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Hearing Date: July 13-16, 1999 
Commission Action: 

STAFF REPORT: REGULAR CALENDAR 

APPLICATION NUMBER: 5-99-092 

APPLICANT: Anastasi Development Company, LLC 

AGENT: Cheryl Vargo 

PROJECT LOCATION: 31 5 Garnet Street, Redondo Beach 

PROJECT DESCRIPTION: Demolish a single-family residence and construct a 43,000 
sq. ft., 18-unit condominium, 3-story over basement, 
35' high, with 42 parking spaces. 

Lot Area 
Building Coverage 
Pavement Coverage 
Landscape Coverage 
Parking Spaces 
Zoning 
Project Density 
Ht above final grade 

33,000 sq. ft. 
15,762 sq. ft. 
10,261 sq. ft. 

6,977 sq. ft. 
42 
RH (High Density Residential) 
23 dulac 
35ft. 

LOCAL APPROVALS RECEIVED: Approval in Concept- City of Redondo Beach 

SUBSTANTIVE FILE DOCUMENTS: 1) City of Redondo Beach Certified Land Use 
Plan (LUP) 

2) LUP Amendment Redondo Beach 1-99 
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SUMMARY OF STAFF RECOMMENDATION: 

Staff recommends approval with no special conditions. There are no unresolved 
issues. The proposed residential development, as submitted, is consistent with and 
adequate to carry out the Chapter 3 policies of the Coastal Act. In addition, the 
proposed project is consistent with the density, height and parking provisions of the 
City's amended certified Land Use Plan. 

STAFF RECOMMENDATION: 

The staff recommends that the Commission adopt the following resolution: 

I. APPROVAL WITH CONDITIONS 

• 

The Commission hereby GRANTS a permit, subject to the conditions below, 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 effects on the environment within the meaning of 
the California Environmental Quality Act. • 

II. STANDARD CONDITIONS: 

1. Notice of Receipt and Acknowledgment. The permit is not valid and 
development shall not commence until a copy of the permit, signed by the 
permittee or authorized agent, acknowledging receipt of the permit and 
acceptance of the terms and conditions, is returned to the Commission office. 

2. Expiration. If development has not commenced, the permit will expire two 
years from the date 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 be reviewed and 
approved by the staff and may require Commission approval. 

4. Interpretation. Any questions of intent or interpretation of any condition will be 
resolved by the Executive Director or the Commission. • 
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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. Terms and Conditions Run with the Land. These terms and conditions shall be 
perpetual, and it is the intention of the Commission and the permittee to bind all 
future owners and possessors of the subject property to the terms and 
conditions. 

Ill. SPECIAL CONDITIONS: NONE 

IV. FINDINGS AND DECLARATIONS: 

The Commission hereby finds and declares: 

A. Project Description and Location 

The applicant proposes to demolish a single-family residence and construct a 43,000 
sq. ft., 18-unit condominium, 3-story over basement, 35' high, with 42 parking 
spaces. The proposed development is located on the westerly side of Pacific Coast 
Highway at the intersection of Beryl Street. Following is a brief description of the site 
and surrounding land uses excerpted from a City staff report: 

The applicant's proposal is consistent with the RH (High Density Residential 
zoning and plan designation. The portion of the property facing Pacific Coast 
Highway is vacant and has been since a number of commercial buildings and 
residences were demolished in the early 1 990' s. The portion of the property 
facing Garnet Street is developed with a single-family residence, which will be 
demolished to make way for the proposed development project. The property 
is located in an area of mixed uses including a church property to the north, 
senior housing to the east, commercial uses to the south and residential uses to 
the south and west. 

The Coastal Zone in Redondo Beach is approximately 2.3 miles in length and is 
bounded on the north by the City of Hermosa Beach, inland by Pacific Coast Highway 
and on the south by the City of Torrance. The Redondo Beach coastal zone includes a 
major harbor and marina, a large pier complex, and a heavily used State beach. In 
addition, the immediately adjacent inland portion of the Redondo Beach coastal zone 
includes a major energy installation, extensive commercial development adjacent to 
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Pacific Coast Highway and a diverse mixture of residential development ranging in size 
from small-scale units to high density, high-rise development. 

B. Background Summary of Recent LUP Amendment (1-99) 

The Commission conditionally certified the City of Redondo Beach Land Use Plan on 
March 17, 1 981. The City does not have a certified Implementation Program. 

At a recent public hearing, on May 10, 1999, the Commission unconditionally 
approved an amendment to the certified LUP that specifically redesignated four blocks 
(total 5 acres) along Pacific Coast Highway from a commercial use to High Density 
Residential (RH). The subject site is located on one of those blocks. 

The RH land use designation allows a maximum density of 28 units per acre. 
Depending on the location, the maximum height will be limited to either 2-stories, 30 
feet or 3-stories, 35 feet except that heights up to 45 feet may be granted between 
Emerald Street and Garnet Street in conjunction with the granting of a density bonus 
for the purpose of providing low- and moderate-income housing. This project is 
consistent with the development standards and uses of the newly certified RH 
designation for this parcel. 

c. Development Standards 

Section 30250. 

(a) New residential, commercial, or industrial development, except as otherwise 
provided in this division, shall be located within, contiguous with, or in close 
proximity to, existing developed areas able to accommodate it or, where such 
areas are not able to accommodate it, in other areas with adequate public 
services and where it will not have significant adverse effects, either 
individually or cumulatively, on coastal resources ... 

The subject site is located in an established strip-commercial area along Pacific Coast 
Highway. This highway is located approximately four blocks inland of the beach. It is 
a major arterial serving the South Bay coastal cities as a beach access route. 

The PCH corridor consists of a commercial mix of retail stores, offices, motels, banks, 
restaurants and service oriented businesses. Interspersed with the commercial uses 
there are existing residential uses that vary from low to high density. 

Vehicular access to the subject site will be provided via a driveway off of Garnet 
Street. No vehicular access to the site will be provided for along PCH. Therefore, 
traffic conflicts along PCH, a major north-south beach arterial, will be minimized . 
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The City's traffic studies concluded that traffic and other impacts of development on 
this site for a residential use is less than the site were developed for commercial uses 
at zone capacity. Following is an excerpt from a City staff report: 

Based on a uTraffic Generation Forecast" prepared by Linscott, Law & 
Greenspan Engineers (November 17, 1998), the 18-unit residential 
condominium project is anticipated to generate a total of 1 50 daily vehicle trip 
ends in comparison with the 670 daily trip ends that would be generated by a 
commercial project. The Study also concludes that the additional traffic that 
will be generated by the project will not have a significant impact on the 
operating conditions of the surrounding street system. 

The applicant is providing 42 on-site parking spaces. There will be two parking 
spaces for each unit (total 36) and one guest space for each 3 units (total 6). This 
project is consistent with the uses and standards contained in the RH standards of the 
amended Redondo Beach LUP. The proposed project provides adequate on-site 
parking to assure that residents and their guests will not need to use on-street 
parking. Based on the information above, the Commission finds that the proposed 
project, as designed, is consistent with the relevant development policies of the 
Coastal Act. The Commission further 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. Visual Quality 

Section 30251. 

The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance. Permitted development shall be 
sited and designed . . . to be visually compatible with the character of 
surrounding areas ... 

The existing commercial designation in the certified LUP includes no specific intensity 
or height limit standards. When the LUP was certified, the City's zoning code 
permitted commercial buildings at a height of 3 stories and 40 feet. 

The LUP high density (RH) zone will permit a maximum density of 28 units per acre. 
The portion of the RH zone along PCH between Vincent Street and Garnet Street, is 
limited in height to 3-stories, 35 feet. The proposed project density equates to 
23 du/acre consistent with the development standards of the recently amended LUP 
which would permit 28 units per acre. 

The area westerly and adjacent to he proposed RH district is zoned Medium Density 
Residential (MDR). In this zone, the certified LUP allows a maximum of 23 units per 
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acre. The height is restricted to 2-stories over semi-subterranean garage plus loft not 
to exceed 38 feet in height. • 

The proposed RH district height and parking standards are comparable and compatible 
with the adjacent MDR standards. Several blocks on the east side of PCH, which are 
not in the coasted zone, are designated as high density residential (RH). In this area, a 
150-unit senior citizen housing project was recently constructed. The east side of 
PCH is developed consistent with the development standards of the amended LUP. 
Therefore, the Commission finds that, as submitted, the proposed project is designed 
to be compatible with the character of the surrounding area, consistent with Section 
30251 of the Coastal Act. 

E. California Environmental Quality Act 

Section 13096(a) of the Commission's administrative regulations requires Commission 
approval of Coastal Development Permit applications to be supported by a finding 
showing the application, as conditioned by any conditions of approval, to be 
consistent with any applicable requirements of the California Environmental Quality 
Act (CEQA). Section 21080.5(d}(2}(A) of CEOA prohibits a proposed development 
from being approved if there are feasible alternatives or feasible mitigation measures 
available which would substantially lessen any significant adverse effect which the 
activity may have on the environment. 

The proposed project, which provides adequate parking, is consistent with the 
development policies of the Coastal Act. 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 is consistent with CEQA 
and the policief. of the Coastal Act. 

JLR: 
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LINSCOTT 
LAW & 
GREENSPAN 
ENGINEERS 

ENGINEERS&.PIANNERS • TRAFFIC, 'T'RANSPORTA110N, PARKJNG 

1580 Corporate Orive, Suiltll22 • Cos~& Men. Califomia 92626 
Phone: 714 64t-l587 • Fax: 71" 641-0139 

.... 

November 17, 1998 

Mr. Randy J. Morris 
ANASTASI DEVElOPMENT CORPORATION 
1200 Aviation. Boulevard 
Redondo Beach, CA 90278 

Subject: TRlP GEi''iERATlON FORECAST 
GARNET ST.REEt TOWNHOMES 
Redondo Beach, Cilifomia 

Dear Mr. Moms: 

.APR 1 2 1999 

CAUFORrHA 
COASTAL COMMiSSiOt'-~ 

As requested, LinscOtt, Law & Greenspan, Engineers (UG) is pleased to submit this Trip Generation 
Analysis for the Gamet Street Townhomes project, an 18-t.mit residential condominiumltownhome 
development 11\e project site is a 0.75:1: aae, parcel of land located generally west of Paci:fic Coast 
Highway, and nonh of Gamet Street, iu the City of Redondo Beacb, California. Access to the site will 
be provided via a gated driveway on Gamet Street This traffic analysis was prepared to address traffic 
concerns of the City, as expressed by Anita G. Kroeger, Senior l)latmer, City of Redondo Beach. 

Trip Generation Comparison 
Traffic generation is expressed in vehicle bip eru:ls, defined as one-way vehicular movements, either 
ent~ or exiting the generating land use. Generation filctors and equations used in the traffic 
forecasting procedure are foUDd in the Sixth Edition of Trip Generatio~ published by the Institute of 
Transportation Engineers (ITE) [Washington, D.C., 1997] and San Diego Trtljfic Generators, dated 
December 1996, published by San Diego Associated Governments (SANDAG). 

Traffic generated by the proposed Gamet Street Townhomes project was estimated using ITE Land 
Use 230 (Residential COJJdominium) equations published in '!'rip Ge.neration. Traffic generated by the 
Ahemative Land Use, which consists of 16,500 square-feet of specialty retail, was estimated using 
IIE Land Use 814 (Specialty Retail) trip rates. 

The traffic generated by the "'Specia1ly Retail" development option represents a ~ budget 
max:imum" for the project sil.e, against which the impact of the proposed 18 dwelling unit Gamet 
Townhome project might be compared. 

Ph;Up t.\. linscot'l. P.E. (Rto!.) 
iKlc M. C!eefliP'III, I' .t. 
Wil:ilm A. l..lw, 1'.£. <Re!J 
Paul W. Wdkinson, P.S.. 
John P. ktr.i11;_ P .E. 
David S. Shendtr. P.E. 

P1Adena·~26796-2322 • SanOiego-619299-3090 • lasVep$·702451·1920 • AnLC2WBCompany 
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LINSCOTI 
LA\N & 
GREENSPAN 
ENCiiNEER.S 

Mr. Randy Motri.s 
ANASTASI DEVELOPMENT CORPORATION 

November 17, 1998 
Page2 

Review of Table A shows that the proposed 18 unit residential condominium project will generate 
about 35% less traffic during the AM peak hour, and significantly less traffic on a daily (78%) and PM 
peak bour (64%) basis when compared to the trip generation potential of 16,500 SF of specialty retaiL 

The upper portion of Table 3 indicates that: on a «typical" wecl:day, the Alternative land Use can be 
expected to generate approximately 670 daily trips, with 20 trips (12 inbotmd, 8 outbound} produced 
in the AM peak hour and 42 trips (18 ioboUDd, 24 outbound) prcduced in the PM peak hour. 

The proposed 18 unit Gamet Street Townhome project is forecast to generate 150 daily trips, with 13 
trips. (2 inbound, 11 outbound) produced in the AM peak hour and 151rips (10 inbound, 5 outbound) 
produced in the PM peak hour. 

Conclusions 
Given the results of the trip genCiation to recast comparison, we conclude that the 18 unit Gamet Street 
residential townhome project will have a lesser impact than a 16,.500 SF specialty retail center. Further, 

.. we conclude that the project proposed by Anastasi Development Corporation will not have a 
s!gnmcant traffic impact on the on the operating conditions of the: sum:nmding street system. 

* * * * * * * 
We appreciate the opportunity to prepare this investigation.. Should you have any questions regarding 
this analysis, please call us at (714) 641-15ti7 . 

Very truly yours, 
LINSCOIT, LAW & GREENSPAN, ENGINEERS 

~~ 
Richard E. Barretto 
Transportation .Engineer Ill 

..r-,"1- D"'' -z._ 
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LINSCOTT 
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Generation Factors: 

TABLE A 

PROJEC£ TRAFFIC GENERATION FORECAST 
Gamet Street Townb.omes, Redondo Beach 

• 230: Res. Condominiums 8.42 0.12 0.61 0.73 0.55 
(TEIDU)' 

• 814: Retail 

Generation F ()rt.c.a."'U: 
~ 
• R.esidcatial Coo.domin.iw.ns 

Net Difference in Trip 
Generation - "Specialty Retail vs. 

i 
\ 

40.67 l 0.73 

\SO 2 

670 12 

-520: ·10 

TEIDU • Trip CDds pc:r dwelling unit (residential) 

0.49 

11 

8 

TE/1000 SF • Trip mdsper 1000 square-feet (Sf) of <k-velopme:nt. 

L22 1.11 

13 10 

20 18 

·1 

0.27 0.83 

1.48 2.S9 

5 15 

24 42 

Source: Trip Gc.<ruation, 61h Edition, Institute of Tnnsponalion ~ (ITE), Washingt.OC. D.C. 
(1997). 

2 Source: Daily aa4 PM peak hove trip rate from Trip ~ 6th F..diti.ou. IDstitur.e ofT~ 
&g.ineer:s (ITE). Washington, D.C. (1991). AM peak hom trip generation tate esrimatM based on clally 
tri;p cue, which assumes AM peak hO'Ilt traffic is 3% (6:4) of total daily tta:ffi.c {Trllffic GenU'tl'tors -
SANDAG- Decem.ber. 1996). 
Sourte: ~ ~ CozporatiODICity of~ Beach. Maximum lCI.Iil floor uea c::a1cuJ.ated 
at 0.50 FAR. (O.S x 3'3,000 SF • 16,500 SF). 
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