








































DRAFT LAND USE ENTITLEMENT CONDITIONS 
 
 
1. That the precise architectural treatment of building exteriors, roofs, walks, walls, 

landscape, hardscape, lighting and other features shall be reviewed and approved 
by the Community Development Department prior to the issuance of building 
permits. 
 

2. That the façades of buildings within 50 feet of Harbor Drive and the Pacific Avenue 
reconnection shall incorporate building significant façade articulation and varied 
surfaces to avoid the appearance of solid/continuous/unbroken smooth/reflective 
walls.  Street trees and other landscaping shall also be provided between the 
buildings and the roadway to absorb/disperse roadway noise. 
 

3. That in order to maintain continuous visual interest, activity and energy along the 
street edge, the east elevation of the northern parking structure between the 
proposed street-facing retail shall be architecturally enhanced through the 
incorporation of additional high quality architectural features including, but not 
limited to recesses, projections, materials changes and other design 
enhancements.  The area at the pedestrian level shall also be activated through 
the incorporation of additional pedestrian-oriented features such as bicycle racks, 
public benches, public art and similar enhancements.  Plans for the enhancement 
of these areas shall be reviewed and approved by the Community Development 
Department prior to the issuance of building permits.  

 
4. That the applicant shall submit complete signage plans for review and approval by 

the Planning Division prior to issuance of Certificate of Occupancy. Said plans shall 
provide for high-quality, creative and artistic sign installations that avoid visual 
clutter and unnecessary repetition.  Signs shall be architecturally compatible with 
the facades upon which they are proposed.  The sign plans shall provide for unique 
signs that add character, whimsy and artistic charm. This may include projecting 
signs, awning and canopy signs, sculptural signs, neon signs, integrated roof signs 
and other signs that are determined to enhance the visual quality and character of 
the project.  In approving the Harbor Commission Design review, it is the specific 
intent and authorization that these types of signs be included in the project.  

 
5. That the use of valet parking within the project is hereby authorized by the Harbor 

Commission.  Any business requesting to utilize valet parking shall submit a valet 
parking plan to the City and said plan shall be reviewed and approved by the 
Community Development and Public Works Departments prior to implementation 
of valet parking operations. 

 
6. That complete landscape, hardscape and irrigation plans (pursuant to the 

requirements of the Assembly Bill 1881, the Water Conservation in Landscaping 
Act of 2006) shall be submitted for review and approval of the Planning Division 



prior to installation.  Said plans shall incorporate extensive use of California native, 
drought-tolerant and water-wise plant materials and tree plantings. 

 
7. That a final lighting plan in substantial conformance with the approved conceptual 

lighting plan shall be prepared and submitted to the Community Development 
Department.  The plan shall include all information, details and calculations 
necessary to determine if the proposed installation will achieve the necessary and 
appropriate levels of illumination for safety and security and aesthetic and 
architectural enhancement while shielding and protecting off-site properties from 
unnecessary and unintentional illumination.  Said plan shall be reviewed and 
approved by the Community Development Department, Police Department and 
Public Works Department prior to the issuance of electrical permits. 

 
8. That pursuant to the City’s Public Art Ordinance, the applicant shall provide a 

zoning requirement contribution equivalent to one percent (1%) of the building 
valuation above $250,000. This contribution can take the form of: 1) 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 an election to provide the balance of 
the 1% for the public art zoning requirement contribution to the John Parsons 
Public Art Fund: or 4) payment of 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 a 
decision regarding the public art contribution is not finalized prior to the issuance 
of building permits, the applicant will be required to deposit the 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. The art contribution 
must be completed prior to the issuance of a Certificate of Occupancy.   

 
9. That in order to ensure compliance with all water quality regulations, the 

construction drawings for the project shall be prepared in accordance with all 
standards, requirements and design features of the approved Low Impact 
Development (LID) prepared for the subject site.  The initial installation 
requirements and ongoing operational maintenance requirements of said plan 
shall be implemented in accordance with the approved LID. 

 
10. That the project shall incorporate electric vehicle charging stations, short and long 

term bicycle parking, the use of low-emitting materials, the diversion of 
construction waste from landfills, and the use of Best Management Practices to 
prevent storm water pollution. 

 
11. That final color and material samples shall be reviewed and approved by the 

Planning Division prior to the issuance of Building Permits. 
 



12. That roof mounted mechanical equipment and appurtenances to be used in the 
operation or maintenance of a building shall be installed so as not to be visible 
from any point at or below the roof level of the subject building. The features so 
regulated shall in all cases be either enclosed by outer building walls or parapets, 
or grouped and screened in a manner architecturally compatible with the building. 
 

13. That Traffic Management and Safety Plans shall be reviewed and approved by the 
Public Works Department prior to commencement of any work within the public 
right-of-way. Provisions of said plans shall be implemented at all times during 
construction. 
 

14. That the applicant shall provide a Security/Crime Prevention Program Plan for the 
proposed project. The plans, specifications and other related documents shall be 
reviewed and approved by the Community Development Department and the 
Police and Fire Departments. The plan shall be completed prior to the issuance of 
Building Permits. Inspections by the appropriate Staff members shall be made to 
ensure compliance with the approved plan prior to the issuance of a Certificate of 
Occupancy and the plan shall be implemented throughout operation of the project. 
The plan shall incorporate the following: 

(a) Provide Security Plans and design specifications that show the location of 
visual camera systems for key areas to which access is granted to the 
public. 

(b) Provide specifications and/or security plans that provide the police with 
visual access to the interior of all commercial tenant spaces. 

(c) Provide details on emergency access to the property by police and fire 
responders in the event of an emergency including a numerical address 
system and an “on-site” map. 

(d) Provide a garage lighting plan along with design specifications that include 
lighting of the garage stair wells, ramps and all access roads.  The plan shall 
ensure that the lighting does not encroach on the adjacent residential 
properties to the east. 

(e) Provide a painting scheme for the garage areas that employs the use of 
light and highly reflective color to enhance visibility and improve lighting 
effectiveness. 

(f) Provide plans for the installation of a “repeater” system, if necessary, 
allowing the use of personal cell phones on all levels of the parking garage. 

(g) The applicant/property owner shall ensure that the visual security 
equipment be monitored as necessary during business hours and that 
regular daily patrols of the subject property be made by security personnel. 

 
15. That the Final Vesting Tract Map shall be recorded within 36-months of the 

effective date of this resolution, unless an extension is granted pursuant to law. 
 

16. That the Final Vesting Tract Map shall be prepared, signed and sealed by or under 
the direction of a registered civil engineer or a licensed land surveyor, per 
Subdivision Map Act, and shall meet the following conditions:  



(a) The Map title shall include the following: Vesting Tentative Tract Map No. 
74207, In the City of Redondo Beach - County of Los Angeles - State of 
California, Redondo Beach Waterfront, For Commercial Subdivision 
Purposes; 

(b) The Map shall include a sufficient legal description as well as all the relevant 
and applicable APNs to clearly identify the boundary (property limits) of the 
proposed subdivision;  

(c) The Map shall include a vicinity map showing streets, adjoining 
subdivisions, piers, launching and other facilities, sufficient to locate the 
proposed subdivision and show its relation to the community; 

(d) The Map shall include project information including names, addresses and 
other pertinent information such as: project name, property address and 
owner; project developer and engineer/surveyor; existing and proposed 
zoning and land use; and a table listing all proposed lot numbers and 
corresponding square foot areas;  

(e) The Map shall include date, north arrow, scale, key map, legend, plan/sheet 
index; and utility easement and encumbrance notes. The legend shall 
provide for a clear distinction between the Property Limits, Boundary and 
Lot Lines - among others;  

(f) The Map sheet size shall be 24”x36” with an appropriate scale (e.g. 1”=50’) 
and in sufficient number of sheets to clearly depict the entire subdivision, 
with and without existing topography, all lettering shall be one-eighth inch 
minimum; 

(g) The Map shall clearly show the layout and dimensions of all the proposed 
lots, and building locations on each lot. Engineering data shall show the 
approximate finished grade of each lot; 

(h) The Map shall clearly identify and call out the Mean High Tide Line 
(MHTL) of Nov. 1935, its relationship to adjoining lots and call out the 
proposed bridge. 

(i) The Map shall show all major project utilities including, but not limited to 
proposed sanitary sewers, water mains and storm drains on the Map, with 
specific attention to the County Health Department’s utility separation 
requirements; 

(j) The type, size and location of all proposed utilities required for the project 
shall meet the City and/or the utility owner/operator’s requirements. No 
over-head utility lines shall be allowed within the project site or the 
peripheral streets; 

(k) The applicant shall prepare and submit a project-wide hydrology study 
report and SUSMP (LID) report for the City’s review and approval prior to 
the Map approval; 

(l)  Prepare and submit a project-wide sanitary sewer study report, and a 
preliminary design for replacement of the two existing sewer pump stations 
to identify the location and footprint of the new pump stations; 

(m)Add a utility easement note on the Map title sheet to state the following: 
Easements for all required wet utilities such as sanitary sewer lines (and 
pump stations), water mains, and storm drains; dry utilities such as gas, 



electrical, telephone, cables; and other utility lines including structures and 
appurtenances shall be reserved in favor of the utility owner/operator’s 
requirements, and delineated based upon the final project design and the 
City-approved plans; 

(n) The type, location, widths and purpose of all existing and proposed 
easements with appropriate references to those on the Commitment No. 
NCS-612436-SA1 issued by the First American Title Company, updated 
on April 29, 2016, shall be shown on the Map;  

(o) A list of all encumbrances shall be included on the Map and the disposition 
of all existing utilities shall be identified – whether to remain or be 
abandoned; 

(p) An encumbrance note to be shown on the Map title sheet referencing the 
Commitment No. NCS-612436-SA1 and the Map sheets with above noted 
encumbrances; 

(q) Existing topography of the project site shall be in sufficient detail and include 
elevations showing relationship to neighboring lots, structure and facilities; 

(r) The location, type, and outline of existing and proposed building and 
structures shall be identified on the Map as well as buildings or structures 
to be removed; 

(s) The location, pavement type, grade and right-of-way width (including 
roadway, sidewalk and parkway) as well as all existing infrastructure to be 
abandoned shall be clearly identified on the Map; 

(t) Identify whether any parts of the proposed roadways, walks, etc. within the 
project limits shall be held as public right-of-way, or designated as being 
private with appropriate public access rights or easements; 

(u) Proposed improvements to be shown shall include, but not be limited to the 
location, grade, centerline radius and arc length of curves, radius of all curb 
returns; and the name of all streets, walkways and bike-paths (including 
Class); 

(v) Provide typical cross-sections for all proposed streets, walkways and bike-
paths at appropriate locations and in sufficient number where there are 
changes in proposed width or alignment; 

(w) Show and note the approximate location of all project areas that may be 
subject to inundation or storm water overflows, if any, and incorporate 
appropriate mitigation measures; 

(x) Identify proposed common and/or recreation areas, walkways, bike-paths 
(including class) and parks, and whether these areas designated for private 
or public use; and, 

(y) Specify the source and date of existing survey and contours. 
 

17. That prior to the issuance of Final certificate of occupancy, or prior to the 
recordation of the Final Vesting Tract Map, whichever occurs first.  Public access 
rights shall be reserved over all public areas providing access to, from, and along 
the waterfront. Access to public areas shall be open for pass through traffic 24 
hours a day, seven (7) days a week. A public access map defining the public areas 
shall be submitted for review and approval by the Community Development 



Department and the Waterfront and Economic Development Department. It is the 
intent of this condition to maximize public access to and along the water. Any 
restrictions on the hours, modes of travel allowed, or other prohibitions shall be 
reviewed and approved by the Community Development Department and the 
Waterfront and Economic Development Department. Temporary restrictions or 
limitations for special events, emergencies, construction or other similar activities 
may be approved by the City Manager or designee. 
 

18. High Quality Public Open Space, including the Pedestrian Promenade, shall be 
constructed, furnished, landscaped, and lighted per the approved final plans. 
 

19. An arborist shall assess all existing trees and document if any can be relocated 
and/or replanted. The applicant shall relocate existing trees that are identified as 
in good health, salvageable, and appropriate for public spaces as determined by 
the City Arborist. 
 

20. The “Ocean Steps” mosaics are to be salvaged prior to demolition, if feasible, and 
the applicant shall work with the Public Arts Commission to establish a new 
location for the salvaged or new replacement mosaics in or around the Waterfront 
Project site. 
 

21. The applicant shall prepare a temporary access plan for access to public areas, 
i.e. Monstad and Horseshoe Piers, and businesses that are intended remain open 
during construction, i.e. KincaidsKincaid’s. This plan shall be submitted for review 
and approval by the Community Development Department and the Waterfront and 
Economic Development Department. 
 

22. All dumpsters for commercial use shall be covered/screened from public view. 
Trash facilities shall generally be co-located with loading and service areas. This 
condition shall not limit individual climate-controlled interior trash collection 
facilities. 
 

23. That the applicant shall comply with, complete and implement the following 
mitigation measures and the associated procedures as specified in the Mitigation 
Monitoring and Reporting Program (MMRP): 
 
MM AQ-1:  Fleet Modernization for Construction Equipment:  Prior to issuance 

of any Grading Permit, the City Engineer and the Chief Building Official shall 
confirm that the Grading Plan, Building Plans, and specifications stipulate 
that the construction contractor shall ensure that all off-road equipment with 
a horsepower greater than 50 horsepower (HP) be required to have USEPA 
certified Tier 4 interim engines or engines that are certified to meet or 
exceed the NOx emission ratings for USEPA Tier 4 engines.  Any emissions 
control device used by the contractor shall achieve emissions reductions 
that are no less than what could be achieved by a Level 4 diesel emissions 
control strategy for a similarly sized engine, as defined by CARB 



regulations.  During construction, the construction contractor shall maintain 
a list of all operating equipment in use on the project site for verification by 
the City’s Building and Safety Division.  The construction equipment list 
shall state the makes, models, and numbers of construction equipment on-
site.  Equipment shall be properly serviced and maintained in accordance 
with the manufacturer’s recommendations.  Construction contractors shall 
also ensure that all nonessential idling of construction equipment is 
restricted to five minutes or less in compliance with California Air Resources 
Board’s Rule 2449.  These activities shall be verified by the Building and 
Safety  

 Division during construction. 
 
MM AQ-2: Use of Low-VOC Coatings and Paints:  Prior to issuance of any 

Grading Permit, the City Engineer and the Chief Building Official shall 
confirm that the construction plans and specifications stipulate that all 
architectural coatings shall meet a volatile organic compound (VOC) 
content of 50 grams per liter (g/L) or less for interior coating and 100 g/L or 
less for exterior coatings.  Use of low-VOC paints shall be verified by the 
Building and Safety Division during construction. However, if the project is 
phased such that less square footage is coated on a daily basis, then 
coatings with higher VOC levels may be used over a longer period of time 
subject to AQMD standards.  

 
         MM BIO-1: Protection of Marine Mammals During Construction:  Pile-driving 
 could result in Level B harassment that leads to avoidance behavior by 
 marine mammals.  Therefore, a Level B (harassment) safety zone 
 shall be established around the pile-driving site and monitored for 
 marine mammals as shown in Table MM BIO-1 below.  The Level B 
 radius is based on the estimated safe distance for installation of piles 
 proposed for use in the project and is adequate to ensure that 
 pinnipeds would not be exposed to Level B harassment sound levels.  
 The safety zone varies by pile size and hammer type.  Because the 
 noise levels anticipated under this analysis are based on measured 
 values from multiple different projects, the protective buffer has been 
 increased by 20 percent to address inherent variability.  The buffers 
 are to be applied using direct straight line exposure thus barriers that 
 create an acoustic shadow (e.g., a jetty or breakwater) separating the 
 noise generation from mammal receptors would eliminate the buffer 
 requirement. The pile-driving site will move with each new pile; 
 therefore, the safety zones shall move accordingly.  Prior to 
 commencement of pile-driving, a qualified marine mammal observer 
 on shore or by boat shall survey the safety zone to ensure that no 
 marine mammals are seen within the safety zone before pile-driving of 
 a pile segment begins.  If a marine mammal is observed within the 
 safety zone during pile-driving operations, pile driving shall be delayed 
 until the marine mammal moves out of the safety zone. 



   
 
 

Table MM BIO-1: Pile Driving Safety Zone Buffer By Pile Type and Pile Driving Method 

Project Element 
Pile Type 

Pile Driving Methods 
Level B 
(160 dBRMS) Distance 
(meters) 

Level B 
Buffer 
(160 dBRMS) Distance 
(meters) + 20 Percent 

Horseshoe Pier: 18-inch 
steel piles 

Vibratory hammer >12 and <16 63 ft (19 m) 

Pedestrian/Bicycle 
Bridge: 14-18-inch steel 
piles 

Vibratory hammer >3 and <16 63 ft (19 m) 

Sportfishing Pier: 11-14-
inch wood or concrete 
piles 

Impact hammer 10 meters 39 ft (12 m) 

Small Craft Boat Launch 
Ramp: >18-inch concrete 
pile 

Impact hammer >14 meters 55 ft (17 m) 

Marina Reconstruction: 
16-inch concrete pile 

Impact hammer 13-18 meters 71 ft (22 m) 

dBRMS  - decibels Root Mean Square 
ft – feet 
m - meters 

 
 If a marine mammal remains within the zone for at least 15 minutes 
 before pile-driving commences then pile-driving may commence with a 
 “soft start” to warn mobile aquatic species to leave the area. If marine 
 mammals enter the safety zone after pile driving of a segment has 
 begun, pile driving will continue.  The qualified marine mammal 
 observer shall monitor and record the species and number of 
 individuals observed, and make note of their behavior patterns.  If the 
 animal appears  distressed, and if it is operationally safe to do so, pile-
 driving shall cease until the animal leaves the area.  Prior to the 
 initiation of each new pile-driving episode, the area will again be 
 thoroughly surveyed by the qualified marine mammal observer. 

 
MM BIO-2: California Grunion:  Horseshoe Pier construction that could disturb the 

sandy beach under the pier structure shall be scheduled outside of the 
grunion spawning season (March to August), unless the applicant fulfills the 
following procedures:  If construction overlaps the grunion spawning 
season, grunion monitoring shall be conducted prior to any sandy beach-
disturbing activity (check California Department of Fish and Wildlife [CDFW] 
website for spawning events as spawning events occur bi-weekly).  If no 
grunion are observed, construction may proceed.  If spawning occurs within 
the work area and is of a Walker Scale1 2 or higher, work shall not be 
performed if it would disrupt the high spawning beach used by grunion.  
Work shall be deferred until after the next spring tide series when eggs 
would be expected to hatch and larval fish would return to the water.  
However, construction can continue where work would not overlap with 
grunion spawning locations. 

 
 



MM BIO-4: Fill in Waters of the U.S.:  The applicant shall comply with U.S. Army 
Corps of Engineers (USACE) Clean Water Act and Rivers and Harbors Act 
permitting requirements.  Prior to issuance of construction permits for the 
in-water elements of the proposed project, the applicant shall demonstrate 
that any required permits such as Clean Water Act Section 404 permit, 
Section 401 Water Quality Certification, and/or Rivers and Harbors Act 
Section 10 permit have been obtained.  If it is determined that fill of waters 
of the United States would result from implementation of the proposed 
project, authorization for such fill shall be secured through the Section 404 
and/or Section 10 permitting process.  The net amount of Waters of the 
United States that would be removed during project implementation shall 
quantified and replaced or rehabilitated in accordance with the USACE 
mitigation guidelines.  If required in compliance with permit requirements, 
mitigation shall be implemented that includes one of the following: 
avoidance, impact minimization, and/or compensatory mitigation.  Subject 
to agency coordination and permit requirements, compensatory mitigation 
may consist of (a) the enhancement of marine habitat associated with the 
opening of Seaside Lagoon to the waters of King Harbor or other marine 
resource restoration, establishment, enhancement, and/or preservation 
activity within King Harbor or elsewhere Santa Monica Bay; (b) obtaining 
credits from a mitigation bank; and/or (c) making a payment to an in-lieu fee 
program that will conduct wetland, marine, or other aquatic resource 
restoration, creation, enhancement, or preservation activities. Any required 
compensatory mitigation or other mitigation shall be implemented as set 
forth in the permits. 

 
         MM CUL-1: Recordation:  Prior to the issuance of any project related demolition 
 or grading permits, the applicant shall prepare comprehensive 
 documentation of the property, including all features previously 
 identified as contributive to its historic character.  The documentation 
 shall be consistent with the requirements of Historic American Building 
 Survey/Historic American Engineering Record/Historic American 
 Landscape Survey (HABS/HAER/HALS) Level II, and shall conform 
 with the applicable standards described in the Secretary of the 
 Interior’s Standards and Guidelines for Architectural and Engineering 
 Documentation. HABS/HAER/HALS Level II documentation typically  
 includes a written historical report accompanying photocopies of any 
 existing architectural drawings and a set of large format (minimum 4” x 
 5” neg.) archival quality black and white photographs. The original 
 documentation package shall be submitted to the City of Redondo 
 Beach Community Development Department and Historical 
 Commission for review.  The approved documentation package shall 
 be submitted to the Community Development Department and City’s 
 Historical Commission for curation, with copies distributed to the 
 Redondo Beach Public Library and the Redondo Beach Historical 
 Society Museum, where they shall be accessible to the public. 



MM CUL-2: Interpretive Program:  An interpretive program shall be developed 
to include an internet website that shall be of educational benefit to the 
public and illustrate the history and historic architecture of the historical 
resource through photographs, video, and oral history interviews collected 
from persons familiar with the history and historic functioning of the 
property.  Additionally, a permanent, on-site interpretive facility presenting 
the history of the property and incorporating HABS/HAER documentation, 
historical images, and salvaged elements of the historic property shall be 
created.  The interpretive program shall be coordinated with the City of 
Redondo Beach Community Development Department, in coordination with 
the City’s Historical Commission, and other agencies and organizations, as 
appropriate.  Integration of the interpretive program with existing programs, 
such as the Paths of History marker program, and the Redondo Beach 
Historical Society website is acceptable. 

 
MM CUL-3: Protection of the Monstad Pier During Construction:  Prior to the 

issuance of demolition permits associated with the Horseshoe (Municipal) 
Pier element of the project, construction documents shall be reviewed and 
approved by a qualified preservation professional to ensure that the 
important historic character defining elements of the Monstad Pier are 
maintained.  To ensure that the Monstad Pier is not inadvertently damaged 
during construction, plans and specifications shall incorporate measures 
consistent with National Park Service guidance for temporary protection of 
historic structures (“Temporary Protection No. 3: Protecting a Historic 
Structure during Adjacent Construction.” National Park Service, Technical 
Preservation Services, Washington, D.C., 2001).  These plans shall also be 
submitted to, and reviewed by, the City’s Historical Commission, pursuant 
to Redondo Beach Municipal Code Section 10-4.501. 

 
MM CUL-4: Phase I Archaeological Work:  A Phase I archaeological evaluation 

shall be conducted in association with excavation activities (either prior to 
or during excavation) of the northeast and southern edges of the project site 
as shown on Figure 3.4-5 Phase I Archaeological Mitigation Area of the 
Waterfront Draft EIR.  The Phase I archaeological evaluation shall be 
conducted with a backhoe, two supervising archaeologists, and a Native 
American monitor.  The archaeologist in charge shall meet or exceed the 
qualifications set by the Secretary of the Interior’s Standards and Guidelines 
as published in the Code of Federal Regulations, 36 CFR Part 61.  If 
resources are determined to be present, then an evaluation of their 
significance would be undertaken, and if feasible, the archaeological 
resources shall be preserved in place.  If preservation in place is infeasible, 
a Data Recovery Plan shall be prepared and implemented that includes, 
treatment, recordation and/or curation consistent with the Secretary of the 
Interior’s Standards and Guidelines for Archaeology and Historic 
Preservation.  Once a decision has been made to recover archeological 
information through the naturally destructive methods of excavation, a 



research design and data recovery plan based on firm background data, 
sound planning, and accepted archeological methods should be formulated 
and implemented.  Data recovery and analysis should be accomplished in 
a thorough, efficient manner, using the most cost- effective techniques 
practicable.  A responsible archeological data recovery plan should provide 
for reporting and dissemination of results, as well as interpretation of what 
has been learned so that it is understandable and accessible to the public.  
The data recovery plan shall be grounded in and related to the priorities 
established by the local historic preservation commission plans and the 
needs of other City Departments (such as the Waterfront and Economic 
Development Department).  Appropriate arrangements for curation of 
archeological materials and records shall be made. 

 

            MM CUL-5: Potential to Encounter Unknown Paleontological Resources:  
 Prior to excavation activities, a qualified paleontologist (i.e., a 
 paleontologist with an M.S. or Ph.D. degree in paleontology or geology 
 and be familiar with paleontologic salvage or mitigation procedures 
 and techniques) shall examine final design construction plans and 
 bore logs of the project site to determine if potentially fossiliferous 
 strata underlying the site would be encountered by excavation and, if 
 so, what level of paleontologic monitoring should be implemented 
 during excavation.  If it is determined that such strata would be 
 encountered by excavation, the paleontologist shall develop a written 
 storage agreement with a recognized museum repository such as the 
 Natural History Museum of Los Angeles County (LACM) regarding the 
 permanent storage and maintenance of any remains that might be 
 recovered as a result of implementing these mitigation measures.  If 
 warranted, the paleontologist shall be present at a preconstruction 
 meeting to consult with appropriate City of Redondo Beach and 
 Construction Contractor staff.  During the meeting, the paleontologist 
 shall conduct an employee environmental awareness training session 
 for all personnel who will be involved with excavation.  If it is 
 determined that monitoring is necessary, a paleontologic monitor shall 
 be on site to inspect new exposures created by excavation once that 
 earth-moving activity has reached a depth of five feet below the 
 current ground surface in areas underlain by Holocene beach 
 sediments, but at any depth when excavation involves lagoonal 
 deposits or Pleistocene marine deposits.  Monitoring will allow for the 
 recovery of fossil remains that might be uncovered by excavation.   

 If fossil remains are discovered, the monitor will recover them and record 
associated specimen and locality data. If necessary, excavation at the fossil 
locality will be halted or diverted temporarily around the locality until the 
remains have been recovered. The paleontologic monitor will be equipped 
to allow for the timely recovery of such remains. If necessary to reduce the 
potential for a delay of excavation, additional personnel will be assigned to 
the recovery of an unusually large or productive fossil occurrence. Following 



the discovery of the remains, monitoring will be raised to full time when 
excavation involves the fossil-bearing unit and full-time monitoring is not 
already in effect. On the other hand, if too few or no fossil remains have 
been found once 50 percent of the area comprising a particular rock unit 
has been excavated, the Principal Paleontologist can recommend that 
monitoring be reduced.  Recovered fossil remains will be prepared to the 
point of identification, identified to the lowest taxonomic level possible by 
knowledgeable paleontologists, and curated and cataloged in compliance 
with designated museum repository requirements.  All curation is assumed 
to meet the standards identified in 36 CFR 79.9, and specifically set forth 
by the Department of Interior - Museum Property Handbook, DM 411, which 
is the standards that must be meet for facilities that house federally owned 
museum collections.  The entire fossil collection (along with associated 
specimen data and corresponding geologic and geographic locality data 
and copies of pertinent field notes, photos, and maps) will be transferred to 
the repository for permanent storage and maintenance. Associated 
specimen data and corresponding geologic and geographic locality data will 
be archived at the repository and, along with the fossil specimens, will be 
made available to paleontologists for future study. A final report of findings 
that summarizes the results of the work conducted under these mitigation 
measures will be prepared by the Principal Paleontologist and submitted to 
the City of Redondo Beach. A copy of the report will be filed at the museum 
repository. Submission of the report will signify completion of the mitigation 
program. 

 
MM HWQ-1: Tsunami/Seiche Awareness Notification Program: The following 

shall be implemented on-site to reduce risks associated with tsunami: 1) 
Signage shall be provided throughout the project area, showing the 
designated tsunami emergency evacuation route; 2) A public address 
system audible at both northern and southern locations of the site shall be 
installed and used to inform the public of evacuation order or emergency 
procedures in the event a tsunami warning or alert is issued.  Contact 
information for the on-site management office with access to the public 
address system shall be provided to the Redondo Beach Fire Department 
and provided for inclusion in City tsunami preparation/emergency response 
procedure manuals; 3) A tsunami evacuation map and a copy of any City 
tsunami preparation/emergency response procedure manuals shall be kept 
in the on-site management office at all times; 4) Tsunami preparedness 
training shall be provided to on-site security personnel; and 5) Additional 
information, such as brochures and signage, promoting tsunami awareness 
and providing the website to the City’s emergency preparedness website 
shall also be made available at the project site. 

 
MM HWQ-2: Wave Uprush Protection:  A four-foot high recurved splash wall 

shall be placed within the existing revetment at the seaward edge of the 
boardwalk to redirect up-rushed water back toward the ocean (as shown in 



Figure 3.8-16 of the Waterfront Draft EIR), or other wave uprush protection 
that prevents inundation from occurring at the buildings and pedestrian 
boardwalk located landward of the northern portion of the Horseshoe 
(Municipal) Pier (just to the north and south of Kincaid’s restaurant) shall be 
installed, subject to California Coastal Commission recommendations and 
approval, prior to certificates of occupancy for the buildings. The top of the 
splash wall shall be level with the finished grade of the boardwalk. 

 
MM HWQ-3: Sea Level Rise Adaption Plan:  The Applicant shall every 10 years 

from the first Certificate of Occupancy issued for the proposed project, 
review information from the National Oceanographic and Atmospheric 
Administration’s (NOAA) tide measurement at the Santa Monica tide gauge 
and the recorded sea level rise trend, as well as pertinent literature that 
updates the sea level rise trend, to determine if sea level rise at the project 
site is trending toward the high, mid-level or low projections recommended 
by the Californian Ocean Protection Council (COPC).  If the review of 
information shows that trend is consistent with the high projections of the 
COPC, then the Applicant shall design and implement a supplemental 
feature, such as a parapet adaptation to (and on top of) the proposed 
recurved splash wall or a raised splash wall to respond to sea level rise 
under the high projection trend (see Figure 3.8-17 of the Waterfront Draft 
EIR).  If the future sea level rise shows an accelerating trend, the 
construction of such adaptations may then be implemented at an 
appropriate time in the future. 

 
        MM NOI-1: Pile Driving Vibration:  Prior to approval of grading plans and/or prior 
 to issuance of demolition, grading and building permits for construction 
 activities involving the use of pile drivers (impact) within 55 feet of non-
 engineered timber and masonry structures/buildings or within 30 feet 
 of structures/buildings constructed of reinforced-concrete, steel, or 
 timber, and to the satisfaction of the City of Redondo Beach Building 
 and Safety Division, the project applicant shall retain a Professional 
 Structural Engineer to perform the following tasks: Review the project 
 plans for demolition and construction; Investigate the area where pile 
 driving is proposed to occur, including geological testing, if required; 
 and Prepare and submit a report to the Director of Building and Safety 
 to include, but not be limited to, the following: Description of existing 
 conditions at the subject area; Vibration level limits based on building 
 conditions, soil conditions, and pile driving approach to ensure 
 vibration levels would be below 0.2 in/sec for non-engineered timber 
 and masonry buildings if nearby or 0.5 in/sec for structures or buildings 
 constructed of reinforced-concrete, steel, or timber if nearby; and 
 Specific measures to be taken during pile driving to ensure the 
 specified vibration level limits are not exceeded. 

 



MM NOI-2: Equipment Mufflers:  During all project construction, all construction 
equipment, fixed or mobile, shall be operated with closed engine doors, if 
so equipped, and shall include properly operating and maintained 
residential-grade mufflers consistent with manufacturers’ standards. 

 
MM NOI-3: Stationary Equipment: Stationary construction equipment (fixed 

equipment such as compressors, generator, fans, as well as idling vehicles, 
etc.) operating in proximity to noise sensitive receptors (i.e., residential 
structures) shall be placed a minimum of 50 feet away from such receptors 
so that emitted noise is naturally dissipated from the receptors. 

 
MM NOI-4: Equipment Staging Areas:  Equipment staging shall be located in 

areas that are shielded from and/or set back noise sensitive receptors, with 
a minimum of 50 feet separation between the sensitive receptor and the 
nearest edge of the staging area. 

 
MM NOI-5: Electrically-Powered Tools and Facilities:  Where available, 

electrical power from a grid connection shall be used to run air compressors 
and similar power tools and to power any temporary equipment. 

 
MM NOI-6: Sound Barriers:  Temporary sound barriers shall be installed and 

maintained by the construction contractor between the construction site and 
the residences to the east as needed during construction phases with high 
noise levels.  Temporary sound barriers shall consist of either sound 
blankets capable of blocking approximately 20 A-weighted decibels (dBA) 
of construction noise or other sound barriers/techniques such as acoustic 
padding or acoustic walls placed near the existing residential buildings to 
the east 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 immediately adjacent sensitive 
land uses is blocked. 

 
MM TRA-1: Valley Drive/Francisca Avenue & Herondo Street (Intersection 6) 

– City of Hermosa Beach:  A traffic signal would be installed at this 
intersection for which the project Applicant would provide fair share funding.   

 
MM TRA-2: Pacific Coast Highway & Herondo/Anita Street (Intersection 7):  

An additional westbound and eastbound through lane would be added.  For 
the westbound approach, the center-raised median would be narrowed or 
eliminated.  The two westbound left turn lanes would be shifted to the south 
to accommodate the additional westbound through lane.  An additional 
westbound receiving lane would be added extending for a minimum of half 
a block length to the west of Intersection 7.  The additional eastbound 
through lane would need to extend for a minimum of half the block length to 
the west of Intersection 7.  The on-street angled parking on Herondo Street 
conflicts with the additional eastbound and westbound lane, and will require 



their removal.  Parking will be replaced at 1:1 ratio to the satisfaction of the 
City Engineer.  In addition, the on-street bike lanes would be shifted from 
their current location, but can be accommodated with the addition of the two 
through lanes. 

 
MM TRA-3: Pacific Coast Highway & Catalina Avenue (Intersection 10):  One 

additional eastbound left turn lane would be added to provide two left turn 
lanes onto Pacific Coast Highway northbound.  The intersection would also 
be restriped to provide one shared left-right lane, for a total of three lanes 
on the eastbound approach.   

 
MM TRA-4: Pacific Coast Highway & Beryl Street (Intersection 19):  Add a 

southbound dedicated right-turn lane.  This additional lane would encroach 
into the existing sidewalk right-of-way of the Gertruda Avenue cul-de-sac, 
and require the removal of mature trees that line the western side of the 
street.  The sidewalk would need to be reconstructed to the west of its 
current location, which would narrow the end of the cul-de-sac. 

 
MM TRA-5: Pacific Coast Highway & Torrance Boulevard Avenue 

(Intersection 26):  A northbound and an eastbound right-turn lane would 
be added at this intersection to mitigate the project's impact.  The 
northbound right-turn lane is an approved project identified as mitigation 
from a prior project in the City, and therefore, the Applicant would provide a 
fair share contribution for these improvements.  The eastbound right-turn 
lane would be fully-funded by the proposed project.  The eastbound right-
turn lane can be accommodated through restriping the outer eastbound lane 
on Torrance Boulevard, which measures 24 feet. 

 
MM TRA-6: Pacific Coast Highway & Palos Verdes Drive (Intersection 36):  

Add a southbound right-turn lane.  The project Applicant shall provide a fair 
share percentage of contribution to this mitigation measure along with other 
development projects that would impact this intersection. 

 
MM TRA-7: Boat Launch Ramp/Personal Recreational Watercraft Interface 

Management:  In conjunction with the design and construction of the 
proposed boat launch ramp and associated breakwater, buoys with signage 
shall be placed to delineate, and segregate, waterside boat lanes and 
personal recreational watercraft lanes.  Patrol and monitoring of King 
Harbor’s water use and traffic activity will include the boat launch area, 
especially during peak use periods, consistent with the Harbor Patrol’s 
mission to support public use and sharing of the harbor resource as safely 
as possible.  Additionally, leases with tenants within the project site 
associated with the rental of paddle boards, kayaks, and peddle boats will 
be required to maintain records that the renters of this equipment have been 
instructed on safety and waterside signage. The City is the Responsible 



Agency and mitigation shall be implemented upon completion of the boat 
launch ramp.  

 
24. That the applicant shall be required to adhere to the adopted (Revised) Mitigation 

Monitoring and Reporting Program prepared in conjunction with the approved Final 
Environmental Impact Report (SCH# 2014061071 / File No. 2014-04-EIR-001).  
Compliance monitoring shall be as specified in the MMRP.  

 
25.     That the applicant shall comply with the following conditions of approval identified         

 in the Final EIR:  
 
COA AES-1: Lighting - Lighting at the project site would consist of various types 
of light sources, including light emitting diodes (LEDs), aimed or shielded in such 
a manner as to limit light trespass, direct the visual impact of the display to the 
appropriate audience, and direct light away from adjacent residential premises.  
The lighting and signage plans associated with the proposed project shall be 
subject to review and approval through the City’s Harbor Commission Design 
Review process. 
 
COA AES-2: Glare All buildings, parking structures, and signage within the project 
site shall would be prohibited from using large expanses of reflective materials 
such as mirrored glass in exterior façades.  Buildings and structure façades shall 
primarily make use of textured and other non-reflective materials, such as, but not 
limited to wood, cement, plaster, brick, concrete, non-polished metal and non-
mirrored glass. In addition, methods such as screening and architectural design 
shall be incorporated into the new parking structures to prevent automobile 
headlights from shining directly into adjacent light-sensitive uses (e.g., hotels and 
residential uses). The architectural design and plans for the proposed project, 
which include the materials and textures proposed for the buildings and structures, 
shall be subject to review and approval through the City’s Harbor Commission 
Design Review process. 
 
COA BIO-1: California Least Tern If the construction schedule overlaps with the 
California least tern breeding season of April 1 – September 15, a qualified 
biologist shall conduct monitoring prior to the initial start of construction within 500 
feet of in-water construction activities. (“in water work area”).  The contractor shall 
delay commencing work if terns are actively foraging (e.g. searching and diving) 
within the in-water work area.  If no least terns are actively foraging within 500 feet 
of in-water construction activities, construction can commence.  Monitoring shall 
continue a minimum of one-hour twice a week during in-water project activities 
during the breeding season (April 1 – September 15).  In-water construction will be 
halted if least terns are actively foraging within 500 feet of the in-water construction 
area, and can resume when least terns have left the area within 500 feet of in-
water construction. 
 



COA BIO-2: Permit Compliance In compliance with the Clean Water Act, it is 
anticipated that a Section 404 permit would be required for project activities, 
including placement of permanent fill in jurisdictional waters.  A Section 401 Water 
Quality Certification would also be required.  In compliance with the Rivers and 
Harbors Act, a Section 10 permit would be required for “all work, including 
structures, seaward of the annual high water line in navigable waters of the United 
States”.  Compliance with these permits may include best management practices 
and construction measures to control turbidity in the water column adjacent to in-
water work.  The Water Quality Certification would contain water quality monitoring 
requirements for dissolved oxygen, light transmittance (turbidity), pH, and 
suspended solids at varying distances from the dredging operations.  The permit 
would also include corrective actions in the unlikely event that construction 
exceeds any of the monitoring levels, which include silt curtains, which would be 
implemented if the monitoring data indicate that water quality conditions outside of 
the mixing zone exceed the permit-specified limits. 
 
COA BIO-3: Marine Mammal Management Program While impacts are less than 
significant without mitigation, the City is proposing the following Condition of 
Approval as part of its Conditional Use Permit procedures: The City of Redondo 
Beach shall prepare and initiate implementation of a marine mammal management 
program prior to the opening of Seaside Lagoon to harbor waters as recommended 
below to deter pinnipeds from establishing a regular presence in the lagoon or 
immediate vicinity.  The marine mammal management program shall include the 
following: 1) A formal determination must be made that marine mammals in 
Redondo Beach threaten public health and welfare, and public and private 
property.  Apply accepted standards and practices for addressing public health, 
welfare, and nuisances; 2) Determine that under section 109(h)(1)(B) of the Marine 
Mammal Act the City has the authority to take marine mammals for the purpose of 
protection of public health and welfare; 3) Designate a chain of authority within the 
City for the implementation of marine mammal deterrents, including providing 
department director level controls on program implementation; 4) Establish marine 
mammal controls including, but not limited to: a. Eliminate pinniped haul-outs on 
public and private structures and vessels within King Harbor, except as 
designated; b. Reduce or eliminate existing colonial haul-outs inside King Harbor; 
c. Prevent the development of new colonial haul-outs or seal nursery aggregations 
on public beaches, structures or jetties of existing King Harbor facilities or harbor 
revitalization project facilities; d. Design revitalization facilities and uses in a 
manner that minimizes promotion of pinniped use, including: i. Avoiding 
development of areas isolated from public access that support flat surface near the 
water’s edge; ii. designing public outreach signage regarding marine mammal 
hazards, not feeding animals or having close interactions, and the presence of a 
formal deterrent program; iii. adoption of stringent and enforceable policies on 
discharges of fish and food wastes in and around the water, feeding animals, and 
enticing sea lions and seals; 5) Implement a non-lethal marine mammal 
management program under the following scenarios: a. a normal year, b. an 
abnormal year (with abnormally high number of starving or sick  pinnipeds), c. 



stranding protocol that addresses both healthy and sick/injured animals and 
provides contact information for marine mammal rescue organizations and the 
National Marine Fisheries Service (NMFS) Southwest Region Marine Mammal 
Stranding Network. The City shall implement a public education campaign that 
may include the following: 1) Develop and distribute signage and flyers designed 
to educate the public on elements of the program;  2) Assign an information officer 
to talk to the public, where deterrents are implemented, for a period of time until 
public interest dies down; and  3) Have animal control staff implementing the 
program wear official City attire and incorporate an informational web-site address 
on shirts where the public may garner additional information on the program.   
 
COA BIO-4: Eelgrass. Prior to any in-water construction, the project area would 
be surveyed per the Southern California Eelgrass Mitigation Policy (SCEMP).  The 
SCEMP is administered by the U.S. Fish and Wildlife Service, National Marine 
Fisheries Service (NMFS), and California Department of Fish and Wildlife in order 
to determine impacts to eelgrass resources.  In accordance with the requirements 
of the SCEMP, a pre-construction eelgrass survey shall be completed by a 
qualified biologist within 60 days prior to initiation of demolition or construction 
activities at the site.  This survey shall include both area and density 
characterization of the beds.  A post-construction survey shall be performed by a 
qualified biologist within 30 days following project completion to quantify any 
unanticipated losses to eelgrass habitat. Impacts shall then be determined from a 
comparison of pre- and post-construction survey results. Impacts to eelgrass, if 
any, would require mitigation as defined in the SCEMP.  If required following the 
post-construction survey, a mitigation planting plan shall be developed, approved 
by NMFS, and implemented to offset losses to eelgrass. 
 
COA BIO-5: Caulerpa. Prior to initiation of any permitted disturbing activity, a pre-
construction survey of the project area shall be conducted to determine the 
presence or absence of Caulerpa.  Per the National Marine Fisheries Service’s 
(NMFS’) Caulerpa Control Protocol, this survey shall be conducted at a 
Surveillance Level, since Caulerpa has not been detected in King Harbor.  Survey 
work shall be completed no earlier than 90 days prior to the disturbing activity and 
no later than 30 days prior to the disturbing activity and shall be completed, to the 
extent feasible, during the high growth period of March 1 – October 31.  If detected, 
NMFS and California Department of Fish and Wildlife will be notified within 24 
hours of completion of the survey. 
 
COA BIO-6: Compliance with NMFS Guidelines for Overwater Structures The 
proposed project shall comply with National Marine Fisheries Service (NMFS) 
guidelines for overwater structures and Essential Fish Habitat (EFH).  The City will 
cooperate in any consultation process with NMFS regarding impacts to EFH; 
consultation would be conducted prior to implementation of the proposed project. 
 
COA GEO-1: Geotechnical Report Per the Seismic Hazard Mapping Act. 



As required by the Seismic Hazard Mapping Act of 1990 (Public Resources Code 
Section 2697[a]), the City shall require, prior to the approval of a project located in 
a seismic hazard zone, a geotechnical report defining and delineating any seismic 
hazard.  Because a majority of the proposed project is within a liquefaction zone, 
a geotechnical report or reports prepared in accordance with the Act would be 
prepared and submitted to the City’s Building and Safety Division prior to 
implementation of the project. 
 
COA GEO-2: Seismic Design and Engineering Criteria. The proposed project 
would be designed and constructed in accordance with California Building Code 
provisions associated with seismic design and engineering criteria (including 
recommendations in geotechnical reports prepared as part of the design process) 
to minimize potential risks to people and buildings/structures in the event of 
seismically-induced geological hazards (including liquefaction).  This includes 
requirements for construction, grading, excavations, use of fill, and foundation 
work (including type of foundation and/or soil improvement requirements), 
including type of materials, design, procedures, etc.  Such design and construction 
practices would include, but not be limited to, completion of site-specific 
geotechnical investigations regarding construction and foundation engineering.  
The design would incorporate measures pertaining to temporary construction 
conditions as well as long-term operational conditions specific to the project site. 
 
COA GEO-3: Final Geotechnical Report Review and Approval. 
The final geotechnical report(s) shall be reviewed by the City’s Building and Safety 
Division for findings and recommendations, and the City shall approve the final 
project plans once satisfied that all appropriate site-specific design criteria and 
geotechnical recommendations, including any additional recommendations that 
come out of this review, have been applied to the implementation of the project 
through the project plans.  The applicant is required to comply with the 
recommendations contained in the geotechnical report. 
 
COA HAZ-1: Contamination Contingency Plan If soil and/or buried debris is 
encountered during excavation or grading that is suspected to be contaminated 
(i.e., is observed by sight, smell, or instrument such as a photoionization detector 
[PID] meter if in use), work in the area of potential contamination shall be 
temporarily halted and redirected around the area until the appropriate evaluation 
and follow-up measures are implemented.  The potential contamination would be 
evaluated by a qualified environmental professional using appropriate evaluation 
practices and, if necessary, sampling and analysis techniques as determined by 
the environmental professional based on the nature of the find.  The nature and 
extent of contamination shall be determined and the appropriate handling, disposal 
and/or treatment shall be implemented (i.e., excavated/disposed of, treated in-situ 
[in-place], or otherwise managed) in accordance with applicable regulatory 
requirements, such as those associated with, but not limited to, the RBFD, LACFD, 
LARWQCB, CalEPA, DTSC, and/or SCAQMD, as appropriate. 
 



COA NOI-1: Parking Area/Structure Design.  Parking areas and structures 
proposed in proximity to noise sensitive uses, specifically the residential and hotel 
uses to the east of the project site and the boat slips (allowing liveaboards) in Basin 
2 to the north of the project site, shall be designed to include buffers and/or 
shielding by walls, fences, or adequate landscaping to reduce noise exposure to 
nearby noise sensitive receptors.  Additionally, design measures for parking 
structures near noise sensitive uses shall include: the use of materials that reduce 
sound transmission; the configuration of interior spaces to minimize sound 
amplification and transmission; or other suitable and appropriate means to reduce 
noise exposure to nearby noise sensitive receptors. 
 
COA REC-1: Temporary Hand Launch and Dinghy Dock The City would secure 
for temporary use a nearby location for use as a hand launch and dinghy dock 
during the construction of the proposed project.  Possible nearby locations include: 
fuel dock at Portofino; Mole B (Outriggers’ launch); and, King Harbor Yacht Club. 
 
COA REC-2: Redondo Beach Marina in Basin 3 Slip Transition/Temporary 
Relocation Plan A slip transition and/or temporary relocation plan would be 
established for vessels located with the Redondo Beach Marina/Basin 3 similar to 
the temporary relocation plan established for Portofino Marina (located within King 
Harbor to the north of the project site).  The temporary transition/relocation plan is 
intended to provide temporary slips for displaced vessels during the 
reconstruction/redevelopment of the Redondo Beach Marina.  The plan would 
include notifying tenants in advance of construction, finding temporary locations 
elsewhere in King Harbor for displaced vessels prior to the start of construction, 
and phasing construction to minimize the disruption to the degree feasible, 
including minimizing the number of times that vessels must be moved over the 
course of the construction.  The transition/relocation plan would include measures 
to provide for continued operation of visitor-serving vessels (e.g., charter fishing 
operations, whale watching, glass bottom tours, harbor tours, etc.), such as use of 
transient moorings within the harbor and operating from other marinas within King 
Harbor.  The temporary locations identified in the relocation plan would take into 
account the adequacy of the replacement locations, to ensure that adequate space 
and amenities (e.g., parking spaces) are available to accommodate the relocated 
uses and so as not to disrupt existing uses or result in substantial physical 
deterioration of the temporary location. 
 
COA TRA-1: Construction Traffic:  The following conditions are recommended: 
• A flagman shall be placed at the truck entry and exit from the Project site • To the 
extent feasible, deliveries and pick-ups of construction materials shall be 
scheduled during non-peak travel periods to the degree possible and coordinated 
to reduce the potential of trucks waiting to load or unload for protracted periods of 
time. • Access shall remain unobstructed for land uses in proximity to the Project 
site during project construction. • Minimize lane and sidewalk closures to the extent 
feasible.  In the event of a temporary lane or sidewalk closure, a worksite traffic 
control plan, approved by the City of Redondo Beach, shall be implemented to 



route traffic, pedestrians, or bicyclists around any such lane or sidewalk closures. 
• A Construction Management Plan shall be developed by the contractor and 
approved by the City of Redondo Beach.  In addition to the measures identified 
above, a Construction Management Plan shall include the following: • Schedule 
vehicle movements to ensure that there are no vehicles waiting off-site and 
impeding public traffic flow on the surrounding streets. • Establish requirements for 
the loading, unloading, and storage of materials on the Project site. • Coordinate 
with the City and emergency service providers to ensure adequate access is 
maintained to the Project site and neighboring businesses. 
 
COA TRA-2:  Promote Alternative Transportation Modes for Employees and 
Patrons With the objective to support trip and emission reduction goals, the project 
applicant shall encourage employees and patrons to use existing bus service, 
pedestrian and bicycle connectivity to and through the site, which would decrease 
the number of vehicle trips.  In addition, TDM measures that could further reduce 
trips could include: Shuttles to/from the Metro Green Line Station; 
Shuttles to/from LAX for hotel guests; Transit pass subsidies, vanpool services, 
and other incentives to employees to reduce vehicle trips. 
 

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

27. That all on-site litter and debris shall be collected daily during construction. 
 

28. That 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 unless for unique and exceptional reasons the 
applicant obtains an After Hours Permit from the Community Development 
Department Building Division. 
 

29. That Material storage on public streets shall not exceed 48 hours per load. 
 

30. That 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. 
 

31. That barriers shall be erected to protect the public where streets and/or sidewalks 
are damaged or removed.  
 

32.  That streets and sidewalks adjacent to job sites shall be clean and free of debris. 
 

33. That there shall be no outdoor amplified music before 8 a.m. or after 10 p.m. 
without administrative review and approvals from the City.  
 



34. That retail, restaurant, and theater uses shall be open no earlier than 5:00 a.m. 
and shall be closed by 2:00 a.m., seven (7) days a week. Office, parking structure, 
and hotel uses may be operational for 24 hours a day, seven (7) days a week. 
 

35. That this Master Conditional Use Permit shall permit the overall occupancy of the 
project with the following uses: commercial office, hotel, theater, restaurant, retail, 
and recreational uses. That the maximum allowable percentage of each use in 
relationship to the total overall project square footage of 523,939 shall be 35 
percent restaurant, 24 percent hotel, 20 percent retail, 12 percent office and 9 
percent specialty cinema.  Variations in these use percentage maximums may be 
approved by the Community Development Department provided that the overall 
trip generation and parking demand does not exceed that approved in conjunction 
with this Conditional Use Permit.  The Waterfront and Economic Development and 
Community Development Departments shall monitor compliance with this 
condition. 
 

36. Any proposed future use not conforming to the conditions specified in this Master 
Conditional Use Permit shall require consideration of an amendment to this permit 
for the specific limited exception to the conditions contained herein. 
 

37. That the applicant shall comply with the following Coastal Land Use Plan policy:  
Lower cost visitor accommodations shall be protected, encouraged, and where 
feasible, provided.  In the Coastal Zone when demolition of existing lower cost 
overnight visitor accommodations or when Hotels or Limited Use Overnight Visitor 
Accommodations are proposed that include high-cost overnight visitor 
accommodations, an in-lieu fee in an amount necessary to off-set the lack of the 
preferred lower cost facilities in Redondo Beach shall be imposed.  The fee shall 
be $30,000 per room that mitigation is required for, and the fee shall be adjusted 
annually to account for inflation according to increases in the Consumer Price 
Index U.S. City Average (based on a 2010 baseline).  The fee shall apply to 25% 
of the total number of proposed units that are high-cost overnight visitor 
accommodations or limited use overnight visitor accommodations. If as a part of a 
proposed development all units for which an in-lieu fee would be required are 
replaced by lower cost overnight visitor accommodations within the Coastal Zone 
of Redondo Beach, the in-lieu fee shall be waived.  
 

38. That a Final Basin 3 Marina Reconstruction Plan and Bridge Operations and 
Maintenance Plan shall be prepared and submitted to the Waterfront and 
Economic Development Department prior to issuance of building permits.  Said 
plan shall be reviewed and approved by the Waterfront and Economic 
Development Department, the Community Development Department and the Fire 
Department prior to commencement of construction and said plan shall be 
implemented following final inspection.   
 

39. That the bridge operations and maintenance plan shall (1) specify that the 
pedestrian bridge across the mouth of Basin 3 shall be operated in compliance 



with drawbridge operation regulations set forth in 33 CFR 117, which establishes 
drawbridge operational parameters for normal and emergency operations; and (2) 
include provisions for providing 24-hour vessel access to Basin 3.  This may 
include (but is not limited to) one or more of the following: 1) requiring staff trained 
to operate the bridge to be on-site at all times; 2) providing signage for boaters 
with a phone number to call to request the raising of the bridge outside of regular 
operating hours; or 3) closing the bridge to pedestrians and leaving it in an open 
position during late night/early morning hours.   
 

40. That in order to provide safe and convenient access to the new public beach at 
Seaside Lagoon for all users, a loading zone and/or other temporary parking to 
accommodate a minimum of three private vehicles shall be provided on the 
roadway east of Seaside Lagoon and remain available for temporary 
loading/unloading.  Said parking spaces/loading zone shall be restricted and 
operated as temporary loading and unloading spaces for users of the new beach 
and time limits may be adjusted as necessary to facilitate these operations. 
 

41.  That the applicant is to monitor the water quality at the new beach park (Seaside 
 Lagoon) including periodic water sampling and testing to verify compliance with 
 the standards set forth by the California Regional Water Quality Control Board and 
 all other regulatory requirements including those issued by the Department of 
 Health Services.  
 

42. That public lockable board storage racks, and bicycle racks shall be provided 
within the new beach park.  The final design, location and number of these facilities 
shall be approved by the Community Services Department and the Community 
Development Department prior to installation and said facilities shall be installed 
prior to final inspection. 
 

43. That Lifeguard services shall be provided by the City and/or the applicant for the 
new beach park (Seaside Lagoon) as necessary and appropriate.  
 

44. That the concession businesses located within the P-PRO zone shall be subject 
to a Concessionaire Agreement.  Said concessions shall be focused on providing 
products and services that enhance the recreation experience.  
 

45. That a Final Public Parking Structure Operations and Maintenance Plan shall be 
prepared and submitted to the Waterfront and Economic Development Department 
prior to issuance of permits. Said plan shall be reviewed and approved by the 
Waterfront and Economic Development Department prior to commencement of 
construction and said plan shall be implemented following final inspection.  The 
Plan shall generally provide that public parking be available 24 hours each day 
and that fees may be charged for parking and adjusted in accordance with Coastal 
Commission Guidelines.  The provision of valet service for the hotel shall be 
permitted.   
 



46. That off-site parking for employees and surplus or overflow parking is hereby 
authorized.  Plans for such parking shall be reviewed and approved by the Director 
of Public Works and the Community Development Director. 
 

47. That the applicant may enter into an agreement with the City of Redondo Beach 
to allow parking and vehicle code enforcement throughout some or all areas of the 
project.  Said agreement shall be subject to review of the City Manager, Chief of 
Police and City Council. 
 

48.  That Loading and delivery shall take place between the hours of 7:00 a.m. and 
 10:00 p.m., Monday through Sunday.  All trucks shall not be permitted to idle 
 engines or run refrigeration equipment while loading. Any deviations to these 
 delivery hours may be granted subject to administrative review.  Per Redondo 
 Beach Municipal Code Section 12-2.10, “[c]ommercial deliveries to any business 
 located in the Pier and Pier Plaza areas, if accessed from Torrance Boulevard, are 
 prohibited between the hours of 10:00 p.m. and 7:00 a.m. the following day, daily”. 

 
49. That Public Bus Stops, benches, trash cans, and recycling cans shall be provided 

in coordination with the Public Works and Community Services Departments. 
 

50. That a transport service be provided to Los Angeles International Airport and the 
Metro Green Line Station from the proposed hotel.  Said service shall be provided 
between the hours of 4:30 a.m. and 12:30 a.m. daily.  Guest transport service shall 
be available upon request of the hotel guests. 
 

51. That an electric or alternative fuel vehicle trolley between the Torrance Boulevard 
Circle and Portofino Way (or points further north if deemed feasible) is hereby 
authorized and may be provided.  Hours of operation and specific details of stops 
and routes shall be subject to approval of the Public Works Director and the 
Director of Community Services. 
 

52. That the reconnection of Pacific Avenue along the east side of the project shall be 
completed and open for public use prior to the issuance of the  Final Certificate of 
Occupancy of the Final Phase.   
 

53. That all uses proposing live entertainment shall be subject to the City’s 
Entertainment Permit requirements. 
 

54. That all businesses serving alcoholic beverages shall comply with all of the 
regulations of the Alcoholic Beverage Control Act and the regulations promulgated 
by the Alcoholic Beverage Control Board including, without limitation, the 
regulations set forth in 4Cal. Code of Regs. §§ 55, et seq. 
 

55. That all employees serving alcoholic beverages to patrons must complete a 
certified training program by the State Department of Alcoholic Beverage Control 



(ABC) for the responsible sales of alcohol. The training must be offered to new 
employees on not less than a quarterly basis. 
 

56. That the applicant shall encourage employees and patrons to use existing bus 
service, pedestrian and bicycle connectivity to and through the site, which would 
decrease the number of vehicle trips.  In addition, TDM measures that could further 
reduce trips could include: shuttles to/from the Metro Green Line Station, shuttles 
to/from LAX for hotel guests, and transit pass subsidies, vanpool services, and 
other incentives to employees to reduce vehicle trips. 
 

57. That the applicant/owner/operator/lessee of the proposed project and subject 
property shall comply with the requirements of Section 10-5.1900(h) of the City's 
Coastal Zoning Implementation Ordinance with respect to Tree Trimming within 
the Harbor/Pier Area which currently reads as follows: The trimming and/or 
removal of any trees that have been used for breeding and nesting by bird species 
listed pursuant to the federal or California Endangered Species Acts California bird 
species of special concern and wading birds, herons or egrets within the past five 
5 years as determined by a qualified biologist or ornithologist shall be undertaken 
in compliance with all applicable codes and regulations of the California 
Department of Fish and Game the US Fish and Wildlife Service and the US 
Migratory Bird Treaty Act. 
 
 (1)     No tree trimming or removal shall take place during breeding and nesting 

season (January through September) unless a tree is determined by a 
qualified arborist to be a danger to public health and safety. A health or 
safety danger exists if a tree or branch is dead, diseased, dying, or injured 
and is seriously compromised. Tree trimming or removal shall only be carried 

out from October 1st through December 31st. 

(2)     Trees or branches with a nest of a wading bird (heron or egret), a State or 
Federal listed species, or a California bird species of special concern that 
has been active any time in the last five (5) years shall not be removed or 

disturbed unless a health and safety danger exists. 

(3)    Any breeding or nesting tree that must be removed shall be replaced at a 
1:1 ratio. Replacement trees shall be native or regionally appropriate non-
natives and non-invasive. 

a.   A tree replacement and planting plan for each tree replacement shall be 
developed to specify replacement tree locations, tree size (no less than 
thirty-six (36) inch box size), planting specifications, and a five (5) year 
monitoring program with specific performance standards. 

b.    An annual monitoring report for tree replacement shall be submitted for 
the review and approval of the Waterfront and Economic Development 

Director and maintained on file as public information. 

 (4)   Tree trimming or removal during the non-breeding and non-nesting season 
(October 1st through December 31st) shall follow the following procedures. 



a.    Prior to tree trimming or removal, a qualified biologist shall survey the 
trees to be trimmed or removed to detect nests and submit the surveys to 
the Waterfront and Economic Development Department. Tree trimming or 
removal may proceed if a nest is found, but has not been used within the 

prior five (5) years and no courtship or nesting behavior is observed. 

b.    In the event that a wading bird (heron or egret) species, a State or 
Federal listed species, or a California bird species of special concern 
return or continue to occupy trees during the non-nesting season 
(October 1st through December 31st), trimming shall not take place until 
a qualified biologist has assessed the site, determined that courtship 
behavior has not commenced, and has given approval to proceed within 
300 feet of any occupied tree (500 feet for raptor species (e.g., bald 
eagles, osprey, owls)). 

c.    Trimming of nesting trees shall not encroach within ten (10) feet of an 
unoccupied nest of any of the bird species referenced above. The 
amount of trimming at any one time shall be limited to preserve the 
suitability of the nesting tree for breeding and/or nesting habitat. 

d.     Written notice of tree trimming and/or removal shall be posted and limits 
of tree trimming and/or removal shall be established in the field with 
flagging and stakes or construction fencing at least one week before work 
takes place. The notice and flagging/fencing does not apply to an 

immediate emergency situation. 

 (5)   Tree trimming or removal during breeding and nesting season (January-
September) shall be undertaken only because a health and safety danger 
exists, as determined by a qualified arborist, in consultation with the 
Waterfront and Economic Development Department and the City of Redondo 

Beach, and shall use the following procedures: 

a.    A qualified biologist shall conduct surveys and submit a report at least 
one week prior to the trimming or removal of a tree (only if it is posing a 
health or safety danger) to detect any breeding or nesting behavior in or 
within 300 feet (500 feet for raptors) of the work area. An arborist, in 
consultation with the qualified biologist, shall prepare a tree trimming 
and/or removal plan. The survey report and tree trimming and/or removal 
plan shall be submitted for the review and approval of the Waterfront and 
Economic Development Director and maintained on file as public 

information. The plan shall incorporate the following: 

1.      A description of how work will occur (work must be performed using 

non-mechanized hand tools to the maximum extent feasible). 

2.      Written notice of tree trimming and/or removal shall be posted and 
limits of tree trimming and/or removal shall be established in the field 
with flagging and stakes or construction fencing at least one week 
before work takes place. The notice and flagging/fencing does not 
apply to an immediate emergency situation. 



3.      Steps taken to ensure that tree trimming will be the minimum 
necessary to address the health and safety danger while avoiding or 
minimizing impacts to breeding and/or nesting birds and their habitat. 

b.    Prior to commencement of tree trimming and/or tree removal the 
qualified biologist shall notify in writing the Department of Fish and Game 
and the U.S. Fish and Wildlife Service of the intent to commence tree 
trimming or removal. 

58.  That in the event of a disagreement regarding the interpretation and/or application 
 of these conditions, the issue shall be referred back to the Harbor  Commission 
 for decision prior to the issuance of any permit.  The decision of the Harbor 
 Commission shall be final. 

 
59. The Planning Division shall be authorized to approve minor changes to any 

conditions or requirements specified herein. 
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DRAFT LAND USE ENTITLEMENT CONDITIONS 
 
 
1. That the precise architectural treatment of building exteriors, roofs, walks, walls, 


landscape, hardscape, lighting and other features shall be reviewed and approved 
by the Community Development Department prior to the issuance of building 
permits. 
 


2. That the façades of buildings within 50 feet of Harbor Drive and the Pacific Avenue 
reconnection shall incorporate building significant façade articulation and varied 
surfaces to avoid the appearance of solid/continuous/unbroken smooth/reflective 
walls.  Street trees and other landscaping shall also be provided between the 
buildings and the roadway to absorb/disperse roadway noise. 
 


3. That in order to maintain continuous visual interest, activity and energy along the 
street edge, the east elevation of the northern parking structure between the 
proposed street-facing retail shall be architecturally enhanced through the 
incorporation of additional high quality architectural features including, but not 
limited to recesses, projections, materials changes and other design 
enhancements.  The area at the pedestrian level shall also be activated through 
the incorporation of additional pedestrian-oriented features such as bicycle racks, 
public benches, public art and similar enhancements.  Plans for the enhancement 
of these areas shall be reviewed and approved by the Community Development 
Department prior to the issuance of building permits.  


 
4. That the applicant shall submit complete signage plans for review and approval by 


the Planning Division prior to issuance of Certificate of Occupancy. Said plans shall 
provide for high-quality, creative and artistic sign installations that avoid visual 
clutter and unnecessary repetition.  Signs shall be architecturally compatible with 
the facades upon which they are proposed.  The sign plans shall provide for unique 
signs that add character, whimsy and artistic charm. This may include projecting 
signs, awning and canopy signs, sculptural signs, neon signs, integrated roof signs 
and other signs that are determined to enhance the visual quality and character of 
the project.  In approving the Harbor Commission Design review, it is the specific 
intent and authorization that these types of signs be included in the project.  


 
5. That the use of valet parking within the project is hereby authorized by the Harbor 


Commission.  Any business requesting to utilize valet parking shall submit a valet 
parking plan to the City and said plan shall be reviewed and approved by the 
Community Development and Public Works Departments prior to implementation 
of valet parking operations. 


 
6. That complete landscape, hardscape and irrigation plans (pursuant to the 


requirements of the Assembly Bill 1881, the Water Conservation in Landscaping 
Act of 2006) shall be submitted for review and approval of the Planning Division 







prior to installation.  Said plans shall incorporate extensive use of California native, 
drought-tolerant and water-wise plant materials and tree plantings. 


 
7. That a final lighting plan in substantial conformance with the approved conceptual 


lighting plan shall be prepared and submitted to the Community Development 
Department.  The plan shall include all information, details and calculations 
necessary to determine if the proposed installation will achieve the necessary and 
appropriate levels of illumination for safety and security and aesthetic and 
architectural enhancement while shielding and protecting off-site properties from 
unnecessary and unintentional illumination.  Said plan shall be reviewed and 
approved by the Community Development Department, Police Department and 
Public Works Department prior to the issuance of electrical permits. 


 
8. That pursuant to the City’s Public Art Ordinance, the applicant shall provide a 


zoning requirement contribution equivalent to one percent (1%) of the building 
valuation above $250,000. This contribution can take the form of: 1) 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 an election to provide the balance of 
the 1% for the public art zoning requirement contribution to the John Parsons 
Public Art Fund: or 4) payment of 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 a 
decision regarding the public art contribution is not finalized prior to the issuance 
of building permits, the applicant will be required to deposit the 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. The art contribution 
must be completed prior to the issuance of a Certificate of Occupancy.   


 
9. That in order to ensure compliance with all water quality regulations, the 


construction drawings for the project shall be prepared in accordance with all 
standards, requirements and design features of the approved Low Impact 
Development (LID) prepared for the subject site.  The initial installation 
requirements and ongoing operational maintenance requirements of said plan 
shall be implemented in accordance with the approved LID. 


 
10. That the project shall incorporate electric vehicle charging stations, short and long 


term bicycle parking, the use of low-emitting materials, the diversion of 
construction waste from landfills, and the use of Best Management Practices to 
prevent storm water pollution. 


 
11. That final color and material samples shall be reviewed and approved by the 


Planning Division prior to the issuance of Building Permits. 
 







12. That roof mounted mechanical equipment and appurtenances to be used in the 
operation or maintenance of a building shall be installed so as not to be visible 
from any point at or below the roof level of the subject building. The features so 
regulated shall in all cases be either enclosed by outer building walls or parapets, 
or grouped and screened in a manner architecturally compatible with the building. 
 


13. That Traffic Management and Safety Plans shall be reviewed and approved by the 
Public Works Department prior to commencement of any work within the public 
right-of-way. Provisions of said plans shall be implemented at all times during 
construction. 
 


14. That the applicant shall provide a Security/Crime Prevention Program Plan for the 
proposed project. The plans, specifications and other related documents shall be 
reviewed and approved by the Community Development Department and the 
Police and Fire Departments. The plan shall be completed prior to the issuance of 
Building Permits. Inspections by the appropriate Staff members shall be made to 
ensure compliance with the approved plan prior to the issuance of a Certificate of 
Occupancy and the plan shall be implemented throughout operation of the project. 
The plan shall incorporate the following: 


(a) Provide Security Plans and design specifications that show the location of 
visual camera systems for key areas to which access is granted to the 
public. 


(b) Provide specifications and/or security plans that provide the police with 
visual access to the interior of all commercial tenant spaces. 


(c) Provide details on emergency access to the property by police and fire 
responders in the event of an emergency including a numerical address 
system and an “on-site” map. 


(d) Provide a garage lighting plan along with design specifications that include 
lighting of the garage stair wells, ramps and all access roads.  The plan shall 
ensure that the lighting does not encroach on the adjacent residential 
properties to the east. 


(e) Provide a painting scheme for the garage areas that employs the use of 
light and highly reflective color to enhance visibility and improve lighting 
effectiveness. 


(f) Provide plans for the installation of a “repeater” system, if necessary, 
allowing the use of personal cell phones on all levels of the parking garage. 


(g) The applicant/property owner shall ensure that the visual security 
equipment be monitored as necessary during business hours and that 
regular daily patrols of the subject property be made by security personnel. 


 
15. That the Final Vesting Tract Map shall be recorded within 36-months of the 


effective date of this resolution, unless an extension is granted pursuant to law. 
 


16. That the Final Vesting Tract Map shall be prepared, signed and sealed by or under 
the direction of a registered civil engineer or a licensed land surveyor, per 
Subdivision Map Act, and shall meet the following conditions:  







(a) The Map title shall include the following: Vesting Tentative Tract Map No. 
74207, In the City of Redondo Beach - County of Los Angeles - State of 
California, Redondo Beach Waterfront, For Commercial Subdivision 
Purposes; 


(b) The Map shall include a sufficient legal description as well as all the relevant 
and applicable APNs to clearly identify the boundary (property limits) of the 
proposed subdivision;  


(c) The Map shall include a vicinity map showing streets, adjoining 
subdivisions, piers, launching and other facilities, sufficient to locate the 
proposed subdivision and show its relation to the community; 


(d) The Map shall include project information including names, addresses and 
other pertinent information such as: project name, property address and 
owner; project developer and engineer/surveyor; existing and proposed 
zoning and land use; and a table listing all proposed lot numbers and 
corresponding square foot areas;  


(e) The Map shall include date, north arrow, scale, key map, legend, plan/sheet 
index; and utility easement and encumbrance notes. The legend shall 
provide for a clear distinction between the Property Limits, Boundary and 
Lot Lines - among others;  


(f) The Map sheet size shall be 24”x36” with an appropriate scale (e.g. 1”=50’) 
and in sufficient number of sheets to clearly depict the entire subdivision, 
with and without existing topography, all lettering shall be one-eighth inch 
minimum; 


(g) The Map shall clearly show the layout and dimensions of all the proposed 
lots, and building locations on each lot. Engineering data shall show the 
approximate finished grade of each lot; 


(h) The Map shall clearly identify and call out the Mean High Tide Line 
(MHTL) of Nov. 1935, its relationship to adjoining lots and call out the 
proposed bridge. 


(i) The Map shall show all major project utilities including, but not limited to 
proposed sanitary sewers, water mains and storm drains on the Map, with 
specific attention to the County Health Department’s utility separation 
requirements; 


(j) The type, size and location of all proposed utilities required for the project 
shall meet the City and/or the utility owner/operator’s requirements. No 
over-head utility lines shall be allowed within the project site or the 
peripheral streets; 


(k) The applicant shall prepare and submit a project-wide hydrology study 
report and SUSMP (LID) report for the City’s review and approval prior to 
the Map approval; 


(l)  Prepare and submit a project-wide sanitary sewer study report, and a 
preliminary design for replacement of the two existing sewer pump stations 
to identify the location and footprint of the new pump stations; 


(m)Add a utility easement note on the Map title sheet to state the following: 
Easements for all required wet utilities such as sanitary sewer lines (and 
pump stations), water mains, and storm drains; dry utilities such as gas, 







electrical, telephone, cables; and other utility lines including structures and 
appurtenances shall be reserved in favor of the utility owner/operator’s 
requirements, and delineated based upon the final project design and the 
City-approved plans; 


(n) The type, location, widths and purpose of all existing and proposed 
easements with appropriate references to those on the Commitment No. 
NCS-612436-SA1 issued by the First American Title Company, updated 
on April 29, 2016, shall be shown on the Map;  


(o) A list of all encumbrances shall be included on the Map and the disposition 
of all existing utilities shall be identified – whether to remain or be 
abandoned; 


(p) An encumbrance note to be shown on the Map title sheet referencing the 
Commitment No. NCS-612436-SA1 and the Map sheets with above noted 
encumbrances; 


(q) Existing topography of the project site shall be in sufficient detail and include 
elevations showing relationship to neighboring lots, structure and facilities; 


(r) The location, type, and outline of existing and proposed building and 
structures shall be identified on the Map as well as buildings or structures 
to be removed; 


(s) The location, pavement type, grade and right-of-way width (including 
roadway, sidewalk and parkway) as well as all existing infrastructure to be 
abandoned shall be clearly identified on the Map; 


(t) Identify whether any parts of the proposed roadways, walks, etc. within the 
project limits shall be held as public right-of-way, or designated as being 
private with appropriate public access rights or easements; 


(u) Proposed improvements to be shown shall include, but not be limited to the 
location, grade, centerline radius and arc length of curves, radius of all curb 
returns; and the name of all streets, walkways and bike-paths (including 
Class); 


(v) Provide typical cross-sections for all proposed streets, walkways and bike-
paths at appropriate locations and in sufficient number where there are 
changes in proposed width or alignment; 


(w) Show and note the approximate location of all project areas that may be 
subject to inundation or storm water overflows, if any, and incorporate 
appropriate mitigation measures; 


(x) Identify proposed common and/or recreation areas, walkways, bike-paths 
(including class) and parks, and whether these areas designated for private 
or public use; and, 


(y) Specify the source and date of existing survey and contours. 
 


17. That prior to the issuance of Final certificate of occupancy, or prior to the 
recordation of the Final Vesting Tract Map, whichever occurs first.  Public access 
rights shall be reserved over all public areas providing access to, from, and along 
the waterfront. Access to public areas shall be open for pass through traffic 24 
hours a day, seven (7) days a week. A public access map defining the public areas 
shall be submitted for review and approval by the Community Development 







Department and the Waterfront and Economic Development Department. It is the 
intent of this condition to maximize public access to and along the water. Any 
restrictions on the hours, modes of travel allowed, or other prohibitions shall be 
reviewed and approved by the Community Development Department and the 
Waterfront and Economic Development Department. Temporary restrictions or 
limitations for special events, emergencies, construction or other similar activities 
may be approved by the City Manager or designee. 
 


18. High Quality Public Open Space, including the Pedestrian Promenade, shall be 
constructed, furnished, landscaped, and lighted per the approved final plans. 
 


19. An arborist shall assess all existing trees and document if any can be relocated 
and/or replanted. The applicant shall relocate existing trees that are identified as 
in good health, salvageable, and appropriate for public spaces as determined by 
the City Arborist. 
 


20. The “Ocean Steps” mosaics are to be salvaged prior to demolition, if feasible, and 
the applicant shall work with the Public Arts Commission to establish a new 
location for the salvaged or new replacement mosaics in or around the Waterfront 
Project site. 
 


21. The applicant shall prepare a temporary access plan for access to public areas, 
i.e. Monstad and Horseshoe Piers, and businesses that are intended remain open 
during construction, i.e. KincaidsKincaid’s. This plan shall be submitted for review 
and approval by the Community Development Department and the Waterfront and 
Economic Development Department. 
 


22. All dumpsters for commercial use shall be covered/screened from public view. 
Trash facilities shall generally be co-located with loading and service areas. This 
condition shall not limit individual climate-controlled interior trash collection 
facilities. 
 


23. That the applicant shall comply with, complete and implement the following 
mitigation measures and the associated procedures as specified in the Mitigation 
Monitoring and Reporting Program (MMRP): 
 
MM AQ-1:  Fleet Modernization for Construction Equipment:  Prior to issuance 


of any Grading Permit, the City Engineer and the Chief Building Official shall 
confirm that the Grading Plan, Building Plans, and specifications stipulate 
that the construction contractor shall ensure that all off-road equipment with 
a horsepower greater than 50 horsepower (HP) be required to have USEPA 
certified Tier 4 interim engines or engines that are certified to meet or 
exceed the NOx emission ratings for USEPA Tier 4 engines.  Any emissions 
control device used by the contractor shall achieve emissions reductions 
that are no less than what could be achieved by a Level 4 diesel emissions 
control strategy for a similarly sized engine, as defined by CARB 







regulations.  During construction, the construction contractor shall maintain 
a list of all operating equipment in use on the project site for verification by 
the City’s Building and Safety Division.  The construction equipment list 
shall state the makes, models, and numbers of construction equipment on-
site.  Equipment shall be properly serviced and maintained in accordance 
with the manufacturer’s recommendations.  Construction contractors shall 
also ensure that all nonessential idling of construction equipment is 
restricted to five minutes or less in compliance with California Air Resources 
Board’s Rule 2449.  These activities shall be verified by the Building and 
Safety  


 Division during construction. 
 
MM AQ-2: Use of Low-VOC Coatings and Paints:  Prior to issuance of any 


Grading Permit, the City Engineer and the Chief Building Official shall 
confirm that the construction plans and specifications stipulate that all 
architectural coatings shall meet a volatile organic compound (VOC) 
content of 50 grams per liter (g/L) or less for interior coating and 100 g/L or 
less for exterior coatings.  Use of low-VOC paints shall be verified by the 
Building and Safety Division during construction. However, if the project is 
phased such that less square footage is coated on a daily basis, then 
coatings with higher VOC levels may be used over a longer period of time 
subject to AQMD standards.  


 
         MM BIO-1: Protection of Marine Mammals During Construction:  Pile-driving 
 could result in Level B harassment that leads to avoidance behavior by 
 marine mammals.  Therefore, a Level B (harassment) safety zone 
 shall be established around the pile-driving site and monitored for 
 marine mammals as shown in Table MM BIO-1 below.  The Level B 
 radius is based on the estimated safe distance for installation of piles 
 proposed for use in the project and is adequate to ensure that 
 pinnipeds would not be exposed to Level B harassment sound levels.  
 The safety zone varies by pile size and hammer type.  Because the 
 noise levels anticipated under this analysis are based on measured 
 values from multiple different projects, the protective buffer has been 
 increased by 20 percent to address inherent variability.  The buffers 
 are to be applied using direct straight line exposure thus barriers that 
 create an acoustic shadow (e.g., a jetty or breakwater) separating the 
 noise generation from mammal receptors would eliminate the buffer 
 requirement. The pile-driving site will move with each new pile; 
 therefore, the safety zones shall move accordingly.  Prior to 
 commencement of pile-driving, a qualified marine mammal observer 
 on shore or by boat shall survey the safety zone to ensure that no 
 marine mammals are seen within the safety zone before pile-driving of 
 a pile segment begins.  If a marine mammal is observed within the 
 safety zone during pile-driving operations, pile driving shall be delayed 
 until the marine mammal moves out of the safety zone. 







   
 
 


Table MM BIO-1: Pile Driving Safety Zone Buffer By Pile Type and Pile Driving Method 


Project Element 
Pile Type 


Pile Driving Methods 
Level B 
(160 dBRMS) Distance 
(meters) 


Level B 
Buffer 
(160 dBRMS) Distance 
(meters) + 20 Percent 


Horseshoe Pier: 18-inch 
steel piles 


Vibratory hammer >12 and <16 63 ft (19 m) 


Pedestrian/Bicycle 
Bridge: 14-18-inch steel 
piles 


Vibratory hammer >3 and <16 63 ft (19 m) 


Sportfishing Pier: 11-14-
inch wood or concrete 
piles 


Impact hammer 10 meters 39 ft (12 m) 


Small Craft Boat Launch 
Ramp: >18-inch concrete 
pile 


Impact hammer >14 meters 55 ft (17 m) 


Marina Reconstruction: 
16-inch concrete pile 


Impact hammer 13-18 meters 71 ft (22 m) 


dBRMS  - decibels Root Mean Square 
ft – feet 
m - meters 


 
 If a marine mammal remains within the zone for at least 15 minutes 
 before pile-driving commences then pile-driving may commence with a 
 “soft start” to warn mobile aquatic species to leave the area. If marine 
 mammals enter the safety zone after pile driving of a segment has 
 begun, pile driving will continue.  The qualified marine mammal 
 observer shall monitor and record the species and number of 
 individuals observed, and make note of their behavior patterns.  If the 
 animal appears  distressed, and if it is operationally safe to do so, pile-
 driving shall cease until the animal leaves the area.  Prior to the 
 initiation of each new pile-driving episode, the area will again be 
 thoroughly surveyed by the qualified marine mammal observer. 


 
MM BIO-2: California Grunion:  Horseshoe Pier construction that could disturb the 


sandy beach under the pier structure shall be scheduled outside of the 
grunion spawning season (March to August), unless the applicant fulfills the 
following procedures:  If construction overlaps the grunion spawning 
season, grunion monitoring shall be conducted prior to any sandy beach-
disturbing activity (check California Department of Fish and Wildlife [CDFW] 
website for spawning events as spawning events occur bi-weekly).  If no 
grunion are observed, construction may proceed.  If spawning occurs within 
the work area and is of a Walker Scale1 2 or higher, work shall not be 
performed if it would disrupt the high spawning beach used by grunion.  
Work shall be deferred until after the next spring tide series when eggs 
would be expected to hatch and larval fish would return to the water.  
However, construction can continue where work would not overlap with 
grunion spawning locations. 


 
 







MM BIO-4: Fill in Waters of the U.S.:  The applicant shall comply with U.S. Army 
Corps of Engineers (USACE) Clean Water Act and Rivers and Harbors Act 
permitting requirements.  Prior to issuance of construction permits for the 
in-water elements of the proposed project, the applicant shall demonstrate 
that any required permits such as Clean Water Act Section 404 permit, 
Section 401 Water Quality Certification, and/or Rivers and Harbors Act 
Section 10 permit have been obtained.  If it is determined that fill of waters 
of the United States would result from implementation of the proposed 
project, authorization for such fill shall be secured through the Section 404 
and/or Section 10 permitting process.  The net amount of Waters of the 
United States that would be removed during project implementation shall 
quantified and replaced or rehabilitated in accordance with the USACE 
mitigation guidelines.  If required in compliance with permit requirements, 
mitigation shall be implemented that includes one of the following: 
avoidance, impact minimization, and/or compensatory mitigation.  Subject 
to agency coordination and permit requirements, compensatory mitigation 
may consist of (a) the enhancement of marine habitat associated with the 
opening of Seaside Lagoon to the waters of King Harbor or other marine 
resource restoration, establishment, enhancement, and/or preservation 
activity within King Harbor or elsewhere Santa Monica Bay; (b) obtaining 
credits from a mitigation bank; and/or (c) making a payment to an in-lieu fee 
program that will conduct wetland, marine, or other aquatic resource 
restoration, creation, enhancement, or preservation activities. Any required 
compensatory mitigation or other mitigation shall be implemented as set 
forth in the permits. 


 
         MM CUL-1: Recordation:  Prior to the issuance of any project related demolition 
 or grading permits, the applicant shall prepare comprehensive 
 documentation of the property, including all features previously 
 identified as contributive to its historic character.  The documentation 
 shall be consistent with the requirements of Historic American Building 
 Survey/Historic American Engineering Record/Historic American 
 Landscape Survey (HABS/HAER/HALS) Level II, and shall conform 
 with the applicable standards described in the Secretary of the 
 Interior’s Standards and Guidelines for Architectural and Engineering 
 Documentation. HABS/HAER/HALS Level II documentation typically  
 includes a written historical report accompanying photocopies of any 
 existing architectural drawings and a set of large format (minimum 4” x 
 5” neg.) archival quality black and white photographs. The original 
 documentation package shall be submitted to the City of Redondo 
 Beach Community Development Department and Historical 
 Commission for review.  The approved documentation package shall 
 be submitted to the Community Development Department and City’s 
 Historical Commission for curation, with copies distributed to the 
 Redondo Beach Public Library and the Redondo Beach Historical 
 Society Museum, where they shall be accessible to the public. 







MM CUL-2: Interpretive Program:  An interpretive program shall be developed 
to include an internet website that shall be of educational benefit to the 
public and illustrate the history and historic architecture of the historical 
resource through photographs, video, and oral history interviews collected 
from persons familiar with the history and historic functioning of the 
property.  Additionally, a permanent, on-site interpretive facility presenting 
the history of the property and incorporating HABS/HAER documentation, 
historical images, and salvaged elements of the historic property shall be 
created.  The interpretive program shall be coordinated with the City of 
Redondo Beach Community Development Department, in coordination with 
the City’s Historical Commission, and other agencies and organizations, as 
appropriate.  Integration of the interpretive program with existing programs, 
such as the Paths of History marker program, and the Redondo Beach 
Historical Society website is acceptable. 


 
MM CUL-3: Protection of the Monstad Pier During Construction:  Prior to the 


issuance of demolition permits associated with the Horseshoe (Municipal) 
Pier element of the project, construction documents shall be reviewed and 
approved by a qualified preservation professional to ensure that the 
important historic character defining elements of the Monstad Pier are 
maintained.  To ensure that the Monstad Pier is not inadvertently damaged 
during construction, plans and specifications shall incorporate measures 
consistent with National Park Service guidance for temporary protection of 
historic structures (“Temporary Protection No. 3: Protecting a Historic 
Structure during Adjacent Construction.” National Park Service, Technical 
Preservation Services, Washington, D.C., 2001).  These plans shall also be 
submitted to, and reviewed by, the City’s Historical Commission, pursuant 
to Redondo Beach Municipal Code Section 10-4.501. 


 
MM CUL-4: Phase I Archaeological Work:  A Phase I archaeological evaluation 


shall be conducted in association with excavation activities (either prior to 
or during excavation) of the northeast and southern edges of the project site 
as shown on Figure 3.4-5 Phase I Archaeological Mitigation Area of the 
Waterfront Draft EIR.  The Phase I archaeological evaluation shall be 
conducted with a backhoe, two supervising archaeologists, and a Native 
American monitor.  The archaeologist in charge shall meet or exceed the 
qualifications set by the Secretary of the Interior’s Standards and Guidelines 
as published in the Code of Federal Regulations, 36 CFR Part 61.  If 
resources are determined to be present, then an evaluation of their 
significance would be undertaken, and if feasible, the archaeological 
resources shall be preserved in place.  If preservation in place is infeasible, 
a Data Recovery Plan shall be prepared and implemented that includes, 
treatment, recordation and/or curation consistent with the Secretary of the 
Interior’s Standards and Guidelines for Archaeology and Historic 
Preservation.  Once a decision has been made to recover archeological 
information through the naturally destructive methods of excavation, a 







research design and data recovery plan based on firm background data, 
sound planning, and accepted archeological methods should be formulated 
and implemented.  Data recovery and analysis should be accomplished in 
a thorough, efficient manner, using the most cost- effective techniques 
practicable.  A responsible archeological data recovery plan should provide 
for reporting and dissemination of results, as well as interpretation of what 
has been learned so that it is understandable and accessible to the public.  
The data recovery plan shall be grounded in and related to the priorities 
established by the local historic preservation commission plans and the 
needs of other City Departments (such as the Waterfront and Economic 
Development Department).  Appropriate arrangements for curation of 
archeological materials and records shall be made. 


 


            MM CUL-5: Potential to Encounter Unknown Paleontological Resources:  
 Prior to excavation activities, a qualified paleontologist (i.e., a 
 paleontologist with an M.S. or Ph.D. degree in paleontology or geology 
 and be familiar with paleontologic salvage or mitigation procedures 
 and techniques) shall examine final design construction plans and 
 bore logs of the project site to determine if potentially fossiliferous 
 strata underlying the site would be encountered by excavation and, if 
 so, what level of paleontologic monitoring should be implemented 
 during excavation.  If it is determined that such strata would be 
 encountered by excavation, the paleontologist shall develop a written 
 storage agreement with a recognized museum repository such as the 
 Natural History Museum of Los Angeles County (LACM) regarding the 
 permanent storage and maintenance of any remains that might be 
 recovered as a result of implementing these mitigation measures.  If 
 warranted, the paleontologist shall be present at a preconstruction 
 meeting to consult with appropriate City of Redondo Beach and 
 Construction Contractor staff.  During the meeting, the paleontologist 
 shall conduct an employee environmental awareness training session 
 for all personnel who will be involved with excavation.  If it is 
 determined that monitoring is necessary, a paleontologic monitor shall 
 be on site to inspect new exposures created by excavation once that 
 earth-moving activity has reached a depth of five feet below the 
 current ground surface in areas underlain by Holocene beach 
 sediments, but at any depth when excavation involves lagoonal 
 deposits or Pleistocene marine deposits.  Monitoring will allow for the 
 recovery of fossil remains that might be uncovered by excavation.   


 If fossil remains are discovered, the monitor will recover them and record 
associated specimen and locality data. If necessary, excavation at the fossil 
locality will be halted or diverted temporarily around the locality until the 
remains have been recovered. The paleontologic monitor will be equipped 
to allow for the timely recovery of such remains. If necessary to reduce the 
potential for a delay of excavation, additional personnel will be assigned to 
the recovery of an unusually large or productive fossil occurrence. Following 







the discovery of the remains, monitoring will be raised to full time when 
excavation involves the fossil-bearing unit and full-time monitoring is not 
already in effect. On the other hand, if too few or no fossil remains have 
been found once 50 percent of the area comprising a particular rock unit 
has been excavated, the Principal Paleontologist can recommend that 
monitoring be reduced.  Recovered fossil remains will be prepared to the 
point of identification, identified to the lowest taxonomic level possible by 
knowledgeable paleontologists, and curated and cataloged in compliance 
with designated museum repository requirements.  All curation is assumed 
to meet the standards identified in 36 CFR 79.9, and specifically set forth 
by the Department of Interior - Museum Property Handbook, DM 411, which 
is the standards that must be meet for facilities that house federally owned 
museum collections.  The entire fossil collection (along with associated 
specimen data and corresponding geologic and geographic locality data 
and copies of pertinent field notes, photos, and maps) will be transferred to 
the repository for permanent storage and maintenance. Associated 
specimen data and corresponding geologic and geographic locality data will 
be archived at the repository and, along with the fossil specimens, will be 
made available to paleontologists for future study. A final report of findings 
that summarizes the results of the work conducted under these mitigation 
measures will be prepared by the Principal Paleontologist and submitted to 
the City of Redondo Beach. A copy of the report will be filed at the museum 
repository. Submission of the report will signify completion of the mitigation 
program. 


 
MM HWQ-1: Tsunami/Seiche Awareness Notification Program: The following 


shall be implemented on-site to reduce risks associated with tsunami: 1) 
Signage shall be provided throughout the project area, showing the 
designated tsunami emergency evacuation route; 2) A public address 
system audible at both northern and southern locations of the site shall be 
installed and used to inform the public of evacuation order or emergency 
procedures in the event a tsunami warning or alert is issued.  Contact 
information for the on-site management office with access to the public 
address system shall be provided to the Redondo Beach Fire Department 
and provided for inclusion in City tsunami preparation/emergency response 
procedure manuals; 3) A tsunami evacuation map and a copy of any City 
tsunami preparation/emergency response procedure manuals shall be kept 
in the on-site management office at all times; 4) Tsunami preparedness 
training shall be provided to on-site security personnel; and 5) Additional 
information, such as brochures and signage, promoting tsunami awareness 
and providing the website to the City’s emergency preparedness website 
shall also be made available at the project site. 


 
MM HWQ-2: Wave Uprush Protection:  A four-foot high recurved splash wall 


shall be placed within the existing revetment at the seaward edge of the 
boardwalk to redirect up-rushed water back toward the ocean (as shown in 







Figure 3.8-16 of the Waterfront Draft EIR), or other wave uprush protection 
that prevents inundation from occurring at the buildings and pedestrian 
boardwalk located landward of the northern portion of the Horseshoe 
(Municipal) Pier (just to the north and south of Kincaid’s restaurant) shall be 
installed, subject to California Coastal Commission recommendations and 
approval, prior to certificates of occupancy for the buildings. The top of the 
splash wall shall be level with the finished grade of the boardwalk. 


 
MM HWQ-3: Sea Level Rise Adaption Plan:  The Applicant shall every 10 years 


from the first Certificate of Occupancy issued for the proposed project, 
review information from the National Oceanographic and Atmospheric 
Administration’s (NOAA) tide measurement at the Santa Monica tide gauge 
and the recorded sea level rise trend, as well as pertinent literature that 
updates the sea level rise trend, to determine if sea level rise at the project 
site is trending toward the high, mid-level or low projections recommended 
by the Californian Ocean Protection Council (COPC).  If the review of 
information shows that trend is consistent with the high projections of the 
COPC, then the Applicant shall design and implement a supplemental 
feature, such as a parapet adaptation to (and on top of) the proposed 
recurved splash wall or a raised splash wall to respond to sea level rise 
under the high projection trend (see Figure 3.8-17 of the Waterfront Draft 
EIR).  If the future sea level rise shows an accelerating trend, the 
construction of such adaptations may then be implemented at an 
appropriate time in the future. 


 
        MM NOI-1: Pile Driving Vibration:  Prior to approval of grading plans and/or prior 
 to issuance of demolition, grading and building permits for construction 
 activities involving the use of pile drivers (impact) within 55 feet of non-
 engineered timber and masonry structures/buildings or within 30 feet 
 of structures/buildings constructed of reinforced-concrete, steel, or 
 timber, and to the satisfaction of the City of Redondo Beach Building 
 and Safety Division, the project applicant shall retain a Professional 
 Structural Engineer to perform the following tasks: Review the project 
 plans for demolition and construction; Investigate the area where pile 
 driving is proposed to occur, including geological testing, if required; 
 and Prepare and submit a report to the Director of Building and Safety 
 to include, but not be limited to, the following: Description of existing 
 conditions at the subject area; Vibration level limits based on building 
 conditions, soil conditions, and pile driving approach to ensure 
 vibration levels would be below 0.2 in/sec for non-engineered timber 
 and masonry buildings if nearby or 0.5 in/sec for structures or buildings 
 constructed of reinforced-concrete, steel, or timber if nearby; and 
 Specific measures to be taken during pile driving to ensure the 
 specified vibration level limits are not exceeded. 


 







MM NOI-2: Equipment Mufflers:  During all project construction, all construction 
equipment, fixed or mobile, shall be operated with closed engine doors, if 
so equipped, and shall include properly operating and maintained 
residential-grade mufflers consistent with manufacturers’ standards. 


 
MM NOI-3: Stationary Equipment: Stationary construction equipment (fixed 


equipment such as compressors, generator, fans, as well as idling vehicles, 
etc.) operating in proximity to noise sensitive receptors (i.e., residential 
structures) shall be placed a minimum of 50 feet away from such receptors 
so that emitted noise is naturally dissipated from the receptors. 


 
MM NOI-4: Equipment Staging Areas:  Equipment staging shall be located in 


areas that are shielded from and/or set back noise sensitive receptors, with 
a minimum of 50 feet separation between the sensitive receptor and the 
nearest edge of the staging area. 


 
MM NOI-5: Electrically-Powered Tools and Facilities:  Where available, 


electrical power from a grid connection shall be used to run air compressors 
and similar power tools and to power any temporary equipment. 


 
MM NOI-6: Sound Barriers:  Temporary sound barriers shall be installed and 


maintained by the construction contractor between the construction site and 
the residences to the east as needed during construction phases with high 
noise levels.  Temporary sound barriers shall consist of either sound 
blankets capable of blocking approximately 20 A-weighted decibels (dBA) 
of construction noise or other sound barriers/techniques such as acoustic 
padding or acoustic walls placed near the existing residential buildings to 
the east 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 immediately adjacent sensitive 
land uses is blocked. 


 
MM TRA-1: Valley Drive/Francisca Avenue & Herondo Street (Intersection 6) 


– City of Hermosa Beach:  A traffic signal would be installed at this 
intersection for which the project Applicant would provide fair share funding.   


 
MM TRA-2: Pacific Coast Highway & Herondo/Anita Street (Intersection 7):  


An additional westbound and eastbound through lane would be added.  For 
the westbound approach, the center-raised median would be narrowed or 
eliminated.  The two westbound left turn lanes would be shifted to the south 
to accommodate the additional westbound through lane.  An additional 
westbound receiving lane would be added extending for a minimum of half 
a block length to the west of Intersection 7.  The additional eastbound 
through lane would need to extend for a minimum of half the block length to 
the west of Intersection 7.  The on-street angled parking on Herondo Street 
conflicts with the additional eastbound and westbound lane, and will require 







their removal.  Parking will be replaced at 1:1 ratio to the satisfaction of the 
City Engineer.  In addition, the on-street bike lanes would be shifted from 
their current location, but can be accommodated with the addition of the two 
through lanes. 


 
MM TRA-3: Pacific Coast Highway & Catalina Avenue (Intersection 10):  One 


additional eastbound left turn lane would be added to provide two left turn 
lanes onto Pacific Coast Highway northbound.  The intersection would also 
be restriped to provide one shared left-right lane, for a total of three lanes 
on the eastbound approach.   


 
MM TRA-4: Pacific Coast Highway & Beryl Street (Intersection 19):  Add a 


southbound dedicated right-turn lane.  This additional lane would encroach 
into the existing sidewalk right-of-way of the Gertruda Avenue cul-de-sac, 
and require the removal of mature trees that line the western side of the 
street.  The sidewalk would need to be reconstructed to the west of its 
current location, which would narrow the end of the cul-de-sac. 


 
MM TRA-5: Pacific Coast Highway & Torrance Boulevard Avenue 


(Intersection 26):  A northbound and an eastbound right-turn lane would 
be added at this intersection to mitigate the project's impact.  The 
northbound right-turn lane is an approved project identified as mitigation 
from a prior project in the City, and therefore, the Applicant would provide a 
fair share contribution for these improvements.  The eastbound right-turn 
lane would be fully-funded by the proposed project.  The eastbound right-
turn lane can be accommodated through restriping the outer eastbound lane 
on Torrance Boulevard, which measures 24 feet. 


 
MM TRA-6: Pacific Coast Highway & Palos Verdes Drive (Intersection 36):  


Add a southbound right-turn lane.  The project Applicant shall provide a fair 
share percentage of contribution to this mitigation measure along with other 
development projects that would impact this intersection. 


 
MM TRA-7: Boat Launch Ramp/Personal Recreational Watercraft Interface 


Management:  In conjunction with the design and construction of the 
proposed boat launch ramp and associated breakwater, buoys with signage 
shall be placed to delineate, and segregate, waterside boat lanes and 
personal recreational watercraft lanes.  Patrol and monitoring of King 
Harbor’s water use and traffic activity will include the boat launch area, 
especially during peak use periods, consistent with the Harbor Patrol’s 
mission to support public use and sharing of the harbor resource as safely 
as possible.  Additionally, leases with tenants within the project site 
associated with the rental of paddle boards, kayaks, and peddle boats will 
be required to maintain records that the renters of this equipment have been 
instructed on safety and waterside signage. The City is the Responsible 







Agency and mitigation shall be implemented upon completion of the boat 
launch ramp.  


 
24. That the applicant shall be required to adhere to the adopted (Revised) Mitigation 


Monitoring and Reporting Program prepared in conjunction with the approved Final 
Environmental Impact Report (SCH# 2014061071 / File No. 2014-04-EIR-001).  
Compliance monitoring shall be as specified in the MMRP.  


 
25.     That the applicant shall comply with the following conditions of approval identified         


 in the Final EIR:  
 
COA AES-1: Lighting - Lighting at the project site would consist of various types 
of light sources, including light emitting diodes (LEDs), aimed or shielded in such 
a manner as to limit light trespass, direct the visual impact of the display to the 
appropriate audience, and direct light away from adjacent residential premises.  
The lighting and signage plans associated with the proposed project shall be 
subject to review and approval through the City’s Harbor Commission Design 
Review process. 
 
COA AES-2: Glare All buildings, parking structures, and signage within the project 
site shall would be prohibited from using large expanses of reflective materials 
such as mirrored glass in exterior façades.  Buildings and structure façades shall 
primarily make use of textured and other non-reflective materials, such as, but not 
limited to wood, cement, plaster, brick, concrete, non-polished metal and non-
mirrored glass. In addition, methods such as screening and architectural design 
shall be incorporated into the new parking structures to prevent automobile 
headlights from shining directly into adjacent light-sensitive uses (e.g., hotels and 
residential uses). The architectural design and plans for the proposed project, 
which include the materials and textures proposed for the buildings and structures, 
shall be subject to review and approval through the City’s Harbor Commission 
Design Review process. 
 
COA BIO-1: California Least Tern If the construction schedule overlaps with the 
California least tern breeding season of April 1 – September 15, a qualified 
biologist shall conduct monitoring prior to the initial start of construction within 500 
feet of in-water construction activities. (“in water work area”).  The contractor shall 
delay commencing work if terns are actively foraging (e.g. searching and diving) 
within the in-water work area.  If no least terns are actively foraging within 500 feet 
of in-water construction activities, construction can commence.  Monitoring shall 
continue a minimum of one-hour twice a week during in-water project activities 
during the breeding season (April 1 – September 15).  In-water construction will be 
halted if least terns are actively foraging within 500 feet of the in-water construction 
area, and can resume when least terns have left the area within 500 feet of in-
water construction. 
 







COA BIO-2: Permit Compliance In compliance with the Clean Water Act, it is 
anticipated that a Section 404 permit would be required for project activities, 
including placement of permanent fill in jurisdictional waters.  A Section 401 Water 
Quality Certification would also be required.  In compliance with the Rivers and 
Harbors Act, a Section 10 permit would be required for “all work, including 
structures, seaward of the annual high water line in navigable waters of the United 
States”.  Compliance with these permits may include best management practices 
and construction measures to control turbidity in the water column adjacent to in-
water work.  The Water Quality Certification would contain water quality monitoring 
requirements for dissolved oxygen, light transmittance (turbidity), pH, and 
suspended solids at varying distances from the dredging operations.  The permit 
would also include corrective actions in the unlikely event that construction 
exceeds any of the monitoring levels, which include silt curtains, which would be 
implemented if the monitoring data indicate that water quality conditions outside of 
the mixing zone exceed the permit-specified limits. 
 
COA BIO-3: Marine Mammal Management Program While impacts are less than 
significant without mitigation, the City is proposing the following Condition of 
Approval as part of its Conditional Use Permit procedures: The City of Redondo 
Beach shall prepare and initiate implementation of a marine mammal management 
program prior to the opening of Seaside Lagoon to harbor waters as recommended 
below to deter pinnipeds from establishing a regular presence in the lagoon or 
immediate vicinity.  The marine mammal management program shall include the 
following: 1) A formal determination must be made that marine mammals in 
Redondo Beach threaten public health and welfare, and public and private 
property.  Apply accepted standards and practices for addressing public health, 
welfare, and nuisances; 2) Determine that under section 109(h)(1)(B) of the Marine 
Mammal Act the City has the authority to take marine mammals for the purpose of 
protection of public health and welfare; 3) Designate a chain of authority within the 
City for the implementation of marine mammal deterrents, including providing 
department director level controls on program implementation; 4) Establish marine 
mammal controls including, but not limited to: a. Eliminate pinniped haul-outs on 
public and private structures and vessels within King Harbor, except as 
designated; b. Reduce or eliminate existing colonial haul-outs inside King Harbor; 
c. Prevent the development of new colonial haul-outs or seal nursery aggregations 
on public beaches, structures or jetties of existing King Harbor facilities or harbor 
revitalization project facilities; d. Design revitalization facilities and uses in a 
manner that minimizes promotion of pinniped use, including: i. Avoiding 
development of areas isolated from public access that support flat surface near the 
water’s edge; ii. designing public outreach signage regarding marine mammal 
hazards, not feeding animals or having close interactions, and the presence of a 
formal deterrent program; iii. adoption of stringent and enforceable policies on 
discharges of fish and food wastes in and around the water, feeding animals, and 
enticing sea lions and seals; 5) Implement a non-lethal marine mammal 
management program under the following scenarios: a. a normal year, b. an 
abnormal year (with abnormally high number of starving or sick  pinnipeds), c. 







stranding protocol that addresses both healthy and sick/injured animals and 
provides contact information for marine mammal rescue organizations and the 
National Marine Fisheries Service (NMFS) Southwest Region Marine Mammal 
Stranding Network. The City shall implement a public education campaign that 
may include the following: 1) Develop and distribute signage and flyers designed 
to educate the public on elements of the program;  2) Assign an information officer 
to talk to the public, where deterrents are implemented, for a period of time until 
public interest dies down; and  3) Have animal control staff implementing the 
program wear official City attire and incorporate an informational web-site address 
on shirts where the public may garner additional information on the program.   
 
COA BIO-4: Eelgrass. Prior to any in-water construction, the project area would 
be surveyed per the Southern California Eelgrass Mitigation Policy (SCEMP).  The 
SCEMP is administered by the U.S. Fish and Wildlife Service, National Marine 
Fisheries Service (NMFS), and California Department of Fish and Wildlife in order 
to determine impacts to eelgrass resources.  In accordance with the requirements 
of the SCEMP, a pre-construction eelgrass survey shall be completed by a 
qualified biologist within 60 days prior to initiation of demolition or construction 
activities at the site.  This survey shall include both area and density 
characterization of the beds.  A post-construction survey shall be performed by a 
qualified biologist within 30 days following project completion to quantify any 
unanticipated losses to eelgrass habitat. Impacts shall then be determined from a 
comparison of pre- and post-construction survey results. Impacts to eelgrass, if 
any, would require mitigation as defined in the SCEMP.  If required following the 
post-construction survey, a mitigation planting plan shall be developed, approved 
by NMFS, and implemented to offset losses to eelgrass. 
 
COA BIO-5: Caulerpa. Prior to initiation of any permitted disturbing activity, a pre-
construction survey of the project area shall be conducted to determine the 
presence or absence of Caulerpa.  Per the National Marine Fisheries Service’s 
(NMFS’) Caulerpa Control Protocol, this survey shall be conducted at a 
Surveillance Level, since Caulerpa has not been detected in King Harbor.  Survey 
work shall be completed no earlier than 90 days prior to the disturbing activity and 
no later than 30 days prior to the disturbing activity and shall be completed, to the 
extent feasible, during the high growth period of March 1 – October 31.  If detected, 
NMFS and California Department of Fish and Wildlife will be notified within 24 
hours of completion of the survey. 
 
COA BIO-6: Compliance with NMFS Guidelines for Overwater Structures The 
proposed project shall comply with National Marine Fisheries Service (NMFS) 
guidelines for overwater structures and Essential Fish Habitat (EFH).  The City will 
cooperate in any consultation process with NMFS regarding impacts to EFH; 
consultation would be conducted prior to implementation of the proposed project. 
 
COA GEO-1: Geotechnical Report Per the Seismic Hazard Mapping Act. 







As required by the Seismic Hazard Mapping Act of 1990 (Public Resources Code 
Section 2697[a]), the City shall require, prior to the approval of a project located in 
a seismic hazard zone, a geotechnical report defining and delineating any seismic 
hazard.  Because a majority of the proposed project is within a liquefaction zone, 
a geotechnical report or reports prepared in accordance with the Act would be 
prepared and submitted to the City’s Building and Safety Division prior to 
implementation of the project. 
 
COA GEO-2: Seismic Design and Engineering Criteria. The proposed project 
would be designed and constructed in accordance with California Building Code 
provisions associated with seismic design and engineering criteria (including 
recommendations in geotechnical reports prepared as part of the design process) 
to minimize potential risks to people and buildings/structures in the event of 
seismically-induced geological hazards (including liquefaction).  This includes 
requirements for construction, grading, excavations, use of fill, and foundation 
work (including type of foundation and/or soil improvement requirements), 
including type of materials, design, procedures, etc.  Such design and construction 
practices would include, but not be limited to, completion of site-specific 
geotechnical investigations regarding construction and foundation engineering.  
The design would incorporate measures pertaining to temporary construction 
conditions as well as long-term operational conditions specific to the project site. 
 
COA GEO-3: Final Geotechnical Report Review and Approval. 
The final geotechnical report(s) shall be reviewed by the City’s Building and Safety 
Division for findings and recommendations, and the City shall approve the final 
project plans once satisfied that all appropriate site-specific design criteria and 
geotechnical recommendations, including any additional recommendations that 
come out of this review, have been applied to the implementation of the project 
through the project plans.  The applicant is required to comply with the 
recommendations contained in the geotechnical report. 
 
COA HAZ-1: Contamination Contingency Plan If soil and/or buried debris is 
encountered during excavation or grading that is suspected to be contaminated 
(i.e., is observed by sight, smell, or instrument such as a photoionization detector 
[PID] meter if in use), work in the area of potential contamination shall be 
temporarily halted and redirected around the area until the appropriate evaluation 
and follow-up measures are implemented.  The potential contamination would be 
evaluated by a qualified environmental professional using appropriate evaluation 
practices and, if necessary, sampling and analysis techniques as determined by 
the environmental professional based on the nature of the find.  The nature and 
extent of contamination shall be determined and the appropriate handling, disposal 
and/or treatment shall be implemented (i.e., excavated/disposed of, treated in-situ 
[in-place], or otherwise managed) in accordance with applicable regulatory 
requirements, such as those associated with, but not limited to, the RBFD, LACFD, 
LARWQCB, CalEPA, DTSC, and/or SCAQMD, as appropriate. 
 







COA NOI-1: Parking Area/Structure Design.  Parking areas and structures 
proposed in proximity to noise sensitive uses, specifically the residential and hotel 
uses to the east of the project site and the boat slips (allowing liveaboards) in Basin 
2 to the north of the project site, shall be designed to include buffers and/or 
shielding by walls, fences, or adequate landscaping to reduce noise exposure to 
nearby noise sensitive receptors.  Additionally, design measures for parking 
structures near noise sensitive uses shall include: the use of materials that reduce 
sound transmission; the configuration of interior spaces to minimize sound 
amplification and transmission; or other suitable and appropriate means to reduce 
noise exposure to nearby noise sensitive receptors. 
 
COA REC-1: Temporary Hand Launch and Dinghy Dock The City would secure 
for temporary use a nearby location for use as a hand launch and dinghy dock 
during the construction of the proposed project.  Possible nearby locations include: 
fuel dock at Portofino; Mole B (Outriggers’ launch); and, King Harbor Yacht Club. 
 
COA REC-2: Redondo Beach Marina in Basin 3 Slip Transition/Temporary 
Relocation Plan A slip transition and/or temporary relocation plan would be 
established for vessels located with the Redondo Beach Marina/Basin 3 similar to 
the temporary relocation plan established for Portofino Marina (located within King 
Harbor to the north of the project site).  The temporary transition/relocation plan is 
intended to provide temporary slips for displaced vessels during the 
reconstruction/redevelopment of the Redondo Beach Marina.  The plan would 
include notifying tenants in advance of construction, finding temporary locations 
elsewhere in King Harbor for displaced vessels prior to the start of construction, 
and phasing construction to minimize the disruption to the degree feasible, 
including minimizing the number of times that vessels must be moved over the 
course of the construction.  The transition/relocation plan would include measures 
to provide for continued operation of visitor-serving vessels (e.g., charter fishing 
operations, whale watching, glass bottom tours, harbor tours, etc.), such as use of 
transient moorings within the harbor and operating from other marinas within King 
Harbor.  The temporary locations identified in the relocation plan would take into 
account the adequacy of the replacement locations, to ensure that adequate space 
and amenities (e.g., parking spaces) are available to accommodate the relocated 
uses and so as not to disrupt existing uses or result in substantial physical 
deterioration of the temporary location. 
 
COA TRA-1: Construction Traffic:  The following conditions are recommended: 
• A flagman shall be placed at the truck entry and exit from the Project site • To the 
extent feasible, deliveries and pick-ups of construction materials shall be 
scheduled during non-peak travel periods to the degree possible and coordinated 
to reduce the potential of trucks waiting to load or unload for protracted periods of 
time. • Access shall remain unobstructed for land uses in proximity to the Project 
site during project construction. • Minimize lane and sidewalk closures to the extent 
feasible.  In the event of a temporary lane or sidewalk closure, a worksite traffic 
control plan, approved by the City of Redondo Beach, shall be implemented to 







route traffic, pedestrians, or bicyclists around any such lane or sidewalk closures. 
• A Construction Management Plan shall be developed by the contractor and 
approved by the City of Redondo Beach.  In addition to the measures identified 
above, a Construction Management Plan shall include the following: • Schedule 
vehicle movements to ensure that there are no vehicles waiting off-site and 
impeding public traffic flow on the surrounding streets. • Establish requirements for 
the loading, unloading, and storage of materials on the Project site. • Coordinate 
with the City and emergency service providers to ensure adequate access is 
maintained to the Project site and neighboring businesses. 
 
COA TRA-2:  Promote Alternative Transportation Modes for Employees and 
Patrons With the objective to support trip and emission reduction goals, the project 
applicant shall encourage employees and patrons to use existing bus service, 
pedestrian and bicycle connectivity to and through the site, which would decrease 
the number of vehicle trips.  In addition, TDM measures that could further reduce 
trips could include: Shuttles to/from the Metro Green Line Station; 
Shuttles to/from LAX for hotel guests; Transit pass subsidies, vanpool services, 
and other incentives to employees to reduce vehicle trips. 
 


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


27. That all on-site litter and debris shall be collected daily during construction. 
 


28. That 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 unless for unique and exceptional reasons the 
applicant obtains an After Hours Permit from the Community Development 
Department Building Division. 
 


29. That Material storage on public streets shall not exceed 48 hours per load. 
 


30. That 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. 
 


31. That barriers shall be erected to protect the public where streets and/or sidewalks 
are damaged or removed.  
 


32.  That streets and sidewalks adjacent to job sites shall be clean and free of debris. 
 


33. That there shall be no outdoor amplified music before 8 a.m. or after 10 p.m. 
without administrative review and approvals from the City.  
 







34. That retail, restaurant, and theater uses shall be open no earlier than 5:00 a.m. 
and shall be closed by 2:00 a.m., seven (7) days a week. Office, parking structure, 
and hotel uses may be operational for 24 hours a day, seven (7) days a week. 
 


35. That this Master Conditional Use Permit shall permit the overall occupancy of the 
project with the following uses: commercial office, hotel, theater, restaurant, retail, 
and recreational uses. That the maximum allowable percentage of each use in 
relationship to the total overall project square footage of 523,939 shall be 35 
percent restaurant, 24 percent hotel, 20 percent retail, 12 percent office and 9 
percent specialty cinema.  Variations in these use percentage maximums may be 
approved by the Community Development Department provided that the overall 
trip generation and parking demand does not exceed that approved in conjunction 
with this Conditional Use Permit.  The Waterfront and Economic Development and 
Community Development Departments shall monitor compliance with this 
condition. 
 


36. Any proposed future use not conforming to the conditions specified in this Master 
Conditional Use Permit shall require consideration of an amendment to this permit 
for the specific limited exception to the conditions contained herein. 
 


37. That the applicant shall comply with the following Coastal Land Use Plan policy:  
Lower cost visitor accommodations shall be protected, encouraged, and where 
feasible, provided.  In the Coastal Zone when demolition of existing lower cost 
overnight visitor accommodations or when Hotels or Limited Use Overnight Visitor 
Accommodations are proposed that include high-cost overnight visitor 
accommodations, an in-lieu fee in an amount necessary to off-set the lack of the 
preferred lower cost facilities in Redondo Beach shall be imposed.  The fee shall 
be $30,000 per room that mitigation is required for, and the fee shall be adjusted 
annually to account for inflation according to increases in the Consumer Price 
Index U.S. City Average (based on a 2010 baseline).  The fee shall apply to 25% 
of the total number of proposed units that are high-cost overnight visitor 
accommodations or limited use overnight visitor accommodations. If as a part of a 
proposed development all units for which an in-lieu fee would be required are 
replaced by lower cost overnight visitor accommodations within the Coastal Zone 
of Redondo Beach, the in-lieu fee shall be waived.  
 


38. That a Final Basin 3 Marina Reconstruction Plan and Bridge Operations and 
Maintenance Plan shall be prepared and submitted to the Waterfront and 
Economic Development Department prior to issuance of building permits.  Said 
plan shall be reviewed and approved by the Waterfront and Economic 
Development Department, the Community Development Department and the Fire 
Department prior to commencement of construction and said plan shall be 
implemented following final inspection.   
 


39. That the bridge operations and maintenance plan shall (1) specify that the 
pedestrian bridge across the mouth of Basin 3 shall be operated in compliance 







with drawbridge operation regulations set forth in 33 CFR 117, which establishes 
drawbridge operational parameters for normal and emergency operations; and (2) 
include provisions for providing 24-hour vessel access to Basin 3.  This may 
include (but is not limited to) one or more of the following: 1) requiring staff trained 
to operate the bridge to be on-site at all times; 2) providing signage for boaters 
with a phone number to call to request the raising of the bridge outside of regular 
operating hours; or 3) closing the bridge to pedestrians and leaving it in an open 
position during late night/early morning hours.   
 


40. That in order to provide safe and convenient access to the new public beach at 
Seaside Lagoon for all users, a loading zone and/or other temporary parking to 
accommodate a minimum of three private vehicles shall be provided on the 
roadway east of Seaside Lagoon and remain available for temporary 
loading/unloading.  Said parking spaces/loading zone shall be restricted and 
operated as temporary loading and unloading spaces for users of the new beach 
and time limits may be adjusted as necessary to facilitate these operations. 
 


41.  That the applicant is to monitor the water quality at the new beach park (Seaside 
 Lagoon) including periodic water sampling and testing to verify compliance with 
 the standards set forth by the California Regional Water Quality Control Board and 
 all other regulatory requirements including those issued by the Department of 
 Health Services.  
 


42. That public lockable board storage racks, and bicycle racks shall be provided 
within the new beach park.  The final design, location and number of these facilities 
shall be approved by the Community Services Department and the Community 
Development Department prior to installation and said facilities shall be installed 
prior to final inspection. 
 


43. That Lifeguard services shall be provided by the City and/or the applicant for the 
new beach park (Seaside Lagoon) as necessary and appropriate.  
 


44. That the concession businesses located within the P-PRO zone shall be subject 
to a Concessionaire Agreement.  Said concessions shall be focused on providing 
products and services that enhance the recreation experience.  
 


45. That a Final Public Parking Structure Operations and Maintenance Plan shall be 
prepared and submitted to the Waterfront and Economic Development Department 
prior to issuance of permits. Said plan shall be reviewed and approved by the 
Waterfront and Economic Development Department prior to commencement of 
construction and said plan shall be implemented following final inspection.  The 
Plan shall generally provide that public parking be available 24 hours each day 
and that fees may be charged for parking and adjusted in accordance with Coastal 
Commission Guidelines.  The provision of valet service for the hotel shall be 
permitted.   
 







46. That off-site parking for employees and surplus or overflow parking is hereby 
authorized.  Plans for such parking shall be reviewed and approved by the Director 
of Public Works and the Community Development Director. 
 


47. That the applicant may enter into an agreement with the City of Redondo Beach 
to allow parking and vehicle code enforcement throughout some or all areas of the 
project.  Said agreement shall be subject to review of the City Manager, Chief of 
Police and City Council. 
 


48.  That Loading and delivery shall take place between the hours of 7:00 a.m. and 
 10:00 p.m., Monday through Sunday.  All trucks shall not be permitted to idle 
 engines or run refrigeration equipment while loading. Any deviations to these 
 delivery hours may be granted subject to administrative review.  Per Redondo 
 Beach Municipal Code Section 12-2.10, “[c]ommercial deliveries to any business 
 located in the Pier and Pier Plaza areas, if accessed from Torrance Boulevard, are 
 prohibited between the hours of 10:00 p.m. and 7:00 a.m. the following day, daily”. 


 
49. That Public Bus Stops, benches, trash cans, and recycling cans shall be provided 


in coordination with the Public Works and Community Services Departments. 
 


50. That a transport service be provided to Los Angeles International Airport and the 
Metro Green Line Station from the proposed hotel.  Said service shall be provided 
between the hours of 4:30 a.m. and 12:30 a.m. daily.  Guest transport service shall 
be available upon request of the hotel guests. 
 


51. That an electric or alternative fuel vehicle trolley between the Torrance Boulevard 
Circle and Portofino Way (or points further north if deemed feasible) is hereby 
authorized and may be provided.  Hours of operation and specific details of stops 
and routes shall be subject to approval of the Public Works Director and the 
Director of Community Services. 
 


52. That the reconnection of Pacific Avenue along the east side of the project shall be 
completed and open for public use prior to the issuance of the  Final Certificate of 
Occupancy of the Final Phase.   
 


53. That all uses proposing live entertainment shall be subject to the City’s 
Entertainment Permit requirements. 
 


54. That all businesses serving alcoholic beverages shall comply with all of the 
regulations of the Alcoholic Beverage Control Act and the regulations promulgated 
by the Alcoholic Beverage Control Board including, without limitation, the 
regulations set forth in 4Cal. Code of Regs. §§ 55, et seq. 
 


55. That all employees serving alcoholic beverages to patrons must complete a 
certified training program by the State Department of Alcoholic Beverage Control 







(ABC) for the responsible sales of alcohol. The training must be offered to new 
employees on not less than a quarterly basis. 
 


56. That the applicant shall encourage employees and patrons to use existing bus 
service, pedestrian and bicycle connectivity to and through the site, which would 
decrease the number of vehicle trips.  In addition, TDM measures that could further 
reduce trips could include: shuttles to/from the Metro Green Line Station, shuttles 
to/from LAX for hotel guests, and transit pass subsidies, vanpool services, and 
other incentives to employees to reduce vehicle trips. 
 


57. That the applicant/owner/operator/lessee of the proposed project and subject 
property shall comply with the requirements of Section 10-5.1900(h) of the City's 
Coastal Zoning Implementation Ordinance with respect to Tree Trimming within 
the Harbor/Pier Area which currently reads as follows: The trimming and/or 
removal of any trees that have been used for breeding and nesting by bird species 
listed pursuant to the federal or California Endangered Species Acts California bird 
species of special concern and wading birds, herons or egrets within the past five 
5 years as determined by a qualified biologist or ornithologist shall be undertaken 
in compliance with all applicable codes and regulations of the California 
Department of Fish and Game the US Fish and Wildlife Service and the US 
Migratory Bird Treaty Act. 
 
 (1)     No tree trimming or removal shall take place during breeding and nesting 


season (January through September) unless a tree is determined by a 
qualified arborist to be a danger to public health and safety. A health or 
safety danger exists if a tree or branch is dead, diseased, dying, or injured 
and is seriously compromised. Tree trimming or removal shall only be carried 


out from October 1st through December 31st. 


(2)     Trees or branches with a nest of a wading bird (heron or egret), a State or 
Federal listed species, or a California bird species of special concern that 
has been active any time in the last five (5) years shall not be removed or 


disturbed unless a health and safety danger exists. 


(3)    Any breeding or nesting tree that must be removed shall be replaced at a 
1:1 ratio. Replacement trees shall be native or regionally appropriate non-
natives and non-invasive. 


a.   A tree replacement and planting plan for each tree replacement shall be 
developed to specify replacement tree locations, tree size (no less than 
thirty-six (36) inch box size), planting specifications, and a five (5) year 
monitoring program with specific performance standards. 


b.    An annual monitoring report for tree replacement shall be submitted for 
the review and approval of the Waterfront and Economic Development 


Director and maintained on file as public information. 


 (4)   Tree trimming or removal during the non-breeding and non-nesting season 
(October 1st through December 31st) shall follow the following procedures. 







a.    Prior to tree trimming or removal, a qualified biologist shall survey the 
trees to be trimmed or removed to detect nests and submit the surveys to 
the Waterfront and Economic Development Department. Tree trimming or 
removal may proceed if a nest is found, but has not been used within the 


prior five (5) years and no courtship or nesting behavior is observed. 


b.    In the event that a wading bird (heron or egret) species, a State or 
Federal listed species, or a California bird species of special concern 
return or continue to occupy trees during the non-nesting season 
(October 1st through December 31st), trimming shall not take place until 
a qualified biologist has assessed the site, determined that courtship 
behavior has not commenced, and has given approval to proceed within 
300 feet of any occupied tree (500 feet for raptor species (e.g., bald 
eagles, osprey, owls)). 


c.    Trimming of nesting trees shall not encroach within ten (10) feet of an 
unoccupied nest of any of the bird species referenced above. The 
amount of trimming at any one time shall be limited to preserve the 
suitability of the nesting tree for breeding and/or nesting habitat. 


d.     Written notice of tree trimming and/or removal shall be posted and limits 
of tree trimming and/or removal shall be established in the field with 
flagging and stakes or construction fencing at least one week before work 
takes place. The notice and flagging/fencing does not apply to an 


immediate emergency situation. 


 (5)   Tree trimming or removal during breeding and nesting season (January-
September) shall be undertaken only because a health and safety danger 
exists, as determined by a qualified arborist, in consultation with the 
Waterfront and Economic Development Department and the City of Redondo 


Beach, and shall use the following procedures: 


a.    A qualified biologist shall conduct surveys and submit a report at least 
one week prior to the trimming or removal of a tree (only if it is posing a 
health or safety danger) to detect any breeding or nesting behavior in or 
within 300 feet (500 feet for raptors) of the work area. An arborist, in 
consultation with the qualified biologist, shall prepare a tree trimming 
and/or removal plan. The survey report and tree trimming and/or removal 
plan shall be submitted for the review and approval of the Waterfront and 
Economic Development Director and maintained on file as public 


information. The plan shall incorporate the following: 


1.      A description of how work will occur (work must be performed using 


non-mechanized hand tools to the maximum extent feasible). 


2.      Written notice of tree trimming and/or removal shall be posted and 
limits of tree trimming and/or removal shall be established in the field 
with flagging and stakes or construction fencing at least one week 
before work takes place. The notice and flagging/fencing does not 
apply to an immediate emergency situation. 







3.      Steps taken to ensure that tree trimming will be the minimum 
necessary to address the health and safety danger while avoiding or 
minimizing impacts to breeding and/or nesting birds and their habitat. 


b.    Prior to commencement of tree trimming and/or tree removal the 
qualified biologist shall notify in writing the Department of Fish and Game 
and the U.S. Fish and Wildlife Service of the intent to commence tree 
trimming or removal. 


58.  That in the event of a disagreement regarding the interpretation and/or application 
 of these conditions, the issue shall be referred back to the Harbor  Commission 
 for decision prior to the issuance of any permit.  The decision of the Harbor 
 Commission shall be final. 


 
59. The Planning Division shall be authorized to approve minor changes to any 


conditions or requirements specified herein. 
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