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AGENDA— REGULAR MEETING

PLANNING COMMISSION

CITY OF REDONDO BEACH

THURSDAY MARCH 19, 2015— 7: 00 P. M.
CITY COUNCIL CHAMBERS

415 DIAMOND STREET

OPENING SESSION

1.  Call Meeting to Order

2.   Roll Call

3.  Salute to the Flag

II. APPROVAL OF ORDER OF AGENDA

RECOMMENDATION:  Move Item # 10 before Public Hearings.

III.       CONSENT CALENDAR

Routine business items, except those formally noticed for public hearing ( agendized as either a " Routine
Public Hearing" or `Public Hearing"), or those items agendized as " Old Business" or "New Business" are
assigned to the Consent Calendar. The Commission Members may request that any Consent Calendar
item(s) be removed, discussed, and acted upon separately. Items removed from the Consent Calendar will
be taken up immediately following approval of remaining Consent Calendar items. Remaining Consent
Calendar items will be approved in one motion.

4.  Approval of Affidavit of Posting for the Planning Commission meeting of March 19, 2015.

5.  Approval of the following minutes:  Regular Meeting of February 19, 2015.

6.   Receive and file the Strategic Plan Update of February 17, 2015.
7.   Receive and file written communications.

IV.      AUDIENCE OATH

V.       EX PARTE COMMUNICATIONS

This section is intended to allow all officials the opportunity to reveal any disclosure or ex parte
communication about the following public hearings.

VI.      EXCLUDED CONSENT CALENDAR ITEMS

VII.     PUBLIC HEARINGS

8.  A Public Hearing to consider an Exemption Declaration,  Planning Commission Design
Review, and Coastal Development Permit to allow tandem parking with valet services for
office and restaurant uses within a new 3- story commercial building to be constructed on
property located with a Mixed- Use ( MU- 3A) zone within the Coastal Zone.

APPLICANT:       Luis Skelton

PROPERTY OWNER:  Buena Vista Real Estate Holdings LLC
LOCATION: 221 Avenue I
CASE NO.: 2015-03- PC- 004

RECOMMENDATION:  Pull item from agenda



9.  A Public Hearing to consider approval and certification of a Mitigated Negative
Declaration/ Initial Environmental Study ( including responses to comments) and Mitigation
Monitoring and Reporting Program, a Conditional Use Permit, Planning Commission Design
Review including Landscape and Irrigation Plans, Sign Review, Minor Subdivision ( Vesting
Tentative Tract Map No. 72662) and a request for a Density Bonus under Government Code
Section 65915-65918 of State Law, which includes a waiver ( concession) of development

standards ( height,  stories,  and density) and parking standards for the construction of a
mixed- use development to include 180 residential apartment units, approximately 37,600
square feet of commercial development, and renovation of the existing 100- room hotel with
a total of 614 parking spaces on property located with a Mixed- Use ( MU- 3A) zone.

APPLICANT:       Legado Redondo, LLC
PROPERTY OWNER: Same as applicant
LOCATION: 1700 S. Pacific Coast Highway
CASE NO.: 2015-03- PC-005

RECOMMENDATION:

1)  Open the public hearing to discuss items 2 and 3 below; and

2)  Initiate a discussion on project design pursuant to Planning Commission Design
Review Procedures, and if additional modifications are made, incorporate those changes
into the proposed Conditions of Approval and then proceed to step 3 below.    Staff
recommends modifications to the project as follows:

a.  Redesign the eastern four (4) story structure to break up the large, linear east/west mass;

b.  Redesign of the project to incorporate an additional 1, 300 square feet of open space.

3)  Request Staff to prepare resolutions for conditional approval of Project identified in the

Final MND to incorporate the following actions and any other actions necessary:

a.  CONSIDER the Final Mitigated Negative Declaration ( Attachment # 4, pg.  16) together
with any comments received up to the close of the public hearing; and

b.   FIND that the project that there is no substantial evidence that the project will have a

significant effect on the environment with implementation of the mitigation measures and

that the Final Mitigated Negative Declaration reflects the City of Redondo Beach' s
independent judgment and analysis; and

c.   ADOPT the Final Mitigated Negative Declaration, including the Response to Comments
and the revisions to the Draft MND and Appendices (Attachment# 4); and

d.   FIND that the revised version of Mitigation Measure U- 1 is as equally effective as the
original draft of Mitigation Measure U- 1 in mitigating potentially significant effects and that
it in itself will not cause any potentially significant effects on the environment; and

e.  ADOPT the Mitigation Monitoring and Reporting Program contained in Attachment # 4,
Appendix K  ( including the revised Mitigation Measure U- 1); and

f.   ADOPT Findings for the Conditional Use Permit, Planning Commission Design Review
including the Landscape and Irrigation Plan and Sign Review), Vesting Tract Map, and

the Density Bonus and related incentives ( or concessions) and development waivers, and
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g.  APPROVE ( 1) the Conditional Use Permit ( subject to the Conditions of Approval), ( 2)

Planning Commission Design Review, Landscape and Irrigation Plan, and Sign Review
subject to the Conditions of Approval), ( 3) the Density Bonus and concession/waivers

described in the Final MND, ( 4) Vesting Tract Map No. 72662 ( subject to the Conditions
contained of Approval).

VIII.     OLD BUSINESS
Items continued from previous agendas.

IX.      NEW BUSINESS
Items for discussion prior to action.

10. Discussion and input to the City Manager for Fiscal Year 2015-2016 Budget.

RECOMMENDATION:

1)  Consider this item before Item VII Public Hearings;

2)  Provide input to the City Manager regarding the Fiscal Year 2015-2016 budget.

X.       PUBLIC PARTICIPATION ON NON- AGENDA ITEMS

This section is intended to provide members of the public with the opportunity to comment on any subject that does not
appear on this agenda for action. This section is limited to 30 minutes. Each speaker will be afforded three minutes to

address the Commission. Each speaker will be permitted to speak only once. Written requests, if any, will be
considered first under this section.

Xl.      COMMISSION ITEMS AND REFERRALS TO STAFF
Referrals to staff are service requests that will be entered in the City's Customer Service Center for action.

XII.     ITEMS FROM STAFF

XIII.     COUNCIL ACTION ON PLANNING COMMISSION MATTERS

XIV.    ADJOURNMENT

The next meeting of the Planning Commission of the City of Redondo Beach will be a Regular Meeting to
be held at 7:00 p. m. on Thursday, April 16, 2015 in the Redondo Beach City Council Chambers, 415
Diamond Street, Redondo Beach, California.

Any writings or documents provided to a majority of the Planning Commission regarding any item on this
agenda will be made available for public inspection at the City Clerk' s Counter at City Hall located at 415
Diamond Street, Door C, Redondo Beach, Ca. during normal business hours. In addition, such writings
and documents will be posted, time permitting, on the City's website at www.redondo.org.

It is the intention of the City of Redondo Beach to comply with the Americans with Disabilities Act (ADA)
in all respects.  If, as an attendee or a participant at this meeting you will need special assistance beyond
what is normally provided, the City will attempt to accommodate you in every reasonable manner.
Please contact the City Clerk's Office at ( 310) 318- 0656 at least forty-eight ( 48) hours prior to the
meeting to inform us of your particular needs and to determine if accommodation is feasible.   Please
advise us at that time if you will need accommodations to attend or participate in meetings on a regular
basis.

An agenda packet is available 24 hours at www.redondo.org under the City Clerk and during City Hall
hours, agenda items are also available for review in the Planning Department.
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CONSENT CALENDAR

The Planning Commission has placed cases,  which have been recommended for approval by the
Planning Department staff, and which have no anticipated opposition, on the Consent Calendar section
of the agenda.  Any member of the Planning Commission may request that any item on the Consent
Calendar be removed and heard, subject to a formal public hearing procedure, following the procedures
adopted by the Planning Commission.

All cases remaining on the Consent Calendar will be approved by the Planning Commission by adopting
the findings and conclusions in the staff report, adopting the Exemption Declaration or certifying the
Negative Declaration, if applicable to that case, and granting the permit or entitlement requested, subject
to the conditions contained within the staff report.

Cases which have been removed from the Consent Calendar will be heard immediately following
approval of the remaining Consent items, in the ascending order of case number.

RULES PERTAINING TO ALL PUBLIC TESTIMONY

Section 6. 1, Article 6, Rules of Conduct)

1. No person shall address the Commission without first securing the permission of the Chairperson;
provided, however, that permission shall not be refused except for a good cause.

2. Speakers may be sworn in by the Chairperson.

3. After a motion is passed or a hearing closed, no person shall address the Commission on the
matter without first securing permission of the Chairperson.

4. Each person addressing the Commission shall step up to the lectern and clearly state his/ her
name and city for the record, the subject he/she wishes to discuss, and proceed with his/ her
remarks.

5. Unless otherwise designated, remarks shall be limited to three ( 3) minutes on any one agenda
item. The time may be extended for a speaker(s) by the majority vote of the Commission.

6. In situations where an unusual number of people wish to speak on an item, the Chairperson may
reasonably limit the aggregate time of hearing or discussion, and/or time for each individual
speaker, and/or the number of speakers. Such time limits shall allow for full discussion of the item

by interested parties or their representative( s).  Groups are encouraged to designate a

spokesperson who may be granted additional time to speak.

7. No person shall speak twice on the same agenda item unless permission is granted by a majority
of the Commission.

8. Speakers are encouraged to present new evidence and points of view not previously considered,
and avoid repetition of statements made by previous speakers.

9. All remarks shall be addressed to the Planning Commission as a whole and not to any member
thereof. No questions shall be directed to a member of the Planning Commission or the City staff
except through, and with the permission of, the Chairperson.

10.      Speakers shall confine their remarks to those which are relevant to the subject of the hearing.
Attacks against the character or motives of any person shall be out of order.  The Chairperson,
subject to appeal to the Commission, shall be the judge of relevancy and whether character or
motives are being impugned.
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11.      The public participation portion of the agenda shall be reserved for the public to address the

Planning Commission regarding problems, question, or complaints within the jurisdiction of the
Planning Commission.

12.      Any person making personal,  impertinent,  or slanderous remarks,  or who shall become
boisterous while addressing the Commission,  shall be forthwith barred from future audience
before the Commission, unless permission to continue be granted by the Chairperson.

13.      The Chairperson, or majority of the members present, may at any time request that a police
officer be present to enforce order and decorum.  The Chairperson or such majority may request
that the police officer eject from the place of meeting or place under arrest, any person who
violates the order and decorum of the meeting.

14.      In the event that any meeting is willfully interrupted so as to render the orderly conduct of such
meeting unfeasible and order cannot be restored by the removal of individuals willfully interrupting
the meeting, the Commission may order the meeting room cleared and continue its session in
accordance with the provisions of Government Code subsection 54957. 9 and any amendments.

APPEALS OF PLANNING COMMISSION DECISIONS:

All decisions of the Planning Commission may be appealed to the City Council.  Appeals must be filed, in
writing, with the City Clerk's Office within ten ( 10) days following the date of action of the Planning
Commission.    The appeal period commences on the day following the Commission' s action and
concludes on the tenth calendar day following that date.   If the closing date for appeals falls on a
weekend or holiday,  the closing date shall be the following business day.    All appeals must be

accompanied by an appeal fee of 25% of original application fee up to a maximum of $500.00 and must
be received by the City Clerk's Office by 5:00 p.m. on the closing date.

Planning Commission decisions on applications which do not automatically require City Council review
e.g. Zoning Map Amendments and General Plan Amendments), become final following conclusion of the

appeal period, if a written appeal has not been filed in accordance with the appeal procedure outline
above.

No appeal fee shall be required for an appeal of a decision on a Coastal Development Permit
application.
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March 10, 2015

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES      ) ss

CITY OF REDONDO BEACH       )

AFFIDAVIT OF POSTING

Pursuant to the requirements of Government Code Section 54955, agendas for a

regular commission meeting must be posted at least seventy-two ( 72) hours in
advance and in a location that is freely accessible to members of the public.  As
Planning Analyst of the City of Redondo Beach,  I declare,  under penalty of
perjury, that in compliance with the requirements of Government Code Section
54955, I caused to have posted on Wednesday March 11, 2015, the agenda for
the March 19, 2015 Regular Meeting of the City of Redondo Beach Planning
Commission in the following locations:

City Hall, Door "A", 415 Diamond Street, Redondo Beach
City Clerk' s Counter, Door "C", 415 Diamond Street, Redondo Beach

I

Lina Portolese

Planning Analy• t



REDD ® ND® BEACH
moi       ';

4.      PROOF POSTING
A       }° PLANNING COMMISSION AGENDA.

I, Lina Portolese, hereby declare, under penalty of perjury, that I am over the age of 18

years and am employed by the City of Redondo Beach,  and that the following

document:    Planning Commission Regular Meeting Agenda of March 19, 2015 was

posted by me at the following location( s) on the date and hour noted below:

Posted on:  3/ 11/ 2015 at 3: 30 pm
date)    time)

Posted at:   City Hall, Door "A",  415 Diamond Street, Redondo Beach

City Clerk's Counter, Door "C",  415 Diamond Street, Redondo Beach

I -

11.
Signature

3111( 15
Date



Minutes

Regular Meeting
Planning Commission

February 19, 2015

CALL TO ORDER

A Regular Meeting of the Planning Commission was called to order by Chair Biro at 7: 00 p. m. in the City
Hall Council Chambers, 415 Diamond Street, Redondo Beach, California.

ROLL CALL

Commissioners Present:       Biro, Gaian, Goodman, Mitchell, Rodriguez, Sanchez

Commissioners Absent: None

Officials Present: Marianne Gastelum, Assistant Planner

Aaron Jones, Community Development Director
Diane Cleary, Minutes Secretary

SALUTE TO THE FLAG

Commissioner Rodriguez led the Commissioners and audience in a Salute to the Flag.

APPROVAL OF ORDER OF AGENDA

Motion by Commissioner Sanchez, seconded by Commissioner Rodriguez, to approve the Order of the
Agenda as presented.  Motion carried unanimously.

CONSENT CALENDAR # 4 THROUGH # 7

Motion by Commissioner Rodriguez,  seconded by Commissioner Sanchez, to approve the following
Consent Calendar items, and by its concurrence, the Commission:

4. APPROVED AFFIDAVIT OF POSTING FOR THE PLANNING COMMISSION MEETING OF

February 19, 2015.

5. APPROVED THE FOLLOWING MINUTES:  Regular Meeting of November 20, 2014.

6. RECEIVED AND FILED THE STRATEGIC PLAN UPDATE:  January 20, 2015.

7. RECEIVED AND FILED WRITTEN COMMUNICATIONS

Motion carried unanimously.

AUDIENCE OATH

Chair Biro asked that those people in the audience who wish to address the Commission on any of the
hearing issues stand and take the following oath:

Do each of you swear or affirm that the testimony
you shall give shall be the truth, the whole truth,

and nothing but the truth?

People in the audience stood and answered, " I do."

EX PARTE COMMUNICATIONS — None

EXCLUDED CONSENT CALENDAR ITEMS — None



PUBLIC HEARINGS

8.       APPROVE PERSONAL IMPROVEMENT SERVICE KICKBOXING FITNESS STUDIO
1262 BERYL STREET

Motion by Commissioner Sanchez, seconded by Commissioner Mitchell, to open the Public Hearing and
receive and file all documents at 7: 04 p. m. regarding Case No. 2015- 02- PC- 001, the applicant being Larry
Keller, to consider an Exemption Declaration and Conditional Use Permit, to allow the operation of a

personal improvement service kickboxing fitness studio within an existing commercial building on property
located within a Commercial (C-2) zone at 1262 Beryl Street. Hearing no objections, Chair Biro so ordered.

Assistant Planner Gastelum gave a staff report and discussed the following:
Street view— location and tenant space
Floor plan

Noise — doors will be kept closed and air conditioning available — noise will be minimal due to its
location

Parking — 266 parking spaces on site — applicant is proposing maximum of 22 students and 2
instructors requiring 13 parking spaces — former tenant only required 14 parking spaces — no

increase in parking demand
Use will be complimentary to shopping center and hours
Staff recommends approval

In response to Commissioner Sanchez,  Community Development Director Aaron Jones referred to
Condition 3 and stated the change in sprinklers will bring it up to code.

Larry Keller, applicant, believed there are no sprinklers currently and will not be required due to the use
being Class B.  He also said they will do what is required to make the facility safe and noted they will be
doing fitness kickboxing lessons during the proposed hours.

Community Development Director Aaron Jones stated Condition 3 will determine if sprinklers are needed
and up to code.

In response to Commissioner Sanchez, Mr. Keller stated they would like to have classes starting at 5 a. m.
but believed in the beginning they will have one or two classes in the evening and as the demand and
clientele grow, they will add classes.

In response to Commissioner Gaian, Mr. Keller stated the facility will be air conditioned and doors will
remain closed during class time.   He also said they will control the level of the music and noted that
kickboxing training will not be noisy.  He also said all classes will be conducted indoors and there will be a
double door exit to the rear as well.

Christian Coffin, CG Building Design, supported the operation, and believed the business will bring more
life to the center and will be good for the surrounding neighbors who benefit from the fitness class.

Motion by Commissioner Sanchez, seconded by Commissioner Rodriguez, to close the Public Participation
Section of the Public Hearing at 7: 12 p. m.  Motion carried unanimously.

In response to Commissioner Sanchez, Assistant Planner Gastelum informed that adequate lighting and
parking safety have all been addressed.

In response to Chair Biro, Community Development Director Aaron Jones stated the applicants will prepare
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a lighting plan as part of their tenant improvement plan and will need to meet a minimum of a 1 foot candle
in the parking areas, eliminating the shaded dark areas, especially around the side and rear of the building.
He also said the side of the building faces a large vacant lot and the building backs up to the hillside, and
it would not be an issue to add exterior lighting.

Commissioner Biro noted past concerns regarding exercising spilling out into the parking lot itself.

Community Development Director Aaron Jones suggested adding Condition # 11 stating all activities be
conducted within the existing building.

Motion by Commissioner Sanchez, seconded by Commissioner Mitchell, to approve Case No. 2015- 02-
PC- 001, an Exemption Declaration and Conditional Use Permit, to allow the operation of a personal

improvement service kickboxing fitness studio within an existing commercial building on property located
within a Commercial (C- 2) zone at 1262 Beryl Street, subject to the 5 Findings and 11 Conditions in the

staff report and attached resolution. Motion carried unanimously.

9. APPROVE REMODEL AND ADDITION TO AN EXISTING SINGLE- FAMILY DWELLING

2001 GRAHAM AVENUE

Motion by Commissioner Sanchez, seconded by Commissioner Goodman, to open the Public Hearing and
receive and file all documents at 7: 18 p. m. regarding Case No. 2015-02- PC-002, the applicant being Loera
Designs, to consider an Exemption Declaration and Variance, to allow a remodel and addition to an existing
single-family dwelling with reduced front, rear, and side yard setbacks on property located within a Single-
Family Residential ( R- 1) zone at 2001 Graham Avenue.  Hearing no objections, Chair Biro so ordered.

Assistant Planner Gastelum gave a staff report and discussed the following:
Zoning Map —zoned R- 1
Aerial Photo —smaller in size than typical lot in the area

Site plan & setbacks — reviewed requirements

Portions of building sit 5 feet from rear property line
Existing and proposed design
Staff recommends approval

Community Development Director Aaron Jones pointed out that the applicant worked extensively with staff
to minimize the need for a variance on the project.

In response to Commissioner Mitchell, Assistant Planner Gastelum stated the existing house sits 16 feet
and 6 inches back already and the plans are to keep it within the same footprint, with no obstruction to
drivers' views on the side or front.

Community Development Director Aaron Jones explained that the project does comply with the 15 x 15
corner cutoff site visibility standard and meets the City's requirement for corner site distance.

In response to Commissioner Gaian, Assistant Planner Gastelum stated there is no deck on the second

floor and there will only be a porch on the first floor.

In response to Commissioner Goodman, Community Development Director Aaron Jones stated there will
be a nice entry eave structure with no deck above.

In response to Commissioner Goodman, Community Development Director Aaron Jones explained that
the variance runs with the land and is granted to this specific design and project as reviewed and approved
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by the Commission.   He explained that only construction within a required setback or exceeding a
development standard comes to the Commission and anything that meets the code would not have to
come back.

In response to Commissioner Goodman, Assistant Planner Gastelum referred to Condition # 4,  and

explained that the 5-foot corner cutoff will be 5 feet along both street sides and will be dedicated to the City
to allow an ADA new accessible ramp.  Community Development Director Aaron Jones stated this would
be required when there is a nexus between a project and the requirement to construct it and has to be paid

by the applicant/developer.

In response to Commissioner Sanchez, Community Development Director Aaron Jones stated the basic
requirement is that owners are responsible for maintenance of the property frontage and yet the City does
retain permit authority and control over what can be done on the property. He also said there is a balancing
test, and said each case is unique and reviewed on its individual basis and stand the test whether the

improvement is warranted for the project.  He said if the applicant chose not to move forward, the sidewalk
would remain as it is.

In response to Commissioner Gaian, Community Development Director Aaron Jones stated there is no
provision for ADA compliance unless development of the site is proposed.  He also explained that the City
has a maintenance of effort for ADA compliance and each year the City spends several hundred thousand
dollars building or rebuilding to the new standard for ADA ramps in the City.  He said block grant funds are
also used for this purpose, and the City installing 50 to 100 ramps per year, some replacing existing ramps.

In response to Commissioner Rodriguez, Community Development Director Aaron Jones stated the City
would handle the recording in the event the City were requiring the ramp.

Abe Witelles, Loera Designs, stated the lot is very small and a variance would be triggered for most
changes.

Andrew Millar stated he lives across the street from the property and expressed concern with trees and
the fence obstructing the corner view.

Community Development Director Aaron Jones stated the current tree is probably encroaching on the site
distance area and the applicant will substantially trim it and open it up.  He also said a fence higher than
36 inches would not be allowed at a corner lot in a 15-foot corner cutoff area.

Mr. Millar suggested installing a see-through fence for visibility purposes.

In response to Commissioner Rodriguez, Mr. Millar stated the stop is a 2- way stop but would support a 4-
way stop.

Mr. Witelles stated they are planning to remove the existing tree and the proposed tree will be smaller and
further back.

Rita Stevens, stated she lives across the street, and asked that the developer respect the footprint and

move the tree for better visibility for drivers, improving the intersection.

Motion by Commissioner Sanchez, seconded by Commissioner Rodriguez, to close the Public Participation
Section of the Public Hearing at 7:38 p. m.  Motion carried unanimously.

In response to Commissioner Sanchez,  Community Development Director Aaron Jones stated the
applicant has stated the tree will be removed but a condition could be added.  He also noted that the plans    -
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call for the installation of at least two 24- inch box trees.

In response to Commissioner Mitchell,  Community Development Director Aaron Jones stated the
neighbors could go through a process requesting stop sign installations to bring before the Public Works
Commission.

In response to Commissioner Gaian, Mr. Millar stated the proposed location is the only one in the area that
doesn' t have a 4-way stop and he also said there is a large dip and the area is not very well lit.

In response to Commissioner Biro, Community Development Director Aaron Jones said there will a full
compliment of BMP' s required from the project including all the construction BMP' s which are standard as
well as the new MS4 permit, but no permanent LID' s would be triggered since the lot is under 5, 000 square

feet.

Assistant Planner Gastelum pointed out that the proposal is an addition above the existing footprint above
the building and there is no ground square footage and no decrease in pervious surface.

Motion by Commissioner Sanchez, seconded by Commissioner Mitchell, to approve Case No. 2015-02-
PC- 002, an Exemption Declaration and Variance, to allow a remodel and addition to an existing single-
family dwelling with reduced front, rear, and side yard setbacks on property located within a Single- Family
Residential ( R- 1) zone at 2001 Graham Avenue, subject to the 4 Findings and 17 Conditions in the staff

report and attached resolution, and adding Condition 18 stating the removal of the tree in the front setback.
Motion carried unanimously.

10.      APPROVE WIRELESS TELECOMMUNICATION FACILITY (WTF)

730 S. PACIFIC COAST HIGHWAY

Motion by Commissioner Sanchez, seconded by Commissioner Rodriguez, to open the Public Hearing and
receive and file all documents at 7:44 p. m. regarding Case No. 2015-02- PC-003, the applicant being AT&T
Wireless, to consider an Exemption Declaration and Conditional Use Permit, to allow the installation and

operation of a wireless telecommunication facility ( WTF) on property located within a Commercial ( C- 2)
zone at 730 S. Pacific Coast Highway.  Hearing no objections, Chair Biro so ordered.

Assistant Planner Gastelum gave a staff report and discussed the following:
Location

Site previously approved for a cell site at the October 21, 2010 Planning Commission meeting
Applicant —AT&T — proposing to add three cupolas
Roof equipment plan

Building elevations
Will add approximately 4 feet in height to the roofing
Street view

Jonathan L. Kramer, consultant, gave a report and discussed the following:
1996 Telecommunications Act

Proposal comply with FCC rules?
Presentation on the FCC rules

Adopt new radiofrequency standards?
Rules won' t change — physics haven' t changed

Site comply — the WTF as planned will comply with the FCCs radio frequency emissions rules.
There will be a controlled zone to a maximum distance of 42 feet from the face of each transmitting
antenna.  Other than on the roof of the building there is no publicly accessible area within 42 feet
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of the antennas.

In response to Commissioner Gaian, Mr. Kramer explained that this is a cell phone antenna and stated

there was a previous project by Clearwater Communications that came before the Commission which was
the same type of design which was approved but never constructed due to Clearwater not moving forward
with their business plan.

In response to Commissioner Gaian, Assistant Planner Gastelum stated the height is limited to 34 feet and

screened from public view, and the top of the cupolas will not exceed 34 feet and is listed as a condition in
the staff report.

In response to Commissioner Sanchez, Mr. Kramer stated that the site transmits in three main directions

and provides nearly 360 degree coverage around the building and are directional antennas.

Judy Shaffer, stated she lives behind the property on Pacific Coast Highway, and believed the roof is lower
than 9 feet with most of the equipment below the decorative tile when at street level.  She said none of the

equipment extends above the decorative tile when looking from the street.  She said she will be able to
see the new equipment but will be nicely designed.

In response to Ms. Shaffer, Mr. Kramer stated there would be no concerns when being closer than 42 feet,
but noted the neighbors will not be this close anyway.  He explained a 100% in phase reflection and this is
taken into account when doing the calculations for distance, and the actual measured control zone will be
less, taking the worst case possibility.

In response to Commissioner Sanchez, Mr. Kramer stated they have not written a condition of approval
requiring taking measurements or a wanding task due to the nature of the site.

In response to Commissioner Goodman, Mr. Kramer stated conditions are put in by the City to facilitate
and encourage calculations to allow a balance between a lot of coverage and a few number of sites.

In response to Commissioner Gaian, Assistant Planner Gastelum stated the project will require a height
certificate.

Commissioner Gaian suggested checking the radio output from the building on a regular basis.

In response to Commissioner Gaian, Mr. Kramer stated in order to measure the control zone at this site, it

would be required to get out 42 feet up three stories above ground level.

In response to Commissioner Rodriguez, Mr. Kramer stated wandings fail when pulled back in where

people can walk directly in front of them.  He also did not know of cities that routinely check them due to
the control zones being within open air space.

In response to Commissioner Goodman, Mr. Kramer stated the sites would have to operate at 50 times

the maximum permissible level before there would be any problems.  He further said the equipment is
manufactured and is not custom made and monitored 24/7 by a network operations center including the
output power.

Ms. Shaffer noted no concerns from the neighbors.

Robert McCormick, AT&T, stated the site could be wanded if necessary.   He also said this site is a
relocation of a facility on PCH next to Buca Di Peppo, and noted there are problems in that location where
PCH curves.  He said this new location will make it shorter with seamless coverage.
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In response to Commissioner Rodriguez, Mr. McCormick stated none of the wandings match and cannot

be measured properly.

In response to Chair Biro, Mr. Kramer explained that the antennas used are not even rated for the power

level of a 50 times failure.

In response to Commissioner Goodman, Community Development Director Aaron Jones referred to the
Telecommunications and Pipeline Encroachment questionnaire and stated the project is not classified as

telecommunications which is why all answers are marked no.

Motion by Commissioner Sanchez, seconded by Commissioner Mitchell, to close the Public Participation
Section of the Public Hearing at 8: 22 p. m.  Motion carried unanimously.

In response to Chair Biro, Mr. Kramer referred to the compliant conditions and statement, and Condition 9

requires maintenance of an RF notice sign at all rooftop access points, Condition 10 requires that the sign
be place facing inwards towards the center of the roof area adjacent to each of the antennas, and Condition
11 requires a description of what the sign has to look like.

Community Development Director Aaron Jones stated the sign is standard and is not visible.

In response to Commissioner Sanchez, Mr. Kramer stated the site would be shut down only if someone is
working directly in front of the antenna for a period of time, and exposure would be measured after 30
minutes.

In response to Chair Biro, Assistant Planner Gastelum referred to the roof top mounting certification of the
height of the installation and stated this is a typical plan check correction that will be noted on the plans.

Community Development Director Aaron Jones stated a standard condition of all construction within 2 feet
of the allowable limit of 34 feet has to be accompanied with a height restriction.

Motion by Commissioner Rodriguez, seconded by Commissioner Mitchell, to approve Case No. 2015-02-
PC- 003, an Exemption Declaration and Conditional Use Permit, to allow the installation and operation of a

wireless telecommunication facility (WTF) on property located within a Commercial ( C- 2) zone at 730 S.
Pacific Coast Highway, subject to the 6 Findings and 11 Conditions in the staff report and attached
resolution. Motion carried unanimously.

OLD BUSINESS — None

NEW BUSINESS - None

PUBLIC PARTICIPATION ON NON- AGENDA ITEMS

Jeannie Song,  asked about a notice regarding a condominium being built next door.   Community
Development Director Aaron Jones believed this is a notice of administrative permit and stated staff will

review the project with her.

Marcie Guillermo,  District 1, expressed concern with the City Attorney's impartial analysis regarding
Measure B and misleading the public with false information.  She said once the measure becomes a law,
it will be part of the zoning, and she requested that the Commissioners become very familiar with it.  She
supported voting no on Measure B.

Motion by Commissioner Goodman, seconded by Commissioner Mitchell, to extend Ms. Guillermo' s time.
Motion carried unanimously.
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Ms. Guillermo also supported addressing the safety for pedestrians and making the streets safer.

COMMISSION ITEMS AND REFERRALS TO STAFF

Commissioner Sanchez requested that staff review the corner of Graham and Green.

In response to Chair Biro, Community Development Director Aaron Jones stated the grading equipment
has now been removed on the Artesia Blvd property, but said he will followup on their status.

ITEMS FROM STAFF

Community Development Director Aaron Jones introduced the City' s new Special Projects Planner Stacey
Kinsella, and stated the Legado MU development will be presented at the next meeting along with the City
Manager requesting input from the Commission on budget priorities.

COUNCIL ACTION ON PLANNING COMMISSION MATTERS - NONE

ADJOURNMENT:  8:42 P. M.

There being no further business to come before the Commission,  Commissioner Sanchez moved,
seconded by Commissioner Goodman, to adjourn at 8:42 p. m. to a regular meeting to be held at 7: 00 p. m.
on Thursday,  March 19, 2015 in the Redondo Beach City Council Chambers, 415 Diamond Street,
Redondo Beach, California. Motion carried unanimously.

Respectfully submitted,

Aaron Jones

Community Development Director
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Administrative Report

Council Action Date:     February 17, 2015

To:       MAYOR AND CITY COUNCIL

From:  JOE HOEFGEN, CITY MANAGER

Subject:       STRATEGIC PLAN UPDATE ON SIX-MONTH OBJECTIVES

RECOMMENDATION

Receive and file the monthly updates to the six- month strategic objectives established
at the Strategic Planning Retreat held on October 9, 2014.

EXECUTIVE SUMMARY

On October 9, 2014, the City Council held a Strategic Planning Workshop to establish
six- month objectives.   The objectives set were adopted by the City Council at the
November 4, 2014 Council Meeting.   Monthly updates are provided to the Mayor and
Council to enable them to monitor the City' s progress. This current update is the third of
the October 9,  2014 Strategic Planning session' s six- month objectives.    The next

Strategic Planning Retreat will be held on April 2, 2015.

BACKGROUND

The City Council' s Strategic Plan directs the development of the City budget, program
objectives,  and performance measures.   The goals provide the basis for improving
services, and preserving a high quality of life in the City.

The City began strategic planning in 1998 with the creation of the first three-year
strategic plan covering the period of 1998- 2001.  In October 2001, a second three-year
plan was developed for 2001- 2004.   At the February 25,  2003 retreat, these Core
Values were added:  Openness and Honesty,  Integrity and Ethics,  Accountability,
Outstanding Customer Service, Teamwork, Excellence,  Environmental Responsibility,
and Fiscal Responsibility.    A third three-year plan was developed in March 2004,

covering the period of 2004-2007,  and including a vision statement.   In September

2007, the fourth three-year plan was developed with new goals and objectives.  A fifth

three-year plan was developed on March 3, 2010.  Finally, the sixth three-year strategic
plan was developed on September 12, 2013.  The following are the five strategic plan
goals for 2013-2016.  They are not in priority order:



Administrative Report February 17, 2015
Strategic Plan Update

Page 2

Vitalize the waterfront, Artesia Corridor, Riviera Village and Space Park

Improve public infrastructure and facilities

Increase organizational effectiveness and efficiency
Build an economically vital and financially sustainable city
Maintain a high level of public safety with public engagement

The City Manager provides monthly updates to the adopted six- month objectives to
enable the Mayor and City Council to monitor the City's progress on the Strategic Plan.

COORDINATION

All departments participated in the development of the Strategic Plan and in providing
the attached update.

FISCAL IMPACT

The total cost for this activity is included in the Mayor and City Council' s portion of the
FY 2014-2015 Adopted Annual Budget.

Submitted by:

Joe Hoefgen, City Manager

Attachment:

Strategic Plan Update - Six- Month Objectives dated February 17, 2015



in

to
w 2

0®   ( *     
0)   = ;    )

CO as

w § 6] \   Er

u
0

c :  ,  .CD

2 .c.co   -    \ D
ILI K      & § I: § /lE , sael :! &e , ;

3m      : o»   = ¥ mS: QCClg , al2

00LIJ

o x x x x x
alt,

LII

U
Colk

CC

@

t38NCE
gt

ac

U) `       \  

1) %-0 E 0

I- '- 
co

2 g        
co o V

Z _       /     B 2azE.
o E j

CC

o_

6k
as

o. a to

CO

0 \      }  J co

co\ 

7

IR  %   

CD

o W     
0 - CU

4 o       {
aco

Ca
0

0      §

0 J     § 

CO} /      } )      

0_     c

Z c

o
to 0

ILI I

re COCa      \ _      \<

0
0      } \  0-       0002 ;     0

CI 0

I-       z cc

la
um

I

o



an

L_    
C

3 a)
OBJ E

C O O
O 00 Y

a Yof
mons

J N O 9
0 DC    . c

X

cm0.0
0,

CuN0
ad

m x

m =d a

o 0)

m o

N T2U ScN W0+ 3
0)

cNCO
N
O

3C ( J
O 2

U a>T sU d
O a)

E 1Od n
cO.

0

L

PC_

3  .

o

a3

0N

a.
N Q



tC 0

Co k      \!f 7   )      \)  

j      \k C

E
a

5 !   f f-  
Q«    

i   ±
a0U05J

141x

d      §    ;     x x

5 r
La

2 8
x

03

III
o

IN t

FC
Poi p

cu

k an

m
I

alo
IS

co

02

k TATo LE

0

2 2 no
CI

CC
Q_      /\       

co

0-       o0

ci

o
e t x_

ot

ea

00      }  

Z
in

w \      w\ a\   =



2
co

o11

0 coco

c m

0 o
01

a) 3
l CL r- CL fa CC, Co ea

te)

0

j
X x x

k      §    `    x x x

Vi
w

H 2

Pea

3.9 i
8. ea

f .

co 1-6 o ca

8*       

0CO

2
ea\

I—

N
o

0

koin ca

8 6\
so

OS 8s      .    
cu \       

o

2\ /  
CU E

j
CJ

cis

2      -  

4c

0o- /      
2 0CC c0 a C0 cie

n mm       : ]       e! :       e as' o$

as

c ca

0
2 - 5 kgI

r
03 D r CD

f

I-    a a \      c \      00 o

E

00 o \ ,      \ a

z k
ma a

PC k
W

as

a\\   ,    a   \   a \ w \      a/ 



W

C

clii

W m o-0 ZS
2 c m0. N N

C N
a 0 n K a

COU
N N C
co > c d
K SQ-t00

MCI otoco
X

1 wZ

CO7
rt.      Q O¢
y y

o
C

JJ
Q at

2 a

Z
Lk 0

C
E

Q m

J o
Q

II.
Ep

W

Q
C

00
Li 0

o      =
0
it

0

WW In

CC o =
I N

H ZEW

Sco oO O
2 O00
Q U



0-1

efS ;     Ir
a)    a.)      § 

t§%
I.     

co

f{ t \ EE  . {& §» !
t® $ =

W

cc 2
Es

c 7 //
cc an m > a./) § kc 7 * ¥ @.

3 0T.     
c , E Qoom    § \ k0{ j  *®) §ec e t ¥ !        f oa 30

LCWI aco
X x x

cc

x x x x x

4.

K
S

c

B co

I:9

o

cu

co       =§     4\  a

La CCI
0

0

iva a ea

c 0 co co

0.    

c- :      \(
e
4 To'    rf

ill

N

S 0

Li

k
a r} t

o au a

1 cu 0) 0 2 8    
CCa It u) CL

I
2 0

C k f 2 f a

2
r

a 0 r
a

Li

2 cc 2 2
j cu 0

z =      a
LE 00

di

zIll
C,10



C N C N
a O a O
N N N N

II•
O N

O

n cO NH r

x x

o

c aoco cu0 CO N

Cpc L̀o c E
o d co

c coc
0

o a m
5 5

4Tai       '

aN la:
a5

N O

N ori
L

E
c a)o c >       

mO

tp
0C 0

a)0 0       - c)m a) a)       a
co o w w
5 w a c
cT .-       O
o 0 a m
U

ao =       g' o
d o m

a' o ^      a) >L _ 

a a)

O > m U O
mm m 3 E

cs mo m E
0 aC Q

0 0 U
L_    L_ a

U 3 m
IT- ID oc m

a)

U

Ei
8 a) aE 8

o
U

U 5 0 0

N N

O O
N N

O)    O)

Z.    T

N co

2a a
a) o m

Q7LL LL



Q pONDo•.

w xti, Administrative Report

Planning Commission Hearing Date:    March 19, 2015

AGENDA ITEM:  8 ( PUBLIC HEARING)

PROJECT LOCATION:       221 AVENUE I

APPLICATION TYPE: PLANNING COMMISSION DESIGN REVIEW,

COASTAL DEVELOPMENT PERMIT,   AND AN

EXEMPTION DECLARATION

CASE NUMBER: 2015-03- PC-004

APPLICANT' S NAME: LOUIS SHELTON

APPLICANT' S REQUEST AS ADVERTISED:

Consideration of an Exemption Declaration, Planning Commission Design Review, and
Coastal Development Permit to allow tandem parking with valet services for office and
restaurant uses within a new 3-story commercial building to be constructed on property
located within a Mixed- Use ( MU- 3A) zone, within the Coastal Zone.

DEPARTMENT' S RECOMMENDATION:

The applicant and staff have been working since November 2014 on developing a
complete application with all required information for Planning Commission
consideration.   The legal notice for this case was published in anticipation that the

applicant would be able to supply all necessary information by a specified deadline.
That deadline was not met.  Therefore, staff recommends that this item be pulled from
the Agenda.  The case will be re- noticed at such time as the applicant has a complete

submittal ready for Planning Commission consideration.

Submitted by: Appro  - d r.

rforwar.
ng by:

eyokti

Marianne Gaste m Aaron Jones

Assistant Planner Community Dev- lop r - nt Director
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Administrative Report
Planning Commission Hearing Date:   March 19, 2015

AGENDA ITEM: 9 ( PUBLIC HEARING)

PROJECT LOCATION:     1700 SOUTH PACIFIC COAST HIGHWAY

APPLICATION TYPE:       MITIGATED NEGATIVE DECLARATION AND A

MITIGATION MONITORING AND REPORTING PROGRAM,
CONDITIONAL USE PERMIT,  PLANNING COMMISSION
DESIGN REVIEW INCLUDING LANDSCAPE AND

IRRIGATION PLANS,   AND SIGN REVIEW WITH A
DENSITY BONUS AND VESTING TENTATIVE TRACT
MAP NO. 72662

CASE NUMBER:       2015- 03- PC- 005

APPLICANT' S NAME:      LEGADO

APPLICANT' S REQUEST AS ADVERTISED:

Consideration of the approval/certification of a Final Mitigated Negative

Declaration/ Initial Environmental Study'   and Mitigation Monitoring and Reporting
Program,  a Conditional Use Permit,  Design Review,  Landscape and Irrigation Plan,
Sign Review,  a Minor Subdivision  (Vesting Tentative Tract Map No.  72662)  and a
request for a Density Bonus under Government Code Section 65915-65918 of State
Law, which includes an incentive ( or concession) for the maximum building height, a
waiver of development standards for the maximum number of building stories and a
reduction in parking standards,  to permit the construction of a project with 180
residential apartment units, approximately 37, 600 square feet of commercial space, the
renovation of an existing 110- room hotel, with a total of 614 parking spaces on property
located within a Mixed Use  ( MU-3A)  zone,  located at 1700 South Pacific Coast
Highway.

DEPARTMENT' S RECOMMENDATION:

The Community Development Department recommends that the Planning Commission
open the public hearing, accept all testimony and:

1)  OPEN a public hearing to discuss items 2 and 3 below; and

The" Final Mitigated Negative Declaration" or" Final MND" as these terms are used in this Administrative
Report include the Draft MND, the revisions to the Draft MND text and Appendices, and the response to
comments (Attachment 4).
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Case 2015-03- PC- 005

2)  Initiate a discussion on project design pursuant to Planning Commission Design
Review Procedures, and if additional modifications are made, incorporate those

changes into the proposed Conditions of Approval and then proceed to step 3
below.  Staff recommends modifications to the project as follows:

a.  Redesign the eastern four (4) story structure to break up the large, linear
east/west mass;

b.  Redesign of the project to incorporate an additional 1, 300 square feet of
open space.

3)  Request Staff to prepare resolutions for conditional approval of Project identified

in the Final MND to incorporate the following actions and any other actions
necessary:

a.  CONSIDER the Final Mitigated Negative Declaration ( Attachment #4, pg.
16) together with any comments received up to the close of the public
hearing; and

b.  FIND that the project that there is no substantial evidence that the project
will have a significant effect on the environment with implementation of the

mitigation measures and that the Final Mitigated Negative Declaration

reflects the City of Redondo Beach' s independent judgment and analysis;
and

c.  ADOPT the Final Mitigated Negative Declaration, including the Response
to Comments and the revisions to the Draft MND and Appendices

Attachment #4); and

d.  FIND that the revised version of Mitigation Measure U- 1 is as equally
effective as the original draft of Mitigation Measure U- 1 in mitigating
potentially significant effects and that it in itself will not cause any
potentially significant effects on the environment; and

e.  ADOPT the Mitigation Monitoring and Reporting Program contained in
Attachment # 4, Appendix K  ( including the revised Mitigation Measure U-
1); and

f.   ADOPT Findings for the Conditional Use Permit,  Planning Commission
Design Review  (including the Landscape and Irrigation Plan and Sign
Review), Vesting Tract Map, and the Density Bonus and related incentives
or concessions) and development waivers, and

2
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Case 2015-03-PC-005

g.  APPROVE ( 1) the Conditional Use Permit ( subject to the Conditions of
Approval),  ( 2)  Planning Commission Design Review,  Landscape and
Irrigation Plan, and Sign Review ( subject to the Conditions of Approval),

3)  the Density Bonus and concession/waivers described in the Final
MND,  ( 4)  Vesting Tract Map No.  72662  ( subject to the Conditions
contained of Approval)

While not recommended by Staff at this time, if the Planning Commission is interested
in denial of the Project, Staff recommends further study to support findings for denial.
Unlike most types of projects, this project may require the City to make specific findings
and perform additional studies prior to denial.  Additional details on these procedures

are provided at the end of this report in Section VIII.

I.   EXECUTIVE SUMMARY

Project developer,  Legado,  Inc.  is requesting the approval to construct a mixed- use
project with 180 residential apartment units,  approximately 37,600 square feet of
commercial space, renovation of an existing 110- room hotel, with a total of 614 parking
spaces on the 4.275 acre property at 1700 South Pacific Coast Highway. Included are
requests for a density bonus, an incentive ( or concession) for the maximum building
height, a waiver of development standards for the maximum number of building stories
and a reduction in parking standards pursuant to Government Code Section 65915-
65918 of State Law.

Legado first applied to the City in December 2012 to construct the project. Staff's review
of the proposed project led Legado to submit a revised project in September 2013. Staff

has been working with the applicant, the architect, environmental and traffic consultants
since that time to attempt to arrive at a project that can be recommended to the

Planning Commission.

Architectural plans and drawings provide the basic parameters of the project.

Supplemental information is provided in the form of the following background studies: a
Traffic Study;  Visual Impact Assessment;  Sewer Flow Study;  SUSMP/LID  ( on-site
stormwater mitigation plan); Geotechnical Study; and Phase I Environmental Report. In
addition, a Final Mitigated Negative Declaration/ Initial Environmental Study ( IS- MND)
and Mitigation Monitoring and Reporting Program  ( MMRP)  have been prepared
pursuant to the requirements of the California Environmental Quality Act (CEQA).

The CEQA environmental analysis concludes that the environmental impacts of the
proposed project are  " less than significant"  with the implementation of specified
mitigation measures. This includes, but is not limited to: 1) a Traffic Mitigation Measure

to reconfigure the intersection at Pacific Coast Highway and Palos Verdes Boulevard to
ensure that the Level of Service ( LOS) is not degraded as a result of the proposed

project; and 2) a Utility Mitigation Measure that requires the developer to upgrade the

3
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Case 2015-03- PC-005

wastewater infrastructure downstream of the project to increase the capacity of the
existing facilities.

The applicant is requesting approval/ certification of a Mitigated Negative

Declaration/ Initial Environmental Study,   and Mitigation Monitoring and Reporting
Program, and the approval of a Conditional Use Permit, Planning Commission Design
Review, a Minor Subdivision (Vesting Tentative Tract Map No. 72662) and a request for
a Density Bonus under Government Code Section 65915-65918 of State Law. It also
provides a number of recommended " Conditions of Approval".

Staff recommends additional modifications to the project pursuant to the City's Design
Review procedures.  These modifications include ( 1) a redesign of the eastern four (4)

story structure to break up the large, linear east/west mass, and ( 2) a redesign of the
project to incorporate an additional 1, 300 square feet of open space to comply with the
City's open space requirements.

Should the Planning Commission elect to modify the design of the eastern residential
structure pursuant to the City's Design Review Procedures, the Planning Commission
may determine that it is appropriate to continue the public hearing and direct the
applicant to revise the design and building scale of the eastern structure, in terms of
height and bulk in relation to adjacent buildings and uses.

II.  BACKGROUND INFORMATION

Site Description

The project site is an y.

irregular-shaped lot with d 0'

approximately 520 linear
Nw.

CC y     QQ
all

feet of street frontage on X

the east side of South 742P/I),QPacificCoast Highway
3?

0 V

Q Qand 3800 linear feet of    "
ASE

yP Q  
gafronts a on the south oSUBJECTQPPROPERTY      >    

lt2CUside Palos Verdes y
Boulevard for a total of e fo,

approximately 4. 275 acre sggc     I

or 186,226 square feet.   CC.     

The property is currently CITY OF Sry
developed with 28,354 c TORRANCE

1

square feet of retail

space,  including a 21, 130 square foot former Bristol Farm grocery store and 7, 224
square feet of other in- line retail spaces (a massage parlor, a salon, and a guitar school)

and a 69,000 square foot,  110- room hotel  ( Palos Verdes Inn).  The General Plan

designation for the site is MU- 3 and the zoning of the subject property is Mixed- Use

4
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MU- 3A).  ( RBMC § 10- 2. 900 et seq.)  One of the purposes behind this mixed use zone

is to " encourage residential uses in conjunction with commercial activities in order to
create an active street life, enhance the vitality of businesses, and reduce vehicular
traffic."  (RBMC § 10-2. 900.)

Given that the subject property and the two adjacent roadways, South Pacific Coast
Highway and Palos Verdes Boulevard, are situated at an angle to the four (4) cardinal
compass points, an agreement was reached with the applicant, the architect and the

traffic consultant that all references to Pacific Coast Highway would be north and south
and all references to Palos Verdes Boulevard would be east and west.  Therefore,

references in the Admin Report to adjacent or neighboring properties are also based on
this geographic orientation.

The site is surrounded by multi-family residential uses to the east on Avenue G and to
the west on Palos Verdes Boulevard and Camino de las Colinas, which are located in

the City of Torrance. A variety of commercial uses are located to the northeast in the
City of Redondo Beach including a fast food restaurant,  a sit-down restaurant and
numerous retail establishments and office uses. A sit-down restaurant is located directly
south of the subject property. Another sit-down restaurant is located northwest in the
City of Torrance. The centerline of Pacific Coast Highway located directly in front of the
subject property (west) serves as the boundary line between the City of Redondo Beach
and the City of Torrance.

The property directly adjacent to the south is also zoned Mixed- use ( MU- 3) as are all
the remaining properties on the east side of South Pacific Coast Highway leading up to
the Torrance City boundary. The properties to the north across Palos Verdes Boulevard
are zoned Commercial ( C- 4A). Properties adjacent to the east are zoned Multi-family
Residential ( RMD).

The properties across South Pacific Coast Highway to the west in the City of Torrance
are zoned multi-family residential.

5
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General Plan Designation Background

The General Plan Land Use Element identifies this portion of Pacific Coast Highway as
Sub-Area 1. As stated in the General Plan:

This area was designated for mixed use development  (" MU- 3")  primarily

because of its physical suitability for development of this scale. In particular, this
area features lot depths in excess of 300 feet and is adjoined to the rear by high
density apartment complexes situated at a higher elevation.  Because of these
factors,  this area is more capable of supporting larger scale,  higher intensity
development without creating undue impacts. This fairly large area also provides
a significant opportunity for the production of new affordable multiple-family
housing."

6



Administrative Report March 19, 2015

Case 2015-03- PC- 005

Pacific Coast Highway G' MU-3
Sub-Area t

T

UB
FK__      —   

1
E      .

aG"

ttt

I

7-

2,(,,,,,E„„,„„„!,
F„,.......

i ,

CI":,:::z::22i.j:i L:11  :: Ecl_ 

1

General Plan Policy 1. 21 indicates that the subject property is intended for the
development of mixed- use projects integrating residential with commercial uses
southeast of Palos Verdes Boulevard as a primary activity center of the City.

In addition to the potential land use benefits of locating mixed- use zones at nodes and     •
along certain transit corridors,  the mixed use zones also play a role in the City
maintaining state certification of its Housing element without impacting existing
residential neighborhoods.

Under State law, the General Plan is required to include a Housing Element to meet
identified housing needs for all income groups.  The State allocates housing growth
needs to each region in the state and each regional agency  ( Southern California
Association of Governments in this region)  allocates the housing needs to each
jurisdiction in the region.   Each jurisdiction is required by State law to provide zoning
capacity to meet its " fair share" of regional housing allocations.   Under State Housing
Element law, areas zoned to permit 30 or more units per acre may be counted by a
community to show it has provided zoning opportunities to meet both its affordable
housing needs and total housing unit production capacity.

Redondo Beach' s 2013- 2021 Housing Element of the General Plan was reviewed and
certified for compliance with State Law by the Department of Housing and Community
Development in April, 2014. The City does not have the capacity to meet its housing
allocation requirement exclusively in existing residential zones.   Mixed use-zones are
essential in meeting future housing allocations without adversely impacting established
neighborhoods.

As required by State law, the Housing element was updated in 2014 for the 2013-2021
planning cycle. The current allocation for the 2013-2021 Housing Element is 1, 397 total
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new units.   The City must demonstrate in the Housing Element that it has adequate
development capacity to accommodate the RHNA.  The majority of the City's RHNA is
being accommodated on mixed use/commercial sites.

III. DETAILED DESCRIPTION OF THE PROJECT:

Introduction

The proposed project includes the demolition of the 21, 130 square-foot former Bristol

Farm grocery store, the demolition of 7, 224 square feet of in- line retail tenant spaces,
the renovation of the existing 110- room hotel, and the construction of a new mixed- use
development.

The mixed- use project consists of 180 residential units and approximately 37,600
square feet of neighborhood- serving commercial development. Commercial uses may
include up to 24,000 square feet of market space, 4,800 square feet of ground floor
restaurant space  ( one 1, 500 square-foot restaurant and one 3, 300 square-foot

restaurant),  6, 000 square feet of ground floor retail space,  and a 2, 800 square-foot
podium level restaurant.

The combined total floor area of the proposed project is approximately 275, 500 square
feet, which is equivalent to a Floor Area Ratio ( FAR) of 1. 5. The project is four stories in

height2 and varies between 47'-4" to 56'- 0" feet at some portions of the project. The

project provides approximately 50,000 square feet of private open space including the
required open space per residential unit and 25, 800 square feet of public open space.

A total of 614 parking spaces are provided including 552 spaces in a subterranean
structure and 62 spaces on a surface lot. One secure bicycle parking space per unit,
180) and 42 short-term bicycle parking spaces are also to be provided for a total of 222

bicycle racks.

Site Layout and Design

The primary project components include the existing four ( 4) story,  50'-0" foot high
hotel, which is to be renovated, and the new mixed- use construction that can be broken

down into: residential space; commercial space; public open space; and parking space.
The existing hotel and a surface parking lot are located on the south end of the subject
property with the new mixed- use construction occurring on the remainder of the site.
The mixed- use space is organized both vertically and horizontally.

Starting at the bottom, the lowest levels of the project consist of a subterranean garage
with two and half levels of parking. Above that at the street level is a corner plaza

2 Height is defined in Redondo Beach Municipal Code 10- 2.402( a)( 29).
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public open space) and commercial tenant spaces facing Pacific Coast Highway and
Palos Verdes Boulevard. Above that on the second level ( podium) is another larger,
public open space, a private open space, and three residential structures. Two of the
residential structures are three ( 3) stories in height while the third structure is four (4)
stories in height.

The spatial design organizes the structures on the basis of their functions placing the
public uses around corner focal point and the private uses further to the side and rear

away from the on-site public open spaces and the public right-of-ways. With that in
mind, structures are also situated on the basis of building mass with the smaller and
lower structures closest to northwest corner of the site the medium size structures in the
middle of the site and the tallest structures along the east side and south of the site. The
result is a semi-circular massing that tiers downward towards the Riviera Village,
providing views both in to and out of the project.

Vehicular access to the site is provided by four (4) two-way driveways; two on each of
the street frontages.  The driveway nearest the east property line on Palos Verdes
Boulevard leads to an access road that runs north/ south adjacent along the periphery of
the site and then turns east onto an internal east/west roadway. The second driveway
on Palos Verdes Boulevard is located mid-way along that frontage and leads directly to
the subterranean parking garage. The internal roadway provides two access points into
the parking structure,  and a north/ south access to the hotel surface lot.  The main
driveway into the project from Pacific Coast Highway leads to the internal roadway with
its various options. An additional driveway off of Pacific Coast Highway south of the
hotel provides direct access to the hotel surface lot.

Residential Component

There are 180 residential units including 16 studios, 96 one-bedroom units, and 68 two-
bedroom units. The units range in size from 478 square feet for the Studios, 656 — 751
square feet for the one-bedroom units, and 979 — 989 square feet for the two-bedroom
units. Nine ( 9) of the units are designated for very low income families. Each unit has a
private balcony and/ or patio that meet the minimum required size equivalent of 200
square feet.

Amenities for the residential units include a 728 square-foot gym and a pool area
approximately 11, 000 square feet in size. Both are located centrally within the clusters
of units with an open-facing west exposure.
Each studio and one-bedroom apartment is provided with one ( 1) parking space, while
two bedroom apartments will be provided with two ( 2) spaces each. Another fifty ( 50)
unassigned parking spaces area are available on the residential parking level.
Additionally each unit has a private secured storage space for a bicycle.  Additional
details on parking are provided on pages 95-96 of the Final MND.
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The residential units are located on the Second, Third and Fourth Floors of the project
in three distinct buildings. Two of the residential buildings are located on either side of
the private pool area. These structures are each three ( 3) stories in height and oriented

east/west providing the units with views to the north and south. The third residential
structure that runs along the east property line is four (4) stories in height. These units
have views facing west and the east.

The units are accessible on foot from various locations on both South Pacific Coast

Highway and Palos Verdes Boulevard. Three ( 3) elevators and five ( 5) sets of stairs
provide access up from the subterranean parking garage.

Commercial Component

The proposed mixed- use project consists of approximately 37,600 square feet of
neighborhood- serving commercial development.  Commercial uses located at street
level may include up to 24,000 square feet of market space, two ( 2) restaurants spaces
occupying the equivalent to 4,800 square feet, and 6, 000 square feet of retail space in
three ( 3) different tenant locations.

The market space is located in the southwest corner of the mixed- use structure with its

primary exposure onto Pacific Coast Highway. A pedestrian corridor that runs from the
public sidewalk on Pacific Coast Highway to the commercial parking spaces in the
subterranean garage is located between the market and the other commercial tenant

spaces located to the north.  The five  (5) smaller tenant spaces are located at the

northwest corner of the structure, three ( 3) of which will open up off of the public open
space located at that corner. Public stairs and an elevator lead up to the 2, 800 square
foot restaurant space located on the second level at the northwest corner of the public

open space located on the second level. This restaurant will also have outdoor dining
facing west towards Pacific Coast Highway and northwest to the Riviera Village.

A small lobby is located at the northeast corner of the structure, on the mezzanine level
PIA) accessible off of Palos Verdes Boulevard. The lobby includes a 935 square-foot

leasing office, a security desk, mail room, restrooms and lounge.

Hotel Component

The project also includes the renovation of the existing 110- room hotel, currently known
as the Palos Verdes Inn. The proposed renovation of the hotel includes remodeling both
on the interior and the exterior in terms of aesthetics and design No specific plans for
the hotel have been submitted since the applicant has not yet established a relationship
with a hotel developer/operator who is prepared to take on the project. The only aspect
of the hotel remodel project likely to be certain is the demolition of the front-facing
addition that was previously occupied by a restaurant and ancillary culinary school. The
addition needs to be removed to make way for the project related street and sidewalk
widening.
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Private Open Space

Each of the private units is provided with the minimum code required equivalent outdoor

living space of 200 square feet in the form of a balcony or a patio.  In addition,
approximately 11, 000 square feet of outdoor space on the podium level is organized
around a pool. The pool is surrounded by a mix of furnishings including lounge chairs,
tables and cabanas. Planters are interspersed throughout the space with a trellis and

gym located at the west end.

Additionally, another 3, 800 square feet are provided in a private dog park and small
park area which are located east of the residential loading dock and west of the rear
access road.

Public Open Space Component

The Cover Sheet A1. 0 of Architectural Drawings ( Attachment # 1)  indicates that a total
of 28, 870 square feet of public open space is provided, however, the actual amount is

26, 241 square feet as reflected on Sheets OS1. 0 and OS1. 1 of Architectural Drawings
Attachment # 1) .  Furthermore, the Cover Sheet indicates that 27,872 square feet of

public open space is required. This, too, is incorrect as the site is required to have a
total of 27,535 square feet ( 10% of F. A. R.).  Based upon the revised quantities, the

project provides approximately 1, 300 square feet less than the required public open
space.  Should the project receive a positive vote,  the applicant must provide the

additional 1, 300 square feet as a condition of approval.

The focus of the open space at the ground level, approximately 8,000 square feet at the
northwest corner of the site, consists of a set of corner stairs that lead to an open plaza.

The plaza design includes a variety of public amenities such as cast- in- place concrete
benches,  planters of various shapes and sizes,  a public art location,  decorative

freestanding accent walls,  areas designated for outdoor dining and a stylistic project
identification sign. The plaza can also be accessed from a sloped pathway that runs
along the storefronts facing Palos Verdes Boulevard. The public open space extends to
the south along the market storefront that is designed with several recesses. The open
spaces along the storefronts are furnished with custom fixed benches, bicycle racks and
planters.

A larger, self-contained public open space, approximately 14, 500 square feet in size, is
located on the second level.  It is accessible to the public by an open stairway and
elevator off of the corner plaza. A 2, 800 square-foot restaurant with a private outdoor

dining area is situated at the northwest corner. This public space has both west and
north- facing views. As currently designed, there are several smaller niche areas within
the larger space.  A small park- like space south of the stairway includes custom
furnishings for west-facing views. The center of the space is designed with concrete
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benches and a raised stage to the south. A grouping of lounge chairs is located in the
more northerly space along with an overhead trellis. The entire area is interspersed with
an eclectic mix of outdoor furnishings and landscape planters. Another set of stairs at
the southeast corner provides residents' with access to their units and private amenities

within the project.

Parking

The proposed project provides of 614 parking spaces including 552 parking spaces on
three levels of subterranean parking and 62 parking spaces on a surface lot south of the
hotel.

The residential parking spaces are provided on parking level ( P2). One parking space is
provided for each studio and one- bedroom unit, and two spaces are each two- bedroom
unit.  There are also an additional 60 residential spaces available for a total of 308

residential parking spaces.  Each of the units is also provided with a secured bicycle
storage area located on Level P1 and private,  lockable storage areas located

throughout the various subterranean parking levels.

Based on the proposed construction of approximately 30,000 square feet of the retail
space and 7,600 square feet designated for sit-down restaurants,  a total of 196

commercial parking spaces are required.  The majority of these spaces  ( 149)  are
provided on level P1, with 20 spaces available on Level P2 and 27 spaces on P1A. The

renovated hotel requires 110 parking spaces which equates to one space per room. Of
these, 62 spaces, including 15 tandem spaces, will be provided on the surface lot south
of the hotel. The remaining 48 spaces are available on level P1A of the subterranean
parking garage.

Of the parking provided, approximately 68% are standard spaces,  18% are compact,

11% are compact tandem, and 1. 5% are standard tandem.   Twelve ( 12) spaces are

designated for handicap use and Nineteen ( 19) of the spaces are equipped for electric
vehicles.

Both east and west bound traffic on Palos Verdes Boulevard can enter the project via

two, 30'- 0" wide two-way driveways, one located at the most easterly property line, and
another located about mid-way along that street frontage.   Vehicles travelling
northbound on South Pacific Coast Highway can enter the project via a 30'- 0" wide two-
way driveway located just north of the hotel. These internal roadways provide access to
the various subterranean parking levels. Access to the hotel surface parking lot on the
south side of the site is available via a 30'- 0" wide two- way driveway from northbound
traffic on South Pacific Coast Highway. An internal roadway at the rear of the hotel will
allow vehicles to travel between the mixed- use portion of the site and the hotel surface

parking lot.
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Architecture

The architecture of the building is best described as a sophisticated, eco-contemporary
design that incorporates an aesthetic balance of cool materials such as glass, steel,
concrete and other industrial- inspired materials,  interspersed with warm,  traditional
materials such wood and tiles.  Contemporary design is characterized by the use of
simple lines, 90-degree angles, flat roofs with overhangs, large expanses of windows,
cantilevered spaces and a distinct lack of ornamentation. This design style seeks to
create a close connection between the interior and exterior spaces giving nature an
important role in the overall dynamic.

The street level, commercial areas and restaurant space above are distinguishable by
their expansive floor to ceiling,  glass storefronts that are organized into geometric
shapes by minimal metal frames.  The design is further informed by flat roof tops,
stream- lined projecting canopies, cantilevered areas, and building alcoves.  An all-glass
elevator exudes contemporary design. A refined choice of exterior building materials
include smooth finish stucco, tile, and wood accents, within a limited color palette, that
contribute to the clean,  but stylized appearance.  The application of these materials

along horizontal building lines and large surface areas minimizes the busy detailing
found in many other building designs.

The residential components of the project also feature similar eco-contemporary ideas
including the extensive use of glass, flat roof tops with and without overhangs, and
projecting canopies.  The massing of the structures,  and the entire project for that
matter,  is organized around the strategic juxtaposition of geometric forms.  The
application of building colors and materials to large expanses further accentuates the
play on the various building forms, setbacks and heights.

The outdoor areas also respect the principles of contemporary design in how the space
is organized,  the choice and color of the materials,  and other details evident in the
selection of the lighting fixtures, railings, furniture, and planters.

Landscaping

Landscaping concepts for the project are reflected on Sheets L1. 0, L1. 1, and L1. 2 of the
Architectural Drawings  (Attachment # 1) The plans consist of a diverse array of tree
installations including Ginko Biloba ( Maidenhair), Metrosideros ( New Zealand Christmas
tree)  and Lagerstroemia Indica  ' Natchez'  ( Crape Myrtle).  Other trees around the

periphery of the site include Washingtonia X Filibusta  ( Mexican Fan Palm Hybrid),
Arbutus  ' Marina'  ( Strawberry trees),  and Platanus Racemosa  ( California Sycamore)
trees.  Ornamental grasses such as Dianella Tasmanica  ' Variegata'  ( White Striped
Tasman Flax Lilly),  Lomandra Longifolia  ' Breeze'  ( Dwarf Mat Rush),  and shrub- like
plants including Hydrangeas and Philodendrons  ( Xanadu)  will serve as mid- level
plantings. Interesting groundcovers such as Carissa Macrocaropa ( Green Carpet Natal
Plum) and areas of lawn will be interspersed among the other plantings.
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Living walls covered in succulents and Ficus Pumila ( Creeping Fig) provides additional
greenery without sacrificing floor area.  Clusters of decorative pots planted with a
visually interesting mix of Otatea Acuminata Aztecormum ( Mexican Weeping Bamboo)
and succulents such as Senecio Rowleyanus  ( String of Pearls)  provide additional
plantings throughout the public spaces.

Many of the plantings are California natives and low water use plants.

Hardscape

The project includes a variety of hardscape areas such as the corner plaza, the public
open space on the second level, the private residential pool area, and the ground- level
pedestrian pathways and driveways. The hardscape materials at the plaza and ground-
level pedestrian pathways include cast- in- place large concrete,  off-set paving bands
with an acid etch finish in three ( 3) muted gray tones. The public open space and pool
area are finished with similar materials scaled down to smaller pavers arranged to
delineate different uses within those areas. The driveway entrances leading into the
development are finished with granite cobble pavers.

Furnishings

The furnishings throughout the open space areas reflect the contemporary design style
of the project with low profile streamlined concrete or metal forms balanced by modest
natural accents. The public open spaces are furnished with a variety of geometric cast-
in- place concrete or metal-framed furnishings with wood surfaces.  This includes
benches and lounge chairs,  picnic-style tables,  and overhead trellises.  While most
pieces are a blend of materials, some are comprised of only one and these include the
wood- like decking and metal park chairs, both located on the second level. Each of the
open space areas include planters comprised of steel, concrete, or fiberglass. In spaces
where railing is necessary, clear glass railing with metal hardware is utilized.

Items specific to the ground- level plaza include oval- shaped metal bicycle racks and
large table umbrellas. Pieces only found in the second floor park include a wood- like
raised stage, concrete audience seating, u- shaped built- in fire- pit seating, and iron and
wood chess tables.  Cabana structures and a free-standing tile shower wall are only
located in the private pool area.

Most of the furnishings are dressed in muted gray tones while accent pieces in red
provide pops of color throughout the site. These include large table umbrellas along the
ground- level promenade,  concrete accent walls framing the corner plaza steps,  and

strategically placed decorative pots.
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Lighting

The lighting plans are conceptual in nature providing targeted lighting locations and an
array of potential designs and fixtures.  Much of the lighting is provided through
innovative features that integrate and camouflage the light source. Other more visible
options feature clean, unadorned lines, using sleek-looking, metal and glass materials.
The lighting approach is not only functional but an artistic statement in keeping with
contemporary flare of the project.

The corner plaza is lit with down- lighting in the handrails, up-lighting in the planters and
along accent walls,  and recessed lights in the undersides of the canopies and
cantilevered spaces. Custom lighting highlights a public art installation, establishing a
visual focal point of this public entrance to the project.

Lighting on the second level public open space includes light strips beneath built- in
benches, and a creative variety of fixtures that highlight the landscape areas and the
trellis. The open areas are lit by stylized, pole- mounted lights and/ or other post lighting
options. The private pool area uses many of same lighting concepts with the potential to
create some artistic lighting effects around the pool and the cabanas.

The pedestrian corridor that connects the P1 commercial parking area to corner plaza is
lit by suspended pendant lighting fixtures.   Ground- mounted bollard lights are
strategically located to light the rear access road and the east/west internal roadway.
Lastly, the parking structure uses sophisticated surface-mounted fixtures designed to
create a safe, well- lit environment with maximum visibility for vehicular and pedestrian
circulation.

Signage

There are two ( 2) sets of sign plans for the project ( Attachments # la and # 1b); one
provides concepts for project identification, and the other provides locations and design
guidelines for facility signage and retail signage.

The project identification signs consist of variations of the letter " R"  by itself or in
conjunction with the project name  " Legado Redondo".  The designs incorporate

geometric shapes with clean lines or stand-alone lettering fabricated with stainless steel
with blue painted accents. The plans do not specify if any of the signs are interior-
illuminated, nor do they provide any dimensions.

The plans show the locations of seven ( 7) signs, including free-standing, wall- mounted
and projecting signs. The main building identification signs are located at the corner
plaza including one (Sign G) consisting of individual free-standing horizontal letters in a
planter south of the entrance steps and ( Sign F) a vertical monument sign on the north
side of the plaza. A projecting sign ( Sign B) similar in design to the monument sign is
planned for corner of the residential structure facing Palos Verdes Boulevard. Three ( 3)
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logo signs ( Signs A, E and J) consisting only of the letter " R" are located on the street-
facing elevations of the residential structure and the commercial structure on Palos
Verdes Drive, and the more northerly residential structure on Pacific Coast Highway.

The proposed  ' Uniform Sign Program'  provides locations and guidelines for the
commercial tenant spaces including acceptable sign treatments as well as the
submission and review process. Written details of acceptable sign types, design, and
placement criteria are reflected in the Sign Program along with examples of acceptable
designs.

Green Building Features

The proposed project includes several green building design features. These include,
but are not limited to:

Double glazed and operable windows;

Photo sensors and occupancy sensors on lighting;
Energy-efficient lighting fixtures in all interiors;
Use of renewable building materials;
Solar photovoltaic paneling on the roof
Electric charging stations for electrical cars;
Bicycle parking to encourage less automobile use;
Low water flow restroom fixtures to reduce water waste;

Energy-efficient Energy Star appliances in apartment units; and
Water-wise landscaping pallet.

Public Right-of-Way Dedication and Improvements

The project requires a public right-of-way dedication and improvements along the
frontage of South Pacific Coast Highway for the purpose of providing a 12'- 0" wide
public sidewalk in keeping with the City's adopted Administrative Policy No. 12. 2, Living
Streets Guidelines and Policies for Redondo Beach ( City Council Resolution No. 1310-
095,  October 1, 2013). An 11'- 0 wide property dedication approximately 121 feet in
length is required beginning at the northeast corner of the site which tapers down to a
7'- 0" wide dedication for the remainder the frontage along South Pacific Coast Highway
with the exception of the most southerly 58.79 feet that is located in front of the hotel
surface parking lot.

IV.  DEVELOPER COMMUNITY OUTREACH EFFORTS:

Legado enlisted the services of a bi- partisan public affairs and digital strategy firm, Pear
Strategies, to assist them with their public outreach efforts.
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The following is a summary of the applicant/developer' s community outreach efforts:

Legado representatives attended two ( 2) Community Meetings held by Council Member
Ginsburg.  A mailer inviting residents from the condominiums directly behind the project
were sent informing them about the meeting on August 9,  2012,  and inviting their
attendance. There were 35-40 residents in attendance.  A mailer inviting residents from
the condominiums directly behind the project was sent informing them about the
meeting on October 18, 2014 and inviting their attendance. There were about 40-50
residents in attendance.

Legado updated the Redondo Beach Chamber of Commerce on the project on Friday,
October 24,   2014 and again on     "  

Thursday, December 11, 2014 I;       am l`- =    --I-
A presentation was made to the Rivera
Village Business Improvement District         b  _ \ .   i,?

on Wednesday, November 12, 2014 by     (
2- 1020--       

C033\ t.,____._II
Legado.     

I Ni     \

Legado undertook an Every Door     ,     I[   fI  .       e-"      \\Direct Mail ( EDDM) campaign. A direct i u
mail item was sent to 3, 300  ••  

r
f  ;\    \

households within the mail route
I co33  '

indicated below; a comment card with s L   - 1
prepaid postage was included to make    •  \      co2sra`    CO25  '--

it easier for residents to contact them.   i     \     
Thirty-seven    ( 37)    comments were 1  ,„ m- , •     ",;  %      

3,     
returned ( Return Rate of 1. 12%.)    

40 •  )\   .

604/ r°'    A i tc
The Hollywood Riviera Home Owners Association reached out to Legado via their

project Facebook page to schedule a meeting with them in regards to the project. A
meeting was held on Thursday, March 5 at 6: 00 p. m. in the Palos Verdes Inn meeting
was attended by total 32 individuals.

V.  EVALUATION OF THE PROJECT AND DISCUSSION OF DEVELOPMENT
STANDARDS AND THE DENSITY BONUS PROVISIONS:

The proposed project requires the approval of a Conditional Use Permit,  Design

Review,  Landscape and Irrigation Plan,  Sign Review,  a Minor Subdivision  ( Vesting
Tentative Tract Map No. 72662) and a request for a Density Bonus under Government
Code Section 65915-65918 of State Law, which includes incentive ( or concession) for

the maximum building height,  a waiver of development standards for the maximum
number of building stories and a reduction in parking standards,   and the
approval/ certification of a Mitigated Negative Declaration/ Initial Environmental Study
and Mitigation Monitoring and Reporting Program.
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DISCUSSION OF THE CALIFORNIA DENSITY BONUS LAW

The California Density Bonus Law was originally enacted by Senate Bill 1818 in 2004
and is implemented pursuant to Government Code Section 65915  —  65918  (see

attached). It is one of several California statutes designed to promote the construction of

low income housing and to remove any impediments to the development of said
housing. The mechanics of the law are described in greater detail below.

a.  Density Bonus Calculations:

Density bonus requirements are triggered when a residential developer sets aside a
designated percentage of units ( threshold):

10 percent of the total units as affordable to low income households; or

5 percent of the total units as affordable to very low income households; or
senior housing pursuant to Section 798.76 or 799. 5 of the Civil Code.

The density bonus for a residential project that provides housing for very low income
units (Gov. Code § 65915(f)(2)) is calculated as follows:

Percentage Very Low Percentage Density Bonus
Income Units

5 20

6 22. 5

7 25

8 27. 5

9 30

10 32. 5

11 34

The proposed project has proposed to include 6% of the residential units ( 9 units) as

very low income units which would consequently allow a 22. 5% density bonus, which is
equivalent to an additional thirty-four (34) units ( however the project has only proposed
a 21% density bonus, which equates to 31 additional units).

b.  Applicant Requested Incentives and Concessions:  The Density Bonus law also
provides for one applicant elected incentive/concession for projects that propose at

least 5 percent of the units for very low income households.    ( Gov.  Code  §

65915(d)( 2)( A).)   A concession/ incentive includes a reduction in site development
standards.    ( Gov.  Code§  65915(k).)    Legado has requested a concession to

increase the permissible height of the development to 56 ft. ( a waiver of the height

limits contained in RBMC § 10- 2. 916(d)).
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c.  Development Standard Waivers: In addition to incentives/concessions a City must
generally waive a development standard that physically prevents the proposed
project from being constructed with the proposed density bonus and with the
requested incentives.  ( Gov. Code § 65915( e)( 1).)  Legado has requested waiver of

the City' s development standards related to ( 1) number of stories  (RBMC §  10-

2. 916(e)),  and ( 2) maximum residential density ( RBMC §  10-2. 916( b)),  under this

provision of the Density Bonus law.

d.  Parking Standards:  Upon the request of the developer,  the City cannot normally
require a vehicular parking ratio that exceeds the following: one onsite parking space
for units with zero to one bedroom; two onsite parking spaces for units with two to
three bedrooms; the total of which is inclusive of handicapped, guest, tandem and

uncovered spaces.  ( Gov. Code § 65915( p).)  The Legado applicant has requested

the Density Bonus parking ratios for the residential component of the project.

e.  Housing Agreement: The statute requires that the applicant and the City enter into a >;
housing agreement that ensures the continued affordability of the prescribed number
of units for a minimum period of 30 years.

DEVELOPMENT STANDARDS

The proposed project meets the required development standards of the Mixed- Use

MU- 3A) zone ( with the exception of the public outdoor space) with the implementation

of the State Density Bonus Law3 as follows:

Maximum Floor Area Ratio ( F.A.R.) for mixed- use projects:  1. 5. The proposed

size of the project not including the parking garage is approximately 275,000
square, which is equivalent to an F. A.R. of 1. 5.

Maximum permitted commercial F.A.R.  is 0. 7, while the minimum commercial

F. A.R. is 0. 3 multiplied by the lot area within 130 feet of the property line abutting
Pacific Coast Highway. The maximum 0. 7 F. A.R. for this project equals 130, 358
square feet and the minimum equals 20,280 square feet. The proposed 37,600
square feet of commercial space meets this standard.

Residential density of one unit for every 1, 245 feet of lot area equals a

maximum of 149 units. 180 units are being proposed based on provisions of the
State Density Bonus Law described above in greater detail.

The project meets the minimum lot size of 15,000 square feet.

3" The granting of a density bonus shall not be interpreted, it and of itself, to require a general plan
amendment, local coastal plan amendment, zoning change..." ( Gov. Code§ 65915(f)(5) and (j).)
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The maximum building height is thirty-eight ( 38) feet, except that building heights
up to a maximum of forty-five (45) feet may be approved upon portions of the lot,
subject to Planning Commission Design Review. The applicant has requested a
concession under the Density Bonus law for this development standards
because portions of the project are up to fifty-six (56) feet in height.

A maximum of three ( 3) stories is permitted. The project includes four (4) stories

and is relying upon provisions of the State Density Bonus Law.   The project
applicant has already utilized their one voluntary concession on waiving the
City' s height development standards.  The applicant is relying upon the waiver of
this development standard under the Density Bonus law for development
standards that would physically preclude construction of the project.

The project meets the required setbacks for the zone.

The proposed private outdoor space meets the minimum requirement of 200
square feet per unit.

The proposed total of public outdoor space is approximately 26, 241 square feet,
about 1, 300 square feet less than the required 10% of the project F.A. R.

The project provides parking as per the provisions of the State Density Bonus
Law.

VI. Summary of the Environmental Analysis in the Final Initial Study/Mitigated
Negative Declaration (Final IS MND)

The City prepared, noticed, and released a Draft Mitigated Negative Declaration 2014-
08- IES- MND-001 (" Draft MND" ) for a 30-day public review period that began on August
7, 2014, and concluded on September 8, 2014.  While the original notice proposed a

Planning Commission hearing on November 20,  2014,  the City issued a Notice of
Postponement in November 2014.   The Planning Commission hearing on the Legado
Project scheduled for March 19, 2015 was re-noticed on February 15, 2015.

While there are no requirements to prepare response to comments on a Draft MND, the

City prepared responses and incorporated them into the Final MND ( Attachment # 4).
The Final MND also includes other revisions to the Draft MND which are marked in
strikeout and underline.    The Final MND determined that there would be potential

impacts associated with the following resource areas  ( 1)  Air Quality  (construction
emissions associated with Reactive Organic Gas- Paint related emissions), ( 2) Biology
Bird nests),   ( 3)   Geology and Soils   ( unstable soils),   (4)  Transportation/Traffic
Intersection at Palos Verdes Blvd/ Pacific Coast Highway),  (5) Utilities and Services

Systems ( Local wastewater infrastructure).  All of these impacts can be mitigated to less

than significant with implementation of the mitigation measures provided in the Final
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MND  (and incorporated into the MMRP).4 These mitigation measures include AQ- 1
Low-VOC Paint),    BI0- 1    ( Nesting/Breeding Native Bird Protection),    GEO- 1

Geotechnical Design Considerations), T- 1  ( Palos Verdes Boulevard and Pacific Coast

Highway), and U- 1 ( Wastewater Conveyance).

While impacts to the other resource areas were determined to be less than significant,

the City has proposed several additional conditions of approval ( COA) pursuant to the
City's CUP/Design Review procedures, which include CR- 1 ( Unanticipated Discovery of
Cultural Resources),    N- 1    ( Construction Equipment Mufflers),    N- 2   ( Stationary
Construction Equipment placement requirements),   N- 3   ( Construction Equipment

Staging area requirements), N- 4 ( Construction Equipment Electric Tool Requirements),
N- 5  ( Construction Equipment Sound Barriers),  a COA for Security/Crime Prevention
Plan, and a COA for signal crosswalk timing,

A total of 82, mailed and emailed, comments were received by the City. Sixty-three ( 63)
comments were received within the 30-day public review period that ended on
September 8, 2014. Another 19 responses were also received, recorded and responded

to after the 30-day public review period ended. The majority of comments received from
Redondo Beach and Torrance residents address concerns regarding: traffic congestion;
parking;  noise and air quality;  density;  height,  compatibility;  and impacts on public
services and City infrastructure.

Three  (3)  public agencies including Caltrans,  the Los Angeles County Metropolitan
Transportation Authority ( MTA), and County Sanitation Districts of Los Angeles County
also provided comments.  Comments from Caltrans regarding the proposed traffic
mitigation measure resulted in the need to redesign the proposed reconfiguration of the

traffic lanes. The impacts of this redesign on both on-site and off-site traffic circulation

have subsequently been addressed and determined to be less than significant. The
MTA's concern about protecting the existing bus transit stops during construction is also
addressed. County Sanitation provided information about the wastewater conveyance
system for the proposed project and the Joint Water Pollution Control Plant that is

included in the environmental documents.

The following discussion provides an overview of some of the areas of concern raised
by members of the public.    These issues are addressed in greater detail in the

Response to Comments, which are included in Final MND, Appendix J.

a.  Transportation (Traffic Study Methodology and Geographic Scope)

Several commenters suggested that the traffic study was outdated, suggested inclusion
of Avenue G in the traffic Analysis,  and suggested that the project would lead to

Mitigation Measure U- 1 proposes to construct additional wastewater conveyance infrastructure.

Additional revisions to this measure have been made in the Final MND to clarify that it is the applicant's
obligation to construct and fund these improvements.
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diverted traffic down Avenue G.   These issues were addressed in detail in Response

3. 2, which explains that an updated traffic report was prepared, and includes updated
traffic counts at the closest intersection, and adds in analysis of the intersections of

Palos Verdes Blvd/Avenue G and Prospect Ave/Avenue G.     Impacts at these

intersections were determined to be less than significant.  The updated traffic analysis is
included in Final MND Section XVI and Final MND Appendix F.   The Updated Traffic

Study shows that there would be approximately 11 cars that would travel down Avenue
G during the peak hour of the day and the project would not result in a significant impact
on Avenue G.    As explained in Response 6. 3,  a substantial number of vehicle

diversions are not anticipated down Avenue G.

b.  Transportation (Parking)

Several Commenters suggested that the project site does not have adequate parking.
This issue was addressed through an updated analysis of parking which has been
incorporated into Section XVI of the Final MND ( pages 85- 97), Final MND Appendix F
Chapter 5), and Response to Comments 3. 5.

c.  Access Road

Several commenters have raised concerns about the northern access road proposed on

the project site.  As discussed in Response 3. 8, under existing conditions the parking lot
directly abuts the northern wall in close proximity to the northern residential units... As
shown in Table 19, the majority of noise in the vicinity of the project site is associated
with traffic and parking lot activities. Many of these existing noise sources for current
commercial operations would be diverted to the proposed underground parking
structure. Furthermore, construction of the proposed four story structure will also block
existing traffic noise. Based upon a comparison to existing conditions,  impacts were
determined to be less than significant.

Additionally, this northern access road would not be used on a frequent basis. As shown
in Figure 5 of the Final MND, this "access road" travels along the northeastern boundary
of the project site between the secondary ( northern) driveway on PVB to the main
driveway on PCH. The mezzanine parking level and main ground- level parking area can
be accessed from this road; however the main access to these parking areas is from
PCH. The mezzanine parking level is for overflow commercial guests, residential guest
parking, leasing, and overflow hotel parking.   In addition, this road would not provide
access for heavy trucks. As shown in Table 4 of the project traffic study (see Appendix
F of the Final IS- MND), approximately 14 heavy trucks and 5 articulated trucks per day
are expected to enter and exit the project site.  Additional detailed are provided in the
Final MND and Response 3.8.
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d.  Aesthetics

Several commenters raised concerns associated with aesthetics and the density/height
of the project.

Aesthetic Impacts were analyzed in detail in Final MND Section I and Appendix B
Visual Impact Assessment" or "VIA").  The VIA was prepared by MIG / Hogle —Ireland,

and includes a comprehensive analysis of the scenic and visual character of the project

and vicinity for the purposes of the CEQA analysis. The analysis is based on modeling
and simulating the proposed project and its impacts on the surrounding community and
includes a photographic survey,  visual simulations,  a shade study and a review of
potential light and glare impacts. The assessment provides the following conclusions:

The project site is not part of a critical view.

Though a few, limited private views will be blocked they are not protected
by any local ordinances or other legislation.
The project will be congruent with the existing character of the area as an
urban mixed- use development similar in scale to the surrounding
buildings.

The architecture of the proposed project will update the visual character of

the existing site with a contemporary aesthetic that will not conflict with the
eclectic range of architectural styles in the vicinity.
A maximum of eighteen  ( 18)  residential units north of the site will

experience partial shading during portions of the day as a result of the
project.

The project will not produce light or glare that will adversely impact the
neighboring development.

The proposed project introduces a mixed- use structure that is three  (3) to  (4) four
stories in height (56 feet at the highest point as defined in the Redondo Beach Municipal
Code " RBMC"). This is similar to that of surrounding properties including the existing
hotel, which is ( 4) four stories tall, and buildings surrounding the project site range from
one ( 1) to four (4) stories. Therefore, the project will not degrade background views to

the Palos Verdes Hills to the south, nor would it adversely affect foreground views of the
Pacific Ocean to the north.

Some windows and balconies of the existing three-story residential condominiums
located east of the project on Ave G face the Pacific Ocean and upper floors of these

units may have a view of the ocean.  However,  the views are limited because of
topography and screening by the existing multi-story development in the Riviera Village.
As designed,  the proposed project may block the existing limited views from the
condominiums. However, it is important to note that the views are not considered scenic

vistas, nor are they protected because the City does not have a private view protection
ordinance.
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Land uses in the vicinity include multi- family residential units and commercial uses such
as restaurants,  markets,  retail shops, and offices.  In combination, they function as a
high- intensity urban beach community providing local and tourist conveniences amidst
medium to high-density housing in relative proximity to the beach. Since the, proposed
mixed- use project consists of the same variety of uses, it is compatible and will blend
well with the existing vicinity.

COMPARITIVE SCALE

OF DEVELOPMENT

SCALE OF
DEVELOPMENT N. Side Ave G S. Side Ave G Legado Project**

FACTORS

Zoning RMD* RMD* MU- 3A

Average Density 50. 12 DU/AC 57.71 DU/ AC 54. 90 DU/AC

Units/Acre maximum of 66.67    ( maximum of 66. 10

DU/ AC and DU/AC and

minimum of 26.67 minimum of 45

DU/AC)      DU/ AC)

Average F. A.R.  0.99 1. 15 1. 5

No of Stories 3 3 2 — 4

Height*** 40 56

RMD = Medium Density Residential
The existing Hotel within the Project Site currently includes 4 stories, has a FAR of 1. 43, and is

approximately 50 feet in height.
Additional structures within 1, 500 ft of the project site are up to 50 ft in height.

The architectural term  " scale of development"  means the degree to which a new
development provides,  maintains and promotes continuity in terms of height,  bulk,
intensity and density in relation to surrounding buildings and uses.

The table above provides a comparison of the densities, F.A.R.s ( intensity) and building
heights of the residential development on Ave G ( directly east of the project) with that of
the proposed project. These are all factors that contribute to the scale development.
Surprisingly, the residential density of the proposed project is similar to the density of
development on Avenue G, whereas the F.A. R. and building height, as measured in
stories and feet, is higher. This is not surprising or unexpected given the zoning of the
property with its own unique objectives and its location on a major roadway and a busy
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intersection.  This discussion only summarizes some of the factors relevant to the
aesthetic analyses conclusions in the Final MND and VIA;  additional details on this

analysis are provided therein.

VII.     PROJECT ENTITLEMENT CRITERIA AND FINDINGS

CONDITIONAL USE PERMIT

Pursuant to RBMC Section 10- 2. 910 of the Zoning Ordinance any new development on
a site zoned Mixed- Use ( MU- 3A) including multi-family residential units, requires the
approval of a Conditional Use Permit.  Approval of a Conditional Use Permit must

generally meet certain criteria specified in RBMC 10-2. 2506.     The City's past
interpretation of these provisions allows a balancing of these factors, consistent with
Santa Clarita Organization for Planning the Environment v. City of Santa Clarita ( 2011)
197 Cal.App.4th 1042, 1059- 1064.

These CUP Criteria include:

The site for the proposed use shall be in conformity with the General Plan and
shall be adequate in size and shape to accommodate such use and all setbacks,

spaces,  walls and fences,  parking,  loading,  landscaping,  and other features
required by this chapter to adjust such use with the land and uses in the
neighborhood.  ( RBMC § 10- 2. 2506( b)( 1))

The site for the proposed use shall have adequate access to a public street or

highway of adequate width and pavement to carry the quantity and kind of traffic
generated by the proposed use. ( RBMC § 10-2.2506( b)( 2))

The proposed use shall have no adverse effect on abutting property or the
permitted use thereof. (RBMC § 10- 2. 2506( b)( 3))

The conditions stated in the resolution or design considerations integrated into

the project shall be deemed necessary to protect the public health, safety, and
general welfare.  Such conditions may include,  but shall not be limited to:..."
RBMC § 10- 2. 2506( b)( 4))

Based on a comprehensive analysis,  the proposed project complies with the City's
goals,   policies,  development standards  ( with the exception of the open space

requirements) and regulations as contained in the Zoning Ordinance, the General Plan
Land Use Element, the General Plan Housing Element, and the Density Bonus Law. It
also can be considered to meet the criteria for the approval of a Conditional Use Permit.
However, as described in' greater detail below, pursuant to the City's Design Review
procedures staff recommends that the Planning Commission require the project
applicant to redesign.,the eastern four (4) story structure to break up the large, linear
east/west mass to provide some relief to the adjacent residential uses.
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PLANNING COMMISSION DESIGN REVIEW

Pursuant to Section 10-2. 2502 of the Zoning Ordinance, any new development on a site
zoned Mixed- Use ( MU- 3) that is 10, 000 square feet in size or more, requires Planning
Commission Design Review.  The purpose of the Design Review is to look at the

compatibility,   originality,   variety and innovation within the architecture,   design,
landscaping,  and site planning of the project.  The purpose of the review is also to
protect surrounding property values, prevent blight and deterioration of neighborhoods,
promote sound land use, design excellence, and protect the overall health, safety and
welfare of the City.   The CEQA analysis differs from the City's Design Review/CUP
procedures.   CEQA's analysis focuses upon impacts to the public at large ( and not

specific individuals/ structures)  and CEQA is based upon adverse environmental
changes in comparison to existing conditions.     The City's Design Review and CUP
procedures allow for broader considerations in issuing project modifications,  such
considerations can include conditions: " to protect the public health, safety, and general
welfare" and can address abutting property.

Design Review criteria include:

User impact and needs. The design of the project shall consider the impact

and the needs of the user in respect to circulation, parking, traffic, utilities, public
services,  noise and odor,  privacy,  private and common open spaces,  trash
collection, security and crime deterrence, energy consumption, physical barriers,
and other design concerns" (RBMC § 10-2.2502(b)( 1)),

Relationship to physical features. The location of buildings and structures
shall respect the natural terrain of the site and shall be functionally integrated
with any natural features of the landscape to include the preservation of existing
trees, where feasible." (RBMC § 10-2. 2502(b)( 2)),

Consistency of architectural style.  The building or structure shall be
harmonious and consistent within the proposed architectural style regarding
roofing,  materials,  windows,  doors,  openings,  textures,  colors,  and exterior
treatment" (RBMC § 10- 2. 2502( b)( 3)),

Balance and integration with the neighborhood. The overall design shall be

integrated and compatible with the neighborhood and shall strive to be in

harmony with the scale and bulk of surrounding properties"  ( RBMC  §  10-

2.2502( b)( 4)),

Building design. The design of buildings and structures shall strive to provide
innovation,   variety,   and creativity in the proposed design solution.   All

architectural elevations shall be designed to eliminate the appearance of flat

façades or boxlike construction..." ( RBMC § 10-2. 2502( b)( 5))

Additional criteria/ conditions can include: ( a) Changes to the design of buildings and
structures  ( 10-2. 2502( b)( 8)( a)),  such other conditions as will make possible the
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development of the City in an orderly and efficient manner..."     ( RBMC  §  10-

2. 2502( b)( 8)( k).)

User impacts and needs

The site is strategically organized with the placement of the public and commercial
spaces closest to the public right-of-way and the location of the private living and open
spaces to the middle and rear of the site. In this way, residential areas are further away
from public spaces and activities. Both pedestrian and vehicular access is provided onto

the site from several locations on Pacific Coast Highway and Palos Verdes Boulevard.
Internal circulation routes allow the residents direct access to their on-site parking
facilities and private amenities as well as the public spaces and commercial services at

the street level. Circulation routes for visitors driving to the site provide easy and direct
access between the parking lot, the commercial use at ground level, and the public
open space on the podium level. Pedestrian visitors to the site have direct access to the
commercial storefronts and the public open space on the podium level.

The proposed project provides 614 parking spaces including 552 parking spaces on
three levels of subterranean parking and 62 parking spaces on a surface lot south of the
hotel. One parking space is provided for each studio and one-bedroom unit, and two
spaces for each two- bedroom unit. There are also an additional 60 residential spaces

available for a total of 308 residential parking spaces. The number of parking spaces
provided for the commercial tenants and the hotel meets City's requirements.  The
exception is that fifteen ( 15) of the required hotels parking spaces located on the hotel' s
surface parking lot are tandem spaces. The hotel will be required to provide a valet
service on an on-going basis if those spaces are to be considered as providing the
adequate number of spaces for the hotel.

A loading area just east of the four (4) story residential structure is available for use by
the residential tenants. A commercial loading area is located in the P1 parking level
directly rear of the proposed market space. This loading can be accessed from the main
driveway entrance on Pacific Coast Highway and the rear access road off of the
easterly driveway on Palos Verdes Boulevard.  Trash facilities for the commercial
tenants and the residential tenants are provided in the P1 Level of the parking garage.
Trash shutes are located directly above the residential trash areas located on the P1
level.

The implementation of an approved Security/ Crime Prevention System will address the

safety needs of the residents, guests and the adjacent neighbors

Relationship to Physical Features

The predominant physical feature of the existing lot is the downward slope of the
existing grade towards the northwest corner of the site. The organization of the project
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around the semi- subterranean podium is the most efficient solution for this design
challenge.

The existing landscaping on the site is very limited. The proposed plan removes the
existing landscaping and provides.  It will be removed and replaced with new,  larger
landscaping areas, and planted with a greater quantity and a more appropriate planting
palette.

The existing finish grades along the west side of the adjacent residential property to the
east on Avenue G are equivalent to the highest existing grades along the east property
line of the subject property.  Consequently,  the residential development east of the
proposed project is situated on higher ground than the project site.

Consistency of the Architectural Style & Building Design

The architecture and overall design of the proposed project can be described as an eco-

contemporary style that incorporates an aesthetic balance between cool materials such
as glass, steel, and concrete and warm, traditional materials such wood and tiles. The

design is characterized by the use of clean lines,  flat roofs with overhangs,  large
expanses of windows, cantilevered spaces and a distinct lack of ornamentation. These

design elements are used consistently throughout the commercial component, public
and private open spaces and residential structures. While the scale of the project is

similar to some of the structures in the Riviera Village, there are concerns regarding the
compatibility of the eastern residential structure with the adjacent residential uses

The ecological aspect of the architecture consists of the use of wood and recycled

materials as well as other green building components not readily recognizable or visible
such as solar photovoltaic paneling on the roof; electric charging stations for electrical
cars; bicycle parking to encourage less automobile use; low water flow restroom fixtures
to reduce water waste; energy-efficient Energy Star appliances in apartment units; and
a water-wise landscaping pallet.

Planning staff will work with the project developer, the new hotel operator and their
architectural team to ensure that the exterior modifications and signs for the hotel

renovation are in keeping with the architectural design of the mixed- use component.

Balance and Integration with the Neighborhood

As noted above, this factor allows consideration of the overall design shall be integrated

and compatible with the neighborhood and shall strive to be in harmony with the scale
and bulk of surrounding properties.  The term " massing" is related to bulk and refers to
the shape and size of a building. But massing is more than just the width and height of a
building or a description of the volume of space it occupies.  It is more than the
composition of a building or space; massing is something that we experience physically.

28



Administrative Report March 19, 2015

Case 2015-03- PC- 005

Achieving the right massing in design is a critical component in reaching the magical
formula for a given building or project.
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MASSING OF THE PROJECT

STRUCTURES Hotel Podium N) One S) One One

VARIABLE 3-Story 3- Story 4-Story
No. of Stories 4 Semi- sub 3 3 4

Height (+ E. G.)  50'   AVG.  12'       Max. 50' Max. 52' Max.56'

Width / Depth 60' x 330'     375' x 270'      75' x150'      75' x 150'      65' x 390'

Lot Coverage 11%      54%       6%       6%       14%

Volume C. F. 990, 000 1, 215,000 560, 000 585,000 1, 420,000

Setbacks to E- 15'     E-30'    E- 120'   E- 160'  E- 30+'

PLs or Other S- 70'     S-40'     S-45'    S-45'    S-45'

Structures W-25'    W- 12'    W-28'   W-28'  W- 190'

N- 10'    N- 10'    N- 150'   N- 80'    N- 20'

Position N/ S South Mid & North Mid Mid Mid &

North

Position EM East to East to West West East

West West

NOTES:

1. These numbers are all averages and approximations since none of the structures are perfectly
rectangular.

2. E. G.= Existing Grade
3. PL = Property Line

The massing variables and the positioning of the five structural elements are shown in
the above Table. A brief discussion of the elements is provided below:

On the south end of the site the existing four ( 4) story hotel creates a large,
east/west,  rectangular mass that provides the physical framework for the

massing arrangement of the mixed- use components to the north. Its location 75
feet from the south property line diminishes the affect this mass has on the
adjacent development to the south.

The second element is the structural podium upon which the other three ( s)

structural elements are positioned. This structural element creates a horizontal
plane across the site which intersects with the slope of the site; in other words, it

provides a flat surface on a lot that slopes as much as 15 feet from east to west
and 10 feet from north to south with the lowest point at the northwest corner of
the site.  The podium creates the outer physical edge of the project,  where

pedestrians on the public sidewalk interface with the physical mass of the project.

The profile of this physical mass varies in height from 12 to 20 feet except for
small areas where the height is closer to 30 feet from the sidewalk grade. This

compares to walking along a commercial street lined with one ( 1) story and two
2) story buildings.
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Two ( 2) of the three ( 3) residential structures are medium in terms of their mass.

Therefore, the location of these structures in a relatively central position on the
site is appropriate.

The four (4) story residential structure creates a large, north/ south, rectangular
mass. It is the tallest of the structures, has the most lot coverage ( excluding the
podium), and the highest volume of space. As such, its location along the east
property line has the most effect on the existing abutting residential structures to
the east.

In conclusion, the current massing of the project is appropriate with the exception of the
four (4) story residential structure located along the east property line, which may feel
overwhelming to the limited number of residences located immediately to the north.
Staff recommends that the Planning Commission require the project applicant and
architect develop some design solutions to break up that large, linear east/west mass.

Signs

There are two ( 2) sets of sign plans for the project; one provides concepts for project

identification, and the other provides locations and design guidelines for facility signage
and retail signage. The proposed project identification signs are appropriate in scale

and design. However, they lack dimensions and other details. The design guidelines for
the retail signage are appropriate and comprehensive with the exception of the details
for the directional signs, which still need to be developed.

It is recommended that the applicant continue to work with the Planning staff to
complete the signs plans with respect to missing dimensions, and other details such the
design of the directional signs.

Conclusion of the Planning Commission Design Review

In conclusion, the proposed project can meet the criteria for the approval of a Planning
Commission Design Review. However, staff recommends that additional modifications

be made to ( 1) Redesign the eastern four (4) story structure to break up the large, linear
east/west mass,  and  ( 2)  Redesign of the project to incorporate an additional 1, 300
square feet of open space, and ( 3) the project applicant be required to complete the

proposed sign programs and that the sign programs be approved by the Planning
department prior to issuance of Certificate of Occupancy.

VESTING TENTATIVE TRACT MAP

Vesting Tentative Tract Map No.  72662 consolidates the subject property for the
purposes of developing it as a mixed- use project.  The proposed Map meets the
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requirements of Chapter 1, Subdivisions, Article 5 of the City's Zoning Ordinance, and
the California State Subdivision Map.

FINDINGS FOR APPROVAL:

1.  In accordance with Section 10-2. 2506( b) of the Redondo Beach Municipal Code,

a Conditional Use Permit is in accord with the criteria set forth therein for the

following reasons:

a)  The proposed use is permitted in the land use district in which the site is
located, and the site is adequate in size and shape to accommodate the

use and all yards, open spaces, walls, and fences, parking, landscaping
and other features, and the project is consistent with the requirements of
Chapter 2, Title 10 of the Redondo Beach Municipal Code, to adjust the

use with the land and uses in the neighborhood.

b)  The site has adequate access to public streets of adequate width to carry
the kind and quantity of traffic generated by the proposed use provided
that the project includes a street dedication and improvements for safe

access to Pacific Coast Highway.

c)  The proposed use shall have no adverse effect on abutting property or the
permitted use thereof,  subject to the conditions of approval with the

exception of the eastern residential structure requires modifications.

d)  The proposed project conforms to all of the requirements of the Zoning
Ordinance.

e)  The project is consistent with the Comprehensive General Plan of the City.

2.  In accordance with Section 10- 2-2502(b) of the Redondo Beach Municipal Code,

the applicant's request for Planning Commission Design Review is consistent
with the criteria set forth therein for the following reasons:

a)  The design of the project considers the impact and needs of the user in

respect to circulation, parking, traffic, utilities, public services, noise and odor,
privacy,  private and common open spaces,  trash collection,  security and
crime deterrence,  energy consumption,  physical barriers, and other design
concerns.

b)  The location of the structure respects the natural terrain of the site and is

functionally integrated with natural features of the landscape to include the
preservation of existing trees, where feasible.
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c)  The design of the project is harmonious and consistent within the proposed

architectural style regarding roofing,  materials,  windows,  doors,  openings,
textures, colors, and exterior treatment.

d)  [ To be updated after project modifications]  The design of the project is

integrated and compatible with the neighborhood and is in harmony with the
scale and bulk of surrounding properties with the exception of the eastern
residential structure of the mixed- use project, which is not in scale in terms of

its mass and bulk with the residential uses directly east of the subject property
on Avenue G.

e)  [ To be updated after project modifications] The design of the project provides

innovation, variety, and creativity in the proposed design solution and serves
to minimize the appearance of flat facades and box-like construction.

3.  The requested density bonus, incentive (or concession) for the maximum building
height, waiver of development standards for the maximum number of building
stories and a reduction in parking standards are in compliance with Government
Code Section 65915-65918 of State Law.

4.  The Vesting Tract Map 72662 is consistent with the Comprehensive General
Plan of the City.

5.  The plans, specifications and drawings submitted with the applications have been

reviewed by the Planning Commission, and are approved.

6.  The Planning Commission hereby finds that Mitigated Negative Declaration No.
No. 2014-08- IES- MND- 001 has been prepared and circulated in compliance with
the provisions of the California Environmental Quality Act  (CEQA),  and the

procedures set forth in the ordinances of the City of Redondo Beach.

7.  A Mitigation and Monitoring Reporting Program ( MMRP) has been developed that
includes a mitigation monitoring table listing the mitigation measures and
identifies the timing and responsibility for monitoring each measure.

8.  The Planning Commission hereby finds that the proposed project will have no
effect on fish and game resources pursuant to Section 21089( b) of the Public
Resources Code.

9.  The Planning Commission further finds that in reviewing the Mitigated Negative
Declaration No.  2014-08- IES- MND- 001 it has exercised its own independent

judgment.
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10. The Planning Commission hereby finds and determines that the proposed project
will not have a significant effect on the environment, subject to the modifications

of the design review, conditions of approval and mitigation measures.

CONDITIONS:

1.       That the approval granted herein is for the demolition of the 21, 130 square-foot

former Bristol Farm grocery store, the demolition of 7, 224 square feet of in- line
retail tenant spaces,  the renovation of the existing 110- room hotel,  and the
construction of a new mixed- use project that consists of 180 residential units and

approximately 37,600 square feet of commercial development with the required
private open space and public open space and 614 parking spaces in substantial
compliance with the plans approved by Planning Commission on March 19,
2015.

2. To be updated after project modifications] The proposed total amount of public
outdoor space as shown in the plans is approximately 26, 241 square feet, about
1, 300 square feet less than the required 10% of the project F. A.R., which is

equivalent to 27,535 square feet.  The applicant shall work with the Planning
Department to revise the plans appropriately.

3.       The precise architectural treatment of the building exterior, roof, walks, walls, and
driveways shall be subject to Planning Department approval prior to issuance of
a building permit.

4. To be updated after project modifications] The project applicant shall provide the

Planning Commission with a revised design that better addresses the building
scale in terms of height,  bulk, density and intensity in relation to surrounding
buildings and uses of the ( 4) story residential structure to be located along the
east property of the four residential structure located along the east property.

5.       The applicant shall continue to work with the Planning staff to complete the sign
plans with respect to missing dimensions, and other details such the design of
the directional signs.  The sign programs shall be approved by the Planning
Department prior to issuance of Certificate of Occupancy.

6.       The hotel shall be required to provide valet parking services on an on-going basis
to ensure that the fifteen  (15) tandem parking spaces located on the surface
parking lot are used to the maximum extent possible.

7.       The applicant will be required to provide a detailed security / crime prevention
plan for review and approval by the City's Police Department that considers as a
minimum secured gates for access to residential living areas and private open
spaces; appropriate lighting to deter criminal activities in hard- to see areas, and
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camera surveillance as needed. The approval of a security / crime prevention
plan by the Police Department shall be required prior to the issuance of a
building permit for the project.

8.       The applicant shall provide complete landscaping plans including planting details
and irrigations plans pursuant to the requirements of the Assembly Bill  ( AB)
1881, the Water Conservation in Landscaping Act of 2006 (Laird).

9.       That the applicant shall provide the Planning Commission with the proposed
exterior modifications and signs for the hotel renovation at a future date. That the

review and approval of the hotel renovations by the Planning Commission shall
occur prior to the issuance of a building permit for the hotel, and the issuance of
a Certificate of Occupancy for the mixed- use project.

10.     The City's newly adopted Public Art Ordinance requires the project applicant to
provide a zoning requirement contribution equivalent of one percent ( 1%) of the

building valuation above $250,000. This zoning requirement contribution can take
the form of: 1) an installation of public art on the subject property, commissioned

by the developer, but subject to the approval of the City' s Public Art Commission;
2)  a request that the installation of public art on the subject property be
commissioned and approved by the Public Art Commission; 3) an installation of
public art on the subject property valued at less than the required 1% contribution

and provide the balance of the 1%  for the public art zoning requirement
contribution to the John Parsons Public Art Fund:  or 4)  pay the zoning
requirement fee to The John Parsons Public Art Fund to be used for future public
art in public places as determined by the Public Art Commission based on the
City's Public Art Master Program.  If the decision regarding the public art
contribution is not finalized prior to the issuance of a building permit, the project
developer will be required to deposit the required 1% zoning requirement fee in a
set aside account. The monetary deposit will be held by the City until such time
as the public art contribution is satisfied.  If the art contribution for the subject

property is not satisfied within a one ( 1) year period from the date of the issuance
of a construction permit, the monetary public art deposit will revert to the John
Parsons Public Art Fund for future public art in public places as determined by
the Public Art Commission based on the City's Public Art Master Program.

11.     The project shall be prepared in accordance with the approved Standard Urban
Storm Water Mitigation Plan  ( SUSMP)  /  Low Impact Development  ( LID),

prepared for the subject site by Kimley-Horn & Associates. Inc., dated February
2014.

12.     Color and material samples shall be submitted for review and approval of the

Planning Department prior to the issuance of Building Permits.
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13.     The Vesting Tract Map shall be recorded within 36- months of the effective date
of this resolution, unless an extension is granted pursuant to law.  If said map is
not recorded within said 36- month period, or any extension thereof, the map shall
be null, void, and of no force and effect.

24.     A Standard Urban Stormwater Mitigation Plan ( SUSMP) shall be included on final

plans and implemented during construction and the operation of the project.

25.     The applicant shall comply with the following mitigation measures and the
associated procedures listed in the MMRP.

AQ- 1 Low-VOC Paint. The applicant must use low-VOC paint on all interior and

exterior surfaces. Paint should not exceed:

50 g/ L for residential interior surfaces
100 g/ L for residential exterior surfaces
150 g/ L for non- residential interior and exterior surfaces

B1O- 1 Nesting/ Breeding Native Bird Protection. To avoid impacts to nesting
birds,  including birds protected under the Migratory Bird Treaty Act,  all
initial ground disturbing activities, including tree removal, should be limited
to the time period between August 16 and January 31  ( i. e., outside the
nesting season)  if feasible.   If initial site disturbance,  grading,  and
vegetation removal cannot be conducted during this time period, a pre-
construction survey for active nests within the project site shall be
conducted by a qualified biologist at the site no more than two weeks prior
to any construction activities. If active nests are identified, species specific
exclusion buffers shall be determined by the biologist, and construction
timing and location adjusted accordingly. The buffer shall be adhered to
until the adults and young are no longer reliant on the nest site,  as
determined by the biologist. Limits of construction to avoid a nest should
be established in the field with flagging and stakes or construction fencing.
Construction personnel shall be instructed on the sensitivity of the area.

T-1 Palos Verdes Boulevard and Pacific Coast Highway.  The following
improvement identified in the Traffic Impact Study ( Appendix F) shall be
implemented:

Reconfigure the southbound Pacific Coast Highway approach from a left,
through and shared through/ right lane to a left, two through and right turn

only lane.

The improvement shall be fully funded by the applicant and implemented
prior to final inspection and the opening of the project. The Applicant shall
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deposit funds for this measure with the City of Redondo Beach within two
months of the approval of the Conditional Use Permit.

U- 1 Wastewater Conveyance. The applicant shall fully fund the construction
of a new downstream 12- inch mainline wastewater conveyance system

connection to an alternative sewershed by connecting manhole 3445 to
manhole 3648 ( approximately 300 linear feet). The applicant shall also
fully fund an upgrade to the existing wastewater collection system
between manhole 3447 and manhole 3446 ( approximately 150 linear feet)
to a 12- inch line. The Applicant shall deposit funds for this measure with

the City of Redondo Beach within two months of the approval of the
Conditional Use Permit and shall apply for a Caltrans Encroachment
Permit. Construction in rights of way will require a Caltrans Encroachment
Permit, which includes a Traffic Control Plan in compliance with Manual

on Uniform Traffic Control Devices ( MUTCD) [ Traffic Control Plans Part 6].

These improvements must be implemented prior to final inspection and

the opening of the project.

26.     The applicant shall be required to adhere to the adopted Mitigation Monitoring
and Reporting Program prepared in conjunction with approved Initial
Environmental Study No.   2014- 08- IES- MND- 001 and Mitigated Negative

Declaration No. 2014-08- IES- MND- 001.

27.     The project shall be designed to provide sound attenuation between the units

and the uses and noise generated by the vehicular traffic on Pacific Coast
Highway,  including dual- glazing and supplemental insulation,  as determined
necessary by an acoustical analysis.

28.      Prior to the issuance of building permits for this project, the Developer shall enter
into an Affordable Housing Agreement with the City to provide and deed restrict
nine ( 9) dwelling units as affordable for very low- income households for a period
of not less than 30 years in accordance with all applicable state and local laws.

The recorded Affordable Housing Agreement shall be binding on all future
owners and successors in interest.

29.     The nine ( 9) units set aside for very low income households must be comparable
with the other units provided in the project.

30.     That the applicant shall make a dedication of the subject property fronting onto
South Pacific Coast Highway for the purpose of providing a twelve ( 12) foot wide
public sidewalk as per Exhibit C1. 00 of the approved plans as prepared by
Kimley-Horn and Associates,  January 30,  2015.   The applicant shall also be

responsible providing the public improvements in keeping with the City's adopted
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Administrative Policy No.   12. 2,   Living Streets Guidelines and Policies for
Redondo Beach ( City Council Resolution No. 1310- 095, October 1, 2013).

31.     The applicant shall work with the City and adhere to Caltrans requirements to
determine the appropriate length for the PCH southbound left turn pocket. The
applicant shall prepare a design that appropriate balances the southbound PCH
left turn pocket and the northbound Avenue I left turn pocket. The applicant shall
restripe the lanes as appropriate based on Caltrans criteria and shall obtain a
Caltrans permit for this work.

32.     The applicant shall pay a fair share contribution*  for the following proposed
improvements at Pacific Coast Highway and Torrance Boulevard which shall
include both Northbound and Southbound Intersection Improvements as
described below.  These physical improvements do not need to be in place prior
to the issuance of the certificate of occupancy for the proposed project; however
the funds shall be submitted to Caltrans prior to the issuance of a certificate of
occupancy for the proposed project.

a)       Northbound: To provide a separate north bound right turn lane to reduce
congestion and improve the levels of service at this intersection.  The
physical limits of the improvements extend to approximately 300 feet
south of the intersection.  ( The improvements include removing/ relocating
sidewalk along with curb and gutter,  relocating traffic signal poles,  and
constructing a new street section with ADA curb ramp improvements.)

b)       Southbound: To provide a separate south bound right turn lane to reduce
congestion and improve the levels of service at this intersection.  The
physical limits of the improvements extend to 120 feet north of the
intersection.  ( The improvements include removing/ relocating sidewalk
along with curb and gutter and a driveway approach,  relocating traffic
signal poles and bus stop improvements, and constructing a new street
section with ADA curb ramp improvements.)

Calculation of fair share contribution: Total intersection volumes with the project
are 3, 909 vehicles during the AM peak hour and 4, 642 vehicles during the PM
peak hour.  The project contributes 46 and 585 vehicle trips respectively.  This
equates to 1. 2% of the morning peak hour traffic and 1. 8% of the evening peak
traffic.    The project will contribute 1. 2%  of the cost for the northbound

improvement and 1. 8% of the cost for the southbound improvement.)

33.      In exchange for the City's issuance and/or adoption of the Project Approvals, the
Applicant agrees to save, keep, indemnify, hold harmless and defend the City of
Redondo Beach ( with counsel of City' s choice), and its appointed and elected
officials, officers, employees, and agents ( collectively "City"), from every claim or
demand made,  including in particular but not limited to any claims brought
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seeking to overturn the Project Approvals,  whether under the California
Environmental Quality Act  (" CEQA")  or other state or local law,  including
attorney' s fees and costs,  and any attorneys'  fees or costs which may be
awarded to any person or party challenging the Project Approvals on any
grounds.  In addition,  Applicant agrees to save, keep, indemnify, hold harmless
and defend the City of Redondo Beach ( with counsel of City's choice), and its
appointed and elected officials,  officers,  employees,  and agents  ( collectively
City"), from every liability, loss, damage or expense of any nature whatsoever

and all costs or expenses incurred in connection therewith, including attorneys'
fees, which arise at any time, by reason of, or in any way related to the City's
decision to grant the Project Approvals, or which arise out of the operation of the
Applicant's business on the Property; provided, however, that in no case shall the
Applicant be responsible for the active negligence of the City."

Construction Related Conditions:

34.     The applicant shall provide on- site erosion protection for the storm drainage
system during construction, to the satisfaction of the Engineering Department.

35.     The applicants and/or their successors shall maintain the subject property in a
clean,  safe,  and attractive state until construction commences.    Failure to

maintain the subject property may result in reconsideration of this approval by the
Planning Commission.

36.      In the event of a disagreement in the interpretation and/ or application of these

conditions, the issue shall be referred back to the Planning Commission for a
decision prior to the issuance of a building permit.  The decision of the Planning
Commission shall be final.

37.     All on- site litter and debris shall be collected daily.

38.     Construction work shall occur only between the hours of 7 a. m. and 6 p. m. on
Monday through Friday, between 9 a. m. and 5 p. m. on Saturday, with no work
occurring on Sunday and holidays.

39.      Material storage on public streets shall not exceed 48- hours per load.

40.     The project developer and/ or general contractor shall be responsible for

counseling and supervising all subcontractors and workers to ensure that
neighbors are not subjected to excessive noise, disorderly behavior, or abusive
language.

41.      Barriers shall be erected to.protect the public where streets and/or sidewalks are
damaged or removed.
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42.     Streets and sidewalks adjacent to job sites shall be clean and free of debris.

43.     CR- 1 Unanticipated Discovery of Cultural Resources.  If archaeological or
paleontological resources are encountered during ground-disturbing activities,
work in the immediate area shall halt and an archaeologist meeting the Secretary
of the Interior' s Professional Qualifications Standards for archaeology ( National
Park Service 1983)  or a paleontologist meeting the Society of Vertebrate
Paleontology standards for a Qualified Professional Paleontologist ( SVP 2010)
shall be contacted immediately to evaluate the find. If the discovery proves to be
an archaeological or paleontological resource,  additional work such as data

recovery excavation may be warranted pursuant to CEQA Section 21083.2. After
the find has been appropriately mitigated, work in the area may resume. A Native
American representative should monitor any archaeological field work associated
with Native American materials

44.       GEO- 1 Geotechnical Design Considerations. The recommendations included

on pages 12 through 27 in the 2013 Geotechnical Engineering Exploration
Update conducted by Irvine Geotechnical,  Inc.  ( Appendix G)  related to soil
engineering must be incorporated into the proposed project grading and building
plans. The recommendations are related to:

Site preparation ( general grading specifications),
Foundation design  ( general conditions,  spread footings,  foundation

settlement),

Retaining walls  ( general design- static loading,  seismic surcharge,
surcharge loading, subdrain, backfill),
Temporary excavations  ( shoring,  lateral design of shoring,  lagging,
earth anchors, anchor testing, internal bracing, deflection monitoring),
Floor slabs and concrete decking,
Corrosion,

Drainage ( onsite surface water filtration), and

Waterproofing.

45.      N- 1 Equipment Mufflers.  During all project construction,  all construction
equipment, fixed or mobile, shall be operated with closed engine doors and shall

be equipped with properly operating and maintained residential-grade mufflers
consistent with manufacturers' standards.

46.       N- 2 Stationary Equipment.  All stationary construction equipment shall be
placed ( at a minimum of 50 feet from the adjacent residential structures) so that

emitted noise is directed away from the nearest sensitive receptors.

47.       N- 3 Equipment Staging Areas. Equipment staging shall be located in areas
that will create the greatest feasible distance between construction-related noise
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sources and noise-sensitive receptors ( at a minimum of 50 feet from the adjacent
residential structures).

48.       N- 4 Electrically-Powered Tools and Facilities. Electrical power shall be used
to run air compressors and similar power tools and to power any temporary
equipment.

49.       N- 5 Sound Barriers.  Temporary sound barriers shall be installed and
maintained by the construction contractor between the construction site and
sensitive residential receptors  ( residential buildings to the north)  as needed

during construction phases with high noise levels.  Temporary sound barriers
shall consist of either sound blankets capable of blocking approximately 20 dBA
of construction noise or other sound barriers/techniques such as acoustic

padding or acoustic walls placed on or in front of the existing residential buildings
to the north of the project site that would reduce construction noise by
approximately 20 dBA.  Barriers shall be placed such that the line-of-sight
between the construction equipment and adjacent sensitive land uses is blocked.

50.     Cross Walk Timing:  During construction associated with Mitigation Measure T-
1 to widen Pacific Coast Highway, the signal timing on the roadway shall be
adjusted with sufficient minimum crossing time for pedestrians to completely and
safely cross the roadway surface. The flashing Don' t Walk sign will be increased
by 3. 5 seconds on the south side of Pacific Coast Highway for a total of 18.5
seconds and by 1. 3 seconds on the north side for a total of 19. 3 seconds to
accommodate the wider roadway width for crossing.  Subsequent adjustments to
pedestrian crossing sign timing may be made so long as they comply with the
requirements of Caltrans or the California Department of Transportation.

51.     The Planning Department shall be authorized to approve minor changes to any
of the Conditions of Approval.

VIII.    PROCEDURES FOR POTENTIAL DENIAL OF THE PROJECT

If the Planning Commission is interested in denial of the project,  or a reduction in
density,  then Staff recommend following the procedures outlined below.   These are
preliminary conclusions on legal requirements that may be applicable to the project.
However, this section should not be considered a waiver of the right to assert that these
requirements are not applicable.

1.  Study of Denial ( Gov. Code § 65589.5( b)).   The City should prepare " a thorough
analysis of the economic, social, and environmental effects of [denial of the project]."
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2.  Density Bonus Finding Requirements  ( Gov.  Code 65915(d)( 1)).  To deny a
Density Bonus or the concession/ incentives the city must make a written finding,
based upon substantial evidence, of any of the following:

A.  The concession or incentive is not required in order to provide for affordable

housing costs, as defined in Section 50052.5 of the Health and Safety Code, or
for rents for the targeted units to be set as specified in subdivision ( c); or

B.  The concession or incentive would have a specific adverse impact, as defined in

paragraph  ( 2)  of subdivision  ( d)  of Section 65589.5,  upon public health and

safety or the physical environment or on any real property that is listed in the
California Register of Historical Resources and for which there is no feasible

method to satisfactorily mitigate or avoid the specific adverse impact without
rendering the development unaffordable to low-   and moderate-income

households; or

C.  The concession or incentive would be contrary to state or federal law.

3.  Housing Development Project Finding Requirements ( Gov. Code § 65589.5( j)).
To deny a " housing development project"5 or approve such a project at a reduced
density the agency must find that both the following conditions exist:6

A. "The housing development project would have a specific, adverse impact upon
the public health or safety unless the project is disapproved or approved upon
the condition that the project be developed at a lower density. As used in this
paragraph, a " specific, adverse impact" means a significant, quantifiable, direct,

and unavoidable impact,  based on objective,  identified written public health or

safety standards,  policies,  or conditions as they existed on the date the
application was deemed complete.";  and

B. `There is no feasible method to satisfactorily mitigate or avoid the adverse impact
identified pursuant to paragraph ( 1), other than the disapproval of the housing
development project or the approval of the project upon the condition that it be

developed at a lower density."

4.  Regional Housing Needs Finding Requirements ( Gov. Code § 65863). No city,
county, or city and county shall, by administrative, quasi-judicial, legislative, or other

6" Housing development project" includes " Mixed use development consistent of residential and
nonresidential uses in which nonresidential uses are limited to neighborhood commercial uses and to the

first floor of buildings that are two or more stories." ( Gov. Code 65589.5( h)( 2).)

6 Staff do not believe the finding requirements under 65589.5(d) are applicable to the project because the
project does not fall under the definition of " housing for very low, low-, or moderate- income households"
which requires "at least 20 percent of the total unit shall be sold or rented to lower income households."

The project is only proposing 6% as very low income units.
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action, reduce, or require or permit the reduction of, the residential density for any
parcel to,  or allow development of any parcel at,  a lower residential density,  as
defined in paragraphs ( 1) and ( 2) of subdivision ( g), 7 unless the city, county, or city
and county makes written findings supported by substantial evidence of both of the
following:

A.  The reduction is consistent with the adopted general plan, including the housing
element.

B.  The remaining sites identified in the housing element are adequate to
accommodate the jurisdiction' s share of the regional housing need pursuant to
Section 65584.

Prepared by:     Ase eyed by:

a Kroeger Aaron Jones

enior Planner Community D- vel• • ment Director

cc.

HARD COPIES:

1.  Full Scale Architectural Drawings ( including Landscaping Plans L1. 0 — L1. 2)
a.  Sign Program

b.  Signage Concepts

c.  Lighting Concepts
d.  Replacement Sheet A5. 1
e.  Set of Renderings

2.  Vesting Tentative Tract Map
3.  Applications

4.  Final Initial Study— Mitigated Negative Declaration ( IS- MND)( specified Appendices
only)

Appendix F - Traffic Impact Analysis (without the Appendices A-H)
Appendix J - Response to Comments (RTC)

L]ower residential density' means the following: (A) For sites on which the zoning designation permits
residential use and that are identified in the local jurisdiction' s housing element inventory described in
paragraph ( 3) of subdivision ( a) of Section 65583, fewer units on the site than were projected by the
jurisdiction to be accommodated on the site pursuant to subdivision ( c) of Section 65583.2. ( B) For sites

that have been or will be rezoned pursuant to the local jurisdiction' s housing element program described
in paragraph ( 1) of subdivision ( c) of Section 65583, fewer units for the site than were projected to be

developed on the site in the housing element program.
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Appendix K— Mitigation Measure Monitoring & Reporting ( MMRP)
5.  Public Art Funding Ordinance No. 3127- 14
6.  State Density Bonus Law, Government Section 65915- 65918

ELECTRONIC COPIES ON USB FLASHDRIVES

1.  Full Scale Architectural Drawings

a.  Sign Program

b.  Signage Concepts

c.  Lighting Concepts
d.  Replacement Sheet A5. 1

e.  Set of Renderings

2.  Vesting Tentative Tract Map
3.  Applications

4.  Final IS- MND

Appendix A— Site Plans and Elevations

Appendix B — Visual Impact Assessment (VIA)
Appendix C — Lighting Plan
Appendix D- Air Quality and Greenhouse Gas Emissions Modeling Results
Appendix E — Noise Measurements, Operational Noise Modeling Results
Appendix F - Traffic Impact Analysis (with the Appendices A- H)

Appendix G — Geotechnical Engineering Study
Appendix H — Preliminary Standard Urban Stormwater Mitigation Plan ( SUSMP) /
Low Impact Development (LID)

Appendix I — Phase 1 Environmental Site Assessment
Appendix J - Response to Comments ( RTC)

Appendix K - — Mitigation Measure Monitoring & Reporting ( MMRP)
5.  Public Art Funding Ordinance No. 3127- 14
6.  State Density Bonus Law, Government Section 65915-65918
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CITY OF REDONDO BEACH REGEIVED' BYi Mi

PLANNING

DEPARTMENTr.
a'/

L

F

A
t.::.(,,:r.

UA'rETRE-CEIVED
APPLICATION FOR PLANNING COMMISSION DESIGN REVIEW 4" l 1)  .;

Z    °y?,  4

Application is hereby made to the Planning Commission/Harbor Commission ofthe City ofRedondo Beach, for
Planning Commission Review, pursuant to Section 10- 2.2502,of Chapter 2, Title 10 of the Redondo Beach Municipal
Code.

pART¢IC̀ GENERAL INF,-  ORMAVTION`., :    11;•P----; Y:.._   .. .l    :1.  , sus•   .. , yi: l.:,    ,      3  R. :, f   , '

in

APPL G ' i ( i. O V ' I+TON+1 •, 7 ; ,   

r    # ,   

A0
Att./         f'  ,     . 1%

s€'

Yf ?-,', {    
1     ' .+

STREET ADDRESS OF PROPERTY:   1700 S. Pacific Coast Highway, Redondo Beach, CA 90277

e EXACT LEGAL DESCRIPTION OF THE PROPERTY:  ZONING:

Parcel 2, as shown on Parcel Map No. 11291, in the City of Redondo Beach, in the County of
Los Angeles, State of California, as per Map filed in Book 125, Page( s) 10 and 11 ofParcel MU-3A

rh: .  Maps.

nFLOOR AREA RATIO( EQUAL TO GROSS FLOOR AREA DIVIDED BYSITE SIZE)

SITE SIZE( SQ. FT)    186,463. 8 GROSS FLOOR AREA( SQ. FT) 278,727 FLOOR AREA RATIO:  1. 5: 1

r,.  RECORDED OWNER' S NAME:  AUTHORIZED AGENT' S NAME:

no
Legado Redondo, LLC Heather Lee

k.„, t
t,  

MAILING ADDRESS:       MAILING ADDRESS:

i 121 S. Beverly Drive 121 S. Beverly Drive

Beverly Hills, CA 90212 Beverly Hills, CA 90212
TELEPHONE: ( 310) 432-0800 TELEPHONE: (310) 432- 0808

x:4:.
APPLICANT' S NAME:     PROJECT ARCHITECT:

Legado Redondo, LLC Oakes Architects

MAILING ADDRESS:       MAILING ADDRESS:

121 S. Beverly Drive 545 Cypress Avenue

Beverly Hills, CA 90212 Hermosa Beach, CA 90254
1-     TELEPHONE: (310) 432-0800 TELEPHONE: (310) 374- 9133 LICENSE NO. 18150
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A
The applicant requests a Planning Commission Design Review to use the above described property for the
following purposes:

Ik A project consistingof 180 residential apartment units over 37,600 sq. ft. of commercial uses andP 1 P

ic maintaining existing hotel uses.

ti1
tsi
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1. Is the project designed in full accordance with the development standards of the zone in which it is
s ) t.  located?  If not, explain.
r  <

z This development will utilize a SB 1818 density bonus and thus is comprised of 180 residential apartment
wcif units, of which 9 units are designated Very Low Income. The project will also use a density bonus

incentive for increased height up to 56- feet and use the parking standards in Government Code
65915( p)( 1). The development will comply with all other Redondo Beach Municipal Code development

standards.

2. Indicate how the location of buildings and structures respects the natural terrain and is integrated with
rnatural features of the landscape including the preservation of existing trees where feasible.

The property is mildly sloped without any significant topography. There are several existing trees on the
property and one in the public right-of-way along Palos Verdes Boulevard. The trees are not endangered

st species and will be removed and replaced with new tree stock. The street tree in the public right-of-way
may be maintained or replaced per the Department of Public Works. Native vegetation will be re-

incorporated onto the site, as well as in the public right-of-way, to further reinforce the Community's
character.

tAti

The project is intended to take advantage of its sighting at an axial point and will create access at the
Vi nlowest elevation at Palos Verdes Boulevard and Pacific Coast Highway onto a public plaza. The plaza will.

lead up to a public open space above.

10-  3. Describe the site in terms of its access to public rights-of-way.  Give street names, widths, and flow
z characteristics.

The site is bounded by Pacific Coast Highway on the West and Palos Verdes Boulevard on the South. Vehicular
access to the development is from both streets. Pacific Coast Highway is a California State Highway( Highway I)
and designated as a Major Arterial by the City ofRedondo Beach. Pacific Coast Highway currently provides 10014

feet of right-of-way with approximately 74— 76 foot wide roadway and two lanes in each direction along the
Mks-,      project frontage. Palos Verdes Boulevard is designated as a Secondary Highway by the City of Redondo Beach.
Yr '     Palos Verdes Boulevard currently provides 100 feet of right-of-way with approximately 74 foot wide roadway

and two lanes in each direction along the project frontage.

s,; s.s
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4. Describe how the overall design is compatible with the neighborhood and in harmony with the scale and

uu bulk of surrounding properties.
alp.

The South Bayhas become a hub of unique and innovative design with a youngand active population.9 g P P

With this, the level of design innovation and experimentation is becoming a unique part of the South Bay
Identity, whether in Redondo or Manhattan Beach. In addition to the standard go- to styles, such as
Mediterranean, Cape Cod, and Craftsman, newer approaches to design are popping-up all over the South
Bay. These new designs fit a young, upwardly mobile population, eager to engage with the outdoors, but
also mindful of the high cost of living in the area. The Legado Redondo project is designed specifically for
its South Baylocation. Its campus is set-back into the hill and awayfrom the highway, in a scaleP

commensurate with the area, yet still providing a vast amount of open space for resident activity, as well as

e
space for extensive interaction with the surrounding neighborhoods.

it 5. Describe how the design of buildings and structures avoids the appearance of flat facades or boxlike
construction.

The building is broken into three components with setbacks on Pacific Coast Hwy. of 10 feet at Street Level
and 2nd Floor Retail, and 18 feet at 2nd Floor Residential( Front); 10 feet at Street Level and 18 feet at

ar*    Residential( Northside); and 20 feet at the Rear. The building breaks on the PCH side for the open space
plaza and then mid block for a pool deck on the podium deck. On Palos Verdes Blvd., the building is set-

f back for the public open space plaza.

00KW 6. SIGNS: Indicate how the size, shape, color, materials, illumination, and placement of signs if harmonius

r. .;.     and in scale with the building and surrounding area, and avoids needless repetition or proliferation of
signs or any adverse impacts on surrounding properties.

See Master Sign Program attached.

4.,,:     
The signage will be designed in a fashion to be harmonious with the architecture. Color will be considered

is

an accent to the overall scheme of the building. The size and shape of the signage will wcrk within the
fascia panels or available wall areas, keeping scale in mind. Proliferation of unnecessary signage is not to

v

anyone' s advantage, and we are keen on using well designed signage rather than just" adding extra signage".

i
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APPLICATION FOR CONDITIONAL USE PERMIT w+Ah g

Application is hereby made to the Planning Commission/Harbor Commission of the City ofRedondo Beach,
for Conditional Use Permit,pursuant to Section 10-2.2506 of Chapter 2, Title 10 ofthe Redondo Beach
Municipal Code.

PART,I GENERAL iORMIA I©N x  ”'       s
l     'r'tf r

1.-.   ` 
t1X. bflyary'•     p ,   sBt,` kw tix:  a, '      y I
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114?  .   ` `;,  lk1

STREET ADDRESS OF PROPERTY: 1700 S. Pacific Coast Highway, Redondo Beach, CA 90277

EXACT LEGAL DESCRIPTION OF THE PROPERTY: ZONING:

Parcel 2, as shown on Parcel Map No. 11291, in the City of Redondo Beach, in the
County of Los Angeles, State of California, as per Map filed in Book 125, Page( s) 10 MU-3A

f •   and 11 ofParcel Maps.

FLOOR AREA RATIO( EQUAL TO GROSS FLOOR AREA DIVIDED BY SITE SIZE)

SITE SIZE( SQ. FT.): 186,463. 8 GROSS FLOOR AREA( SQ. F1'.): 278, 727 FLOOR AREA RATIO: 1. 5: 1
RECORDED OWNER' S NAME: AUTHORIZED AGENT' S NAME:

Legado Redondo, LLC Heather Lee

t. MAILING ADDRESS:       MAILING ADDRESS:

121 S. Beverly Drive 121 S. Beverly Drive
Beverly Hills, CA 90212 Beverly Hills, CA 90212
TELEPHONE: (310) 432- 0800 TELEPHONE: ( 310) 432- 0808

APPLICANT' S NAME:     PROJECT ARCHITECT:

1 Legado Redondo, LLC Oakes Architects

MAILING ADDRESS:       MAILING ADDRESS:

121 S. Beverly Drive 545 Cypress Avenue

Beverly Hills, CA 90212 Hermosa Beach, CA 90254

TELEPHONE: (310) 432-0800 TELEPHONE: (310) 374- 9133 LICENSE NO. 18150

B... 
I REQUE$T a

eta
2I±i   . I. s,    '   "

F T  _  

pp= aSri requests a ConditionalOudlulvna1 UScUPermit to use the above described property for the followinglII: 1L6ratie

purposes:

w To construct 180 multi-family units on the above referenced property in conjuction with 37, 600 square feet

pwH
of retail.

tt
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c'  SHOW I GS:. Ex. lain how the project(p consisten wi the criteria Section 10 2u2506( B) of theiebnmg r,.
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1. Describe existing site improvements and their present use. If vacant, please specify.

at  '    
The property is currently improved with a 21, 130 sq. ft. grocery store box( Bristol Farms) a 7,224 sq. ft.

i
retail building, and a 110 unit hotel( The Palos Verdes Inn). The grocery store box is currently used for

4k.    seasonal retail sales and the hotel is in operation.
te

14

41•

4,4.
7.?   2. Describe the site in terms of its ability to accommodate the proposed use and conform to the development

4 standards of the Zoning Ordinance( i.e., setbacks, parking, landscaping, etc.)

f'     The site is currently 4.275 acres, and consists of the above stated uses. The hotel will remain the same. The
remainder of the property will consist of a new mixed use development, which will provide 9 affordable

fi units pursuant to SB 1818 and meet the development standards in the zoningordinance. However, the

sr Project will use the parking standard provided in Government Code § 6591  ( p)( 1) for density bonus
projects . Height will also be increased to 56- feet as the Project' s density bonus incentive.

3

3. Describe the site in terms of its access to public rights-of-way. Give street names, widths, and flow
characteristics.

it(A.krt.    The site is bounded by Pacific Coast Highway on the West and Palos Verdes Boulevard on the South.
S'  :
r,, Vehicular access to the development is from both streets. Pacific Coast Highway is a California State
sg"'.    Highway( Highway 1) and designated as a Major Arterial by the City of Redondo Beach. Pacific Coast

Highway currently provides 100 feet of right-of-way with an approximately 74— 76 foot wide roadway and
two lanes in each direction along the project frontage. Palos Verdes Boulevard is designated as a

iv,-4, Secondary Highway by the City ofRedondo Beach. Palos Verdes Boulevard currently provides 100 feet of
right-of-way with an approximately 74 foot wide roadway and two lanes in each direction along the project

n , S.    frontage.
Os

4. , ji.si z

4. Describe the expected impact of the proposed use on adjoining uses and activities and on future
development of the neighborhood.

sr4 The
1 J J

property is currently uiruerutilizeu, underperforming, as well as uiiattraeiive. The new developmentc z, y

will bring a vibrant mixed use aspect to the Redondo Beach commercial area along Pacific Coast Highway.
FM This new development will invigorate the neighborhood with a new attractive building, new grocery store,
cit.*    restaurants, and retail uses. Further, new rentable housing stock will be added to the City, including 9

s:    designated affordable units under SB 1818.

Please see Attachment A regarding California State SB 1818.

1r
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fr 5. Describe how the proposed use is consistent with the intent and purpose of the Redondo Beach General
Plan.

The Conditional Use Permit will be in conformance with the intent and purpose of the General Plan because it
will:

a. retain existing residential neighborhoods and principal commercial districts, allowing for infill
i development and recycling for uses which are comparable in function and
t ti:      scale to existing development;"

The proposed mixed-use project would create a desirable retail/ residential infill development opportunity at the
present site of a shuttered grocery store and" strip retail" building, along a major regional thoroughfare through

sx the City( PCH). The proposed new development would retain the grocery store use on site, and place residential
4 units above.

The proposed mixed-use development is also consistent with Land Use Element Objective 1. 21, which
tY       "( Provides) for the development of community-serving retail and office commercial and mixed-use projects
ai`     integrating residential with commercial uses southeast of Palos Verdes Boulevard as a primary activity center of
trst the City." The development' s designated affordable units also meet Land Use Element Goal 1P to incease the
41

supply of residential units, which are available and affordable for households of very low, low, and moderate
household incomes.

s4     " b. allow for the modest intensification of selected " key" sites which are economically underutilized or
T,Wcontain "marginal" uses, have the potential for achieving significant benefits to the City, and can be

designed to be compatible with adjacent uses;"

The project increases the economic utilization of the site, which currently has seasonal commercial uses and hotelN
t

uses. The current uses severely underutilize this key site along Pacific Coast Highway. The project will bring a
new grocery store, retail and restaurant uses to the site totaling 37,600 square feet. The project will continue to

IA include the hotel use at the Palos Verdes Inn. The new development is projected to increase tax revenue for the

City, while revitalizing the site and encouraging pedestrian oriented commercial activity. The surrounding area is
j    '     commercial in nature along Pacific Coast Highway and therefore, this project is compatible with adjacent uses.

c. allow for a change of use on selected sites to improve their economic viability and compatibility with
adjacent uses."

Redeveloping the site with mixed use commercial and residential uses would improve the economic viability of
the site, which currently contains a shuttered grocery store and hotel. Local residents and the City could benefit
from increased tax revenues from the commercial components of the proposed project. Also, implementation of
the proposed project would improve the site' s economic viability with increased employment opportunities

tilleA resulting from the construction phase of the proposed project, and operational activities of the grocery, restaurant,
3x „ 5 and hotel components. The proposed mixed-use commercial/ retail- residential project would be compatible with

existing adjacent residential and commercial uses.

140
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Application for Conditional Use Permit

Attachment A

Legado Redondo, LLC's (" Legado") is dedicating 6 percent of the residential units at its
mixed-use project as very low-income units. Under the state Density Bonus Law(" DBL"), the
project is entitled to the requested density bonus of 21 percent, which must be granted, and to
one additional incentive.  Legado has requested one incentive of an increase in height up to 56
feet and will use the reduced parking standards in Government Code § 65915( p)( 1).

Under the state Density Bonus Law(" DBL"), a project qualifies for a density bonus if it
designates at least 10 percent of the total units as lower-income or 5 percent as very low-income.
Government Code § 65915(b)( 1)( B)]. Applicants may also request specific incentives, such as

a reduction in site development standards or a modification of zoning code requirements.
Government Code § 65915(k)). A city does not have discretion to deny a density bonus to a

qualifying project. A request for a density bonus under the DBL must be granted" when an
applicant for a housing development seeks and agrees to construct a housing development" that
meets one or more of the statute' s thresholds.  [ Government Code § 65915( k); Wolmer v. City of
Berkeley (2011) 193 Cal. App. 4th 1329, 1339].  If a developer agrees to dedicate the required
percentage of a development's overall units to lower-income or very low-income housing, the
municipality is required to grant the developer a density bonus of at least 20 percent. The
developer can increase this density bonus by providing more affordable-housing units beyond the
minimum number necessary to qualify for a bonus.  [ Friends ofLagoon Valley v. City of
Vacaville ( 2007) 154 Cal.App. 4th 807, 825].

Once a project meets one of the DBL' s minimum thresholds, the size of the density bonus
is determined by the number of affordable units the project provides. Here, Legado is dedicating
6 percent of its pre-bonus units as very low-income units and thus is entitled to a 22.5 percent
density bonus. Legado has requested a smaller density bonus of only 20 percent, permitting the
development of 180 units in the project, rather than the 149 units otherwise permitted.
Government Code § 65915 ( f)].  Under the DBL, the City must grant Legado this density bonus.

Legado is also entitled to one incentive in addition to the density bonus and has requested
increased height up to 56 feet. Under the DBL, a developer must receive one incentive for
projects that include at least 5 percent of the total pre-density bonus units for very low-income
households.  [ Government Code § 65915 ( d)( 2)]. Here, Legado has designated 6 percent of the

project' s total pre-density bonus residential units as very low-income and is thus entitled to the
incentive it has requested. Under, the DBL, the City" shall grant the concession or incentive
requested," unless it makes one of the following written findings, based upon substantial
evidence:

The concession or incentive is not required in order to provide for affordable

housing costs;

992088. 02/ LA
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The concession or incentive would have a specific adverse impact upon public

health and safety or the physical environment that cannot be feasibly mitigated
without making the development unaffordable to low- and moderate-income
households; or

The concession or incentive would be contrary to state or federal law.

Government Code § 65915 ( d) ( 1)].

None of these findings can be made here. The increased height incentive requested by
Legado is required in order to provide for affordable housing costs; it would not have a specific
adverse impact on public health and safety or the physical environment; and it is consistent with
state and federal law.

Legado is utilizing reduced parking standards. Under the DBL, Legado may request, and
the City must provide, the following reduced parking standards for the project: 1 onsite space for
a 0- 1 bedroom unit; 2 onsite spaces for a 2- 3 bedrooms unit; and 2. 5 onsite spaces for a four or
more bedrooms unit.  [ Government Code § 65915(p)( 1)]. These reduced standards do not count

as an incentive and must be provided to a developer upon request.  Legado is explicitly permitted
to request parking incentives beyond these reduced standards, but does not do so here.
Government Code § 65915(p)( 3)].

In addition to a density bonus and one incentive, Legado may also request a waiver or
reduction of any development standards that would have the effect of physically precluding the
construction of the project at the densities or with the incentives permitted by the DBL.
Government Code § 65915 ( e) ( 1)]. A waiver of development standards does not count as an

incentive or concession under the DBL: A proposal for the waiver or reduction of development
standards " shall neither reduce nor increase the number of incentives or concessions to which the
applicant is entitled."  [ Government Code § 65915 ( e) ( 2)].

992088. 02/ LA
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APPLICATION FOR MINOR SUBDIVISION
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Application is hereby made to the Planning Commission of the City ofRedondo Beach, pursuant to theprovisions of
Title 10 ofthe Redondo Beach Municipal Code, for a public hearingfor a Minor Subdivision on the property described
below.
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rrr STREET ADDRESS OF PROPERTY:  1700 S. Pacific Coast Highway, Redondo Beach, CA 90277

Si EXACT LEGAL DESCRIPTION OF THE PROPERTY:  ZONING:

Parcel 2, as shown on Parcel map No. 11291, in the City of Redondo Beach, in the County of
Los Angeles, State of California, as per Map filed in Book 125, Page( s) 10 and 11 of Parcel MU-3A

Maps.

RECORDED OWNER' S NAME: AUTHORIZED AGENT' S NAME:

2.   Legado Redondo, LLC Heather Lee
x.. u

kjG MAILING ADDRESS:      MAILING ADDRESS:

121 S. Beverly Drive 121 S. Beverly Drive
Beverly Hills, CA 90212 Beverly Hills, CA 90212
TELEPHONE: (310) 432- 0800 TELEPHONE: (310) 432-0808
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1. Indicate the present use of the property and buildings thereon ( if any) and the expected future use of the
rk parcels which would be created by the Minor Subdivision.

The property consists of the Palos Verdes Inn and a commercial ( previously Bristol Farms Supermarket)
I'

t building. The Parcel Map would separate the one parcel into two parcels with the Palos Verdes Inn located on
one parcel and the new mixed use development on the second parcel.

The proposed future use is a 3 and 4- story mixed use residential/ commercial project that would include 180
residential apartment units with two levels of subterranean parking. New construction on the site would also

I include 30,000 SF general retail space and 7, 600 SF of proposed restaurant space. The existing, adjacent Palos
Verdes Inn would remain.

1w
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2. Indicate how the proposed parcel( s) will front on or have adequate access to a public street( not alley) of
adequate width to carry the quantity and kind of traffic generated by the uses allowed in the zone in which

may

they are located.

btg Parcel 1 with the Palos Verdes Inn has access off of Pacific Coast Highway, where it takes access now. Parcel 2,
f4 with the future mixed use building, takes access off of Palos Verdes Drive on the south and Pacific Coast

it Highway on the west as it currently does now. These public streets are of adequate width to carry the traffic
generated by the Inn and mixed use development. Please see Traffic Report.

i•

3. Indicate how the proposed Minor Subdivision will not be detrimental to the surrounding lot pattern and
will not create lots smaller than the prevailing lot size in the area where they would be located.

The Minor Subdivision will not be detrimental to the lot pattern, because the surrounding lots are smaller in size
than the proposed parcels. Furthermore, due to the location of the current and proposed buildings on the proposed

i future lots, it would not be possible to create smaller lots.

4. Indicate how the proposed Minor Subdivision would be in conformance with the intent and purpose of the
General Plan for the City of Redondo Beach.

The Minor Subdivision will be in conformance with the intent and purpose of the General Plan because it will:

a. retain existing residential neighborhoods and principal commercial districts, allowingY•

for infill development and recycling for uses which are comparable in function and
scale to existing development;"

The proposed mixed-use project would create a desirable retaiUresidential infill development opportunity at the
present site of a shuttered grocerystore and" strip retail" building, along a major regional thoroughfare through
the City( PCH). The proposed new development would retain the grocery store use on site, and place residential
units above.

The proposed mixed-use development is also consistent with Land Use Element Objective 1. 21, which

Provides) for the development of community-serving retail and office commercial and mixed-use projects
s integrating residential with commercial uses southeast of Palos Verdes Boulevard as a primary activity center of

X04;     the City."
r

g      " b. allow for the modest intensification of selected " key" sites which are economically
underutilized or contain " marginal" uses, have the potential for achieving significant
benefits to the City, and can be designed to be compatible with adjacent uses,"

The project increases the economic utilization of the site, which currently has seasonal commercial uses and hotel
SLA uses. The current uses severely underutilize this key site along Pacific Coast Highway. The project will bring a

new grocery store, retail and restaurant uses to the site totaling 37,600 square feet. The project will continue to
include the hotel use at the Palos Verdes Inn. The new development is projected to increase tax revenue for the

City, while revitalizing the site and encouraging pedestrian oriented commercial activity. The surrounding area is
commercial in nature along Pacific Coast Highway and therefore, this project is compatible with adjacent uses.

Minor Subdivision 5 Revised 6/ 00
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c. allow for a change of use on selected sites to improve their economic viability and compatibility with
adjacent uses."

Redeveloping the site with mixed use commercial and residential uses would improve the economic viabilityofP g P

the site, which currently contains a shuttered grocery store and hotel. Local residents and the City could benefit
t from increased tax revenues from the commercial components of the proposed project. Also, implementation of

the proposed project would improve the site' s econmic viability with increased employment opportunities
resulting from the construction phase of the proposed project, and operational activities of the grocery, restaurant,
and hotel components. The proposed mixed-use commercial/ retail- residentail project would be compatible with

Sr existing adjacent residential and commercial uses.
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CITY OF REDONDO BEACH

PLANNING DEPARTMENT

DATE FILED?

APPLICATION FOR ENVIRONMENTAL ASSESSMENT
I.& 3 No   :-: r,   '
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INSTRUCTIONS FOR FILING:

Negative Dec. $ 1, 125. 00 Application Form

Mit. Neg. Dec. $ 1, 250.00 1)  All information in this application shall be typed or legibly printed.
2)  Give full and complete answers to all questions.

yy

3)   If necessary, attach extra sheets to answer questions fully.
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r7 STREET ADDRESS OF PROPERTY: 1700 S. Pacific Coast Highway, Redondo Beach, CA 90277

t{  EXACT LEGAL DESCRIPTION OF THE PROPERTY:    LAND USE DISTRICT:

If ParcelParcel 2 , as shown on Parcel Map No. 11291, in the City ofRedondo Beach, in the
a:.  County of Los Angeles, State of California, as per Map filed in Book 125, Page( s) 10 and MU-3A

11 of Parcel Maps.

i  ' AASSESSOR' S PARCEL NO.: 7510-030-064

s q-.3i PROJECT SPONSOR NAME: Legado Redondo LLC
vjj,,

Mit
MAILING ADDRESS: 121 S. Beverly Drive, Beverly Hills, CA 90212

r. ,    TELEPHONE: 310- 432- 0800

ls PROJECT DESCRIPTION( include types of discretionary approvals sought):

9-4 The Project is a mixed use development consisting of 180 apartment units with 37, 600 square feet of
e.- n?,    commercial over a subterranean garage in a Type V over Type I construction. The Palos Verdes Inn will

remain on site.

wti.
A:    

The request for entitlements include:

qr

a.   A Conditional Use Permit to build more than Four Residential Units;
b.  A Planning Commission Design Review;
c.   An Environmental Review;

N d.  A request for increased density per SB 1818 to increase density from 149 allowance untis to 180
4•z .;,K units, with a dedication of 6 percent or 9 very low income units; and
slit e.   A request for one incentive per SB 1818 of increased project height up to 56 feet.
14*
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Describe the environment in the area of impact of the project as it exists before the commencement of the project.

t`   Include references to the project' s compatibility with the General Plan, other policies and plans, and with related
projects, both public and private, both existing and planned:

rc
A: '    The project site contains a grocery store box and 7, 224 sq. ft. of general retail and a 110-key hotel. The

1,  3 retail buildings are surrounded by on-grade parking and the buildings are one story in height, 20-25 feet
high. The existing uses do not meet the General Plan because they consist of undifferentiated and
unfocused variety( or" hodge-podge") of existing development. The City endeavors to maintain a local-
oriented, pedestrian scaled specialty, commercial centers and mixed use projects. The City' s intent is to

Vit

v
reduce vehicular trips, provide housing opportunities in proximity to jobs, establish active, pedestrianAte

oriented districts, which enhance the quality of life and vitality of the City and increases the supply of
moderately priced and affordable housing. The location of the project site is zoned MU-3A to encourage
the development of the mixed use project on this segment of Pacific Coast Highway. (Land Use Policy

r4 x 2. 1. 1)

Specifically, the General Plan states that the southern portion of Pacific Coast Highway was specifically
zoned as multiple family residential to" create a better balance between the supply of land and the
economic demand for commercial and residential uses."( Land Use Policy 1. 19. 4- 1. 20)

kkig
The proposed project will meet the General Plan' s intent. Specifically, it will be a mixed use structure,
General Plan Section 1. 21. 5) and meet Section 1. 21. 7:

Require that new development be sited and designed to convey a ` village' character, include the:

yi
a.   siting of structures on common pedestrian walkways, courtyards, and other open spaces;

b.   incorporation of arcades and other setbacks along the street frontage;
c.   use of multiple building volumes and masses to reduce the" sense" of large scale" boxes" and

create a visual fabric of multiple buildings;

t.  d.   incorporation of extensive facade modulation and articulation and design details;
34

e.   use of roofline and height variations to break up massing and provide visual interest;
P,  .' 

f.   use of unified architectural design styles;

j '  '•; g.   clear identification of building entrances;
h.  extensive use of landscape( planting beds, raised planters, containers, or window boxes) which

provides a three-dimensional character;

i.   and use of pedestrian-oriented signage( e. g., projecting signs) ( 11. 1, 11. 7, 11. 18)."

1*  '.
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YES NO

1. x Is this project associated with any other existing or proposed project?

2. x Will this project involve any type of phased development?

V'  3.    x_  Will the project involve a substantial alteration of ground contours?

kti .
4._ x_      Will the project alter existing surface drainage patterns?

5.    x_  Will the project substantially change existing noise or vibration levels in the vicinity?

k 6.    x Will the project substantially change demand for municipal services ( police, fire, water,
sewage, etc.)?

itl 7._ x_      Will the project require certification, authorization, or issuance of a permit by any county,
estate or federal environmental control agency such as the California Coastal Commission,

r
APCD, EPA, or the Regional Water Quality Control Board? ( If so, please identify those

r't_   agencies.)

Os,  8._ x_    Is this project considered a " Priority Project" as defined by the City's NPDES Permist and
will therefore require the submission of a SUSWMP?

0 ,DISCUSSION OF" YES" ANDigNO"     RONSES EOR,ITEMS I TH OW 7A7A On.(Attach additional shee as needed!)
I '    # 4– The project alters the drainagepattern onlyto the extent that the roof drains will collect and disperse rainwaterr.- P J g P

Pio 3 and therefore we will be capturing and treating more water than before.

4  #7– The Regional Water Quality Control Board will be involved, because over one acre of ground surface area is
I,  being disturbed and therefore they will be issuing an NPDES Permit.

8– This project is considered a" priority project" and will require a SUSMP due to the disturbance of ground
surface area greater than one acre.

f
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Please include the following with your submittal:

A site plan showing topographic contours and location of proposed improvements.

Floor plans of all levels.

Elevations( 4).

A longitudinal and transverse section.

Please give the following data for the project:

A.  Type of project of land use:    MU-3A

B.  Anticipated types of specific Activities: Residential apartment above, commercial activies on ground floor,

continuing hotel uses.

Size of project site in square feet:   186, 463 square feet

ENVIRONMENTAL ASSESSMENT APPLICATION( revised 1/ 2008)       3



C.  Number of employees:_ Unknown

D.  Improvements/ modification in the public right-of-way: _N/A

E.  Square footage of existing buildings on site:  98,282 sq. ft.

F.  Square footage of proposed buildings on site:  278,727

G.  Number of dwelling units:_ 180

H.  Number of parking spaces:_ 614

I.   Land Coverage:

J.   Landscaped area in square feet:

K.  Number of stories: A

L.  Maximum height above existing grade: _ 56 feet

M. Grading proposals and estimate of cut and/ or fill: _70,635 cubic yards cut and 60 cubic yards of fill

N.  Unique topographical features:    None

0.  Mature vegetation:    None

P.  Historical structures:_ None

ENVIRONMENTAL ASSESSMENT APPLICATION( revised 1/ 2008)       4
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Ihereby certify that the statementsfurnished above and in the attached exhibitspresent the data and information
requiredfor this initial evaluation to the best ofmy ability, and that the facts, statements, and information presented are
true and correct to the best ofmy knowledge and belief

0/4,040817

Sponsor' s Signature Date

ENVIRONMENTAL ASSESSMENT APPLICATION( revised 1/ 2008)      5



Legado Redondo — Environmental Goals

LANDSCAPING

Onsite Weather Station Controller-  weather station collects data to

accurately adjust the sprinkler controllers to irrigate based on climate
Point Source Irrigation- designed to bring water directly to the plants,
reduce runoff,  and evapotranspiration

Support local business- purchase landscape material within 25 mile radius

Sustainable and Seaside Tolerant Plantings: palette of grasses, broad stroke

ornamentals, California native plants

Tree shaded streets for great walkability

BUILDING INTERIOR

Low flow bathroom fixtures to reduce water waste

High efficiency lighting fixtures for all interiors
Eco- friendly shade devices
High efficiency energy star equipment

Use of rapidly renewable material and Low Volatile Organic Compounds
VOC)

All Windows will be double glazed and operable to allow air circulation

BUILDING EXTERIOR

High efficiency low ' E' glazing- transparent & translucent façade elements

arranged to reduce heat gain but preserve views and daylight

Carbon Neutral Building- Engineered to release no Green House Gas ( GHG)
or to balance the GHG emissions by using GHG trades
Recessed Doorways designed to reduce moisture infiltration

Lighting - Photo Sensors and Occupancy Sensors to minimize wasted energy

OTHER INITIATIVES

3% of Parking will have Charging Stations for Electric Cars
3% Carpool/ Vanpool parking
208 bicycle stalls to encourage less automobile usage



OWNER' S AFFIDAVIT

Project address: 1700 Pacific Coast Highway, Redondo Beach, CA 90277

Project description:  Proposed Mixed- Use project consisting of 180 Residental
Units and 37,600 sq. ft. of commercial/retail uses.

I ( We)   Edward M. Czuker being duly sworn,  depose and say I am  ( we are)  the
owner(s)  of all or part of the property involved and that this application has been prepared in
compliance with the requirements printed herein.  I ( we) further certify, under penalty of perjury that
the foregoing statements and information presented herein are in all respects true and correct to the
best of my( our) knowledge and belief.

Signature(s):      1 (,,h l

Address:       270 N. Canon Drive, 2nd Floor

Beverly Hills, CA 90210

Phone No.    ( Res.)

But) (310) 432-0800

Subscribed and sworn to (or affirmed) before me th•is I day of SEPTEmtife, 20 I by
D Q?,\3S f^ . G2 0 Ke& proved to me on the basis of satisfactory evidence to be the

persons) who appeared before me.

2

FILING CLERK OR NOTARY PUBLIC

G R'(  1- 0 A-)    N 01.

State of California

ounty of Los Angeles      ) ss

GARY THOMAS LUBIN
nq _iia COMM. #1977393

Notary Pubib.CYromlo
ti       ; Sag LEBCWNTY

M Comm.  ''. MAY 8 2018
linor Subdivision 7 Revised 6/00



ORDINANCE NO. 3127- 14

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF

REDONDO BEACH,   CALIFORNIA,   ADDING CHAPTER 6

PUBLIC ART FUNDING MECHANISMS TO TITLE 10

PLANNING AND ZONING OF THE REDONDO BEACH

MUNICIPAL CODE

WHEREAS, on August 20, 2013, the Redondo Beach City Council directed that an
ordinance be created for funding mechanisms for public art; and

WHEREAS, the Planning Commission of the City of Redondo Beach held a public
hearing on October 16th, 2014, at which time all interested parties were given an opportunity to
be heard and to present evidence; and

WHEREAS the City of Redondo Beach has determined that public art is a critical

element of providing a diverse and culturally rich environment to residents and visitors to
Redondo Beach that promotes the general public welfare; and

WHEREAS, research has shown that the arts foster economic development, revitalize

urban areas and improve the overall business environment. Additionally, a well-conceived work
of art can increase the value of a development project, enhance the corporate image of the

community, promote culturaltourism and enhance the Living Streets Policy of a more beautiful
and vital city; and

WHEREAS, public art enriches and celebrates our community identity by developing a
collection of artworks which have strong inherent aesthetic quality and represent diverse
communities and a wide range of artistic styles and disciplines; and

WHEREAS, in order to ensure that public art is present throughout the community it is
necessary to require that all new non- residential development in the City of Redondo Beach
with a building valuation of at least two hundred fifty thousand dollars ($ 250,000), include an
element of public art equivalent to one percent  ( 1%)  of the building valuation or,  where
appropriate, contribute to a City fund for public art, in an amount equal to one percent ( 1%) of

the building valuation of the project in lieu of providing said art; and

WHEREAS, in order to ensure that public art is present throughout the community it is
necessary to require that all new residential development in the City of Redondo Beach of three
3) units or more and with a building valuation of at least two hundred fifty thousand dollars

250,000), include an element of public art equivalent to one percent ( 1%) of the of the building

valuation or, where appropriate, contribute to a City fund for public art, in an amount equal to
one percent  ( 1%)  of the building valuation  ( minimum two hundred fifty thousand dollars

250, 000) of the project in lieu of providing said art; and

WHEREAS, in order to ensure that public art is present throughout the community it is
necessary to require that certain eligible City Capital Improvement Projects include an element
of public art at a cost equivalent to one percent ( 1%) of the of the building valuation; and
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WHEREAS,  in order to provide the City Council with advisory recommendations
regarding public art proposals, whether funded by a developer or through in lieu contributions,
all public art proposals shall be first received by the Public Art Commission; and

WHEREAS, the requirement that applicants for development projects provide either

public art or an in lieu equivalent fee is a legitimate and valid land use regulation that has been

analogized by California courts as akin to traditional land use regulations imposing minimal
setbacks,  parking and lighting conditions,  landscaping requirements and other design
conditions; and

WHEREAS, aesthetic regulations as set forth in the public art contribution is reasonably

related to the public health, safety and welfare of the citizens of the City of Redondo Beach, and
furthers the significant government interests of the promotion of visual and cultural interest in

commercial and residential zoning, preservation of neighborhood character, communication of

community values and cultural interests,  promotion of tourism and stimulation of the local
economy, and enhancement of the visual character and identity of the City; and

WHEREAS, the City Council hereby finds that the public art contribution is thus neither a
development fee" subject to the requirements of the California Mitigation Fee Act, California

Government Code 66000 et seq, nor a development exaction subject to the scrutiny of relevant
rules set forth in Nollan v. California Coastal Commission 483 U. S. 825 91987) and Dolan v.

City of Tigard 512 U. S. 374 ( 1994),  but rather, that the public art contribution is a zoning

requirement that furthers aesthetic objectives under the authority of the City' s general police
power.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDONDO BEACH,

CALIFORNIA, DOES HEREBY ORDAIN AS FOLLOWS:

SECTION 1.   Redondo Beach Municipal Code Chapter 6, Title 10 is hereby added to
read as follows:

Chapter 6

PUBLIC ART REQUIREMENTS

Sections:

10-6.01 Purpose

The purpose of this chapter is to authorize the establishment of guidelines, procedures

and standards for the integration of public art into new, eligible private development projects and

public capital improvement projects throughout the City of Redondo Beach.

Public art helps create a more livable and visually stimulating city. The presence of and access
to public art enlivens the public areas of buildings and their grounds and makes them more

welcoming. It creates a deeper interaction with the places where we live, work and visit. A city
rich in art encourages cultural tourism which brings in visitor revenues.

ORDINANCE NO. 3127- 14

ADDING CHAPTER 6 TO TITLE 10

OF THE REDONDO BEACH MUNICIPAL CODE

TO PLANNING AND ZONING

PAGE NO. 2



The fostering of public art in the City and the establishment of a Public Art Program was due, in
part, to the hard work of the late John Parsons, a former Planning Commissioner, Harbor
Commissioner and Council Member who dedicated himself to this purpose.

The visual and aesthetic quality of development projects has a significant impact on property
values, the local economy and vitality of the city. Public art illuminates the diversity and history
of a community, and points to its aspirations for the future. A wealth of art and culture in the
public realm will foster the economic development of the community.

To achieve these goals, public art should be integrated into development projects citywide. For

best results, consideration of public art should be integrated into project planning at the earliest
possible stage, and the selected artist( s) should become a member of the project's design team

early in the design process.

10- 6. 02 Implementation by the Public Art Commission

The Public Art Commission, as established in Section 2- 9. 1401 of the Redondo

Beach Municipal Code, shall implement the duties established in this Chapter.

10- 6. 03 Definitions

The following words and phrases, whenever used in this chapter, shall be construed as
defined in this section:

A.  "Addition" means an extension or increase in floor area or height of a building or structure.

B.  " Alteration" means any construction or renovation to an existing structure other than repair
or addition.

C.  Artist" means a person who has a reputation among peers as a person of artistic excellence,
through a record of exhibitions, public commissions, sale of works, or educational attainment

as judged by the reviewing body with final design review authority for the development
project.

D.  " Building Valuation"  for an applicable project shall consist of the dollar amount of all
construction permits using the latest Building Valuation Data as set forth by the International
Code Council ( ICC),  unless in the opinion of the Building Official,  a different valuation
methodology is more appropriate for the particular project. It does not include the cost of the
land acquisition and off-site improvement costs.

E.  " Developer" means the person or entity that is financially and legally responsible for the
planning, development and construction of any development project covered by this chapter,
who may, or may not, be the owner of the subject property.

F.   " Director" means the Community Development Director, or a designee of the Community
Development Director or the City Manager.

G.  " Eligible Capital Improvement Project" shall mean any improvement to public property which
the City Manager has approved for application of the requirements of this Resolution. This
term shall not be interpreted to include any improvement for which the source of funding, or
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any applicable law or regulation, prohibits or restricts the use of funds for the purposes of
this ordinance.

H.  " Installation date" means the actual date on which the public art is installed on site.

I.   " Maintenance" means to keep in continuance or in a certain state, as of repair.

J.  " Private development project"  means a project involving the construction of any new
residential ( three units or more), commercial building  ( including office and retail uses),
industrial or light industrial uses, or any mixed- use project, the construction of new tenant
improvements in any shell building, an addition to an existing building, or the rehabilitation,
renovation, remodeling or tenant improvement of an existing building, and having a building
valuation, as defined in this Chapter, of two hundred fifty thousand ($ 250,000.00) or more.
For the purposes of calculation of the public art contribution for a mixed- use project, the

building valuation shall be calculated based on the nonresidential portion of the project only.
To the extent that all or some portion of the new construction includes one or more of the six
exclusion items" identified below, those portions of the project shall be excluded from the

definition of " Private development project"; thus, those portions of construction shall not be
subject to the requirements of this chapter

1.   Repair or reconstruction of structures which have been damaged by fire, flood, wind,
earthquake or other calamity;

2.    Historic preservation or restoration;

3.    Seismic retrofit or flood protection projects work items;

4.     Fire sprinkler installation work items as defined by section 9- 1. 05 of the Redondo
Beach Municipal Code.

5.     Any alteration, maintenance or repair of an existing structure, or equipment, that
does not result in an addition ( i. e. does not result in an extension, expansion or increase

in the floor area or height of the existing structure).  Notwithstanding this exclusion,
construction of new tenant improvements in any shell building shall be within the
definition of" development project";

6.    Solar( photo voltaic) system applications.

K.  " Public art' means an original work of a permanent nature in any variety of media produced
by an artist which may include sculpture, murals, photography and original works of graphic
art, water features, neon, glass, mosaics, or any combination of forms of media, furnishing
or fixtures permanently affixed to the building or its grounds, or a combination thereof, and
may include architectural features of the building such as decorative handrails, stained glass
and other functional features which have been enhanced to be visually appealing. City
commissioned public art may also include pieces as identified above which may be moved
from time to time as a gallery collection and placed in public buildings such as City Hall, the
libraries and other publicly accessible facilities.
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Public art does not include the following:

1.     Art objects that are mass produced of standard design such as playground

equipment, benches, statuary objects or fountains;

2.    Decorative or functional elements or architectural details, which are designed solely

by the building architect as opposed to an artist commissioned for this purpose working
individually or in collaboration with the building architect;

3.    Landscape architecture and landscape gardening except where these elements are

designed by the artist and are an integral part of the work of art by the artist;

4.     Directional elements such as super graphics, signage as defined in the Redondo

Beach Municipal Code Section 10- 2. 1800, or color coding except where these elements
are integral parts of the original work of art or executed by artists in unique or limited
editions;

5.     Interpretive programs;

6.    Reproductions, by mechanical or other means, of original works of art, except in
cases of film,  video,  photography,  print making,  or other media arts,  specifically

commissioned by the City;

7.    Services or utilities necessary to operate or maintain the artwork over time;

8.    Existing works of art offered for sale or donation to the City which do not have an
established and recognized significance in the field of public art as determined by

qualified arts professionals and art appraisers and ultimately as judged by the Public Art

Commission or City Council;

9.   Works of art which are not visible to the public;

10. Works of art which cannot be reasonably maintained within the resources allocated

by the City of Redondo Beach;

11.  Logos or corporate identity.

L.  " Public art contribution" means the dollar amount equal to one percent ( 1%) of the building
valuation of a development project with a building valuation of at least two hundred fifty
thousand dollars ($250, 000), covered by this chapter. In the case of a mixed- use project, the
dollar amount shall be equal to the cost of one percent ( 1%) of the building valuation of at
least two hundred fifty thousand dollars ($ 250,000) of the non- residential component of that
development project.

M.  " Public art fund" means a fund established and maintained by the City of Redondo Beach for
the purpose of funding public art and the maintenance of public art consistent with the public
art master plan.

N.  " Public art master plan" means a plan developed by the City and approved by the City
Council which identifies locations on public property such as public rights-of-way and public
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parks which would be acceptable for the placement of public art pieces, and additionally
identifies funding priorities and criteria for accounting and expenditures of the accumulated
public art fund. The plan shall be developed in conjunction with the Public Art Commission.

0.  "Public Art Commission" means the City Commission established under Section 2- 9. 1401 of
the Redondo Beach Municipal Code.

P.  " Public place" means any exterior area on public or private property which is clearly visible
to the general public. If located on private property, the area must be clearly visible from
adjacent public property such as a street or other public thoroughfare, sidewalk, or path.

Q.  " Remodel." See "Alteration."

R.  " Repair" means the reconstruction or renewal of any part of an existing building for the
purpose of its maintenance.

S.  " Reviewing body" means a review in a public forum by official bodies of the City of Redondo
Beach including, but not limited to, the Harbor, Public Art and Planning Commissions, as
well as the City Council.

T.  " Solar photovoltaic system"  means the total components and subsystems that,  in

combination, convert solar energy into electric energy suitable for connection to a utilization
load.

10-6. 03 Public art requirement

The requirements of this chapter shall apply to the following activities:

A.  Eligible Private Development Projects as defined above.

B.  Eligible Capital Improvement Projects as defined above.

10-6.04 Public art requirement for eligible private development projects

A.  The developer of any eligible private development project subject to the
requirements of this chapter shall install public art on the project site in a public place

as approved by the reviewing body with the authority to approve the development
project pursuant to the process identified in this chapter. The cost of the public art
shall be equal at least to one percent ( 1%) of the building valuation. The creator of
public art shall be an artist.  Public art shall be displayed in a manner that will

enhance its enjoyment by the general public. As an alternative to on- site installation
of public art, the developer may:

1.       Request that the reviewing body with the authority to approve the private
development project consider placement of a developer-funded art piece in a

public place nearby which is identified in the public art master plan; or

2 Pay a public art monetary contribution into the City Public Art Fund equal
to one percent ( 1%) of the building valuation above two hundred fifty thousand
dollars ($ 250,000). The public art contribution shall be paid by the developer at
the time of building permit issuance. Projects that would generate a 1% fee on

amounts over $ 75,000, 000.00 and provide a significant benefit to the public may
request that their 1% fee be capped at $ 750,000. 00 if the developer submits
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evidence and documentation with the application to the satisfaction of the City
Manager that payment of a 1%  fee in excess of  $750, 000.00 would be

prohibitively expensive for project delivery; or

3 Subject to the approval of the reviewing body with the authority to
approve the private development project, install public art on the development
project site that has a value lower than the public art contribution amount and

make an in- lieu monetary contribution for the balance of the public art
contribution.

B.  Prior to obtaining a building permit for construction of the private development
project, the developer shall demonstrate compliance with the requirements of this

chapter in one of the following ways:

1.       Payment of the full amount of the public art monetary contribution; or

2.       Written proof to the appropriate Director,  designee of the Director,  or City
Manager of a contract to commission or purchase and install the required public art

previously approved by the review body with authority to approve the development
project on the subject development site.  Such proof shall be accompanied by a
performance security,  in an amount determined by the Director, to be adequate to
secure faithful performance of the commission and installation of th'e required public art.

It shall be accompanied by a written acknowledgement by the project artist and the
developer, in a form approved by the Director that the proposed public artwork complies
with the criteria set forth below:

a.       The public art shall be designed by an artist.

b.       The public art shall require a low level of maintenance and the

proposed maintenance provisions shall be adequate for the long- term
integrity and enjoyment of the work.  The owner shall enter into a
maintenance agreement with the City to be recorded against the property
to ensure that proper maintenance is performed as determined by the
Director.

c.       The public art shall be related in terms of scale, material, form and
content to immediate and adjacent buildings and architecture,

landscaping or other settings to complement the site and its surroundings
and shall be consistent with any corresponding action of the reviewing
body with final design review authority for the development project as it
may relate to any development entitlements.

d.       Public art shall be permanently affixed to the property.

e.       The public art shall be maintained by the owner or his or her
successor in interest in a manner acceptable to the City.

f. The public art shall meet all applicable building code
requirements.

C.  The developer shall provide the City with proof of installation of the required
public art on the development site prior to the issuance of a certificate of occupancy
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unless the developer has entered into an agreement and submitted a performance

security consistent with subsection B2.

D.  Title to all public art required by and installed pursuant to this chapter on private
property shall be vested in the owner and pass to the successive owners of the
development project. Each successive owner shall be responsible for the custody,
protection and maintenance of such works of art.  Public art installed on public

property is owned by the City of Redondo Beach and maintenance,  removal or
protection is the responsibility of the City.

E.  If, for any reason, the current owner or successor in interest shall choose to
replace any public art installed pursuant to this chapter, the following requirements
shall be met before the art is replaced:

1.       The replacement public art must be reviewed and approved by the
reviewing body with the authority to approve private the development project.

2.       The cost of the replacement art shall be equal to, or greater than, the

initial cost of the existing public art to be removed.

3.       The location of the replacement public art shall meet the requirement for

public visibility in effect at the time of the replacement.

4.       The replacement public art shall conform,  in every respect,  to all
standards in effect at the time of the replacement.

5.       The replacement public art, location and installation shall violate no other

ordinance.

6.       The replacement public art shall be installed within 180 days of the

removal of the existing public art piece, unless the period is extended by the
Director.

10-6. 05 Process for approval of the installation of a public art piece

The developer shall submit a narrative proposal and artistic rendering of the proposed

public art in satisfaction of the requirements imposed by Section 10-6. 04, in conjunction with the
submittal of an eligible private development project to the Planning Department. The developer

may also indicate an intention to pay an in- lieu public art monetary contribution into the City
Public Art Fund The proposal for the public art shall be considered as an element of the design

review permit review by the reviewing body with authority for the approval of the private
development project.

10-6. 06 Public art requirement for eligible capital improvement projects

As part of the City's annual budget process, the City Manager or a designee of the City
Manager shall create a report identifying all capital improvement projects that could incorporate
public art and which satisfy the following criteria:

1. Designation as an eligible capital improvement project would not result in detriment to

the project.
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2. The capital improvement project is a permanent public improvement project with a

building valuation in excess of two hundred fifty thousand dollars ($250,000).

3. The resulting public art would be publicly accessible on the capital improvement
project site.

4. Eligible capital improvement projects would include the construction of public facilities

such as a library, civic center, public safety facility, green/ park space, recreational facility or
transportation project.   Ineligible capital projects include, but are not limited to, underground

public works projects, street and/ or sidewalk repair, tree planting, drainage and sewer projects,
roof repairs, utility facilities, non- municipal government construction and emergency operations
facilities and equipment.

If a project is determined to be an Eligible Capital Improvement Project, an amount

equivalent to one percent ( 1%) of the building valuation of the project shall be allocated from the
Eligible Capital Improvement Project funding towards public art as part of the Project. The City
shall engage an artist for the Eligible Capital Improvement Project at the onset of the

development process.

10- 6. 07 Administrative policies and program guidelines

The City Manager is authorized to establish and maintain written administrative policies

as program guidelines, which shall implement the requirements of this chapter. A copy of the
program guidelines shall be maintained in the office of the City Clerk. The program guidelines
shall be approved by the City Manager, based on the recommendation of the Community

Development Director, and subject to the review and approval as to form by the City Attorney.
The program guidelines may include, but are not limited to, the following elements: consistency
with General Plan Design policies and Specific Plan Design policies, consistency with applicable
Design Guidelines adopted by the City Council, standards for eligible public art works, media
and materials in public art, standards for placement and site selection of public art, standards for

placement of public art on both public and private development sites, role and procedures of the

Public Art Commission, art selection process, art selection standards and criteria, maintenance

and conservation of public art works, staffing and administration of the public arts program,

public art collection review and removal, and catalog and inventory procedures for the collection
of art installed under this chapter.

10-6. 08 City Public Art Master Plan

The City Council shall adopt a public art master plan to govern the acquisition, placement and
installation of public art owned by the City using the City Public Art Fund. Prior to the adoption of
the Public Art Master Plan, any use of the public art fund shall be subject to a determination by
the City Council that the proposed use of revenue is for the acquisition, placement or installation
of public art consistent with the purpose of this chapter.

10- 6. 09 City Public Art Fund
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All fees collected under this chapter shall be held in a special fund known as the "John

Parsons Public Art Fund," maintained, managed and reviewed by the City Treasurer. These
funds shall be used solely for purpose of furthering the goals of the City' s Public Art Program.
The City shall use any unexpended public art monetary contributions for the advancement of the
Public Art Master Plan and the ongoing maintenance and repair of all current and future public
art in the City.

The City shall maintain a five percent ( 5%) set aside of the Public Art Fund for the

maintenance, repair and potential removal or relocation of all current and future public art in the

City. The five percent ( 5%) maintenance allocation shall be funded by all fees collected for the
City Public Art Fund ( 10- 6.04 and 10-6. 06).

The City shall routinely solicit alternative public art funding sources, including but not
limited to, public art grants, donations and sponsorships.

10-6. 10 Fee adjustment

A developer subject to the requirements set forth in this chapter may apply to the City
Council for a reduction or adjustment to the fees or waiver of the fees based upon the absence

of any reasonable relationship or nexus between the impact of the new development and either
the amount of the fees charged or the type of facility to be financed or the portion of the facility
attributable to the new development. If appealing fees owed upon issuance of a building permit,
the developer shall pay all required fees under protest and concurrently file a written application
for a waiver or reduction as an appeal to City Council. Appeals filed under this section shall
comply with the requirements set forth in Section 10- 1. 906 and shall be conducted in
accordance with the procedures set forth in that chapter, except that all appeals shall be

considered by the City Council. The decision of the City Council shall be final.

10-6. 11 Authority for additional mitigation

Fees collected pursuant to this chapter do not replace existing development fees, except

as the City Manager may specifically provide,  or other charges or limit requirements or
conditions to provide additional mitigation of impacts imposed upon development projects as

part of normal development review process.

10-6. 12 Annual review

The City Public Art Fund authorized by this chapter and the accumulated fee funds and
their appropriation and supporting documents, shall be reviewed as part of the budget process.

SECTION 2.  INCONSISTENT PROVISIONS. Any provisions of the Redondo Beach
Municipal Code,  or appendices thereto,  or any other ordinances of the City inconsistent
herewith, to the extent of such inconsistencies and no further, are hereby repealed.

SECTION 3. SEVERENCE. If any section, subsection, sentence, clause, or phrase of
this ordinance is for any reason held to be invalid or unconstitutional by the decision of any court
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of competent jurisdiction, such decision shall not affect the validity of the remaining portions of

the ordinance. The City Council hereby declares that it would have passed this ordinance and
each section, subsection, sentence, clause, and phrase thereof, irrespective of the fact that any
one or more sections, subsections,  sentences,  clauses,  or phrases be declared invalid or

unconstitutional.

SECTION 4. PUBLICATION AND EFFECTIVE DATE. This ordinance shall be published

by one insertion in the official newspaper of the City, and the same shall go into effect and be in
full force and operation from and after thirty (30) days after its final passage and adoption.
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ORDINANCE NO. 2014- 10-PCR-011

PASSED, APPROVED AND ADOPTED this day of 2014.

Steve Aspel, Mayor

ATTEST:

STATE OF CALIFORNIA

COUNTY OF LOS ANGELES SS

CITY OF REDONDO BEACH

I, Eleanor Manzano, City Clerk of the City of Redondo Beach, California, do hereby certify that
the foregoing Ordinance No. 2014- 10- PCR-011 duly introduced at a regular meeting of the City
Council held on the th day of 2014, and was duly approved and

adopted by the City Council at a regular meeting of said City Council held on the
day of 2014, by the following vote:

AYES:

NOES:

ABSENT:

ABSTAIN:

Eleanor Manzano, City Clerk

APPROVED AS TO FORM:

Michael W. Webb, City Attorney
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GOVERNMENT CODE- GOV

TITLE 7. PLANNING AND LAND USE[ 65000- 66499.58] ( Heading of Title 7 amended by Stats. 1974, Ch. 1536.) 

DIVISION 1. PLANNING AND ZONING[ 65000- 66103] ( Heading of Division 1 added by Stats. 1974, Ch. 1536.)

CHAPTER 4. 3. Density Bonuses and Other Incentives[ 65915- 65918] ( Chapter 4. 3 added by Stats. 1979, Ch. 1207. )

65915. ( a) When an applicant seeks a density bonus for a housing development within, or for the donation of land       ••
for housing within, the jurisdiction of a city, county, or city and county, that local government shall provide the

applicant with incentives or concessions for the production of housing units and child care facilities as prescribed in
this section. All cities, counties, or cities and counties shall adopt an ordinance that specifies how compliance with

this section will be implemented. Failure to adopt an ordinance shall not relieve a city, county, or city and county
from complying with this section. 

b) ( 1) A city, county, or city and county shall grant one density bonus, the amount of which shall be as specified in

subdivision ( f), and incentives or concessions, as described in subdivision ( d), when an applicant for a housing
development seeks and agrees to construct a housing development, excluding any units permitted by the density       •
bonus awarded pursuant to this section, that will contain at least any one of the following:

A) Ten percent of the total units of a housing development for lower income households, as defined in Section
50079. 5 of the Health and Safety Code.  

B) Five percent of the total units of a housing development for very low income households, as defined in Section
50105 of the Health and Safety Code.

C) A senior citizen housing development, as defined in Sections 51. 3 and 51. 12 of the Civil Code, or mobilehome

park that limits residency based on age requirements for housing for older persons pursuant to Section 798. 76 or
799. 5 of the Civil Code.    

D) Ten percent of the total dwelling units in a common interest development as defined in Section 4100 of the Civil

Code for persons and families of moderate income, as defined in Section 50093 of the Health and Safety Code,
provided that all units In the development are offered to the public for purchase.

2) For purposes of calculating the amount of the density bonus pursuant to subdivision ( f), the applicant who

requests a density bonus pursuant to this subdivision shall elect whether the bonus shall be awarded on the basis of
subparagraph ( A), ( B), ( C), or ( D) of paragraph ( 1).

3) For the purposes of this section," total units" or" total dwelling units" does not include units added by a density      .•
bonus awarded pursuant to this section or any local law granting a greater density bonus.

c) ( 1) An applicant shall agree to, and the city, county, or city and county shall ensure, continued affordability of all    .
very low and low- income rental units that qualified the applicant for the award of the density bonus for 55 years or
a longer period of time if required by the construction or mortgage financing assistance program, mortgage

insurance program, or rental subsidy program. Rents for the lower income density bonus units shall be set at an

affordable rent as defined in Section 50053 of the Health and Safety Code.   

2) An applicant shall agree to, and the city, county, or city and county shall ensure that, the initial occupant of all      •

for-sale units that qualified the applicant for the award of the density bonus are persons and families of very low,
low, or moderate income, as required, and that the units are offered at an affordable housing cost, as that cost is

defined in Section 50052. 5 of the Health and Safety Code. The local government shall enforce an equity sharing
agreement, unless it is in conflict with the requirements of another public funding source or law. The following apply
to the equity sharing agreement: 

A) Upon resale, the seller of the unit shall retain the value of any improvements, the downpayment, and the

seller's proportionate share of appreciation. The local government shall recapture any initial subsidy, as defined in
subparagraph ( B), and its proportionate share of appreciation, as defined in subparagraph ( C), which amount shall
be used within five years for any of the purposes described in subdivision ( e) of Section 33334. 2 of the Health and
Safety Code that promote home ownership.
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B) For purposes of this subdivision, the local government' s initial subsidy shall be equal to the fair market value of
the home at the time of initial sale minus the initial sale price to the moderate- income household, plus the amount      •

of any downpayment assistance or mortgage assistance. If upon resale the market value is lower than the initial

market value, then the value at the time of the resale shall be used as the initial market value.

C) For purposes of this subdivision, the local government's proportionate share of appreciation shall be equal to the

ratio of the local government' s initial subsidy to the fair market value of the home at the time of initial sale.

3) ( A) An applicant shall be ineligible for a density bonus or any other incentives or concessions under this section

if the housing development is proposed on any property that includes a parcel or parcels on which rental dwelling
units are or, if the dwelling units have been vacated or demolished in the five- year period preceding the application,

have been subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to persons and

families of lower or very low income; subject to any other form of rent or price control through a public entity's valid

exercise of its police power; or occupied by lower or very low income households, unless the proposed housing

development replaces those units, and either of the following applies:

i) The proposed housing development, inclusive of the units replaced pursuant to this paragraph, contains
affordable units at the percentages set forth in subdivision ( b).

H) Each unit in the development, exclusive of a manager's unit or units, is affordable to, and occupied by, either a      •

lower or very low income household.

B) For the purposes of this paragraph," replace" shall mean either of the following:

i) If any dwelling units described in subparagraph ( A) are occupied on the date of application, the proposed housing    -
development shall provide at least the same number of units of equivalent size or type, or both, to be made

available at affordable rent or affordable housing cost to, and occupied by, persons and families in the same or

lower income category as those households in occupancy. For unoccupied dwelling units described in subparagraph

A) in a development with occupied units, the proposed housing development shall provide units of equivalent size

or type, or both, to be made available at affordable rent or affordable housing cost to, and occupied by, persons and

families in the same or lower income category in the same proportion of affordability as the occupied units. All

replacement calculations resulting in fractional units shall be rounded up to the next whole number. If the

replacement units will be rental dwelling units, these units shall be subject to a recorded affordability restriction for     •
at least 55 years. If the proposed development is for-sale units, the units replaced shall be subject to paragraph ( 2).

ii) If all dwelling units described in subparagraph ( A) have been vacated or demolished within the five- year period

preceding the application, the proposed housing development shall provide at least the same number of units of

equivalent size or type, or both, as existed at the highpoint of those units in the five- year period preceding the

application to be made available at affordable rent or affordable housing cost to, and occupied by, persons and

families in the same or lower income category as those persons and families in occupancy at that time, if known. If     •

the incomes of the persons and families in occupancy at the highpoint is not known, then one- half of the required

units shall be made available at affordable rent or affordable housing cost to, and occupied by, very low income
persons and families and one- half of the required units shall be made available for rent at affordable housing costs

to, and occupied by, low- income persons and families. All replacement calculations resulting in fractional units shall

be rounded up to the next whole number. If the replacement units will be rental dwelling units, these units shall be

subject to a recorded affordability restriction for at least 55 years. If the proposed development Is for-sale units, the
units replaced shall be subject to paragraph ( 2).

C) Paragraph ( 3) of subdivision ( c) does not apply to an applicant seeking a density bonus for a proposed housing

development if their application was submitted to, or processed by, a city, county, or city and county before January
1, 2015.     

d) ( 1) An applicant for a density bonus pursuant to subdivision ( b) may submit to a city, county, or city and county     •

a proposal for the specific incentives or concessions that the applicant requests pursuant to this section, and may

request a meeting with the city, county, or city and county. The city, county, or city and county shall grant the

concession or incentive requested by the applicant unless the city, county, or city and county makes a written

finding, based upon substantial evidence, of any of the following:

A) The concession or incentive is not required in order to provide for affordable housing costs, as defined in Section    '

50052. 5 of the Health and Safety Code, or for rents for the targeted units to be set as specified in subdivision ( c).

B) The concession or incentive would have a specific adverse impact, as defined in paragraph ( 2) of subdivision ( d)

of Section 65589. 5, upon public health and safety or the physical environment or on any real property that is listed

in the California Register of Historical Resources and for which there is no feasible method to satisfactorily mitigate
or avoid the specific adverse impact without rendering the development unaffordable to low- and moderate- income     •
households.
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C) The concession or incentive would be contrary to state or federal law.    

2) The applicant shall receive the following number of incentives or concessions:

A) One incentive or concession for projects that include at least 10 percent of the total units for lower income

households, at least 5 percent for very low income households, or at least 10 percent for persons and families of
moderate income in a common interest development.

8) Two incentives or concessions for projects that include at least 20 percent of the total units for lower income

households, at least 10 percent for very low income households, or at least 20 percent for persons and families of
moderate income in a common interest development.  

C) Three incentives or concessions for projects that include at least 30 percent of the total units for lower income
households, at least 15 percent for very low income households, or at least 30 percent for persons and families of
moderate income in a common interest development.

3) The applicant may initiate judicial proceedings if the city, county, or city and county refuses to grant a requested    •
density bonus, incentive, or concession. If a court finds that the refusal to grant a requested density bonus,
incentive, or concession is in violation of this section, the court shall award the plaintiff reasonable attorney's fees       •
and costs of suit. Nothing in this subdivision shall be interpreted to require a local government to grant an incentive     •

or concession that has a specific, adverse impact, as defined in paragraph ( 2) of subdivision ( d) of Section 65589. 5,

upon health, safety, or the physical environment, and for which there is no feasible method to satisfactorily mitigate
or avoid the specific adverse impact. Nothing in this subdivision shall be interpreted to require a local government to

grant an incentive or concession that would have an adverse impact on any real property that is listed in the
California Register of Historical Resources. The city, county, or city and county shall establish procedures for
carrying out this section, that shall include legislative body approval of the means of compliance with this section.

e) ( 1) In no case may a city, county, or city and county apply any development standard that will have the effect of    '
physically precluding the construction of a development meeting the criteria of subdivision ( b) at the densities or

with the concessions or incentives permitted by this section. An applicant may submit to a city, county, or city and
county a proposal for the waiver or reduction of development standards that will have the effect of physically
precluding the construction of a development meeting the criteria of subdivision ( b) at the densities or with the

concessions or incentives permitted under this section, and may request a meeting with the city, county, or city and
county. If a court finds that the refusal to grant a waiver or reduction of development standards is in violation of

this section, the court shall award the plaintiff reasonable attorney' s fees and costs of suit. Nothing in this
subdivision shall be interpreted to require a local government to waive or reduce development standards if the
waiver or reduction would have a specific, adverse impact, as defined in paragraph ( 2) of subdivision ( d) of Section

65589. 5, upon health, safety, or the physical environment, and for which there is no feasible method to

satisfactorily mitigate or avoid the specific adverse impact. Nothing in this subdivision shall be interpreted to require

a local government to waive or reduce development standards that would have an adverse impact on any real
property that is listed in the California Register of Historical Resources, or to grant any waiver or reduction that
would be contrary to state or federal law.

2) A proposal for the waiver or reduction of development standards pursuant to this subdivision shall neither

reduce nor increase the number of incentives or concessions to which the applicant is entitled pursuant to
subdivision ( d).

f) For the purposes of this chapter," density bonus" means a density increase over the otherwise maximum
allowable residential density as of the date of application by the applicant to the city, county, or city and county. 
The applicant may elect to accept a lesser percentage of density bonus. The amount of density bonus to which the
applicant is entitled shall vary according to the amount by which the percentage of affordable housing units exceeds    -
the percentage established in subdivision ( b).

1) For housing developments meeting the criteria of subparagraph ( A) of paragraph ( 1) of subdivision ( b), the
density bonus shall be calculated as follows:

Percentage Low- Income Units Percentage Density
Bonus

10 1 20

I. 11 21. 5

12 23

13 24. 5

14 26
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15 27. 5

17 30. 5

18 932

19...  33. 5

20 35

2) For housing developments meeting the criteria of subparagraph ( B) of paragraph ( 1) of subdivision ( b), the

density bonus shall be calculated as follows:     

IPercentage Very Low Income Units i Percentage Density Bonus

I5 20

16 22. 5

17 25

IB 27. 5

9 30

10 32. 5

11 35

3) For housing developments meeting the criteria of subparagraph ( C) of paragraph ( 1) of subdivision ( b), the
density bonus shall be 20 percent of the number of senior housing units.     

4) For housing developments meeting the criteria of subparagraph ( D) of paragraph ( 1) of subdivision ( b), the
density bonus shall be calculated as follows:

Percentage Moderate- Income Units Percentage Density Bonus

10 5

11 6

12 7

13 8

14 9

15 10

16 11.

17 12

18 13

19 14

20 15

21 16

22 17

23 1 18

24 19

25 20

26 21

27 22

28 i 23

29 24

I30 25
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31 26

32 27

33 28

34 I 29

35 30

36 31

37 E 32

38 33

39 34

40 35

5) All density calculations resulting in fractional units shall be rounded up to the next whole number. The granting      •
of a density bonus shall not be interpreted, in and of itself, to require a general plan amendment, local coastal plan

amendment, zoning change, or other discretionary approval.

g) ( 1) When an applicant for a tentative subdivision map, parcel map, or other residential development approval
donates land to a city, county, or city and county in accordance with this subdivision, the applicant shall be entitled

to a 15- percent increase above the otherwise maximum allowable residential density for the entire development, as
follows:

Percentage Very Low Income Percentage Density Bonus

10 15

11 i 16

12 17

13 18

14 19

15 20

16 21

17 22

18 23

19 24

20 25

21 26

22 27

23 28

24 29

25 30

26 31

27 32

28 33

29 i 34

30 1 35

2) This increase shall be in addition to any increase in density mandated by subdivision ( b), up to a maximum
combined mandated density increase of 35 percent if an applicant seeks an increase pursuant to both this

subdivision and subdivision ( b). All density calculations resulting in fractional units shall be rounded up to the next
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whole number. Nothing in this subdivision shall be construed to enlarge or diminish the authority of a city, county,
or city and county to require a developer to donate land as a condition of development. An applicant shall be eligible

for the increased density bonus described in this subdivision if all of the following conditions are met:

A) The applicant donates and transfers the land no later than the date of approval of the final subdivision map, 
parcel map, or residential development application.

B) The developable acreage and zoning classification of the land being transferred are sufficient to permit
construction of units affordable to very low income households in an amount not less than 10 percent of the number

of residential units of the proposed development.

C) The transferred land is at least one acre in size or of sufficient size to permit development of at least 40 units,

has the appropriate general plan designation, is appropriately zoned with appropriate development standards for
development at the density described in paragraph ( 3) of subdivision ( c) of Section 65583. 2, and is or will be served

by adequate public facilities and infrastructure.

D) The transferred land shall have all of the permits and approvals, other than building permits, necessary for the
development of the very low income housing units on the transferred land, not later than the date of approval of the
final subdivision map, parcel map, or residential development application, except that the local government may
subject the proposed development to subsequent design review to the extent authorized by subdivision ( i) of
Section 65583. 2 if the design is not reviewed by the local government prior to the time of transfer.

E) The transferred land and the affordable units shall be subject to a deed restriction ensuring continued
affordability of the units consistent with paragraphs ( 1) and ( 2) of subdivision ( c), which shall be recorded on the

property at the time of the transfer.      

F) The land is transferred to the local agency or to a housing developer approved by the local agency. The local
agency may require the applicant to identify and transfer the land to the developer. 

G) The transferred land shall be within the boundary of the proposed development or, if the local agency agrees,
within one- quarter mile of the boundary of the proposed development.

H) A proposed source of funding for the very low income units shall be identified not later than the date of approval
of the final subdivision map, parcel map, or residential development application.

h) ( 1) When an applicant proposes to construct a housing development that conforms to the requirements of
subdivision ( b) and includes a child care facility that will be located on the premises of, as part of, or adjacent to,

the project, the city, county, or city and county shall grant either of the following:

A) An additional density bonus that is an amount of square feet of residential space that is equal to or greater than

the amount of square feet in the child care facility.     

B) An additional concession or Incentive that contributes significantly to the economic feasibility of the construction
of the child care facility.

2) The city, county, or city and county shall require, as a condition of approving the housing development, that the     •
following occur:

A) The child care facility shall remain in operation for a period of time that is as long as or longer than the period of
time during which the density bonus units are required to remain affordable pursuant to subdivision ( c).

B) Of the children who attend the child care facility, the children of very low income households, lower income
households, or families of moderate income shall equal a percentage that is equal to or greater than the percentage     •
of dwelling units that are required for very low income households, lower income households, or families of
moderate income pursuant to subdivision ( b).

3) Notwithstanding any requirement of this subdivision, a city, county, or city and county shall not be required to       •
provide a density bonus or concession for a child care facility if it finds, based upon substantial evidence, that the
community has adequate child care facilities.

4)" Child care facility," as used in this section, means a child day care facility other than a family day care home,
including, but not limited to, infant centers, preschools, extended day care facilities, and schoolage child care
centers.

i) " Housing development," as used in this section, means a development project for five or more residential units.      •
For the purposes of this section, " housing development" also includes a subdivision or common interest

development, as defined in Section 4100 of the Civil Code, approved by a city, county, or city and county and
consists of residential units or unimproved residential lots and either a project to substantially rehabilitate and
convert an existing commercial building to residential use or the substantial rehabilitation of an existing multifamily
dwelling, as defined in subdivision ( d) of Section 65863. 4, where the result of the rehabilitation would be a net
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increase in available residential units. For the purpose of calculating a density bonus, the residential units shall be
on contiguous sites that are the subject of one development application, but do not have to be based upon

individual subdivision maps or parcels. The density bonus shall be permitted in geographic areas of the housing
development other than the areas where the units for the lower income households are located.

j) ( 1) The granting of a concession or incentive shall not be interpreted, in and of itself, to require a general plan

amendment, local coastal plan amendment, zoning change, or other discretionary approval. This provision is
declaratory of existing law.

2) Except as provided in subdivisions ( d) and ( e), the granting of a density bonus shall not be interpreted to
require the waiver of a local ordinance or provisions of a local ordinance unrelated to development standards.

k) For the purposes of this chapter, concession or incentive means any of the following:

1) A reduction in site development standards or a modification of zoning code requirements or architectural design

requirements that exceed the minimum building standards approved by the California Building Standards

Commission as provided in Part 2. 5 ( commencing with Section 18901) of Division 13 of the Health and Safety Code,

including, but not limited to, a reduction in setback and square footage requirements and in the ratio of vehicular

parking spaces that would otherwise be required that results in identifiable, financially sufficient, and actual cost
reductions.

2) Approval of mixed- use zoning in conjunction with the housing project if commercial, office, industrial, or other

land uses will reduce the cost of the housing development and if the commercial, office, industrial, or other land

uses are compatible with the housing project and the existing or planned development in the area where the

proposed housing project will be located.

3) Other regulatory incentives or concessions proposed by the developer or the city, county, or city and county that
result in identifiable, financially sufficient, and actual cost reductions. 

I) Subdivision ( k) does not limit or require the provision of direct financial incentives for the housing development,
including the provision of publicly owned land, by the city, county, or city and county, or the waiver of fees or
dedication requirements.

m) This section shall not be construed to supersede or in any way alter or lessen the effect or application of the

California Coastal Act of 1976 ( Division 20 ( commencing with Section 30000) of the Public Resources Code).

n) if permitted by local ordinance, nothing in this section shall be construed to prohibit a city, county, or city and
county from granting a density bonus greater than what is described in this section for a development that meets

the requirements of this section or from granting a proportionately lower density bonus than what is required by this    -
section for developments that do not meet the requirements of this section.

o) For purposes of this section, the following definitions shall apply:

1) " Development standard" includes a site or construction condition, Including, but not limited to, a height

limitation, a setback requirement, a floor area ratio, an onsite open- space requirement, or a parking ratio that

applies to a residential development pursuant to any ordinance, general plan element, specific plan, charter, or

other local condition, law, policy, resolution, or regulation. 

2) " Maximum allowable residential density" means the density allowed under the zoning ordinance and land use

element of the general plan, or if a range of density Is permitted, means the maximum allowable density for the

specific zoning range and land use element of the general plan applicable to the project. Where the density allowed     •

under the zoning ordinance is inconsistent with the density allowed under the land use element of the general plan,     •

the general plan density shall prevail.

p) ( 1) Upon the request of the developer, no city, county, or city and county shall require a vehicular parking ratio,

inclusive of handicapped and guest parking, of a development meeting the criteria of subdivision ( b), that exceeds
the following ratios:

A) Zero to one bedroom: one onsite parking space.

B) Two to three bedrooms: two onsite parking spaces.

C) Four and more bedrooms: two and one- half parking spaces.

2) If the total number of parking spaces required for a development is other than a whole number, the number

shall be rounded up to the next whole number. For purposes of this subdivision, a development may provide" onsite
parking" through tandem parking or uncovered parking, but not through onstreet parking.

3) This subdivision shall apply to a development that meets the requirements of subdivision ( b) but only at the
request of the applicant. An applicant may request parking incentives or concessions beyond those provided in this
subdivision pursuant to subdivision ( d).  
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Amended by Stats. 2014, Ch. 682, Sec. 1. Effective January 1, 2015.)

65915. 5. ( a) When an applicant for approval to convert apartments to a condominium project agrees to provide at

least 33 percent of the total units of the proposed condominium project to persons and families of low or moderate

income as defined in Section 50093 of the Health and Safety Code, or 15 percent of the total units of the proposed
condominium project to lower income households as defined in Section 50079. 5 of the Health and Safety Code, and     •

agrees to pay for the reasonably necessary administrative costs incurred by a city, county, or city and county

pursuant to this section, the city, county, or city and county shall either ( 1) grant a density bonus or ( 2) provide

other incentives of equivalent financial value. A city, county, or city and county may place such reasonable
conditions on the granting of a density bonus or other incentives of equivalent financial value as it finds appropriate,

including, but not limited to, conditions which assure continued affordability of units to subsequent purchasers who
are persons and families of low and moderate income or lower income households.

b) For purposes of this section," density bonus" means an increase in units of 25 percent over the number of

apartments, to be provided within the existing structure or structures proposed for conversion.

c) For purposes of this section," other incentives of equivalent financial value" shall not be construed to require a

city, county, or city and county to provide cash transfer payments or other monetary compensation but may include

the reduction or waiver of requirements which the city, county, or city and county might otherwise apply as
conditions of conversion approval.

d) An applicant for approval to convert apartments to a condominium project may submit to a city, county, or city
and county a preliminary proposal pursuant to this section prior to the submittal of any formal requests for

subdivision map approvals. The city, county, or city and county shall, within 90 days of receipt of a written proposal,

notify the applicant in writing of the manner in which it will comply with this section. The city, county, or city and
county shall establish procedures for carrying out this section, which shall include legislative body approval of the
means of compliance with this section.   

e) Nothing in this section shall be construed to require a city, county, or city and county to approve a proposal to       •
convert apartments to condominiums.   

f) An applicant shall be ineligible for a density bonus or other incentives under this section if the apartments

proposed for conversion constitute a housing development for which a density bonus or other incentives were
provided under Section 65915.

g) An applicant shall be ineligible for a density bonus or any other incentives or concessions under this section if

the condominium project is proposed on any property that includes a parcel or parcels on which rental dwelling units
are or, if the dwelling units have been vacated or demolished in the five- year period preceding the application, have
been subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to persons and

families of lower or very low income; subject to any other form of rent or price control through a public entity' s valid    •
exercise of its police power; or occupied by lower or very low income households, unless the proposed condominium
project replaces those units, as defined in subparagraph ( B) of paragraph ( 3) of subdivision ( c) of Section 65915,

and either of the following applies:

1) The proposed condominium project, inclusive of the units replaced pursuant to subparagraph ( B) of paragraph

3) of subdivision ( c) of Section 65915, contains affordable units at the percentages set forth in subdivision ( a).

2) Each unit in the development, exclusive of a manager's unit or units, is affordable to, and occupied by, either a
lower or very low income household.

h) Subdivision ( g) does not apply to an applicant seeking a density bonus for a proposed housing development if
their application was submitted to, or processed by, a city, county, or city and county before January 1, 2015.

Amended by Stats. 2014, Ch. 682, Sec. 2. Effective January 1, 2015.)

65916. Where there is a direct financial contribution to a housing development pursuant to Section 65915 through
participation in cost of infrastructure, write- down of land costs, or subsidizing the cost of construction, the city,
county, or city and county shall assure continued availability for low- and moderate- income units for 30 years.

When appropriate, the agreement provided for In Section 65915 shall specify the mechanisms and procedures
necessary to carry out this section.

Added by Stats. 1979, Ch. 1207.)   

65917. In enacting this chapter it is the intent of the Legislature that the density bonus or other incentives offered
by the city, county, or city and county pursuant to this chapter shall contribute significantly to the economic
feasibility of lower income housing in proposed housing developments. In the absence of an agreement by a

http:// leginfo. legislature.ca.gov/ faces/ codes displayText.xhtml?lawCode= G...     3/ 9/ 2015



Codes Display Text Page 9 of 10

developer in accordance with Section 65915, a locality shall not offer a density bonus or any other incentive that
would undermine the intent of this chapter.

Amended by Stats. 2001, Ch. 115, Sec. 14. Effective January 1, 2002.)     

65917. 5. ( a) As used in this section, the following terms shall have the following meanings:

1) " Child care facility" means a facility installed, operated, and maintained under this section for the nonresidential
care of children as defined under applicable state licensing requirements for the facility.

2) " Density bonus" means a floor area ratio bonus over the otherwise maximum allowable density permitted under     .•

the applicable zoning ordinance and land use elements of the general plan of a city, including a charter city, city and

county, or county of:

A) A maximum of five square feet of floor area for each one square foot of floor area contained in the child care

facility for existing structures.

B) A maximum of 10 square feet of floor area for each one square foot of floor area contained in the child care

facility for new structures.

For purposes of calculating the density bonus under this section, both indoor and outdoor square footage

requirements for the child care facility as set forth in applicable state child care licensing requirements shall be

included in the floor area of the child care facility.

3) " Developer" means the owner or other person, including a lessee, having the right under the applicable zoning

ordinance of a city council, including a charter city council, city and county board of supervisors, or county board of
supervisors to make an application for development approvals for the development or redevelopment of a

commercial or industrial project.

4)" Floor area" means as to a commercial or industrial project, the floor area as calculated under the applicable

zoning ordinance of a city council, including a charter city council, city and county board of supervisors, or county

board of supervisors and as to a child care facility, the total area contained within the exterior walls of the facility
and all outdoor areas devoted to the use of the facility in accordance with applicable state child care licensing
requirements.

b) A city council, including a charter city council, city and county board of supervisors, or county board of
supervisors may establish a procedure by ordinance to grant a developer of a commercial or industrial project,   

containing at least 50, 000 square feet of floor area, a density bonus when that developer has set aside at least

2, 000 square feet of floor area and 3, 000 outdoor square feet to be used for a child care facility. The granting of a       •

bonus shall not preclude a city council, including a charter city council, city and county board of supervisors, or

county board of supervisors from imposing necessary conditions on the project or on the additional square footage.
Projects constructed under this section shall conform to height, setback, lot coverage, architectural review, site plan

review, fees, charges, and other health, safety, and zoning requirements generally applicable to construction in the

zone in which the property is located. A consortium with more than one developer may be permitted to achieve the

threshold amount for the available density bonus with each developer's density bonus equal to the percentage

participation of the developer. This facility may be located on the project site or may be located offsite as agreed

upon by the developer and local agency. If the child care facility is not located on the site of the project, the local

agency shall determine whether the location of the child care facility is appropriate and whether It conforms with the

intent of this section. The child care facility shall be of a size to comply with all state licensing requirements in order     •
to accommodate at least 40 children.

c) The developer may operate the child care facility itself or may contract with a licensed child care provider to

operate the facility. In all cases, the developer shall show ongoing coordination with a local child care resource and

referral network or local governmental child care coordinator in order to qualify for the density bonus.

d) If the developer uses space allocated for child care facility purposes, in accordance with subdivision ( b), for

purposes other than for a child care facility, an assessment based on the square footage of the project may be
levied and collected by the city council, including a charter city council, city and county board of supervisors, or
county board of supervisors. The assessment shall be consistent with the market value of the space. If the

developer fails to have the space allocated for the child care facility within three years, from the date upon which

the first temporary certificate of occupancy is granted, an assessment based on the square footage of the project

may be levied and collected by the city council, including a charter city council, city and county board of
supervisors, or county board of supervisors in accordance with procedures to be developed by the legislative body of
the city council, including a charter city council, city and county board of supervisors, or county board of
supervisors. The assessment shall be consistent with the market value of the space. A penalty levied against a
consortium of developers shall be charged to each developer in an amount equal to the developer's percentage

http:// leginfo. legi stature.ca.gov/ faces/ codesdisplayText.xhtml?lawCode=G...     3/ 9/ 2015



Codes Display Text Page 10 of 10

square feet participation. Funds collected pursuant to this subdivision shall be deposited by the city council,

including a charter city council, city and county board of supervisors, or county board of supervisors into a special
account to be used for child care services or child care facilities.

e) Once the child care facility has been established, prior to the closure, change in use, or reduction in the physical

size of, the facility, the city, city council, including a charter city council, city and county board of supervisors, or

county board of supervisors shall be required to make a finding that the need for child care is no longer present, or

is not present to the same degree as it was at the time the facility was established.

f) The requirements of Chapter 5 ( commencing with Section 66000) and of the amendments made to Sections

53077, 54997, and 54998 by Chapter 1002 of the Statutes of 1987 shall not apply to actions taken in accordance

with this section.

g) This section shall not apply to a voter-approved ordinance adopted by referendum or initiative,

Amended by Stats. 2008, Ch. 179, Sec. 112. Effective January 1, 2009.)

66918. The provisions of this chapter shall apply to charter cities.

Added by Stats. 1979, Ch. 1207.)   
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