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SUBJECT:  Concurrence with the Executive Director's determination that the action of 
the City of Redondo Beach accepting certification with suggested 
modifications of Major LCP Amendment No. 2-08 is legally adequate. For 
Commission review at its December 15-17, 2010 meeting in San Francisco. 

 
STAFF RECOMMENDATION 
 
Staff recommends that the Commission concur with the Executive Director's determination 
that the City's action is legally adequate. 
 
BACKGROUND 
 
On May 19, 2008, the city of Redondo Beach submitted Major Local Coastal Program 
Amendment Request No. 2-08 for Commission certification.  The proposed amendment 
would change both the Land Use Plan(LUP) and Implementation Plan(IP).  The 
amendment request would certify the remaining uncertified segment (Area 2) of the 
Redondo Beach Coastal Zone, and eliminate the current geographic separation of the 
Coastal Zone.  Area 2 consists of the power generating plant located west of Catalina Ave, 
and the harbor and pier areas of the City.     
 
On June 13, 2008, Commission staff determined that the City’s submittal was complete.  On 
August 7, 2008 the City and the Commission agreed to extend the 90-day time limit for 
consideration of the amendment to the total LCP for one additional year pursuant to Public 
Resources Code section 30517.  On July 9, 2009, the Commission approved LCP Amendment 
No. 2-08 with suggested modifications. The suggested modifications directed the City to: 
amend portions of the LUP and IP to address deficiencies in: a) protection of public access 
along Mole A and B; b) protection of commercial visitor serving uses, c) protection of views d) 
protection of existing coastal dependent land uses e) tsunami hazards f) Environmentally 
Sensitive Habitat Area and g) protection of marine resources.  (See Attachment 1)  On 
December 9, 2009, the Commission approved a one year time extension to the 6-month period 
to accept the suggested modifications. 
 
On April 6, 2010, the Redondo Beach City Council adopted Resolutions 3050-10 and 1004-
306, incorporating into the LCP the modifications suggested by the Commission pursuant to its 
approval of LCP Amendment 2-08, and submitted the modifications to the Executive Director 
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for a determination that they are consistent with the Commission’s action on July 9, 2009 (See 
Attachment 2) 
 
As provided in Section 13544 of the California Code of Regulations, the Executive Director 
must determine whether the City's action is legally adequate and report that determination 
to the Commission. In this case, the Executive Director has determined that the City's 
action is legally adequate. Unless the Commission objects to the Executive Director's 
determination, the certification of LCP Amendment No. 2-08 shall become effective upon 
Commission concurrence with the Executive Director’s determination. 
 
 
 
 



Attachment 1 

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. 
 
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  
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• 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.   

• 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 
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• 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.  
 
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. 
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• 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.  A public boat launch ramp shall be constructed in 
association with future development projects within the Harbor area.   

 
 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. 

  e)  Signage shall be erected to identify the public parking and public 
amenities located on Mole A and Mole B.  The signs shall be 
sufficiently visible to the public, shall be located on the corner of 
North Harbor Drive at Marina Way and Yacht Club Way, and in front 
of the existing guardhouse/gate structures located at the entrances 
to the moles.  Signs shall identify that vehicular access is available 
to the Moles and that public parking and coastal public amenities 
are located seaward of the signs.   

   
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 
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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 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 
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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.  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 
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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. 

 
c) Appropriate buffers shall be established to protect identified 

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



Attachment 1 

suitable for beach replenishment should be transported for such purposes to 
appropriate beaches or into suitable long shore current systems. 
 
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. 
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  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 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: 
 

http://www.visitcalifornia.com/
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(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, the U.S. Migratory Bird treaty Act, and the following tree trimming 
policies:.   

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

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

 
Suggested Modification No.  17 
 
Land Use Plan, Section VI, Subsection C – Proposed Land Use Classifications: 
 
Commercial Recreation Sub-area 1 
 
Maximum Building Height 
 

• Two Stories, 30 Feet, except two stories, 40 feet for Zone 1 D (measured above 
pier deck, or sidewalk grade of International Boardwalk, or sidewalk grade of Pier 
Plaza, as applicable. 

• New Development shall not obstruct views from Czuleger Park to the 
ocean. 

 


































































