»  CALIFORNIA COASTAL COMMISSION

" STATE OF CALIFORNIA—THE RESOURCES AGENCY @ 4& PETE WILSON, Governor
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SOUTH COAST AREA , Filed: March 4, 1997
¢ 45 W. BROADWAY, STE. 380 49th Day: 4-22—97
‘oiicf?: ]c‘:fom 90802-4416 - 180th Day: 8-3 (
ACH, - .
(3101 590-5071 Staff: JLR:LB

Staff Report: 12-97
Hearing Date: April 8-11, 1997
Commission Action:

RECORR. PATHLT wo i
TAF PORT: T A
APPLICATION NO.: 5-96-279
APPLICANT: Riviera Associates, A California Limited Partnership
PROJECT LOCATION: 1617 S. Pacific Coast Hwy., Redondo Beach
PROJECT DESCRIPTION: Convert 6,016 sq. ft. of a 2-story, 16,694 sq. ft.

retail/office building into four ground floor snack food stores and add flve
parking spaces. .

Lot area: 18,082 sq. ft.
Building coverage: 16,694 sq. ft.
Pavement coverage: 1,288 sq. ft.
Landscape coverage: 100 sq. ft.
Parking spaces: 108 sq. ft.
. Zoning: Commercial

Plan designation: Shopping Center
Project density: N/A

Ht abv fin grade: N/A

LOCAL APPROVALS RECEIVED: Approval in Concept-City of Redondo Beach
SUBSTANTIVE FILE DOCUMENTS: City of Redondo Beach Certified Land Use Plan

SUMMARY OF STAFF RECOMMENDATION:

Staff is recommending approval with no special conditions.

STAFF_RECOMMENDATION:
The staff recommends that the Commission adopt the following resolution:

I.  Approval

The Commission hereby grants a permit for the proposed development on the
grounds that the development will be in conformity with the provisions of
Chapter 3 of the California Coastal Act of 1976, will not prejudice the

. ability of the local government having jurisdiction over the area to prepare a
Local Coastal Program conforming to the provisions of Chapter 3 of the Coastal
Act, and will not have any significant adverse impacts on the environment
within the meaning of the California Environmental Quality Act.
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1. MNotice of Receipt and Acknowiedgment. The permit is not valid and
development shall not commence until a copy of the permit, signed by the
permittee or authorized agent, acknowledging receipt of the permit and
aﬁggptance of the terms and conditions, is returned to the Commission
office.

2. Expiration. If development has not commenced, the permit will expire two
years from the date this permit is reported to the Commission.
Development shall be pursued in a diligent manner and completed in a
reasonable period of time, Application for extension of the permit must
be made prior to the expiration date.

3. Compliance. All development must occur in strict compliance with the
proposal as set forth in the application for permit, subject to any
special conditions set forth below. Any deviation from the approved plans
must beirevieued and approved by the staff and may require Commission
approval.

4, Interpretation. Any gquestions of intent or interpretation of any
condition will be resolved by the Executive Director or the Commission.

5. Inspections. The Commission staff shall be allowed to inspect the site
and the project during its development, subject to 24-hour advance notice.

6. Assignment. The permit may be assigned to any qualified person, provided .
assignee files with the Commission an affidavit accepting all terms and
conditions of the permit.

7. Jerms and Conditions Run with the Land. These terms and conditions shall
be perpetual, and it is the intention of the Commission and the permittee
to bind all future owners and possessors of the subject property to the
terms and conditions.

ITI. Special Conditions
NONE

IV. Eindings and Declarations.

The Commission hereby finds and declares as follows:

A. Project Description and Location.

The applicant proposes to convert 6,016 sq. ft. of a 2-story, 16,694 sq. ft.
retail/office building into four ground floor snack food stores and add five
parking spaces. The proposed development is located in an established
strip-commercial area on Pacific Coast within the City of Redondo Beach. The
subject site is located at the inland extent of the Coastal Zone boundary.

The area on the west side of Pacific Coast Highway is located within the .
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Coastal Zone, whereas, the easterly side is not. The surrounding commercial
uses consist of a mix of retail stores, offices, banks and service oriented
businesses. The site is also located within the Riviera Village Shopping
Center which contains a metered public parking lot. There are also metered
public parking spaces provided on the nearby streets.

B. Parking
Section 30252 of the Coastal Act States:

The location and amount of new development should maintain and enhance
public access to the coast . . . (4) providing adequate parking facilities

Additionally, the Land Use Plan of the City's Local Coastal Program which was
certified by the Commission on June 19, 1980, contains the following relevant
parking provision:

he City will ntin jligent] for istin ki
rn vel

By requiring adequate parking for new developments within the Coastal
Zone in the past, the City has assured adequate parking accessibility
to the beach and the Harbor-Pier area. This policy will be continued
by assuring the adoption of adequate parking standards in the
implementing ordinances of the Local Coastal Program.

The existing office/retail building contains 103 parking spaces. Five new
parking spaces are to be added for the proposed project. According to past
Commission permit approvals the previous office use required one parking space
per 250 square feet of gross floor area. The proposed conversion to a food
store requires one space per 225 square feet of gross floor area. The
proposed intensification of use will require an additional three spaces
whereas the applicant is providing five. Therefore, the Commission finds that
the proposed conversion will provide adequate parking consistent with past
Commission permit approvals.

C. Local Coastal Program

Section 30604 (a) of the Coastal Act provides that the Commission shall issue
a coastal permit only if the project will not prejudice the ability of the
local government having jurisdiction to prepare a Local Coastal Program which
conforms with Chapter 3 policies of the Coastal Act.

ion 4

(a) Prior to certification of the local coastal program, a coastal

N
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development permit shall be issued if the issuing agency, or the .
commission on appeal, finds that the proposed development is in
conformity with the provisions of Chapter 3 (commencing with Section
30200) of this division and that the permitted development will not
prejudice the ability of the local government to prepare a local
coastal program that is in conformity with the provisions of Chapter
3 (commencing with Section 30200) A denial of a coastal development
permit on grounds it would prejudice the ability of the local
government to prepare a local coastal program that is in conformity
with the provisions of Chapter 3 (commencing with Section 30200)
shall be accompanied by a specific finding which sets forth the basis
for such conclusion.

On June 19, 1980, the Commission approved the Land Use Plan for the City of
Redondo Beach Local Coastal Program. The Land Use Plan contains specific
policies to guide the type, location, and intensity of future development in
~ the City of Redondo Beach Coastal Zone. Before the Commission can approve a
Land Use Plan, it must find that the plan is consistent with the policies of
Chapter 3 of the Coastal Act. In effect, the LUP sets the standards for
development in the particular area.

The proposed development is consistent with the certified LUP designation for
commercial land use and provides adequate parking, consistent with the

provisions of the certified Land Use Plan. Therefore, the Commission finds

that the proposed development will not prejudice the City's ability to prepare

a Local Coastal Program consistent with the policies of Chapter 3 of the

Coastal Act as required by Section 30604(a). .

D. Consistency with the California Environmental Quality Act (CEQA).

Section 13096 of Title 14 of the California Code of Regulations requires
Commission approval of Coastal Development Permits to be supported by a
finding showing the permit, as conditioned, to be consistent with any
applicable requirements of the California Environmental Quality Act (CEQA).
Section 21080.5 (d) (2) (i) of CEQA prohibits a proposed development from
being approved if there are feasible alternatives or feasible mitigation
measures available which would substantially lessen any significant adverse
impact which the activity may have on the environment.

As submitted, there are no feasible alternatives or feasible mitigation
measures available which would substantially lessen any significant adverse
impact which the activity may have on the environment. Therefore, the
Commission finds that the proposed project can be found consistent with the
requirements of the Coastal Act to conform to CEQA.

JLR:b11
8602F




- i P

e _sams
- i [Tvon

O it

o MOmay

1
») § s g | & faree
3 Webreucs GLENDALE )< L |
[nnd 7 00 Foms
; . Ty M- 4  ponnove T RRABETRY
d ".— \)m oo D e TE AZUSA
e 05 o Cay Y Py N { B
3 On R, ‘ ] & fager Racs SAN
* 5 y & h . P wvanDALE
o 3y metvense Pan S AF50utr \san GASRN -
3 & - L3 > g DENa § A A
& 2 L ) ,"* pAinamens &
< N . o . ~ il )
% xE < ’ s [y n - . . g .."'m ‘?‘
e v - r 5 e 10 N
] J‘\\ b4 X mal e 4 2 . w;‘ e = WEST COVINA
Ay . ¥ N - ; oS 7 L85 on
e o S, & e et sl P 7 UsnGeLes, SAMIITINTY i, T3 Ko 5
4 e
Wit > )% LA ] 4 2 f 60
& , )
= sanra oS P 2‘*{:{“‘ e e B 5 L owmonrtennio % 14 PpgETE
3 i ™ COMMERCE 828/4
Toe 187, {' VB € ARG % o e, 7 <l
Vomee I § ol ui:woao s ':‘“ oy -
harva Do Aoy TELATTA T nomes ¥ 8w ) PARKY € egp 23 " v N acende
™ r_T - & , Mot
[ - o \cuoanry i EiL § r LA WABRA
- i 13 MR, 4 i e LHEICNTS
Py et X gm&v INGLEWOOD T GATE iy - 1
08 ancecty 3 &
SPANIGS LA RABAA S
§
anseFUL
somila , 8
gy ——

o
13

TANAH!
= 2 g! D
b AL

CECERN\S

J A
= RDEN GRO) -3
o ad LY * 22 -
5 "RLS % A - d o
5] tsTaves  § LONG ¥ \
sovmse X/ o BEACH A R T - ,
G 0 11 saL CIIEAY SANTA
- Poors A - 1 ANA —
408 amaruty Tiw r &
g .;n'ﬁﬂg' e O WL 244 ]. 1 fe g
- [ Y . A
= - -l‘_, & L
D N
& vabw >

s gl AR
. AL
i > U2 1 U“” U

SHOMERES g Ty Ty )

AS, D/ka}q S~96 -~ 2749
Area Map &Sh b€ A

JOENSON APPRAISAL COMPANT

-



& -
1 5-2-<3 frnuo
s |7 N &
- ~ £90:90/06
B : .

$IIR

WAL

. F i . % Kla{?o,..;‘
1992 , ' | i

WP/ - T
Viotosvserne- 1Y

227

> pACIFIC COAST HWY.

4P
£

LN \A | 2
o | , CN‘?ORNMSS\ON @ L
; scs N jPARTITION M G SA TrACT NO. 2546 3 |
: soss 4 NCHO -LOS ¥ALOS VERDES M. B 26-4-5 N
! - D.%i.ii!?s " CONDOMINIUM i l/@D\
y rou rar. sspa, e " PARCEL. MAP PARCEL. MAP o |
e PM B82-38 P, 218-58

COURTY OF 103 ANGELES, CALIF.




= 4208 VNGO VO 'HOYEE OQNOGRY
i AVMHOIH 1SVOD OHIOVd 'OS 49}

SO Sumg WS 10 | SUEINDNS Wl % e

‘ou] oj08 * Jeuljng - juskig

INSNIAOHIN JINVNSL
oy

=
leLevanon

R

ﬂ

i
-
e

/////

Z

GlaN .

L

\

-

evarion | avesor 't

]
-4
N .

D

£
4
227
/

]
ta
SiaM
~— e

CELEVATION FACIFPIC. COAGT MIGHWAY

__J&-e]

ELEVATIONS

ey

Date

ov
Ay
Q
FAY
FaN

By

Rev ] Dote

By

Date

Rov
Fay
Fay
a\




-27@
'D

il

i

)]
555

1
i
}
!
8
i
i

o
R

i

{ocvmrd

JNSNSAOHIN INVNZL

G
&
ot
J
$H4aK

i
:5
ﬁ
o

—— o _INOISSINWOD TVISVOD - e
| mm o VINYO4NVYOD | ‘

.(?... | |
= meeanr o | i Eﬂq 2%? SRS

- ___'___.'__‘%J'

=2

|1

rJ

l{.—n
N
"""—-’m------»-~----..........,..,,_=,.[J )

LL208 YINOSTIYD ‘HOVEB OONOTN
AVMHOM 18YO0 OLiDVd OB U6

s JUBAIG

hwm-

S—
CSRDOW S walng W § SENNESE Wiy 3 W

U Sy
a-
U] o108 ¢+ Jewieg

(T TERE il




