
! STATE OF CALIFORNIA· THE RESOURCES AGENCY GRAY DAVIS, Governor 

•~ CALIFORNIA COASTAL COMMISSION 
South Coast Area Office 

• •. Ocell!ngate, Suite 1000 
g Beach, CA 90802-4302 
2) 590-5071 

Filed: 8/06/01 
49th Day: 9/24/01 

• 

Tu 9j RECORD PACKET COPY 
180th Day: 2102102 
Staff: MS-LB 
Staff Report: 12/19/01 
Hearing Date: January 8-11, 2002 
Commission Action: 

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 
Building Coverage 
Pavement Coverage 
Landscape Coverage 
Parking Spaces 
Zoning 
Plan Designation 
Ht above centerline 
of frontage road 

LOCAL APPROVALS RECEIVED: 

8,319 square feet 
3,501 square feet 
2,131 square feet 
2,687 square feet 
7 
R3 
Low- Multi-Family Residential 

29 feet, 3 inches 

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-D1-236 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. 

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. 
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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 
acceptable 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. 
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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. 

• 

. 

• 

3. 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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(f) 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 rriats, 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 comer 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 now, 
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 staffs 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 othe.r 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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• 



i. 

I 

----' ·-----~~--t--------
1 

·- I 

I 
I 

~---- -----1--

i 
I ! 

~-r~-------~--~~--~----r--~- --_____ .__ _____ ----~---- . 

-- ----------+------- ~ 
i 
! 

- ,-------- ------~- . 

I 

C.ASTAL 
I 
I 



J 

0!1 

. C~fl 

1-
({) 
<( 
0 
u 
u. 
Lt.. -u 
~ 

w 
.J..l 
-<{ 
~u 
wVl 
oo 

z 

L_· --~:-
lS 

I 
J_N:3':>NI/\ 

a 
'I) 

... .. ClU 

a 
10 

()01 

RECEIVED 
South Coast Region • 

JUN 2 2 2001 

CALIFORNiA . 
COASTAL COMMISSION 

.. , 
r::""" - 'fi\, l '· 

:t 
(.J 
<{ 
uJ 
Q) 

0 ,o 
z r-
0 I 

0 I 

\i! ~ 
u.. 0::: 
0 ~ 

w 
t: 
(/') 

z 
~ 
\-

iZ 

• 

w 111 .! COMMlSSlo.llllll sGOAST~& WI 
2. 



. 

• 

• 

• 

PHIJI-E 1\0. 310 6 79 5657 Sep. 21 212101 02:05PM P2 

David COin')' 
hrill&n Cleanec• 
400 Dieunl)n.,i St. 
J.tdcmdo 8each, CA 90277 

StiDJRCT: SITE A~ llBPORT 
PARISIAN CWNBRS 
Rec1oado Belch, CA 

1.0 JNTRODUCT.lON 

an 8/lOJoo. Bnv~ronmeD~a~ o.o.cJ&mce Scrv~cu pea1ormec1 sottlllllpllftlat .f'lrilian a~ 
whidl i!S IDCUid at 400 DII.Jnlmd St.. RtdDDdo a.:t. CA. SoR 'boriap ....,._ e.d.Yil!Cid in tbvr 
dftfcn:nt IRIID of tbe propen;y illcludios the Immediate IIIR'.8 of a dry cteanJaa maal\ine, near a 
floor drain, located la U!eiOIJdleait pan of tbf. buDding. tn the -=a af a !an:ber accddard solwm 
talk IUtd tn the a.ra ot a format psoHno IIIJclfU. Both fcft'let 1aiiD were loc:ated ln lhl a.trlrior 
y.ud. 

A alt: map sbowil• d:l.e loc:lru.lon of W. dry dt&nbsa DWrblM aDd tbe 'barb•p ;, tnduded in die 
AppebdiX atons wirb a site vicinity map which sboM tbe 'bustDUII looldoll n1attYc to the 
ncill1bori~ area. 

1 

a;;;-!~ASTAl~~OMMi~ffoN 

EXHIBIT# 3 _......., __ _ 
PAGE / OF f 
.5-D/·2..31, 



Pl-0£ t-IJ. : 310 67'3 5657 Sll!!p. 21 2001 02:El6PM P3 

2..0 nra.D J'aOCEDtlJIJ:I 

field work malt: place on 1110100. Sods a tntot-mounimd poprobe til IIlii a W-aupr wco 
used .., adYI:Dce cbe Klil bodn,p. 1be PGPrabc COIIPIQY wu SttaDprm BDvlla&l-..1 J'illd 
Savlcel. Tbe ,.apra 414 cba wark It burlap B~t1u Jl..5. Aa AMS care lllllflls' with a 
l!amnwr IPJIII'IIUI wu -.d"' aaUec:t dle10B ..:apia o:oaa borlttp u. fl.7 and N. Tlm care 
llmpler. which bolda twO. z· clfamltlr .. tubea- , .. Oft ...... otd» boriPJ, -
pllys1eal1y pounded iDtD diBIUblu'rfaee with 1.1118 hmJMP 1D abtalft ID \Diiatutbed IOil IIIDPW· 
DrilliDI rdilal Wll ~ ia llorina a..6 (two ati:mp1S) M 41 below lll'faot, 

Tilt ~ J1Jib widtia tk dry clcaer "* aot'ICl wtdl a 4• dilmlar ccrirlt blt prior ..., soli 
aamptma. Tbe slab WI& a· tb1ck at a-1 uc~ 12• thiok at 1-1. n11 ooacnte a1ab ttd--. ta 
~ dlln dJe m:rap 441 to,. ~Dd a& drJ c:a..au. bu.h:aau. 

The toil _..pies were aG'Mltllld Ia clealt. 1:1Na tub. or ~ IIIWI. Tlifl011. and plutlc IJlld ... 
caps WIN-. a.tecl10 H&l1bc ondl of tho umple COifaiiD. lilloll IOilllmple WU llbeleclllld 
plla!d In a dtWed icc chat fa' tralllpOft to the aulytic:al Jabara1Dr)t. All racts. auprs a 
tllaplllfl equipm.ea; Wlft cleued wkft Mtspatud doublMimed m ~ water berweeDUJIPI. 
Jleznowc110i1 ourzlap wn ..- to blcktll lhe hud apr ~· Tbe aeoprobe did a 
~ lOB cuatinp. 1"be locldona "* Wtn CICINd 'Wir& ruurtac:.cl wid!. CIOIIONittl. 

Sublurf.Jioe obstruetians Cpfllcll ot upWt clc:brls) were t:NOUnt.mld ll 4' in the two diffcrcac 
attempts tu collect aoU IIC\Pkll fa Cl\t tiOCI' dra1D 1r11 (B-6). Ovenll, a 1ail1 of Ne~tty eipt (2.8) 
!IOU ATDples were oaUeuwd and IDI.lyDd at the ~. 

,,0 lOlL .1\!0) GROt.JN'.bWA.'ID 

Tbe eoll • the sitl ..,.. CJOIIIPOied nf brown to lfll)it'h lnWI aUt. slhy 18Dd, and sand. The 
maximum dlpdl Gf'tlorlDI wa~20'. 'nltiUilcoUtld or~ rme to madlwn JfllDed 
material. Nowpf~~·P'Efei~~'P'= No 
E.'='!*'• was e di :~Borin• top trrmc~Ua:nn .o "'~ 

2 

the 

COASTAL COMMISSION 
SS&~·96L-8tt tE:e; ~~m~/1~/&8 

EXHIBIT #· __ J ____ _ 
PAGE 1 OF f' 
5---oa43.'t 

•• 

• 

• 



•• 

• 

• 

~-- ---~~:-------=-=-=~=-=-=-=~-----=----=~-----
FROM : VFIRGO PHc..N: ttJ. : 310 679 5657 St!p. 21 2001 02:07PM P4 

The mil u.mples COlloclld ln d\e viciaity Of tbe dry cleaDlae mar:blne and the floar dn.iu wete 
anal)'ZI!Id for ilalopna1cd otpft)c c:ompou.ad& (EPA 1010). T~ne. whk:h IJ ued in 
the dl)' clea.aiDg pnx;~:~U WU I. chemicll of ptimary CDD00m D tbil iD.YeltiJ&tion. The 
labori.UX)' aaalyall wa pettWmcd by SPA r..t metbo4 8010 wb.iGb i:rducb many of' tho oommon 
indUitrialBOlvcaiS su.cl'l aa ~tomcthcnl: (lllo la'IDWD u PCB or perchlorCIItbeM or wpcre11

), 

ttiehi(II'Qethene ('l'CE). dk:bloroetheae (DCB). Clition liii:Ublortdl. vlnyJ cbloridl ud metbylene 
chloride and othen. 

1Jlt son AqJlel collecflld ill tb1 area ot llo former !itOddatcleolvut t:1Dk were analyzed, tor BP A 
8015 (toad pcU'olcum byd:rocarbonl for a110dder48Qiw;ntJ. The IOil ampleloolleotod in "We *"=t 
of tbe f'orr1B' BM6lille cattt were anal)'Dd for BPA 8015 (toral ptrmlam byw:lroc,amo111 for 
aatollae) aJoq with !PA 802lfar XDI:CIIIe, _,.uene, etbyl'bem.tere, lt)'~ atJd M'I'BE wblch are 
cutlltituents of SI'Ollne. A dif'fcRDt cbonlicai ttandard wu uaod. {or caoh of cbe BPA SOLS 
anal}'Je$ when the Jab calibra'T.ed their iNtrumCJltl, 

The labor: ~dorY WJUcil perfomled the lOti ample IIJilyaes WIS ItCH aesearch and :anvironmtDtal 
l.a1:lorato.ey (RAccao ~. CA), a~ otrdflld laborllory. 'I"'DU! 1,2 RDd 3 Jist 
sum~ of me JabaratDty rctUlts. Cop!• of 119llb0ri&Cty report lbeea, cbiJn or ;;uawdy 
document andlabcnmry quality control daD! ar. included in cbe .Appem'lix. 
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PI-OE tfJ. : 3Hl 6 79 5657 Sl!!p. 21 21301 32: B€F'M P6 

111 Nl) 

LAJ.Iltlli' 10.0 ND 

WltlO' ND .NJ:) 

.NJ) ND 

1-6 Cll3' 217 I'll) 

BoiS at'' 170 HI) 

1.4 Nf) 

tm ND 

11-1 t11 JO' :za MD 

HI) ND 

B-186' 153 MD 

lt.l 1 I t 

!>-:· .. :.:_:~~~~-~:"~-~--"-:. :_'-:+';:.:.~:~<-~-- . ,~.: . .. , .. ~:.-=..~·.:·: ·, ··:··;'".>-~-~~~ 
("Nn' Ia --·-___, 

~.0 CONCLUSIONS 

• A toeal of eight (8) 10il bOriD.p wee ld"t''ICCCCl• hrlr.tan ct-.rs. Twe~iabt (28) 
10il umplea..,.... ue.lyzld. 1he aoB IIJPP!ea ..,_ Ylrioutly 11111YJI4 by HPA 8010 
Oalo.&e-.u:d \'Oiatil• compO\aAih), BPA 8015 (Aocfdatd toiWIIt) and 'P.PA. 801~/1021 
(psoli.ne, BTEX + MTBE). ~ wme IOOU!Id. ncar dae dry c1tlnin& mad\inc, a 
flt10r drain ud \WO former USTJ. n. uodotlyi.ag 8CJI1 at the site v.u campoiCd of ,nt, 
ailty sand 11114 saM. (mu. lnveatipticm dopth 20'} No cbUlical adem or 1011 staining 
wm obset'YIII in 111Y of the 110U amples. 

• Two 'botinp (i-1 and B-lJ 1¥01'& advan=cl in %M ..-.I area of a tormer piDiine tank. 
No ptl'II).B rtCC:IC'dl were found by the proptrlY owner It the R.tdoado Be&oh Pn Dlpt. 
The dry c1eaJxlr b118iDIH wu startocl in 1907, likely befcn regord. bepfDI ~ for 
underaraund ltnriP tanb. Nottber 1be aile of \he former ..,nne cant, the precise 
location, nor the 1peeifte butallaiioD I removal IUICO!'Y wece documented. The two soil 
bori:n&S ln 1hia area wen ~Gvuccci to 201 below JI'OUWi aurfaoe wilb IDil.amplll oollel:1x::d 
at S', 10', IS' and 20' in e.cb bOrtn&. ltJ.l etpt (8) &ell nmplea wart ~ (N'D) 
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• Two barimp (B-31Dd JH) were ldYaDid iD tbt ..-aJ .. at a tiCnMr ttoddard aol'¥8111 
umt. StDddlrd 101\'wt bad bNn rhe clwmbl fantotmnK of PCE In the dry cleuiJII 
proceu. Netm. dw llze or die 1ank, k'r pl1111Di1D lcx:ation, nur tM t.tallatlon I r;nacml 
hJJtOry wtn ~ u no r-mit :t'eJOOC4k w.n fcluad by ~ ptteperty owner at the 
Redando RMch Fh Dtpt. ~ memiOIIId IINM, die c.1k wu UbJy baalled betbre 
C1100rd blplDa bepft h uadrqrouad nnp..., Ia tbe-. The tw6 toil borlaas m 
IIlla area 1ftft ldVIIIcld to 20' with soil ..., ... c:ollec8ed at 5', 10'. 15' Ull 20' m ..m 
borJna. Pour (4) ot tbo eiJht 11011 uqtl• WW't ~t {ND) b- atuddltd solwnt 
whlla 1be remalalfta a (4) toiliUDplM Mla!blted llltplik7ar4 CDIICIIItntioml behMh 
0.03 ppm and 0.14 ppm. Both ol the 2()1 101 11mplet lD 1-la Ja..4 wwe avh-d.tl«. 

(IMqlt tM ltlb ~.ta /tN' lfiJtiiJJml JtJlwltiMI 1fl.fiiiiM MWW tlat:riNd tit ,., II/ pam /111' 
1fillitm [ppm or 'llflltll~ flt4 h411DpM1111 Wllilltll.,- QIJIIf1MWl d414IIJHICfblllJ PC6] will 
6c dacribt411J tmJfS tl/ptllll J16r billitM fppb fit' llllkl/ Mfda II l.fXJO ftH4 IIIIIIIW. AptJitlflll 
fottiii'J OD1jt411M, blftfltb il ~ ..y Nlilb l"tf''N'S • ..,. 

• 

• 

• 
• 

1'hree boriniJ ca-s. B-7 .cd B4) wae ldYiaold .aoa, diO hoc, hak and eat 119 of dle 
dry cloanln£ machine. Cozantrationa of PCB WIN d....S Ill eltht (I) out of twelve 
lftlllllllpla lllliyzed. Boriq 1-5 w.aaldvancod bchW the dry olaaaioa IIIIChin• (IM •I• 
map) with tbl poprabc at a 15 I dazrt-JR~k: m a tam~ clepl:h of 1~ •. 'I'hllO' miLS' 10il 
~- wcte D01Kfalt (ND) whU. ta•IGIIMmPiel ootllrlld u 3' and CS' ahlbiaed 211 
ppb PCB and 80.9 ppb PCB, rcipeetivdy. IJorlDc 8-7 IOU SimP* axhSbltad 
ooazuracioDI o1PCBafl.4ppb03', noa-deti!Ct86' ed212ppbPCSelO'. lcrtD& 
B·l 10il !M1111pl81 nn~ ~ a ~,, 153 ppb 0 6' C'ld :ll.S ppb PCB 0 10'. 'I'be 
rupe.t res concantrl&1aa obltMd duriltl tbil iftVflldptlon wu 282 ppb. 

A UDIUCCfJMf\Jl borlq (no bc:riJw I) and I partiall)' IU=-tai borlnc (1-6) were a4vuced 
to a depth of 4 • with a haftH1Ipr ln die viciDity of 1k floar dmiD before lld1 
~ nm.&Jc!ae man unJmDwaaublurrace ~1'1. sou samplcaeolleclcd at 
3' and 4' tn borins »-6 eatbi!Jid 211 ppb 8Dclt70 ppb PCB. No .. 10il samptea 
were Olnltlllba. UilPB a bMd-aupr. 1'h6 maok·mogntecl popiObe oou1d not ~MZUvet 
clade enoap m tho iaveatiptiOft lll'M clue., ~ eo~~nmta. 

No ather EPA 1010 c:ompouads CJtllao than PCB Win cleell:lld at the dry mea. . 

n.e LtJS AJpJet COWl)' DopnneDt or PuiJtie WOra (I)PW) Wll -•&Gd 1Q tasearcb 
the ~ 110 pndwucr m tho vtctnity of u.o wttjlat site. 'l'be ca.t data ~ ma 
I>PW could otter wu from a wdi ~ apttl'*l.-ly l/4mtle aoutblut af 1:he srte Oft 
d2e NE carJ11r of PCH &Dd · Bmenld SL Thia well ~15B) wu lut IDAI\Ited on 
4/22~ !WI ~Ulbltlcl • &fOUDdwater level af 54.6' below well cums (\lap of *'!II 
eleYitlon o 65' abova sealevd.). A ICCOild well wu loQaled ipprO&lmac&ly 112 mne 
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10\ldwut o! tha aitB ot~IM MR oamcr of PCH Dd o.met St. ~-wen (1115R) wu Jut 
meaurec~ on 4121100 and exhibited alfCIUIClwar,lr 1e'Jel of 76.9' below wtU c:asma (Mp 
of eash1g elevation 0 87' ab&.'e •IIYtl), 

'Illllsoi( lliUl\Pl~ from 11:.e former .PIDiiae taDJt lt'elllld tU farmt: stcddanl tank are& exhibited 
'l'PH (I:Dtal petroleum~) atW)!!e& r~from ~ »0.14ppm.. A ml.nimum 
claJHJp eoaeencration of 100 ~ TPH WOI.IId 'l)'pb.Uy appJy to b:rnor p51)1ine aad stoddard 
xNvent UST ueas. 'nltlocadom cf me fonner tanb ..,... mppmximlitly clammed by David 
Coury (property owaw) buld upoa hil beat recall. NCUIQPV t1Mnmenn "Rii''., wjth these 
IIPR wsre !pepsi It,, ••• hb Pire !rcA; Auuminltlm - taftk locat1oa i.ftfGra.kra 
Will IIOCIU'I:ate, there WCI no ~ COftCiml ma1cd a& e'it.!let fbrmer m ~~a 
invea&ip'tlld • 

A.ddiUoaal deftniticm of the Wfttcal utcul of tbe PCB would be betlltldalln the areu of borl.aa 
B-6 wbioh twice mot wkh driUJne refusal at four feet. aDd boring B-7 wbicb alu'bttld a 
c:cmcerttratlon af 282 ppb PC! at 10'. 

TbD\llh coot411nti.ana of PCB up to 282 ppb were ~tiCS at ~ a.ncrs, thr. 
CODCeDtt&t!one ob8erved a taw site would lkly DOt warrant ICil clelln~up 1f mil happened to be 

1 site tmdet Ulo gverlllgln ot dJO RWQCB. 

-=~~ 
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7.0 J.Dm'ATIONS 

The prote.imal servtce. wuepc:funoed dlln&.tba dip~~ ole~~e IDd lkill ordJDarily aerciaecl 
by envlromltemll CGIIIUJ1uD ~ ht this or afmDir Iacado•. ~ ftnd1DP ill tiUa report 
1tte baaed OD field ~ and IDilytfCII reaultl p!OYided by an ladlpndent laboratory. 
Jn~ at tb. mb.&dra. cond!tiorl' ~the 11M !or tbl PU1'PQ11 ot tbta lnveati&atiOfl ~Ue 
made ftrom a Um.hed number of avaUabJe data. pOlnra. Sllbnrfue IDiditioae m.y vary away from 
these dam polnta. No other warranty, apralld or lmplled ~ mlde a to t!a profeasiontt 
conclusions or recommtadadou coatalDed i:D thit repan • 

• • • • .. • 
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STATE OF CALIFORNIA-THE RESOURCES AGENCY GRAY DAVIS, GOVERNOR 

CALIFORNIA COASTAL COMMISSION 
45 FREMONT, SUITE 2000 
SAN FRANCISCO. CA 94105-2219 
VOICE ANO TOO (415) 904-5200 
FAX ( 415) 904- 5400 

• 

• 

• 

Monte Williams, President 
Pacific Real Estate Ventures, Inc 
1213 Highland Avenue 
Manhattan Beach, CA 90266 

October 4, 2001 

Dear Mr. Williams: 

FILE COPY 

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 health 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 aQency. 

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 ~tb&~.iPVGAY~QQ.MQ 
corrective action involving sites not overseen by the Undergr~~ ~'liMJl 
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Comments on Potential Soil and Groundwater Contamination 
400 Diamond Street, Redondo Beach site 

Mr. Monte Williams, Page 2 

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 pollute 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 415 904-5200 with 
questions concerning water quality agencies. 

Sincerely, 

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 1'li.CHNICAL SERVICES 
'147 WEST ROSECRANS AVENUE, HAWTIIOR.NE, CA 902.:SO (310) 644-3668 

VIA FAX (562) 590-5084 

November 9, 2001 

TOt Maliaaa Stickney 

FROM; Cheryl Varqo 

RB : 40 0 Diamond St.. , Redondo B.each 
Applicettion Nutliber:. 5-01-236 • 

Mali88a1 per our conversation.today, please be advised that the 
applicant would like to pos~pone ~he bearin9 for this case until 
January 2002. 

The property owner is attemptin~ to have some further testing done 
on the soils and is oommunicatinq with the county Fire Department 
ae to their requiremepts. ~ hope that by January we will have 
further information for you. 

Thank you • 

COASTAL COMMISSION 
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FROM : VRRGO PHCJt.E HJ. 310 67'3 5657 Dec. 13 2001 01:34PM Pl 

S.UBTEC 
SUBDIVISION TECHNICAL S.ER VICES 
5147 WEST ROSECRANS AVENUE, HAWTHORNE, CA 90250 (310) 644·3668 

TO: Melissa Stickney DATE; Dec. 13, 2001 

RE~ 400 Diamond 

5-0J.-236 

WE ARE TRANSMITTING& VIA: 

__ AT YOUR REQUEST __ ....:MAIL 

FOR YOUR REVIEW/INFORMATION 
~---

__ .....:MESSENGER 

.......--.~FOR YOUR. IDcECUTION TO BE PICKED UP ---
FAX (562) 590-50S4 

DESCRIPTION QUANTITY 

l pq Memo acknowledged by David Coury 

Melissa, I will mail you the copy with Coury•a original signature. 

Also, additional soils testing is being done currently in compliance 

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

we qo to the Commission. I will keep you posted. 
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SUBTEC 
S'UBOlVlS\ON 'rF.CHNlCAl. S!:AVK:F.S 
514:1 WEST ROSECR.AN!; AVENUE, .HJ\WTHOilNS. CA !)0~0 (310> 644-~ 

VIA FAX 318-8520 

nt.OM' CMz:yl Varvo 

:RB: 400 Diamond Stt-••t 

Je.f.!, per cnu: conv~rsation. t:hv Coastal COMJ.asion ia Loclliing- fo:r: 
a •tattment Prom the Seller that-h. i• aware ot the applicetion 
pan4i~ vi~h th• Coaltal forth& propoe¢d devalopment on·tt.e 
aubjaot property. · 

•laasa hAV~ David Coury ai~n the atat ... nt ~~ow and return i~ ~o 
ne a• •Qon aa you ean. 

Thank you .. 

RE: C&ea No. S•Ol•23ti 

TO~ Meliasa Stickney 

Please :be a6viMCl that I am aw.acilt" of tha. developmsnt •ppliaation 
~il~d by Nb~t• W~~liam& of Pacific leal Bstate Venturea %~c. for 
400 o:J.amcmd 'street. We are currtmt.1;r £n esorow .on the property 
Which should alo~ '":.Y 110an. 

SY<~fl~~ oav c:nurv 

. •.: . 
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