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Community Appeal to the 
Redondo Beach City Council

of
Planning Commission Approval of 

Development Proposed
at 521-527 S Broadway 

Petitioners Include, but are not limited to, the following:
Paul Schlichting, Andrew Dilsaver, David Hill, Marie Taylor, Arnold and 

Jianulla Zimmerman, Willa Gregory, Richard Shaw, Pearl Davison, 
Amanda Montano, Edmond Maloney, Charles & Rachel Phillips, Rhonda 

Martin, Michael Uporsky, Keith Kelly, Jodi Flicker

Citizen’s Appeal of 10-Unit Condo Development at Christian Science Church location, 521-527 S Broadway – August 5, 2014
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Basis of this Appeal

The Planning Commissioners did not consider nor 
address the concerns of local residents, nor did they 
properly address the application of the Residential 
Design Guidelines.
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At the prescribed “Reach-Out” meeting, the 
Developer offered no remedies for any of the residents’
concerns, and only informed of what their plans are.

The Developer’s design, massing, and landscaping are 
not compatible with the neighborhood, and were not 
properly mitigated via the Residential Design Guidelines.

The Planning Department failed to adequately apply 
the Residential Design Guidelines (RDLs) to this 
project.
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Basis of this Appeal (con’t)
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This development represents a disproportionate 
growth burden on this neighborhood.

Some setbacks for the project are unreasonable nor 
realistic considering the lot configuration and context.

The Residential Design Guidelines were not properly 
executed nor applied, including the pre-design 
meetings with neighbors.

Quality of life for residents that appears in more than 
one document as related to this project appeared to 
not have any priority during considerations.

It appears that the CEQA EIR Requirements have not 
been properly applied to this project.
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Basis of this Appeal (con’t)
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There are no provisions to mitigate the real increased 
parking demands in this part of the Coastal Zone.

The Planning Department stated that Broadway traffic 
capacity in this vicinity is 1,600 cars per hour, which is 
unrealistic.
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Planning Department & Commission
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On the City’s website, 
the Planning Department’s 
Mission Statement 
indicates it is tasked to “…
enhance the quality of life 
of residents …”.

One would assume 
that the residents would 
recognize whether their 
quality of life is being 
enhanced, or otherwise, 
by activities performed 
within their living 
environment.
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Planning Dept & Commission (con’t)
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On the City’s website, the Planning Commission is 
described as having powers to facilitate its work as set 
forth by the City of Redondo Beach, and State law.

Enforcement of Residential Design Guidelines would 
surely fall under the Planning Commission’s purview.
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4/17 Planning Commission Meeting

Residents also observed that the receipt of notices 
and notices posted at the property of the pending 
projects as “4 Units” and “6 Units” was confusing and 
misleading, as 10 Units was the actual project scope.

Local residents voiced concerns with regards to 
mass, style, number of units impacting parking and 
traffic, possible historical significance, and others.

The Planning Commission then instructed the 
Developer to perform a “Reach-Out Meeting” inviting all 
residents that had received any prior notification.
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On April 17th, the Planning Department presented an 
“Administrative Report” and recommended approval.
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Developer’s “Reach-Out” Meeting

Many of the local residents expressed concerns with 
regards to design, mass, parking, number of units, alley 
access and safety, and others.
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Approximately 35 local residents attended the 
meeting at the Church on Sunday, May 5th at 11am.

The Architect led the presentation, displaying 
several large placards (Exhibits 1 through 3) showing 
lot coverage information of nearby residential.

The Developer also indicated that the “investors”
needed to get 30% back on their return, which was one 
justification for not being able to mitigate concerns.

The Developer said that their Coastal Plantation
design was the only design that people would buy.
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Developer’s “Reach-Out” Meeting (con’t)
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This is “Exhibit 1 – All Residential Properties Each 
Block” – showing percent coverage by lot and block:

Yellow-bordered area is the development.  Missing 
segment would cover the adjacent building clearance.
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Developer’s “Reach-Out” Meeting (con’t)
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This is “Exhibit 2 – Developed Properties Each 
Block” – showing percent coverage by lot and block:

The area in these charts is nearly ½ mile by ¼ mile.  
We don’t think that everyone in this chart was notified.
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Developer’s “Reach-Out” Meeting (con’t)
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This is “Exhibit 3 – Dwelling Unit Density Each Block”
– showing number of units per acre by lot and block:

These numbers are interesting statistics, but ….
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Developer’s “Reach-Out” Meeting (con’t)
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Although such numbers and charts might be helpful 
for understanding build-outs and density, they are not 
helpful for understanding the real local impacts of the 
development – brought up by residents – such as the 
demands for parking, visual impacts of street-level 
viewed mass, incompatibility of the design, and others.

… all 3 of the Exhibits presented above include many 
lots and buildings that were developed prior to the 
down-zoning of the 1990’s and the establishment of the 
Residential Design Guidelines.  Including these overly-
dense and massive developments skews the numbers 
to make this development look like it is having less of 
an impact in the context of this larger area.



13

5/15 Planning Commission Meeting

The Planning Commissioners’ justifications for 
approving the project left no solace with residents 
concerned about proper application of the Residential 
Design Guidelines.  Justifications included:
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After the “Reach-Out” meeting was completed, at the 
next Planning Commission meeting, the Planning 
Commission approved the development as is.

“… Redondo has to grow …”
“… our job is not to be a police force here …”
“… you know we’re bounded by the existing 

code …”
None of these points recognize the responsibility of, 

and powers afforded to, the Planning Commission.
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Developer’s Design
The Developer indicated that he chose the Coastal 

Plantation design because that is the only design that 
people would buy at this time.
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This appears to be a 
misleading style name, used 
in as part of a sales pitch to 
the neighborhood residents 
of warm apearing, coastal 
homes.

Units on 700 block of S. Broadway

There was no hearing on this dev’t, 
and it is not within eyesight of 521-527

This bears no 
resemblance to what can be 
found as the Coastal 
Plantation architectural 
design…
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Developer’s Design (con’t)

Coastal Plantation sounds breezy, homey, and warm.  
The photos below are the first results of a Google 
Image Search performed for Coastal Plantation 
Architecture Style.  These images do not, in any way, 
resemble the Developer’ design.
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Developer’s Design (con’t)

The design proposed by the Developer is simply not 
compatible with the neighborhood for the following 
reasons, which are all supported by the Guidelines:
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The design is boxy and modern, which is not 
consistent with the feeling of the neighborhood.

Their roofs are virtually flat – also inconsistent.
Although their highest points are supposedly 

around 2 feet short of the allowable height limit, 
what they give up in height with a pitched roof is 
made up by extra massing – as their highest areas 
are not roof peaks or ridges, but widely separated 
vertical walls connected by flat roofs.
Again, all points of incompatibility mentioned above 

are remedied by the Residential Design Guidelines.
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Developer’s Design (con’t)
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The Developer said that people won’t buy any other 
than their design at this time.  The Craftsman-style 
units below (recently completed on Guadalupe – 1 
block from the 521-527 site) were put on sale 1 month 
ago, and both units sold during the first weekend.
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Developer’s Design (con’t)

It appears that this design is used by the Developer 
in order to maximize the economy of construction and 
amount of sellable living space for these units – each 
currently at over 2,500 square feet.  
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This should not be a motivator that is allowed to 
override the local residents’ quality of life and quality 
of neighborhood.  

The Developer should have considered a 
neighborhood-compatible design from the starting 
point, then met with residents to smooth out concerns.
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Guarantee of Profits
The City has no responsibility to guarantee 

Developer any amount of profit. 
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Although the “lawsuit” word has been bantered 
about in the past (not heard on this project), the 
Residential Design Guidelines, when followed properly, 
insure that a proper review (with residents) is 
performed, with the clear understanding and possibility 
that the Guidelines themselves might affect the size, 
features, and therefore profitability of a project.
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Residential Design Guidelines
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The Residential Design Guidelines were adopted in 
2003 – around the time of the widespread public 
consternation regarding the Heart of the City plan.

We are going to refer to specific areas of these 
Guidelines to support our case.
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Residential Design Guidelines (con’t)
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The Residential Design Guidelines specifically 
state in its Purpose that “An important objective of 
the … Strategic Plan is to improve the quality of life 
in residential neighborhoods.”, and that the “…
guidelines are intended to help accomplish this 
objective …”, “ … and provide a clearer 
understanding of acceptable design solutions …”.
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Residential Design Guidelines (con’t)
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And in section Introduction-B-2 They also make a 
specific point that they “… focus on reducing the 
appearance of mass and bulk …”.
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Residential Design Guidelines (con’t)
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They also state that the Guidelines “… should be 
used as a starting point.” and that “… Developer are 
encouraged to include Planning Staff and adjacent 
property owners in the design process prior to 
making a significant investment.”

Prior consultation with adjacent (or any) property 
owners was clearly not done, and we feel compelled 
to appeal this project to the City Council as provided.
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Residential Design Guidelines (con’t)
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In Part IV – Multi-Family Residential, Section A, it 
specifies that the guidelines “… are to ensure 
compatibility with the neighborhood, … consistency 
of architectural style, … softening of the appearance 
of  mass and bulk”.

of this project are not compatible with the 
neighborhood.  And who would better know about 
neighborhood compatibility than those who live there?

Local residents are 
in strong agreement
that the style and bulk
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Residential Design Guidelines (con’t)
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And under Part IV – Section B, it not only specifies 
that the objective is “… to achieve an acceptable 
design compatible with the neighborhood.” …

… but also repeats the prior instruction: “Applicants 
are encouraged to involve staff and adjacent property 
owners in the design process … prior to making a 
significant investment.”, which, again, wasn’t done.
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Residential Design Guidelines (con’t)
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Per Part IV – D-1 – Design Guidelines, projects “…
should be compatible with the character of the

All of these areas are 
clearly not being adhered to, 
including design 
compatibility, setbacks, 
buffer yards, building scale

neighborhood.”, “… respect 
the development of the 
immediate area …”, with 
complimentary landscaping. 

and obstructions, and even the landscaping is not 
consistent with the neighborhood.
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Residential Design Guidelines (con’t)
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Per Part IV – D-2 – Site Planning, projects “…
appropriate building siting should be used to reduce

The local residents do see 
the bulk in this project, inc-
luding the height and full 
wrap-around building at 527, 
as well as the inappropriately

perception of bulk.”, and 
recommends the use of “…
varying setbacks … to reduce 
the appearance of bulk”. 

south setback that runs all the way from Broadway –
around the Sapphire curve – to the alley.
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Residential Design Guidelines (con’t)
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Part IV – D-5 – Architectural Guidelines, says projects

This project does not 
resemble any other buildings 
within sight of this site, and 
it consists solely of flat 
vertical and horizontal 
planes.  The walls have no 
articulations, and the roofs 
are flat and have few eaves, 
and no gables nor ridges.

should incorporate the 
architectural theme of the 
neighborhood, further flat 
wall planes are undesirable.
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Residential Design Guidelines (con’t)
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Part IV – D-6 – Building Height, etc, indicates that

Although this project does 
seem to have some variation 
to the building heights, all 
buildings are of vertical 
planes and lines, little or no 
wall, roof or window 
articulations, and ultimately 
appears as a series of 
“boxes” stacked around and 
upon one-another, but at 527 
attached as a single wall.

varied heights are 
encouraged.
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Residential Design Guidelines (con’t)
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Part IV – D-7 – Roof Articulation, etc, indicates that

The roofs on this project 
are, from any practical 
standpoint, flat, and lack all 
articulations and visual 
interest specified by the

the preferred roofs would 
be a hipped or gabled, 
should reflect a residential 
appearance, and should not 
be flat.

Guidelines, as well as lacking any visual compatibility 
with other rooflines in the vicinity.
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Residential Design Guidelines (con’t)
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Part IV – D-9 – Landscape Guidelines, mentions

The landscaping of 
this project incorporates 
the newer concepts of 
“drought tolerant”
planting.  However, such 
plantings are not 

that landscaping should 
incorporate grasses and 
ground covers, shrubs, 
and trees.

consistent with the surrounding landscaping, and are 
not “cooling”.  An even greater savings of water could 
be realized by building fewer and smaller units.
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Residential Design Guidelines (con’t)
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In the Glossary of Terms under Appendix A, the term

As this term is used 
numerous times in the

Compatibility is defined 
as “Provision of site 
design, architectural 
design, and high quality 
materials that are 
compatible with the 
existing neighborhood”.

Guidelines, it holds particular weight as applied to the 
sections.  To the vast majority of local residents, the 
architectural design of this project is not compatible 
with the neighborhood, regardless of other claims.
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Residential Design Guidelines (con’t)
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To summarize the application of the Residential 
Design Guidelines to this project:

There were no design meetings held with residents.
Residents are in nearly unanimous agreement 

regarding the incompatibility of the architectural 
design and massing of this project, and features that 
compete with the stated purpose of the Guidelines.
It is unacceptable that a few people – less than a 

dozen – can make such compatibility determinations in 
a neighborhood where none live, and visit by mere 
casual drive-by, with little or no regard for the opinion of 
scores of local residents – if that indeed is the case.

The local residents identify with, and are proud of, 
their neighborhood.  They deserve to be respected.



34

Setbacks

The property setback along the north side is 
disproportionately small, adding to appearance of mass.
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The property setback along Sapphire, even though 
two units have their front entrances on Sapphire, is 
calculated as a side setback for the whole curve.

Setbacks are deficient both visually and functionally.
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Setbacks (con’t)

The curved property setback along Sapphire should 
share front setback properties as it has residence 
entrances, and also faces homes across Sapphire.
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The maximum-allowed mass on left (sans RDG), and 
the proposed project “boxy-massing” on right, both 
show very close proximity to the Sapphire-side 
sidewalk for the full length from Broadway to the alley. 
Note also that there is a literal wall along Sapphire.
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Setbacks (con’t)

Also, there are homes across Sapphire that are 
directly facing this new development.
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The Sapphire setback 
should at minimum be a 
graduated setback – where
the setback at Broadway is the front setback distance, 
and the setback then shrinks, linearly, to a side
setback distance as the lot curves from Broadway to 
the alley.  In the picture above, red resembles the 
project’s proposed setback, yellow the graduated.
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Setbacks (con’t)

Here is an example of the setback at the northwest 
corner of Broadway and Ruby.  Note that both setbacks 
are generous, and give a feeling of space, instead of 
crowding, as you walk the area:
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Environmental Impact Report
Planning indicated that an EIR is not required as the 

threshold is anything over 6 units – this project has 10.
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CEQA Section 15303 states that any project over 6 
units must provide and Environmental Impact Report.  
The following describes the exemptions from an EIR:
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Environmental Impact Report (con’t)
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It is clear that this is a single project, with a single 
seller, single buyer, single developer, and a single 
driveway.

The combined driveways depend on their legal width 
by there being no intervening property-line wall 
between these driveways.  This is a cooperative action, 
and therefore, these developments are interdependent.

Per Wikipedia (http://en.wikipedia.org/wiki/California_Environmental_Quality_Act), 
developers are commonly accused of a practice called “… piece-mealing, by which 
projects are analyzed incrementally by parts to make the environmental impacts 
appear smaller [or in this case, non-reportable] to the overseeing agency …”

It appears that an EIR should be required for this 
project, and any need for CEQA compliance should be 
properly executed.



40

Disproportional Growth Burdon
Per a report given by the planning director of a few 

years ago, the maximum build-out of Redondo Beach, 
should all lots be built-out to their maximum zoning, 
would be about 1,500 units.
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This increase of 10 units on this single block alone 
represents a severe burden for the local neighborhood 
– in that over 2/3 % of the City’s potential residential 
growth is represented by this project alone – on a 
single side of one single block – and this block is still 
not built-out to its maximum zoning.

This is an unfair burden on the local community with 
regards for increased demands for parking, traffic, and 
services.  Quality of life would clearly be compromised.
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Broadway Traffic Capacity
During Pubic Hearing at the Planning Commission 

meetings, to allay concerns, Planning indicated that 
the capacity of Broadway is 1,600 cars per hour.
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1,600 cars per hour provides that a car be stopped at 
a stop sign, then pull out to continue, with a following 
car pulling into the same stop position 4½ seconds 
later, continuously – and this includes both directions.
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Broadway Traffic Capacity (con’t)

This volume 
represents the exit 
traffic seen during 
the post-4th of July 
Fireworks shows –
and when cross 
traffic or a 
pedestrian encumber 
any car’s progress, 
the whole calculation 
blows up.
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Offering such a number (as capacity of 1,600 cars 
per hour) to satisfy concerns is not realistic, and can 
only hurt public confidence.

Cars backed up at Ruby and S. Broadway, July 4th, 2014
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Parking
In addition to the visual impacts mentioned above, 

Parking will have the greatest physical impact on all 
members of this neighborhood in the Coastal Zone.
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It is common practice and knowledge that many 
garaged condo unit owners use their garages for 
storage and park one or more cars on the street.  The 
guest spaces provided are also used by the tenants for 
their own cars on a first-come, first-served basis.  
Guest spaces are then not used as designed.

Consequently, for 10 new 2,500+ square-foot, multi-
bedroom residences, we could see as many as 20, 
likely more, cars parked on the street in this area.  This 
does not include the residents’ guests, who will require 
even more spaces as they visit.
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Parking (con’t)

While the stated mitigation actions supposedly add 
new parking places in front of the church and along the 
current curb-cut, the places in front of the church have 
long been in use by local residents when the church 
has not been in session, and the curb-cut will only add 
between 1 and 2 parking spaces – one factor would be 
whether these are parallel or angled spaces.
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In addition, the church had allowed some local 
residents to park on its property during non-church 
days/times, and those vehicles are already now vying 
for new parking spaces on the street.

The impact of these additional parking requirements 
will be felt for blocks as locals continue looking for 
parking spaces at increasing distances from home.
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Parking (con’t)

Some alternatives to dealing with parking over-
demand include:
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Parking is a real problem that the city can, but seems 
reluctant to, address.  This is definitely a quality of life
issue, and should be at the highest priority of issue 
considerations by Zoning, Planning, and the City.

Reducing the number of units in developments 
until/unless clear demonstration is made that the 
street parking impacts would be minimal.

Reduce the size of the units so that the potential 
number of vehicle-driving-age residents is reduced.

Have open, assigned parking spaces vs private 
garages.  This discourages garage use for storage.
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We Love Our Neighborhood
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Here are just a few photos of houses on Broadway 
(all within 1 block of this project) where the owners 
have taken, or are taking, steps to improve their homes 
while preserving the character of the neighborhood:

Bathroom added at near corner

General improvements to duplex
Basement being added
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Brief Summary

The Developer’s “Reach-Out” session offered no 
solutions – only information about their project.
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Both the Planning Department and Planning 
Commission missed their opportunities to effectively 
mitigate public concerns regarding the RDLs.

The Developer has no right to expect that the city or 
its people would guarantee any profit, and the City 
should not assume any responsibility in the 
Developer’s profit goals.

This Developer’s design is wholly incompatible with 
the neighborhood – including its boxy-modern look, 
flat roof lines, appearance of massing in various 
regards, lack of pitched or peaked roofs, landscaping.
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Brief Summary (con’t)

The Broadway traffic capacity numbers reported 
were not realistic, nor supportive of public confidence.
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Parking is a huge problem – particularly in the 
Coastal Zone, and should be a top priority item when 
evaluating projects such as this one.

Setbacks are not applied properly for this very 
visible and uniquely-curved corner.

This project alone poses a disproportional growth 
burden on this neighborhood.

The Environmental Impact Report require by CEQA 
appears to have not been properly required.

This project has not been properly vetted through 
the Residential Design Guidelines (RDL) process, and 
has been demonstrated as non-compliant with it.
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What We Ask
We ask that the Mission Statement of the Planning 

Department, the Residential Design Guidelines, and 
Redondo Beach’s commitment to the enhance the 
quality of life of residents all be proven alive and well by 
asking that the Redondo Beach City Council…
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Reject the Developer’s plan as is, and ask that they 
work more closely with the local residents to:

Come up with a design that is more compatible 
with the neighborhood from style and visual 
standpoints – and has less massing and bulk.

Create a more realistic setback along Sapphire.
Reduce the number of units in the development 

so parking and other growth impacts are reduced.
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What We Ask (con’t)
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Use assigned open bay (vs garage-doored) 
parking to reduce residential on-street parking.

Use a landscaping theme that is more 
compatible with the neighborhood.

Work with the residents of the neighborhood.

Instruct the Planning Department to investigate the 
CEQA statute and perform proper application of EIR 
requirements to this project.
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Thank You
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On behalf of all who have been involved with this 
appeal, other neighbors and residents of our 
neighborhood who have expressed interest and 
support, those who attended this meeting tonight to 
speak or be present in silent support, and all of those 
at home who are watching this now in anticipation …

… thank you all very much for your time and 
patience.  We do look forward to your support, and 
also to working with the project applicant toward a 
mutually satisfactory solution.


