
Application No. 5-15-0744 (McMurrey, Hermosa Beach) 

Application of Scott and Janine McMurrey to demolish 1,832 sq. ft. single-family 
home and construct 3-story plus roof-deck, 30-ft-high, 3,604 sq. ft. single-family 
home and attached 551 sq. ft. garage, at 926 Manhattan Ave., Hermosa Beach, Los 
Angeles County. (ZR-LB) 
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City of Hermosa Beach  
Approved New Construction 

Current Home Proposed New Design With 
Driveway In Front 



Will Design Affect Coastal Access?  …..  No 
 
 
 
 
 
 

 
 

In fact, it will improve current parking 
availability  

926 Manhattan Ave. 



We are requesting approval of design  
with driveway in front. 

Proposed design does not block public access to beach  

Beach 

Proposed design impacts one restricted parking space along the street 



  
Impacted parking is restricted - residents (unlimited time), or 
non residents (1 hour) – requires resident sticker in the 
windshield for more than one hour 



Plenty of public parking close to this property and 
closer to the beach and that is longer than 1 hour 

926 
Manhattan 

= Parking Lot or Structure For Public Parking 
= Public Metered Parking 

Surrounding Streets 1 hour only parking or Residential Permit Parking 



Proposed Design Will Add Parking 
  
• Property Parking 

• Current property provides (2) spaces on the property 
• Proposed design increases property parking to 4 spaces = 

100% increase in parking   
• Street Parking 

• Current street provides 1 restricted parking space which 
will be impacted 

• Proposed design will free up 2 spots on the street 
• Hermosa Beach allows for resident to park in front of 

driveway    
• Parking Impact 

• 2 parking on street + 4 parking on driveway = 6 parking 
spaces 

• This doubles the parking currently available 

 



Driveway in Front is safer than in back alley   
  

926 Manhattan Ave. 

Image of alley, back of house at night.  Safety is a major concern. 
We’ve been residents since 1998.  Safety issues occur at night.   



Neighbors have signed in support of the 
proposed design 



More Neighbors in Support of Design as Proposed 



Similar Properties  
With Similar Designs  
Previously Approved 



Approved Front Driveway  
602 Manhattan Ave, Hermosa Beach 



Approved Front Driveway  
810 Manhattan Ave, Hermosa Beach 



810 Manhattan Ave. 

602 Manhattan Ave. 

926 Manhattan Ave. 

Similar Properties With Similar Designs  
Previously Approved 



Permit Request 5-15-0744 Summary 
 

• New Construction Does Not Block Coastal Access 
• Affected 1 Space Parking is 1 Hour Parking or Residential 

Parking  
• Many Other Public Parking Options Available Near 

Property for Longer Than 1 Hour 
• New Construction Will Add 100% More Parking  
• Front Driveway is Safer 
• Neighbors in Support of Design 
• City of Hermosa Beach Has Approved Design as Proposed 
 
 



Thank you for your consideration 



Appendix: 
 
- Architectural Design For Front Driveway 
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STAFF REPORT:  REGULAR CALENDAR 

 
Application No.: 5-15-0744  

 

Applicant: Scott and Janine McMurrey 
 
Agent: Bill Gregory, Architect 
 

Location: 926 Manhattan Avenue, Hermosa Beach, Los Angeles County 
(APN 4187-008-034) 

 

Project Description:  Demolish existing two-story 1,832 square foot single-family 
home and detached 410 square foot garage; and construct 
three-story plus roofdeck, 30-foot high, 3,604 square foot 
single-family home and attached 551 square foot garage. 

 
Staff Recommendation:  Approval with conditions. 
 
 

SUMMARY OF STAFF RECOMMENDATION 
 
Scott and Janine McMurrey propose to demolish an existing home and construct a new home in a 
built out residential neighborhood in Hermosa Beach. The subject site is a 2,494 sq. ft. lot sloping 
downward toward the coast, approximately 600 feet inland of the public beach. The parcel has a 
land use designation of R-3 (Multiple Family Residential). Both adjacent parcels as well as the 
majority of the surrounding parcels accommodate single family residences, but there are also some 
duplexes and three unit condominiums in the area. The size, mass, and scale of the proposed home 
are consistent with other homes the Commission has approved in Hermosa Beach. The applicants 
have proposed construction best management practices to preserve water quality. All proposed 
landscaping consists of drought tolerant non-invasive species irrigated with a drip or microspray 
system. An on-site drainage system features gutters and downspouts directed towards the 
landscaped areas and permeable pavers.    
 
The primary issue raised by the application is the parking plan, which proposes the removal of an 
on-street public parking space on Manhattan Avenue, which would adversely affect public access to 
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the coast. The Coastal Act is the standard of review and Sections 30210, 30211, and 30252 require 
new development to provide maximum public access to the coast. Hermosa Beach does not have a 
certified Local Coastal Program (LCP), but Section III (A) of the certified Land Use Plan (1981) 
requires new development to “preserve and increase where feasible, residential, commercial, and 
general public parking within the Coastal Zone.” The City is in the process of preparing an LCP, 
which will include parking regulations and standards for new development.  
 
The area is a built out residential neighborhood with severe parking conflicts between residents and 
coastal visitors. All on-street parking along the 900 block of Manhattan Avenue, where the 
development is proposed, is free for public and residential use, although a resident or guest parking 
permit is required in order to park for more than one hour between 10:00 a.m. and midnight. There 
is one hour metered parking on 10th Street (the nearest vertical beach access street), two hour 
metered parking on Hermosa Avenue (the nearest street running laterally to the beach), and four 
hour paid parking in City-operated parking lots adjacent to Pier Avenue, approximately 1,000 feet 
northwest of the site. Because of the one hour parking restriction between 10:00 a.m. and midnight, 
the subject block is not ideally suited for coastal visitors, but may be used for longer periods before 
11:00 a.m., and for short trips to the beach or the strand on busy days when all other parking in the 
area is consumed by residents and coastal visitors.    
 
The existing residence includes a detached two car garage accessed from the rear public alley 
designated as Bayview Drive. Most single family homes on the subject block also take garage access 
from the alley, where there is no public parking. The proposed plans for the new home relocate the 
driveway and garage access from the alley to Manhattan Avenue, which would require the removal 
of an on-street public parking space and private alterations to the public curb and sidewalk. The 
proposed curbcut and removal of a public parking space in the coastal zone would not be consistent 
with the public access policies of the Coastal Act and would not be consistent with Section III (A) of 
the City’s certified Land Use Plan which requires new development to “preserve and increase where 
feasible, residential, commercial, and general public parking within the Coastal Zone.” 
 
In this case, there is an alternative to the proposed development which would be consistent with the 
Coastal Act and the certified Land Use Plan. The applicants have submitted alternative plans 
showing how the home could be redesigned to take garage access from the alley, which would not 
require the removal of a public parking space. The applicants have indicated in a letter to the 
Commission: “The alley is a safety concern for us. Having three young girls under 12, we are very 
cautious. The alley is dark and is not safe. We have seen many transient and suspicious people in 
the alley going through trash cans and hiding between the houses. Many of them are not from the 
area because when we see them, they run away. In fact, there have been assaults and attempted 
rapes reported behind our house in that alley way.” The applicants’ safety concern could be 
addressed through a revised design featuring secure (automatic locking) garage doors, visual 
screening, and improved lighting at the rear of the home along the alley.    
 
Staff is recommending approval of the coastal development permit with special conditions 
requiring the applicants to submit, prior to issuance of the permit, 1) a revised site plan and floor 
plans providing a minimum of two covered parking spaces and a minimum of one additional guest 
parking space, all of which shall be accessed from the alley designated as Bayview Drive; and 2) a 
revised landscape and drainage plan which includes only drought tolerant non-invasive plant 
species irrigated by a drip or microspray system and which shall include infrastructure designed to 
capture and filter irrigation and stormwater on-site. 
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I.  MOTION AND RESOLUTION 
 

Motion:  

 
I move that the Commission approve Coastal Development Permit Application No. 
5-15-0744  pursuant to the staff recommendation. 

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

 
The Commission hereby approves Coastal Development Permit 5-15-0744 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 
 
This permit is granted subject to the following 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 on which the Commission voted on the application. 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 of 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. 

 
 
III. SPECIAL CONDITIONS 
 
This permit is granted subject to the following special conditions: 
 
1.  Revised Site Plan and Floor Plans. PRIOR TO ISSUANCE OF THE COASTAL 

DEVELOPMENT PERMIT, the applicants shall submit, for the written review and approval 
of the Executive Director, two copies of a revised site plan and floor plans that shall have been 
approved in concept by the City of Hermosa Beach and shall demonstrate the following:  

a. A minimum of two covered parking spaces and a minimum of one additional guest 
parking space shall be provided on-site; and 

b. All parking spaces shall be accessed from the alley designated as Bayview Drive. 
 
2.  Revised Landscape and Drainage Plan. PRIOR TO ISSUANCE OF THE COASTAL 

DEVELOPMENT PERMIT, the applicants shall submit, for the written review and approval 
of the Executive Director, two copies of a revised landscape and drainage plan that shall have 
been approved in concept by the City of Hermosa Beach and shall demonstrate the following:  

a. Vegetated landscaped areas shall only consist of native plants or non-native drought 
tolerant plants, which are non-invasive. No plant species listed as problematic and/or 
invasive by the California Native Plant Society (http://www.CNPS.org/), the California 
Invasive Plant Council (formerly the California Exotic Pest Plant Council) 
(http://www.cal-ipc.org/), or as may be identified from time to time by the State of 
California shall be employed or allowed to naturalize or persist on the site. No plant 
species listed as a ‘noxious weed’ by the State of California or the U.S. Federal 
Government shall be utilized within the property. All plants shall primarily be low or 
very low water plants as identified by California Department of Water Resources for 
South Coastal Region Three (See: 
http://www.water.ca.gov/wateruseefficiency/docs/wucols00.pdf). 

b. All irrigation shall be delivered by a drip or microspray system.  
c. The plans shall include drainage features which ensure that all irrigation and stormwater 

runoff from an 80% percentile storm shall be captured and filtered into the soil on-site. 
 
 
IV. FINDINGS AND DECLARATIONS 
 
A. PROJECT LOCATION & DESCRIPTION 

Scott and Janine McMurrey propose to demolish an existing two-story 1,832 square foot single-
family home and detached 410 square foot garage constructed in 1918 and construct a three-story 
plus roofdeck, 30-foot high, 3,604 square foot single-family home and attached 551 square foot 
garage. The subject site is a 2,494 sq. ft. lot sloping downward toward the coast, approximately 600 
feet inland of the public beach in a built out residential neighborhood in Hermosa Beach (Exhibit 

1). The parcel has a land use designation of R-3 (Multiple Family Residential). Both adjacent 
parcels as well as the majority of the surrounding parcels accommodate single family homes, but 
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there are also duplexes and three unit condominiums in the area. The size, mass, and scale of the 
proposed home is consistent with other homes the Commission has approved in Hermosa Beach. 
The applicants have proposed construction best management practices to preserve water quality. All 
proposed landscaping consists of drought tolerant non-invasive species irrigated with a drip or 
microspray system. An on-site drainage system features gutters and downspouts directed towards 
the landscaped areas and permeable pavers. The proposed home includes two covered parking 
spaces in a garage accessed from Manhattan Avenue and two guest parking spaces in the driveway 
apron between the public sidewalk and the garage (Exhibit 2 and Exhibit 3). The Hermosa Beach 
Department of Community Development approved the project in concept on June 1, 2015. 
 
B. PUBLIC ACCESS AND RECREATION 

 
Coastal Act section 30210 states: 

In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all people consistent with public 
safety needs and the need to protect public rights, rights of private property owners, 
and natural resource areas from overuse. 

 
Coastal Act section 30211 states: 

Development shall not interfere with the public’s right of access to the sea where 
acquired through use of legislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation.  

 
Coastal Act section 30252 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... 

 
Hermosa Beach certified Land Use Plan Section III (A) includes a statement of philosophy: 

To preserve and increase where feasible, residential, commercial, and general 
public parking within the Coastal Zone. 

 
Hermosa Beach certified Land Use Plan Section III (C) 1 states: 

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

 
The proposed single family home includes two covered parking spaces in a garage accessed from 
the frontage street Manhattan Avenue and two guest parking spaces in the driveway apron between 
the public sidewalk and the garage. The proposal to provide two covered parking spaces and two 
guest parking spaces is consistent with Coastal Act requirements and the requirements of the 
Hermosa Beach certified Land Use Plan. However; the proposal to construct a curbcut on the public 
sidewalk and remove an on-street public parking space on Manhattan Avenue would adversely 
affect public access to the coast because the public would no longer be able to park their vehicles 
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there and walk to the public beach approximately 600 feet away. The loss of a public parking space 
would have an individual and cumulative effect on public access.   
 
The area is a built out residential neighborhood with severe parking conflicts between residents and 
coastal visitors. All on-street parking along the 900 block of Manhattan Avenue is free for public 
and residential use, although a resident or guest parking permit is required in order to park for more 
than one hour between 10:00 a.m. and midnight. There is one hour metered parking on 10th Street 
(the nearest vertical beach access street), two hour metered parking on Hermosa Avenue (the 
nearest street running laterally to the beach), and four hour paid parking in City-operated parking 
lots adjacent to Pier Avenue, approximately 1,000 feet northwest of the site. Because of the one 
hour parking restriction between 10:00 a.m. and midnight, the subject block is not ideally suited for 
coastal visitors, but may be used for longer periods before 11:00 a.m., and for short trips to the 
beach or the strand on busy days when all other parking in the area is consumed by residents and 
coastal visitors.    
 
The existing residence includes a detached two car garage accessed from the rear public 
approximately 20-foot wide alley designated as Bayview Drive. Most other single family homes on 
the subject block also take garage access from the alley, where there is no public parking. The 
proposed plans for the new home would relocate the driveway and garage access from the alley to 
Manhattan Avenue, which would require the removal of an on-street public parking space and 
private alterations to the public curb and sidewalk. The proposed curbcut and removal of a public 
parking space near the coast would not be consistent with the public access policies of the Coastal 
Act and is explicitly prohibited by the policies of the Hermosa Beach certified Land Use Plan.  
 
In this case, there is an alternative to the proposed development which would be consistent with the 
Coastal Act and the certified Land Use Plan. The applicants have submitted alternative plans 
showing how the home could be re-designed to take garage access from the rear alley, which would 
not require the removal of a public parking space (Exhibit 4). The alternative design (or a similar 
alternative design subject to revisions by the applicants and their architect) would be consistent with 
the Coastal Act and the certified Land Use Plan. Additionally, a new home with garage access from 
the alley would be consistent with recent Commission-approved projects in the area and would not 
prejudice the City’s ability to prepare a local coastal program, which the City is currently in the 
process of preparing. The Commission approved five new homes on Manhattan Avenue in 2014 and 
2015 (none were approved in 2013). The owners/builders of two of the new homes closed pre-
existing curbcuts, repaired the sidewalks, and took garage access from the alley; the owners/builders 
of two other new homes maintained pre-existing garage access from the alley; and the owners/ 
builders of the fifth home maintained pre-existing garage access from Manhattan Avenue. None of 
them constructed a new curbcut or removed any public parking spaces.     
 

 2216 Manhattan Avenue; permit no. 5-14-0453-W; demolished single family home and 
constructed new single family home; closed pre-existing curbcut along Manhattan 
Avenue, repaired sidewalk, and took garage access from rear alley 
 

 1901 Manhattan Avenue; permit no. 5-14-0756-W; demolished single family home and 
constructed new single family home; closed pre-existing curbcut along Manhattan 
Avenue, repaired sidewalk, and took garage access from rear alley 
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 2215 Manhattan Avenue; permit no. 5-14-1056-W; demolished duplex and constructed 
new single family home; took garage access from side alley 

 

 1530 Manhattan Avenue; permit no. 5-15-0819-W; demolished duplex and constructed 
new single family home; maintained pre-existing garage access from Manhattan Avenue 
via pre-existing curbcut 
 

 322 Manhattan Avenue; permit no. 5-15-0968-W; demolished duplex and constructed 
new single family home; took garage access from rear alley 

 
The Commission has approved permits which included new curbcuts in other parts of Hermosa 
Beach in cases where it determined that an alternative design was not feasible. The most common 
condition for such determinations has been when a parcel only abuts one street and does not have a 
rear alley – in which case the only way to access a new garage has been to install a new curbcut 
from the street. There have also been several cases when providing garage access from an alley has 
been determined to be unfeasible because of substandard alley widths or turning radii – sometimes 
caused by utilities or other infrastructure in the right-of-way. Such conditions are not present at the 
subject site; the rear alley designated as Bayview Drive is a standard approximately 20-foot width 
and is not obstructed by utilities. The applicants have indicated in a letter to the Commission 
(Exhibit 5): “The alley is a safety concern for us. Having three young girls under 12, we are very 
cautious. The alley is dark and is not safe. We have seen many transient and suspicious people in 
the alley going through trash cans and hiding between the houses. Many of them are not from the 
area because when we see them, they run away. In fact, there have been assaults and attempted 
rapes reported behind our house in that alley way.” The applicants have not submitted any evidence 
documenting the stated crimes. The applicants’ safety concern could be addressed through a revised 
design featuring secure (automatic locking) garage doors, visual screening, and improved lighting at 
the rear of the home along the alley.    
  
To ensure that the new development provides maximum public access to the coast consistent with 
the Coastal Act and recent Commission actions in the area, and will not prejudice the City’s ability 
to prepare a local coastal program, the Commission imposes Special Condition 1 requiring the 
applicants to submit a revised site plan and floor plans that shall have been approved in concept by 
the City of Hermosa Beach. The revised plans shall demonstrate that a minimum of two covered 
parking spaces and a minimum of one additional guest parking space shall be provided on-site and 
all parking spaces shall be accessed from the alley designated as Bayview Drive. The Commission 
finds that only as conditioned will the proposed development avoid new adverse impacts to public 
access to the coast or to nearby recreational facilities. Thus, as conditioned, the proposed 
development conforms with Sections 30210, 30211, and 30252 of the Coastal Act. 
 
C. WATER QUALITY AND BIOLOGICAL PRODUCTIVITY 

Coastal Act section 30231 states: 
The biological productivity and the quality of coastal waters, streams, wetlands, estuaries, 
and lakes appropriate to maintain optimum populations of marine organisms and for the 
protection of human health shall be maintained and, where feasible, restored through, 
among other means, minimizing adverse effects of waste water discharges and entrainment, 
controlling runoff, preventing depletion of ground water supplies and substantial 
interference with surface water flow, encouraging waste water reclamation, maintaining 
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natural vegetation buffer areas that protect riparian habitats, and minimizing alteration of 
natural streams. 

 
The application includes construction best management practices to preserve water quality. All 
proposed landscaping consists of drought tolerant non-invasive species irrigated with a drip or 
microspray system. An on-site drainage system features gutters and downspouts directed towards 
the landscaped areas and permeable pavers. All new plumbing fixtures will be water efficient and 
all new appliances will be energy efficient. These elements of the proposed development will have 
the effect of enhancing water quality and saving water during periods of drought in California, 
which may become more frequent over the life of the development.  
 
The proposed plans include 150 cubic yards of grading; however, the floor plans may be modified 
subject to Special Condition 1 which requires that the new home be designed to take garage access 
from the alley. The redesigned plans may involve some additional grading, which is not unusual for 
new construction in Hermosa Beach and which would occur at a high enough elevation to avoid 
impacts to the water table. In order to ensure that the new plans also include elements to enhance 
water quality and biological productivity, the Commission imposes Special Condition 2 requiring 
the applicants to submit a revised landscape and drainage plan which includes only drought tolerant 
non-invasive plant species irrigated by a drip or microspray system and which shall include 
infrastructure designed to capture and filter irrigation and stormwater on-site. As conditioned, the 
Commission finds that the development is consistent with Section 30231 of the Coastal Act.   
 
D. 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. 
 

E. LOCAL COASTAL PROGRAM (LCP) 

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. The 
Hermosa Beach Land Use Plan was effectively certified in 1981. As conditioned, the proposed 
development is consistent with Chapter 3 of the Coastal Act and with the certified Land Use Plan 
for the area. Approval of the project, as conditioned, will not prejudice the ability of the local 
government to prepare an LCP that is in conformity with the provisions of Chapter 3. 
 
F. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 

Section 13096 of the Commission's regulations requires Commission approval of Coastal 
Development Permit applications to be supported by a finding showing the application, as 
conditioned by any conditions of approval, to be consistent with any applicable requirements of the 
California Environmental Quality Act (CEQA). Section 21080.5(d)(2)(A) of CEQA prohibits a 
proposed development from being approved if there are feasible alternatives or feasible mitigation 
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measures available, which would substantially lessen any significant adverse effect which the 
activity may have on the environment. 
 
As conditioned to maximize public access and enhance water quality and biological productivity, 
there are no feasible alternatives or additional feasible mitigation measures available that would 
substantially lessen any significant adverse effect that the activity may have on the environment.  
Therefore, the Commission finds that the proposed project, as conditioned, is the least 
environmentally damaging feasible alternative and can be found consistent with the requirements of 
the Coastal Act to conform to CEQA. 
 
SUBSTANTIVE FILE DOCUMENTS 
1. City of Hermosa Beach Land Use Plan (Commission Certified 1981) 
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View of Existing Home and Street Frontage 
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View of Alley and Existing Garage
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Existing Parking Regulations 
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