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          June 7, 2004 
 
Honorable Chairman and Members of the                                   Regular Meeting of  
Hermosa Beach Planning Commission                                        June 15, 2004  
 
SUBJECT: CONDOMINIUM 04-11 
 PRECISE DEVELOPMENT PLAN 04-12 

VESTING TENTATIVE PARCEL MAP #61318 
    
LOCATION: 315 AND 317 HOPKINS AVENUE 
 
APPLICANT: HAROLD ANSCHEL 
 722 11TH STREET 
 HERMOSA BEACH, CA 90254 
  
REQUEST: TO ALLOW A DETACHED TWO-UNIT CONDOMINIUM PROJECT 
 
Recommendations 
To approve the Conditional Use Permit, Precise Development Plan, and Vesting Tentative Parcel Map 
subject to conditions as contained in the attached Resolution. 
 
Background 
PROJECT INFORMATION: 

GENERAL PLAN: Medium Density Residential 

ZONING: R-2B 

LOT SIZE: 8,389 Square Feet 

EXISTING USE: Single Family Dwelling 

PROPOSED SQUARE FOOTAGE: 315:  3,092 square feet 
 317:  3,099 square feet 

PARKING REQUIRED: 4 standard and 1 guest for each unit 

PARKING PROVIDED: 4 standard and 2 guest 

ENVIRONMENTAL DETERMINATION: Categorically Exempt 

 
The subject site is located on the west side of Hopkins Avenue, which is located between Third and 
Fifth Streets east of Pacific Coast Highway.  The lot is one of 6 very deep and steeply sloping lots 
located on this block.   
 
Analysis 
The project consists of two separate two-story buildings each above a basement level.  The front unit 
contains 5 bedrooms, 4 bathrooms and a bonus room at the basement level with direct access to the 
rear yard.  The rear unit contains 3 bedrooms, 3 bathrooms, a “study,” and a bonus room at the 
basement level.  Each unit is designed like a separate single-family dwelling and includes a large back 
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yard.  The buildings are designed in a Mediterranean style of architecture, with exterior stucco finishes, 
red clay tile roofing, decorative wrought iron railings, and wood corbels. 
 
The garages for both units are accessed from Hopkins Avenue with a common curb-cut. One garage is 
loaded in the front with access directly from Hopkins Avenue, while the other garage, for the rear unit 
(317) is at the end of a 130-foot driveway.  Required parking is provided in the two car garages, with 
guest parking provided in tandem in the front driveway and to the side of the garage of the rear unit so 
as to not interfere with access to the rear garage.  The widening of the existing driveway will not result in 
the loss of on-street parking.   
 
The project generally complies with zoning requirements. The buildings are designed to follow the 
natural slope in order to comply with the height limit of 30 feet as required for the R-2B zone, as 
measured at the critical points on the roof, with the rear unit situated lower than the front unit.  The lot 
coverage calculates to be 36%, which is well below the 65% maximum allowable. All required yards 
are provided, including a front yard of 17 feet to exceed the minimum of 5 feet and a rear yard of 25 
feet. The proposed private open space areas are provided within second story decks adjacent to the 
living rooms, and in the large yard areas located to rear of each unit.  The amount provided adjacent to 
the primary living space is 190 square feet for the front unit and 150 square feet for the rear unit, and the 
yards provide over 800 square feet of open space for each unit. 
 
Storage areas are provided, complying with the requirement for 200 cubic feet of storage space per unit 
and an area for trash facilities are provided as well. 
 
Landscaping information is included on the site plan, and show a generous amount of landscaping in the 
front yard, in between the units, and in the rear.   Only one 36” box tree, however, is provided in the 
front yard.  Staff is recommending two mature 36” box trees be provided consistent with the standard 
requirement of the Commission for condominium projects.    
 
Planning staff transmitted a memo to both the Building Division of the Community Development 
Department and the Public Works Department for review of the subject project. The Building Division 
has provided minor comments that will not significantly affect the proposed project design. The Public 
Works Department notes that standard improvements will be required for sidewalk, curb and gutter, 
pursuant to the Municipal Code. 
 
 
 
                                                         
       Ken Robertson 
CONCUR:      Senior Planner   
 
____________________________ 
Sol Blumenfeld, Director 
Community Development Department  
        
Attachments 
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1. Resolution 
2. Location Map 
3. Photographs 
4. Residential Zoning Analysis/Height Calculation                        
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