
SOUTH BAY CENTER SPE LLC 
1815 Hawthorne Blvd., Suite 377 

Redondo Beach, CA 90278 
Attention: Stuart Miller 

stuart@sbgdm.com 
 
 
 
February 20, 2024 

 
ALSO VIA E-MAIL TO Sean.Scully@redondo.org 

 
Mr. Sean Scully 
Acting Community Development Director  
CITY OF REDONDO BEACH 
415 Diamond Street 
Redondo Beach, CA 90277 

 
Re: South Bay Galleria – Application Package for Phase 2 Project (350 Residential Units) 

 
Dear Mr. Scully: 

 
On behalf of South Bay Center SPE, LLC, owner of the South Bay Social District mixed-use development 
project (currently South Bay Galleria), I am pleased to hereby submit the planning application package 
for our proposed Phase 2 development consisting of 350 new residential units along with 8,300 s.f. of 
ground floor retail uses. 
 
Submitted concurrently with this letter are the following applications and supporting materials: 
 

• Conceptual Drawings Package including the site plan, conceptual floor plans, elevations, 
renderings and project information. 

• Application For Amendment to an Existing Conditional Use Permit Form to amend the existing 
Master CUP for the Galleria to incorporate the proposed Phase 2 project. 

• Application For Amendment to an Existing Planning Commission Design Review Form to provide 
design review for the proposed Phase 2 project. 

• Application For Vesting Tentative Map Form to provide subdivision approval and vested 
development rights for the Phase 2 project. 

• Density Bonus/Housing Accountability Act Application Letter to memorialize the affordable 
housing component (20% lower income or 10% very-low) and obtain state housing law 
concessions, waivers and permitting timeframes. 

• Fehr & Peers Traffic Validation Study confirming that the project trip generation, VMT and 
circulation impacts are consistent with the Galleria Expansion EIR certified in 2019 and require no 
subsequent or supplemental EIR analysis. 

 
Please note that the Phase 1 project approved in 2019 remains vested under the 2019 vesting map.  The 
enclosed CUP and Design Review Amendment applications propose to add the Phase 2 development but 
do not propose any changes to the vested Phase 1 project.    

mailto:stuart@sbgdm.com
mailto:Sean.Scully@redondo.org


 
The 350-unit Phase 2 development was anticipated in the City’s 2022 Housing Element, and was included 
and analyzed in the Galleria Expansion EIR certified by City Council in 2019. (See Housing Element, p. 86: 
“… the CEQA review has been completed and the use is allowed with a conditional use permit.”)  As 
documented in the Fehr & Peers validation report, there have been no substantial changes to the project, 
substantial changes in circumstances, or new information that would trigger supplementing or reopening 
the certified EIR. (State CEQA Guidelines, Sec. 15162.) 
 
Please let me know if any other submissions are required for the City to deem these applications complete 
and proceed to Planning Commission for hearing.    

 
Thank you for your consideration and we look forward to advancing this project for the City of Redondo 
Beach. 
 
 
Very best, 

 
 
 
 

Stuart Miller 
Principal Project Executive  
South Bay Center SPE, LLC 
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CANZONERI GOTTHEIM LAW LLP 
Strategic Solutions for Business and Government 

 
JOSHUA GOTTHEIM 

(626) 224-6128 
Joshuag1@msn.com 

 
 
 
February 20, 2024   
 
Mr. Sean Scully, Acting Director 
Community Development Department 
CITY OF REDONDO BEACH 
415 Diamond Street 
Redondo Beach, CA 90277 
 
Re: Application for Density Bonus and Housing Accountability Act Streamlining – 350 Unit Project 

at South Bay Social District  
 
Dear Mr. Scully/Sean: 
 
On behalf of South Bay Center SPE, LLC this letter will serve as an application for a density bonus for the 
proposed 350-unit (Phase 2) project described in the CUP amendment and design review applications 
my client is submitting concurrently to the City.   We are also hereby invoking permit streamlining and 
other protections for these applications under state housing law as described below. 
 
1. DENSITY BONUS. 
 
Similar to the density bonus we obtained in 2019 for the first 300 units, we are seeking a density bonus 
without any increase in unit count over what is already permitted in the CR zone.1  Current zoning and 
general plan land use designations for the site allow 35 units per acre for a total of 1,044 units on the 
29.85-acre SBSD site.2  This 350-unit project in combination with the 300-unit project previously 
approved in 2019 will together create 650 residential units. 
 
The reasons for requesting this density bonus are two-fold:  
 

• First, to memorialize our commitment to set aside a portion of the units for affordable housing.  
As with the first 300 units, we will elect to provide either 20% (70 units) affordable to low 
income households, or 10% (35 units) affordable to very-low income households.  This 
commitment will be enforceable by the City for 55 years pursuant to a recorded covenant. 

• Second, the density bonus provides a legal mechanism for the City to approve the project with 
modified development standards to facilitate the development of affordable housing, including 
the building height of up to 89’6” and 8 stories.  Other development standards that may need to 

 
1 The state law density bonus statute expressly authorizes a density bonus with “no increase in density”.  (Gov’t 
Code 65915(f).) 
2 See RBMC 10-2.919(b) (one residential unit allowed per 1,245 s.f. of lot area); General Plan Land Use Element 
Policy 1.41.4 (maximum residential density of 35 units per acre).  Note that pursuant to City Council Resolution CC-
1901-004 (Condition No. 52), the total 29.85-acre Galleria/SBSD site ‘shall be treated as a cohesive development 
when calculating Floor to Area ratios and residential density in future applications.’ 



2 
 

be modified (such as open space, balcony sizes and private storage space) will be identified 
during the building plan check process.3 

 
2. STATE HOUSING LAW STREAMLINING AND RELATED PROTECTIONS. 
 
As a “development project” and “housing development project” as defined in state planning statutes, 
this proposed development qualifies for permit streamlining and other protections, including but not 
limited to the following: 
 

• City response and processing timeframes set forth in Gov’t Code Section 65943, including but 
not limited to the requirement that the City review the applications and provide an exhaustive 
list of incomplete items not later than 30 days after receipt of the applications. 

• Response and timeframes in the Housing Accountability Act (“HAA”), including but not limited to 
Gov’t Code Section 65589.5, which requires the City to provide documentation of any 
inconsistency with applicable plans, ordinances and regulations within 60 days after an 
application is determined to be complete. 

• Findings requirements and constraints on the denial or downsizing of housing development 
applications under the HAA. 

• Requirements that the City respond to and process applications for building permits and other 
post-entitlement phase permits within the times specified in Gov’t Code Section 65913.3. 

 
3. CONCLUSION. 
 
My client looks forward to presenting this important project to the Planning Commission at the earliest 
available hearing date.  Significantly, the project was specifically anticipated and referenced by City 
Council in the recent General Plan Housing Element adopted last year, which states (p. 86): 
 

“In addition to the 300 units already entitled, the California Environmental Quality Act (CEQA) 
review of the entitled project also evaluated the project with an additional 350 units, 70 of 
which to be affordable, as is permitted in the current zoning. Although the additional units 
would require an amendment to the current entitlements, the CEQA review has been completed 
and the use is allowed with a conditional use permit. The owner has expressed a willingness to 
provide the additional housing and pursue the necessary entitlements as a second phase to the 
project, which can occur within the planning period of this Housing Element.” 
 

Thank you for your consideration and please feel free to contact me if you have any questions. 
 
     Sincerely, 

      
JOSHUA C. GOTTHEIM 
Partner 
CANZONERI GOTTHEIM LAW, LLP 

 
3 Subdivision (e) of Sec.65915 prohibits a city from applying to a density bonus project any development standard 
that will have the effect of physically precluding construction of the affordable housing project.  This has been 
established by the courts to give wide latitude to designers and developers of affordable housing to incorporate 
design features which exceed or depart from code standards, even if an alternative design without the same 
features and amenities could have theoretically met code.  (Wollmer v. City of Berkeley (2011) 193 Cal.App.4th 
1329, 1346-47.) 



 

100 Oceangate | Suite 1425 | Long Beach, CA 90802 | (562) 294-5848 | www.fehrandpeers.com 

Memorandum 
 
Date:  December 15, 2023 

To:  Joshua Gottheim, Canzoneri Gottheim Law, LLP 

From:  Spencer Reed, PE 

Subject:  South Bay Galleria Phase 2 Transportation Assessment 

LB21-0037 

This memorandum documents an assessment of the trip generation, parking, and site access for 
the South Bay Galleria Mixed-Use Phase 2 Renovation (Phase 2) conducted by Fehr & Peers.  Phase 
2 is the second phase of development of the South Bay Galleria Mixed-Use Project (Project) which 
had an Environmental Impact Report (EIR) certified by the City of Redondo Beach in January 2019.  
The certified EIR studied a range of project alternatives up to and including a buildout scenario of 
650 residential units and 1,300,565 square feet (sf) of commercial development.  The Project as 
approved by City Council in January 2019 included 300 dwelling units and 1,293,144 sf of 
commercial development. 

Fehr & Peers prepared the Transportation Impact Study for the EIR that analyzed the trip 
generation, shared parking, and site access, which can be found on the City’s website1.  A further 
assessment memorandum dated December 17, 2021 (and supplemented April 6, 2022) analyzed 
Phase 1 of the Project that included 300 dwelling units, 150 hotel rooms, 76,711 sf of office, 761,575 
sf of retail, a 1,287 seat theater, 8,000 sf of skate park, 30,759 sf of quality restaurant, and 14,000 sf 
of high-turnover sit-down restaurant.  The analysis concluded that Phase 1 would not result in any 
new significant impacts related to transportation, parking, or pedestrian safety in comparison to 
the Project as approved in 2019.  The Phase 1 site plan configuration was then approved by the City 
of Redondo Beach on April 26, 2022.   

Now the applicant is proposing Phase 2, which would add 350 dwelling units and 8,300 sf of retail 
space, bringing the total dwelling units in line with the project description in the original studied 
EIR.  The assessment contained in this memorandum reviews the trip generation, parking, and site 

 
1 https://www.redondo.org/depts/community_development/planning/south_bay_galleria_draft_eir.asp 



Joshua Gottheim 
December 15, 2023 
Page 2 of 5  

access of Phase 2 in order to determine that the certified Project EIR’s prepared Transportation 
Impact Study adequately accounts for the traffic effects of both Phase 1 and Phase 2. 

Phase 2 Description 
The Phase 2 land uses consist of adding 350 multifamily dwelling units, 8,300 sf of retail space, and 
will provide 845 parking spaces with 350 parking spaces for residents and up to 495 replacement 
spaces as required for the retail space and other components of the Project included in Phase 1.  
The number of proposed residential parking spaces exceeds minimum parking requirements under 
California Government Code 65915(p)(2)(A)2 based on the proposed number of affordable housing 
units in both Phase 1 and Phase 2.3  In addition, AB 2097 (effective January 1, 2023) added Section 
65863.2 to the California Government Code which provides that: “A public agency shall not impose 
or enforce any minimum automobile parking requirements on a residential, commercial or other 
development project if the project is located within one-half mile of public transit.”  Since the Project 
lies within a ½-mile of an existing and future major transit stop4, City of Redondo beach parking 
requirements would not apply to the project.   

Trip Generation Analysis  
In order to evaluate the effects of the Phase 2 Project, two scenarios were considered below.  First, 
the combined trip generation of the Phase 1 and Phase 2 projects was analyzed.  The second 
scenario analyzed Phase 2 in combination with buildout of the entire project approved in 2019 (i.e. 
not just Phase 1 which is a subset of the 2019 approval, but Phase 1 plus all remaining development 
authorized by the 2019 approval). 

Phase 1 and Phase 2 
Trip generation rates from Trip Generation, 11th Edition (Institute of Transportation Engineers [ITE], 
2021) were used to estimate the number of trips associated with the combined Phase 1 and Phase 
2.  Because this assessment is comparing Phases 1 and 2 to the approved Project in the EIR, the 
2014 South Bay Galleria land uses were considered in the development of the existing use trip 
generation credit.  This credit is the same as was used in the certified EIR and its use allows for the 
comparison of the net new trips of the approved Project in the EIR and the proposed Phases 1 and 
2.  

 
2 https://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?sectionNum=65915&lawCode=GOV 
3 Both the 300 units in Phase 1 and the 350 units in Phase 2 are proposed to include 20% units affordable to 

lower income households or 10% affordable to very-low income households. 
4 A major transit stop is as defined as the intersection of two or more major bus routes with a frequency of 

service interval of 15 minutes or less during the morning and afternoon peak commute periods or an 
existing rail or bus rapid transit station. Existing bus service consists of multiple intersecting bus routes with 
frequencies of 15 minutes or less, and both South Bay C Line Extension alternatives propose a rail stop 
serving the South Bay Galleria.  
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Consistent with the model used for the certified EIR, a Mixed-Use Trip Generation Model (MXD+) 
external vehicle trip generation estimate was prepared for Phases 1 and 2 in order to calibrate the 
ITE trip generation estimates to reflect the site-specific characteristics.  MXD+ represents a 
substantial improvement over conventional traffic estimation methods.  It improves accuracy and 
eliminates most overestimation.  The established MXD method was developed by Fehr & Peers for 
the US EPA and has continuously been refined through consulting for other state, regional and local 
clients.  This model was utilized in the development of the trip generation estimates for the certified 
EIR.  The MXD+ model external vehicle trip generation estimate was also prepared for the existing 
uses on the site to calibrate the ITE trip generation for the existing uses active at the time of counts 
in order to maintain consistency between Phase 1, Phase 2, and the existing uses trip credit.  

Table 1 presents the net external trip generation estimates for Phases 1 and 2.  Both phases 
combined are expected to generate 715 daily, 272 AM peak hour, and 4 PM peak hour net new 
trips (on top of the existing trip generation of the site).   

The EIR determined that the approved Project would generate 5,908 daily, 435 AM peak hour, and 
366 PM peak hour net new trips.  As Phases 1 and 2 combined are expected to generate less trips 
than the approved Project, the technical analysis of the EIR accounts for the development of both 
phases and their reduced effect on the transportation system.   

Approved Project and Phase 2 
Phase 1 proposes less commercial development than the approved Project, while Phase 1 and 
Phase 2 proposes more residential development than the approved Project.  The analysis below 
presents a potential development scenario which adds Phase 2 to the approved Project.  The 
approved Project plus Phase 2 represents all of the approved commercial development while also 
adding the additional 8,300 sf of retail space and 350 dwelling units of Phase 2.   

As shown in Table 2, this scenario is expected to generate 4,831 daily, 451 AM peak hour, and 
331 PM peak hour net new trips.  Compared to the approved Project, this scenario results in 1,077 
less daily, 16 more AM peak hour, and 35 less PM peak hour net new trips.  Although this scenario 
proposes more development than the approved Project, it generates fewer daily and PM net new 
trips due to updates in trip generation rates.  Although the addition of Phase 2 to the approved 
Project could result in an additional 16 AM peak hour trips which were not accounted for the EIR 
analysis, the distribution of these trips in all directions onto the roadway network would not result 
in any meaningful change in the intersection LOS analysis.  Therefore, a potential development 
scenario of Phase 2 beyond the approved Project could still be accounted for in the technical 
analysis of the EIR.   
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VMT Analysis 
Effective July 1, 2020, CEQA Guidelines Section 15064.3(c) has required vehicle miles travelled 
(VMT) analysis for assessing transportation impacts under CEQA, rather than level of service (LOS).  
The transportation study and EIR certified in January 2019 for the Galleria Expansion Project 
anticipated VMT requirements and included a preliminary VMT analysis.  The Redondo Beach City 
Council stated in the 2019 approval resolution that the project “would result in increased regional 
vehicular transportation benefits due to reduced Vehicle Miles Traveled (VMT), increased usage of 
alternatives modes of transportation, increased pedestrian amenities attributable in part to the 
mixed-use nature of the project site, and increased utilization of transit due to the site being 
adjacent to a proposed G Line station (either alternative).” (Reso. 1901-004, Sec. 1(b).)  
Furthermore, the City Council also found that the approved project (referenced in the EIR as 
Alternative 4-1) with 300 residential units would generate less of a VMT reduction (although still a 
beneficial reduction) than the project as originally proposed with 650 units.5  By effectively 
“adding back” the 350 units that the City elected not to approve in 2019, the Phase 2 project will 
provide the full VMT benefits as mentioned in the certified EIR.  

Parking 
Phase 1 the Project has a proposed parking supply of 3,577 spaces with 300 spaces reserved for 
residents.  Phase 2 will provide 845 parking spaces, including 350 parking spaces for residents and 
up to 495 replacement spaces for other components of the Project.  The residential component of 
the garage would not be shared with other uses.  This will result in a total parking supply of 3,927 
spaces across the entire 30-acre Galleria site, with 650 spaces reserved for residents in the Phase 1 
and Phase 2 residential garages. 

As noted above, minimum parking requirements are no longer applicable to this Project under AB 
2097.  In addition, parking adequacy is not an applicable consideration under CEQA for projects 
within a transit priority area.  Specifically, Pub. Res. Code §21099(b)(3) states that the "adequacy of 
parking for a project shall not support a finding of significance,” and Pub. Res. Code §21099(d)(1) 
states that parking impacts of a residential, mixed-use residential, or employment center project on 
an infill site within a transit priority area shall not be considered significant effects on the 
environment. 

 
5 As discussed on Draft EIR pages 3.13-45 through 46, the VMT of the Project is expected to be lower than a 

regionally comparable use.  While Alternative 4/4-1 would not provide the same level of VMT benefits as 
the proposed Project (because fewer residents would live at the Project Site and would therefore continue 
to drive at the greater regional VMT average), the adopted Alternative would still provide regional VMT 
benefits.” 
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