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5.6 Land Use
This section discusses environmental and regulatory setting and analyzes potential land use impacts associated
with implementing the Redondo Beach Energy Project (RBEP). For the purpose of this analysis, the affected
environment study area is defined as those areas within 1 mile of the RBEP site (California Code of Regulations
[CCR], Title 20, Appendix B). Section 5.6.1 describes the project setting and Section 5.6.2 describes the
environment that could be affected by RBEP construction and operation. Section 5.6.3 presents an environmental
analysis of the development of RBEP. Section 5.6.4 discusses potential cumulative effects. Section 5.6.5 discusses
possible mitigation measures. Section 5.6.6 presents applicable land use-related laws, ordinances, regulations,
and standards (LORS). Section 5.6.7 lists agencies and agency contacts and Section 5.6.8 provides a discussion of
required permits and authorizations. Section 5.6.9 lists the references used in preparing this section.

The California Energy Commission’s (CEC) authority to permit power plants includes jurisdiction over all state and
local laws including all local ordinances such as zoning, land use plans, and specific code requirements. The
RBEP site is designated as Public or Institutional (P) under the City of Redondo Beach General Plan. This designation
allows governmental administrative and maintenance facilities, parks and recreation, public open space, police,
fire, educational (schools), cultural (libraries, museums, performing and visual arts, etc.), human health, human
services, public utility and infrastructure (transmission corridors, etc.), public and private secondary uses, and other
public uses. The RBEP property is zoned Public-Generating Plant (P-GP). Allowable uses without needing a
conditional use permit (CUP) in this zoning district include parks, open space, recreational facilities, beaches, and
coastal bluffs. Public buildings in parks, recreation and open space areas, and beaches and public utility facilities are
subject to a CUP. Power generating facilities are considered public utility facilities and would be permitted uses
within the P-GP zoning subject to a CUP. While the City’s zoning requires a CUP and site approval before a public
utility facility can be approved on a property zoned P-GP, the CEC’s licensing process supersedes the City’s land use
permitting requirements, and therefore a CUP is not required. Nevertheless, as proposed, RBEP will conform to the
zoning requirements because the project will be implemented on lands already designated, zoned and used for
power generation.

5.6.1 Setting
The RBEP site is located in an existing industrial site within the boundaries of the Redondo Beach Generating
Station located at 1100 North Harbor Drive, Redondo Beach, California. The RBEP site comprises four legal parcels
totaling approximately 50 acres. The Assessor’s parcel numbers for the RBEP site are: 7503-013-014,
7503-013-015, 7503-013-819, and 7503-013-820. The parcel map for the RBEP site identifies a collection of
underlying lots per a subdivision map that was recorded in 1902. The lots were later acquired, all public rights of
way abandoned, streets vacated, and the lots are now under one ownership and two APNs: 7503-013-819 and
7503-013-820. A legal description, title report, and 1902 subdivision map for the site are provided as Appendix 1A.
Prior to commencing construction, lot line adjustments will be obtained to establish a single parcel for the RBEP
site.

The RBEP site is bounded to the north by residential areas, to the east by a storage facility and office buildings, to
the south by mixed use residential and commercial areas, and to the west by King Harbor Marina and the Pacific
Ocean. Primary access to the RBEP site will be from the existing Redondo Beach Generating Station entrance off
of North Harbor Drive south of the intersection of Herondo Street and North Harbor Drive. The project site is
relatively flat with an approximate elevation of 17 feet above mean sea level, and has been graded in a manner to
allow site drainage to flow into an onsite stormwater system.

RBEP is a 496-megawatt (MW)1 natural-gas-fired power plant, consisting of one 3-on-1 combined-cycle gas
turbine power block. The power block includes three combustion turbine generators, three supplemental-fired
heat recovery steam generators, one steam turbine generator, an air-cooled condenser, and related ancillary
equipment. RBEP will be constructed entirely within the existing approximately 50-acre Redondo Beach

1 Referenced to site ambient average temperature (SAAT) conditions of 63.3°F dry bulb and 58.5°F wet bulb temperature.
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Generating Station site in Redondo Beach, California. The project will use the existing onsite potable water,
natural gas, stormwater, process wastewater, and sanitary pipelines and electrical transmission facilities. No
offsite linear developments are proposed as part of the project.

RBEP will use potable water, provided by the California Water Service Company, for construction water and for
operational process and sanitary uses. During RBEP operation, stormwater and process wastewater will be
discharged to a retention basin and then ultimately to the Pacific Ocean via an existing permitted outfall. Sanitary
wastewater will be conveyed to the Los Angeles County Sanitation District via the existing City of Redondo Beach
sewer connection. A new onsite 230–kilovolt (kV) transmission interconnection will connect the RBEP power block
to the existing onsite Southern California Edison (SCE) 230-kV switchyard.

Construction and demolition activities at the project site are anticipated to last 60 months, from January 2016
until December 2020. The first activities to occur on site will be the dismantling and partial removal of existing
Units 1–4. The major generating equipment including steam turbines, generators, boilers, and duct work will be
removed, leaving the administration building and western portion of the building that houses Units 1–4 intact.
These buildings will be left standing temporarily to provide screening between the construction site of the new
power block and Harbor Drive. Construction of the new power block will begin in the first quarter of 2017 and
continue through to the end of the second quarter 2019, when it will be ready for commercial operation.
Although operational, construction will continue through 2019 including construction of the new control building
and the relocation of the Wyland Whaling Wall. The existing Units 5–8 and auxiliary boiler no. 17 will remain in
service until the second quarter of 2018. Units 5–8 and auxiliary boiler no. 17 will be demolished starting the first
quarter of 2019 through the fourth quarter of 2020. During the demolition and removal of Units 5–8, the Wyland
Whaling Wall will be dismantled and moved to a new location directly in front of the new power block. Finally, the
remaining buildings and structures left standing will be demolished and removed by the end of 2020.

All laydown and construction parking areas will be located within the existing Redondo Beach Generating Station
fence line, as shown in Figure 2.1-1. Approximately 17 acres onsite will be used for construction laydown and
parking. All construction equipment and supplies will be trucked directly to the site.

5.6.2 Affected Environment

5.6.2.1 Existing Land Uses Within the Study Area

As shown on Figure 5.6-1, the 1-mile study area for RBEP encompasses the northwestern portion of the city of
Redondo Beach, the southern portion of the city of Hermosa Beach, directly north of the project site, and a small
area within the city of Torrance. King Harbor Marina is located to the west of the project site, directly across
North Harbor Drive, beyond which is the Pacific Ocean. State Highway 1 (Pacific Coast Highway) is the main
transportation corridor (north-south) in the study area, along with West 190th Street and Torrance Boulevard
(east-west). The cities of Redondo Beach and Hermosa Beach are largely built-out, therefore, new large-scale
development within the study area is unlikely to occur. Specific land uses are described in greater detail in
Section 5.6.2.1.4 and Figure 5.6-1 shows existing uses in the area.

5.6.2.1.1 City of Redondo Beach

The RBEP site is located in Redondo Beach. To the east, land uses transition from light industrial/storage to
commercial/office and then to medium- and low-density residential. Immediately to the south of the project site,
land uses include a hotel and offices, with additional high-density residential and commercial uses beyond. Land
uses west of the site are a mix of commercial, recreational, and high-density residential, transitioning to public
beach and the ocean to the northwest and southwest.

5.6.2.1.2 City of Hermosa Beach

The city of Hermosa Beach lies directly north of the project site, across Herondo Street. Land uses within this
portion of the study area are mainly medium- to high-density residential, with recreation uses along the public
beach, including the Hermosa Beach Pier, approximately 0.7 mile to the northwest. A locally oriented commercial
strip is located along Pier Avenue approximately 0.8 mile to the north. Locally and regionally oriented commercial
uses are located along the Pacific Coast Highway approximately 0.2 mile to the northeast.
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5.6.2.1.3 City of Torrance

The City of Torrance is approximately 0.9 mile to the east of the RBEP site. Land uses within the study area include
medium- and low-density residential and one school and community park site.

5.6.2.1.4 Specific Land Uses within the Project Study Area

In accordance with CEC siting regulations, this section provides a description of land uses located within the study
area, including residential, commercial, industrial, recreational, scenic, agricultural, natural resource protection
and extraction, educational, religious, cultural, historic, and unique. Table 5.6-1 lists sensitive receptors, such as
schools, and Figure 5.6-1 shows existing land uses and sensitive receptors.

TABLE 5.6-1

Sensitive Land Uses within RBEP Study Area (1-mile radius)

Name of Facility
Approximate Distance from Project Site

(miles) City

Educational/Child Care

Redondo Beach, Yak Academy Learning Center 0.15 Redondo Beach

St James Catholic Pre-school 0.48 Redondo Beach

Beryl Heights Elementary School 0.53 Redondo Beach

South Bay Faith Academy 0.53 Redondo Beach

Our Lady of Guadalupe School 0.57 Hermosa Beach

Redondo Union High School 0.57 Redondo Beach

Redondo Shores High School 0.79 Redondo Beach

Parras Middle School 0.81 Redondo Beach

Hermosa Valley School 0.95 Hermosa Beach

Towers Elementary 1.03 Torrance

Hermosa View School 1.06 Hermosa Beach

Religious

Jehovah’s Witness 0.13 Redondo Beach

Berean Tabernacle 0.27 Redondo Beach

Living Waters Lighthouse 0.28 Redondo Beach

Hermosa Gospel Tabernacle Assembly of God’s Church 0.30 Hermosa Beach

St James Catholic Church 0.43 Redondo Beach

South Bay Korean Church 0.44 Redondo Beach

South Bay Christian Church 0.46 Redondo Beach

Evangelical Free Church 0.54 Redondo Beach

First Congregational Church 0.54 Redondo Beach

Seacoast Church 0.56 Redondo Beach

Our Lady of Guadalupe Church 0.59 Hermosa Beach

Church of the Nazarene 0.64 Hermosa Beach

First United Methodist Church 0.72 Redondo Beach

Community Baptist Church 0.73 Hermosa Beach

Church of Christ 0.81 Hermosa Beach

First Church of Christ Science 0.88 Hermosa Beach

Christ Episcopal Church 0.88 Redondo Beach

St. Cross by the Sea Episcopal Church 1.01 Hermosa Beach

Soldiers of the Light 1.03 Redondo Beach

First Church of Christ Science 1.03 Redondo Beach
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TABLE 5.6-1
Sensitive Land Uses within RBEP Study Area (1-mile radius)

Name of Facility
Approximate Distance from Project Site

(miles) City

Recreational Facilities

Hermosa Beach Greenbelt 0.04 Hermosa Beach

Seaside Lagoon 0.21 Redondo Beach

Bicentennial Park 0.24 Hermosa Beach

South Park 0.26 Hermosa Beach

Fort Lots-O-Fun 0.53 Hermosa Beach

Edith Roadway Friendship Park 0.54 Hermosa Beach

Clark Field/Stadium 0.54 Hermosa Beach

Vincent Park 0.55 Redondo Beach

Hermosa Beach Fishing Pier 0.72 Hermosa Beach

Hermosa Beach Community Center and Skateboard Park 0.73 Hermosa Beach

Veterans Park 0.74 Redondo Beach

Greenwood Park 0.66 Hermosa Beach

Noble Park and Greg Jarvis Memorial 0.83 Hermosa Beach

Dominguez Park 0.96 Redondo Beach

Source: Google Earth; City of Redondo Beach, 2012a

Residential

Residential uses in the study area have increased over time along with increased recreational and tourism use of
public beaches and harbors in the area (City of Redondo Beach, 2012b). As shown on Figure 5.6-1, residential
areas comprise the majority of land uses within the study area. The residences closest to the RBEP site are located
approximately 100 feet north of the RBEP site across Herondo Avenue within the city of Hermosa Beach. The
closest residence to the noise-producing equipment (combustion turbine) is located approximately 600 feet to the
east of the closest combustion turbine, on the northeast corner of North Catalina Avenue and North Francisca
Avenue.

Commercial

A large number of commercial facilities occur within the study area, including coastal recreation-serving
commercial businesses along the public beach northwest and southwest of the site and at the harbor directly to
the west, a large shopping center approximately 0.10 mile southwest, and hotels directly to the south of the site.
Small commercial enterprises serving local needs (such as yoga studios, specialty food shops, and gift shops) are
also located within the study area.

Industrial

The existing Redondo Beach Generating Station, SCE electrical switchyard, and SCE 230-kV transmission line are
the main industrial facilities in the study area. A self-storage facility is located adjacent to the RBEP site to the
east. A small industrial complex is located in Hermosa Beach, 0.30 mile to the north of the RBEP site, houses auto
repair facilities and a city corporate yard. No other industrial development exists within the 1-mile study radius.

Recreation

The RBEP site is located adjacent to the coast, in an area used by residents and visitors for beach- and
ocean-related activities. The public beach stretches northwest and southwest of the RBEP site, with King Harbor
directly across North Harbor Drive to the west. Fourteen recreation facilities are located within the study area
including the City of Redondo Beach Seaside Lagoon and the City of Hermosa Beach Bicentennial Beach,
Greenbelt, and South Park within a quarter mile of the RBEP site.
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Scenic Land Use

The scenic character of the area surrounding the RBEP site is a mix of residential, commercial, and recreational
buildings and facilities dominated by the existing Redondo Beach Generating Station industrial use. The existing
Redondo Beach Generating Station, SCE switchyard and electrical transmission lines, as well as the five existing
exhaust stacks, a large cement wall along the western boundary of the site, and several other auxiliary industrial
structures supporting Redondo Beach Generating Station, visually dominate the area, especially for viewers in the
residential neighborhoods to the north of the site or from the beach, bike/walking strand, and hotels located
between the existing facilities and the beach. The RBEP site is visible from the Pacific Coast Highway (located
0.20 mile east of the project site) which is not eligible for State Scenic Highway status (DOT, 2012). The project
site is also visible from the public beach areas to the northwest and southwest, the City of Redondo Beach Harbor
and Marina directly west, and the City of Hermosa Beach pier 0.8 mile to the northwest.

Agricultural Use

Due to extensive commercial, recreational, and residential land use, no active agricultural land exists within the
study area. The California Department of Conservation (DOC), Farmland Mapping and Monitoring Program
(FMMP) developed categorical definitions of important farmlands for land inventory purposes. Important
farmlands provide the best opportunity for agricultural production. Land designated as Prime Farmland or
Farmland of Statewide Importance has a good combination of physical and chemical features for the production
of agricultural crops. All land within the project study area is designated Urban Built-up Land or Other Land
(DOC, 2010) and thus there are no Williamson Act contracts (DOC, 2001).

Natural Resource Protection and Natural Resource Extraction Areas

There are no known natural resource protection or natural resource extraction areas occur within the project
study area. In general, petroleum extraction has declined markedly over time in the South Bay and the city of
Redondo Beach; the few wells remaining in the city are all in the process of being closed and removed. According
to online maps of the California Division of Oil, Gas and Geothermal Resources (CDOGGR, 2012), the majority of
oil wells within the Torrance oil field, east of the RBEP site, have been plugged and are no longer active, including
all wells within the City of Redondo Beach field located adjacent to the southwestern portion of the RBEP site.
Four active oil wells are located approximately 1.5 to east of the project site (See Figure 5.4-1 in Section 5.4,
Geologic Hazards and Resources), outside of the study area.

Education

Ten educational facilities occur in the study area, the three closest are a pre-school (Redondo Beach, Yak Academy
Learning Center), approximately 0.15 mile from the project fence line, an elementary school (Beryl Heights
Elementary School), and a private K-12 school (South Bay Faith Academy). Both Beryl Heights Elementary School
and the South Bay Faith Academy are approximately 0.5 mile from the RBEP site. The location of these facilities
and distance from the project site are provided in Figure 5.6-1 and listed in Table 5.6-1.

Religious

Twenty churches and church-supported schools occur within the study area. The proximity of these facilities to
the RBEP is listed in Table 5.6-1.

Cultural and Historic

Section 5.3, Cultural Resources, provides discussion of cultural and historic resources in the study area, including
implementation of standard mitigation measures to address incidental discovery of resources during construction
and demolition activities.
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Unique Land Uses

The southwestern wall of the existing Redondo Beach Generating Station is covered with a mural titled “Whaling
Wall XXXI” by the artist, Wyland, painted in 1991 (City of Redondo Beach, 2012c). While the mural is considered a
community focal point, because it is less than 50 years old it is not considered an historic resource, nor is it a
protected landmark under City ordinances. The wall will be moved as part of the Redondo Beach Generating
Station demolition activities related to development of the RBEP and situated along the western side of the RBEP
power block. No additional unique land uses have been identified within the study area. For further discussions of
the “Whaling Wall,” refer to Sections 5.3, Cultural Resources, and 5.13, Visual Resources.

5.6.2.2 Land Use at the RBEP Site

The existing Redondo Beach Generating Station was built over two decades from the late 1940s to the 1960s and
occupies approximately 50 acres. It was previously owned by SCE and subsequently acquired by AES in 1998. The
Redondo Beach Generating Station was designed to burn either fuel oil or natural gas; however, the facility now
uses natural gas as its only fuel source. Eight generating units were originally operating at Redondo Beach
Generating Station, and four units (Units 1–4) have since been retired in place, and four units (Units 5–8) are
currently operational, as well as auxiliary boiler no. 17. The Redondo Beach Generating Station current nominal
output is 1,356 MW. SCE owns and operates two electrical switchyards located in the northern portion of the site.
A 66-kV switchyard is adjacent to the retired Units 1–4 and a high voltage 220-kV switchyard is located in the
northeastern portion of the site. The remaining portions of the project site consist of existing industrial structures,
paved roadways, and parking areas. Water-retention structures are located in the central and northeastern
portions of the project site. The eastern portion of the project site includes an unpaved area occupied by five
large earthen containment structures (asphalt-covered soil berms) that were part of the containment facilities for
former fuel oil storage tanks (the storage tanks have since been removed). The western and southeastern project
boundaries have been landscaped with vegetation. The new RBEP generating units will be located in the
northeastern quadrant of the project site and the existing aboveground facilities associated with the Redondo
Beach Generating Station will be demolished as part of the project.

5.6.2.3 General Plan Land Use Designations

5.6.2.3.1 General Plan Land Use Designations within the Study Area

Land use provisions included in every California city and county general plan (California State Planning Law,
Government Code §65302 et seq.) reflect the goals and policies that guide the physical development of land in
each jurisdiction. This section describes the land use designations within a 1-mile radius of the RBEP site.
Figure 5.6-2 shows the general plan land use designations and Table 5.6-2 describes these designations.

5.6.2.3.2 General Plan Land Use Designations, Project Site

The RBEP site is designated by the City of Redondo Beach General Plan as Public or Institutional (P). This
designation comprises lands owned by public agencies, special use districts, and public utilities. Typical permitted
uses include governmental administrative and capital facilities, parks, schools, libraries, hospitals and associated
medical offices, public cultural facilities, public open space, utility easements, and other public uses. In addition to
the “P” land use designation, RBEP is located within the City of Redondo Beach Harbor/Civic Center Specific Plan
area, which is described in detail in Section 5.6.2.5.1.

The Redondo Beach General Plan Land Use element includes goals and policies related to development of the
project site. These goals and policies are outlined in Table 5.6-4, RBEP Conformity with Local Land Use Plans and
Policies, in Section 5.6.3.2.2. The City’s Harbor/Civic Center Specific Plan and Zoning and Subdivision Ordinance
implement the policies present in the General Plan and set forth site specific goals, policies, and regulations
regarding land use, development review processes and design standards. Relevant policies from the Specific Plan
and Subdivision Ordinance are also outlined in Table 5.6-4.



Hermosa Beach

Redondo Beach

Redondo Beach
Torrance

HD

HD
HD

HD

MD

HD

HD

GC

MD

MD

MD

IND

MD

MD
GC

LD CC

MD

HD

MD
CC

HD
OS

GC

GC

NC

LD

CC

MD

SPA

LD

HD

CC

LD

LD

HD

LD

LD

LD

LD

CC

MD

HD

GC

OS

LD

MD

GC

LD

OS

MD

HDOS

LD

HD

LD

MHP

CR

OS

MD

GC

HD

MD

OS

MD

GC

LD

MD

OS

GC

OSHD

OS

HD

OS

HD

NC

GC

OS

IND

CC

NC

R-LD

R-SF

R-SF

R-LDMU

RMD

C

R-LD

R-LD

R-SF

R-LD

R-LD

R-SF

R-LD

R-LD

R-LD

R-LD

R-LD

R-LD

RMD

RMD

R-LDRMD

R-LDRH

CC

R-LD

R-SF

R-LD

RMD

R-SF

R-LD

R-LD

RMD

R-LD

P

R-LD

MU

RMD

R-LD

P

R-LD

RH

P

C

P

CC

C

R-LD

C

R-SF

R-LD

R-SF

R-SF

R-LD

R-LD

P

R-LD

R-SF

C

R-LD

R-SF

R-SF

R-SF

P

C

R-LD

C

R-LD

RMD

C

P

C

C

P

C

C

C

R-LD

R-LD

R-SF

CC

P

R-SF

P

MU

C

C

RMD

CC

P

R-LD

RMD

C

R-SF

R-SF

P

I-2

R-LD

P

P
C

RMD

R-SF

CC

P

P

R-LD

P

R-SF

MU

R-SF

R-SF

P

RH

C

P

R-SF

CC

P

P

P

C

P

C

P

R-SF

C

P

LDR

LDR

LDR

LDR

LDR

LDR

P/Q-P/OS

P/Q-P/OS

LDR

 \\ZION\SACGIS\PROJ\AES\MAPFILES\REDONDO_BEACH\LANDUSE\REDONDO_GP.MXD  KMINO 8/16/2012 3:38:21 PM

FIGURE 5.6-2
General Plan
Land Use Designations
AES Redondo Beach Energy Project
Redondo Beach, California 

$0 1,350 2,700
Feet

Legend
Redondo Beach Energy Project
1-Mile Buffer
Coastal Zone Boundary
City Boundary
City of Redondo Beach Harbor/
Civic Center Specific Plan Boundary

Redondo Beach
C - Commercial
CC - Coastal Commercial
I-2 - Industrial
MU - Mixed Use
P - Public Or Institutional
R-SF - Single Family Residential
R-LD - Low Density Multi-Family Residential
RMD - Medium Density Multi-Family Residential
RH - High Density Multi-Family Residential

Torrance
LDR - Low Density Residential
P/Q-P/OS - Public/Quasi-Public/Open Space

Hermosa Beach
CC - Commercial Corridor
CR - Commercial Recreation
GC - General Commercial
NC - Neighborhood Commercial
IND - Industrial
LD - Low Density Residential
MD - Medium Density Residential
HD - High Density Residential
MHP - Mobile Home Park
OS - Open Space
SPA - Specific Plan Area

_̂



5.6 LAND USE

IS120911143723SAC/424103/122480008 5.6-11

TABLE 5.6-2
General Plan Land Use Designations within RBEP Study Area (1-mile radius)
(Includes designations within the cities of Redondo Beach, Hermosa Beach, and Torrance)

General Plan Land Use Designation Allowable Uses Description

City of Redondo Beach

Public or Institutional (P) - Project
site

Governmental administrative and capital facilities, parks, schools, libraries, hospitals and
associated medical offices, public cultural facilities, public open space, utility easements, and other
public uses.

Single Family Residential
(8.8 DU/Acre) (R-1)
(17.5 DU/Acre) (R-1A)

Single-family residential units (Maximum 8.8 units per net acre; 5,000 square feet minimum lot
area. Maximum 17.5 DU/acre; 2,500 square feet minimum lot area.)

Low Density Multi-Family
Residential (14.6 DU/Acre) (R-2)
Residential (17.5 DU/Acre) (R-3)

Single-family residential, duplexes, townhomes, condominiums, apartments (Maximum 14.6 units
per net acre; 6,000 square feet minimum lot area. Maximum 17.5 DU/acre; 5,000 square feet
minimum lot area.)

Medium Density Multi-Family
Residential (23.3 DU/Acre) (RMD)

Single-family residential, duplexes, townhomes, condominiums, apartments (Maximum
23.3 DU/acre; 5,000 square feet minimum lot area)

High Density Multi-Family
Residential (28 DU/Acre) (RH)

Single-family residential, duplexes, townhomes, condominiums, apartments (Maximum
28 DU/acre.)

Commercial (C-1) retail commercial, eating and drinking establishments, household goods, food sales, drugstores,
building materials and supplies, professional offices, personal services, cultural facilities, and other
similar uses

Commercial (C-2), (C-3), (C-4) Same uses as C-1, and movie theaters, and overnight accommodations; except Riviera Village
where no “footprint” exceeding 30,000 square feet is permitted for a single use for food sales,
retail goods, or other large volume use. Maximum FAR: 0.50 (C-2), 0.70 (C-3), 1.0 (C-4).

Commercial (C-5) a. Retail commercial, personal and business services, professional offices, household supply and
furnishings, eating and drinking establishments, drug stores, entertainment, automobile related
sales, car wash, and similar uses. Maximum FAR: 0.70.

b. Automobile and marine related repair (west side of Catalina Avenue). Maximum FAR: 0.70.

c. Light industrial and wholesale uses (west side of Catalina Avenue). Maximum FAR: 1.0.

d. Storage and self-storage (west side of Catalina Avenue). Maximum FAR: 1.5.

e. Boat and recreational vehicle outdoor storage (west side of Catalina Avenue).

Coastal Commercial (CC) Coastal- and recreation-oriented commercial retail and service uses. Maximum
densities/intensities are as established by the City in the Redondo Beach Pier Master Plan and
Local Coastal Program (LCP).

Mixed Use (MU-2) and (MU-3) a. All uses permitted in C-2, except large-scale single use food sales and retail facilities “footprints”
exceeding 30,000 square feet. Maximum FAR: 0.7 (MU-2), 1.0 (MU-3).

b. Residential units on the second floor and higher integrated with commercial; provided that
impacts are mitigated. Maximum FAR: 1.5; provided that all density exceeding 0.7 is developed for
residential units to a maximum density of 35 DU/acre (MU-3). Residential units. Maximum
35 DU/acre (MU-2).

c. Residential units on the second floor and higher integrated with commercial; provided that
impacts are mitigated. Maximum FAR: 1.5; provided that all density exceeding 0.7 is developed for
residential units to a maximum density of 35 DU/acre (MU-2).

Industrial (I-2) Light industrial, research and development, “office park” facilities, aerospace systems, supporting
commercial uses (e.g., restaurants, banks, copiers, and similar uses), educational and
governmental facilities, and day care centers. Maximum FAR: 1.0.

City of Hermosa Beach

Low Density Residential
(13 DU/Acre) (LD)

Maximum of 13 single-family DU/acre.

Medium Density Residential
(25 DU/Acre) (MD)

Maximum of 25 multiple-family DU/acre.

High Density Residential
(33 DU/Acre) (HD)

Maximum of 33 multiple-family DU/acre.
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TABLE 5.6-2
General Plan Land Use Designations within RBEP Study Area (1-mile radius)
(Includes designations within the cities of Redondo Beach, Hermosa Beach, and Torrance)

General Plan Land Use Designation Allowable Uses Description

Neighborhood Commercial (NC) Includes convenience stores, laundromats, and similar uses designed to primarily serve local
walk-in traffic.

General Commercial (GC) Most intensive commercial uses; e.g., auto and truck related uses, lumber yard, and equipment
rental.

Commercial Corridor (CC) Limits commercial development along Pacific Coast Highway and prohibits development of new
residential uses except for vacant property not fronting Pacific Coast Highway. Conformance with
residential standards for building height, parking and access setbacks, and landscaping
implemented through Specific Plan.

Industrial (IND) Manufacturing and similar uses, e.g., electronic assembly, bakeries, bottling, garment
manufacturing, laboratories, machine shops, oil production, plastic fabrication, carpentry, rubber
fabrication, and sheet metal shops.

Open Space (OS) Preserve, protect, maintain, and expand (where possible and financially feasible) public open
space, recreational land, and water areas and uses in the harbor area and recognize importance of
these areas to community and users/visitors to the harbor area.

Specific Plan Area
(14.7 DU/Acre) SPA

Density established by zoning ordinance for the purpose of recognizing unique areas for which a
standard density designation is not appropriate.

Mobile Home Park (MHP) Mobile homes.

Commercial Recreation (CR) Motels/hotels, bicycle shops, beach recreational equipment, entertainment, clothing and similar
uses.

Beach Public open space.

City of Torrance

Low Density Residential
(0-9 DU/acre) (R-LO)

Provides for development of single-family residences within a density range of up to 9 DU/acre
characterized generally by detached single-family dwellings on individual lots forming a cohesive
neighborhood.

Public/Quasi-Public/Open Space
(PUB)

Provides for open space, land owned by public agencies and jurisdictions and private entities that
serve the community, such as utilities.

DU = Dwelling Unit

Source: Redondo Beach 2008b; City of Hermosa Beach, 1994; City of Torrance, 2009

5.6.2.4 Zoning Land Use Designations

5.6.2.4.1 Project Area Zoning Designations

The purpose of the City of Redondo Beach Zoning and Subdivision Ordinance is to implement the policies of the
General Plan subject to California Government Code, Title 7, Division 1, Planning and Zoning, and Division 2,
Subdivisions, and in the California Constitution, Chapter 11, and Section 7. The Zoning Ordinance also functions as
the LCP Implementation Plan which implements the City’s Land Use Plan (Harbor/Civic Center Specific Plan) as
well as public access and recreation policies of the California Coastal Act. The intent of the Ordinance is to
promote and protect the public health, safety, and general welfare of residents and provide physical, economic
and social advantages which result from comprehensive and orderly planned use of land resources. Figure 5.6-3
shows the zoning districts and Table 5.6-3 defines the allowable uses.
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5.6.2.4.2 Project Site Zoning Designations

The Redondo Beach Generating Station is zoned Public-Generating Plant (P-GP). This zoning allows parks, open
space, recreational facilities, beaches, and coastal bluff and allows public buildings in parks, recreation and open
space areas, beaches, and public utility facilities subject to a CUP defined as:

“…a building or structure used or intended to be used by any public utility including, but not
limited to … electric generating plant, distribution or transmission sub-station,…transmission
facility, any storage yard for public utility equipment or vehicles and any parking lot for parking
vehicles or automobiles to serve a public utility. The term “public utility” shall include every gas,
electrical, telephone and water corporation serving the public or any portion thereof for which a
certificate of public convenience and necessity has been issued by the State Public Utility
Commission.”

But for the CEC process, that supersedes local permitting requirements, RBEP development in the coastal zone
within the P-GP zone district would require approval of a CUP and Coastal Development Permit (CDP) from the
City of Redondo Beach. However, these permits are not required as part of the CEC process. The CEC process will
address compliance with General Plan, LCP, Zoning Code and Development Standards requirements. Development
standards applicable to parcel size, setbacks, structure height, and landscaping within the P-GP zoning district are
described in Table 5.6-4.

TABLE 5.6-3

Zoning Designations in the Study Area—Cities of Redondo Beach, Hermosa Beach, and Torrance

Zoning Designation Description

City of Redondo Beach

Civic Center (P-CIV)
Generating Plant (P-GP)
Right-of-way (P-ROW)
Community Facility (P-CF)
Parks, Recreation, and Open Space (P-PRO)
School Facility (P-SF)

Provides for park, recreation and open space areas, schools, civic center uses, cultural
facilities, public safety facilities, and other public uses beneficial to the community and
establishes development standards for necessary public uses and facilities.

Single-Family Residential
(R-1 and R-1A)

Provides residential areas to be developed exclusively for single-family dwellings, subject to
appropriate site and design standards.

Low Density Multiple-Family Residential
(R-2, R-3 and R-3A)

Provides opportunities for low density multi-family residential land use, including attached
or detached units in condominiums, duplexes, and apartments, and designed to convey the
visual character of single family residential neighborhoods.

Medium Density Multiple-Family
Residential (RMD)

Provides opportunities for medium density multi-family residential land use, including
attached or detached units in condominiums, duplexes, and apartments, with standards
appropriate for such development and designed to convey a distinctive residential
neighborhood quality.

High Density Multiple-Family Residential
(RH-1, RH-2, and RH-3)

Provides opportunities for higher density multi-family residential land use, including
apartments and condominiums, with standards appropriate for such development and
designed to convey a distinctive residential neighborhood quality.

Commercial (C-2 and C-3) Provides appropriately located areas consistent with the General Plan and Coastal Land Use
Plan (CLUP) for a full range of neighborhood and community-oriented and visitor-serving
retail sales, services, professional offices, recreations, and other commercial uses.

Commercial (C-5A) Provide appropriately located areas consistent with the General Plan for a community and
marine-oriented commercial area containing commercial retail and services, restaurants,
marine-related commerce and services, automobile-related services, and similar uses.
Provide opportunities for light industrial uses that have impacts comparable to those of
permitted retail and service uses to locate in areas not in demand for commercial uses
within the portions of the zone adjacent to the former SCE facility.
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TABLE 5.6-3
Zoning Designations in the Study Area—Cities of Redondo Beach, Hermosa Beach, and Torrance

Zoning Designation Description

Coastal Commercial (CC) Provide for continued coastal-related commercial-recreational facilities and resource use
ensuring compatibility with adjacent residential neighborhoods and commercial areas;
Provide for development of coastal-dependent land uses and uses designed to enhance
public opportunities for coastal recreation, including commercial retail and service facilities
supporting recreational boating and fishing.

Mixed Use (MU-2 and MU-3) Encourages residential uses in conjunction with commercial activities in order to create an
active street life, enhance the vitality of businesses, and reduce vehicular traffic; Provide
appropriately located areas consistent with the General Plan and Coastal Land Use Plan for a
full range of neighborhood and community-oriented and visitor serving retail sales, services,
professional offices, and other commercial uses.

Industrial (I-2) Provides appropriately located areas consistent with the General Plan for a broad range of
light industrial uses including light manufacturing, research and development, spacecraft
manufacturing and associated aerospace operations, and business park offices.

City of Hermosa Beach

Single-Family Residential (R-1) Provides development standards for single-family dwellings; assure adequate access to
schools, parks and other community service facilities; prohibit negative impacts from
adjacent nonresidential uses; protect the residential character of each neighborhood; and
otherwise encourage a high quality environment for family life and the preservation of
residential property values.

Two Family Residential (R-2) In addition to R-1 uses, allows attached, and/or detached multiple-family dwelling units; and
condominium developments consistent with the provisions of the condominium ordinance
of the city.

Limited Multiple-Family Residential (R-2B)
Limited Multiple-Family Open Space
Overlay (R-2B-OS-O)

In addition to R-1 uses, allows two-family dwelling unit per lot; provided, that it is designed
for families as a duplex or condominium; a detached one-family dwelling will be allowed if
one existed on the lot on the effective date of the ordinance, provided all yard requirements
are conformed to the condominium ordinance of the city;

Multiple-Family Residential (R-3)
Multiple-Family Open Space Overlay
(R-3-OS-O)

Provides permits for any use permitted in the R-2 zone, multiple dwellings, group houses,
condominiums, and a public parking area when developed as required by Chapter 17.44.

Residential Professional (R-P) Provides permits for any use permitted in the R-3 zone, for the following professional
services, subject to the granting of a CUP: accountants, attorneys, brokers, doctors, dentists
and similar professional offices, engineers, architects, planners, private schools, and real
estate agencies.

Residential Planned Development (RPD)
Multiple-Family Planned Development
(R-3PD)

Provides greater variety and flexibility in land development without creating an
unreasonable imposition on existing or planned land uses in and around the neighborhood
concerned.

Neighborhood Commercial Zone (C-1) Provides sites for a mix of small local businesses appropriate for, and serving the daily needs
of nearby residential neighborhoods; while establishing land use regulations that prevent
significant adverse effects on abutting residential uses

Downtown Commercial Zone (C-2) Provides opportunities for a limited range of office, retail, and service commercial uses
specifically appropriate for the scale and character of the downtown—resident- and
visitor-serving, pedestrian-oriented, shopping/entertainment district

General Commercial Zone (C-3) Provides opportunities for the full range of office, retail, and service businesses deemed
suitable for the city, and appropriate for the Pacific Coast Highway and Aviation Boulevard
commercial corridors, including business not appropriate for other zones because they
attract heavy vehicular traffic or have specific adverse impacts.

Light Manufacturing (M-1) Provides appropriately located areas consistent with the General Plan for a range of light
manufacturing and warehousing and distribution uses and certain appropriate service
commercial uses.
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TABLE 5.6-3
Zoning Designations in the Study Area—Cities of Redondo Beach, Hermosa Beach, and Torrance

Zoning Designation Description

Open Space (O-S) Prohibits intensive urban development to primary open space areas necessary to assure
permanent open space in and for public parks and recreation areas; and where such
intensive urban development would adversely affect public use and natural environmental
benefits

Restricted Open Space
(O-S-1)
(O-S-2)

Restricts further the use of certain designated open space to assure permanent open space
in and for public parks and recreation area. Permit those uses permitted in the O-S zone,
except that no structure, building or improvement shall be developed, constructed or
erected unless specifically authorized as a permitted improvement. Permit public parks with
landscaping, beautification, grass, trees, flowers, plants and other uses if specifically
authorized as a permitted improvement in this chapter.

Mobile Home Park Development (MHP) Preserves a diversity of housing types to meet the needs of the community. Establishes
procedures for the development and regulation of uses and structures within mobile home
parks.

Specific Plan Area (SPA) (Residential Uses)
(Commercial Uses)

Sets forth the development requirements, standards and permitted uses for the subject
area, and carries out applicable residential or commercial zoning district requirements.

City of Torrance

Public Use District (P-U) Retains and provides land areas for public use subject to public notice of proposed changes
in the use of such lands

Single-Family Residential (R-1) Provides for single family residences and accessory buildings.

Source: City of Redondo Beach, 2012a and 2012b; City of Hermosa Beach, 1994; City of Torrance, 2004.

5.6.2.5 Other Applicable Planning Documents

5.6.2.5.1 City of Redondo Beach Harbor/Civic Center Specific Plan

In addition to the General Plan and Zoning, development at the project site is governed by site-specific goals,
policies and regulations found in the applicable Redondo Beach Harbor/Civic Center Specific Plan (Specific Plan)
and LCP. A specific plan, in its most basic practical function and form, is a plan (document) that encompasses a
smaller and more specific geographic focus and contains a greater level of detail relative to the location and range
of permitted land uses, allowable building densities, development standards, architectural design guidelines,
necessary transportation and circulation systems, and infrastructure systems than are generally provided, or are
legally required, within a jurisdiction’s General Plan. Under State of California Government Code (Planning,
Zoning, and Development Laws) Section 65451, the goals, objectives, and policies contained within a specific plan
must be found to be consistent with the goals, objectives, and policies of the adopted general plan of the city or
county in which the specific plan planning area falls. The Specific Plan was adopted by the City of Redondo Beach
to “more precisely determine and protect the future function and character of this area, in conjunction with the
general plan planning process” (City of Redondo Beach, 2008a).

The Specific Plan covers approximately 355 acres of land (representing approximately nine percent of the total
land area of the City of Redondo Beach). This area is located at the northern center of South Redondo Beach,
roughly bounded by Herondo Street (to the north), the rear of lots containing existing commercial uses fronting
onto Pacific Coast Highway (to the east), Pearl Street (to the south), and the breakwater structure extending out
into Santa Monica Bay and the Pacific Ocean (to the west). The Specific Plan contains policies that pertain to the
entire planning area, and to five individual geographic sub areas. The project site is located in the Catalina Avenue
Corridor sub area, which has been further divided into seven sub zones. The project site is identified as the sole
property in Zone 2 of the Catalina Avenue Corridor sub area. The Specific Plan designates the project site for
public utility land uses, as well as parks, recreation, and open space. Discussion of the project’s conformance with
the Specific Plan can be found in Section 5.6.3.2.2 and Table 5.6-4.
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5.6.2.5.2 Redondo Beach Local Coastal Plan

As defined in Coastal Act §30108.6, an LCP consists of a local government’s land use plans, zoning ordinances and
maps, and other implementing actions, which taken together, meet the requirements of and implement the
provisions and policies of the Coastal Act at the local level.

An LCP consists of two parts:

1. A coastal element including policies and a land use plan (CLUP), and
2. An implementation program with zoning ordinances, maps, and other implementing actions.

The Coastal Zone encompasses approximately 595 acres of land (25.93 million square feet or 0.93 square miles) in
the western one-third of South Redondo Beach, bounded by Herondo Street to the north, Pacific Coast Highway to
the east, City of Torrance municipal boundary (Palos Verdes Boulevard) to the south, and the Pacific Ocean (Santa
Monica Bay) to the west. A CLUP was adopted by the Redondo Beach City Council and certified (with conditions) by
the California Coastal Commission (CCC) in 1981. The CCC subsequently certified amendments to the CLUP that
were proposed by the City in 1999 and 2001. In 2003, the City split the CLUP into two areas, Area 1 and Area 2, and
submitted Coastal Zoning Ordinances for Area 1. The CCC then certified the LCP for Area 1. The project site,
however, is located in Area 2. In 2005 and 2008, the City prepared amendments to the CLUP and Coastal Zoning
Ordinance for Area 2, and submitted the LCP amendments to the CCC. The CCC suggested modifications to the LCP,
which were accepted by the City and submitted to a public vote in 2010, as required by the City Charter. Following
approval by the voters, the CCC certified a revised LCP for Area 2 effective January 14, 2011 (Findlaw, 2012).

While the amended LCP has been adopted, a complete public version is not yet available. A document entitled
“Measure G Ballot Text and Supplemental Ballot Pamphlet” produced by the City for approval of the proposed
amendments in 2010 contains the amended language. The approved Measure G Ballot Text was approved by the
voters on November 2, 2010, and is now part of the approved LCP.

The CLUP, as amended, designates the project site for Generating Plant use and states, “The AES Redondo
Generating Plant is located in this district. The district permits continued operation of the Generating Plant and
related facilities and structures with additions or changes subject to a Conditional Use Permit to the extent legally
permissible. Parks and open space shall be permitted in this district” (Measure G Ballot Text). The relevant policy
language from Measure G is included in Table 5.6-4. The 2008 Harbor/Civic Center Specific Plan, a court decision
discussing the history of the LCP evolution, the 1980 approved CLUP, documentation regarding the 2010 CLUP
amendments, and the Measure G document have all been included as Appendix 5.6A.

5.6.2.6 Recent Proposed Zone Changes and General Plan Amendments

5.6.2.6.1 City of Redondo Beach

There are no recent or proposed General Plan or Specific Plan amendments or rezones noticed by an elected or
appointed board, commission, or similar entity that could affect RBEP (Jones, 2012). On September 12, 2012, the
Redondo Beach City Clerk office received a petition regarding a proposed initiative measure to establish new land
use and development standards on the 50-acre site. The proposed initiative would amend the General Plan,
Coastal Land Use Plan, Harbor Civic Center Specific Plan, Coastal Zoning, Zoning, and the City Charter. The
amendments would be put to a vote by registered voters in the City of Redondo Beach (City of Redondo Beach,
2012d). On November 6, 2012, the Redondo Beach City Council voted to place the proposed initiative measure on
the general election ballot scheduled for March 5, 2013. A copy of the proposed initiative is included in
Appendix 5.6A.

5.6.2.6.2 City of Hermosa Beach

There are no recent or proposed General Plan amendments or rezones that could affect RBEP (Townsend, 2012).

5.6.2.6.3 City of Torrance

There are no recent or proposed General Plan amendments or rezones that could affect RBEP (Gibson, 2012).



5.6 LAND USE

IS120911143723SAC/424103/122480008 5.6-19

5.6.2.7 Recent Discretionary Review by Public Agencies

No discretionary reviews related to General Plan or zone changes are currently being processed in the City of
Redondo Beach or the City of Hermosa Beach.

5.6.2.8 Population and Growth Trends

Land use and growth trends identified for the RBEP study area are based on population estimates, projections,
and current land use plans. Redondo Beach’s 2010 population estimate is 66,970. In 2000, it was estimated to be
63,261 (DOF, 2012). Redondo Beach has a relatively high median household income of $90,507 and half of the
homes are owner-occupied (U.S. Census Bureau, 2012). The city also has a low unemployment rate of 6.6 percent
(EDD, 2012); significantly lower than the state unemployment rate of 11.7 percent (EDD, 2012).

5.6.3 Environmental Analysis

5.6.3.1 Significance Criteria

Significance criteria for evaluating land use impacts were applied by reviewing applicable state and local
regulations. The CEC’s Site Certification Process, pursuant to the Warren-Alquist Act, a certified agency program
pursuant to California Environmental Quality Act (CEQA), uses the following CEQA-criteria to evaluate the
potential environmental impacts associated with implementation of the RBEP:

 Will the project physically divide an established community?

 Will the project conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction
over the project (including, but not limited to, the general plan, specific plan, local coastal program, or zoning
ordinance) adopted for the purpose of avoiding or mitigating an environmental effect?

 Will the project conflict with any applicable habitat conservation plan or natural community conservation plan?

 Will the project convert prime farmland, unique farmland, or farmland of statewide importance (farmland), as
shown on the maps prepared pursuant to the FMMP of the California Resources Agency, to nonagricultural use?

 Will the project involve other changes in the existing environment which, given their location and nature,
could result in conversion of farmland to nonagricultural use?

5.6.3.2 Potential Effects on Land Use during Project Construction and Operation

5.6.3.2.1 Divide an Established Community

RBEP would not physically divide an established community because the project is proposed on land occupied by
the existing Redondo Beach Generating Station. The land is designated for public and energy-related uses under
the City of Redondo Beach General Plan and Zoning Ordinance. Therefore, implementation of RBEP will not divide
an established community, affect access to the city or the project area or introduce incompatible land uses. In
addition, RBEP would not displace existing non-industrial development or result in new development that would
physically divide an existing neighborhood, therefore potential impacts would not occur.

5.6.3.2.2 Conflict with an Applicable Land Use Plan, Policy, or Regulation

The RBEP site is located on land designated for energy generating facilities under the City of Redondo Beach
General Plan and Zoning Ordinance. Due to the nature of the allowable activities under these City policies, RBEP is
considered consistent with applicable City plans, policies and regulations. But for the CEC process, compliance
with the City’s General Plan, Harbor/Civic Center Specific Plan, and Zoning Ordinance development standards
would be subject to the City Planning Commission approval through Site Plan and Design Review under a CUP
application. No specific parcel/lot area, height, or setback limitations are applicable for the project site. Consistent
with the CEC process, RBEP development and design plans will be reviewed for consistency with applicable City
land use plans, policies and regulations.

RBEP will incorporate a number of design, siting, and operational features that will comply with local land use
plans, policies and regulations and minimize potential environmental impacts:
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 The facility will use best available control technologies to limit air emissions. This meets Goal 1E of the
General Plan, which is to ensure that the types of land uses developed complement and do not adversely
affect the quality of life and health of residents, businesses, and visitors, and Harbor/Civic Center Specific Plan
Supplemental Policy 5.6.2 which calls for implementation of any “reasonable means of eliminating entirely or
reducing, as much as possible, the range of significant adverse environmental impacts that are created
through operation of the current facility”(City of Redondo Beach, 2008a).

 RBEP will be significantly smaller in bulk, height, and area than the existing Redondo Beach Generating
Station. It will also be sited within the eastern portion of the RBEP site, away from public streets with walls
and landscaping to further mask views of the facility. This meets General Plan Goals 1N and 1O by providing a
quality façade and interface with public right of ways along the frontage of the project site and also provides a
more compatible facility in relation to the mixed commercial, residential and tourist oriented developments
surrounding the site.

 RBEP is consistent with Goal and Objective 5.6.1 of the Harbor/Civic Center Specific Plan. The Plan calls for
“future recycling of the SCE site into a more attractive, modern, and compatible alternative land use” (City of
Redondo Beach, 2008a). While the proposed project remains a power plant, the vastly reduced scale,
modernization and planned site improvements related to reducing the physical size of the facility with a more
energy dense design (more electrical generation using fewer acres of land) provide a more compatible land
use.

 RBEP will modernize the current Redondo Beach Generating Station facility and reduce its scale. This meets
amended Policy 9 of subsection D of Section VI of the 2010 CLUP which calls for modernization of the existing
facility and a reduction in its size.

A full listing of RBEP’s consistency with applicable land use plans, policies, and regulations can be found in
Table 5.6-4. Implementation of RBEP does not conflict with any applicable land use plan, policy or regulation;
therefore, environmental impacts related to land use are less than significant.

TABLE 5.6-4
RBEP Conformity with Local Land Use Plans and Policies

Goal/Objective/Policy Project Consistency

City of Redondo Beach General Plan

Land Use Element

Objective 1.4 – Provide for land uses which contribute job opportunities
for existing and future residents of the City.

Yes. Project development (demolition, construction, and
operations) will create job opportunities. Refer to Section 5.10,
Socioeconomics, for additional information on the benefits of
implementing RBEP.

Goal 1D – Provide development of public infrastructure to support
existing and future residents, businesses, recreation, and other uses

Yes. Project allows for the continuation of an energy facility.
See Section 5.6.2.3.2.

Policy 1.8.2 – Allow utility corridors, easements, and facilities
(sewer, water, energy, storm drainage, telecommunications, and
other) to provide for existing and future land use development in
areas classified as Public (P) on the Land Use Plan map.

Policy 1.8.4 – Develop plans and programs for the reuse of
infrastructure and utility properties and easements should they no
longer be required for their intended operations.

Yes. Project will reuse an existing utility property. See
Section 5.6.1.
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TABLE 5.6-4
RBEP Conformity with Local Land Use Plans and Policies

Goal/Objective/Policy Project Consistency

Goal 1E – Ensure that the types of land uses developed complement and
do not adversely affect the quality of life and health of residents,
businesses, and visitors.

Yes. Project uses the best available control technologies to limit
air emissions from combustion of natural gas and includes
continuous emission monitoring for NOx and carbon monoxide
to ensure emissions remain within permitted limits as described
in Section 5.1, Air Quality. Noise abatement measures will be
implemented (See Section 5.7, Noise) to reduce noise emissions.
Storage, handling, and use of all hazardous chemicals will be
conducted in accordance with applicable LORS (See Section 5.5,
Hazardous Materials Handling).

Objective 1.9 – Control development which may adversely impact the
character of the City and quality of life of its residents.

Policy 1.9.1 – Control development of industrial and other uses
which use, store, produce, or transport toxics, generate
unacceptable levels of noise, air emissions, or contribute other
pollutants; requiring adequate mitigation measures confirmed by
environmental review.

Goal 1K – Provide for public uses which support the needs and functions
of the residents and businesses.

Yes. Project accommodates public utility uses in an area
designated P. See Section 5.6.2.3.2.

Policy 1.46.1 – Accommodate governmental administrative and
maintenance facilities, parks and recreation, public open space,
police, fire, educations (schools), cultural (libraries, museums,
performing and visual arts, etc.), human health, human services,
public utility and infrastructure (transmission corridors, etc.), public
and private secondary uses, and other public uses in areas
designates as “P”.

Yes. Project will reuse an existing industrial property at a smaller
physical scale than current facility and, therefore, improve
compatibility with surrounding uses. It also will create jobs and
revenues for the City and it conforms to the Harbor/Civic Center
Specific Plan standards. See Section 5.6.1 and 5.10,
Socioeconomics.

Policy 1.46.5 – Require, where the City has jurisdiction, that public
sites be designed to incorporate landscaped setbacks, walls, and
other appropriate elements to mitigate operational and visual
impacts on adjacent land uses.

Yes. Project will comply with the City’s visual and aesthetic
requirements through the implementation of design concepts
discussed in Section 5.13, Visual Resources.

Goal 1N – Ensure a high quality of the City’s built environment,
architecture, landscape, and public open spaces and sidewalks.

Policy 1.53.3 – Require that commercial and industrial buildings be
designed to convey a high quality of visual and aesthetic character.

Yes. The project will submit a landscaping design to the CEC for
approval prior to commencing construction. After approval, the
landscaping design will be implemented. See Section 5.13, Visual
Resources.

Policy 1.53.10 – Require that all building facades visible from public
streets and abutting properties be designed to continue the
architectural character established for the street facing elevations.

Policy 1.55.3 – Require that development projects submit and
implement a landscaping design.

Goal 10 – Ensure compatibility among the various types and densities of
land uses to be accommodated in the City.

Yes. Project has been designed to provide adequate protection
to surrounding uses from the impacts of noise, light, visibility of
activity, vehicular traffic and other potential nuisance impacts, as
discussed in Sections 5.7, Noise; 5.12, Traffic and Transportation;
and 5.13, Visual Resources.

Policy 1.57.1 – Require that parcels developed for commercial and
industrial uses incorporate buffers with abutting residential
properties which adequately protect the residential use from the
impacts of noise, light, visibility of activity, vehicular traffic, and
risks to the property and maintain open space and visual access
(horizontal and vertical setbacks, structural or landscape
enclosures, insulation, and other).

Policy 1.57.2 – Require that the on-site lighting of commercial and
industrial uses be unobtrusive and constructed or located so that
only the intended area is illuminated, off-site glare is minimized,
and adequate safety is provided.

Yes. Project has been designed so that that the lighting system
provides personnel with illumination for safe operation and for
egress under emergency conditions, while not illuminating
offsite areas. See Section 5.13, Visual Resources, for further
discussion.
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TABLE 5.6-4
RBEP Conformity with Local Land Use Plans and Policies

Goal/Objective/Policy Project Consistency

Goal 1Q – Ensure that buildings and properties are maintained in the
City.

Policy 1.58.3 – Require that all development be designed to provide
adequate space for access, parking, supporting functions, open
space, storage, and other pertinent elements.

Yes. Project has been designed to provide adequate space for
onsite parking, storage and supporting functions. See
Section 5.12, Traffic and Transportation.

Policy 1.58.4 – Require that all commercial, industrial, and public
development incorporate appropriate design elements to facilitate,
access for and use by physically challenged (ramps, doorways, rest
rooms, etc.).

Yes. Project will comply with all ADA requirements to ensure
accessibility by physically challenged.

Harbor/Civic Center Specific Plan 2008

Goal and Objective 5.2.1 – Retain the existing, compatible, and
attractive low scale and limited building density of the area.

Yes. Project will result in lower-scale building density. See
Section 5.6.3.2.2.

Goal and Objective 5.6.1 – Undertake and pursue (as appropriate and
environmentally viable) planning and feasibility studies leading to the
ultimate future recycling of the SCE site into a more attractive, modern,
and compatible alternative land use. For remainder of electricity plant’s
useful economic and physical life, pursue specific, implementable, and
enforceable means of mitigating entirely or reducing, as much as
possible, the range of significant environmental impacts that are created
and generated upon the community by the day-to-day operation of the
facility.

Yes. Project will submit design plans to the CEC for approval prior
to the commencement of construction which will ensure a project
design review equivalent to the City Planning Commission process.
Furthermore, if approved, the project will be required to submit
quarterly and annual reports documenting compliance with the
conditions of certification demonstrating the project’s compliance
with environmental (air quality/public health, noise, traffic, visual
resources, etc.) limitations to ensure impacts remain below
significant levels for the life of the project.

5.6.2 Policy: Catalina Avenue Sub-Area Zone 2 – Urban/architectural
design policies to be determined by the City Planning Commission
during the appropriate Site Plan and Design Review procedures
associated with and necessary for the issuance of a CUP.

Yes. The project design reduces adverse environmental impacts
as discussed in Sections 5.7, Noise; 5.12, Traffic and
Transportation; and 5.13, Visual Resources. The RBEP design will
result in a significantly smaller footprint with lower overall
structure heights and will utilize the best available air emissions
controls.

5.6.2 Catalina Avenue Sub-Area Zone 2 Supplemental
Recommended Urban/Architecture Design Policies – In
consideration of the various lower and moderate-density
commercial and residential land uses surrounding the Zone,
implement, as possible and financially feasible any reasonable
means, methods, or ways of eliminating entirely or reducing, as
much as possible, the range of significant adverse environmental
impacts that are created through operation of the SCE Plant (these
measures could include, but are not limited to: external noise walls
or fences, landscaping shields and buffering, additional internal
noise insulation or air quality filtering systems, etc.).

Coastal Land Use Plan

SECTION 7:*

The amendment of Policy 9 of subsection D of Section VI of the
Coastal Land Use Plan to read as follows is hereby approved.

9. Allow the reduction in size and modernizing of the AES Redondo
Beach Generating Plant on a portion of the existing plant site,
subject to applicable conditional use permit procedures and public
utilities facility requirements under the Coastal Land Use Plan
implementing ordinance, and subject to the California Energy
Commission application process for power plants and related
facilities. Permit the AES Redondo Beach Generating Plant site to be
converted to parks, open space, and recreational facilities if the site
is acquired for such purposes in the future by a public, non-profit or
private agency.

RBEP proposes to modernize the existing AES Redondo Beach
Generating Station. In addition, RBEP design will result in a
significantly smaller footprint with lower overall structure height.
See Section 5.6.3.2.2.
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TABLE 5.6-4
RBEP Conformity with Local Land Use Plans and Policies

Goal/Objective/Policy Project Consistency

City of Redondo Beach Municipal Code

10-5.1114 Development standards: P-GP generating plant zone.
Floor Area Ratio, Building Height, Stories, and Setbacks shall be
determined subject to Planning Commission Review.

Yes. Project will submit design plans to the CEC for review and
approval prior to the commencement of construction which will
ensure design review consistent with the City’s process.

*This policy was approved as part of Measure G in 2010 and became effective January 14, 2011. See Section 5.6.2.6.1 for more information.

Sources: City of Redondo Beach, 2008a,2008b, 2008c, 2008d, 2012b

5.6.3.2.3 Conflict with an Applicable Habitat Conservation Plan

The RBEP site is not located within the limits of or adjacent to any Habitat Conservation Plan or Natural
Community Conservation Plan planning areas (CDFG, 2012), thus there will be no impact.

5.6.3.2.4 Convert Farmland to Nonagricultural Uses

The project does not involve the conversion of prime farmland, unique farmland, or farmland of statewide
importance, and no designated farmland occurs on, adjacent to, or within the 1-mile buffer of the RBEP site (DOC
2010 and 2001). No impacts to agricultural resources would occur as a result of implementation of the project.

5.6.3.2.5 Cause Changes that Would Result in the Conversion of Farmland

The project does not involve changes to the existing environment that could result in conversion of Farmland to
nonagricultural use. Due to extensive commercial, recreational, and residential land use, no active agricultural
land exists within the study area. All land within the project study area is designated Urban Built-up Land or Other
Land (DOC, 2010) and therefore there are no Williamson Act contracts (DOC, 2001) and no potential for the
project to result in impacts associated with farmland conversion.

5.6.4 Cumulative Effects
A cumulative impact refers to a proposed project’s incremental effect together with other closely related past,
present, and reasonably foreseeable future projects whose impacts may compound or increase the incremental
effect of the proposed project (Public Resources Code [PRC] § 21083; 14 CCR §§ 15064(h), 15065(c), 15130, and
15355).

CEQA Guidelines further note that:

The cumulative impact from several projects is the change in the environment which results from
the incremental impact of the project when added to other closely related past, present, and
reasonably foreseeable probable future projects. Cumulative effects can result from individually
minor, but collectively significant, projects taking place over a period of time.

Cumulative land use impacts could occur if the development of a proposed project and other related past,
present, and reasonably foreseeable probable future projects would be inconsistent with applicable plans and
policies, or have other cumulative land use related impacts. Since 2010, the City of Redondo Beach has approved
a 12-acre hotel development project consisting of two 4-story hotels with a total of 309 rooms; the Mole B Master
Plan, for the area known as Moonstone Park at the end of Marina Way in the harbor, which will consist of a
Harbor Patrol, emergency helicopter landing zone in the open park space, mast-up boat storage, outrigger canoe
storage, public boat launch, and a sea wall; and revised personal improvement service standards in the zoning and
coastal ordinance to allow establishments 2,000 feet or smaller to be considered (City of Redondo Beach, 2012e
and 2012f). Only three projects are currently in the entitlement process with the City of Redondo Beach, and
these are small condominium construction projects totaling seven units (City of Redondo Beach, 2012g).
Long-term cumulative impacts are not anticipated with the implementation of RBEP and the listed projects
because each project is required to comply with CEQA guideline requirements for evaluating potential cumulative
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impacts, and/or obtain approval from the City prior to permitting and construction by demonstrating
conformance to existing land use policies.

Cumulative construction-related impacts, such as degraded air quality and increased noise or traffic, are not
expected because a temporal overlap with the construction periods of known projects and RBEP is unlikely.

RBEP would not involve conversion of agricultural land, so there will be no cumulative impacts on agricultural
resources resulting from the project. The project is consistent with land use plans and policies, and compatible
with adjacent uses. Therefore, the project will not contribute to cumulative impacts associated with land use
compatibility. Moreover, there are no proposed projects that would result in adjacent incompatible land uses.

5.6.5 Mitigation Measures
RBEP will result in no significant adverse land use impacts, therefore, no mitigation measures are necessary.

5.6.6 Laws, Ordinances, Regulations and Standards
This section lists and discusses the land use LORS that apply to the RBEP. Consistent with AFC requirements, all
plans and policies applicable to the 1-mile area surrounding the project site are summarized below. General Plan
and Zoning land use designations for the cities of Hermosa Beach and Torrance within the 1-mile study area have
been included in Tables 5.6-2 and 5.6-3. The project site, including all project components (plant site, natural gas,
water, and sewer lines, electrical system upgrades), are proposed to occur within the existing Redondo Beach
Generating Station site. But for the CEC review process, only the City of Redondo Beach’s land use policies would
apply to the RBEP site. Therefore, only the City of Redondo Beach’s local LORS are listed in this section and
discussed in Table 5.6-4.

5.6.6.1 Federal LORS

Title 14 Code of Federal Regulations § 77.17, requires an applicant to submit a Notice of Proposed Construction or
Alteration (FAA Form No. 7460-1) to the Federal Aviation Administration (FAA) for construction within 20,000 feet
of the nearest runway of an airport with at least one runway longer than 3,200 feet. No airport meets these
criteria in the vicinity of RBEP; however as part of the analysis for the RBEP, a FAA Notice Criteria Tool has been
used to determine whether the RBEP meets Federal Aviation Regulation 77.13 (FAR §77.13) requirements
regarding the need to notify FAA of RBEP construction. The notice criteria tool results are provided in Appendix
3B. Although all structures are well under 200 feet in height, the FAA criteria tool indicates that the RBEP stacks
are located within the proximity to a navigation facility and may impact the assurance of navigation signal
reception. Based on the results of this evaluation, a FAA Form 7460-1, Notice of Proposed Construction or
Alteration has been filed with the FAA and is provided in Appendix 3C.

5.6.6.2 State LORS

5.6.6.2.1 Warren-Alquist Act

The CEC’s process is equivalent to the CEQA process under the Warren-Alquist Act and is codified in the California
PRC §§ 21000 though 21178.1. Guidelines for implementation of CEQA are codified in CCR §§ 1500 through
15387. As noted above, the CEC’s permitting process under the Warren Alquist Act also supplants CDP
requirements under the Coastal Act and CUP and City of Redondo Beach CDP requirements and approvals. This
AFC process conforms to the Warren-Alquist Act and CEQA.

PRC § 25500 of the Warren-Alquist Act provides that the CEC,

“Shall have the exclusive power to certify all sites and related facilities in the state.” Thus, the CEC
has exclusive jurisdiction over the permitting of RBEP. The authority of the CEC is “in lieu of any
permit, certificate, or similar document required by any state, local or regional agency… and shall
supersede any applicable statute, ordinance, or regulation of any state, local, or regional agency…”

The CEC’s authority to permit power plants, thus, supersedes all local ordinances including zoning
or land use plans. The CEC normally, however, defers to and allows the local land use jurisdiction to
make changes to plans, zones, and allowed uses. Where such a local jurisdiction does not or will
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not make changes, the CEC is allowed to permit the facility where special findings are made.
Specifically, PRC § 25525 allows the CEC to permit facilities not in compliance with local ordinances
where it “determines that the facility is required for public convenience and necessity and that
there are not more prudent and feasible means of achieving public convenience and necessity.”

5.6.6.2.2 California Coastal Commission, Coastal Act

The California Coastal Commission (CCC) was established by voter initiative in 1972 (Proposition 20) and later
made permanent by the Legislature through adoption of the California Coastal Act of 1976 (Coastal Act). Coastal
Act, PRC 30000 et seq., establishes a comprehensive scheme to govern land use planning along the entire
California coast. The coastal zone varies in width from several hundred feet in highly urbanized areas up to five
miles in certain rural areas, and offshore the coastal zone includes a three-mile-wide band of ocean. The CCC, in
partnership with coastal cities and counties, plans and regulates the use of land and water in the coastal zone. But
for the CEC process, that supersedes CCC permitting requirements, development activities generally require a CDP
from either the CCC or the local government.

The Coastal Act includes specific policies that address issues such as shoreline public access and recreation, lower
cost visitor accommodations, terrestrial and marine habitat protection, visual resources, landform alteration,
agricultural lands, commercial fisheries, industrial uses, water quality, offshore oil and gas development,
transportation, development design, power plants, ports, and public works. The policies of the Coastal Act
constitute the statutory standards applied to planning and regulatory decisions made by the CCC and by local
governments, pursuant to the Coastal Act.

The Coastal Act sets forth general policies which govern the CCC’s review of permit applications and local plans.
Specific to energy facilities, the Coastal Act requires that the CCC designate specific locations within the coastal
zone where the establishment of a thermal power plant subject to the Warren-Alquist Act could prevent the
achievement of the objectives of the Coastal Act. Pursuant to PRC § 30500, each local government lying within the
coastal zone is required to prepare a local coastal program (LCP) for management of that portion of the coastal
zone within its jurisdiction. Once the CCC certifies a LCP, the authority to issue CDPs for development within the
coastal zone is delegated to the local jurisdiction.

When the CEC undertakes the processing of an Application for Certification, (AFC) for any power plant or
transmission line proposed to be located, in whole or in part, within the coastal zone, the CCC may participate in
the CEC process. The CCC’s participation in the CEC process replaces the normal Coastal Act permitting process
and CDP normally required for a project in the coastal zone. As part of this process, the CEC must notify the CCC
prior to completion of the CEC staff’s preliminary report and the CCC can provide a written report on the
suitability of the proposed site and related facilities specified in that notification. In 1995 the Vice Chair of the CEC
and the Chair of the CCC signed a Memorandum of Agreement (MOA) that among other things, calls for the CCC
to submit a report pursuant to PRC § 30413(d) prior to the Final Staff Assessment (FSA) prepared by the CEC staff.
Though the MOA does not have the authority of a regulation or a statute, it does describe the CEC’s practice and
policy regarding the CCC role in and the CEC process.

Pursuant to PRC § 30413(d), the CCC’s report would normally contain a consideration of and findings regarding, all
of the following:

 Compatibility of the proposed site and related facilities with the goal of protecting coastal resources.

 Degree to which the proposed site and related facilities would conflict with other existing or planned
coastal-dependent land uses at or near the site.

 Potential adverse effects that the proposed site and related facilities would have on aesthetic values.

 Potential adverse environmental effects on fish and wildlife and their habitats.

 Conformance of proposed site and related facilities with certified local coastal programs in those jurisdictions
which would be affected by any such development.
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 Degree to which proposed site and related facilities could reasonably be modified so as to mitigate potential
adverse effects on coastal resources, minimize conflict with existing or planned coastal-dependent uses at or
near the site, and promote the policies of this division.

 Such other matters as the commission deems appropriate and necessary to carry out this division.

The Coastal Act also provides that “[c]oastal-dependent industrial facilities shall be encouraged to locate or expand
within existing sites and shall be permitted as reasonable long-term growth where consistent with [the Coastal Act]”
(PRC § 30260.) The proposed project will be located entirely within the footprint of the existing, Redondo Beach
Generating Station, which is coastal-dependent. Section 30264 of the Coastal Act states that “new or expanded
thermal electric generating plants may be constructed in the coastal zone if the proposed coastal site has been
determined by the [CEC] to have greater relative merit…than available alternative sites and related facilities for an
applicant’s service area” (PRC § 30264.). The existing Redondo Beach Generating Station property is zoned for public
utility use and has been previously developed in its entirety for industrial uses. Construction of the RBEP on the site
of an existing power plant has greater relative merit to development than an alternative site. In addition, there are
no available alternative sites within the City of Redondo Beach or vicinity, which are zoned for public utility use and
which are located outside of the coastal zone.

5.6.6.2.3 California Land Conservation Act (Williamson Act)

The California Land Conservation Act of 1965, commonly known as the Williamson Act, was enacted to encourage
preservation of agricultural lands and encourage open space preservation and efficient urban growth. The
Williamson Act provides incentives to landowners through reduced property taxes to create an agricultural
preserve and agree to keep their land in agricultural production (or another compatible use) for at least 10 years.
Maps, statistics, and reports on Williamson Act lands are available online. The project site is not designated as
preserved agricultural lands under the Williamson Act.

5.6.6.3 Local LORS

Land use provisions that are included in every California city and county General Plan (California State Planning
Law, Government Code §65302 et seq.) reflect the goals and policies that guide the physical development of land
in their jurisdiction. City zoning ordinances are enforced by their respective planning and building departments.
Table 5.6-5 lists the applicable LORS, administering agencies, and the AFC section that discusses project
conformance. The project site, including all project components (plant site, natural gas, water, and sewer lines,
switchyard, and the transmission line), are located in the City of Redondo Beach within the boundaries of the
existing Redondo Beach Generating Station. But for the CEC review process, only the City of Redondo Beach’s land
use policies would apply to the RBEP site. Therefore, only the City of Redondo Beach’s local LORS are listed in this
section and discussed in Table 5.6-4.

TABLE 5.6-5

Laws, Ordinances, Regulations, and Standards for Land Use

LORS Requirement/Applicability
Administering

Agency
AFC Section Explaining

Conformance

State

CEQA PRC, §§ 21000-21178.1, including
Guidelines for implementation of CEQA
are codified in the CCR §§ 15000-15387

Establishes policies and procedures for review of
proposed power plants in California.

CEC Section 5.6.6.2.1

Warren-Alquist Act (PRC §25000 et seq.) Establishes policies and procedures for review of
proposed power plants greater than 50 MW in
California.

CEC Section 5.6.6.2.1

California Coastal Act (PRC, Division 20,
§§ 30000, et seq.)

Establishes policies to guide orderly development
within California’s coastal zone.

CCC,
Energy Unit

Section 5.6.6.2.2

California Lands Conservation Act
(Williamson Act)

Preserves agricultural land and to encourages
open space preservation and efficient urban
growth.

Department of
Conservation
(NRCS)

Section 5.6.6.2.3
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TABLE 5.6-5
Laws, Ordinances, Regulations, and Standards for Land Use

LORS Requirement/Applicability
Administering

Agency
AFC Section Explaining

Conformance

Local

City of Redondo Beach
General Plan (as amended through 2008)

Comprehensive long-range plan to serve as the
guide for the physical development of the city.

City of Redondo
Beach Planning
Division

Section 5.6.2.3,
Table 5.6-4

City of Redondo Beach Municipal Code
Zoning Ordinance, Title 17 (2008)

Establishes zoning districts governing land use
and the placement of buildings and district
improvements.

City of Redondo
Beach Planning
Division

Section 5.6.2.4,
Table 5.6-4

City of Redondo Beach Harbor/Civic
Center Specific Plan (as amended
through 2011)

Specific plan to guide development within the
designated Harbor/Civic Center area, also the
Coastal Land Use Plan for the project site.

City of Redondo
Beach Planning
Division

Section 5.6.2.5.1,
Table 5.6-4

City of Redondo Beach LCP Coastal land use plan and implementing
ordinance establish policies to guide
development within the Coastal Zone

City of Redondo
Beach Planning
Division

Section 5.6.2.5.2,
Table 5.6-4

5.6.7 Agencies and Agency Contacts
Agencies and contacts are provided in Table 5.6-6.

TABLE 5.6-6
Agency Contacts for Land Use

Department Agency Persons Contacted

Planning & Land Use City of Redondo Beach, Planning Department Aaron Jones, Planning Director
415 Diamond Street
Redondo Beach, CA 90277
(310) 318-0637 x1-2200
aaron.jones @redondo.org

Planning & Land Use City of Hermosa Beach, Community Development
Department, Planning Division

Pamela Townsend, Senior Planner
1315 Valley Drive
Hermosa Beach, CA 90254
(310) 318-0242
ptownsend@hermosabch.org

Planning & Land Use City of Torrance, Community Development Department Jeffrey Gibson, Director
3031 Torrance Boulevard
Torrance, CA 90503
(310) 618-2550

5.6.8 Permits and Permit Schedule
Except as identified in other sections of this AFC that apply to air quality, water quality, and roadways, because of
the exclusive jurisdiction of the CEC, no other discretionary land use-related permits are required for the RBEP.
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