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STAFF REPORT:  REGULAR CALENDAR 
 
APPLICATION NUMBER: 5-06-105 
 
APPLICANT: IFrancisca Partners, LP attn: Ben Agarwal 
 
AGENT: Srour and Associates 
 
PROJECT LOCATION: 542 North Francisca Avenue, Redondo Beach, Los Angeles 

County 
 
PROJECT DESCRIPTION: Resubdivide seven existing lots into five lots; demolish 

all structures on the site, and on new Lot 1 construct 12-unit condominium, including 
two affordable units, in three separate 29‘, 11” high, buildings that will range from 
1060 to 1674 sq ft, with 28 parking spaces (24 enclosed), shared driveway on 
Francisca Avenue, curbs, gutters, construct sidewalk, landscaped parkway and 
provide six foot dedication along North Catalina Avenue.  

 
 

LOCAL APPROVALS RECEIVED: 
 
City of Redondo Beach, Case No. 2005-11-PC-067, Mitigated Negative Declaration, 
Conditional Use permit, Planning Commission Design Review, Tract Map No. 63493, 
Planned Development Review in conjunction with a change in Land Use District and Zone 
change from Catalina Corridor to Medium Density Multiple-Family Residential with a 
Planned Development Overlay Zone, PLD. 
 
 
SUMMARY OF STAFF RECOMMENDATION: 
 
Staff is recommending approval of the project as submitted by the applicant, consistent 
with the City’s locally issued permits and the recently certified amendment to the City’s 
LCP.  Before the Commission’s action, the project raised issues of consistency with the 
certified Land Use Plan (which showed Commercial versus Residential use on the property 
east of North Catalina Avenue).  On October 16, 2006, the Commission approved an LCP 
amendment (RDB-MAJ-1-06) that allowed residential use at 23.3 dwelling units per acre 
on the subject property instead of commercial use.  The amendment included the adoption 
of implementing ordinances applicable to these and neighboring lots on the east (inland) 
side of North Catalina Avenue (about 16 acres), designating about a third of the area to 
residential use.  After considering public testimony, the Commission approved the LCP 
amendment as submitted.  This project is consistent with the Commission’s action 
amending the LCP.  The heights allowed by the R-1, R-3 and RMD density designations 
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are identical, 30 feet.  The Commission can retain jurisdiction over the permit, which was 
pending while the Commission considered the proposed LCP amendment, based on 
Section 13546 of Title 18 of the California Code of Regulations.  The standard of review for 
this permit is the certified LCP. 
 
SUBSTANTIVE FILE DOCUMENTS: 
 

1) Traffic impact analysis, 528-542 Francisca Avenue, Lynda Tang, Transportation 
Engineer, 6/30/07 

2) John M Cruikshank Consultants, Inc., Standard Urban Storm Water Mitigation 
Plan (SUSMP), July 7, 2005 

3) City of Redondo Beach, Administrative Report, Case No. 2005-11-PC-067 
4) Coastal Commission, RMD-MAJ-1-06 (report on change in segmentation 

boundary, Land Use designation change and change to Implementation 
Ordinance and Planned Development Overlay Zone.) 

  
STAFF RECOMMENDATION: 
 
Staff recommends approval of the project as approved by the City of Redondo Beach and 
as submitted. 
 

MOTION:   I move that the Commission approve Coastal Development Permit No. 
5-06-105 pursuant to the staff recommendation. 
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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. 

 
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. Interpretation.  Any questions of intent or interpretation of any condition will be 

resolved by the Executive Director or the Commission. 
 
4. 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. 

 
5. 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. 
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III. Special Conditions. 
 
1) Conformance with City of Redondo Beach approval: 
 

A. Prior to issuance of the permit, the applicant shall provide evidence that final 
plans conform to the requirements of the City of Redondo Beach in Case No. 2005-
11-PC-067 and the PLD ordinance applicable to this property, Ordinance No. 2978-
06).  Pursuant to this requirement, prior to issuance of the permit the applicant shall 
submit final drainage plans, parking plans, site plans, elevations, and landscaping 
plans for North Catalina Avenue walkway approved by the City of Redondo Beach.  
The applicant shall provide a draft tract map and written agreement with the City of 
Redondo Beach agreeing to dedicate a walkway no less than six feet in width as 
required in the City’s approval. 
 
 B. The permittee shall undertake development in accordance with the approved 
final plans and with this condition.  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 Location 
 
The applicant proposes to resubdivide seven existing lots into five lots and demolish all 
three structures on the site.  On new Lot 1, the applicant proposes to demolish two 
structures and construct a 12-unit condominium, including two affordable units, in three 
separate 29‘ 11” high, buildings that will range from 1,060 to 1,674 sq ft, with 28 parking 
spaces (24 enclosed), shared driveway on Francisca Avenue, construct curbs, gutters, 
sidewalk, build a landscaped parkway and dedicate the six foot parkway along North 
Catalina Avenue to the City.  The project is located at the corner of North Catalina Avenue 
and Francisca Avenue on the north side of Francisca Avenue.  North Catalina Avenue 
connects Pacific Coast Highway and a major east/west arterial (Herondo/Anita/190th St.) 
with the Redondo Beach Harbor.  North Catalina Avenue is now the landward boundary of 
the area of delayed certification, which includes, as well as the pier and harbor, the AES 
power plant, some older industrial, and newer government, business, and social service 
development.  On the landward side of North Catalina Avenue, there is presently an area 
of mixed multi-family residential, industrial, and commercial uses.  A closed restaurant now 
used for industrial storage, a warehouse and a duplex now occupy the site that is the 
subject of this permit request (Exhibits 1 and 2.) 
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LCP History.  The Commission certified a Land Use Plan (LUP) applying to the entire city 
in 1981.  The 1981 LUP showed the lots subject to this application designated for 
commercial use.  When the Commission certified the implementation ordinance for the City 
LCP in September 1994, it deferred action on the implementation ordinances for the 16 
acres east of North Catalina Avenue (including these lots), along with the area containing 
the power plant, and the pier/harbor area pending resolution of issues concerning the 
intensity of development.  The Commission approved an LCP amendment (RDB-MAJ-1-
06) in October 2006 addressing approximately 16 acres east of North Catalina Avenue that 
had been located in the deferred area.  The amendment adjusted the boundary of the 
deferred area to include the 16 acres in the certified area.  It would allow a little over 5 
acres of the area that is adjacent to multifamily housing to develop as multi-family 
residential, and reserves a little over 10 acres of viable commercial uses as commercial.  
The lots redesignated for multi-family residential use, such as this one, include older 
industrial, wholesaling, and storage sites.  As part of its action, the Commission certified a 
Planned Development Ordinance (PLD zone) addressing the proposed development on 
this property, a 12-unit residential condominium with two low to moderate-income units.  
The PLD memorialized project specific requirements and exceptions, requiring dedication 
of a widened parkway along North Catalina Avenue, the provision of the lower income 
units, and allowed some of the open space to be located on the North Catalina Avenue 
side of the development.  The Commission certified the PLD, which is time-limited and 
project specific in its October 16, 2006 action. 
 
City Approval.  The City approval is consistent with the land use designations and zoning 
approved in the recently amended LCP and with the City and state rules allowing a density 
incentive if low and moderate cost housing is provided.  A two-unit density incentive was 
provided in this case, consistent with City law and the certified LCP.  The development 
consists of town houses fronting North Catalina Avenue, with front porches, street level 
entries on North Catalina Avenue and small landscaped front yards.  They are proposed at 
29’ 11” high.  As part of the tract map and conditional use permit, the applicant is required 
to dedicate a six-foot wide strip along North Catalina Avenue to provide a widened 
sidewalk and a landscaped parkway.  (Exhibit 3) 
 
B.  Provisions of the California Code of Regulations concerning permit 

applications pending at the time of certification of an LCP. 
 
This application was submitted in March 15, 2006.  The applicant agreed in writing to delay 
the Commission hearing until the Commission had processed an amendment to the LCP.  
The lots were located in an area of deferred certification, where there was a certified LUP 
but no LCP.  The LCP amendment included a change in the boundary of the area of 
delayed certification, a change in uses designated in the Land Use Plan, zoning 
ordinances appropriate to the proposed uses.  On October 16, 2006, the Commission 
certified a change in the boundary of the area of deferred certification.    
 
The relevant section of the California Code of Regulations allows the applicant to opt to be 
heard by the Commission or to return and begin hearings at the City of Redondo Beach.  
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After certification of the LCP, the standard of review for a coastal development permit is 
the LCP, and in certain locations, the access policies of the Coastal Act.  In this case, the 
standard of review is the certified LCP. 
 
The applicable regulation states: 
 

§ 13546. Final Certification and Incomplete Permit Review. 
 
At the time of delegation of coastal development permit authority there may be permit 
applications that have received local government approval and have not been voted upon 
by the Commission. The permit applicant may: 
 
 (a) return the application to the local government for review under the certified 

local coastal program pursuant to Article 17, (Section 2), or 
 
 (b) proceed with Commission review for consistency with the certified local 

coastal program. The Commission may determine that the application as filed may 
require additional review by the local government and, after consultation with and 
notice to the local government, remand the application for action consistent with the 
certified local coastal program. 

 
The permit applicant shall not be subject to additional fees or delays as a result of this 
section except for those required for compliance with the notice and hearing provisions of 
Article 17 of these regulations. 

 
The City and the applicant have provided copies of the City’s actions approving this 
project, and the certified amended LCP.  It is their opinion that the project is consistent 
with the uses and development standards set out in the amended LCP.  The LCP 
amendment was effective upon certification, however the applicant’s representative has 
indicated her preference that the Commission review the application rather than the City in 
order to avoid delay of the project to repeat City noticing and hearing procedures, 
potentially at both the Planning Commission, and, if appealed, at the City Council. 
 
 
C. Public shoreline access. 
 
 Coastal Act Section 30210 requires maximum public access to be provided in all projects, 
and Section 30211 requires that projects not interfere with existing access.  This project is 
located five blocks inland of the beach and harbor, but located on a principal coastal 
access route. 
 
The primary access issues for any residential development that is not located on or 
immediately adjacent to a beach is the generation of traffic that might compete with beach 
traffic or the generation of parking demand that will be forced to compete with public on-
street beach parking.  This development is located on a coastal access route, North 
Catalina Avenue.  As approved by the City, the project provides a landscaped parkway on 
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the east side of North Catalina Avenue, a parkway that the City proposes to require on 
other projects along North Catalina Avenue.  The City findings in approving this project 
indicate a plan to make this a landscaped corridor leading visitors to the harbor, beach, 
and pier. 
 
In approving this project, the City analyzed its potential generation of traffic on North 
Catalina Avenue.  The City considered a traffic report that concluded that the project would 
general minimal traffic on North Catalina Avenue, and significantly less than a viable 
commercial use (Exhibits 3 and 4). 
 
A second potential issue is competition for parking between residents and visitors to this 
development and beach visitors.  Again, the development is several blocks and a long 
walk away from the beach and harbor, and there are public parking lots with hundreds of 
spaces at the beach and harbor complex.  The City found that the development provides 
sufficient parking on the site (28 spaces for 12 units) consistent with parking standards 
found in the LCP to protect public shoreline access (two spaces per unit plus one guest 
space for every four spaces.)   
 
As conditioned by the City, the project provides a portion of widened, landscaped sidewalk 
and parkway that will lead from the shopping center at Pacific Coast Highway and Catalina 
Avenue to the City Harbor, providing an enhanced pedestrian and vehicular access to the 
water.  This walkway will provide part of a landscaped entry way to the City’s principal 
shoreline access facilities: the harbor and the pier.   
 
The proposed development will not affect the public’s ability to gain access to, and/or to 
make use of, the coast and nearby recreational facilities.  Therefore, as proposed the 
development conforms to the certified Local Coastal Program.   
 
D. Recreation/Recreation Support. 
 
The project is consistent with policies of the certified LCP, providing adequate parking, and 
a dedicated walkway along North Catalina Avenue.  The Commission certified an LCP 
amendment allowing residential use on this property on October 16, 2006, finding that it 
was not realistic to require that this area develop with recreation support commercial uses.  
The proposed development, as submitted, does not interfere with public recreational use of 
coastal resources and conforms the certified Local Coastal Program. 
 
E. Water Quality  
 
The proposed development has a potential for a discharge of polluted runoff from the 
project site into coastal waters.  The City has required the project proponent to provide a 
report of the effects of the project on water quality.  The City has noted an increase of 
impervious surfaces as the result of the project and has required both onsite filtration of 
runoff and contributions to storm drain improvements: 
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  18. The existing deficiency in storm drain infrastructure serving the subject site 
shall be corrected as determined by the city engineer through the development of catch 
basins and conveyance storm drains.  Beyond the required storm drain impact fee, the 
proposed project shall be responsible for a proportionate fair share contribution for an 
infrastructure improvements identified in the immediate project vicinity as serving the 
subject site developed prior to issuance of any certificate of occupancy for the subject 
development.  (City of Redondo Beach, Administrative Report, 542 North Francisca, 
January 27, 2006, page 8) 

 
The development, as proposed and as conditioned, by the City of Redondo Beach 
incorporates design features to minimize the effect of construction and post-construction 
activities on the marine environment.  These design features include, but are not limited to, 
the appropriate management of equipment and construction materials, reducing runoff 
through the use of permeable surfaces, the use of non-invasive drought tolerant vegetation 
to reduce and treat the runoff discharged from the site, and for the use of post-construction 
best management practices to minimize the project’s adverse impact on coastal waters.  
Therefore, the Commission finds that the proposed development, as conditioned by the 
City of Redondo Beach, conforms with the policies and ordinances of the certified LCP that 
address the protection of water quality. 
 
 
E.  Density and Scale 
 
As proposed, the development is located within an existing developed area and is 
compatible with the character and scale of the surrounding area.  The project provides 
adequate parking based on the standards in the certified LCP, and is consistent with the 
standards of the certified LCP that address use, density and scale.    
 
G. 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 
substantially lessen any significant adverse effect which the activity may have on the 
environment. 
 
The applicant proposes the project as conditioned by the City.  The conditions imposed by 
the city address height, bulk density, color, design, parking, and traffic.  All vehicular 
access to the project will be from Francisca Avenue, instead of North Catalina Avenue, the 
coastal access route.  The applicant has been granted a variance on the required setback, 
but has been required to dedicate a six-foot parkway adjacent to North Catalina Avenue, 
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landscape the parkway, and improve the sidewalk.  The City conditions address run-off 
and water quality. 
 
The Commission considered reducing the density, but this reduction would not be 
consistent with the PLD zoning and the LCP amendment that the Commission approved in 
October 2006.  Such a reduction would not significantly change the scale, the impacts on 
views, traffic, or local on-street parking.  Such a change would not affect public access to 
and use of the beach and harbor areas.  The surrounding area is a mixture of industrial 
development, commercial development, and east of this project, between this area and 
PCH, apartment buildings built prior to 1973, before the City reduced allowable heights 
and zoning form its pre-Coastal Act R-5 standards.  Existing residential development 
includes 4-6 unit structures built on two and even three lots.  The proposed development is 
consistent with the LCP as amended and with nearby residential development.   
 
In approving the development, the City took into its account its need for moderate cost 
housing, which was feasible with the higher density level of multifamily housing.  The City 
approval requires the development to be built, as proposed, as town homes, with a design 
incorporating multiple street-level front doors and front steps on North Catalina, reduced 
setbacks, and a façade reviewed and approved by the Planning Commission in its design 
review action on the project.  After considering the City’s action, the Commission 
concluded that the development as proposed and as conditionally approved by the City is 
consistent with the LCP as certified. 
 
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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