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PROJECT LOCATION: 44 Hermosa Avenue, Hermosa Beach (Los Angeles County) 

PROJECT DESCRIPTION: Demolition of three 1-story structures and construction of a 
commercial/residential building consisting of 2,370 square feet ground level 
commercial space with three condominium units above. A total of 17 on-site 
parking spaces with alley access to the rear are proposed. Roof top drainage will 
be directed through downspouts and onto permeable surfaces that are along side 
and rear yard areas. 

Lot Area: 
Building Coverage: 
Pavement Coverage: 
Parking Spaces: 
Zoning: 
Ht above final grade: 

7,200 square feet 
6,576 square feet 

435 square feet 
17 
C-1 
30 feet 

LOCAL APPROVALS RECEIVED: Approval in Concept, City of Hermosa Beach, 
September 9, 2003; Planning Commission Resolution 03-44, 

SUBSTANTIVE FILE DOCUMENTS: City of Hermosa Beach Land Use Plan; COP No. 5-
02-119(Schuster & Zingheim) 

SUMMARY OF STAFF RECOMMENDATION: 

Staff recommends approval with special conditions on the basis that the project, as 
conditioned conforms with the public access policies of the Coastal Act. Special 
Conditions include parking, water quality best management practices and recordation of 
a deed restriction against the property referencing all of the Standard and Special 
Conditions contained in this staff report. 
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Staff recommends that the Commission adopt the following resolution to APPROVE the 
coastal development permit application: 

MOTION: I move that the Commission approve coastal development permit 
applications included. on the consent calendar in accordance with 
the staff recommendations. 

Staff recommends a YES vote. Passage of this motion will result in approval of all 
permits included on the consent calendar. An affirmative vote of a majority of the 
Commissioners present is needed to pass the motion. 

RESOLUTION TO APPROVE THE PERMIT: 

The Commission hereby approves a permit, subject to the conditions below, for the 
proposed development and adopts the findings set forth below on grounds that the 
development as conditioned will be in conformity with the provisions of Chapter 3 of the 
California 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 alternative 
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. 

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. 
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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. Residential Density and Parking 

The permitted use of the approved structure is a commercial/residential building that 
includes commercial space at ground level and three residential units directly above on 
the second and third floors. A minimum of 17 parking spaces shall be provided and 
maintained on the site to serve the approved commercial/residential use. Any proposed 
change in the number of units or change in use shall be submitted to the Executive 
Director to determine whether an amendment to this permit is necessary pursuant to the 
requirements of the Coastal Act and the California Code of Regulations. 

2. Erosion and Drainage Control 

A. Prior to Issuance of the Coastal Development Permit, the applicant shall 
submit, for review and approval of the Executive Director, a plan for drainage control. 

(a) The drainage control plan shall include, at a minimum, the following Best 
Management Practices to achieve the aforementioned components: 

1. Site plans and a written description of site drainage and all polluted runoff 
control BMPs. 
2. Any BMP(s) of the applicant's choosing that will ensure that the development 
directs all rooftop drainage to landscaped planters or vegetated areas that are 
designed to infiltrate runoff. Energy dissipaters shall be installed at downspouts to 
prevent erosion. 
3. Any BMP(s) of the applicant's choosing that will ensure that the development 
direct all sheet flow over impervious surfaces to a vegetated area or a BMP 
designed to treat, infiltrate, or filter runoff. Minimize impervious surfaces to the 
maximum extent practicable by employing BMPs like porous pavements, rooftop 
catch basins, or expand the landscaped area. Consider structural BMPs such as 
cisterns and driveway dry-wells to treat and infiltrate runoff. 
4. The applicant shall plant low water use plants and shall limit irrigation. 
5. The applicant shall outline the source control measures that will reduce the 
pollutants from the parking areas, i.e. sweeping parking lot. 

(b) These erosion and drainage control measures shall be required to be in place 
and operational on the project site such that the goals stated in Section (a) are 
carried out and maintained throughout the development process to minimize 
erosion and sediment·from the runoff waters during construction and thereafter. 
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B. The permittee shall undertake development in accordance with the approval 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 legally required. 

3. Deed Restriction 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit to the Executive Director for review and approval documentation 
demonstrating that the applicant has executed and recorded a deed restriction, in a 
form and content acceptable to the Executive Director: (1) indication that, pursuant to 
this permit, the California Coastal Commission has authorized development on the 
subject property, subject to terms and conditions that restrict the use and enjoyment 
of that property (hereinafter referred to as the "Standard and Special Conditions"); 
and (2) imposing all Standard and Special Conditions of this permit as covenants, 
conditions and restrictions on the use and enjoyment of the Property. The deed 
restriction shall include a legal description of the applicant's entire parcel or parcels. 
The deed restriction shall also indicate that, in the event of an extinguishment or 
termination of the deed restriction for any reason, the terms and conditions of the 
permit shall continue to restrict the use and enjoyment of the subject property so long 
as either this permit or the development it authorizes, or any part, modification, or 
amendment thereof, remains in existence on or with respect to the subject property. 

IV. FINDINGS AND DECLARATIONS: 

The Commission hereby finds and declares: 

A. Project Description and Location 

The proposed project consists of the demolition of three one-story structures and 
construction of a three-story, 30-foot high commercial/residential building that consists of 
2,370 square-feet of commercial space (limited to commercial service, office or retail 
uses) with three condominium units above (see Exhibit No. 3-7) on a 7,200 square foot 
parcel. 

The new mixed-use building is located on three adjoining lots. Three tandem spaces (six 
spaces) plus two guest spaces for the residential use, and nine spaces for the 
commercial use are proposed, with alley access to the rear of the building. 

The subject site is located along the inland side of Hermosa Avenue, approximately 300 
feet inland from the Esplanade, a public right-of-way that is parallel and adjacent to the 
beach (see Exhibit No. 1 ). The area is zoned C-1, neighborhood commercial in the City 
of Hermosa Beach zoning ordinance, which states: 

( ,-
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17.26.020 (8)(1): C-1 Neighborhood Commercial Zone. To provide sites for a mix of small 
local businesses appropriate for, and serving the daily needs of nearby residential 
neighborhoods; while establishing land use regulations that prevent significant adverse 
effects on abutting residential uses. 

The new structure is replacing three old, one-story structures that were once used for a 
day care center and retail use (see Exhibit No. 3). The proposed project conforms to the 
existing and proposed LUP standards of a 30-foot height limit above the existing grade. 
The proposed parking spaces for residential and commercial spaces conform to the 
City's parking standards for mixed uses consisting of retail with residential above or office 
with residential above (2 spaces per residential unit with additional guest space, and one 
space per 250 square-foot commercial space). 

A similar project involving two of the three lots was approved by the Commission in 1992 
(COP No. 5-02-119). The previous project was smaller in scope and included the 
construction of two residential units and approximately 1 ,600 square feet of ground floor 
commercial. Subsequent to the Commission's approval, the applicant acquired a third 
adjoining lot (2,400 square feet) and has revised their development plan to the current 
proposal. 

The proposed project conforms to the proposed LUP permitted uses for a C-1 
neighborhood commercial zone. The proposed project has received an approval in 
concept from the City of Hermosa Beach. The City of Hermosa Beach allows residences 
to be located above a commercial building in the C-1 neighborhood commercial zoned 
areas as a conditionally permitted use. 

B. Access 

As conditioned, the proposed development will not have any new adverse impact on public 
access to the coast or to nearby recreational facilities. Thus, as conditioned, the proposed 
development conforms with Sections 30210 through 30214, Sections 30220 through 30224, 
and 30252 of the Coastal Act. 

C. Development 

The development is located within an existing developed area and, as conditioned, will 
be compatible with the character and scale of the surrounding area, has been designed 
to assure structural integrity, and will avoid cumulative adverse impacts on public access. 
Therefore, the Commission finds that the development, as conditioned, conforms with 
Sections 30250, 30251, 30252, 30253 and the public access provisions of the Coastal 
Act. 

D. Deed Restriction 

To ensure that any prospective future owners of the property are made aware of the 
applicability of the conditions of this permit, the Commission imposes one additional condition 
requiring that the property owner record a deed restriction against the property, referencing 
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all of the above Special Conditions of this permit and imposing them as covenants, conditions 
and restrictions on the use and enjoyment of the Property. Thus, as conditioned, this permit 
ensures that any prospective future owner will receive actual notice of the restrictions and/or 
obligations imposed on the use and enjoyment of the land in connection with the authorized 
development, including the risks of the development and/or hazards to which the site is 
subject, and the Commission's immunity from liability. 

E. Local Coastal Program 

Coastal Act section 30604(a) states that, prior to certification of a local coastal program 
("LCP"), a coastal development permit can only be issued upon a finding that the proposed 
development is in conformity with Chapter 3 of the Act and that the permitted development 
will not prejudice the ability of the local government to prepare an LCP that is in conformity 
with Chapter 3. On August 20, 1981 the Commission staff denied the City of Hermosa 
Beach Land Use Plan (LUP) as submitted and certified it with suggested modifications on 
April 21, 1982. The modifications were accepted and the LUP is certified. The proposed 
development is consistent with Chapter 3 of the Coastal Act. Approval of the project 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 of the Coastal Act. 

F. California Environmental Quality Act. 

There are no feasible alternatives or feasible mitigation measures available which would 
substantially lessen any significant adverse effect which the activity may have on the 
environment. Therefore, the Commission finds that the proposed project, as submitted, is 
the least environmentally damaging feasible alternative and can be found consistent with the 
requirements of the Coastal Act to conform to CEQA. 

,_ 
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