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STAFF REPORT: REGULAR CALENDAR

APPLICATION NUMBER: 5-01-236

APPLICANT: Pacific Real Estate Ventures, Inc.

AGENT: Cheryl Vargo

PROJECT LOCATION: 400 Diamond St., Redondo Beach (Los Angeles County)

PROJECT DESCRIPTION:
Demolition of an existing 2,400 square-foot dry cleaners and
construction of a two-story, 29'3” high, (as measured from the
‘ centerline of frontage road), three-unit condominium. The total
floor area is 6,624 square feet. Seven parking spaces are
proposed (Two on-site spaces per unit and one additional
guest space).

Lot Area 8,319 square feet

Building Coverage 3,501 square feet

Pavement Coverage 2,131 square feet

Landscape Coverage 2,687 square feet

Parking Spaces 7

Zoning R3

Plan Designation Low — Multi-Family Residential
Ht above centerline

of frontage road 29 feet, 3 inches

LOCAL APPROVALS RECEIVED:

1. Approval in Concept, Redondo Beach Planning Commission, June 21, 2001
2. Redondo Beach LCP Amendment No. RDB-MAJ-1-1

SUBSTANTIVE FILE DOCUMENTS:

. 1. City of Redondo Beach Land Use Plan
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SUMMARY OF STAFF RECOMMENDATION:

Staff is recommending that the Commission grant a coastal development permit for the
proposed development with special conditions relating to public hazard, agency approvals
and water quality best management practices.

STAFF RECOMMENDATION:

The staff recommends that the Commission adopt the following resolution to APPROVE
the coastal development permit application with special conditions:

MOTION: I move that the Commission approve Coastal
Development Permit No. 5-01-236 pursuant to the staff
recommendation.

STAFF RECOMMENDATION OF APPROVAL.:

Staff recommends a YES vote. Passage of this motion will result in approval of the permit
as conditioned and adoption of the following resolution and findings. The motion passes
only by affirmative vote of a majority of the Commissioners present.

RESOLUTION TO APPROVE THE PERMIT:

The Commission hereby APPROVES a coastal development permit for the proposed
development and adopts the findings set forth below on grounds that the development as
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act and 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. Approval of
the permit complies with the California Environmental Quality Act because either 1)
feasible mitigation measures and/or alternatives have been incorporated to substantially
lessen any significant adverse effects of the development on the environment, or 2) there
are no further feasible mitigation measures or alternatives that would substantially lessen
any significant adverse impacts of the development on the environment.

i STANDARD CONDITIONS:

1. Notice of Receipt and Acknowledgment. The permit is not valid and development
shall not commence untii 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.

*
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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.

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

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.

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.

SPECIAL CONDITIONS
Assumption of Risk, Waiver of Liability and Indemnity

A. By acceptance of this permit, the applicants acknowledge and agree: (i) that the
site may be subject to hazards from potential soil and/or ground water
contamination; (ii) to assume the risks to the property that is the subject of this
permit of injury and damage from such hazards in connection with this permitted
development; (iii) to unconditionally waive any claim of damage or liability against
the Commission, its officers, agents, and employees for injury or damage from such
hazards; and (iv) to indemnify and hold harmless the Commission, its officers,
agents, and employees with respect to the Commission's approval of the project
against any and all liability, claims, demands, damages, costs (including costs and
fees incurred in defense of such claims), expenses, and amounts paid in settlement
arising from any injury or damage due to such hazards.

B. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
applicants shall execute and record a deed restriction, in a form and content
acceptabie to the Executive Director, incorporating all of the above terms of this
condition. The deed restriction shall include a legal description of the applicants’
entire parcel. The deed restriction shall run with the land, binding all successors
and assigns, and shall be recorded free of prior liens that the Executive Director
determines may affect the enforceability of the restriction. This deed restriction
shall not be removed or changed without a Commission amendment to this coastal
development permit.



5-01-236 (Pacific Real Estate Ventures, Inc.)
Page 4

Regional Water Quality Control Board and/or County Approval

PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
applicant shall provide to the Executive Director a copy of a permit issued by the
Regional Water Quality Control Board and/or Los Angeles County Fire Department,
or letter of permission, or evidence that no permit or permission is required. The
applicant shall inform the Executive Director of any changes (including any
remediation measures) to the project required by the Regional Water Quality
Control Board and/or local agency. Such changes shall not be incorporated into
the project until the applicant obtains a Commission amendment to this coastal -
development permit, unless the Executive Director determines that no amendment
is required.

Erosion and Drainage Control

A. Prior to Issuance of the Coastal Development Permit, the applicant shall
submit, for review and approval of the Executive Director, a plan for erosion and
drainage control.

1) Erosion and Drainage Control Plan

(a) The erosion control plan shall demonstrate that during and after
construction, erosion and sedimentation shall be minimized to the
maximum extent practicable to avoid all adverse impacts to the coastal
zone and receiving waters. Best Management Practices (BMPs) shall be
designed to achieve these goals.

(b) The erosion control plan shall include, at a minimum, the following
components:

1. During construction BMPs shall include, where applicable, temporary
drains and swales, sand bag barriers, silt fencing, stabilize any
stockpiled fill with geofabric covers or other appropriate cover, install
geotextiles or mats on all cut or fill slopes, close and stabilize open
trenches as soon as possible and/or any other appropriate erosion
and sediment control practices necessary to achieve the erosion and
sedimentation goals.

2. A narrative report describing all temporary run-off and erosion control
measures to be used during construction and permanent measures to
minimize runoff from the project site.

3. A site plan showing the location of all temporary erosion control
measures. ‘

4. A schedule for installation and removal of the temporary erosion
control measures.

5. A written review and approval of all erosion and drainage control
measures by the applicant’s engineer and/or geologist.

.
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. - 6. For any proposed and approved grading or trenching pursuant to this
permit, a written agreement indicating where all excavated material
will be disposed and acknowledgement that any construction debris
disposed within the coastal zone requires a separate coastal
development permit.

7. Any contaminated sediments or material or underground storage
tanks discovered during construction or at any time in the life of the
project shall be reported to the Regional Water Quality Control Board,
Department of Toxic Substances Control, Los Angeles County Fire
Department or the appropriate regulatory agency and disposed of
consistent with all applicable rules.

(c) The permanent site drainage control plan shall demonstrate that:

1. To the maximum extent practicable, maintain post-development peak
runoff rate and average volume at levels that are similar to pre-
development levels.

2. To the maximum extent practicable, minimize the pollutant load in
storm water and nuisance flow runoff from the site.

(d) The drainage control plan shall include, at a minimum, the following Best
Management Practices to achieve the aforementioned components:

. 1. Site plans and a written description of site drainage and all polluted
runoff control BMPs.

2. A schedule for monitoring and maintenance of the BMPs.

3. Direct all rooftop drainage to landscaped planters or vegetated areas
that are designed to infiltrate runoff. Energy dissipaters shall be
installed at downspouts to prevent erosion.

4. Direct all sheet flow over impervious surfaces to a vegetated area or a
BMP designed to treat, infiltrate, or filter runoff. Minimize impervious
surfaces to the maximum extent practicable by employing BMPs like
porous pavements, rooftop catch basins, or expand the landscaped
area. Consider structural BMPs such as cisterns, driveway dry-wells
to treat and infiltrate runoff.

5. The applicant shall plant low water use plants and shall limit irrigation.

(e) These erosion and drainage control measures shall be required to be in
place and operational on the project site such that the goals stated in
Section (C) are carried out and maintained throughout the development
process to minimize erosion and sediment from the runoff waters during
construction. All sediment shall be retained on-site unless removed to an
appropriately approved dumping location either outside the coastal zone
or to a site within the coastal zone permitted to receive fill.
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() The plan shall also include temporary erosion control measures should
grading or site preparation cease for a period of more than 30 days,
including but not limited to: stabilization of all stockpiled fill, access roads,
disturbed soils, and cut and fill slopes with geotextiles and/or mats, sand
bag barriers, and/or silt fencing; and include temporary drains and swales
and sediment basins. These temporary erosion control measures shall
be monitored and maintained until grading or construction operations
resume. '

B. The permittee shall undertake development in accordance with the approved
final plans. Any proposed changes to the approved final plans shall be reported to
the Executive Director. No changes to the approved final plans shall occur without
a Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is required

iV.  FINDINGS AND DECLARATIONS:

The Commission hereby finds and declares:

A. Project Description and History:

The proposed project consists of the demolition of an existing dry cleaner's and - .
construction of a 3-unit, two-story, 29 feet, three inch high, condominium with a total floor

area of 6,624 square feet. The project site is situated on an 8,319 square-foot lot that is

located at the corner of North Broadway and Diamond Street in Redondo Beach. The site

is approximately 1,300 feet inland of the Redondo Beach Harbor Complex (Exhibit 1).

Diamond Street runs perpendicular to Catalina Avenue, which is the first public street

parallel and inland to the sea. The proposed project has received an approval in concept

from the City of Redondo Beach.

On September 11, 2001, the California Coastal Commission granted approval as
submitted of an amendment request by the City of Redondo Beach to amend it's certified
Land Use Plan to change the land use designation of lots 20,21, and 22, Block 1701/2,
Townsite of Redondo Beach (400 Diamond Street — Exhibit 2) from Mixed Use,
commercial and residential to R-3 Low-Density multi-family residential.

The proposed three-unit condominium is consistent with the land use of a low-density

multi-family residential as designated by the City of Redondo Beach certified Land Use

Plan. The project complies with development standards of the certified LUP for maximum

height and adequate parking. The proposed building height is less than the permitted

maximum 30 feet. Two enclosed parking spaces per unit with an additional visitor parking

space will be provided, which exceeds the required six (2 per unit). The proposed project

is not located between the sea and the first public road. The project site is located on

Diamond Street, which provides access to Catalina Avenue, the first public street inland '
from Redondo Beach.
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The applicant is proposing to build a 3-unit residential building on land that has been
occupied by a dry cleaner’s that has been in business, according to a geological report
(Environmental Geoscience Services, 8/28/00), for approximately 94 years (Exhibit 3, P.1).
Following the City Planning Commission’s Approval in Concept of the proposed
development, request for a coastal development permit is being considered by the Coastal
Commission. Upon review by the Commission’s Water Quality staff, questions about
under ground storage tanks and concerns of dry cleaning chemical contamination of soils
and ground water have been raised. The applicant, the Regional Water Quality Control
Board, and the Department of Toxic Substances Control were notified on October 4, 2001
via U.S. Mail about the potential risks that the Commission staff believes may be involved
with this project site (Exhibit 4). '

The Coastal Commission does not have the authority to require a risk assessment or a

site investigation at this point. However, the Commission is concerned that there could be
significant threats to public health and the environment associated with the former facility if it is
not properly evaluated and/or cleaned up. On November 9, 2001, the applicant offered to do
further testing of the project site and is communicating with the County Fire department as to
their requirements (Exhibit 5). Special Conditions 1 and 2 have been required to ensure that
the applicant and the appropriate agency deal with the issues discussed herein.

B. Soil and/or Ground Water Contamination

Section 30253 of the Coastal Act states in part:
New development shall:
(1) Minimize risks to life and property in areas of high geologic, flood, and fire hazard.

The proposed project is located on a flat, stable lot in an urbanized, developed area in
downtown Redondo Beach. The development is generally safe, structurally stable and has
minimized geologic risks. However, upon reviewing the preliminary report, written by
Environmental Geosciences Services on August 28, 2000, issues of soil contamination on
the project site property are raised. According to the Commission’s water quality staff,
evidence of tetrachloroethene (“PCE”) and its derivatives in the soil indicates that a
release of chemicals has occurred on site (Exhibit 3, P.1-8). These man-made
substances are known to pose risks to human health. Because the applicant proposes to
build three residences on this site, there are potential health risks involved with developing
a potentially contaminated site. As mentioned above, the applicant and public agencies
have been made aware of the potential risks involved. Due to the potential risks of soil
contamination, Special Condition No. 1 requires an assumption of risk and the recordation
of a deed restriction so that all future landowners are made aware of the site, its history
and its potential problems.
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While the Coastal Commission cannot require the remediation of any soil and/or .
groundwater contamination in this case, it is the responsibility of the Commission to
assess the permissibility of proposed development based on the policies and standards of
the Coastal Act. The Commission requires that agency approval is obtained prior to
issuance of a permit to ensure that measures are taken to protect the public and the
environment from toxic sediments that may otherwise be able to wash away into the
drainage systems or groundwater. Without knowing what mitigation measures the DTSC
and/or the Regional Water Board may require in this case, the staff will not be able to
report the extent of the development to the Commission. If, for example, remediation
required by other agencies requires grading or excavation, because the excavation is not
described in the application, the applicant would need to return to the Commission for an
amendment to the permit before undertaking any subsurface work that the Regional Board
may require. Special Condition No. 2 requires that agency approval is obtained prior to
issuance of the coastal development permit and the condition requires that any other
development that is needed be reported to the Coastal Commission via an amendment
request to permit No. 5-01-236. Only as conditioned does the Commission find the
proposed development consistent with Sections 30253 of the Coastal Act.

C. Erosion and Drainage Control
Section 30230 of the Coastal Act states:

Marine resources shall be maintained, enhanced, and, where feasible, restored.
Special protection shall be given to areas and species of special biological or
economic significance. Uses of the marine environment shall be carried out in a
manner that will sustain the biological productivity of coastal waters and that will
maintain healthy populations of all species of marine organisms adequate for long-
term commercial, recreational, scientific, and educational purposes.

Section 30231 of the Coastal Act states:

The biological productivity and the quality of coastal waters, streams, wetlands,
estuaries, and lakes appropriate to maintain optimum populations of marine
organisms and for the protection of human health shall be maintained and, where
feasible, restored through, among other means, minimizing adverse effects of
waste water discharges and entrainment, controlling runoff, preventing depletion of
ground water supplies and substantial interference with surface water flow,
encouraging waste water reclamation, maintaining natural vegetation buffer areas
that protect riparian habitats, and minimizing alteration of natural streams.

Section 30230 of the Coastal Act states that marine resources shall be maintained,

enhanced and restored when possible. Section 30231 of the Coastal Act states that the

biological productivity of coastal waters, streams, wetlands, estuaries and lakes shall also

be maintained, enhanced and restored when possible. The Commission staff's principal .
concern here is runoff from the project site during construction. Runoff will flow into the
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City of Redondo Beach's storm drain system and will ultimately drain into the Pacific
Ocean. Polluted runoff negatively affects both marine resources and the public’s ability to
access and enjoy coastal resources. Therefore, to lessen the potential for pollutants to
enter the storm drain system at the subject site, the Commission imposes Special ‘
Condition No. 3, related to water quality during and following construction. By
implementing the condition, the project will be in compliance with Sections 30230 and
30231 of the Coastal Act.

D. Local Coastal Program

Section 30604(a) of the Coastal Act provides that the Commission shall issue a Coastal
Development 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:

(a) Prior to certification of the Local Coastal Program, a Coastal 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.

Redondo Beach has a certified Land Use Plan, but does not have a certified Local

- Implementation Plan (LIP). The project site is located in a designated “R-3 Low-Density
Multiple Family Residential” area in the certified LUP (Redondo Beach LCP Amendment
No. RDB-MAJ-1-1). The proposed project, as conditioned, is consistent with the
development and water quality policies of the current certified LUP, allowing the
development of multiple residences. Therefore, approval of this project as conditioned
would 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).

E. California Environmental Quality Act

Section 13096 of the Commission's 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 CEQA prohibits a proposed development from being approved if there
are feasible alternatives or feasible mitigation measures available, which would
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substantially lessen any significant adverse effect, which the activity may have on the .
environment. '

The proposed project has been conditioned for consistency with the marine resource
protection policies of the Coastal Act and development policies of the Coastal Act. The
proposed development, as conditioned, is consistent with the Chapter 3 policies of the
Coastal Act. There are no other feasible alternatives or mitigation measures available
which will lessen any significant adverse impact the activity would have on the
environment. Therefore, the Commission finds that the proposed project is consistent with
CEQA and the policies of the Coastal Act.
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8/28/00

David Coury

Parisian Clesnary

400 Diamond 8t.

Redondo Beech, CA 90277

SUBJECT: SITE ABSESSMENT REPORT
PARISIAN CLEANERS
Redoodo Bexch, CA

10 INTRODUCTION

Or 8/10/00, Environmamal Geoscience Services performed sofl sampling at Parisian Cleaners
whnhzs!mMatMDimondSL.MndoM CA. Soll borings wors edvanced in four
diﬂmmmofﬁwpropmxmludmgﬂnmmdsmmafadrycmmmm neer g
. floor druin located in the southeast part of the building, in the ares of 2 former stoddard solvent
tank and in the area of a former gasoline tank ares. Both former mnks were located in the exterior

yard.

This investigation was requested by the property / business owner in order to inveatigate the
gubsurface soil for pomndal a:mronmenw wmasm!md w!th mmchlatma use and

A site map showing the location of the dry cleaning mechine and the boringe is included in the
Appendix along with a site vicinity map which shows the business looation refative to the
neighboring area,

proparty
RedondoﬂcacaFueDept wmmptwlowumypomhrmdsfor&wfomerummnd
slorage tanks (USTs) at the site. No records ware found. Thersfors the size of tha tanks precise
locations, and the instaliation / removal histories are undocumentad. The tanks were metal,

® - vt 209153 D110 s~ COASTAL COMMIESThN

EXHIBIT # 3
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»es

2.0 FIELD PROCEDURES

Field work wok placs on 8/1000. Botzt a truck-mounted geoprobe rig and & hand-auger were
used to advance the soil borings. The geoprobe company was Strongarm Environmenta! Nield
Services. The geoprobe did the wark at boriogs B-1 v B-5. An AMS core sumpler with 2
rammar spparats was used w collect the sofl semples (rom borings B-6, B-7 and B-8. Ths core
sampier, which bolds two - 2" diameter brass tubdes was placed on the bowom of the boring, then
physically pounded into the subsurface with & slids haxamar to abtain an undisturbed 30il sample.
Drilling refusal was encountered in boring B-6 (two atictpts) at 4' below surface,

The conorets slab within the dry cleaner was oorsd with & 4" dimmetar coring bit prior to sofl
sampling. The slab was 8" thick at B-7 and 12" thick at B-8. This concrete slab thiskness is
greaser than the average 4° w 3" ubwerved at dry cleaning businesaes.

The sof] samples were contained in clean brass tubss or aceeme liners.  Teflan and plastic and.
caps were used o seal the ends of the sample containers,  Bach 40il sample was labeled and
placed in a chilled ioe chest for t to the analytical Isboratory.  All rods, augers and
smmpling equipment were cleaned with detargent and double-rinsed it tap wWarer banvezn usages.
Removed $0i] cuttings wers used to backfili the hand suger borings. The geoprobe did not
generaw 30fl cuttings, The locazions that were vored wese rasurfaced with conorets.

Subsurface obstructions (pisces of asphalt debris) were encountared at 4’ in the two different
attempts to collect sol) samples in the flooe drain area (B-6). Overall, & toty: of twenty sight (28)
soll samples ware callected and anslyzad at the laboentory.

3.0 SOIL AND GROUNDWATER
mwﬁswsiﬂwwmpuednfhmwntogray'uhbrwadh.sﬂwnnd,mdnnd. The

maximuin depth of boring was 20°, mundwmﬁmdofmmudwdﬁnemmmﬂm
M.NO the 401 5 XAt mical staining, No

i A

e cloacar dats that the D)

g top o @ 65 above A second well
tavei ! below well casing (top of casing ion ' .
wis 1mmwmmxmmnammammonmmWoncnmoumf
St. nhwlmm)mmmmmdmmmmmmmsmmww«m
below well casiog (10p of casing eluvation @ 87' above aca level), The site vicinity map shows

the locatians of the intrsection mentioned sbove.

COASTAL COMMISSION
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4.0 LABORATORY ANALYSES

The aofl samples collected in the vicinity of the dry cleaning machine and the floor drain were
analyzed for halogensted ofganic compounds (EPA 8010), Tetrechloroethens, which is used in
the dry clesning process was a chemical of primary concern  this investigation. The
laborazory analysis was performed by EPA test method 8010 which includos matty of the common
industrial solvents such 23 terachicrocthens (also known as PCR or perchioroethene or "perc”),
trichlgroethene (TCE), dichloroetheas (DCE). carbon tettachlorids, viny! chloride and methylene

chioride and others,

Terschiorosthene (PCH) which hiag beer entrined in the soil for an exmanded period of time can
hermically break down forming sovaral gecond penerution compounds, Byprogucs of Uhis
descadarion process can jaciude michlorocthene (105}, dichiorocthene (DCE), dickicrostha

(DCA Or viny w,um{"

The soit sumples collected in the ares of the former staddard solvent tank were analyzed for RPA
8015 (total petroicum hydrocurbons for stoddard solvent). The soil samples collected in the aree
of the former gasoline tank were amalyzed for EPA 8015 {totel petroleam hydrecarbons for
gasoling) along with EPA 8021far benzene, toluene, ethylbenzens, xylens and MTBE which are
cunatituents of gesoline. A differcnt chomical standard was used for cach of the EPA 3015
analyses when the Iab calibrated their instruments.

The laboratory which performed the soil sample analyses wes RCH Research and Environmental

. Laboratory (Raacho Domingusz, CA), a California certified laboratory,  Table 1,2 and 3 fist
summaties of the Iaboratory results, Coples of the labovatory report sheets, chain of Cusiody
document and labaratory quality control data are included int the Appendix.

COASTAL COMMISSION
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Table 1 - LABORATORY ANALYSES RESUL

Tabie 3 - LABORATORY ANALYEES SUMMARY

Former Stoddacd Tauk
ol B.1%
| B3 lo __0.09
BIgis 00 \
B2 012
_22Q10" 522
: .
B2 @ 20' ND
C'ND* iat the Disin means SOn-deleed).
4
COASTAL COMMISSION .
e SANH RIYVISR DT AT ' LY BESS-96.-R1E 1€%€7T  1@8RZ/1z/60
EXHIBIT # 3
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Tabk 3 - LABORATORY ANALYSES SUMMARY

Sep. 21 2991 B2:88PM PS5

[ s 2

Machins and
BSQY 28 D
BAQS B X ND
BSQ L0 2] ND_
WM———w@—d
3603 - 217 , ND
5193 34 ND
4L ND _Np
B-7 g 10 m ND
RiQy ND D 1
ND

5.0 CONCLUSIONS

A wotal of sight (8) a0il borings wete advanced # Paristan Clearors. Twenty-eight (26)

s0il aatnples were analyzed.

The soil samiples were variously analyzed by EPA €010

(mlogenated volatile compounds), EPA 8015 (stoddard solvent) and FPA 8015/8021

(gasoline,

floor drain and two former

BTEX + MTBE). Borings were locased near the dry cleaning machine, 2
USTs. The undérlying sofl at the site was composed of silt,

silty sand and sand (max. investigation depth 20°) No chomica! odors or soll siaining
were observed in any of the soil sampies.

Two borings (B-1 and B-2) wers advanced in the geerxl area of a former gasoline tank.

No

permit
The dry cleaner business was sarted in
underground storage
location, nor the specific

tanks, Neither the

it records were found by the propetty owner st the Redondo Beaoh Fire Dept.
1907, likely before record kesping began for
size of the former gasoline wank, the precise
installation / removal history weee documented. The two soil

borings in this area were advanced to 20' below ground surfaoe with soil samples colleced
ats', 10, 15' and 20" in each boring,  All eight (8) soil samples were non-detzct (ND)

5

SHOH AUVIS3 DTAIOvH

COASTAL COMMISSION

BENS-9BL~-ATE

EXHIBIT #

8 oF &

PAGE

18T 18BR/1L/EBR

S-01-236



for gasoline, benzene, winens, sthylbanzens, xylene (BTEX componnds) and the ociane
boosier MTBE.

Two borings (B-3 and B-4) were sdvanced in the general aves of a former stoddard solvem
tank. Swddard solvent kad been the chamical forerumner of PCE in the dry cleaning
process. Neither the size of the tank, it'y precise location, nor the installation / removal
history were documented as no permit records wete found by the preperty owner at the
Redondo Reach Fire Dapt. As memtionsd above, the tank was iikely instalied before
recard kasping began for underground storege tanks in the arss. The two soil borings in
this area were advanced to 20 with soil ssinples collected at 3', 10°, 15° and 20' in ench
boring. Four (4) of the eight soil samples wers non-detect (ND) for stoddard solvent
while the remaining four (4) 30i] samples exhibited insignificart conceatrations between
0.05 ppm and 0.14 ppm. Beth of the 20" sofl samples in B-3 and B4 wore non-dewct,

(Though tha lab analyses for stoddand solvent and gasoline ware descrided in rerms of parts per
million [ppm or mg/kg], the halogenarad volatile organic compound dara [spectfically PCE] will
be described In teyms of parts per billion [ppd or ug/kg) widch iy 2,000 foid smaller. Apoiogies
Jor any confusion, bt this is the way the lab reports the data).

Three borings (B-5, B-7 aud B-8) were advanced along the front, back and east side of the
dry cleaning machine. Conoentratioms of PCE wers detected in eight (8) out of twelve
soll samples anaiyzed, Boring Be5 was advancad behind the dry cleaning mechine (see site
map) with the geoprobe at a 15% slant-angle to » total depth of 15', Tha 10’ and 15° soil
samples were non-dotect (ND) whils the soil sampies collectsd a¢ 3' and €' exhibited 281
ppb PCE and 8%0.9 ppb PCH, respectively.  Boring B-7 soil samples sxhibind
soncentations of PCE of 8.4 ppb @ 3', non-detest @ 6’ and 282 ppb PCE @ 10°. Boring
B-§ soil samples wers con-dotoct @ 3', 153 ppb @ 6 and 33.5 ppb PCE @ 10", The
highest PCE concentration observed during this investigation was 282 ppb.

Amummwm(mmnam-wymmumgm’mw
0 & depth of 4' with a hand-auger In the vicinity of ®e floor drain before each
encountered refisal due to an vrimown subsurace pbstruction. Soll samples collected at
3'and4‘lnboﬂngB-Gexhiblnle'!ppbandl‘TOppbPCB. No deeper s0il samples
were cbminable using a hand-suger. The rruck-mountad mbe oovid not maneuver
close enough to the investigation area due 1 space CoRstraint,

NootherBPAwlOeummdsmhnMPCBmdmdnmadzycm.

The Las Ar DepﬁmmofPuNicWorh(Dl'W)wwuucwdwmwch
memmcmndmmmmmofmmpm. The closest data thes the
DPW could offer was from a weli Jocated approximately 1/4 mile southeast of the site On
the NE corner of PCH and-Emaraid §t.  This well (#7158} was last measured on
4/22/59 and exhibited u groundwater level of 54.6' below well casing (top of oasing
cievation @ 65' above sea level). A second well was located approximately 1/2 mile
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[

southeast of ths site on the NE corner of PCH and Garnat 8t.  This well (#715R) was Jast
messured on 4/21/00 and exhibited 8 groundwane level of 76.5" below well cesing (vop
of caging slevation @ 87" above sea lovel),

6.0 RECOMMENDATIONS

Tha soil samples from the former gasolive tank area and the former stoddard tank sreg exhibited
TPH (wtal petroleum hydrocarbons) anaiyses ranging from non-detect 100,14 ppm,. A minimum
conesntration of 100 ppin TPH would typically apply to former gasoline and stoddard
solvent UST ereas. The locations of the former tanks were approximatsly detstmined by David
Coury (property owner) based upon his best recall. Noparmitdocumantassociated with theve

h Fire Assuming thet the tank location information

wes soourate, thers wers no emvironmental concerns revealed at either former wnk area

investigated,
Conceptration of PCE 13 g betwean B.4 ppb and 282 pob were observar in the soit samples

7 -W'M- rol Board (RWUCE m.mw«
fgs 92 nﬁmmmmffé']"mr' o L g
geogTaphic aren.  No sing - 85 3 guide e OIABIC comBOUNds
8o0il zone, though vu_v_m cma.hwa ‘“ gwmmimu S afe
reviews each 5ite On 2 cagelTnG m ctors affecting 'tevalnatiuns pend
upon whnat the concentrat el for anv Bart R ChemiCal coranound qls be - ATNAT &4 5100 18
i near a pub FTOUN mmmm" @nce 1o e
sroundwaler at the site: does the local groundwater have a beneficial uwse; and whas types o7 solt

Are 4t o 3ite.
A—————-

Additional deflnition of the vertical extent of the PCE would be bensficial in the areas of boring
B-6 whioh twice met with drilliag refusal ar four feet. and boting B-7 which exhibited 2
concentration of 282 ppb PCE at 10°.

the

Thcuzhcamnnuumofi’c&upwm;pbwedmcmnmmmﬂunm

mmmobwﬂedﬂmlmwouldthlynatwaﬂlntlonm-npxitzhhappemdtobn
ssight of the RW This statcment assumes Graas

ot mun?e o lgh: WB . l.&“ YCH DORSYS v ootid be sens VQ L]

sprticular fun :,"mr_,_;” lfiﬂﬂv Wved a day Sare ceptel o bt CA T

m'}: ms boen know t0 78gues deed resmictions on former & cleaner ot m o the above

n% tioned uses.
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70 LIMITATIONS

The professional services weee perfonmed using the dégree of care and skill ordinasily exercised
by environmental consulunts praciicing in this or similar locations. The findings in this report
ure based on field observations and analytical results provided by an independent labomtary.
Interpretations of the subsuriace conditions st the site for the purpose of this investigation are -
made from a limfted number of available data points. Subsurface conditions may vary away from
these dam points. No other warranty, expressed o implied is made as to the professional
conclusions or recommendations contslned in this report.

Environmental Geogcience Services is pleased w0 be of service to Parisiant Cleaners.  If any
questions arise conoerning this project, please conmat Jeff Findl et (362) 435-3198. Thank you.

T at Erntd

Jot! Findl
CA Registsred Geologist # 5464
S mental Gegscience N ATVICRS

an e U T S X & ' msthOMMlssluu’Tz/sa
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STATE OF CALIFORNIA—THE RESOURCES AGENCY GRAY DAVIS, GOVERNOR

CALIFORNIA COASTAL COMMISSION

45 FREMONT, SUITE 2000

SAN FRANCISCO. CA 941052219
VOICE ARND TDD (415) 904- 5200
FAX {415) B04. 5400

Monte Williams, President
Pacific Real Estate Ventures, Inc

Manhatian Beach, CA 90266 . FILE COPY
October 4, 2001

Dear Mr. Williams:

Thank you for sending us the site assessments report for 400 Diamond Avenue,
Redondo Beach, listed as Application number 5-01-236. Upon reviewing the
preliminary report, written by Environmental Geosciences Services on August 28, 2000,
the staff of the Coastal Commission is concerned about the soil contamination on this
property. Evidence of tetrachloroethene (“PCE") and its derivatives in the soil indicates
that a release of chemicals has occurred on site. These substances are known to pose
risks to human health. Because you propose to build three residences on this site, we
believe you should be made aware that there are potential health risks involved with
developing a potentially contaminated site.

The Coastal Commission staff strongly recommends that you immediately undertake
more thorough investigation of on-site soil and possible groundwater contamination.
The study prepared for the applicant by Environmental Geosciences Services does not
sufficiently investigate the nature and extent of contaminants in the soil and
groundwater, nor are its conclusions regarding potential human heaith threats to future
residents warranted or appropriate. More thorough studies might include: 1) an analysis
of site history to more diligently determine locations of possible underground storage
tanks or historic chemical use, storage or disposal areas; 2) a geophysical survey to
search for underground storage tanks; 3) a thorough soil investigation and, if necessary,
soil vapor analysis; 4) an evaluation of possible groundwater contamination; 5) a human
health risk assessment for residential development, based on the results of an
expanded site investigation. Any additional site investigation should be developed in
consultation with an appropriate regulatory agency.

Coastal Commission staff strongly recommends the applicant contact Tina Diaz at the
Department of Toxic Substances Control (“DTSC") at (818) 551-2862. The DTSC has a
voluntary clean-up program that assists property owners in assessing and cleaning
known or potentially contaminated properties, including dry cleaners facilities. Or,
contact Rebecca Chou of the Los Angeles Regional Water Quality Control Board at
(213) 576-6733, for assistance in this matter. Ms. Chou is part of the Regional Board’s

Spills, Leaks, Investigations, and Cleanup Unit, which deals m\f jgati w
corrective action involving sites not overseen by the Undergr.
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Comments on Potential Soil and Groundwater Contamination Mr. Monte Williams, Page 2
400 Diamond Street, Redondo Beach site

the Well investigation Program, and deals with all types of pollutants and all
environments. Upon confirming that an unauthorized discharge is polluting or threatens
to poliute regional waterbodies, including groundwater, the Regional Board oversees
site investigation and corrective action.

While the Coastal Commission cannot require the remediation of any soil and/or
groundwater contamination in this case, it is the responsibility of the Commission to
assess the permissibility of proposed development based on the policies and standards
of the Coastal Act. Without knowing what mitigation measures the DTSC and/or the
Regional Water Board may require in this case, the staff will not be able to report the
extent of the development to the Commission. If, for example, remediation required by
other agencies requires grading or excavation, and the excavation is not described in
the application, you would need to return to the Commission for an amendment to the
permit before undertaking any subsurface work that the Regional Board may require.

Please contact Melissa Stickney at (562) 590-5071 or if you have any questions
concerning coastal permit procedures. or Janna Shackeroff at 415 804-5200 with
questions concerning water quality agencies.

Sincerely,

vy

Pam Emerson
Coastal Programs Analyst Supervisor

cc: Cheryl Vargo, Subtec
Tina Diaz, DTSC
Rebecca Chou, LARWQCB
William Meeker, City of Redondo Beach
Steve Huang, City of Redondo Beach
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SUBTEC

SUBDIVISION TECHNICAL SERVICES
5147 WEST ROSECRANS AVENUE, HAWTHORNE, CA 90250 (310) 644-3668

. VIA FAX (562) 590-5084

November 9, 2001

TO: Melissa Sticknay

FROM: Charyl Vargo

RE: 400 Diamand 8%t., Redondo Beach
Application Number: 5-01-236 :

Mslissa; per our conversation today, please be advised that the
applicant would like to postpone the hearing for this case until
January 2002. ‘ :

The property owner is attempting to have some further testing done
on the soils and is communicating with the County Fire Department

as t0 theilr requirements. We hope that by January we will have
further information for you.

1'I' Thank you.

COASTAL COMMISSION
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FROM | VARGD PHONE NO. © 31B 679 5657 Dec. 13 2091 @1:34PM P1

SUBTEC

SUBDIVISION TECHNICAL SERVICES
5147 WEST ROSECRANS AVENUE, HAWTHORNE, CA 90250 (310) 644-3668

TO: Melissa Stickney DATE: bPec. 13, 2001

RE . 400 Diamond
5-01~-236
WE ARE TRANSMITTING: VIA:
AT YOUR REQUEST MATL
FOR YOUR REVIEW/INFORMATION MESSENGER
FOR YOUR EXECUTION ) TO BE PICKED UP

FAX (562) 590-5084

QUANTITY DESCRIPTION

1l pg Memo acknowledged by David Coury

REMARKS

Melissa, I will mail you the cépy with Coury's original signature.

Also, additional soils testing is being done currently in compliance

with County Fire Dept. standards. We should have it complete before

we go to the Commission. I will keep you posted.

COASTAL COMMISSION

exuBT#__ O
PAGE_/_OF &

5-01-230




oMt uBRe PHONE NO. : 318 679 5657 Dec. 19 2021 96: 25PN P2
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- SUBTEC

SUBDIVISION TRCHNICAL SERVICES
3147 WEST RQSECRANS AVENUE, HAWTHORNE, CA 90250 (310) 644-3668

VIA FAX 318-8520
December 20, 2001

T0; Jeff Barnes
~ FROM: Cheryl Vargo
RB: 400 Diamond Street
Jaff, per ocur conversation, the Coastal Commission is locking fox
a statément from the Seller that ha is awara of the application

panding with the Coastal for the proposed development on thre
sulisck property, '

Pleass have David Coury sign the statement below and return it to
e as KO0N as you ¢an.

Thank you.

TO: Califfornia Coastal Commission

RE: Case No. 5+01-236

T0: Melisea Stickney

Flease be sdvised that I am aware of the development application

¥iled by Monte Williams of Pacific Real Estate Ventures Inc. for
400 piamond Strest. We ars currantly in escrow on the property

which sphould close very soon.

B‘{:Mﬁ@{\ | DATED; *Zéz} \ f()\
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FROM : UPARGD

PHONE NDO. @ 318 679 5657 Dec. 14 2921 18:51AM P2
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