the recorded deed restriction for future development to the structure, will protect 
community character and coastal visual resources, therefore consistent with Section 30251 of the 
Coastal Act. 

E. 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 
~vs::>are a Local Coastal Program, 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 P:-~gram that is in conformity with the 
provisions of Chapter 3 (commencing with Section~~ .::uOl. A denial of a Coastal 
Development Permit on grounds it would prejudice the ab1/Jty 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. 

The Commission conditionally certified the City of Hermosa Beach Land Use Plan on August 19, 1981. 
The Land Use Plan {LUP) was effectively certified with suggested modifications on April 21, 1982. 
The modifications were accepted and the LUP is certified. The City submitted a final draft of its zoning 
and implementation ordinances (LIP) and a revision to their LUPin 2000. The amendment and 
Implementation ordinance was scheduled for public hearing ::Jnd Commissi~...~.1 action at the Octobe:- ~ 
2001 meeting, but the City withdrew. Therefore, these have not been certified and the standard of 
review for development in Hermosa Beach is still the Coastal Act. 
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The proposed development is consistent with the public access, scenic and visual qualities and • 
community character policies of Chapter 3 of the Coastal Act. The proposed development conforms to 
the LUP with respect to the community character and significance of historic structures. The 
development is consistent with the public access, community character and land use provisions of the 
certified LUP and its proposed revisions. Therefore, the Commission finds that approval of the 
proposed development will not prejudice the City's ability to prepare a Local Coastal Program 
consistent with the policies of Chapter 3 of the Coastal Act, as required by Section 30604(a). 

F. California Environmental Quality Act 

Section 13096 of the California Code of Regulations requires Commission approval of 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 which 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. • 

• 
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APPENDlX B 

L.OCA!.. AGENCY REVIEW FORM 

SECTION A (TO BE COMPLETED BY APPLICANT) 

Applicant Shawn D. and Susan M. D.:::.rc:;· 

Project Description Resicence R~of variance 

Location 502 The Strand 

Hermosa Beach, CA 90254-4455 

Assessors Parcel Number 4188.4 

SECTION 8 (To BE COMPLETED BY LOCAL PLANNING OR BUILDING INSPECTION DEPARTMENT) 

Zoning Designation _ __.._12_-_3 _____________ _ 
General or Community Plan Designat;on 

Local Discretionary Approvals 

Hu 

RECEIVED 
South Coast Regior 

MAR 0 7 2002 
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RF.SOLUTION Ol-14 

I 

A RESOLLTIO~ OF TflE t'LANNI~G COMMISSIO~ OF THE Cll'V OF 
tn:R\10SA BEACH, CALIFORNIA, TO APPROVE THJ<: REQUESTED 

VARJA"'CE TO ALLOW AN EXTENSION OF THF: RIOGE I.INE OF AN 
EXJSTING HIP ROOF ·ro l£XCEJt:o THE HEIGHT UMIT AT 502 THE STRANO 

1 .F. GALL Y DESCRIBED AS LOT I, BLOCK 6, HERMOSA BEACH TRACT 

The Planning Commission docs hereby resolve and order as follows: 

R 1 ~ection_l. An application was filed by Shawn and Susan Darcy O\\mers of real property 
locatt:d at 502 The Slranti. :-;cek.ing c;. Variance from Section 17.16.020 to allow the r.xtension of the 

t ridge hn!! ot an cx1sring !up roof to excc~o:d rhc 30·foot hc1ghl lim1t 

to I 

I
. S~tlon 2. The Planning Commtssion conducted a duly nottced de novo public hearing to 

· · , consider the application for the Varian~e on April 17, and May 15, 2001, at which testimony and 

12 
~~evidence, both written and oral, was pre'lented to and cunsideroo by the Planning Commission. 

u /.1 Sectior!_]. Based on the evidence received at the public hearing, the Planning Conunission 
f makE:!> the following factual findi:1gs: 

As par1 of the suhsiMttRI rerr:odel and expansion to the existing dwelling the 
: applicanr is pruposin~ to extend the existing wof ndge which i:s .tppru~imately 36-fcet high. A 

16 l Variance ts net:eJisary to construct rhe roor as proposed, as the new portion will exceed the 

17 
. ma~rmurn het'ghtfono feet m the R-3 zone. 

l 
1; 1\ 2. The dwelling wa:s origma:ty constructed i~ 1924. and. 'he applicant. desires to 

: t preserve :he arclntectural tntegnty of \he butldmg by extendmg Ute roof lme for apprmumately 12 · 
u II feet over the addiiion rather than using a flat roof 

.o 1 
Section 4. Based on the foregoing fact:.~al findings, the P13nnmg Corr.rnission makes the 

; 1 I ·following findings pertaining to the application for the Variance. 

•1 I i 
I I Ther ~ are exceptional~;ircwnstanccs relating w the property because the property ts 

2 
J 'h;:)tQrically stgmfi\:a:tt m that tt IS tdcn.tified with pen;olls or events sigmfkanr :n local a~d stak 

24 I ht5lory am.\ t:!llbodi~~ a d1;;ttnctiv..: 5\yle nf architecture umque in the City 
, 2 The Vana.,cc 1s nc;cessary for :he ~njoyrm:nt of;> S'.!bstantl;Jl propeny right 
I • 

•~ il pcssess~ other propcnu.;:> in the vicmity becaw;e the property and buddir:g reprcst:nt the notable 

26 
'I ~o~k of a butlder, destgncr and urchttect.:no the VdliHilC~ is ul!ccssaJy !u mamtwr and present: 
I au !.:Xampk ofth1s r.otab!c wotk as tdl!ntliu:d hy the C'tty s h1stonc~l ::>ouety. 

n I 3 The proJt:Cl wtll not b~ matc::nally dcrnmenral to propc!'tY Improvements in the 

1'3 
v~etmt) :.mJ Zone b~cau5c lhc Vana.r.ce ~s w u!low a continw\ionof ..m c;~~.isting rooflinc, wtuch is 
necessary to pr~.:servc the t.:mq~ architectural fealurC!i of the building. and which is not materially 
det.nmcnt.dl 1'1 any way ~o surround:ng properties 
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I 
I 4. The Variance is consistent with the General Plan because it involves a continuation 

~ I cf the existing roof line of a building that is consistent with the scale and characler of surrounding 
2 residential development Wl!hin in the genernl plan designation of High Density Residential. 
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.Section_2. Hac;ed on the foregoing, tile Plarming Commission hereby approves the Variance 
f10m rhe height limit subject to the following conditions: 

I. The project shall be roosistt.:nt with suLmitted plans reviewed by the 
rlanning Commission at their nu:cting of May 15, 2001. Any further minor 
modifications to the plan shall be revinved and may he approved by the 
Community Development Director. 

2. The Variance i!i $pecilically limitetJ to the situation and cin:urnatances that 
result rclatiH~ to the proposed project and ill not avplicahle to the dev~lopment 
fututr projects. 

VOTE: AYES 
NOES: 

ABSTA.I~: 

ABSEN r: 

Tucker, Kersenboom. Chainmm Perrotti 
None 
None 
Hoftinan, Pi1.er 

CERTlFICATlON . 
J hereby cert1 fy that the foregoing Resolution P C. 0 1·14 is. a I rue and complete H:c:ord of the 
action taken by the Planning Commission of the City of Hermosa Bca~;h, C1!ifom1a at their 

regular meeting of May 15, 2001 

Sam Pe!Totli, Chairman 

Date 

Varr502 
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Citv of Hermosa Bgch. The City of Hermosa Beach "Candidate Uat of Historic 
Sitesff did not include 502 The Strand. The City's various planning and zoning 
documents that guide its regulation of development did not identify the Darcy property 
aa being historically significant and tho City did not raise the Issue of, or otherwise 
address. the potential architectural and historical significance of the residence In Its 
review of the Darcy renovation proposal. It appears that the City was not aware of the 
significance until the completion of the Historical Society's investigation, referenced 
above, eight months following Commisston action on the original permit. 

ComroiUion RevieW and Aporoyal of QDPNO. 05-00-271. (0a£Ql) The Coastal 
Commission, with Its predecessor agency, has exercised land use and planning 
authority over The Strand since 1973, and has exercl&ed formidable regulatory 
authority over the fate of structures with potentially historic signlfltanco throughout the 
California coastal zone pursuant to PRC § 30251. However, despite Its twenty-seven 
years of experience, even the Commission staff was apparently unaware of the 
potentl~ architectural and historicaJ signiflcance of the Darcy residence '" September 
2000 when COP NO. 05-00-271 was approved. 

Although COmmission staff required the Dareys to submit further studies wrth respect to 
other coastal resource Issues prior to accepting their application for filing and 
proceselng, the staff made no wch request for studies relating to the existing 
structure's hlstorlcal significance. 

In fact, the staff, and stJbsequently the Commission itself in approving the Darcy 
coastal development permit application on the September 2000 Consent Calendar. 

• 

made no mention of, or findings regarding, either the architectural significance of the • 
residence or its connection to the historic Avila family In addressing project 
cons1stency with community character. 

__ , lnfoanation After Coastal Commission approval of COP NO. 05-00-271 in 
September 2000. Susan and Shawn Darcy commenced the approved renovation of 
their new home. 

Some months later. in early 2001 the elderty owners of a n~ghboring property (Bob 
and Gladys Blaine), who are long-time residents of Washington state, retumed to 
Hermosa Beach for a visit. The Darcy~ had not previously met the Blaines, and to the 
:.: _ :;t of thetr knowledge. the Blaines hao (\(l' ~ -· ·•c sty been to rlermosa Beach since 
the Darcys' acqutsrtion of the property. 

At that time the Blaines approached the Darcys, praised their decision to save the 
structure, and requested a tour of the house to admire the progress that had been 
made. During the course of that tour, the Baines provided the Darcys with details of 
the local and regional historical significance of the Avila family who originally built and 
occupied the house, and expressed regret that the unique design of th~ top floor roof 

CDP NO. 05*00·271 tDARf:Y) AMENDMENT 
:: .\pril '20')2 

4 
COASTAL COMMISSION 
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could no1 be extended over the small new addition to maintain the architectural 
integrity of what they considered to be a notable historical structure . 

The Blaine& provided the Dareys with the name and phone number of an Avila family 
d9SC8ndant. Mr Pat Haskins, who resades in Santa Barbara and has no current 
connection to Hermosa Beach. Mr. Haskins spoke to the Darcys by telephone. 
confirming Information provided by the Bfaines regarding the history of the family and 
the r8$idence, and subsequently traveled to Hermosa Beach to visit the house. and 
put the Darcys in touch with his sister, who resides In san Francisco and has no 
current connection to Hermosa Beach. but was able to provide further detail regarding 
the family and the house. 

Armed with this new oral lnfonnation regarding the historical signiflce.noo of their 
residence. and the consensus of the Avila descendants and the surrounding 
neighbors that an extension of the historic roof line ove~ the new flat-roofed addition 
would serve to enhance the the architectural integrity of the structure and have a 
positive effect on the community character. a& well, 1he Darcys applied to the City tor a 
variance of the 30' height limit with respect to the roof extension. 

In April 2001 City staff told the Planning Commission that actual documentation of the 
historic signifloance o1 the restdence would be necessary In order for the roof 
extensiOn to qualify for a variance. 

On April 18, 2001 the Hermosa Beach H~torical Society commenced an investigation 
into the historical and architectural merit of the Darcy residence. which it had not 
previously reviewed. that served to $UI:)&tantlate the oral testimony of the Avila 
d~ndants and supplement that information wfth turther relevant detail. 

In a letter to the Planning Commission dated 10 May, 2001 (attached, as previously 
noted) the HistoriCal Society advised the Ctty that "(b]y approval of the Darcy variance, 
the City will have preserved and perpetuated the unique historical style which has 
already been Identified in the house at 1602 The Strand.u and would Msurely [be} an 
811hancemsnt of the City's attraction to residents. tourists. sncJ ViSitOrs.· (Emphasis 
added.) 

In support of its recommendation the Historical Soaety reported the following findings: 

502 The S~rand was built and purchased in 1928 by Avila Family direct 
descendant 18abell-1anuan (the genealogy chart prepared by the Historical Society 
was submitted w1th the Darcy permit amendment application package. 

The Darcy residence was designed and built by J. MacCrady. another one of 
whose structures is aJready contained in the City's "Candidates• Ust of Historical 
Sites. 

COP NO. 05 00-271 (DARCY) A.MEI'IDMENT 
5 April2002 

5 
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• The Darcy home represents quality construction, architectural style. and historical 
significance by virtue of having been occupied by a direct descendant of the 
historic Avila Family, on a portion of whose Rancho lands the City of Hermosa 
Beach is located. and whose rtgistered cattle brand Is part of the Hermosa Beach 
City Seal. 

Based on this newly discovered information the Planning Commissk>n accepted the 
Historical Society's evaluation and recommendation to approve the variance 
necessary to extend the historic roof over the new 365 square foot addition. 

Conclusion 

Prior to Commission action approVIng COP NO. 05..()0-271, and for some months 
followtng, the Darcys, members of the communfty, the Hermosa Beach Historical 
Society, the City Of Hermosa Beach, and the Coastal Commission had no Information 
regarding the potential arChitectural and historical significance of their property. 

In the absence of community knowledge or regulatory direction to the Darcys to 
provide a study of the building's potential archttectural and htstoncal Significance, the 
Darcys couid not reasonably have been e)(I)8Cted to Identify an 16Sue and pursue 
further Investigation in order to present the material prior to Commission action. 

Moreover, it is unlikely that the HistoricaJ Society could have provided this new 
information at that tlrne because it did not as yet have aooess to the sources that 
subsequentty guided its later investigation, as ~.~ussed above. 

Attachment: Letter from Hermosa Beach Historical Society to the City 
of Hermosa Beach Planning Commission, 1 0 May 2001 

CDP NO. 00-00·271 (DARC'i} AMENDMENT 
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Mly 10, 2001 

Hennoa Budl Planning Commi111011 

City ofHamoaa Bw.:b 
lll ~ Valley Drive 
Hermoa Beach. CA 90254 

Variance 01-2, 502 Tbe Sttaad 
Applioanu: Shlwn 1M Su$llD Darcy 

To appi'Oft the aubjcct vuimoe, your bonorlble body hu raised tile iJ!IUe ofwbelber 
tt.ere ai.U lOGIC bUtorica.lli81lifiCUle)e of the property end its lr'Chitf!Cb.ft. The Aprtl 
11' bearins for the Vlrimc:e wu ccmtinued to May l s- m ardcl to rccciw iDput &om tbe 
Her-mo.~ Beach Ri§orical Socldy. 

At the Society's April 18111 Board ofi>irecun meetio& Jolul Hl.les wu appointed to 
i.a'Yesdgate tM historic lind an.:bitectural mait of the aubject bome and to report his 
(mdingt M the Board_ Hi& findings, &a reviewed by the Board. art. noted below.' 

Hoa. wu buitt and purc:bued in 192.8 by ib lona time reaideat, lllbel Hanif•n Sbe 
wu a direct de!lceodllll of the Avila family, Ol'Va'a St.ree~,. Lot~. See 
encto.! lblc:h and ltoJy oftbe ·Avila Adobe Holr.w u well u the .-.lou ehllrt. 

2 The Dafey home was built in 1928 by J MacCrady, the same builder afthe 1602 The 
SG:aad mlidcute which iA aftady lilted in our City' • Ordi~J~~~Ce 17. 53. ''Candidltca 
for Histaric Resource Delipation.,. By approval of the verienoe, the~ City .,01 haw 
pr1lMI"VId and perpc:tull&d u.e unique biltOric&l ayte which bu alreldy been 
ideoii6td in the bouse ar. 1602 The Strand The divene II'Chitecturalltyltt ofthe. 
~homes are surely an eabanoement afthc City's 111J'aetion to AIISidents, taurilltlmd 
visiton. 

J Some bomet ~Y em the "Quvtidu~" list were buill liter than 1928. Some have 
no distinctive arehitectur&J style but qualified only bec.wae of a celebrity wbo mish1 
twvc ocrup•eo the home bnetly 

4 rhe sub; eel home, 73 ytl8n old, represew quality oon6tT\K'tlon. arcJUtcctural ny~. 
and wu o'IV'fled uw:i C>Cal'pied by a direct desoeadam of the billlOric Avila. Family 

One Avila fitmily member. Antonio lgna.cK) Avll.a, m 18.23 em.bli&bed Jlancbo Sausal 
R.edoodo, the la.od uf which our Hennosa HOICh oeeuptc.s the very !IOUthwca arrnr.:r The 
.R..a.och is symholitf'rl in our Hermosa Beach City Seal by Senior Avila '11 rcgiltcred C&ttJe 
bqr:wt Augw~ 22. llllflt 
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CONCLUSION: 

Our Hi~ Society Bocd _.bin reviewed tbe City <>rdiMnoc t 7. Sl Historic; 
~ Pracmltioa 8Gd the ftndiDAI of Jolla Ba118. The Bolrd cleta'nlintJd thlldle 
home It S02 1be Stralld I'DClCb t.llle taJUiren'IIIUI rib ~ aud 1.hertlont, ibauld 
be COIIIi.denxt for inch.udon in tlw "Cmdid.tew"lilt oflf.ultMc Sik'a. 

Out Hist.cn:al Soci«y ~ tiP oppcll'tUO.ity of IICII"Vice 10 our City &Dd tbe 
c:QQ'HWinity in tbia a vic JDIItttl", 

• 

• 
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STATE OF CALIFORNIA· THE RESOURCES AGENCY -··.(_ '-' .,./- GRAY DAVIS, Governor 

CALIFORNIA COASTAl COMMISSION ~ 
~ 

South Coast Area Ofhce 

• 

Oceangate. Su•te 1000 
g Beach. CA 90802 4302 r • "":l I'....,..._ 
21 590 5071 '--"\ • \ ~ • U\,) 

Filed: 8/8/00 
49th Day: 9/26/00 

• 

• 

c·:>MMISSION ;,CTiCN ON-.!-~.....,-

~pproved as F.ecommended 
,/ 

!l Denied as Recommended ......... 

~ Approved with Changes 

:. Denied 
L......< 

. Other 

180th Day: 2/4/01 
Staff: AM-LB i 
Staff Report: 8/15/00 
Hearing Date: Sept. 1 15, 2000 
Commission Action: 

STAFF REPORT: REGULAR CALENDAR 

APPLICATION NUMBER: 5-00-2 71 

APPLICANT: Shawn and Susan Darcy 

AGENT: L.A. Young and Associates 

PROJECT LOCATION: 502 The Strand, City of Hermosa Beach, Los Angeles County. 

PROJECT DESCRIPTION: Demolition of a garage and separate living unit that is 
unattached to the existing home, demolition of the rear exterior 
wall of the ex1st1ng s1ngle family home ( 17% of the total 
exterior wall area of the existing sfh), and construction of an 
additional 30-foot h1gh, 1. 260.8 square foot, two levels of 
living area over a 497.24 square foot two-car garage that will 
be connected to the ex1st1ng four floor, 34-foot h1gh 3,126 
square foot stngle famtly home; and 365 square foot additton to 
the top floor of the exist1r 1(,.1 residence. 

LOCAL APPROVAL: 

Lot Area 
Build1ng Coverage 
Pavement Coverage 
Landscape Coverage 
Park1ng Spaces 
Zon1ng 
Plan Des1gnatton 
Ht above fmal grade 

2, 440 square feet 
1 , 2 40 square feet 
1 . 200 square feet 

3 
R-3 

0 square feet 

H1gh Dens1ty Res1dent1al 
30 feet 

C1ty of Hermosa Beact1. Approval 1n Conc€{tO.AttAtlm:MMISSION . . v. 
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