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ADDENDUM 
 

July 6, 2008  
 
TO:  Coastal Commissioners and Interested Parties 
 
FROM:  South Coast District Staff 
 
SUBJECT: ADDENDUM TO ITEM Th11a, COASTAL COMMISSION LOCAL COASTAL 

PROGRAM AMMENDMENT #RDB-MAJ-2-08 (City of Redondo Beach) FOR 
THE COMMISSION MEETING OF July 9, 2008. 

 
Changes to Staff Report 
 
Commission staff recommends modifications and additions to Section II (Suggested 
Modifications) and Section III (Findings) of the staff report for clarification purposes.  Deleted 
language is in strike through and new language to be added is shown in bold, underlined 
italic, additions or deletions changed as a part of this addendum are also double underlined, as 
shown below: 
 
Page 11 –Section II, Special Conditions, Suggested Modification #5 refers to the following 
Exhibit from the certified LCP: 
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Page 14 – Modify Section II, Special Conditions, as follows: 
 
Suggested Modification No. 10 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 17: 
 
17. The Coastal Act definition set forth below is incorporated herein as a definition of 

the Land Use Plan: “Environmentally sensitive habitat area (ESHA)” means any area 
in which plant or animal life or their habitats are either rare or especially valuable 
because of the special nature or role in an ecosystem and which could be easily 
disturbed or degraded by human activities and developments. 

 
 a) Environmentally sensitive habitat areas shall be protected against any 

significant disruption of habitat values, and only uses dependent on those 
resources shall be allowed within those areas. 

 
 b) Development within and adjacent to environmentally sensitive habitat areas 

and parks and recreation areas shall be sited and designed to prevent impacts 
which would significantly degrade those areas, and shall be compatible with 
the continuance of those habitat and recreation areas. 

 
 c) Appropriate buffers shall be established to protect identified environmentally 

sensitive habitat areas. 
 
 
 
Page 17 – Modify Section II, Special Conditions, as follows: 
 
Suggested Modification No.  16 
 
Zoning Ordinance, 10-5.1900 Landscaping regulations: 
 
(h) Tree Trimming within the Harbor/Pier Area.  The trimming and/or removal of any 

trees that have been used for breeding and nesting by bird species listed pursuant 
to the federal or California Endangered Species Acts, California bird species of 
special concern, and wading birds (herons or egrets) within the past five (5) years, 
as determined by a qualified biologist or ornithologist, shall be undertaken in 
compliance with all applicable codes and regulations of the California Department 
of Fish and Game, the U.S. Fish and Wildlife Service, and the U.S. Migratory Bird 
treaty Act, and the following tree trimming policies:   

 
 
Page 20 – Modify Section III, Findings, Amendment Description, as follows: 
 

Area 2 Location 
 
The Area 2 segment of the Redondo Beach Coastal Zone is comprised of the pier, harbor and 
power plant portions of the City.  Area 2 is located entirely in the northwestern portion of the City 
of Redondo Beach (Exhibit 1 and 2).  Area 2 is bordered by the Pacific Ocean to the west, the 
City of Hermosa Beach to the north, and a variety of commercial and residential uses located to 
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the east and south that exist within the certified portion of the Redondo Beach Coastal Zone 
(Area 1).  A pier and wharf system was originally constructed in the late 1800’s when the area 
served as the first commercial port for Los Angeles.  King Harbor, as it exists today, is a man-
made harbor with the last extensions to the outer break wall completed in 1958.  The Harbor is 
comprised of 4 filled moles (Mole A – D) and three harbor basins.  A large portion of the Pier 
and Harbor area is constructed on State Tidelands that were granted to the City of Redondo 
Beach (Exhibit 6).  Although portions of the These uplands are designated tidelands and 
would normally be therefore are under the Commission’s jurisdiction. the Commission has 
delegated to the City permit authority for the filled tidelands pursuant to Section 30613 of 
the Coastal Act After the Commission certifies the LCP for the Harbor/Pier area, the City 
may formally request that the Commission delegate the permit authority for the filled 
tidelands to the City pursuant to Section 30613 of the Coastal Act.  The eastern portions of 
the Pier/Harbor area and the Power Plant site are located above State Tidelands. 
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Letters received in Support of Staff Recommendation: 
 
Commission staff received sixteen (16) letters of support for the staff recommendation as 
presented in the staff report.  A sample of these letters has been attached to the addendum 
immediately following this page. 
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Letters received in Opposition of Staff Recommendation: 
 
Commission staff received seventy-four (74) letters of opposition against the staff 
recommendation as presented in the staff report.  A sample of these letters has been attached 
to the addendum immediately following this page.  The primary areas of concern contained 
within the letters of opposition are listed and briefly responded to below: 
 

• Coastal Dependent Land Uses:  Concerns have been raised that the LCPA as 
submitted and modified does not provide protection of existing coastal dependent land 
uses located within the Harbor including a boat repair yard and hand boat launch.  
Suggested Modification #4 includes specific language that protects existing coastal 
dependent land uses located within the Harbor/Pier area and additionally encourages 
the construction of a new boat launch facility to improve public access and recreation 
opportunities. 
 

• Coastal Views:  Public comments have stressed the importance of maintaining views 
within the Harbor/Pier area.  Public views across the Harbor still remain to the west of 
North Harbor Drive; Suggested Modifications #2 and #3 require view corridors be 
provided associated with any new development projects in this area of the Harbor. 

 
• Open Space: Several letters have stressed the importance for providing open space, 

and that the 400,000 square feet of new floor area allowed in the LCPA represents 
excessive development.  The LCPA as submitted by the City includes a Floor Area Ratio 
(FAR) limit on development of 0.35, with an additional FAR bonus of 0.15 available for 
projects that include an additional 20% of open space.  This low FAR coupled with 
incentive bonuses for additional open space will significantly limit any massing of 
structures and provide open space within the Harbor/Pier area.  Suggested Modification 
#3 also includes provisions to preserve existing open space available on Mole B as a 
passive park.   

 
• Traffic:  Concerns have been presented about increased traffic associated with new 

development in the Harbor/Pier area.  The City conducted a Master EIR 2002 as a part 
of the “Heart of the City” plan that reviewed traffic impacts and included mitigation 
measures related to those impacts.  In 2007, the City conducted an Initial Environmental 
Study IES) to ensure that the LCPA as proposed create no additional environmental 
impacts that were not sufficiently studied in the original Master EIR.  In regards to traffic, 
the City’s traffic engineer reported that appropriate standards were utilized in 
determining that a development cap of 750,000 square feet created no additional 
impacts that were not previously studied and addressed through the Master EIR.  The 
LCPA amendment as submitted by the City includes a development cap of 400,000 
square feet, which is significantly lower than the number reviewed by the City’s traffic 
engineer.  Additionally, Commission staff has included Suggested Modification #9 that 
would require public transit centers be incorporated in association with new development 
proposals. 

 
• Redondo Beach Measure DD:  In November 2008, the citizens of Redondo Beach 

approved Measure DD requiring a vote of the people be conducted to approve any new 
zoning changes in the City.  The LCPA and associated zoning changes were approved 
by the City in May 2008 and submitted to the Commission in June 2008.  The City 
Attorney has determined that Measure DD is not applicable to the LCPA submittal. 
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June 24, 2009 
   
TO:  Commissioners and Interested Persons 
 
FROM: Jack Ainsworth, Deputy Director 

Teresa Henry, District Manager, South Coast District 
 Gary Timm, Coastal Program Manager  
 Gabriel Buhr, Coastal Program Analyst III 
 
SUBJECT: Major Amendment Request No. 2-08 to the City of Redondo Beach Certified 

Local Coastal Program (For Public Hearing and Commission Action at the 
July 8 -10, 2009 meeting in San Luis Obispo). 

 
 
SUMMARY OF LCP AMENDMENT REQUEST NO. 2-07 
 
The City of Redondo Beach proposes to amend its certified Land Use Plan and Implementation 
Plan to certify the remaining uncertified segment (Area 2) of the Redondo Beach Coastal Zone.  
Area 2 consists of the power generating plant area located west of Catalina Ave, and the harbor 
and pier areas of the City (Exhibits 1 and 2).  The City also requests the elimination of the current 
geographic segmentation of the Coastal Zone in conjunction with these amendments.  
 
The Redondo Beach LUP was certified in 1981.  In 2001 the Commission approved an amendment 
that incorporated the land use and development standards of an updated General Plan into the 
LUP. In 2002, when the City submitted its implementation ordinance, it included an amendment to 
the LUP that applied to the harbor and pier area and to several nearby large parcels located 
directly inland and to the north of the harbor.  Most of the coastal recreation resources in the City 
are located in the Harbor-Pier area, including a beach, the harbor and the piers.  When the Land 
Use Plan amendment proved to be locally controversial, the City requested segmentation of the 
City for LCP purposes, separating the Harbor-Pier and related areas from areas of the City where 
development standards were not proposed to change.  The City then withdrew the proposed LUP 
amendment.  The Commission approved the segmentation of the City into two areas, and found 
that development standards in Area One, the inland portion of the Coastal Zone, could be analyzed 
for cumulative effects on public access and visual resources separately from development 
standards applying to Area Two.  The Commission found that development in Area One, which is 
already developed with commercial and residential uses, would not affect the intensity of 
development or circulation patterns or public access to the shoreline in Area Two.  The 
Commission approved the implementation ordinance for Area One, and the City’s complete LCP 
was effectively certified for that area as of September 2003. 
 
The City has submitted to the Commission an amendment request that would certify the uncertified 
area of the City’s Coastal Zone presently referred to as Area 2.  Additionally, the City requests to 
eliminate the previously created geographic segmentation of the City’s Coastal Zone.  Through this 
amendment request, the City proposes to remove the various, and conflicting development 
standards that exist for Area 2 between the certified LUP, the uncertified Harbor/Civic Center 
Specific Plan and the existing zoning regulations.  The amendment request includes a 
development cap of 400,000 square feet of floor area for new development within the entire 
Harbor/Pier area, divides the Commercial Recreation designation on the Land Use Maps into 5 



Redondo Beach LCPA 2-08 
Harbor, Pier and Power Plant Areas 

Page 2 
 
 

 
 

Sub-Areas, changes the zoning designations for the Harbor/Pier area from Waterfront to Coastal 
Commercial 1 – Coastal Commercial 5 with specific development standards for each of the new 
zones, and addresses specific requirements for limited use overnight visitor accommodations. 
 
SUMMARY OF STAFF RECOMMENDATION 
 
Staff is recommending that the Commission, after public hearing: 
  

Deny the amendment request to the Land Use Plan as submitted.   
 
Approve the amendment request to the Land Use Plan if modified as recommended. 
 
Deny the amendment request to the Implementation Plan as submitted.   
 
Approve the amendment request to the Implementation Plan if modified as 
recommended. 

 
The proposed amendment to the Land Use Plan, if modified as recommended, is in conformance 
with the policies of Chapter 3 of the Coastal Act.  The proposed amendment to the 
Implementation Program, if modified as recommended, is in conformance with and adequate to 
carry out the provisions of the certified Local Coastal Program.  The motions to accomplish this 
begin on page 5.   
 
STANDARD OF REVIEW 
 
Standard of Review for the Land Use Plan Amendment 
 
The standard of review for the proposed LUP amendment, pursuant to Sections 30512 and 
30512.2 of the Coastal Act, is that the proposed amendment conforms to the policies of Chapter 3 
(commencing with Section 30200). 
 
Standard of Review for the Implementation Program Amendment 
 
The standard of review for the proposed LIP amendment, pursuant to Section 30513 of the Coastal 
Act, is that the proposed implementation program conforms to and adequately carries out the 
provisions of the certified Land Use Plan. 
 
SUMMARY OF PUBLIC PARTICIPATION 
 
Section 30503 of the Coastal Act requires public input in Local Coastal Program development.  It 
states: 
 

During the preparation, approval, certification, and amendment of any local coastal 
program, the public, as well as all affected governmental agencies, including special 
districts, shall be provided maximum opportunities to participate.  Prior to submission of a 
local coastal program for approval, local governments shall hold a public hearing or 
hearings on that portion of the program which has not been subjected to public hearings 
within four years of such submission. 
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The proposed Local Coastal Program amendments were submitted for Commission action pursuant 
to Resolution Nos. CC-0805-38, CC-0805-46, CC-0805-47 and CC-0805-48, and are contained in 
Ordinance Nos. 3013-08 and 3014-08 for the harbor and pier areas.  Additionally LCP amendments 
for the power plant area were submitted to the Commission action pursuant to Resolution Nos. CC-
0505-78, CC-0508-83, CC-0508-84 and CC-0508-85, and are contained in Ordinance Nos. 2971-05 
and 2972-05. 

 
The Redondo Beach City Council held public hearings for the LCP amendment related to the 
power plant portion of this submittal on July 19, 2005.  The public hearing was advertised in local 
newspapers, which include the Easy Reader-Redondo Beach Hometown News and the Beach 
Reporter and notice was sent to property owners and interested parties.  All staff reports were 
made available for public review in the Redondo Beach Planning Department.  Testimony from the 
public was also presented at the Planning Commission and City Council hearings.  Suggestions on 
modifications were evaluated and included, where appropriate, in the final ordinance amendment.  
 
The Redondo Beach City Council held public hearings for the LCP amendment related to the 
harbor and pier portions of this submittal on April 8, 2008, April 22, 2008 and May 6, 2008.  The 
public hearings were advertised in local newspapers, which include the Easy Reader-Redondo 
Beach Hometown News and the Beach Reporter and notice was sent to property owners and 
interested parties.  All staff reports were made available for public review in the Redondo Beach 
Planning Department.  Testimony from the public was also presented at the Planning Commission 
and City Council hearings.  Suggestions on modifications were evaluated and included, where 
appropriate, in the final ordinance amendment.  

 
 The proposed LCP amendments were submitted to the South Coast District office on May 19, 2008.  

The amendment request was deemed incomplete due to lack of specificity in the originally 
submitted notification address list.  On June 13, 2008 a refined address list was submitted by the 
City and the application was deemed complete and in proper order for filing pursuant to Section 
30510(b) of the Coastal Act.  The Commission extended the time limit for Commission Action for 
one year pursuant to PRC Section 30517 on August 7, 2008.  Therefore, the Commission must take 
final action on the LCP amendment submittal by September 11, 2009.   
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LIST OF EXHIBITS 
 
1.   Location Map 
2.   Area 2 Map 
3.   Land Use Plan Amendment Maps 
4.   Implementation Plan Amendment Maps 
5.   Mole B Map 
6.   State Tidelands Map for Area 2 
7.   Submittal Letter from the City 
8.   Resolution No. CC-0805-48 
9.   Resolution No. CC-0805-46 
10. Resolution No. CC-0805-47 
11. Resolution No. CC-0804-38 
12. Ordinance No. 3013-08 
13. Ordinance No. 3014-08 
14. Resolution No. CC-0508-84 
15. Resolution No. CC-0508-83 
16. Resolution No. CC-0507-78 
17. Resolution No. CC-0508-85 
18. Ordinance No. 2971-05 
19. Ordinance No. 2972-05 
20. City of Redondo Beach Municipal Code Section 10-2.2002 
21. Letters from the Public 
 
 
SUBSTANTIVE FILE DOCUMENTS 
 
City of Redondo Beach certified LCP; Heart of the City Specific Plan EIR; Harbor/Civic Center 
Specific Plan; Coastal Commission Condominium-Hotel Workshop 2006; City of Oceanside LCPA 
1-07; City of Huntington Beach LCPA 2-06; City of Newport Beach LCPA 1-07 and LCPA 1-06A; 
City of Dana Point LCPA 4-06; City of Crescent City LCPA 1-09; Coastal Development Permits 5-
09-040, A-6-IMB-07-131, A-6-PSD-08-004, A-5-RPV-02-234, 5-04-291, 5-88-062, 5-84-866, 5-81-
554, 5-94-172, 5-06-328, 5 A-253-80, A-69-76, 3-07-002, and 3-07-003; Independent Science 
Board, 2007. Sea Level Rise and Delta Planning, Letter Report from Jeffery Mount to Michael 
Healey, September 6, 2007; Cayan et al. 2009. Draft paper: Climate Change Scenarios and Sea 
Level Estimates for the California 2008 Climate Change Scenarios Assessment; Herberger et al. 
2009 Draft paper: The Impacts of Sea Level Rise on the California Coast; Office of the Governor of 
the State of California, 2008. Executive Order S-13-08; Delta Committee of the Kingdom of the 
Netherlands, 2008. Working Together with Water: A Living Land Builds for its Future, Findings of 
the Deltacommissie, 2nd Ed. November 2008. 
 
ADDITIONAL INFORMATION 
 
Copies of the staff report are available on the Commission’s website at www.coastal.ca.gov and at 
the South Coast District office located in the ARCO Center Towers, 200 Oceangate, Suite 1000, 
Long Beach, 90802.  To obtain copies of the staff report by mail, or for additional information, 
contact Gabriel Buhr in the Long Beach office at (562) 590-5071. The City of Redondo Beach 
contact is Aaron Jones, Acting Planning Director, who can be reached at (310)-318-0637. 

http://www.coastal.ca.gov/
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I. STAFF RECOMMENDATION
 
Following a public hearing, staff recommends the Commission adopt the following resolutions and 
findings. 
 
LAND USE PLAN AMENDMENT 
 
A. Denial as Submitted 
 MOTION: “I move that the Commission CERTIFY Land Use Plan Amendment 

RDB-MAJ-2-08 as submitted by the City of Redondo Beach.”  

 
STAFF RECOMMENDATION OF DENIAL: 
Staff recommends a NO vote.  Failure of this motion will result in denial of the amendment as 
submitted and adoption of the following resolution and findings.  The motion passes only by an 
affirmative vote of a majority of the appointed Commissioners. 

 
RESOLUTION TO DENY CERTIFICATION OF THE LAND USE PLAN AS SUBMITTED: 
The Commission hereby denies certification of Land Use Plan Amendment RDB-MAJ-2-08 as 
submitted by the City of Redondo Beach and adopts the findings set forth below on the grounds 
that the amendment does not conform with the policies of Chapter 3 of the Coastal Act.  
Certification of the Land Use Plan amendment would not comply with the California Environmental 
Quality Act because there are feasible alternatives or mitigation measures which could 
substantially lessen any significant adverse impact which the Land Use Plan Amendment may 
have on the environment. 

 

B. Certification with Suggested Modifications 
 MOTION: “I move that the Commission CERTIFY Land Use Plan Amendment 

RDB-MAJ-2-08 for the City of Redondo Beach if it is modified as 
suggested in this staff report.” 

 
STAFF RECOMMENDATION TO CERTIFY WITH SUGGESTED MODIFICATIONS: 
Staff recommends a YES vote.  Passage of the motion will result in the certification of the land use 
plan amendment with suggested modifications and adoption of the following resolution and 
findings.  The motion to certify with suggested modifications passes only upon an affirmative vote 
of the majority of the appointed Commissioners. 

 

RESOLUTION TO CERTIFY THE LAND USE PLAN WITH SUGGESTED MODIFICATIONS: 
The Commission hereby certifies the Land Use Plan Amendment RDB-MAJ-2-08 for the City of 
Redondo Beach if modified as suggested and adopts the findings set forth below on the grounds 
that the Land Use Plan amendment with suggested modifications will meet the requirements of and 
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be in conformity with the policies of Chapter 3 of the Coastal Act.  Certification of the land use plan 
amendment if modified as suggested 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 plan on the environment, or 2) there are 
no further feasible alternatives or mitigation measures that would substantially lessen any 
significant adverse impacts which the Land Use Plan Amendment may have on the environment. 

 

IMPLEMENTATION PROGRAM AMENDMENT 
  

C. Denial as Submitted 
 MOTION: “I move that the Commission REJECT Implementation Program 

Amendment RDB-MAJ-2-08 for the City of Redondo Beach as 
submitted.” 

 
STAFF RECOMMENDATION OF REJECTION: 
Staff recommends a YES vote.  Passage of this motion will result in rejection of Implementation 
Program Amendment and the adoption of the following resolution and findings.  The motion passes 
only by an affirmative vote of a majority of the Commissioners present. 

 
RESOLUTION TO DENY CERTIFICATION OF THE IMPLEMENTATION PROGRAM AS 
SUBMITTED: 
The Commission hereby denies certification of the Redondo Beach Implementation Program 
Amendment RDB-MAJ-2-08 as submitted and adopts the findings set forth below on grounds that 
the Implementation Program as submitted does not conform with and is inadequate to carry out the 
provisions of the certified Land Use Plan as amended.  Certification of the Implementation Program 
would not meet the requirements of the California Environmental Quality Act as there are feasible 
alternatives and mitigation measures that would substantially lessen the significant adverse 
impacts on the environment that will result from certification of the Implementation Program 
Amendment as submitted. 

 

D. Certification with Suggested Modifications 
 MOTION: “I move that the Commission CERTIFY Implementation Program 

Amendment RDB-MAJ-2-08 for the City of Redondo Beach  if it is 
modified as suggested in this staff report.” 

 
STAFF RECOMMENDATION: 
Staff recommends a YES vote.  Passage of this motion will result in certification of the 
Implementation Program Amendment with suggested modifications and the adoption of the 
following resolution and findings.  The motion passes only by an affirmative vote of a majority of 
the Commissioners present. 
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RESOLUTION TO CERTIFY THE IMPLEMENTATION PROGRAM AMENDMENT WITH 
SUGGESTED MODIFICATIONS: 
The Commission hereby certifies the Redondo Beach Implementation Program Amendment RDB-
MAJ-2-08 if modified as suggested and adopts the findings set forth below on grounds that the 
Implementation Program Amendment with the suggested modifications conforms with and is 
adequate to carry out the provisions of the certified Land Use Plan as amended.  Certification of 
the Implementation Program Amendment if modified as suggested 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 Implementation 
Program on the environment, or 2) there are no further feasible alternatives and mitigation 
measures that would substantially lessen any significant adverse impacts on the environment. 

 

II. SUGGESTED MODIFICATIONS
 
Certification of City of Redondo Beach LCP Amendment Request No. 2-08 is subject to the 
following modifications.   
 
The City’s proposed additions are shown as underlined text. 
 
The City’s proposed deletions are shown as strike out text. 
 
The Commission’s suggested additions are shown in bold, italic, underlined text. 
 
The Commission’s suggested deletions are shown in bold, italic, underlined, strike out text.
 
Land Use Plan 
 
 Suggested Modification No.  1 
 
Land Use Plan, Section VI, Subsection C - Proposed Land Use Classifications: 
 
The following land use classifications in conjunction with the coastal land use plan map for the 
Coastal Zone (Exhibit H) and the policies as set forth in this Coastal Plan will guide the future 
growth and development of the City’s Coastal Zone.  This section was substantially updated in 
1999 for consistency with the City’s General plan, including more specific land use and 
development standards. 
 
The Coastal Commission certified the implementation section of the City of Redondo Beach LCP 
in 2003 for Area 1 of the Coastal Zone (including the entire Coastal Zone except for the AES 
Generating Plant site, the Harbor/Pier area, and the North Catalina Avenue corridor between Beryl 
Street and North Pacific Coast Highway which comprise Area 2 of the Coastal Zone).  
Development of the implementation section for Area 2 of the Coastal Zone is expected to be 
completed by 2006 2008 2009. 
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Upon effective certification of City of Redondo Beach LCPA No. 2-08, the segmentation of 
the coastal zone within the City of Redondo Beach into two geographic units shall expire.  
Thereafter, the entire coastal zone within the City of Redondo Beach shall be treated as one 
geographic unit. 
 

Suggested Modification No. 2 
 
Land Use Plan, Section VI, Subsection C - Proposed Land Use Classifications: 
 
Commercial Recreation Sub-area 2 
 
Primary Land Uses 
 

• Local Serving and Visitor-Serving Retail Uses 
• Restaurants and Other Food and Beverage Uses 
• Hotels including Limited Use Overnight Visitor Accommodations  
• Limited Use Overnight Visitor Accommodations (except on designated State 

Tidelands) 
• Multi-Purpose Private Recreational Uses (except on State Tidelands) 
• Marina and Marina related Facilities 
• Entertainment Clubs 
• Yachting and Boating Clubs 
• Public Open Space/Recreational Uses 

 
Additional Land Uses 
 

• Structured and Surface Parking Facilities 
• Commercial Office Land Uses (offices shall be located above ground floor, except 

that marina-related offices, visitor serving offices and offices for management and 
operation of on-site facilities may be permitted on ground floor and on State Tidelands, 
all other commercial office uses shall be located above the ground floor and shall 
not be allowed on State Tidelands ) 

  
Tidelands (lands west of the mean high tide line).  Permitted uses shall be limited to those uses 
dedicated to the public trust purposes consistent with state law.  Office uses shall not be permitted 
except for the management of on-site facilities.  Limited Use Overnight Visitor 
Accommodations (including but not limited to Condominium Hotels, Timeshares, Fractional 
Ownership Hotels) shall not be permitted on State Tidelands.  
 
Maximum Building Density 
 

• The floor area ratio (FAR) of all buildings in sub-area 2 shall not exceed 0.35, except that 
FAR bonuses may be permitted as allowed in the Zoning Ordinance for inclusion of 
hotels and/or offices above the ground level and/or for the provision of substantial and 
high quality public amenities, public spaces, and public improvements.  Maximum FAR 
with bonuses shall not exceed 0.65.  The future intensity of new development which may 
be allowed to occur within the area will be determined on a case-by-case review basis, 
through the established public review process, as individual proposals are received.   
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• Cumulative development for Commercial Recreation district sub-areas 1 – 4 shall not 
exceed a net increase of 400,000 square feet of floor area based on existing land use on 
April 22, 2008. 

• New development projects shall include view corridors to the water from N. Harbor 
Drive. 

 
Suggested Modification No. 3 

 
Land Use Plan, Section VI, Subsection C - Proposed Land Use Classifications: 
 
Primary Land Uses (sub-areas 3a and 3c)  
 

• Local Serving and Visitor-Serving Retail Uses 
• Restaurants and Other Food Beverage Use 
• Hotels including Limited Use Overnight Visitor Accommodations  
• Limited Use Overnight Visitor Accommodations (except on designated State 

Tidelands) 
• Marina and Marina-Related Facilities 
• Yacht or Boating Clubs 
• Public Open Space/Recreational Uses 

 
Additional Land Uses (sub-areas 3a and 3c) 
 

• Entertainment Clubs 
• Commercial Office Land Uses (Sub-area 3a, except in Tidelands) (offices shall be 

located above ground floor, marina-related offices, visitor serving offices and offices for 
management and operation of on-site facilities may be permitted on ground floor and on 
State Tidelands, all other commercial office uses shall be located above the 
ground floor and shall not be allowed on State Tidelands ) 

• Parking Facilities 
 
Primary Land uses, sub-area 3b (Mole B) 
 

• Minimum of 33%  of sub-area 3b (Mole B) shall be maintained as contiguous 
passive park and public open space  

• Boating facilities, such as boating clubs, boating instruction, boat storage, Harbor Patrol, 
and similar support facilities 

• Public Open Space/Recreational Uses 
 
Additional Land Uses, sub-area 3b (Mole B) 
 

• Other public uses supporting the primary permitted uses 
 
Tidelands (lands west of the mean high tide line).  Permitted uses shall be limited to those uses 
dedicated to the public trust purposes consistent with state law.  Office uses shall not be permitted 
except for the management of on-site facilities.  Limited Use Overnight Visitor 
Accommodations (including but not limited to Condominium Hotels, Timeshares, Fractional 
Ownership Hotels) shall not be permitted on State Tidelands.  
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Maximum Building Density 
 

• The floor area ratio (FAR) on master leasehold areas, or on sites that are not master 
leasehold areas, or on combined development sites in sub-areas 3a and 3c shall not 
exceed 0.35, except that FAR bonuses may be permitted as allowed in the Zoning 
Ordinance for inclusion of hotels and/or offices above the ground level and/or for the 
provision of substantial and high quality public amenities, public spaces, and public 
improvements.  Maximum FAR with bonuses shall not exceed 0.65.  The future intensity 
of new development which may be allowed to occur within the area will be determined on 
a case-by-case review basis, through the established public review process, as individual 
proposals are received.  Notwithstanding the above, FAR shall not exceed 0.25 in sub-
area 3c. 

• The floor area ratio (FAR) shall not exceed 0.25 in sub-area 3b (Mole B) 
• Cumulative development for Commercial Recreation district sub-areas 1 – 4 shall not 

exceed a net increase of 400,000 square feet of floor area based on existing land use on 
April 22, 2008. 

• New development projects shall include view corridors to the water from N. Harbor 
Drive. 

 
 Suggested Modification No. 4 
 
Land Use Plan, Section VI, Subsection D - Land Use, Policy 1: 
 
1. Coastal dependent land uses will be encouraged within the Harbor-Pier area.  The City will 

preserve and enhance these existing facilities and encourage further expansion of coastal 
dependent land uses, where feasible.  Removal of existing coastal dependent land uses 
shall be strongly discouraged unless such uses are determined to no longer be 
necessary for the functional operation and utility of the Harbor.  The construction of a 
public boat launch ramp associated with future development projects within the 
Harbor area shall be strongly encouraged. 

 
 Suggested Modification No. 5 
 
Land Use Plan, Section VI, Subsection D - Land Use, Policy 2: 
 
2. New development, additions or major rehabilitation projects within the Harbor-Pier area shall 

be sited and designed to: 
 
  a) Preserve and enhance public views of the water from the moles, pier decks, 

publicly accessible open space and Harbor Drive; 
  b) Provide continuous public access to and along the seaward side of the piers and 

moles, with the exception of “Pad 2” on the Pier (see Exhibit A, Policy 2 illustration 
below).   

  c) Be consistent and harmonious with the scale of existing development, and; 
  d) Provide appropriate public serving amenities such as benches and pedestrian 

walkways adjacent to the water’s edge or the edge of the pier, landscaped rest and 
viewing areas. 
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  e)  Remove existing gates and guard houses that currently act as impediments to 
the public areas located on Mole A and Mole B; 

   
Consistent with the objectives and policies a-d above, no permanent building shall be 
developed on “Pad 1” of the Pier. 

 
 Suggested Modification No. 6 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 13: 
 
13.  Hazards 
 
Development in Redondo Beach shall be sited and designed to minimize hazards from wave 
uprush and from geologic hazards including seismic hazards such as liquefaction. 
 

a) New development shall minimize risks to life and property in areas of high geologic, 
flood, and fire hazard.  Development shall assure stability and structural integrity 
and neither create nor contribute significantly to erosion, geologic instability or 
destruction of the site or surrounding areas or in any way require the construction of 
protective devices that would substantially alter natural landforms along bluffs and 
cliffs.  Development shall proceed only if the Director of the Department of Building 
and Safety determines that there is sufficient evidence that the structure may be 
constructed and maintained safely.  All development shall employ earthquake 
resistant construction and engineering practices. 

 
b) Development in the Pier and Harbor area shall provide, in advance of approval, 

erosion and wave uprush studies, based upon and projections of the range of sea 
level rise that can be expected (at rates ranging from 5 to 15 mm/yr) within the 
reasonable economic life of the structure (normally 75 years).  The Director may 
waive such studies on the basis of information contained in a certified EIR for the 
Pier and Harbor area, if such EIR includes maps of all areas in the City potentially 
impacted by storm waves and sea level rise and such maps include elevations of 
such impacts and estimation of likelihood of such events.  All structures shall be 
sited and designed to minimize destruction of life and property during likely 
inundation events. 

 
c) If the development proposed is located on an existing slope greater than 2:1 or on 

artificial fill, new construction may be permitted only on the basis of detailed, site 
specific geologic and soil studies. 

 
d) All structures located on fill or on alluvial deposits shall provide analysis of the 

potential for seismic hazards including liquefaction.  The design of such structures 
shall include measures to minimize damage and loss of property from such hazards.  
All earthquake studies shall also comply with the latest recommendations of the 
California Geological Survey Department of Mines and Geology and the Seismic 
Safety Commission and shall adhere to all applicable building codes. 

 
e) All development located within the tsunami inundation zone as identified by the 

most recent state or local California Emergency Management maps or, below 
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elevation 15 feet above mean sea level shall provide information concerning the 
height and force of likely tsunami run-up on the property.  The Director may waive 
this requirement if he or she determines that accurate maps concerning the extent, 
velocity and depth of likely tsunami run-up is available in a certified EIR that 
addresses all pier, harbor, and beach areas of the City.  The Director shall require 
all development located within a possible tsunami run-up zone to install, as 
appropriate, warning systems and other measures to minimize loss of life due to a 
tsunami. 

 
f) With the exception of structures on the moles, new or substantially reconstructed 

structures on ocean fronting parcels shall be permitted only if they are sited and 
designed so that no future shoreline protective devices will be necessary to protect 
them from storm waves and bluff erosion.  The City shall require as an enforceable 
condition of any permit for such a structure that no shoreline protective structure 
shall be allowed in the future to protect the development from foreseeable or 
unexpected bluff erosion or wave uprush. 

 
 Suggested Modification No. 7 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 15: 
 
 c) Limited Use Overnight Visitor Accommodations within the Commercial Recreation 

district shall be limited to no more the 25% 40% of total new guestrooms (units) 
developed within a leasehold after the effective date of adoption of this Section.  All 
other guestrooms (units) shall be available to the general public on a daily, year-round 
basis. 

 
 Suggested Modification No. 8 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 15: 
 
 g) Lower cost visitor accommodations shall be protected, encouraged, and where feasible 

provided.  In the Coastal Zone Commercial Recreation district when demolition of 
existing lower cost overnight visitor accommodations or when Hotels or Limited 
Use Overnight Visitor Accommodations are proposed that include high-cost 
overnight visitor accommodations, an assessment of the availability of lower 
cost visitor accommodations in Redondo Beach shall be completed at the time of 
discretionary review and an in-lieu fee in an amount necessary to off-set the lack of 
the preferred lower cost facilities in Redondo Beach shall be imposed.  The fee shall 
be $30,000 per room that mitigation is required for, and the fee shall be adjusted 
annually to account for inflation according to increases in the Consumer Price 
Index U.S. City Average.  If as a part of a proposed development all units for 
which an in-lieu fee would be required are replaced by lower cost overnight 
visitor accommodations within the Coastal Zone of Redondo Beach, the in-lieu 
fee shall be waived. 

 
  An in-lieu fee shall be required for new development of overnight visitor 

accommodations in the coastal zone that are not low or moderate cost facilities.  



Redondo Beach LCPA 2-08 
Harbor, Pier and Power Plant Areas 

Page 13 
 
 

 
 

These in-lieu fee(s) shall be required as a condition of approval of a coastal 
development permit, in order to provide significant funding to support the 
establishment of lower cost overnight visitor accommodations within the coastal 
area of Los Angeles County, and preferably within the City of Redondo Beach's 
coastal zone. The fee shall apply to 25% of the total number of proposed units 
that are high-cost overnight visitor accommodations or limited use overnight 
visitor accommodations.   

 
  An in-lieu fee shall be required for any demolition of existing lower cost 

overnight visitor accommodations, except for units that are replaced by lower 
cost overnight visitor accommodations, in which case the in-lieu fee shall be 
waived. This in-lieu fee shall be required as a condition of approval of a coastal 
development permit, in order to provide significant funding to support the 
establishment of lower cost overnight visitor accommodations within the coastal 
area of Los Angeles County, and preferably within the City of Redondo Beach's 
coastal zone.  A per-unit fee for the total number of existing lower cost overnight 
units that are demolished and not replaced shall be required. 

 
  Where a proposed development includes both demolition of existing low cost 

overnight visitor accommodations and their replacement with high cost 
overnight visitor accommodations, the fee shall also apply to the 25% of the 
number of high cost rooms/units in excess of the number being lost.   

 
 Suggested Modification No. 9 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 16: 
 
16. Employment, retail, and entertainment districts and coastal recreational areas shall be 

well served by public transit and easily accessible to pedestrians and bicyclists.  
Streets, sidewalks, bicycle paths, and recreational trails (including the California 
Coastal Trail) should be designed and regulated to encourage walking, bicycling, and 
transit ridership. 

 
Large commercial and residential developments shall be located and designed  to be 
served by transit and provide non-automobile circulation to serve new development to 
the greatest extent feasible. 
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Suggested Modification No. 10 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 17: 
 
17. The Coastal Act definition set forth below is incorporated herein as a definition of the 

Land Use Plan: “Environmentally sensitive habitat area (ESHA)” means any area in 
which plant or animal life or their habitats are either rare or especially valuable 
because of the special nature or role in an ecosystem and which could be easily 
disturbed or degraded by human activities and developments. 

 
 a) Environmentally sensitive habitat areas shall be protected against any significant 

disruption of habitat values, and only uses dependent on those resources shall 
be allowed within those areas. 

 
 b) Development within and adjacent to environmentally sensitive habitat areas and 

parks and recreation areas shall be sited and designed to prevent impacts which 
would significantly degrade those areas, and shall be compatible with the 
continuance of those habitat and recreation areas. 

 
 Suggested Modification No. 11 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 18: 
 
18. Ensure the protection of bird nesting habitat protected by the Migratory Bird Treaty 

Act and the long-term protection of breeding, roosting and nesting habitat of bird 
species listed pursuant to the federal or California Endangered Species Acts, 
California bird species of special concern, and wading birds (herons or egrets).  The 
trimming and/or removal of any trees that have been used for breeding and nesting by 
the above identified species within the past five (5) years, as determined by a qualified 
biologist or ornithologist shall be undertaken in compliance with all applicable codes 
and regulations of the California Department of Fish and Game, the U.S. Fish and 
Wildlife Service, and the U.S. Migratory Bird treaty Act.   

 
 Suggested Modification No. 12 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 19: 
 
19. 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.  

 
 Suggested Modification No. 13 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 20: 
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20. 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.  

 
 Suggested Modification No. 14 
 
Land Use Plan, Section VI, Subsection D - Land Use, New Policy 21: 
 
21. The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes 

shall only be permitted in accordance with other applicable provisions of this division, 
where there is no feasible alternative, and where feasible mitigation measures have 
been provided to minimize adverse environmental effect, and shall be limited to the 
following: 

 
 a) New or expanded port, energy, and coastal dependent industrial facilities, 

including commercial fishing facilities. 
 
 b) Maintaining existing, or restoring previously dredged, depths in existing 

navigational channels, turning basins, vessel berthing and mooring areas, and 
boat launching ramps. 

 
 c) In open coastal waters, other than wetlands, including stream, estuaries, and 

lakes, new or expanded boating facilities and the placement of structural pilings 
for public recreation piers that provide public access and recreational 
opportunities. 

 
 d) Incidental public service purpose, including but not limited to, burying cables 

and pipes or inspection of piers and maintenance of existing intake and outfall 
lines. 

 
 e) Mineral extraction, including sand for restoring beaches, except in 

environmentally sensitive habitat areas. 
 
 f) Restoration purposes. 
 
 g) Nature study, aquaculture, or similar resource dependent uses. 
 
Dredging and spoils disposal shall be planned and carried out to avoid significant 
disruption to marine and wildlife habitats and water circulation.  Dredge spoils suitable for 
beach replenishment should be transported for such purposes to appropriate beaches or 
into suitable long shore current systems. 
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In addition to the other provisions of this section, diking, filling, or dredging in existing 
estuaries and wetlands shall maintain or enhance the functional capacity of the wetland or 
estuary.   
  
Implementation Plan 
 
 Suggested Modification No.  15 
 
Zoning Ordinance, 10-5.811 Additional land use regulations, CC Coastal Commercial zones, (b) 
Hotels: 
 

(2) Limited Use Overnight Visitor Accommodations shall be limited to no more than 
25% 40% of total new guestrooms (units) developed within a master leasehold area 
or on sites that are not master leasehold areas.  All other guestrooms (units) shall 
be available to the general public on a daily, year-round basis. 

 
(3) Fractional Ownership Hotel.  Fractional ownership hotels may be permitted in the 

CC-2, CC-3 and CC-4 Coastal Commercial zones, except on State Tidelands, and 
shall be conditioned as follows: 

 
(4) Condominium-Hotel.  Condominium-hotels may be permitted in the CC-2, CC-3 and 

CC-4 Coastal Commercial zones, except on State Tidelands, and shall be 
conditioned as follows: 

 
(5) Timeshares.  Timeshares may be permitted in the CC-2, CC-3 and CC-4 Coastal 

Commercial zones, except on State Tidelands, and shall be conditioned as 
follows: 

 
 (8) Lower cost visitor accommodations shall be protected, encouraged, and where 

feasible provided.  In the Coastal Zone Commercial Recreation district when 
demolition of existing lower cost overnight visitor accommodations or when 
Hotels or Limited Use Overnight Visitor Accommodations are proposed that 
include high-cost overnight visitor accommodations, an assessment of the 
availability of lower cost visitor accommodations in Redondo Beach shall be 
completed at the time of discretionary review and an in-lieu fee in an amount 
necessary to off-set the lack of the preferred lower cost facilities in Redondo Beach 
shall be imposed.  The fee shall be $30,000 per room that mitigation is required 
for, and the fee shall be adjusted annually to account for inflation according 
to increases in the Consumer Price Index U.S. City Average.  If as a part of a 
proposed development all units for which an in-lieu fee would be required are 
replaced by lower cost overnight visitor accommodations within the Coastal 
Zone of Redondo Beach, the in-lieu fee shall be waived. 

 
  An in-lieu fee shall be required for new development of overnight visitor 

accommodations in the coastal zone that are not low or moderate cost 
facilities.  These in-lieu fee(s) shall be required as a condition of approval of a 
coastal development permit, in order to provide significant funding to support 
the establishment of lower cost overnight visitor accommodations within the 



Redondo Beach LCPA 2-08 
Harbor, Pier and Power Plant Areas 

Page 17 
 
 

 
 

coastal area of Los Angeles County, and preferably within the City of 
Redondo Beach's coastal zone. The fee shall apply to 25% of the total number 
of proposed units that are high-cost overnight visitor accommodations or 
limited use overnight visitor accommodations.  

 
  When referring to any overnight visitor accommodations, lower cost facilities 

shall be defined as any facility with room rates that are below 75% of the 
Statewide average room rate, and higher cost facilities shall be defined as 
any facility with room rates that are 125% above the Statewide average room 
rate. Statewide average room rates can be calculated by the Smith Travel 
Research website (www.visitcalifornia.com) or other analogous method used 
to arrive at an average Statewide room rate value.   

 
  An in-lieu fee shall be required for any demolition of existing lower cost 

overnight visitor accommodations, unless all those units are replaced by 
lower cost overnight visitor accommodations, in which case the in-lieu fee 
shall be waived. This in-lieu fee shall be required as a condition of approval of 
a coastal development permit, in order to provide significant funding to 
support the establishment of lower cost overnight visitor accommodations 
within the coastal area of Los Angeles County, and preferably within the City 
of Redondo Beach's coastal zone.  A per-unit fee for the total number of 
existing lower cost overnight units that are demolished and not replaced shall 
be required. 

 
   Where a proposed development includes both demolition of existing low cost 

overnight visitor accommodations and their replacement with high cost 
overnight visitor accommodations, the fee shall also apply to the 25% of the 
number of high cost rooms/units in excess of the number being lost.   

 
  Prior to issuance of the coastal development permit, and upon execution of an 

appropriate agreement between the City and the designated recipient that assures 
use of the in-lieu fee to assist in the creation of lower cost overnight visitor 
accommodations within the nearby coastal region for the intended mitigation, 
the applicant shall transfer the fee to the entity designated by the agreement. 

 
Suggested Modification No.  16 
 
Zoning Ordinance, 10-5.1900 Landscaping regulations: 
 
(h) Tree Trimming within the Harbor/Pier Area.  The trimming and/or removal of any trees 

that have been used for breeding and nesting by bird species listed pursuant to the 
federal or California Endangered Species Acts, California bird species of special 
concern, and wading birds (herons or egrets) within the past five (5) years, as 
determined by a qualified biologist or ornithologist, shall be undertaken in compliance 
with all applicable codes and regulations of the California Department of Fish and 
Game, the U.S. Fish and Wildlife Service, and the U.S. Migratory Bird treaty Act.   

 
(1)  No tree trimming or removal shall take place during breeding and nesting 

season (January through September) unless a tree is determined by a 

http://www.visitcalifornia.com/
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qualified arborist to be a danger to public health and safety. A health or safety 
danger exists if a tree or branch is dead, diseased, dying, or injured and is 
seriously compromised. Tree trimming or removal shall only be carried out 
from October 1 through December 31.  

 
(2)  Trees or branches with a nest of a wading bird (heron or egret), a state or 

federal listed species, or a California bird species of special concern that has 
been active anytime in the last five years shall not be removed or disturbed 
unless a health and safety danger exists.  

 
(3)  Any breeding or nesting tree that must be removed shall be replaced at a 1:1 

ratio. Replacement trees shall be native or regionally appropriate non-natives 
and non-invasive.  

 
(a) A tree replacement and planting plan for each tree replacement 
shall be developed to specify replacement tree locations, tree size (no 
less than 36” box size), planting specifications, and a five-year 
monitoring program with specific performance standards.  

 
(b) An annual monitoring report for tree replacement shall be submitted 
for the review and approval of the Harbor Director and maintained on 
file as public information.  

 
(4)  Tree trimming or removal during the non-breeding and non-nesting season 

(October 1 through December 31) shall follow the following procedures.  
 

(a) Prior to tree trimming or removal, a qualified biologist shall survey 
the trees to be trimmed or removed to detect nests and submit the 
surveys to the Harbor Department. Tree trimming or removal may 
proceed if a nest is found, but has not been used within the prior 5 
years and no courtship or nesting behavior is observed.  

 
(b) In the event that a wading bird (heron or egret) species, a state or 
federal listed species, or a California bird species of special concern 
return or continue to occupy trees during the non-nesting season 
(October 1 through December 31), trimming shall not take place until a 
qualified biologist has assessed the site, determined that courtship 
behavior has not commenced, and has given approval to proceed 
within 300 feet of any occupied tree (500 feet for raptor species (e.g., 
bald eagles, osprey, owls)).  

 
(c) Trimming of nesting trees shall not encroach within 10 feet of an 
unoccupied nest of any of the bird species referenced above. The 
amount of trimming at any one time shall be limited to preserve the 
suitability of the nesting tree for breeding and/or nesting habitat. 

 
(d) Written notice of tree trimming and/or removal shall be posted and 
limits of tree trimming and/or removal shall be established in the field 
with flagging and stakes or construction fencing at least one week 
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before work takes place. The notice and flagging/fencing does not 
apply to an immediate emergency situation.  

 
(5)  Tree trimming or removal during breeding and nesting season (January-

September) shall be undertaken only because a health and safety danger 
exists, as determined by a qualified arborist, in consultation with the Harbor 
Department and the City of Redondo Beach, and shall use the following 
procedures: 

 
(a) A qualified biologist shall conduct surveys and submit a report at 
least one week prior to the trimming or removal of a tree (only if it is 
posing a health or safety danger) to detect any breeding or nesting 
behavior in or within 300 feet (500 feet for raptors) of the work area. An 
arborist, in consultation with the qualified biologist, shall prepare a tree 
trimming and/or removal plan. The survey report and tree trimming 
and/or removal  plan shall be submitted for the review and 
approval of the Harbor Director and maintained on file as public 
information. The plan shall incorporate the following: 

 
(i) A description of how work will occur (work must be 
performed using non-mechanized hand tools to the maximum 
extent feasible).    

 
(ii) Written notice of tree trimming and/or removal shall be 
posted and limits of tree trimming and/or removal shall be 
established in the field with flagging and stakes or construction 
fencing at least one week before work takes place. The notice 
and flagging/fencing does not apply to an immediate emergency 
situation.  

 
(iii) Steps taken to ensure that tree trimming will be the 
minimum necessary to address the health and safety danger 
while avoiding or minimizing impacts to breeding and/or nesting 
birds and their habitat.  

 
(b) Prior to commencement of tree trimming and/or tree removal the 
qualified biologist shall notify in writing the Department of Fish and 
Game and the U.S. Fish and Wildlife Service of the intent to commence 
tree trimming or removal. 
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III. FINDINGS 
 
The following findings support the Commission's denial of the proposed LCP Amendment as 
submitted and approval if modified as recommended by staff.  The Commission hereby finds and 
declares as follows: 
 
A. Amendment Description 
 

Area 2 Location 
 
The Area 2 segment of the Redondo Beach Coastal Zone is comprised of the pier, harbor and 
power plant portions of the City.  Area 2 is located entirely in the northwestern portion of the City of 
Redondo Beach (Exhibit 1 and 2).  Area 2 is bordered by the Pacific Ocean to the west, the City of 
Hermosa Beach to the north, and a variety of commercial and residential uses located to the east 
and south that exist within the certified portion of the Redondo Beach Coastal Zone (Area 1).  A 
pier and wharf system was originally constructed in the late 1800’s when the area served as the 
first commercial port for Los Angeles.  King Harbor, as it exists today, is a man-made harbor with 
the last extensions to the outer break wall completed in 1958.  The Harbor is comprised of 4 filled 
moles (Mole A – D) and three harbor basins.  A large portion of the Pier and Harbor area is 
constructed on State Tidelands that were granted to the City of Redondo Beach (Exhibit 6).  
Although portions of the uplands are designated tidelands and would normally be under the 
Commission’s jurisdiction, the Commission has delegated to the City permit authority for the filled 
tidelands pursuant to Section 30613 of the Coastal Act.  The eastern portions of the Pier/Harbor 
area and the Power Plant site are located above State Tidelands. 
 
 Local Coastal Program Amendment Description 
 
On June 13, 2008, staff for the South Coast District of the Coastal Commission received 
documentation to file as complete City of Redondo Beach Local Coastal Program Amendment 
(LCPA) 2-08.  The Commission extended the time limit for action on the LCPA submittal by 1 year 
pursuant to PRC Section 30517 at the August 2008 Commission hearing.  The Commission must 
act on this submittal no later than the September 2009 Commission hearing.  This LCP 
Amendment affects the City’s certified Land Use Plan and Implementation Plan.  It proposes to 
certify the remaining uncertified segment (Area 2) of the Redondo Beach Coastal Zone.  Area 2 
consists of the power generating plant area located west of Catalina Ave, and the harbor and pier 
areas of the City (Exhibit 2).  The City also requests the elimination of the current geographic 
segmentation of the Coastal Zone in conjunction with these amendments.  
 
Through this amendment request, the City proposes to remove the various, and conflicting 
development standards that exist for Area 2 between the certified LUP, the uncertified Harbor/Civic 
Center Specific Plan and the existing zoning regulations.   The amendment also addresses existing 
non-conforming uses within the Harbor/Pier area that include residential uses and ground floor 
offices. 
 
The amendment request includes a development cap of 400,000 square feet of floor area for new 
development for the entire Harbor/Pier area.  Changes to the Land Use Maps would divide the 
existing Commercial Recreation use into five Sub-Areas, and would change the Zoning Map 
designations for the Harbor/Pier area from Waterfront to Coastal Commercial 1 – Coastal 
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Commercial 5 with specific development standards including heights and floor area ratios for each 
of the new zones.  Potential floor area ratio bonuses are made available for the inclusion of public 
open space and associated amenities and/or the development of hotels or offices located above 
the ground level.  The amendment also proposes to modify an area designated as Coastal 
Recreation on the Land Use Plan Map that presently hosts a public park and public boating uses to 
a Coastal Recreation Sub-Area (3) with specific development restrictions related to permitted uses 
in order to maintain the existing boating related uses present. 
 
The submittal also includes a new Land Use Plan policy that introduces specific definitions and 
requirements related to limited use overnight visitor accommodations that would apply to the entire 
Redondo Beach Coastal Zone.  The proposed policy would define condominium-hotels, fractional 
ownership hotels, and timeshares as limited use overnight visitor accommodations, and include 
restrictions related to what percentage of a new hotel could be devoted to these types of 
accommodations.  The policy would also include provisions to protect existing hotels within the 
coastal zone, and would require an in-lieu fee in order to protect, provide, and promote low cost 
overnight visitor accommodations within the region. 
 
The Power Plant portion of the amendment request would amend the LCP to re-establish zoning 
designations and standards that existed prior to the adoption of the “Heart of the City Specific Plan” 
which was repealed by a vote of the people in 2002.  The Generating Plant Zone would permit 
either power generating facilities or public parks and open space areas only.   A few parcels that 
exist east of the power plant and west of the certified Area 1 would be returned to their commercial 
or industrial zoning designations. 
 
Lastly, the City has requested the elimination of the current geographic segmentation that exists 
within the City’s Coastal Zone as Area 1 (certified) and Area 2 (uncertified).  This request would 
effectively combine the two areas of the City’s Coastal Zone into a single certified area subject to 
the policies and regulations of the City’s certified LCP. 
 
B. Findings for Denial of Land Use Plan Amendment  
 RDB-MAJ-2-08 as Submitted 
 
The standard of review for Amendments to a certified Land Use Plan is consistency with the 
policies of Chapter 3 of the Coastal Act.  The Commission may require conformity with Chapter 3 
only to the extent necessary to achieve the basic stated goals specified in Section 30001.5. 
 
1. Public Access and Recreation 

 
Section 30210 of the Coastal Act states: 

 
In carrying out the requirement of Section 4 of Article X of the California Constitution, 
maximum access, which shall be conspicuously posted, and recreational opportunities shall 
be provided for all the people consistent with public safety needs and the need to protect 
public rights, rights of private property owners, and natural resource areas from overuse. 

 
Section 30211 of the Coastal Act states: 

 

http://www.leginfo.ca.gov/calaw.html
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Development shall not interfere with the public's right of access to the sea where acquired 
through use or legislative authorization, including, but not limited to, the use of dry sand and 
rocky coastal beaches to the first line of terrestrial vegetation. 

 
Section 30212 of the Coastal Act states, in part: 
 

(a) Public access from the nearest public roadway to the shoreline and along the coast shall 
be provided in new development projects except where: (1) it is inconsistent with public 
safety, military security needs, or the protection  of fragile coastal resources, (2) adequate 
access exists nearby, or, (3) agriculture would be adversely affected.  Dedicated 
accessway shall not be required to be opened to public use until a public agency or private 
association agrees to accept responsibility for maintenance and liability of the accessway. 

 
Section 30213 states, in pertinent part:   
 

Lower cost visitor and recreational facilities shall be protected, encouraged, and, where 
feasible, provided.  Developments providing public recreational opportunities are preferred.   

 
Section 30220 of the Coastal Act states: 

 
Coastal areas suited for water-oriented recreational activities that cannot readily be 
provided at inland areas shall be protected for such use. 

 
Section 30221 of the Coastal Act states: 
 

Oceanfront land suitable for recreational use shall be protected for recreational use and 
development unless present and foreseeable future demand for public or commercial 
recreational activities that could be accommodated on the property is already adequately 
provided for in the area. 

 
Section 30224 of the Coastal Act states: 

 
Increased recreational boating use of coastal waters shall be encouraged, in accordance 
with this division, by developing dry storage areas, increasing public launching facilities, 
providing additional berthing space in existing harbors, limiting non-water-dependent land 
uses that congest access corridors and preclude boating support facilities, providing 
harbors of refuge, and by providing for new boating facilities in natural harbors, new 
protected water areas, and in areas dredged from dry land. 

Section 30224 of the Coastal Act states, in part: 
 

(b) Development in areas adjacent to environmentally sensitive habitat areas and parks 
and recreation areas shall be sited and designed to prevent impacts which would 
significantly degrade those areas, and shall be compatible with the continuance of those 
habitat and recreation areas. 

 
The protection, enhancement and provision of public access and recreation is one of the strongest 
mandates of the Coastal Act.  Public access and recreation policies are an essential component of 
the Coastal Act since they provide opportunities for the general public to enjoy the California 
coastline.  The LUP amendment as submitted by the City includes some proposed changes and 
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omissions that would diminish public access and recreation opportunities within the Harbor/Pier 
area and, therefore, the amendment as submitted is not consistent with the applicable access and 
recreation policies of Chapter 3 of the Coastal Act. 
 
Mole B is located on State Tidelands within the Harbor and is accessed via Marina Way (Exhibit 2 
and 5).  Current uses on Mole B include Harbor Patrol facilities, a boat storage area for outrigger 
and canoe clubs, and Moonstone Park, an existing public park.  There are no existing private or 
commercial uses on the Mole.  Presently, Mole B is designated as Commercial Recreation on the 
Land Use Map.   The amendment request proposes to split the Land Use Map into Coastal 
Recreation sub-areas.  Mole B would be designated as CR Commercial Recreation Sub-Area 3b, 
with specific restrictions that would limit permitted uses to boating facilities and related uses or 
public open space/recreation uses.  Although the restrictions placed on Sub-Area 3b would limit 
uses on the Mole it does not provide for the permanent maintenance and protection of the existing 
public park facility (Moonstone Park).  Furthermore, by representing the Mole on the LUP Maps as 
Commercial Recreation there is no direct association with the existing public uses located on-site, 
and the commercial LUP designation does not provide an assurance that these important public 
recreation uses will be retained.  The preservation of this public resource should be enforced 
through policies in the LUP that clarify the intended and allowed uses on Mole B in order to be 
found consistent with the applicable access and recreation policies contained in Chapter 3 of 
Coastal Act.  Absent such policies the Commission finds that the proposed LCPA does not conform 
to the Chapter 3 policies of the Coastal Act. 
 
Current access points to Mole A and Mole B via Yacht Club Way and Marina Way have existing 
guardhouses and associated gates that act to impede or discourage public access to the Moles.  
Although the automated gates will rise automatically if approached by a vehicle the limited signage 
available does not identify the right for the public to pass.  Even with adequate signage, the gates 
and unmanned guardhouses provide a visual deterrent and have the potential to intimidate the 
general public and to convey a feeling of privatization of the interior portions of the Harbor, including 
the parks and tidelands, therefore excluding these recreational opportunities from the general public 
whether that is the designed intention of the structures or not.  The LUP amendment as submitted 
does not address these impediments to public access and recreation.  Therefore, the Commission 
finds that the LCPA, as submitted, does not conform to the applicable access and recreation 
policies contained in Chapter 3 of the Coastal Act.  
 
2. Coastal Dependent Development  
 
Section 30255 of the Coastal Act states: 
 

Coastal-dependent developments shall have priority over other developments on or near 
the shoreline.  Except as provided elsewhere in this division, coastal-dependent 
developments shall not be sited in a wetland.  When appropriate, coastal-related 
developments should be accommodated within reasonable proximity to the coastal-
dependent uses they support. 

 
There are several existing coastal dependent and coastal related land uses located within the 
Harbor/Pier area that offer recreational opportunities and provide key components to the 
operational functionality of the Harbor including a small boat hoist, and boat storage yard.  The LUP 
policies, as certified and submitted, provide that coastal dependent land uses will be preserved 
“where feasible” but provides no assurance that these valuable public resources will be maintained 



Redondo Beach LCPA 2-08 
Harbor, Pier and Power Plant Areas 

Page 24 
 
 

 
 

within the Harbor/Pier area as new development is proposed.  Additionally, the existing boat hoist is 
the only current way for boat owners that trailer their boats to the harbor to launch their craft, and 
there is no policy to encourage development of a boat ramp to access the harbor.  The addition of a 
boat ramp to the harbor would significantly enhance recreation opportunities for the area.  
Therefore, the Commission finds that the LCPA, as submitted, does not conform to Section 30255 
or the public access and recreation policies of Chapter 3 of the Coastal Act. 
 
3. Tidelands and Submerged Lands 

 
Sections 30213, 30220, and 30221 of the Coastal Act contain policies addressing the provision 
and protection of recreational facilities and lands in the Coastal Zone including parks, open space, 
and tidelands and submerged lands.  The protection of Tidelands and Submerged Lands is an 
important policy goal of the Coastal Act.  Tidelands and submerged lands are subject to a public 
trust that, among other things, limits their use to navigation, fishing, public access, water-oriented 
recreation, open space and environmental protection, and incidental commercial use, which are 
uses that are given higher priority than general commercial, residential or non-coastal dependent 
industrial uses in the Coastal Act.  Thus, these lands must be protected in order to protect the 
general public’s use of these areas to gain access to and enjoy the coast.  Protection of Tidelands 
and Submerged Lands should be a primary goal associated with any LUP. 
 
The submitted LUP amendment request includes policies related to State Tidelands providing that, 
“Permitted uses shall be limited to those uses dedicated to public trust purposes consistent with 
state law.”  Hotels are generally considered to be a use that is acceptable on State Tidelands 
because they provide a resource as an overnight visitor serving accommodation.  Limited use 
overnight visitor accommodations such as fractional ownership hotels, timeshares, and 
condominium hotels, however, have not been considered an appropriate use of State Tidelands 
because the use is generally considered quasi-residential.  The proposed amendment to the LUP 
defines limited use overnight visitor accommodations as, “any hotel, motel, or other similar facility 
that provides overnight visitor accommodations wherein a purchaser receives the right in 
perpetuity, for life, or a term of years to the recurrent, exclusive use or occupancy of a lot, parcel, 
unit, room(s), or segment of the facility, annually or on some other seasonal or periodic basis, for a 
period of time that has been or will be allotted from the use or occupancy periods into which the 
facility has been divided and shall include, but not limited to Timeshare, Condominium-Hotel, 
Fractional Ownership Hotel, or uses of similar nature.” …This definition for limited use overnight 
visitor accommodations is due to the fact that the total amount of time purchased per year by 
members may be in months or groups of months, rather than daily or even weekly, and therefore 
they can result in a privatization of an area designated specifically for public uses.  To allow what 
could potentially be quasi-residential use within the limited areas designated specifically for public 
serving uses does not conform with the Coastal Act’s priority to protect State Tidelands as a public 
resource for public access, recreation and other coastal dependent uses.   
 
In December 2006, the California State Lands Commission (SLC) held a public hearing to consider 
the consistency of a timeshare component of the Woodfin Suites Hotel in San Diego's Port District 
with the Public Trust Doctrine.  The SLC performed an extensive analysis of the history of 
timeshare proposals on public trust lands, the impact that a timeshare development would have on 
the public’s rights, and the public’s ability to use the shoreline.  The State Lands Commission 
determined (San Diego Unified Port District Port Master Plan Amendment No. 39, Woodfin Suites 
Timeshare/Hotel) that development of limited use overnight visitor accommodations on public 
tidelands would be inconsistent with the Public Trust Doctrine and would be an inappropriate use 
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of filled sovereign tide and submerged lands, because it would significantly impair the public’s right 
to use these trust lands which have been historically set aside for the benefit of the statewide 
public.  If limited use overnight visitor accommodations were proposed, they would only be 
available to a small segment of the population who can afford the high cost of the initial purchase 
and who would then own personal rights to the rooms, thereby preventing other use of these public 
lands.  Allowing limited use overnight visitor accommodations in the harbor on filled tidelands 
would not protect and promote lower-cost visitor accommodations would result in the use of filled 
tidelands for lower priority uses, and could set an adverse precedent regarding the preservation of 
public access and lower-cost visitor-serving public accommodations in the coastal zone.  
Therefore, special provisions are necessary to address the protection and provision of lower-cost 
accommodations and to prohibit the conversion of existing or construction of new Limited Use 
Overnight Visitor Accommodations (e.g. condominium-hotels) on public tidelands.  Therefore, as 
submitted, the Commission finds that the LUP amendment does not make a differentiation that 
would prohibit the construction of limited use overnight visitor accommodations on State Tidelands 
and therefore is inconsistent with the applicable Chapter 3 policies of the Coastal Act. 
 
4. Visitor-Serving Development and Overnight Accommodations 

 
Section 30213 of the Coastal Act provides for the protection and provision of lower cost visitor and 
recreational facilities.  Visitor-Serving Commercial Development is considered a priority use under 
the Coastal Act.  This type of use is preferred because it provides opportunities for the general 
public to enjoy the unique experience available only along the coast.  The City of Redondo Beach 
Harbor/Pier area is a favorable location to provide public amenities that will enhance access to the 
coast and recreational opportunities for the general public.  Protection of Visitor-Serving 
Commercial Development should be a primary goal associated with any LUP.  Pursuant to the 
public access policies of the Coastal Act, and particularly Section 30213, the Commission has the 
responsibility to ensure that a range of affordable facilities be provided in new development along 
the coastline of the State.  This is especially applicable to overnight accommodation options. 
 
Lower Cost Overnight Accommodations 
 
Historically, the Commission has approved new hotel developments along the coastline.  However, 
often this new development, particularly in recent years, has been exclusive, higher priced resort 
developments.  In each of those actions, though, the Commission has secured offsetting public 
amenities, such as new public accessways, public parking or open space dedications, to address 
the Coastal Act priorities for public access and visitor support facilities.  In addition, the 
Commission has required mitigation for the loss of land that was available for lower cost and visitor 
serving facilities (e.g. NPB-MAJ-1-06A).  The expectation of the Commission, based upon several 
precedents, is that developers of sites suitable for overnight accommodations will provide facilities 
which serve the public with a range of incomes (HNB-MAJ-2-06-[Huntington Beach-Timeshares]; 
San Diego Unified Port District Port District A-6-PSD-8-04/101 (Lane Field); A-5-RPV-2-324-[Long 
Point]).  If development cannot provide for a range of affordability on-site, the Commission has 
required off-site mitigation such as payment of an in-lieu mitigation fee to fund construction of lower 
cost overnight accommodations, e.g. youth hostels, campgrounds etc.   
 
In light of current trends in the market place and along the coast, the Commission is increasingly 
concerned with the challenge of providing lower-cost overnight accommodations consistent with 
the Coastal Act.  Recent research in support of a Commission workshop concerning hotel-
condominiums showed that only 7.9% of the overnight accommodations in nine popular coastal 
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counties were considered lower-cost.  Although statewide demand for lower-cost accommodations 
in the coastal zone is difficult to quantify, there is no question that camping and hostel opportunities 
are in high demand, and that there is an on-going need to provide more lower-cost opportunities 
along California’s coast.  For example, the Santa Monica hostel occupancy rate was 96% in 2005, 
with the hostel being full more than half of the year. State Parks estimates that demand for 
camping has increased 13% between 2000 and 2005.  Nine of the ten most popular campgrounds 
are along the coast (2006 Condominium-Hotel Workshop). 
 
With the removal of low-cost overnight facilities, lodging opportunities for more budget-conscious 
visitors to the City will be increasingly more limited.  As the trend continues to build First 
Class/Deluxe hotels and demolish low-cost hotels/motels, persons of low and moderate incomes 
will make up fewer of the guests staying in Redondo Beach.  By forcing this economic group to 
lodge elsewhere, there will be a direct impact on public access to the beach and coastal 
recreational areas within the area.  With the loss of low-cost lodging facilities, a large segment of 
the state’s population will be excluded from overnight stays within this coastal area. Therefore, by 
protecting and providing low-cost lodging for the price sensitive visitor, a larger segment of the 
population will have a greater opportunity to enjoy access to the beach area through overnight stays 
along or near the coast.  Furthermore, access to coastal recreational facilities, such as the beaches, 
harbor, piers, and other coastal points of interest, are also enhanced when there are overnight 
lodging facilities that serve a broader segment of the population. 

 
In general, many low to moderately priced hotel and motel accommodations tend to be older 
structures that are becoming less and less economically viable.  As more recycling occurs, the 
stock of low cost overnight accommodations tends to be reduced, since it is generally not 
economically feasible to replace these structures with accommodations that will maintain the same 
low rates.  As a result, the Commission sees far more proposals for higher cost accommodations 
than for low cost ones.  The loss of affordable overnight accommodations within the coastal zone 
has become an emerging issue for the Commission.  If this development trend continues, the stock 
of affordable overnight accommodations will be depleted. 

 
In an effort to stem this tide, and to protect lower cost visitor-serving facilities, the Commission has 
imposed in-lieu mitigation fees when development proposes only high cost accommodations.  By 
doing so, a method is provided to assure that some degree of lower cost overnight 
accommodations will be protected.  The amendment request as submitted, provides direction that 
an in-lieu fee would be required to offset the loss of low-cost overnight accommodations, but does 
not specify in what situations the mitigation would be required, or denote a value to an in-lieu fee 
that would be appropriate to cover the cost of the construction of replacement low-cost overnight 
facilities.  Therefore, the Commission finds that the proposed amendment to the LUP, as 
submitted, does not conform with Section 30213 of Chapter 3 of the Coastal Act. 
 
Limited Use Overnight Visitor Accommodations 
 
The amendment request also includes the addition of definitions and restrictions placed on limited 
use overnight visitor accommodations including fractional ownership hotels, condominium-hotels, 
and timeshares. These types of facilities provide a lower level of public accessibility than traditional 
hotels and motels, because a certain percentage of rooms can be privately owned for periods of 
time, thereby removing their availability to use as an overnight resource.  Moreover, Section 30213 
of the Coastal Act requires that lower cost visitor facilities be protected, encouraged, and, where 
feasible, provided.  Limited Use Overnight Visitor Accommodations as a whole cannot be 
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considered lower cost.  Generally, Limited Use Overnight Visitor Accommodation facilities require 
that potential users purchase the right to long term, recurring use, which often requires significant 
initial investment, and periodic fees.  Such monetary requirements are often beyond the means of 
a large segment of the general population and certainly exclude that portion of the population that 
is of the least means.  Traditional hotels, motels and similar overnight accommodations, do not 
require a long term financial commitment in exchange for use of a unit. 
 
The current submittal limits the percentage of hotel rooms devoted to limited use overnight visitor 
accommodations to forty percent of all hotel rooms developed within an existing leasehold. This 
percentage is significantly higher than previous Commission decisions (Oceanside 1-07 and 
Huntington Beach LCPA 2-06) that have limited the amount of limited use overnight visitor 
accommodations within a proposed development to between ten and twenty-five percent.  In order 
to be consistent with the applicable Chapter 3 policies of the Coastal Act the LUP amendment 
should reflect these restrictions placed on limited use overnight visitor accommodations.  
Therefore, the Commission finds that the proposed amendment to the LUP, as submitted, is not 
consistent with the applicable Chapter 3 public access and recreation policies of the Coastal Act. 
 
5. Coastal Hazards 
 
Section 30235 of the Coastal Act states: 

 
Revetments, breakwaters, groins, harbor channels, seawalls, cliff retaining walls, and other 
such construction that alters natural shoreline processes shall be permitted when required 
to serve coastal-dependent uses or to protect existing structures or public beaches in 
danger from erosion, and when designed to eliminate or mitigate adverse impacts on local 
shoreline sand supply.  Existing marine structures causing water stagnation contributing to 
pollution problems and fish kills should be phased out or upgraded where feasible. 

 
Section 30253 of the Coastal Act states: 

 
New development shall do all of the following: 

 
(a) Minimize risks to life and property in areas of high geologic, flood, and fire 
hazard. 
 
(b) Assure stability and structural integrity, and neither create nor contribute 
significantly to erosion, geologic instability, or destruction of the site or surrounding 
area or in any way require the construction of protective devices that would 
substantially alter natural landforms along bluffs and cliffs. 
 
(c) Be consistent with requirements imposed by an air pollution control district or the 
State Air Resources Control Board as to each particular development. 
 
(d) Minimize energy consumption and vehicle miles traveled. 
 
(e) Where appropriate, protect special communities and neighborhoods that, 
because of their unique characteristics, are popular visitor destination points for 
recreational uses. 

 



Redondo Beach LCPA 2-08 
Harbor, Pier and Power Plant Areas 

Page 28 
 
 

 
 

                                                

Sea level rise is an important consideration for the planning and design of projects in coastal 
settings.  Such changes in sea level will exacerbate the frequency and intensity of wave energy 
received at shoreline sites, including both storm surge and tsunamis, resulting in accelerated 
coastal erosion and flooding.  There are many useful records of historic sea level change, but no 
certainty about how these trends will change with possible large increases in atmospheric 
greenhouse gas emissions and air temperatures.  Notwithstanding the controversy and 
uncertainties about future global or local sea levels, guidance on how to address sea level rise in 
planning and permitting process is evolving as new information on climate change and related 
oceanic responses become available. 
 
The Commission, like many other permitting agencies, have undertaken past assessments of sea 
level rise effects using the principle of “uniformitarianism” as guidance – that natural processes 
such as erosion, deposition, and sea level changes occur at relatively uniform rates over time 
rather than in episodic or sudden catastrophic events.  As a result, future ocean surface elevations 
have been extrapolated from current levels using historical rates of sea level rise measured over 
the last century.  For much of the California coast, this equates to a rate of about eight inches per 
one hundred years.  Rates of up to one foot per century have typically been used to account for 
regional variation and to provide for some degree of uncertainty in the form of a safety factor. 
 
Most climate models now project that the historic trends for sea level rise, or even a 50% increase 
over historic trends, will be at the very low end of possible future sea level rise by 2100.  Satellite 
observations of global sea level have shown sea level changes since 1993 to be almost twice the 
changes observed by tide gauge records over the past century.  Recent observations from the 
polar regions show rapid loss of some large ice sheets and increases in the discharge of glacial 
melt.  The 2007 Fourth Assessment Report by the Intergovernmental Panel on Climate Change 
(IPCC) notes that sea level rise by 7 to 23 inches from 1990 to 2100, provided that there is no 
accelerated loss of ice from Greenland and west Antarctica1.  Sea level rise could be even higher if 
there is a rapid loss of ice in these two key regions. 
 
The IPCC findings expanded to incorporate some increase in sea level rise by accelerated ice melt 
through a 2007 report prepared by Dr. Stefan Rahmstorf of the Potsdam Institute for Climate 
Impact Research (Rahmstorf Report).  This report has become the central reference point for much 
of recent sea level planning.  The Rahmstorf Report developed a quasi-empirical relationship 
between historic temperature and sea level change.  Using the temperature changes projected for 
the various IPCC scenarios, and assuming that the historic relationship between temperature and 
sea level would continue into the future, he projected that by 2100 sea level rise could be between 
0.5 meters and 1.4 meters (20 inches and 55 inches) higher than the 1990 levels (for a rate of 5 to   
13 mm/year).  These projections for future sea level rise anticipate that the increase in sea level 
from 1990 to 2050 will be from about 20 cm to 43 cm (8 inches to 17 inches) which equates to an 
annual rate of 3 mm to 7 mm per year; from 1990 to 2075 the increase in sea level would be from 
about 33 cm to 79 cm(13 inches to 31 inches) which equates to an annual rate of 4 mm to 9 mm 
per year and that the most rapid change in sea level will occur toward the end of the 21st century.  
Most recent sea level rise projections show the same trend as the projections by Rahmstorf – that 
as the time period increases the rate of rise increases, and that the second half of the 21st century 
can be expected to have a more rapid rise in sea level rise than the first half.  
 

 
1   The IPCC is a scientific intergovernmental body established by the World Meteorological Organization (WMO) and the United Nations 
Environmental Programme to provide the decision-makers and others interested in climate change with an objective source of 
information about climate change; http://www.ipcc.ch/ipccreports/assessments-reports.htm

http://www.ipcc.ch/ipccreports/assessments-reports.htm
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Several recent studies have projected future sea level to rise as much as 1.4 m (4.6 feet) from 
1990 to 2100.  For example, in California, the Independent Science Board (ISB) for the Delta 
Vision Plan has used the Rhamstorf Report projections recommending that for projects in the San 
Francisco Delta a rise of 0.2 m to 0.4 m (0.8 to 1.3 feet) by 2050 and a rise of 0.5 m to 1.4 m(1.7 to 
4.6 feet) by 2100 be used for planning purposes2.  This report also recommends that major 
projects use the higher values to be conservative, and that some projects might even consider sea 
level projections beyond the year 2100 time period.  The ISB also recommends “developing a 
system that cannot only withstand a design sea level rise, but also minimizes damages and loss of 
life for low-probability events or unforeseen circumstances that exceed design standards.  Finally 
the board recommends the specific incorporation of the potential for higher-than-expected sea 
level rise rates into long term infrastructure planning and design.” 
 
The Rhamstorf Report was also cited in the California Climate Action Team’s Climate Change 
Scenarios for estimating the likely changes range for sea level rise by 21003.  Another recent draft 
report, prepared by Philip Williams and Associates and the Pacific Institute for the Ocean 
Protection Council, the Califrnia Energy Commission’s Public Interest Energy Research (PIER) 
Climate Change Research Program, and other agencies also identifies impacts from rising sea 
level, especially as related to vulnerablity to future coastal erosion and flooding4.  This report used 
the Rhamstorf as the basis to examine flooding consequences of both a 1 m (40 inch) and a 1.4 m 
(55 inch) centurial rise in sea level, and the erosion consequences of a 1.4 m rise in sea level. 
 
On November 14, 2008, Governor Schwarzenegger issued Executive Order S-13-08, directing 
various state agencies to undertake various studies and assessment toward developing strategies 
and promulgating development review guidelines for addressing the effects of sea level rise and 
other climate change impacts along the California coastline5.   
 
Concurrently, in the Netherlands, where flooding and rising sea level have been national concerns 
for many years, the Dutch Cabinet-appointed Deltacommissie has recommended that all flood 
protection projects consider a regional sea level rise (including local subsidence) of 0.6 m (2.1 feet) 
to 1.2 m (4.2 feet) by 2100 and 2 m (6.6 feet) to 4 m (13 feet) by 22006.  Again, the Rhamstorf 
Report was used by the Delta Committee as a basis in developing their findings and 
recommendations. 
 
Given the general convergence of agreement over the observed and measured geodetic changes 
world wide in ocean elevations over the last several decades, most of the scientific community has 
ceased debating the question of whether sea level will rise several feet higher than it is today, but 
instead is only questioning the time period over which the this rise will occur.  However, as the 
conditions causing sea level rise continue to change rapidly, prognostications of sea level rise are 
similarly in flux. As a result of this dynamism, anticipated amounts and rates of sea level rise used 
in project reviews today may be either lower or higher than those that will be utilized ten years from 

 
2   Independent Science Board, 2007. Sea Level Rise and Delta Planning, Letter Report from Jeffery Mount to Michael Healey, 
September 6, 2007, CALFED Bay-Delta Program: http://deltavision.cs.gov/BlueRibbonTask Force/Sept2007/Handouts/Item_9.pdf
3   Cayan et al. 2009. Draft paper: Climate Change Scenarios and Sea Level Estimates for the California 2008 Climate Change 
Scenarios Assessment; CEC-500-2009-014-D, 62 pages; http://www.energy.ca.gov/2009publications/CEC-500-2009-014/CEC-500-
2009-014-D.pdf
4   Herberger et al. 2009 Draft paper: The Impacts of Sea Level Rise on the California Coast; California Climate Change Center, 
California Energy Commission; CEC-500-2009-024-D, March 2009, 99 pages; http://wwwpacinst.org/reports/sea_level_rise/index.htm
5   Office of the Governor of the State of California, 2008. Executive Order S-13-08; http://gov.cagov/index.php?//print-version/executive 
order/11036/
6   Delta Committee of the Kingdom of the Netherlands, 2008. Working Together with Water: A Living Land Builds for its Future, Findings 
of the Deltacommissie, 2nd Ed. November 2008; http://www.deltacommissie.com/en/advies

http://deltavision.cs.gov/BlueRibbonTask Force/Sept2007/Handouts/Item_9.pdf
http://www.energy.ca.gov/2009publications/CEC-500-2009-014/CEC-5---2009-014-D.prf
http://www.energy.ca.gov/2009publications/CEC-500-2009-014/CEC-5---2009-014-D.prf
http://wwwpacinst.org/reports/sea_level_rise/index.htm
http://gov.cagov/index.php?//print-version/executive order/11036/
http://gov.cagov/index.php?//print-version/executive order/11036/
http://www.deltacommissie.com/en/advies
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now.  This degree of uncertainty will continue until sufficient feedback data inputs are obtained to 
allow for a clear trend to be discerned from what is now only a complex and highly variable set of 
model inputs.  Accordingly, in the interest of moving forward from the debate over specific rates 
and amounts of rise to a point where the effects of sea level rise greater than those previously 
assumed in the past may be considered, one approach is to undertake an analysis of the 
development project and site to ascertain the point when significant changes to project stability 
would result based on a series of sea level rise rates.  The analysis would be structured to use a 
variety of sea level rise projections, ranging from the relatively gradual rates of rise by the IPCC 
and Rhamstorf models, to scenarios involving far more rapid rates of sea level rise based upon 
accelerated glacial and polar sea and shelf inputs. 
 
For example, for the most typical development projects along the coast (i.e., residential or 
commercial), consideration of a two to three foot rise in sea level over one hundred years could be 
assumed to represent the minimum rate of change for design purposes.  However, in the interest 
of investigating adaptive, flexible design options, sensitivity testing should also include assessing 
the consequences of sea level rise at three to five times greater rates, namely five to six feet per 
century, for critical facilities or development with a long expected project life.  The purpose of this 
analysis is to determine if there is a “tipping point” at which a given design would rapidly become 
less stable, and to evaluate what would be the consequences of crossing such a threshold.  This 
type of analysis would make the property owner aware of the limitations, if any, of the initial project 
design early in the planning process.  Depending upon the design life of the development, the 
economic and technical feasibility of incorporating more protective features, and levels of risk 
acceptance, the project proponent could propose, or the permitting agency may require, that 
greater flexibility be provided in the design and siting of the development, or other mitigation be 
identified, to accommodate the higher rates of sea level rise. 
 
This sea level range approach would also allow accelerated rates of sea level rise to be considered 
in the analysis of projects.  Such evaluations provide some flexibility with regard to the uncertainty 
concerning sea level rise, providing an approach to analyze a project in the face of uncertainty that 
would not involve the imposition of mandatory design standards based upon future sea level 
elevations that may not actually be realized, and allowing flexibility in the acceptable amount of sea 
level rise for specific projects and for the best available scientific information at the time of review.  
Given the nonobligatory and adaptive nature of this approach to hazards avoidance and 
minimization, as necessitated by such scientific uncertainty, it will remain important to include new 
information on sea level trends and climate change as iterative data is developed and vetted by the 
scientific community.  Accordingly, any adopted design or siting standards that may be applied to 
development projects should be re-examined periodically to ensure the standard is consistent with 
current estimates in the literature before being reapplied to a subsequent project.   
 
Regardless of its particular rate, over time elevated sea level will have a significant influence on the 
frequency and intensity of coastal flooding and erosion.  Accordingly, rising sea level needs to be 
considered to assure that full consistency with Section 30253 can be attained in the review and 
approval of new development in shoreline areas. 
 
The certified and submitted LUP amendment includes policies related to coastal development, 
however in relation to sea level rise the LUP provides no specific direction as to how this potential 
hazard should be reviewed for new proposed coastal development where instability and exposure 
to flooding risks could be intensified at higher ocean elevations.  Without such provisions, the LUP 
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as proposed for amendment would be inconsistent with the policies of Chapter 3 of the Coastal 
Act. 
 
6. Transit/Smart Growth 

 
Section 30250(a) of the Coastal Act states, in relevant part: 

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

 
Section 30252 of the Coastal Act states: 

 
The location and amount of new development should maintain and enhance public access 
to the coast by (1) facilitating the provision or extension of transit service, (2) providing 
commercial facilities within or adjoining residential development or in other areas that will 
minimize the use of coastal access roads, (3) providing non-automobile circulation within 
the development, (4) providing adequate parking facilities or providing substitute means of 
serving the development with public transportation, (5) assuring the potential for public 
transit for high intensity uses such as high-rise office buildings, and by (6) assuring that the 
recreational needs of new residents will not overload nearby coastal recreation areas by 
correlating the amount of development with local park acquisition and development plans 
with the provision of onsite recreational facilities to serve the new development. 

 
Section 30253 of the Coastal Act states, in relevant part: 

 
New development shall: 

 
… (4) Minimize energy consumption and vehicle miles traveled. 

 
The Coastal Act policies cited above address transit and the need to prioritize provision of 
convenient public transit and to site and design development in a manner that facilitates provision 
of public transit.  Major coastal recreational areas should be well served by public transit and easily 
accessible to pedestrians and bicyclists.  Street, sidewalk, bicycle path, and recreational trail 
networks (including the Coastal Trail) should be designed and regulated to encourage walking, 
bicycling, and transit ridership.  Commercial and retail developments should be required to design 
their facilities to encourage walking, bicycling, transit ridership, and ridesharing.  For example, 
developments could locate and design building entries that are convenient to pedestrians and 
transit riders.  Policies need to encourage development to be designed accordingly. 
 
The peak visitor season tends to be during summertime.  During these periods, traffic congestion 
and inadequate parking can impact public access to the beach, bay and other coastal areas.  
Alternative forms of transit should be available, particularly during these time periods that provide 
convenient transportation to and along the beach and bay.  The certified and submitted LUP 
doesn't contain policies to specifically encourage the provision of alternative forms of 
transportation, particularly if and when new development creates demand for such service.  
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Therefore, the Commission finds that the LUP amendment, as submitted, does not conform with 
Sections 30250, 30252, and 30253 of the Coastal Act. 
 
7. Terrestrial and Marine Biological Resources 

 
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 30233 of the Coastal Act states: 

 
(a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes 
shall be permitted in accordance with other applicable provisions of this division, where 
there is no feasible less environmentally damaging alternative, and where feasible 
mitigation measures have been provided to minimize adverse environmental effects, and 
shall be limited to the following: 

 
(1) New or expanded port, energy, and coastal-dependent industrial facilities, 

including commercial fishing facilities. 
 

(2) Maintaining existing, or restoring previously dredged, depths in existing 
navigational channels, turning basins, vessel berthing and mooring areas, 
and boat launching ramps. 
 

(3) In open coastal waters, other than wetlands, including streams, estuaries, 
and lakes, new or expanded boating facilities and the placement of structural 
pilings for public recreational piers that provide public access and 
recreational opportunities. 

 
(4) Incidental public service purposes, including, but not limited to, burying 

cables and pipes or inspection of piers and maintenance of existing Intake 
and outfall lines. 
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(5) Mineral extraction, including sand for restoring beaches, except in 
environmentally sensitive areas. 
 

(6) Restoration purposes. 
 

(7) Nature study, aquaculture, or similar resource-dependent activities. 
 

(b) Dredging and spoils disposal shall be planned and carried out to avoid significant 
disruption to marine and wildlife habitats and water circulation. Dredge spoils suitable for 
beach replenishment should be transported for such purposes to appropriate beaches or 
into suitable longshore current systems. 
 
(c) In addition to the other provisions of this section, diking, filling, or dredging in existing 
estuaries and wetlands shall maintain or enhance the functional capacity of the wetland or 
estuary…   

 
Section 30240 of the Coastal Act states: 

 
(a) Environmentally sensitive habitat areas shall be protected against any significant 
disruption of habitat values, and only uses dependent on those resources shall be allowed 
within those areas. 

 
(b) Development in areas adjacent to environmentally sensitive habitat areas and parks and 
recreation areas shall be sited and designed to prevent impacts which would significantly 
degrade those areas, and shall be compatible with the continuance of those habitat and 
recreation areas. 

 
The protection of Coastal Resources is an important aspect of the Coastal Act.    Section 30230 of 
the Coastal Act states, in part, that marine resources shall be maintained, enhanced, and where 
feasible restored.  Section 30231 of the Coastal Act states, in part, that the biological productivity 
and quality of coastal waters shall be protected.  Section 30233 of the Coastal Act states, in part, 
the diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes shall be 
permitted in accordance with other applicable provisions of this division, where there is no feasible 
less environmentally damaging alternative, and where feasible mitigation measures have been 
provided to minimize adverse environmental effects.  Section 30240 of the Coastal Act states, in 
part, that environmentally sensitive habitat areas shall be protected against any significant 
disruption of habitat values, and only uses dependent on those resources shall be allowed within 
those areas and also that development in areas adjacent to environmentally sensitive habitat areas 
and parks and recreation areas shall be sited and designed to prevent impacts which would 
significantly degrade those areas, and shall be compatible with the continuance of those habitat 
and recreation areas.  Examples of existing biological resources within the City’s coastal zone that 
require protection include intertidal zones and coastal bluff scrub habitats.  

 
The marine and biological resources referenced in the above stated policies are unique and are 
often only present within the coastal zone.  Thus, they are valuable resources that must be 
protected and the Coastal Act contains many policies with this intent.  Protection of Coastal 
Resources should be a primary goal associated with any LUP.  However, the proposed LUP 
Amendment does not provide policies to protect coastal resources, and the existing certified LUP is 
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also lacking in these policies, and is therefore inconsistent with the Chapter 3 policies of the 
Coastal Act.   
 
For the reasons described above, the Commission finds that the proposed LUP amendment is 
inconsistent with and inadequate to carry out the policies of Chapter 3 of the Coastal Act and must 
be denied.  
 
C. Findings for Approval of Land Use Plan Amendment  
 RDB-MAJ-2-08 if Modified as Recommended 
 
The findings for denial of the Land Use Plan Amendment as submitted are herein fully 
incorporated. 
 
1. Public Access and Recreation 
 
The certified LUP contains policies to protect and enhance public access and recreation, however, 
as discussed in the preceding section, there are some existing deficiencies in these policies that 
require modifications to ensure that the public access and recreational opportunities that are 
present within the City of Redondo Beach are protected and available to the public as a whole.  
Additionally, some of the changes within the current amendment request create inconsistencies 
with the Coastal Act and need to be modified to ensure conformance with the Act. 
 
Mole B is an area of filled State Tidelands that currently serves as a valuable location for public 
access and recreation.  On-site, several canoe and outrigger clubs store and launch their 
watercraft into the adjacent calm waters of the harbor basin, and Moonstone Park provides a 
distinctive passive recreational opportunity where the public can come to experience harbor and 
coastal views.  The amendment request proposes to split the Land Use Map into Coastal 
Recreation sub-areas, Mole B would be designated as Coastal Recreation Sub-Area 3b in the 
LUP.  This designation includes specific restrictions that would limit uses within the Mole to boating 
related facilities, however, it includes no provision to preserve the existing open space/public park.  
Even with these restrictions in place, there is concern that future development plans could be 
proposed that would diminish the public amenities currently available on-site, at least in part due to 
the inclusion of the area under a broader Coastal Commercial designation.  Therefore, 
modifications to the amendment request have been suggested (suggested modification 2) that 
would include a provision that would protect Moonstone Park as an existing public park and open 
space or require a similar amount of contiguous open space be preserved within the Mole as public 
open space for passive recreation enjoyment. 
 
Public access to the recreation opportunities available on Mole A and Mole B is currently impeded 
by the presence of unmanned guardhouses and automatic gate arms located at the terminus of 
Yacht Club Way and Marina Way.  The certified LUP has policies related to the provision of “public 
access to and along the seaward side of the piers and moles,” however it does not include any 
reference to the existing gates.  Suggested modification 5 to the amendment request includes a 
requirement to remove the existing gates in association with new Harbor development. 
 
The Coastal Act gives priority to the protection and provision of Public Access and Recreation 
since it allows the general public a chance to enjoy and experience the coastline.  The location of 
the Redondo Beach Harbor and Pier areas enhance that experience as it is a location where 
different types of opportunities to experience the coast are found.  However, adequate policies 
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have not been included that will protect and enhance Public Access and Recreation.  Therefore, 
the Commission finds that only if modified to include the policies identified in the Suggested 
Modifications discussed above can the LUP Amendment be found to be in conformance with 
Sections 30210, 30211, 30212, 30213, 30220, 30221, and 30224 of the Coastal Act. 
 
The submitted LUP amendment also contains a development cap of 400,000 square feet for new 
floor area development within the Harbor/Pier area.  Currently there is approximately 930,000 
square feet of floor area developed within the area.  The IES approved by the City studied a 
maximum increase of 750,000 square feet of new floor area development.  However the Planning 
Commission approved a development cap of 557,000 square feet and later the City Council further 
reduced this number to the proposed development cap of 400,000 square feet floor area 
development for the entire Harbor/Pier area.  The submitted amendment additionally includes floor 
area ratio (FAR) restrictions and height limits.  The allowed FAR for the Harbor/Pier area would be 
0.35, with bonuses for the inclusion of additional public open space and/or hotels and second story 
office space that could then result in a maximum FAR for a development project of 0.65.  Maximum 
allowed height limits in the area would be 3 stories (45 feet) with many sub-areas restricted to two 
stories (30 feet).  By imposing a development cap along with FAR restrictions and height limits, the 
amendment as proposed by the City would require the maintenance of large areas of open space 
and view corridors and not allow for the over-development and massing of large structures within 
the Harbor/Pier area thereby preserving the visual aesthetic and recreational value of the area.  
 
The Master EIR and subsequent IES reviewed and certified by the City also focused on the 
potential impacts new development would have on traffic within the Harbor/Pier area.  The City’s 
Traffic Engineer concluded that when comparing the IES to the Master EIR, “A maximum net 
increase of 750,000 square feet of non-residential development west of Harbor drive results in 
traffic impacts equal to or less than impacts attributable to non-residential development proposed 
by the Master EIR for the Waterfront zone.  Traffic impacts under the proposed project are further 
reduced by the removal of residential use from the Water front zone.” The submitted amendment 
proposes a development cap of 400,000 square feet, a density value well below the number 
reviewed by the City’s Traffic Engineer when conducting his analysis.  It is therefore reasonable to 
conclude that as submitted the amendment would not create significant traffic impacts that would 
restrict public access to the Harbor/Pier area.  
 
The provisions of the LUP amendment relating to FAR and maximum net development levels are 
therefore consistent with the public access and recreation policies of the Coastal Act. 
 
2. Coastal Dependent Development 
 
There are several existing coastal dependent and coastal related land uses located within the 
Harbor/Pier area that offer recreational opportunities and amenities including a small boat hoist 
and boat storage yard that are not adequately protected in the LUP as certified and submitted.  If 
removed, these facilities would only be able to function in the same capacity if replaced within the 
Harbor/Pier area.  Suggested modification 4 has been added to the amendment request that would 
require the replacement of any coastal dependent or coastal related land use removed as a part of 
new development within the Harbor/Pier area, provided that the removed use is still necessary for 
the functional operation and utility of the Harbor  
 
The Harbor area of Redondo Beach does not currently have a boat launch facility that is accessible 
to boat owners that trailer their watercraft to the ocean.  A small boat hoist exists within the harbor 
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but is underutilized, likely due to the difficulties and inconveniences associated with its use.  The 
addition of a boat launch ramp would significantly increase the recreational opportunities in the 
harbor for members of the public that do not lease a slip within one of the harbor marinas.  
Suggested modification 4 to the amendment request includes language to strongly encourage the 
development of a boat launch facility within the harbor as a component of future development 
projects. 
 
Therefore, the Commission finds that only if modified to include the policies identified in the 
Suggested Modifications discussed above can the LUP Amendment be found to be in 
conformance with Section 30255 of the Coastal Act. 
 
The LUP amendment also requires the elimination of any residential uses within the Harbor/Pier 
area, and more specifically provides where office uses are allowed and appropriate in relation to 
public lands.  The City’s zoning ordinance already includes restrictions related to non-conforming 
uses that prohibits the extension of the use past the useful life of the structure, and does not allow 
renovation that would significantly extend the structural life of any non-conforming use.  Therefore 
with the changes proposed in the submitted LUP amendment the non-conforming residential and 
office uses currently existing on State Tidelands within the Harbor/Pier area will not be able to 
persist indefinitely.  As submitted, these elements of the LUP Amendment conform with Section 
30255 of the Coastal Act. 
 
3. Tidelands and Submerged Lands 
 
Tidelands and submerged lands are subject to the public trust which, among other things, limits 
their use to navigation, fishing, public access, water-oriented recreation, open space and 
environmental protection, incidental commercial use and other water related uses.  The Coastal 
Act values these types of uses since they provide opportunities for the public to enjoy the coast.  
Therefore, uses consistent with the Tideland Grant and the Coastal Act on these tidelands and 
submerged lands must be protected. 
 
Uses allowed on tidelands and submerged lands, which also must be consistent with the Coastal 
Act, must be protected and policies to protect them should be included in an LUP.  The submitted 
LUP amendment request includes policies related to State Tidelands providing that, “Permitted 
uses shall be limited to those uses dedicated to public trust purposes consistent with state law.”  
However, as submitted, the LUP does not provide sufficient direction to differentiate between 
where siting may be appropriate for hotels or motels but where limited use overnight visitor 
accommodations would not be permitted.   
 
In December 2006, the California State Lands Commission (SLC) held a public hearing to consider 
the consistency of a timeshare component of the Woodfin Suites Hotel in San Diego's Port District 
with the Public Trust Doctrine.  The SLC performed an extensive analysis of the history of 
timeshare proposals on public trust lands, the impact that a timeshare development would have on 
the public’s rights, and the public’s ability to use the shoreline.  The SLC determined that the 
development of timeshares would be inconsistent with the Public Trust Doctrine and the trust under 
which the San Diego Unified Port District holds title to the public trust lands that were involved.  
The SLC analysis concluded that timeshares do not enhance and facilitate the public’s enjoyment 
of public trust lands as do traditional hotels, but instead significantly restrict the ability of the 
general public to use the shoreline.  The substantial financial investment required to purchase a 
timeshare severely limits the number of people who would be able to use the timeshare units.  In 
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addition, there were concerns that trying to improve the visitor-serving function of a timeshare 
through conditions would be difficult and that enforcing limitations or permit conditions on projects 
with potentially thousands of owners could be extremely difficult and burdensome (San Diego 
Unified Port District Port Master Plan Amendment No. 39 (Woodfin Suites Timeshare/Hotel) 

 
Since the public access and recreation policies of the Coastal Act, particularly Sections 30210 and 
30213, are expressions of the public trust doctrine, it is important that the Commission interpret 
them in a manner that is most protective of the public trust.  If limited use overnight visitor 
accommodations were permitted on State Tidelands, it would effectively redesignate the area to a 
lower-priority, residential-like use, with little benefit to the public.  There are limited public benefits 
to allowing limited use overnight visitor accommodations, but there are considerable disadvantages 
and risks.  The opportunities for public access and recreation would be far less than with a 
traditional hotel property, and certainly less than what is required for a designated commercial 
recreation site on public trust lands.  Placing these limitations on access to and use of publicly-
owned prime visitor-serving shorefront is not consistent with the public access and recreation 
policies of the Coastal Act.  Therefore, the Commission finds that it is necessary to impose 
requirements within suggested modifications 2 and 3 that prohibit limited use overnight visitor 
accommodations on filled public tidelands in the Harbor.   
 
Therefore, the Commission finds that only if modified to include the above discussed policies can 
the LUP Amendment be found to be in conformance with Sections 30213, 30220, and 30221 of the 
Coastal Act. 
   
4. Visitor-Serving Development and Overnight Accommodations 
 
The intent of Section 30213 is to ensure that there is a balanced mix of visitor and recreational 
facilities within the Coastal Zone so as to provide coastal recreation facilities to all economic 
sectors of the public.  LCP’s must include policies that protect Visitor-Serving Commercial 
Development and Visitor-Serving Overnight Accommodations.  These policies are necessary in 
order to provide uses that will benefit the general public along the coastline and enhance coastal 
access and recreation experiences.  As land becomes less available and more expensive, 
protection of coastal facilities that provide recreation and accommodations to the general public 
become invaluable.  It is important to protect those uses that best serve the public in general, as 
opposed to members of the public that can afford certain luxuries. 
 
The amendment request submitted by the City proposes to divide the Commercial Recreation 
designation on the Land Use Maps into 5 Sub-Areas with specific permitted uses and development 
standards including heights and floor area ratios for each of the new zones, and a development 
cap for the entire area.  In general, the proposed changes will continue to protect and enhance the 
visitor-serving development located within the Harbor/Pier area. 
 
Lower Cost Overnight Accommodations 
 
The amendment request also includes a new policy that addresses Hotels and Limited Use 
Overnight Visitor Accommodations.  The policy includes language designed to protect lower cost 
visitor accommodations and to require an in-lieu fee for the loss of any low cost visitor 
accommodation opportunities.  The policy as submitted however does not provide specific direction 
as to when an in-lieu fee would be required, or assign any amount as to what an effective fee 
would be to construct replacement low cost overnight facilities. 
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The Commission has found, in past actions, that the loss of existing, low cost hotel units should, 
under most circumstances, be mitigated at a 1:1 ratio lost to new units provided.  However, even 
when there has been no loss of existing low cost units in association with proposed new overnight 
accommodation developments, if no low cost units are proposed, the Commission has typically 
required mitigation to ensure a range of accommodations are made available to visitors.  When 
high cost overnight visitor accommodations are located on the shoreline, they occupy area that 
would otherwise be available for lower cost visitor and recreational facilities.  Thus, the expectation 
of the Commission is that developers of sites suitable for overnight accommodations will provide 
facilities which serve people with a range of incomes.  If the development cannot provide for a 
range of affordability on-site, then off-site mitigation has been required in past commission actions 
(HNB-MAJ-2-06 [Huntington Beach-Timeshares]; San Diego Unified Port District Port District A-6-
PSD-8-04/101[Lane Field]; A-5-RPV-2-324 [Long Point]).  Suggested modification 6 to the 
amendment request has been added to include a provision that for high cost overnight visitor 
accommodations where low cost alternatives are not included onsite, a mitigation fee would be 
required for 25% of the high cost rooms constructed. 
 
The amendment request as submitted includes language to protect, encourage and provide for 
lower cost visitor accommodations; however it does not include a mechanism to promote this future 
development effectively.  Although the Commission prefers the actual provision of lower-cost 
accommodations in conjunction with projects, where necessary, the application of in-lieu fees to 
provide lower-cost opportunities has been approved.  Recent Commission decisions for individual 
development projects (6-92-203-A4/KSL, A-6-ENC-07-51 and Oceanside LCPA 1-07) have 
required the payment of an in-lieu fee of $30,000 paid for each required replacement room as a 
part of the mitigation package.   
 
The $30,000/room in-lieu fee amount was established based on figures provided by Hostelling 
International in a letter dated October 26, 2007.  The figures provided are based on two models for 
a 100-bed, 15,000 square foot hostel facility in the Coastal Zone, and utilize experience from the 
existing 153-bed Hostel International San Diego Downtown Hostel.  Both models include 
construction costs for the rehabilitation of an existing structure and factor in both “hard” and “soft” 
construction and start up costs, but do not include costs associated with ongoing operations.  
“Hard” costs include, among other things, the costs of purchasing the building and land and 
construction costs.  “Soft” costs include closing costs, architectural and engineering contracts, 
construction management, permitting fees, legal fees, furniture and other equipment costs.  Based 
on these figures, the total cost per bed ranged from $18,300 for a leased facility to $44,989 for a 
facility on purchased land.  This model is not based on an actual project, and therefore the actual 
cost of the land/building could vary significantly, and therefore the higher cost scenario could 
represent an inflated estimate.  In order to take this into account, the Commission finds that a cost 
per bed located between the two model results is most supportable and conservative.  More recent 
conversations with representatives from the American Youth Hostel have also supported the idea 
that this estimate for a per room cost are applicable to the Los Angeles region as well. Therefore, 
consistent with recent past commission actions, an in-lieu fee requirement of $30,000/room is 
included in modification 8 to the amendment request.  Additionally, modification 8 includes the 
provision that the in-lieu fee requirement can be waived if in association with a proposed 
development project the required low cost overnight replacement units are created within the 
Coastal Zone of Redondo Beach. 
 
Limited Use Overnight Visitor Accommodations 
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The amendment request also includes the addition of definitions and restrictions placed on limited 
use overnight visitor accommodations including fractional ownership hotels, condominium-hotels, 
and timeshares.  Recently, the trend has been for developers constructing projects that provide 
overnight accommodations to seek individual investors to aid in the initial costs of construction and 
development.  This often results in a development having a "private component" that limits the 
visitor-serving use of the facility.  These developments include timeshares, condominium-hotel 
units or fractional ownership units (i.e. Limited Use Overnight Visitor Accommodations), all of which 
give some priority to the individual owners, and diminish the visitor-serving use of such a facility. 

 
Hotels on sites designated for visitor serving uses are among the higher priority commercial uses 
encouraged and protected by the Coastal Act.  Policies must be in place to protect those uses that 
are located on key visitor-serving sites from conversion to uses, such as limited use overnight 
visitor accommodations, that have a lower visitor serving value or component of affordable publicly 
available rooms to rent.  The amendment request does include specific definitions of the various 
types of limited use overnight visitor accommodations and limits their inclusion in hotel 
development projects to some extent, as well as prohibiting the conversion of existing hotels and 
motels to limited use overnight visitor accommodations.  In order to maximize the provision of 
visitor serving use within these limited use overnight visitor accommodations, as required by 
Section 30222 of the Coastal Act, limits and restrictions must be imposed on the number of units 
per hotel project for which limited use ownership rights may be created and sold.  The amendment 
request as submitted limits the percentage of hotel rooms devoted to limited use overnight visitor 
accommodations to forty percent of all hotel rooms developed within an existing leasehold. This 
percentage is significantly higher than previous Commission decisions (Oceanside 1-07 and 
Huntington Beach LCPA 2-06) that have limited the amount of limited use overnight visitor 
accommodations within a proposed development to between ten and twenty-five percent.  In order 
to be consistent with previous Commission decisions, and in order to provide a ratio of hotel rooms 
that preserves the visitor-serving use of proposed overnight accommodation developments, 
suggested modification 7 is recommended that would limit the amount of limited use overnight 
visitor accommodations allowed within an existing leasehold to no more than twenty-five percent of 
the hotel rooms proposed.  If limited as suggested in the modification, along with the other 
restrictions on the amount of time the units can be owner occupied already present in the 
submitted amendment, the percentage of rooms available to the general public as a part of each 
different financing vehicle would be as follows: 
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Limited Use Overnight Visitor 

Accommodation Type   Minimum % of hotel rooms available 
(restricted to 25% of total hotel rooms)  (to general public on daily basis) 

     
Condominium-Hotels  94% 
Fractional-Ownership Hotels  81% 
Timeshare Hotel (summer)  81% 
Timeshare Hotel (remainder of year)  75% 

 
By limiting the percentage of rooms allowed to be designated as limited use overnight visitor 
accommodations the hotel or motel would still, as a whole, be available to the general public as a 
resource and would not significantly act to restrict public access.  Therefore, for the reasons 
discussed above, the Commission finds that only if modified as suggested, can the proposed LUP 
amendment be found to be consistent with Sections 30210, 30213, 30220, 30221, 30222, 30223, 
and 30224 of the Coastal Act. 
 
5. Coastal Hazards 
 
Pursuant to Coastal Act Section 30253 an LUP must contain policies that require that proposed 
development be adequately reviewed and sited so that geologic, flood, and fire hazards are 
avoided and minimized.  In order to prevent or mitigate the impacts upon new development from 
coastal hazards and more specifically sea level rise, suggested modification no. 6 has been 
recommended to existing LUP policies to ensure that to the greatest degree feasible given current 
scientific uncertainties relating to the variable projected rates of sea level rise, new projects in the 
City Coastal Zone area will minimize risks to life and property in areas of high geologic and 
flooding hazard and not create or contribute to geologic-related instability or destruction by 
requiring that the effects of sea level rise be quantitatively considered in geologic and other 
engineering technical evaluations of new development  The suggested modifications to the LUP 
amendment include a range of sea level rise alternatives to analyze when studying the effects 
these different sea level rise scenarios may have on proposed new development, and requires new 
development be sited accordingly to avoid potential future impacts anticipated over the lifetime of 
the structure.   
 
Therefore, for the reasons outlined above, the Commission finds that only if modified as 
suggested, can the proposed LUP amendment be found to be consistent with Sections 30235, and 
30253 of the Coastal Act. 
 
5. Transit/Smart Growth 
 
Section 30250 of the Coastal Act requires that new development be concentrated in existing 
developed areas where it can be accommodated without causing adverse effects on coastal 
resources.  Section 30252 of the Coastal Act states that the location and concentration of 
development should maintain and enhance public access to the coast by facilitating the extension 
of transit service and minimizing the use of coastal access roads.  Section 30253 indicates new 
development shall minimize energy consumption and vehicle miles traveled. As described in the 
findings for denial, Land Use Plans must contain policies to encourage provision and use of public 
transit.  Suggested modification no. 9 has been provided to improve the vehicular circulation 
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system to minimize pedestrian conflicts, thereby improving public access to the Harbor/Pier area 
and the ocean.  For example, suggested modification 9 states that transit service and 
pedestrian/bicycle trails shall be maintained and enhanced wherever possible. 
 
Therefore, the Commission finds that, If modified as described in the Suggested Modifications 
which provide policies to encourage or require improved mass transit and other methods of 
transportation that do not rely on automobiles, the amended plan can be found consistent with the 
above described elements of Sections 30250, 30252 and 30253 of the Coastal Act. 
 
7. Terrestrial and Marine and Biological Resources 
 
Coastal Act Sections 30230, 30231, 30233, and 30240 require that land, marine and biological 
coastal resources must be protected and policies to ensure this protection should be found in an 
LCP.  These policies are necessary in order to safeguard the resources that are unique to 
California’s coastline.  The existing LUP as certified and submitted doe not contain any policies 
that specifically address the protection of Marine and Biological Resources.  Therefore, policies 
need to be provided that protect these resources. 
 
Within the Coastal Zone of Redondo Beach there are a wide range of biological resources that 
must be protected such as intertidal habitats and coastal bluff scrub habitats.  As previously stated, 
the Redondo Beach LCP contains no resource protection policies.  Therefore, suggested 
modifications 10 through 14 requires that environmentally sensitive habitat areas (ESHA's), and 
other important plant communities, wildlife habitats, marine refuge areas shall be appropriately 
preserved and protected.  In addition, suggested modification 10 provides that ESHA shall be 
protected against any significant disruption of habitat values, and only uses dependent on those 
resources shall be allowed within those areas consistent with Section 30240 of the Coastal Act. 
 
Policies that will also protect marine resources need to be provided as well.  Suggested 
modifications 12 and 13 require that uses of coastal waters, streams, wetlands, estuaries and 
lakes be carried out in a manner that will restore and 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 consistent with Coastal Act 
sections 30230 and 30231.  Furthermore, suggested modification 14 will require implementation of 
strict environmental protection practices during any necessary diking, filling or dredging of open 
coastal waters, wetlands, estuaries and lakes to reduce any significant disruption of habitats and 
water circulation consistent with the requirements of Section 30233 of the Coastal Act.   
 
An activity within the harbor that can adversely impact habitat, more specifically avian species, is 
the practice of tree trimming.  Thus, suggested modification 11 has been provided regarding tree 
trimming.  This policy will ensure the protection of bird nesting habitat protected by the Migratory 
Bird Treaty Act and the long-term protection of breeding, roosting, and nesting habitat of bird 
species listed pursuant to the federal of California Endangered Species Acts, California bird 
species of special concern and wading birds (herons and egrets). 
 
Protection of Coastal Resources is a primary goal of the Coastal Act.  The exceptional resources 
that can be found along the California coastline need to be protected so that future generations 
may be able to experience them.  These resources are a significant and valuable asset for the City 
of Redondo Beach, which serves as an excellent location for the general public to learn and 
experience the California coastline.  However, no policies have been included within the LUP 
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amendment that will protect Coastal Resources.  Therefore, the Commission finds that only if 
modified to include the above discussed policies can the LUP Amendment be found to be in 
conformance with Sections 30230, 30231, 30233, and 30240 of the Coastal Act. 
 
D. Findings for Denial of Implementation Plan Amendment  
 RDB-MAJ-2-08 as Submitted 
 
Pursuant to Section 13542(c) of Title 14 of the California Code of Regulations, the standard of 
review for amendments to the Implementation Plan of a certified LCP is whether the 
Implementation Plan, as amended by the proposed amendment, will be in conformance with and 
adequate to carry out, the policies of the certified Land Use Plan (LUP) as amended and modified 
herein.   
 
1. Tidelands and Submerged Lands 
 
The protection of Tidelands and Submerged Lands is an important goal of the Coastal Act and, if 
modified as previously suggested above, this protection will also be reflected in the City’s certified 
LUP.   As discussed in the previous sections, tidelands and submerged lands are subject to a 
public trust that, among other things, limits their use to navigation, fishing, public access, water-
oriented recreation, open space and environmental protection, and incidental commercial use, 
which are uses that are highly regarded in the Coastal Act.  The IP amendment, as submitted, 
contains no policies to carry out the LUP, as modified, and does not sufficiently protect State 
Tidelands for the use of the general public as required by the Public Trust Doctrine and as 
represented in the LUP, as modified.   Therefore, the Commission finds that the amendment to 
the Implementation Plan must be denied as submitted. 
 
2. Visitor-Serving Development and Overnight Accommodations 
 
The City’s LUP as certified and modified, includes the same priority for visitor serving uses as the 
Coastal Act.  The importance of the provision of lower cost visitor facilities is recognized in the 
City’s certified LUP and requires that visitor serving facilities be available for a range of income 
groups, including lower cost facilities.  The benefits of prioritizing the provision of visitor serving 
uses, and more specifically lower cost visitor serving uses, are described above in the findings for 
the LUP amendment. The visitor serving policies of the LUP also require that access to coastal 
recreational facilities be enhanced.  For people who do not live near the coast, access to coastal 
recreational facilities often requires that overnight accommodations be available.   
 
The LUP includes definitions and restrictions on the different types of limited use overnight visitor 
accommodations allowed by the LUP.  The LUP, as modified, also includes restrictions as to the 
percentage of limited use overnight visitor accommodations allowed as a part of new development 
that is significantly reduced from the percentages in the submitted IP amendment. 
 
Finally, the LUP as modified specifies an in-lieu mitigation fee amount that is required with 
development of high cost visitor accommodations or when existing low cost overnight 
accommodations are lost, however, this specificity is currently not provided or carried out in the IP 
amendment request.  Therefore, the Commission finds that the proposed IP amendment does not 
conform with and is inadequate to carry out the policies of the certified Land Use Plan and 
therefore must be denied. 
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3. Biological Resources (Tree Trimming) 
 
Section 30240 of the Coastal Act states, in part, that environmentally sensitive habitat areas shall 
be protected against any significant disruption of habitat values, and only uses dependent on those 
resources shall be allowed within those areas and also that development in areas adjacent to 
environmentally sensitive habitat areas and parks and recreation areas shall be sited and designed 
to prevent impacts which would significantly degrade those areas, and shall be compatible with the 
continuance of those habitat and recreation areas.  The Commission has modified the Land Use 
Plan to bring it into conformance with the Chapter 3 requirements of the Coastal Act concerning 
biological resources.  As modified, the LUP requires that tree trimming and removal in the Harbor-
Pier Area be carried out in a manner that protects nesting and breeding habitat for federally and 
State listed bird species, species protected by the Migratory Bird Treaty Act and  avian species 
known to frequent harbor and marina areas such as herons and egrets.  The IP portion of the 
submitted amendment fails to provide measures to carry out the LUP requirement to ensure that 
biological resources are protected as modified.  Therefore, the Implementation Plan as submitted 
does not carry out the Land Use Plan and must be denied as submitted. 
 
E. Findings for Approval of Implementation Plan Amendment  
 RDB-MAJ-2-08 if modified as Recommended 
 
1. Tidelands and Submerged Lands 
 
The certified LUP contains policies related to State Tidelands describing that, “Permitted uses 
shall be limited to those uses dedicated to public trust purposes consistent with state law.”  As 
modified in the LUP, these policies specifically provide that limited use overnight visitor 
accommodations are not an allowable use on State Tidelands because they are not considered a 
public use and act to limit public access and enjoyment of the shoreline.  The IP amendment also 
needs to be modified accordingly to reflect these LUP provisions, therefore, suggested 
modification 15 to the Implementation Plan amendment has been recommended that would 
prohibit the construction of any limited use overnight visitor accommodations on State Tidelands.  
The Commission finds this suggested modification is necessary to bring the IP amendment into 
consistency with the City’s certified and modified LUP in relation to protection of State Tidelands. 
 
2. Visitor-Serving Development and Overnight Accommodations 
 
As stated, it is a goal of the City’s LCP Land Use Plan to preserve coastal access, including the 
provision of lower cost overnight accommodations within the City’s Coastal Zone.  The LUP, as 
modified, includes specific changes regarding when in-lieu fees would be required for mitigation 
of any loss of existing low cost overnight visitor accommodations or the construction of new high 
cost overnight accommodations that would not include the construction of lower cost overnight 
accommodations.  The LUP, as modified, also provides an amount of $30,000 per room 
applicable to 25 percent of the total number of high cost overnight accommodations as a required 
replacement fee for any proposed development that includes only high cost overnight 
accommodation.  These modifications are also suggested to be incorporated into the IP 
amendment as suggested modification 15.  Additionally, it is appropriate within the IP to include a 
method for defining what is considered a low cost and a high cost overnight accommodation in 
order to determine when these in-lieu fees would be applicable. 
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In a constantly changing market, it can be difficult to define what price point constitutes low cost 
and high cost accommodations for a given area.  In its previous actions, the Commission has 
addressed what are appropriate terms for defining low cost and high cost hotels [CDP No. 5-04-
291, 5-88-062, 5-84-866, 5-81-554, 5-94-172, 5-06-328, 5 A-253-80, and A-69-76, A-6-IMB-07-
131, 3-07-002, 3-07-003].  More recently Commission actions have evolved to establish a formula 
that can be used to determine low and high cost overnight accommodations for a specific part of 
the coast. The proposed formula is based on hotel accommodations (single room, up to double 
occupancy) in California.  It has not incorporated hostels, RV parks, campgrounds or other 
alternative accommodations into this evaluation, as these facilities do not provide the same level 
of accommodation as hotels and motels.  However, these facilities are inherently lower cost, and 
are the type of facilities that a mitigation fee for the loss of affordable over-night accommodations 
could go towards providing.   
 
This method compares the average daily rate of lower cost hotels in the Redondo Beach coastal 
zone with the average daily rates of all types of hotels across the State.  Under this formula low-
cost is defined as the average room rate for all hotels within Redondo Beach that have a room 
rate less than the Statewide average room rate. 
 
To determine the statewide average daily room rate, Commission staff surveyed average daily 
room rates for all hotels in California.  Statewide average daily room rates are collected monthly by 
Smith Travel Research, and are available on the California Travel and Tourism Commission’s 
website: http://www.visitcalifornia.com, under the heading “California Lodging Reports.” Smith 
Travel Research data is widely used by public and private organizations. To be most meaningful, 
peak season (summer) rates were utilized for the formula.   
 
To ensure that the lower cost hotels and motels surveyed meet an acceptable level of quality, 
including safety and cleanliness, only AAA rated properties were included in the survey.  According 
to the AAA website, “to apply for (AAA) evaluation, properties must first meet 27 essential 
requirements based on member expectations – cleanliness, comfort, security and safety.” 
 
To develop the sample to represent lower cost hotels in Redondo Beach, the AAA online database 
for AAA rated hotels within the entire City limits was searched.  One way to identify lower cost 
hotels would have been to survey only one diamond hotels.  However, of the eight Redondo Beach 
hotels identified in the AAA database search, no one-diamond hotels were found, the criteria was 
therefore expanded to include two-diamond hotels and three-diamond hotels as well.  Of the eight 
AAA rated hotels identified within Redondo Beach, three are two-diamond hotels, and the 
remaining five are three-diamond rated hotels.  Of the eight AAA rated hotels identified within 
Redondo Beach, four are located within the Coastal Zone, and one of the hotels located in the 
Coastal Zone has a two-diamond rating.  
 
Commission staff determined the average July monthly rates for these eight hotels.  In most cases, 
rate information was obtained from the hotel website.  If the hotel did not have a website, or their 
website was unable to give reservation information, a phone survey was performed.  The rates do 
not include discounts for multiple night stays, or discounts for exclusive group memberships such 
as AAA or AARP. 
 

http://www.visitcalifornia.com/
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AAA Average
Location Hotel Name Rating Address Rooms  July Rate

Ramada Limited ♦ ♦ 433 S. PCH, 90277 40 $75
Coastal Sunrise King Harbor ♦ ♦ ♦ 400 N Harbor Dr, 90277 111 $139
Zone Crowne Plaza Redondo Beach ♦ ♦ ♦ 300 N. Harbor dr, 90277 339 $181

Portofino Inn ♦ ♦ ♦ 260 Portofino Way, 90277 163 $277
653 $168

Best Western Galleria Inn ♦ ♦ 2740 Artesia Blvd, 90278 38 $99
Outside Redondo Pier Inn ♦ ♦ 206 S. PCH, 90277 37 $99
Coastal Palos Verdes Inn ♦ ♦ ♦ 1700 S. PCH, 90277 109 $117

Zone Redondo Beach Inn Best Western ♦ ♦ ♦ 1850 S. PCH, 90277 109 $108
293 $106

Total 946 $137  
 
The Statewide average daily room rate in California in 2008 for the months of July and August was 
$133.00.  Of the above eight hotels located in Redondo Beach, five charged less than the 
Statewide average.  The average room rate for these five hotels was $100.00.  Thus based on the 
formula that calculates low-cost as the average room rate for those hotels within Redondo Beach 
that have a room rate less than the Statewide average room rate, low cost accommodations can be 
defined as those charging less than $100.00 or approximately 25% below the Statewide average 
daily room rate of $133.00.  An estimate of high cost accommodations can then be defined as those 
hotels with daily room rates 25% higher than the Statewide average which equates to $166.00.  
Rates then between $100.00 and $166.00 would be considered moderately priced for Redondo 
Beach. 
 
The result is a formula defining lower cost as a percentage of the most recent Statewide rooms 
rates available.  A requirement that establishes the method for the calculation of this formula is 
included within suggested modification 15 to the Implementation Plan.  One advantage to using this 
formula is that it adjusts over time without having to undertake new surveys of local hotel room 
rates.  In 2009, any hotel charging less than $100.00 per night would be considered lower cost.  In 
future years in Redondo Beach, taking 75% of the current Statewide average room rate for that 
year will yield the room rate for a low-cost accommodation, and high-cost would be determined to 
be 125% of the Statewide average.  In the future, if conditions change such that these assumptions 
and/or values are clearly different, the City could request an LCP amendment to resurvey, expand 
the survey area or propose different methodology. 
 
The certified LUP, as amended, and as modified, also includes policies that restrict the total 
amount of new limited use overnight visitor accommodations.  For reasons described in the above 
findings, the proposed percentage of allowed limited use overnight visitor accommodations was 
reduced from forty percent to twenty-five percent of any new proposed development within an 
existing leasehold by suggested modification 6.  A corresponding modification to the IP has been 
suggested (suggested modification 15) in order to be consistent with this change to the LUP.  As 
modified above, the Commission finds that the IP is consistent with the City’s certified and modified 
LUP which protects lower cost overnight accommodations and restricts the use of limited use 
overnight visitor accommodations in order to protect the public access policies of the LUP and the 
Coastal Act. 
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3. Biological Resources (Tree Trimming) 
 
In order to protect biological resources, specifically related to tree trimming and nesting birds, 
appropriate procedures and parameters are required to be implemented, therefore, suggested 
modification 16 to the Implementation Plan amendment has been recommended. As modified 
above, the Commission finds that the IP is consistent with the City’s certified and modified LUP 
which protects biological resources. 
 
IV. CALIFORNIA ENVIRONMENTAL QUALITY ACT 
 
The City of Redondo Beach prepared a Master EIR for the Heart of the City plan that was certified 
on March 19, 2002.  The California Environmental Quality Act (CEQA) allows subsequent projects 
that are within the scope of a Master EIR to undergo limited environmental review.  In 2007, the 
City prepared an IES for the proposed land use amendments contained within the submitted LCPA 
and circulated it for public comment from August 30, 2007 through October 1, 2007.  The IES 
concluded that the proposed amendments comprised a scaled down project with less intensity than 
the project studied in the earlier Master EIR and that the proposed land use amendments would 
not result in new impacts not studied in the original Master EIR.  Additionally, the IES incorporated 
into the proposed project the mitigation measures identified in the Master EIR 
 
Section 21080.9 of the California Public Resources Code – within the California Environmental 
Quality Act (CEQA) - exempts local governments from the requirement of preparing an 
environmental impact report (EIR) in connection with its activities and approvals necessary for the 
preparation and adoption of a local coastal program (LCP).  The Commission’s LCP review and 
approval program has been found by the Resources Agency to be functionally equivalent to the 
EIR process.  Thus, under Section 21080.5 of CEQA, the Commission is relieved of the 
responsibility to prepare an EIR for each LCP.  Nevertheless, the Commission is required in 
approving an LCP submittal to find that the LCP does conform with the provisions of CEQA, 
including the requirement in CEQA section 21080.5(d)(2)(A) that the amended LCP will not be 
approved or adopted as proposed if there are feasible alternatives or feasible mitigation measures 
available which would substantially lessen any significant adverse impact which the activity may 
have on the environment.  14 C.C.R. Sections 13542(a), 13540(f), and 13555(b).  The City of 
Redondo Beach LCP amendment 2-08 consists of an amendment to both the Land Use Plan and 
Implementation Plan. 
 
As outlined in this staff report, the proposed LUP amendment is inconsistent with the Chapter 3 
policies of the Coastal Act and the IP amendment is inconsistent with the policies of the certified 
Land Use Plan.  However, if modified as suggested, the LUP amendment will be consistent with 
the Chapter 3 policies of the Coastal Act.  In addition, if modified as suggested, the IP amendment 
will be consistent with the policies of the Land Use Plan.  If modified the LCP amendment will not 
result in any significant adverse impacts to the environment.  Thus, the Commission finds that the 
LUP amendment, if modified as suggested, is consistent with the Chapter 3 policies of the Coastal 
Act and that the IP amendment, if modified as suggested, is in conformity with and adequate to 
carry out the land use policies of the certified LUP.  Therefore, the Commission finds that approval 
of the LCP amendment as modified will not result in significant adverse environmental impacts 
under the meaning of CEQA.  Therefore, the Commission certifies LCP amendment request RDB-
MAJ-2-08 if modified as suggested herein. 
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