THE CITY OF SAN DIEGO

Report to the Hearing Officer

DATE ISSUED: August 13, 2025 REPORT NO. HO-25-035
HEARING DATE: August 20, 2025
SUBJECT: WATER BAR ROOF DECK, Process Three Decision

PROJECT NUMBER: PRJ-1116862
OWNER/APPLICANT: 4325 Ocean Boulevard, LLC/Water Bar
SUMMARY

Issue: Should the Hearing Officer approve a new 3,785-square-foot roof deck addition to an existing
restaurant located at 4325 Ocean Boulevard in the CV-1-2 zone, the Coastal Overlay Zone
(Appealable Area), the Coastal Height Limit Overlay Zone, the Parking Impact Overlay Zone, the
Transit Area Overlay Zone, a Sustainable Development Area, a Parking Standards Transit Priority
Area, and a Transit Priority Area within the Pacific Beach Community Plan and Local Coastal

Program?

Proposed Actions:

1. APPROVE Coastal Development Permit No. PMT-3299657.

Fiscal Considerations: Project processing funded via applicant deposit account.

Community Planning Group Recommendation: On March 12, 2025, the Pacific Beach Community
Planning Group voted 6-4, with no abstentions, to recommend approval of the project with no
conditions.

Environmental Impact: This project was determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15332, In-Fill Development. This project is not
pending an appeal of the environmental determination. The environmental exemption
determination for this project was made on June 4, 2025, and the opportunity to appeal that
determination ended June 18, 2025.

BACKGROUND

The project site is at 4325 Ocean Boulevard in the CV-1-2 (Visitor Commercial) zone, the Coastal
Overlay Zone (Appealable Area), the Coastal Height Limit Overlay Zone, the Parking Impact Overlay


https://maps.app.goo.gl/RU9CAu4axKvQGBGd7
https://www.sandiego.gov/staging/pacific-beach-current-community-plan
https://www.sandiego.gov/staging/pacific-beach-current-community-plan
https://aca-prod.accela.com/SANDIEGO/Cap/CapDetail.aspx?Module=DSD&TabName=DSD&capID1=REC24&capID2=00000&capID3=01BKU&agencyCode=SANDIEGO&IsToShowInspection=

Zone, the Transit Area Overlay Zone, a Sustainable Development Area, a Parking Standards Transit
Priority Area, and a Transit Priority Area within the Pacific Beach Community Plan and Local Coastal
Program (Community Plan).

The site is within a developed commercial area approximately 50 feet from the beach across Ocean
Avenue, and approximately 250 feet from the Pacific Ocean. It was previously within the Coastal
Commission’s permitting jurisdiction. It is currently occupied by an existing building, the Water Bar,
an eating and drinking establishment which was permitted by Coastal Development Permit (CDP) 6-
17-0157, approved by the Coastal Commission on June 9, 2017.

CDP 6-17-0157 granted the applicant permission to demolish an existing two-story, approximately
13,968-square-foot restaurant/parking garage and to build a new two-story, approximately 14,810-
square-foot mixed-use building consisting of an 8,008-square-foot restaurant, a 6,219-square-foot
parking garage, and a 583-square-foot retail rental locker. This building was constructed in 2017.
Coastal Commission staff subsequently determined that the project site was within the City of San
Diego's Coastal Development Permit jurisdiction.

DISCUSSION

Project Description:

The project proposes the addition of a 3,785-square-foot roof deck with a bar and seating area to
the existing building, for approximately 7,405 square feet of restaurant space, 7,405 square feet of
parking garage and storage area, the new 3,785-square-foot roof deck, and associated uses, for a
total of 18,595 square feet. The project does not propose to change the building footprint beyond
that which was previously permitted. The proposed roof deck will include railings and light fixtures
but will not increase the building height beyond the 30-foot Coastal Height Limit.

The CV-1-2 zone does not require setbacks at this site, and the project's height of approximately 30
feet does not exceed the 30-foot limit of the Coastal Height Limit Overlay Zone.

Permits Required:

. Development within the appealable area of the Coastal Overlay Zone requires a Process
Three Coastal Development Permit per San Diego Municipal Code (SDMC) Section
126.0707(b), with the Hearing Officer as the decision maker.

Community Plan Analysis:

As discussed in the attached Permit Resolution, the proposed project does not contain coastal
access points or public views as outlined in the Community Plan.

The project does not propose to change the setbacks consistent with the previously approved CDP,

and at approximately 30 feet tall, the project site will observe the 30-foot Coastal Height Limit.
Development within these limits will facilitate light and air reaching other properties.
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The Community Plan designates the site for Visitor Commercial uses, which is implemented by the
CV-1-2 zone on the site. Both the land use designation and the zone contemplate eating and
drinking establishments as an allowed use. The project proposes a roof deck with no other exterior
changes to the building. This does not significantly alter the existing development footprint.

The proposed roof deck is not directly addressed by the Community Plan, but the existing building
will continue to meet the following commercial goals and policies of the Community Plan:

e Promote the utilization of alley access and minimize the number of allowed curb cuts (Page 46);
and

e Minimize building setbacks, bringing buildings close to sidewalks; locate parking to the rear of
lots, off of the alleys (Page 46)

The building is oriented to Ocean Boulevard, where it has a zero-foot setback and where its
primary pedestrian entrance is located. There are no curb cuts, and parking is accessed
solely from the alley.

e Articulate building facades to provide variety and interest (Page 46)

The Ocean Boulevard frontage provides a variety of offset building planes, colors, textures,
signage, and glazing.

e Orient primary commercial building entrances to the pedestrian-oriented street, as opposed to
parking lots (Page 47)

The primary entrance to the Water Bar is located at the sidewalk on Ocean Boulevard.

Project-Related Issues:

Because the project site is within approximately 600 feet of two MTS Route 8 bus stops, it is within
one half mile of a major transit stop as defined by California Government Code Sections 65863.2(a)
and (e)(5). Therefore, per SDMC Chapter 14, Article 4, Division 5, Parking Regulations, and pursuant
to California Assembly Bill 2097, approved September 22, 2022, it is not required to provide parking.

The project is voluntarily providing 23 vehicle parking spaces, two of which are accessible, one is for
electric vehicle charging, and one is for vanpools. Two motorcycle spaces are provided, along with
short-term and long-term bicycle parking. These spaces, where they are provided, meet the design
requirements of the SDMC.

AB 2097 allows the City to impose its parking standards on any parking space that is voluntarily
provided, and does not preclude the City from requiring electric vehicle charging stations and
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accessible parking spaces. However, it does not relieve the City of San Diego of its obligation to
provide and maintain access to the beach/shoreline under the Coastal Act. The Coastal Commission
provided further guidance on this issue in a June 30, 2023, memo to local planning directors
(Attachment 8).

In accordance with this guidance, the project provides 23 parking spaces where none are required,
voluntarily providing as much parking as can fit on the site. It also includes carpool/vanpool parking,
electric vehicle parking, bicycle parking and e-bike charging, which the memo lists as ways that local
jurisdictions can implement the public access and recreation provisions of the Coastal Act.

Conclusion:

All issues identified during the review process have been resolved, and the project complies with the
Land Development Code and all applicable policies of the Community Plan. Staff recommends that
the Hearing Officer approve Coastal Development Permit No. PMT-3299657.

ALTERNATIVES
1. Approve Coastal Development Permit No. PMT-3299657, with modifications.
2. Deny Coastal Development Permit No. PMT-3299657, if the findings required to approve the

project cannot be affirmed.

Respectfully submitted,

Travis Cleveland
Development Project Manager
Development Services Department

Attachments:

Aerial Photographs

Community Plan Land Use Map

Draft Permit with Conditions

Draft Permit Resolution with Findings

Community Planning Group Recommendation

Notice of Right to Appeal an Environmental Determination

Ownership Disclosure Statement

Coastal Commission June 30, 2023 Memo: Implementation of Assembly Bill 2097
Project Plans
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ATTACHMENT 3

RECORDING REQUESTED BY
CITY OF SAN DIEGO
DEVELOPMENT SERVICES
PERMIT INTAKE, MAIL STATION
DSD-1A

WHEN RECORDED MAIL TO
PROJECT MANAGEMENT
PERMIT CLERK
MAIL STATION DSD-1A

INTERNAL ORDER NUMBER: 24009950 SPACE ABOVE THIS LINE FOR RECORDER'S USE

COASTAL DEVELOPMENT PERMIT NO. PMT-3299657
WATER BAR ROOF DECK - PROJECT NO. PRJ-1116862
HEARING OFFICER

This Coastal Development Permit No. PMT-3299657 is granted by the Hearing Officer of the City of
San Diego to 4325 OCEAN BOULEVARD LLC, Owner, and TODD BROWN, Permittee, pursuant to San
Diego Municipal Code [SDMC(] section 126.0708. The 0.33-acre site is located at 4325 Ocean
Boulevard in the CV-1-2 zone, the Coastal Overlay Zone (Appealable Area), the Coastal Height
Limitation Overlay Zone, the Parking Impact Overlay Zone, the Transit Area Overlay Zone, a
Sustainable Development Area, a Parking Standards Transit Priority Area, and a Transit Priority Area
within the Pacific Beach Community Plan and Local Coastal Program (Community Plan). The project
site is legally described as: Lots 5 to 8, inclusive, in Block 260, in Pacific Beach, in the City of San
Diego, County of San Diego, State of California, according to Map thereof No. 854, filed in the Office
of the County Recorder of San Diego County, September 28, 1898.

Subject to the terms and conditions set forth in this Permit, permission is granted to Owner and
Permittee to construct a 3,785-square-foot roof deck addition with a bar and seating area for an
existing two-story restaurant, described and identified by size, dimension, quantity, type, and
location on the approved exhibits [Exhibit "A"] dated August 20, 2025, on file in the Development
Services Department.

The project shall include:

a. Construction of a 3,795-square-foot roof deck and access stairs at an existing restaurant,
for a new total of 18,595 square feet;

b. Measures to reduce Vehicle Miles Traveled (VMT) as shown on Sheet A0 of Exhibit A,
including:

e Short-term bicycle parking on Ocean Boulevard and in the parking lot
e Electric bicycle charging stations in the parking lot

e Long-term bicycle parking spaces in the parking garage
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ATTACHMENT 3

e Carpool/Vanpool/Clean Air parking spaces
c. Off-street parking; and

d. Public and private accessory improvements determined by the Development Services
Department to be consistent with the land use and development standards for this site in
accordance with the adopted community plan, the California Environmental Quality Act
[CEQA] and the CEQA Guidelines, the City Engineer’'s requirements, zoning regulations,
conditions of this Permit, and any other applicable regulations of the SDMC.

STANDARD REQUIREMENTS:

1. This permit must be utilized within thirty-six (36) months after the date on which all rights of
appeal have expired. If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1
of the SDMC within the 36-month period, this permit shall be void unless an Extension of Time has
been granted. Any such Extension of Time must meet all SDMC requirements and applicable
guidelines in effect at the time the extension is considered by the appropriate decision maker. This
permit must be utilized by September 4, 2028.

2. This Coastal Development Permit shall become effective on the eleventh working day following
receipt by the California Coastal Commission of the Notice of Final Action, or following all appeals.

3. No permit for the construction, occupancy, or operation of any facility or improvement
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on
the premises until:

a.  The Owner/Permittee signs and returns the Permit to the Development Services
Department; and

b.  The Permitis recorded in the Office of the San Diego County Recorder.
4. While this Permit is in effect, the subject property shall be used only for the purposes and
under the terms and conditions set forth in this Permit unless otherwise authorized by the
appropriate City decision maker.
5. This Permit is a covenant running with the subject property and all of the requirements and
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and

any successor(s) in interest.

6.  The continued use of this Permit shall be subject to the regulations of this and any other
applicable governmental agency.

7. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for
this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but
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ATTACHMENT 3

not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. §
1531 et seq.).

8.  The Owner/Permittee shall secure all necessary building permits. The Owner/Permittee is
informed that to secure these permits, substantial building modifications and site improvements
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State
and Federal disability access laws.

9.  Construction plans shall be in substantial conformity to Exhibit “A.” Changes, modifications, or
alterations to the construction plans are prohibited unless appropriate application(s) or
amendment(s) to this Permit have been granted.

10. All of the conditions contained in this Permit have been considered and were determined
necessary to make the findings required for approval of this Permit. The Permit holder is required
to comply with each and every condition in order to maintain the entitlements that are granted by
this Permit.

If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is found
or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, this
Permit shall be void. However, in such an event, the Owner/Permittee shall have the right, by paying
applicable processing fees, to bring a request for a new permit without the "invalid" conditions(s)
back to the discretionary body which approved the Permit for a determination by that body as to
whether all of the findings necessary for the issuance of the proposed permit can still be made in
the absence of the "invalid" condition(s). Such hearing shall be a hearing de novo, and the
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed
permit and the condition(s) contained therein.

11.  The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers,
and employees from any and all claims, actions, proceedings, damages, judgments, or costs,
including attorney's fees, against the City or its agents, officers, or employees, relating to the
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge,
or annul this development approval and any environmental document or decision. The City will
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend,
indemnify, and hold harmless the City or its agents, officers, and employees. The City may elect to
conduct its own defense, participate in its own defense, or obtain independent legal counsel in
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee
shall pay all of the costs related thereto, including without limitation reasonable attorney's fees and
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation
issues, the City shall have the authority to control the litigation and make litigation related decisions,
including, but not limited to, settlement or other disposition of the matter. However, the
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is
approved by Owner/Permittee.
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ATTACHMENT 3

ENGINEERING REQUIREMENTS:

12.  Development of this project shall comply with all stormwater construction requirements of the
current version of the City of San Diego's Stormwater Standards Manual.

13. Development of this project shall comply with all permanent stormwater requirements of
Municipal Stormwater Permit No. 2013-0001, or subsequent order, and the current version of the

City of San Diego’s Stormwater Standards Manual.

COASTAL PLANNING REQUIREMENTS

14. Prior to any Certificate of Occupancy being issued, all Vehicle Mile Traveled (VMT) reduction
measures referred to in Section B of the Project Description on pages 1-2 of this permit and shown
on Page AO of Exhibit A must be installed to the satisfaction of the Director of the Development
Services Department. These improvements must remain on the site, in good repair and available for
their intended uses, for the duration of this permit.

PLANNING/DESIGN REQUIREMENTS:

15.  Atopographical survey conforming to the provisions of the SDMC may be required if it is
determined, during construction, that there may be a conflict between the building(s) under
construction and a condition of this Permit or a regulation of the underlying zone. The cost of any
such survey shall be borne by the Owner/Permittee.

16.  All private outdoor lighting shall be shaded and adjusted to fall on the same premises where
such lights are located and in accordance with the applicable regulations in the SDMC.

TRANSPORTATION REQUIREMENTS

17.  All automobile parking spaces must be constructed in accordance with the requirements of
the SDMC. All on-site parking stalls shall be in compliance with the requirements of the City's Land
Development Code and shall not be converted and/or utilized for any other purpose unless
otherwise authorized in writing by the appropriate City decision-maker in accordance with the
SDMC.

PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:

18.  Prior to any Certificate of Occupancy being issued, ALL EXISTING AND PROPOSED PUBLIC
WATER LINES SERVING THIS DEVELOPMENT (INCLUDING DOMESTIC, IRRIGATION, AND FIRE) MUST
PASS THROUGH A PERMITTED, PRIVATE, ABOVE GROUND, BACKFLOW PREVENTION DEVICE (BFPD);
or, the Design Engineer must include the following note On the Site Plan: THIS SINGLE-FAMILY
RESIDENTIAL DEVELOPMENT PROJECT WILL HAVE A COMBINED DOMESTIC/FIRE PROTECTION
WATER SERVICE WHICH UTILIZES A PASSIVE PURGE DESIGN AND IS THEREFORE EXEMPT FROM THE
REQUIREMENT FOR A BACKFLOW PREVENTION DEVICE.

Page 4 of 7



ATTACHMENT 3

19. Prior to any Certificate of Occupancy being issued, any existing public water service that has
been proposed as TO BE RETAINED, which is subsequently determined to be inadequately sized,
requires that the applicant obtain a separate Miscellaneous Plumbing Permit to kill the existing
water service line at the main and install a new water service in a location acceptable to the Public
Utilities Director and City Engineer. Note: To ensure acceptability, the new main connection should
be at least 30" from any prior water service line connection, 5' from any driveway, and 10' from any
active sewer lateral.

20. Prior to any Certificate of Occupancy being issued, the applicant must submit to the project's
City Inspector a written statement, signed by a CA licensed plumber, which states that they have
performed an internal video inspection of any sewer lateral to be reused and determined it to be
free of all debris, in good material condition, properly sloped, properly connected to the public
sewer main, and serviceable within the public ROW via an appropriate cleanout.

21. If the lateral does not meet these requirements, the applicant is required to have the lateral
repaired and reinspected or abandoned/removed and replaced.

22. Prior to any Certificate of Occupancy being issued, any damages caused to the City of San
Diego's public water and sewer facilities which are due to the activities associated with this project
shall be repaired or reconstructed in a manner satisfactory to the Public Utilities Director and the
City Engineer per San Diego Municipal Code Section 142.0607.

23.  Prior to any Certificate of Occupancy being issued, any private improvements which lie within

a public ROW fronting the development or within a public easement within the development which
could inhibit the City's right to access, maintain, repair, or replace its public water and sewer facilities
(as determined by the Public Utilities Director or the City Engineer) must be removed unless the
Owner/Permittee has obtained a City approved/County Recorded Encroachment and Maintenance
Removal Agreement (EMRA) which authorizes that specific encroachment at that specific location.

24. Prior to any Certificate of Occupancy being issued, the Owner/Permittee shall have
constructed or abandoned, or ensured the construction or abandonment via permit and bond, any
and all public water and sewer facilities which are either recommended for construction or
abandonment within the Project's PUD approved Sewer and Water Studies or proposed for
construction or abandonment within this permit's approved EXHIBIT 'A'.

25. Prior to any Certificate of Occupancy being issued, all proposed water and sewer facilities
within the public ROW and/or public easement (as detailed on the Project's City approved Exhibit 'A'
or within the Project's PUD approved Water and Sewer Studies) shall be complete and operational in
a manner satisfactory to the Public Utilities Director and the City Engineer.

INFORMATION ONLY:
e The issuance of this discretionary permit alone does not allow the immediate commencement

or continued operation of the proposed use on site. Any operation allowed by this
discretionary permit may only begin or recommence after all conditions listed on this permit
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ATTACHMENT 3
are fully completed and all required ministerial permits have been issued and received final
inspection.

e Any party on whom fees, dedications, reservations, or other exactions have been imposed as
conditions of approval of this Permit, may protest the imposition within ninety days of the
approval of this development permit by filing a written protest with the City Clerk pursuant to
California Government Code-section 66020.

¢ This development may be subject to impact fees at the time of construction permit issuance.

APPROVED by the Hearing Officer of the City of San Diego on August 20, 2025 and [Approved
Resolution Number].
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ATTACHMENT 3

Coastal Development Permit No. PMT-3299657
Date of Approval: August 20, 2025

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT

Travis Cleveland
Development Project Manager

NOTE: Notary acknowledgment
must be attached per Civil Code
section 1189 et seq.

The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder.

4325 Ocean Boulevard LLC
Owner

By

NAME
TITLE

Todd Brown
Owner/Permittee

By

Todd Brown

NOTE: Notary acknowledgments
must be attached per Civil Code
section 1189 et seq.
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ATTACHMENT 4

HEARING OFFICER RESOLUTION NO.
COASTAL DEVELOPMENT PERMIT NO. PMT-3299657
WATER BAR ROOF DECK - PROJECT NO. PRJ-1116862

WHEREAS, 4325 OCEAN BOULEVARD LLC, Owner, and TODD BROWN, Permittee, filed an
application with the City of San Diego for a permit to construct a 3,785-square-foot roof deck
addition with a bar and seating area for an existing two-story restaurant (as described in and by
reference to the approved Exhibits "A" and corresponding conditions of approval for the associated
Permit No. PMT-3299657), on portions of a 0.33-acre site;;

WHEREAS, the project site is located at 4325 Ocean Boulevard in the CV-1-2 zone, the Coastal
Overlay Zone (Appealable Area), the Coastal Height Limit Overlay Zone, the Parking Impact Overlay
Zone, the Transit Area Overlay Zone, a Sustainable Development Area, a Parking Standards Transit
Priority Area, and a Transit Priority Area within the Pacific Beach Community Plan and Local Coastal
Program (Community Plan);

WHEREAS, the project site is legally described as Lots 5 to 8, inclusive, in Block 260, in Pacific
Beach, in the City of San Diego, County of San Diego, State of California, according to Map thereof
No. 854, filed in the Office of the County Recorder of San Diego County, September 28, 1898;

WHEREAS, on June 4, 2025, the City of San Diego, as Lead Agency, through the Development
Services Department, made and issued an Environmental Determination that the project is exempt
from the California Environmental Quality Act (CEQA) (Public Resources Code Section 21000 et seq.)
under CEQA Guidelines Section 15332, and there was no appeal of the Environmental Determination
filed within the time period provided by San Diego Municipal Code (SDMC) Section 112.0520;

WHEREAS, on August 20, 2025, the Hearing Officer of the City of San Diego considered
Coastal Development Permit No. PMT-3299657, pursuant to the Land Development Code of the City

of San Diego; NOW, THEREFORE,
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ATTACHMENT 4

BE IT RESOLVED by the Hearing Officer of the City of San Diego, that it adopts the following
findings with respect to Coastal Development Permit No. PMT-3299657:

A. COASTAL DEVELOPMENT PERMIT [SDMC Section 126.0708]

1. The proposed coastal development will not encroach upon any existing physical
accessway that is legally used by the public or any proposed public accessway
identified in a Local Coastal Program land use plan; and the proposed coastal
development will enhance and protect public views to and along the ocean and
other scenic coastal areas as specified in the Local Coastal Program land use
plan.

The project site is at 4325 Ocean Boulevard in the CV-1-2 (Visitor Commercial) zone,
the Coastal Overlay Zone (Appealable Area), the Coastal Height Limitation Overlay
Zone, the Parking Impact Overlay Zone, the Transit Area Overlay Zone, a Sustainable
Development Area, a Parking Standard Transit Priority Area, and a Transit Priority
Area within the Pacific Beach Community Plan and Local Coastal Program
(Community Plan). The site is within a developed commercial area approximately 50
feet from the beach across Ocean Avenue, and approximately 250 feet from the
Pacific Ocean.

The site was previously within the Coastal Commission’s permitting jurisdiction. Itis
currently occupied by an existing building housing the Water Bar, an eating and
drinking establishment, which was permitted by Coastal Development Permit (CDP) 6-
17-0157, approved by the Coastal Commission on June 9, 2017.

CDP 6-17-0157 granted the applicant permission to demolish an existing two-story,
approximately 13,968-square-foot restaurant/parking garage and to build a new two-
story, approximately 14,810-square-foot mixed-use building consisting of an 8,008-
square-foot restaurant, a 6,219-square-foot parking garage, and a 583-square-foot
retail rental locker. This building was constructed in 2017. Coastal Commission staff
subsequently determined that the project site was within the City of San Diego's
Coastal Development Permit jurisdiction.

The current project proposes the addition of a 3,785-square-foot roof deck with a bar
and seating area to the existing building, for approximately 7,405 square feet of
restaurant space, 7,405 square feet of parking garage and storage area, the new
3,785-square-foot roof deck, and associated uses, for a total of 18,595 square feet.
The project does not propose to change the building footprint beyond that which was
previously permitted by CDP-6-17-0157. The proposed roof deck will include railings
and light fixtures but will not increase the building height beyond the 30-foot Coastal
Height Limit.

Page 2 of 6



ATTACHMENT 4

The site is not located between the first public roadway (Ocean Boulevard) and the
Pacific Ocean; however, it is located on the eastern side of Ocean Boulevard, which
makes it very close to the beach. Nonetheless, the site does not contain any of the
dedicated Ocean and Bay Access Points listed in Community Plan Figure 15.

The Community Plan and Land Development Code do not protect private views, and
the site does not contain public views as listed in Community Plan Figure 16. The
project does not propose to change the setbacks consistent with the previously
approved CDP, and at approximately 30 feet tall, the project site will observe the 30-
foot Coastal Height Limit. Development within these limits will facilitate light and air
reaching other properties.

Therefore, the proposed coastal development will not encroach upon any existing
physical accessway that is legally used by the public or any proposed public
accessway identified in a Local Coastal Program land use plan; and the proposed
coastal development will enhance and protect public views to and along the ocean
and other scenic coastal areas as specified in the Local Coastal Program land use
plan.

The proposed coastal development will not adversely affect environmentally
sensitive lands.

The project is located within a developed commercial area and is bordered by
commercial properties on three sides. The property is currently developed with an
existing two-story restaurant.

To construct the roof deck addition, Best Management Practices (BMPs) would be
implemented to reduce noise, dust, and water impacts associated with the
construction of the project. During and after construction, the project will be required
to comply with all relevant ministerial codes designed to protect the public health,
safety, and welfare, including the California Building Code, stormwater regulations,
and air quality regulations. By regulating stormwater, air quality, and similar, such
regulations also serve in part to protect the environment regardless of proximity to
the project site.

The project site does not contain and is not directly adjacent to environmentally
sensitive lands, such as sensitive biological resources, coastal beaches, coastal bluffs,

or steep slopes, as defined by the Community Plan or the Land Development Code.

Therefore, the proposed coastal development will not adversely affect
environmentally sensitive lands.
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ATTACHMENT 4

The proposed coastal development is in conformity with the certified Local
Coastal Program land use plan and complies with all regulations of the certified
Implementation Program

Figure 11 of the Community Plan designates the site for Visitor Commercial uses,
which is implemented by the CV-1-2 zone on the site. Both the land use designation
and the zone contemplate eating and drinking establishments as an allowed use. The
project proposes a roof deck with no other exterior changes to the building. This
does not significantly alter the existing development footprint. However, because the
roof deck represents additional floor area, the project site was evaluated for effects
on transportation and parking as required by the Municipal Code.

Because the project site is within approximately 600 feet of two MTS Route 8 bus
stops, it is within one half mile of a major transit stop as defined by California
Government Code Sections 65863.2(a) and (e)(5). Therefore, per SDMC Chapter 14,
Article 4, Division 5, Parking Regulations, and pursuant to California Assembly Bill
2097, approved September 22, 2022, it is not required to provide parking.

The project is voluntarily providing 23 vehicle parking spaces, two of which are
accessible, one is for electric vehicle charging, and one is for vanpools. Two
motorcycle spaces are provided, along with short-term and long-term bicycle parking.
These spaces, where they are provided, meet the design requirements of the SDMC.

AB 2097 allows the City to impose its parking standards on any parking space that is
voluntarily provided, and does not preclude the City from requiring electric vehicle
charging stations and accessible parking spaces. However, it does not relieve the City
of San Diego of its obligation to provide and maintain access to the beach/shoreline
under the Coastal Act. However, the Coastal Commission has provided guidance in a
June 30, 2023, memo to local planning directors.

In accordance with this guidance, the project provides 23 parking spaces where none
are required, voluntarily providing as much parking as can fit on the site. It also
includes carpool/vanpool parking, electric vehicle parking, bicycle parking and e-bike
charging, which the memo lists as ways that local jurisdictions can implement the
public access and recreation provisions of the Coastal Act.

The CV-1-2 zone does not require setbacks at this site, and the project's height of
approximately 30 feet does not exceed the 30-foot limit of the Coastal Height Limit
Overlay Zone. The proposed roof deck is not directly addressed by the Community
Plan, but the existing building will continue to meet the following commercial goals
and policies of the Community Plan:

Page 4 of 6
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Promote the utilization of alley access and minimize the number of allowed curb cuts
(Page 46); and

Minimize building setbacks, bringing buildings close to sidewalks; locate parking to
the rear of lots, off of the alleys (Page 46)

The building is oriented to Ocean Boulevard, where it has a zero-foot setback
and where its primary pedestrian entrance is located. There are no curb
cuts, and parking is accessed solely from the alley.

Articulate building facades to provide variety and interest (Page 46)

The Ocean Boulevard frontage provides a variety of offset building planes,
colors, textures, signage, and glazing.

Orient primary commercial building entrances to the pedestrian-oriented street, as
opposed to parking lots (Page 47)

The primary entrance to the Water Bar on Ocean Boulevard meets this
requirement.

Therefore, the proposed coastal development is in conformity with the certified Local
Coastal Program land use plan and complies with all regulations of the certified
Implementation Program.

4. For every Coastal Development Permit issued for any coastal development
between the nearest public road and the sea or the shoreline of any body of
water located within the Coastal Overlay Zone the coastal development is in
conformity with the public access and public recreation policies of Chapter 3 of
the California Coastal Act.

The project site is not located between the nearest public road and the sea. Therefore,
this finding does not apply.

The above findings are supported by the minutes, maps and exhibits, all of which are

incorporated herein by this reference.

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Hearing

Officer, Coastal Development Permit No. PMT-3299657 is hereby GRANTED by the Hearing Officer to

Page 5 of 6
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the referenced Owner/Permittee, in the form, exhibits, terms and conditions as set forth in Permit

No. PMT-3299657, a copy of which is attached hereto and made a part hereof.

Travis Cleveland
Development Project Manager
Development Services

Adopted on: August 20, 2025

[O#: 24009950

Page 6 of 6
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Page 3 City of San Diego - Information Bulletin 620 August 2018
, , Community Planning
City of San Diego

Development Services Committee Distribution
S D) 1222 First Ave., MS-302 Fo rm

San Diego, CA 92101

Project Name: Project Number:
4325 Ocean Boulevard 1116862
Community:

Pacific Beach

For project scope and contact information (project manager and applicant),
log into OpenDSD at https://aca.accela.com/SANDIEGO.

Select “Search for Project Status” and input the Project Number to access project information.

Vote to Approve Date of Vote:

O Vote to Approve with Conditions Listed Below March 12. 2025
O Vote to Approve with Non-Binding Recommendations Listed Below '

0 Vote to Deny

# of Members Yes # of Members No # of Members Abstain
6 4 0

Conditions or Recommendations:

N/A

O No Action

(Please specify, e.g., Need further information, Split vote, Lack of quorum, etc.)

NAME John Terell

TITLE: Chair, Development Subcommittee PATE: March 13, 2025

Visit our web site at_www.sandiego.gov/development-services.
Upon request, this information is available in alternative formats for persons with disabilities.
DS-5620(08-18) ONLINE FORM
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THE CITY OF SAN DIEGO

DATE OF NOTICE: June 4, 2025

NOTICE OF RIGHT TO APPEAL
ENVIRONMENTAL DETERMINATION

DEVELOPMENT SERVICES DEPARTMENT
SAP No. 24009950

PROJECT NAME / NUMBER: 4325 Ocean Boulevard / PRJ-1116862
COMMUNITY PLAN AREA: Pacific Beach

COUNCIL DISTRICT: 1

LOCATION: 4325 Ocean Blvd, San Diego, CA 92109

PROJECT DESCRIPTION: Coastal Development Permit (CDP) for a 3,785-square-foot roof deck
addition with bar and seating area for an existing two-story restaurant at 4325 Ocean Boulevard.
The 0.33-acre site is in the CV-1-2 zone within the Pacific Beach Community Plan. This development
is within Coastal Overlay Zone (Appealable Area). LEGAL DESCRIPTION: Lots 5 to 8 inclusive, in Block
260, in Pacific Beach, in the City of San Diego, County of San Diego, State of California, according to
map thereof No. 854, filed in the Office of the County Recorder of San Diego County, September 28,
1898.

ENTITY CONSIDERING PROJECT APPROVAL: City of San Diego Hearing Officer

ENVIRONMENTAL DETERMINATION: Categorically exempt from CEQA pursuant to CEQA State
Guidelines, Section 15332, In-fill Development.

ENTITY MAKING ENVIRONMENTAL DETERMINATION: City of San Diego

STATEMENT SUPPORTING REASON FOR ENVIRONMENTAL DETERMINATION: The City of San
Diego determined that the project would qualify to be categorically exempt from CEQA pursuant to
Section 15332, In-Fill Development; and where the exceptions listed in Section 15300.2 would not
apply. Section 15332 allows for in-fill development where projects are consistent with the general
plan and applicable zoning designations. The project site is less than five acres in size and is
surrounded by urban uses, is of no value as habitat for endangered species, would not result in
significant effects to traffic, noise, air quality, or water quality, and can be adequately served by all
required utilities and public services. This project would construct a 3,785-square-foot roof deck
addition to an existing restaurant. This is within the limits described for this exemption, and the
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exceptions listed in Section 15300.2 would not apply. The site is not included on any list compiled
pursuant to Government Code Section 65962.5 for hazardous waste sites.

DEVELOPMENT PROJECT MANAGER: Travis Cleveland
MAILING ADDRESS: 1222 First Avenue, MS 501, San Diego, CA 92101-4153
PHONE NUMBER / EMAIL: (619) 446-5407 / TCleveland@sandiego.gov

On June 4, 2025 the City of San Diego (City), as Lead Agency, has made the above-referenced
environmental determination pursuant to the California Environmental Quality Act (CEQA). This
determination is appealable to the City Council. If you have any questions about this determination,
contact the City Development Project Manager listed above.

Applications to appeal CEQA determination made by staff (including the City Manager) to the City
Council must be filed in the office of the City Clerk by 5:00pm within ten (10) business days from the
date of the posting of this Notice (June 18, 2025). Appeals to the City Clerk must be filed by email or
in-person as follows:

1) Appeals filed via E-mail: The Environmental Determination Appeal Application Form DS-
3031can be obtained at https://www.sandiego.gov/sites/default/files/legacy/development-
services/pdf/industry/forms/ds3031. Send the completed appeal form (including grounds for
appeal and supporting documentation in pdf format) by email to Hearings1@sandiego.gov
by 5:00p.m. on the last day of the appeal period; your email appeal will be acknowledged
within 24 business hours. You must separately mail the appeal fee by check payable to the
City Treasurer to: City Clerk/Appeal, MS 2A, 202 C Street, San Diego, CA 92101. The appeal
filing fee must be United States Postal Service (USPS) postmarked) before or on the final date
of the appeal. Please include the project number on the memo line of the check.

2) Appeals filed in person: Environmental Determination Appeal Application Form DS-3031 can
be obtained at https://www.sandiego.gov/sites/default/files/legacy/development-
services/pdf/industry/forms/ds3031.pdf. Bring the fully completed appeal application DS-
3031 (including grounds for appeal and supporting documentation) to the City
Administration Building-Public Information Counter (Open 8:00am to 5:00pm Monday
through Friday excluding City-approved holidays), 1st Floor Lobby, located at 202 C Street,
San Diego, CA 92101, by 5:00pm on the last day of the appeal period. The completed appeal
form shall include the required appeal fee, with a check payable to: City Treasurer.

This information will be made available in alternative formats upon request.

POSTED ON THE CITY'S CEQA WEBSITE
POSTED: 06/04/2025

REMOVED: 06/18/2025
posTED BY: Myra Lee
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June 13, 2024
Re: 4325 Ocean Blvd. Ownership Disclosure Statement

To whom it may concern,

I, Daniel White, confirm that | am a member and authorized signer for 4325 Ocean
Boulevard, LLC and signed the Ownership Disclosure Statement on behalf of the LLC.

Thank you,

¥ o

Daniel White
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STATE OF CALIFORNIA — CALIFORNIA NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

455 MARKET STREET, SUITE 300
SAN FRANCISCO, CA 94105-2421
VOICE (415) 904-5200

FAX (415) 904-5400

To:  Planning Directors of Coastal Cities and Counties
From: Dr. Kate Huckelbridge, Executive Director, California Coastal Commission
Date: June 30, 2023

RE: Implementation of Assembly Bill 2097 (Friedman) Relating to Minimum
Parking Requirements Near Major Transit Stops

. Introduction
Effective January 1, 2023, Assembly Bill (A.B.) 2097 (Friedman, Ch. 459, Stats. 2022)
prohibits public agencies, including the Coastal Commission and local governments, from
imposing or enforcing minimum automobile parking requirements on most development
projects located within one-half mile of a major transit stop. This legislation may help
reduce vehicle miles traveled and encourage denser infill development consistent with
some of the goals of the Coastal Act. However, the law will require the Commission and
local governments to implement the Coastal Act’'s mandate to maximize access to the
coast and to coastal recreation areas in a new way. Historically, the Commission and local
governments implementing their Local Coastal Programs (LCPs) have often imposed
minimum parking requirements to ensure that development is consistent with the public
access and recreation policies of the Coastal Act and certified LCPs. These public access
and recreation policies continue to apply, but imposition of such minimum parking
requirements is no longer allowed where AB 2097 applies.

This memorandum discusses how the Commission and local governments can impose
other types of conditions in these areas to ensure projects and LCPs are consistent with
the public access and recreation policies of the Coastal Act and certified LCPs. Still, AB
2097 is likely to cause public access impacts in the coastal zone that will be difficult to fully
mitigate. It will also likely have impacts far outside the transit-rich areas it directly applies
to, as inland residents and visitors may have a harder time traveling to access the coast.
The public access and recreation impacts of new development that does not provide public
parking can be most effectively addressed through regional and local planning, rather than
at a project level review. Local governments will need to plan for and develop alternative
ways for the public to access the coast from across their jurisdictions, such as through
investing in public transit and developing programs that facilitate public access by, for
example, creating free shuttles to the coast and additional public parking facilities. On a
project level, special conditions that facilitate public transit, alternative transportation, and
additional public access opportunities, such as requiring bicycle parking or in-lieu fees,
may mitigate the public access and recreation impacts of development. This memorandum
includes examples of LCP policies and project conditions that the Commission and local
governments may impose to facilitate public access and recreation in a manner consistent
with this new law.


https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=202120220AB2097
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Il. Overview of AB 2097 Requirements
AB 2097 prohibits public agencies from imposing or enforcing any minimum automobile
parking requirements on residential, commercial, and other development projects located
within one-half mile of a major transit stop (Gov. Code § 65863.2(a)).

a. Who
The new law applies to public agencies, which are defined to include “the state or any
state agency, board, or commission, any city, county, city and county, including charter
cities, or special district, or any agency, board, or commission of the city, county, city and
county, special district, joint powers authority, or other political subdivision” (Gov. Code
§ 65863.2(e)(4)). Accordingly, AB 2097 prohibits both local governments and the Coastal
Commission from imposing or enforcing minimum parking requirements on development
projects located within one-half mile of a major transit stop.

b. What
AB 2097 prohibits public agencies from imposing or enforcing any minimum automobile
parking requirements on residential, commercial, and other development projects located
within one-half mile of a major transit stop (Gov. Code § 65863.2(a)). However, public
agencies can require minimum parking standards in any of the following cases:

e Projects where any portion is designated for use as a hotel, motel, bed and
breakfast inn, or other transient lodging, unless a portion of a housing development
project is designated for use as a certain kind of residential hotel (Gov. Code
§ 65863.2(e)(6)).

e Commercial projects where (a) the prohibition on imposing minimum parking
requirements would conflict with an existing contractual agreement of the public
agency that was executed before January 1, 2023, and (b) all of the required
commercial parking is shared with the public (Gov. Code § 65863.2(h)(1))."

e When a local government makes written findings that not imposing or enforcing
minimum automobile parking requirements on a development would have a
substantially negative impact on: (1) its ability to meet its Regional Housing Needs
Assessment (“RHNA”) allocation for low- and very low income households; (2) its
ability to meet certain special housing needs for the elderly or persons with
disabilities; or (3) existing residential or commercial parking within one-half mile of
the housing development project (Gov. Code § 65863.2(b)).2 This exception to the
prohibition does not apply to housing development projects that: (1) dedicate a
minimum of 20 percent of the total number of housing units to very low, low-, or
moderate-income households, students, the elderly, or persons with disabilities; (2)
contain less than 20 housing units; or (3) are subject to parking reductions based on
the provisions of any other applicable law (Gov. Code § 65863.2(c)).

' This prohibition on the imposition of parking requirements also does not apply to an existing
contractual agreement that is amended after January 1, 2023, provided that the amendments do
not increase commercial parking requirements (Gov. Code § 65863.2(h)(1)).
2 This exception only applies to a city or county’s imposition or enforcement of minimum parking
requirements (Gov. Code § 65863.2(b)).

2
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In addition, public agencies must continue to impose the following existing parking
requirements:

e Event centers must provide parking for employees and other workers when required
by local ordinance (Gov. Code § 65863.2(d)).

e New multifamily residential and nonresidential development is required to provide
electric vehicle (EV) supply equipment parking spaces and parking spaces that are
accessible to persons with disabilities that would have otherwise been required
(Gov. Code § 65863.2(f)).

Although public agencies may not impose minimum parking requirements on development
projects in designated areas, all Coastal Act and LCP provisions other than those requiring
minimum automobile parking continue to apply in these areas, including provisions relating
to protecting, enhancing, and maximizing public access and recreation opportunities.
Accordingly, the Commission and local governments will need to ensure that development
projects within one-half mile of major transit stops comply with these Coastal Act and LCP
provisions in ways other than imposing minimum parking requirements. The new law also
allows developers to voluntarily provide parking, and public agencies may approve projects
with such voluntarily provided parking. If a project voluntarily provides parking, AB 2097
allows a public agency to require any of the following: (1) the parking include spaces for
car share vehicles, (2) spaces be shared with the public, or (3) parking owners charge for
parking (Gov. Code § 65863.2(g)). A public agency may not, however, require that
voluntarily provided parking be provided to residents of a housing development free of
charge (/d.). The law does not contain a similar restriction prohibiting an agency from
requiring that voluntary parking be provided to the public free of charge. Voluntarily
provided parking can be considered when analyzing whether a proposed project is
consistent with the Coastal Act or LCP.

c. Where
AB 2097 only applies to projects located within one-half mile of a major transit stop (Gov.
Code § 65863.2(a), (e)(5)). A “maijor transit stop” is a site containing: (1) an existing rail or
bus rapid transit station;3 (2) a ferry terminal served by either a bus or rail transit service;
(3) 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 (4) a
major transit stop identified in the applicable regional transportation plan (Gov. Code
§ 65863.2(e)(5), Pub. Res. Code §§ 21155(b), 21064.3). A project is considered within
one-half mile of an AB 2097 major transit stop if all parcels within the project have no more
than 25 percent of their area farther than one-half mile from the stop and if not more than
10 percent of the residential units or 100 units, whichever is less, in the project are farther
than one-half mile from the stop (Pub. Res. Code § 21155(b)).

3 A “bus rapid transit station” means a clearly defined bus station served by mass transit service
that is provided by a public agency or by a public-private partnership that includes all of the
following features: (1) full-time dedicated bus lanes or operation in a separate right-of-way
dedicated for public transportation with a frequency of service interval of 15 minutes or less during
the morning and afternoon peak commute periods; (2) transit signal priority; (3) all-door boarding;
(4) fare collection system that promotes efficiency; and (5) defined stations (Pub. Resources Code,
§ 21060.2).

3
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The new law did not create (or require creation of) maps or datasets indicating where
major transit stops are located. Without a centralized dataset identifying the location of
major transit stops, these stops will likely need to be identified on a case-by-case basis.
Coastal Development Permit (CDP) applicants and/or local governments should submit
information clearly demonstrating whether the project site or proposed LCP amendment
area is located within one-half mile of a major transit stop. Some local governments or
associations of governments may have maps that depict major transit stops or other
helpful transit information in the area. The below map viewers may be a helpful place to
start when evaluating projects and LCP amendments in certain areas:

e San Diego: The City of San Diego maintains a map viewer that identifies transit
priority areas (TPAs), which includes major transit stops in the City.* The San Diego
Association of Governments (SANDAG) also maintains a map viewer with various
transit information, such as rapid bus routes and rail lines, and other transit
information beyond an AB 2097 “major transit stop.”

e Los Angeles: The Southern California Association of Governments maintains a
map viewer for the Los Angeles area that identifies “high quality transit areas”,
which includes “major transit stops” (as defined above).® In addition, the City of Los
Angeles maintains a map viewer that identifies whether an address is eligible for AB
2097.

e San Francisco Bay Region: The Metropolitan Transportation Commission (MTC)
map viewer for the San Francisco Bay Region identifies TPAs, which includes
major transit stops in this area.®

Other metropolitan planning organizations (MPOs) and regional transportation planning
agencies (RTPAs) may also have information relevant to the location of major transit
stops.”

d. When
AB 2097 became effective on January 1, 2023.

e. Why
AB 2097 states that mandatory parking minimums can increase the cost of housing, limit
the number of available units, lead to an oversupply of parking spaces, and increase
greenhouse gas emissions (Gov. Code § 65863.2(i)). As a result, the legislation states that

4 This map viewer may be broader than the area where AB 2097 currently applies, as the viewer
also identifies AB 2097 major transit stops that are planned, if the planned stop is scheduled to be
completed within the planning horizon included in a Transportation Improvement Program or
applicable regional transportation plan.
5 This map viewer also includes “high quality transit areas” which could potentially be broader than
an AB 2097 “major transit stop,” as these areas also include corridors with fixed route bus service
with service intervals no longer than 15 minutes during peak commute hours. In addition, this map
viewer is based on data from 2016 and may not reflect existing levels of transit service.
6 This map viewer may be slightly broader than the area where AB 2097 applies as the viewer (like
the San Diego viewer) also identifies AB 2097 maijor transit stops that are planned, if the planned
stop is scheduled to be completed within the planning horizon included in a Transportation
Improvement Program or applicable regional transportation plan.
" The contact information for MPOs and RTPAs is available on Caltrans’ website here.

4
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it must be interpreted in favor of the prohibition against imposing mandatory parking
minimums (/d.).

Historically, land use agencies have required new development proposals to provide off-
street parking spots for residents or users to avoid increased parking congestion and its
associated impacts. The Coastal Commission and many local governments implementing
their LCPs have imposed minimum parking requirements to ensure that new development
is consistent with the policies of the Coastal Act and certified LCPs, including those
relating to public access and recreation. In many areas, parking requirements have
contributed to urban sprawl. Conflicts between the prioritization of pedestrian, bicycle, and
other forms of transportation and parking requirements can occur in built-out areas where
space is limited. AB 2097 could potentially lead to denser infill development and a
reduction in vehicle miles traveled consistent with the goals of some Coastal Act policies
such as Section 30250, which generally requires new development to be concentrated
within, contiguous with, or near existing developed areas able to accommodate it, and
Section 30253(d), which requires new development to minimize vehicle miles traveled. The
statute’s intent to reduce greenhouse gas emissions by reducing vehicle dependency is
also consistent with Coastal Act Section 30253(c), which requires new development to
meet air pollution control requirements imposed by the California Air Resources Board;
Section 30604(h), which states that the Commission may consider environmental justice
and the equitable distribution of environmental benefits statewide in permit actions; and
Section 30270, which requires the Commission to take into account the effects of sea level
rise, which is a direct consequence of greenhouse gas emissions and climate change, in
its coastal resource planning and permitting activities.

However, AB 2097 is also likely to cause public access and recreation impacts in the
coastal zone that will be difficult to fully mitigate. As discussed further below, the Coastal
Act requires the Commission and local governments to protect access to our coastal
shorelines and beaches. To a large extent, this access still relies on cars and parking
along the coast. This is particularly the case for coastal visitors and inland residents that
must travel far to reach the coast and cannot afford to live in coastal areas. AB 2097 only
applies in areas with existing public transit, but it does not require that this transit be able
to connect visitors and inland residents traveling from elsewhere to the coast. In the
coastal zone, high costs of housing and historical exclusionary public policies and private
practices such as refusing to finance home purchases for households of color and
imposing deed restrictions that restricted sales of homes to certain groups based on race,
creed, or color have excluded households of color and lower income households from
owning and renting property on the coast.® As a result, applying AB 2097 in the coastal
zone may raise environmental justice concerns as lower income households and
households of color are less likely than wealthy, white households to live on the coast, and
thus may have more difficulty accessing the coast without adequate public parking.

8 Coastal Commission Report on the Historical Roots of Housing Inequity and Impacts on Coastal
Zone Demographic Patterns (2022). See also the Coastal Commission’s Adopted Environmental

Justice Policy.
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lll. Application in the Coastal Zone
Although AB 2097 prohibits the Commission and local governments from imposing
minimum parking requirements on most types of development projects within one-half mile
of major transit stops, the Coastal Act and certified LCPs otherwise continue to apply in
these areas. Local governments should update their LCPs to conform with AB 2097 and
require alternative kinds of mitigation where a project’s lack of parking contributes to
adverse impacts to coastal resources.

a. Public Access and Recreation Provisions of the Coastal Act
A primary goal of the Coastal Act is to maximize public access to the coast, as reflected in
Sections 30001.5(c), 30210, and the other public access and recreation sections of the
Coastal Act. Section 30210 of the Coastal Act requires that maximum public access and
recreation opportunities to the coast be provided, consistent with public safety needs and
the need to protect public rights, rights of private property owners, and natural resource
areas from overuse. The Commission has found that the direction of Section 30210 “to
maximize access represents a different threshold than to simply provide or protect such
access, and is fundamentally different from other like provisions in this respect: it is not
enough to simply provide access to and along the coast, and not enough to simply protect
access; rather such access must also be maximized.” In furtherance of this goal, Section
30500 of the Coastal Act requires that each LCP contain a specific public access
component to assure that maximum public access to the coast and public recreation areas
is provided.

A number of Coastal Act policies are relevant when analyzing the impacts that new
development may have on public parking near the coast. New development in the coastal
zone cannot interfere with existing public access, including in terms of parking (Section
30211); must generally provide public access from the nearest public roadway to the
shoreline and along the coast (Section 30212); and must be located within or near existing
developed areas able to accommodate it or in other areas with adequate public services
where it will not have significant adverse effects, either individually or cumulatively, on
coastal resources, including public access and recreation (Section 30250). Lower cost
visitor and recreational facilities, which could include public visitor parking areas, are
required to be protected, encouraged, and, where feasible, provided (Section 30213).
Oceanfront lands suitable for recreational use, which could include visitor parking areas,
are required to be protected for recreational use and development, and upland areas
necessary to support coastal recreational uses are required to be reserved for such uses,
where feasible (Sections 30221 and 30223, respectively). Further, Coastal Act Section
30252 provides that the location and amount of new development should maintain and
enhance public access to the coast by, among other means, providing adequate parking
facilities or providing substitute means of serving the development with public
transportation. Section 30212.5 of the Coastal Act requires that wherever appropriate and
feasible, public facilities, including parking areas or facilities, must be distributed
throughout an area to mitigate against the impacts, social and otherwise, of overcrowding
or overuse by the public of any single area. Section 30214 allows for public access policies
to consider the unique characteristics of new development, and to allow for public access

% City of Carpinteria Transportation Improvements LCP Amendment (No. LCP-4-CPN-15-0018-1,
2015).
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to be tailored in an appropriate manner considering that context. Finally, through Section
30604 (h), the Commission may consider the equitable distribution of environmental
benefits throughout the state, including parking to access the coast.

New development near the coast can negatively impact public access and recreation by
increasing the demand for automobile parking without providing sufficient additional
parking to offset this increase in demand, thus leading to fewer parking spaces available to
the public for coastal access. This is particularly important for visitors and inland residents
who do not live near the shoreline, for whom a trip to the beach often means using a car to
transport people, pets, food, drink, and beach equipment to shoreline destinations,
particularly when there is a dearth of transit alternatives to reach the beach. To ensure
consistency with the public access and recreation provisions of the Coastal Act outlined
above, the Commission has imposed minimum automobile parking requirements on
proposed development such as requiring a minimum number of onsite parking spaces be
provided or maintained by new residential development so that residents do not reduce the
availability of on-street parking for visitors accessing the coast and nearby beaches.’® The
Commission has also imposed minimum automobile parking requirements in modifications
to LCP policies for consistency with the public access and recreation provisions of the
Coastal Act. For example, in recent LCP amendments proposed to update policies
consistent with new state Accessory Dwelling Unit (ADU) laws, the Commission has
typically imposed minimum onsite parking requirements for new ADUs located near prime
visitor destinations with constrained on-street public visitor parking.!" In addition, the
Commission often certifies proposed LCP provisions that require that new development
meet minimum automobile parking requirements.

b. Alternatives to Imposing Minimum Automobile Parking Requirements
Local governments and the Commission may no longer apply LCP policies or project
conditions that require minimum automobile parking in areas designated by AB 2097. But
the new law does not otherwise change the Commission’s or local governments’ authority
to implement the Coastal Act and LCP provisions, including as it relates to visitor public
parking needs. The Commission and local governments must find other ways to ensure
that new development complies with the Coastal Act and LCPs. In this way, the Coastal
Act and AB 2097 can be harmonized to the maximum extent feasible so that both laws
apply in the coastal zone.

When analyzing projects and LCP updates, local governments should consider the
impacts that proposed development located within one-half mile of a major transit stop
may have on public access and recreation, and, for LCPs, what strategies can adequately
mitigate the impacts of development on access and recreation consistent with the Coastal
Act. Some questions to explore may include:
e How much public parking is currently available and what is the current demand for
public parking?

0 See, for example, Chen Gallagher (App. No. 5-21-0522, 2021); Reed (App. No. 5-20-0656,
2021); and Lloyd (App. No. 5-21-0756, 2022).
" See, for example, Santa Cruz ADU LCP_ Amendment (No. LCP-3-STC-20-0015-1-Part A, 2021)
and San Luis Obispo County ADU LCP Amendment (No. LCP-3-SL0O-20-0059-2, 2022).
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e How might the proposed development or LCP policies impact supply and demand
for public parking?

e Whether alternative means of transportation to the coast that support public access
and recreation are available?

e Whether a public access improvement program exists or can be established?

e Where coastal visitors are coming from, how visitors get to the coast, and what
demographics visitors represent?

e Whether there is a disproportionate impact on environmental justice communities?
or people with disabilities in accessing the coast, and whether there are measures
available to ensure access is equitable?

This information may help frame what alternatives (e.g., public transit, car share, bikes,
free shuttles) are available to maximize public access and recreational opportunities, and
which Coastal Act and LCP provisions may be relevant for the analysis. Where this
information does not exist or is difficult to obtain, monitoring and adaptive management
LCP policies may be helpful to develop this information.’3

Planning. Like the Commission, local governments can no longer impose minimum
automobile parking requirements on most types of development projects located within
one-half mile of a major transit stop. As a result, local governments must consider
alternative ways of implementing the public access and recreation provisions of the
Coastal Act and LCPs, such as through LCP policies that encourage the use of public
transit and alternative forms of transportation in areas near major transit stops. LCPs
could, for example, plan for and encourage:

¢ Increased public transit to visitor destination areas, such as increased transit
service areas or routes, shorter intervals of service, additional bus stops, and park-
and-ride lots and shuttles

e Free or low cost shuttles connected to public park-and-ride facilities that provide
appropriate design (e.g., to meet the needs of beach visitors and people with
disabilities) and adequate intervals and duration of service to public access and
recreational areas

e Public access in-lieu/development fee programs (example provided below) intended
to improve, protect, and enhance public access and recreation opportunities for
people of all abilities and incomes

12 In this memo, the terms “underserved communities” and “environmental justice communities” are
used interchangeably with the term “communities of concern.” All these terms refer to low-income
communities, communities of color, and other populations with higher exposure and/or sensitivity
to adverse project impacts due to historical marginalization, discriminatory land use practices,
and/or less capacity to mitigate adverse impacts.

13 See, for example, the City of Del Mar Parking Adjustments LCP Update (No. LCP-6-DMR-21-
0081-2, 2023), which reduced parking requirements for certain commercial uses in several areas
throughout City. Commission modifications authorized the change for a limited term of eight years
and required creation of an ongoing Parking Management Program that must include an inventory
of existing public parking areas, analyze parking occupancy and demand, and provide
recommendations to address how parking programs and services should be adjusted to maximize
access to the shoreline.
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e Complete streets designs and the integration of multi-modal transportation
improvements, such as bike lanes and bike parking

e Development of additional public parking facilities and opportunities near coastal

access and recreation areas

Affordable Electric Vehicle (EV) charging infrastructure

Elimination and/or prohibition of preferential parking programs for residents

Development of low-income parking pass programs

Regulations on public parking that encourage visitor-serving uses, such as time

limits in some cases

e Shared parking arrangements that encourage or require private parking areas to be
made available for public parking during times when these parking areas are
underutilized

e Employee transit subsidy programs, such as reimbursement for use of alternative
transportation, carpooling, or park-and-ride services'*

e Transportation demand management programs, such as providing transit passes to
workers, students, or residents

e Adequate bicycle parking and lockers

¢ Micromobility programs, such as bicycle and electric scooter rentals

e Meaningful and accessible outreach and public education on public access
opportunities and alternative transportation programs'®

e Other means of providing public access to and along the coast

One way for local governments to implement the public access and recreation provisions
of the Coastal Act and LCPs without imposing or enforcing minimum parking requirements
is to establish in-lieu fee programs that mitigate the negative impacts of development on
public access and recreation. Such fees can be used to improve a variety of public access
and recreation opportunities, including by providing additional parking opportunities where
appropriate. For example, the City of Laguna Beach has an in-lieu parking certificates
program that allows developers to pay a fee in-lieu of providing public parking, which is
used to create additional public parking and to improve public transit.'® In addition to this
program, the City has actively encouraged multi-modal transportation, provides a free
trolley service, and runs a pilot project that allows for a reduction in parking requirements
when a proposed use provides for and promotes the use of alternative modes of
transportation such as free shuttles, ride-sharing, carpools, public transit, bicycles and
walking. As another example, the City of Hermosa Beach uses development fees to
improve public access and recreation opportunities, including public parking. The
Commission has conditioned several projects from Hermosa Beach that were unable to
provide adequate onsite parking spaces on payment of a fee to the City to offset public
access impacts of the projects.!” Local governments should analyze whether in-lieu fees
that fund public access programs that use their funds solely to pay for automobile parking

4 Though see Cal. Health & Safety Code § 40717.9, which limits public agencies’ ability to impose
employee trip reduction programs.

15 See, for example, Orange County Parks (5-07-370-A2).

6 See LCP Amendment No. LCP-5-LGB-19-0139-1.

7 See, for example, Franco, 5-20-0597; 1429 Hermosa, LLC, 5-13-0717; B&J Capital Group
Investments, 5-20-0181.
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improvements are consistent with AB 2097, and whether public access programs that fund
other public access improvements in addition to public parking could more effectively
maximize public access and recreation.

Some examples of certified LCP policies that encourage alternative forms of transportation
are listed below.

o City of Encinitas Bicycle and Pedestrian Connectivity LCP Update (No.
LCP-6-ENC-19-0158-3, 2020): Required new development to add bicycle
and pedestrian interconnection opportunities between adjacent land uses
through dedication of an easement. Application of this requirement is based
on several factors relating to feasibility, such as topography, adjacent land
uses, existing physical barriers, and access to existing trails and public
access points.

o City of San Dieqo Complete Communities LCP Update (No. LCP-6-SAN-
21-0033-1): Added Complete Communities program that included an optional
Housing Solutions program to increase housing production by removing
regulatory barriers and granting development incentives to projects that
incorporate affordable housing and neighborhood-serving infrastructure
amenities within TPAs; and a mandatory Mobility Choices requirement for
development to fund or provide amenities and active transportation
infrastructure designed to reduce Vehicle Miles Traveled (VMT), or pay an in-
lieu fee.

o City of Morro Bay Comprehensive LCP Update (No. LCP-3-MRB-21-
0047-1, 2021): Added LUP policies emphasizing public transit, active
transportation, and pedestrian and bicycle amenities particularly in waterfront
and downtown areas.

o City of Half Moon Bay Downtown Revitalization LCP Update (No. LCP-2-
HMB-20-0019-1, 2020): Reduced parking requirements in certain mixed-use
and residential zoning districts in the City, as supported by parking demand
studies, and implemented strategies to promote a more pedestrian-oriented
active downtown area.

Unlike individual projects, LCPs can help provide a vision and plan for alternative means of
access and transportation throughout a local jurisdiction. Policies and programs that may
reduce the public access impacts resulting from scarce public parking in coastal areas,
such as new or increased public transit and multimodal options, are often better addressed
in LCPs rather than on a project-by-project basis. Accordingly, local governments should
update their LCPs to protect and maximize public access and recreation in ways other
than minimum automobile parking requirements in areas where AB 2097 applies.

Permitting. In some cases, a project applicant may voluntarily propose adequate parking,
alternative modes of transportation, or other project components that fulfill the
requirements of the Coastal Act and LCPs. In other cases, the Commission and local
governments will need to impose special conditions other than minimum parking
requirements that allow the project to be consistent with the Coastal Act and LCP public
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access and recreation provisions.' Some examples of conditions other than minimum
parking requirements that the Commission has imposed to make a project consistent with
the public access and recreation provisions of the Coastal Act or relevant LCPs include:

Public transit and alternative transportation conditions. The Coastal Act
emphasizes the importance of public transit and alternative means of transportation
in facilitating public access and reducing VMT. Coastal Act Section 30252 provides
that:

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

In addition, Section 30253 requires new development to minimize energy
consumption and VMT and to meet air pollution control requirements, which can
include the facilitation of public and alternative means of transportation. AB 2097’s
prohibition on imposing minimum parking requirements only applies in areas within
one-half mile of major transit stops. Accordingly, projects in these areas are more
likely to be able to mitigate their public access and recreation impacts through
public and alternative transportation measures than projects in areas with more
limited public transit. It may not be feasible, however, to condition single-family
residences and other types of smaller residential development on the provision of
public or alternative transportation measures that must be coordinated across a
large area to work effectively (e.g., bus, bike, or rail infrastructure), unless a local
government or other entity has a program that can manage and coordinate the
required public and alternative transportation measures. Some examples of CDPs
that mitigated for public access impacts through support or development of public
and alternative transportation options—such as transportation demand
management programs, bicycle parking and infrastructure, support for public transit,
and reduced rates for car-free hotel rooms—are below.

o McKinley Family Trust (App. No. 5-20-0598, 2021): Conversion of existing
retail space to restaurant located approximately 200 feet from beach;

'8 In some circumstances, a local government may still impose minimum automobile parking
requirements when it makes written findings that not imposing or enforcing minimum automobile
parking requirements on a development project would have a substantially negative impact on
existing residential or commercial parking within one-half mile of a housing development project or
for the other reasons specified in AB 2097 (Gov. Code § 65863.2(b)).
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mitigated impacts on public access by applicant’s proposal to contribute
$3,000 annually to the City of San Clemente to fund multi-modal access (a
portion of which will be used to fund two new metered public parking spaces
in the vicinity), and through a Transportation Demand Management Program
(TDMP) that included reimbursing all employees for 100% of the public
transportation fares incurred to travel to and from work and an employee
education program informing employees of public transit options, ridesharing,
and bicycle infrastructure nearby with the aim of reducing the need for on-site
parking at the project site.

Franco (App. No. 5-20-0597, 2021): Conversion of existing apartment
complex with no on-site parking into a new hotel with two parking spaces
located less than 350 feet from the beach; mitigated impacts to public access
by applicant’s proposal and special conditions requiring a TDMP that
included 12 bicycles provided on-site to hotel guests at no cost, a new 16-
bicycle rack within the City of Hermosa Beach’s right of way, free transit
passes to hotel employees, rooms provided to guests who arrive at the hotel
without an automobile at a 10% discount, and two rooms always designated
as “car-free,” in addition to a $28,900 in-lieu fee paid to the City for each
required parking space not provided on-site..

Street Retail West Il, LP (App. No. 5-20-0522, 2021): Conversion of
existing retail structure with no onsite parking into a recreational fithess
center located 0.2 miles from the beach and near high quality transit options;
mitigated impacts to public access through proposed TDMP that included
reimbursing all employees 100% of public transportation fares, provision of
lockers and showers to employees and customers who choose alternative
forms of transportation to and from the premise, and inclusion of an
information center at the front desk to publicize the TDMP, and City of Santa
Monica-required in-lieu fee for bicycle parking.

Ocean Avenue, LLC (App. No. 5-21-0139): Redevelopment of an existing
hotel with 103 on-site parking spaces into a new mixed-use development
with 428 on-site parking spaces; mitigated impacts to traffic congestion and
parking in visitor-serving downtown area with a new wayfaring plan and
included special conditions requiring a TDMP that included monetary
incentives and free transit passes for carpooling employees; discounts for
residents that do not require a parking spaces, 342 bicycle parking spaces,
and 43 electrical vehicle charging spaces. The TDMP included surveys to
determine whether vehicle miles traveled had been successfully lowered.

Public Access and Recreation Fees. In appropriate cases, a public access and
recreation fee could be imposed as mitigation for development that will negatively
impact public access and recreation, including by increasing demand for public
parking near coastal access areas. A fee that is paid into an established public
access and recreation program may be able to mitigate part or all of these impacts.
Such fees might be held and managed by a state agency (e.g., Coastal
Conservancy) or local government, nonprofit, or other third party. The Commission
has conditioned projects on payment of a fee to support public access and
recreation improvements in combination with other mitigation, such as
transportation demand management programs, in several cases where the
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development would negatively impact public parking near coastal access areas.® If
a mitigation fee is imposed, findings for project approval would need to demonstrate
that the required mitigation will be related to (i.e., has a nexus with) the project’s
impacts and is proportional to that impact. Findings should also describe how the
Coastal Act or LCP requires maximization of public access and recreation
opportunities even though minimum parking requirements may not be imposed, and
how the mitigation will address the project’s impacts without minimum parking
requirements. Local governments should work with their legal counsel to ensure
that any such findings and public access and recreation programs appropriately
harmonize the Coastal Act, LCPs, and AB 2097.

EV Infrastructure and Accessible Parking Spaces. The Commission has
approved many projects that provide accessible parking and has required EV
infrastructure in projects, such as large commercial projects, with public access and
recreation impacts.?® AB 2097 does not prohibit public agencies from imposing
requirements for EV charging equipment parking spaces or for parking spaces that
are accessible to persons with disabilities on new multifamily residential and
nonresidential development if those requirements would have otherwise applied to
the development (Gov. Code § 65863.2(f)). Accordingly, the Commission and local
governments may continue to require EV charging infrastructure and accessible
parking on multifamily residential and nonresidential development located within
one-half mile of a major transit stop. However, the number of spots limited to EV
parking should be considered in the context of the overall parking availability at a
location to ensure that adequate parking remains for all as the state transitions to
more affordable and accessible EVs for all Californians.

Voluntarily Proposed Parking. When a project applicant proposes to include
parking as part of the project, the Commission and local governments can require
that the provided parking be shared with the public and include spaces for car share
vehicles (Gov. Code § 65863.2(g)). Voluntarily proposed parking can be considered
when assessing a project’s consistency with the Coastal Act or LCP.

Monitoring and Adaptive Management. To protect public access and recreation
to and along the coast in the absence of applying minimum parking standards, local
governments should monitor and evaluate the impact to public access and
recreation in and near areas where such parking standards no longer apply,
including the availability and effectiveness of alternative transportation, public
parking supply and overcrowding, impact of any timing or other parking restrictions,
and the changes in visitation to the area (e.g., numbers of visitors, local versus
regional, statewide or international visitorship). The above measurements should
include demographics (such as income, race, ethnicity) to understand access
impacts to environmental justice communities. In addition, potential public access
and recreation issues should be documented in findings, and conditions could

% See, for example, Franco, 5-20-0597; 1429 Hermosa, LLC, 5-13-0717; B&J Capital Group
Investments, 5-20-0181.

20 See, for example, Panattoni Development Co. (Appeal No. A-5-LOB-20-0006, 2021), and
California Department of Parks and Recreation, Trippet Ranch (App. No. 4-21-068, 2022).
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require monitoring and potential adaptive management for the proposed
development, as appropriate.

e Enforcing Existing Public Parking Regulations. Local governments should
prioritize monitoring public parking availability and enforcing public parking
regulations, such as time limits, particularly in parking constrained coastal areas.

Other special conditions could include, for example, public parking time limits, real estate
disclosures identifying and acknowledging existing parking limitations, or programs for
resident notification of parking limitations.

In sum, local governments must ensure that new development located in areas where AB
2097 applies mitigates its public access and recreation impacts by imposing alternative
project conditions where necessary, in conjunction with updated LCP policies that facilitate
alternative means or programs for the public to access and recreate at the coast.

IV. Conclusion
The Commission and local governments should harmonize the public access and
recreation provisions of the Coastal Act and LCPs with the requirements of AB 2097 to the
maximum extent feasible. AB 2097 is a potential step towards reducing our car-centric
manner of accessing the coast. However, AB 2097 is likely to have impacts on visitors and
inland residents that will be difficult to fully mitigate. Implementation in the coastal zone
requires careful analysis and an increased emphasis on alternative ways of providing
access to the coast. The Commission and local governments can require and plan for
alternatives to imposing minimum automobile parking requirements for development
located within one-half mile of a major transit stop, such as LCP amendments encouraging
public transit and multi-modal transportation and CDP conditions requiring alternative and
public transit amenities. Local governments are encouraged to work closely with Coastal
Commission staff to develop strategies that can mitigate for the increased demand for
public parking in these areas to the maximum extent feasible and in an equitable manner.

This document was developed using federal financial assistance provided by the Coastal
Zone Management Act, as amended, under award NA20NOS4190101, administered by
the Office for Coastal Management, National Oceanic and Atmospheric Administration,
U.S. Department of Commerce. The statements, findings, conclusions, and
recommendations are those of the author and do not necessatrily reflect the views of the
National Oceanic and Atmospheric Administration or the U.S. Department of Commerce.
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DISCRETIONARY REVIEW FOR:

WATERBAR ROOF DECK

4325 OCEAN BLVD. SAN DIEGO, CA

PUD DRAFT PERMIT CONDITIONS A

PROJECT INFORMATION A\

DRAWING INDEX

1. PRIOR TO ANY CERTIFICATE OF OCCUPANCY BEING ISSUED, AL EXISTING AND PROPOSED PUBLIC WATER LINES
SERVING THIS DEVELOPMENT (INCLUDING DOMESTIC, IRRIGATION, AND FIRE) MUST PASS THROUGH A PERMITTED,
PRIVATE, ABOVE GROUND, BACKFLOW PREVENTION DEVICE ~ BFPD ; OR, THE DESIGN ENGINEER MUST INCLUDE
THE FOLLOWING NOTE ON THE SITE PLAN: THIS SINGLE FAILY RESIDENTIAL DEVELOPMENT PROJECT WILL HAVE A
COMBINED DOMESTIC/FIRE PROTECTION WATER SERVICE WHICH UTILIZES A PASSIVE PURGE DESIGN AND IS
THEREFORE EXEMPT FROM THE REQUIREMENT FOR A BACKFLOW PREVENTION DEVICE:

2. PRIOR TO ANY CERTIFICATE OF OCCUPANCY BEING ISSUED, ANY EXISTING PUBLIC WATER SERVICE THAT HAS
BEEN PROPOSED AS TO BE RETAINED, WHICH IS SUBSEQUENTLY DETERMINED TO BE INADEQUATELY SIZED,
REQUIRES THAT THE APPLICANT OBTAIN A SEPARATE MISCELLANEOUS PLUMBING PERMIT TO KILL THE EXISTIN
WATER SERVICE LINE AT THE MAN AND INSTALL A NEW WATER SERVICE IN A LOCATION ACCEPTABLE 0 THE PLSLIC
UTILITIES DIRECTOR AND CITY ENGINEER. NOTE: TO ENSURE ACCEPTABILITY, THE NEW

PROJECT ADDRESS:
4325 OCEAN BLVD
SAN DIEGO, CA

APN: 423-111-04, 05

LEGAL DESCRIPTION:
LOTS 5T0 8 INCLUSIVE, IN BLOCK 260, IN PACIFIC BEACH, IN THE CITY OF SAN DIEGO, COUNTY OF SAN DIEGO,
STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 854, FILED IN THE OFFICE OF THE COUNTY RECORDER OF
SAN DIEGO COUNTY, SEPTEMBER 28, 1898

'SCOPE OF WORK

BEAT LEAST 30 FROM ANY PRIOR WATER SERVICE LIVE CONNEGTION. 5 FROM ANY DRIVEWAY, AND 10-FROM ANY
ACTIVE SEWER LATERAL.

3 PRIOR TO ANY CERTIFICATE OF OCCUPANCY BEING ISSUED, THE APPLICANT MUST SUBMIT TO THE PROJECT'S
CITY INSPECTOR A WRITTEN STATEMENT, SIGNED BY A CA LICENSED PLUMBER, WHICH STATES THAT THEY HAVE
PERFORMED AN INTERNAL VIDEO INSPECTION OF ANY SEWER LATERAL TO BE REUSED AND DETERMINED IT TO BE
FREE OF ALL DEBRIS, IN GOOD MATERIAL CONDITION, PROPERLY SLOPED, PROPERLY CONNECTED TO THE PUBLIC
SEWER MAIN, AND SERVICEABLE WITHIN THE PUBLIC ROW VIA AN APPROPRIATE CLEANOUT.

IF THE LATERAL DOES NOT MEET THESE REQUIREMENTS, THE APPLICANT IS REQUIRED TO HAVE THE LATERAL
REPAIRED AND REINSPECTED OR ABANDONED/REMOVED AND REPLACED.

4 PRIORT0 ANY GERTIFICATE OF OCCUPANY BEING ISSUED. ANY DAMAGES CAUSED TO THE CITY OF SAN DIEGO'S
PUBLIC WATER AND SEWER FAGILITIES WHICH Al 0 THE ACTIVITIES ASSOCIATED WITH THIS PROJECT SHALL
B REPAIRED OR RECONSTRUGTED IN A MANER SATISFACTORY TOTHE PUSLIG UTILITIES DIREGTOR AND THE CITY
ENGINEER (REF - CITY MUNICIPAL CODE SECTION 142.0607)

5. PRIOR TO ANY CERTIFICATE OF OCCUPANCY BEING ISSUED, ANY PRIVATE IMPROVEMENTS WHICH LIE WITHIN A
PUBLIC ROW FRONTING THE DEVELOPMENT OR WITHIN A PUBLIC EASEMENT WITHIN THE DEVELOPMENT WHICH
COULD INHIBIT THE CITY'S RIGHT TO ACCESS, MAINTAIN, REPAIR, OR REPLACE ITS PUBLIC WATER AND SEWER
FACILITIES (AS DETERMINED BY THE PUBLIC UTILITIES DIRECTOR OR THE CITY ENGINEER) MUST BE REMOVED
UNLESS THE OWNERIPERMITTEE HAS OBTAINED A CITY APPROVED/COUNTY RECORDED ENCROACHMENT AND
MAINTENANCE REMOVAL AGREEMENT (EMRA) WHICH AUTHORIZES THAT SPECIFIC ENCROACHMENT AT THAT
SPECIFIC LOCATION.

6. PRIOR TO THE ISSUANCE OF ANY PRIOR TO ANY CERTIFICATE OF OCCUPANCY BEING ISSUED, THE
OWNER/PERMITTEE SHALL HAVE CONSTRUCTED OR ABANDONED, OR ENSURED THE CONSTRUCTION OR
ABANDONMENT VA PERMIT AND BOND, ANY AND AL PUBLIC WATER AND SEWER FACILITIES WHICH ARE EITHER
RECOMMENDED FOR CONSTRUCTION OR ABANDONMENT WITHIN THE PROJECT'S PUD APPROVED SEWER AND
WATER STUDIES, OR PROPOSED FOR CONSTRUCTION OR ABANDONMENT WITHIN THIS PERMIT'S APPROVED EXHIBIT

7. PRIOR TO ANY CERTIFICATE OF OCCUPANCY BEING ISSUED, ALL PROPOSED WATER AND SEWER FACILITIES
WITHIN THE PUBLIC ROW ANDIOR PUBLIC EASEMENT (AS DETAILED ON THE PROJECT'S CITY APPROVED EXHIBIT A'
OR WITHIN THE PROJECT'S PUD APPROVED WATER AND SEWER STUDIES) SHALL BE COMPLETE AND OPERATIONAL
INAMANNER SATISFACTORY TO THE PUBLIC UTILITIES DIRECTOR AND THE CITY ENGINEER,

ADDITION OF NEW ROOF DECK BAR AND SEATING AREA TO AN EXISTING UN-OCCUPIED RESTAURANT ROOF &
CONSTRUCT ANEW STAIR FROM THE 2ND FLOOR LEVEL TO THE ROOF WITHIN THE BUILDING. NO DEVIATIONS ARE
ASSOCIATED WITH PR-1116862 PROJECT.

BUILDING & SITE SUMMARY.

LoT SiZE: 14,881 F. (034 NO CHANGE)
CONSTRUCTION TYPE: TYPE V-8, FULLY SPRINKLERED (CBC)

STORIES: ——————————— TWO STORY (EXISTING - NO CHANGE)

BUILDING HEIGHT: ———————— 30 FT. (EXIST\NG NO CHANGE) (30 FT. MAX HEIGHT LIMIT COASTAL OVERLAY ZONE)
ORIGINAL CONSTRUCTION YEAR: —— APPROX. 1

RENOVATION CONSTRUCTION YEAR: — 2017

APPLICABLE BUILDING CODE YEAR: — 2022

GROSS FLOOR AREA: ——————— 18,595 S F. (EXISTING + PROPOSED)

FIRST FLOOR
SECOND FLOOR:
OCCUPIED ROOF DECK:

7,405 S.F. (EXISTING - NO CHANGE)
7,405 SF. (EXISTING - NO CHANGE)
3785 SF. (PROPOSED)

FLOOR AREA RATIO: —————— 1.25 SF. (PROPOSED) (2.0 MAX. ALLOWED PER TABLE 131-05D)
USE: —————————— RESTAURANT & BAR WITH GRADE LEVEL PARKING GARAGE (EXISTING - NO CHANGE)
OCCUPANCY CLASS: ——————— A2, RESTAURANT & S-2 PARKING GARAGE (EXISTING - NO CHANGE)

ZONING: ———————— cv-12

COMMUNITY PLANNING AREA: ——— PACIFIC BEACH

OVERLAY ZONES: ——————— COASTAL HEIGHT LIMIT OVERLAY ZONE (CHLOZ)

COASTAL OVERLAY ZONE (COZ)
COASTAL OVERLAY ZONE FIRST PUBLIC ROADWAY (COZFPR)
PARKING IMPACT OVERLAY ZONE (PIOZ)
TRANSIT AREA OVERLAY ZONE (TAOZ)
'SUSTAINABLE DEVELOPMENT AREA (SDA)
PARKING STANDARD TRANSIT PRIORITY AREA (PSTPA)
TRANSIT PARKING AREA (TPA)
CULTURAL SENSITIVITY AREA
PALEONTOLOGICAL SENSITIVITY AREA
GEOLOGIC HAZARD CATEGORY: —— YES: 48,52
LANDSCAPE AREA: ————————— 409 S.F. (EXISTING - NO CHANGE)

Ti COVERSHEET
SWi STORMWATER FORMS

SW2  STORMWATER BMP FORMS

A0 SITEPLAN & PARCEL MAP

A01 VICINITY SITE PLAN

Al EXISTING 1STFLOOR PLAN

A2 EXISTING 2ND FLOOR PLAN

A3 ENLARGED FLOOR PLANS & SECTION

A4 ROOFPLAN

A5 EAST&WEST EXTERIOR ELEVATIONS
A6 NORTH & SOUTH EXTERIOR ELEVATIONS

M

:

BAKER
architecture

1060 GENTRE ST, STE 20
SADIEGO, oA 82103 TEL
(619) 281-5937

H
H

| E

PLAN REVIEW COMMENTS

DESCRIPTION

[0.12.24]
12.2.24]

A
2

REVISION SCHEDULE
REV [ DATE | BY

CONTACTS

PROPERTY OWNER:

4325 OCEAN BOULEVARD, LLC

3530 SILVERGATE PLACE

SAN DIEGO, CA 92106
CONTACT: DAN WHITE

PHONE: (619) 977-0693

EMALL:  dan.white@sestantecapital.com

TENANT:

WATER BAR
4325 OCEAN BLVD.
SAN DIEGO, CA

CONTACT: TODD BROWN

PHONE: (619) 518-2827
EMALL: tcbrownie@gmail.com

ARCHITECT.
BAKER ARCHITECTURE
4080 CENTRE STREET #203
SAN DIEGO, CA 92103
CONTACT: RONNIE ROLLMAN
PHONE: (619) 358-6220
EMAIL: ronnie@bakerarchitecture.com

VICINITY MAP

FELSPAR PARK

RES)

\

r“'«PROJECT

RIVERA DRIVE
EHCES

NORTH

THESE DRAWINGS AND SPEGIFICATIONS ARE CONFIDENTIAL AND SHALL REVIAI THE SOLE PROPERTY GF BAKER ARCHITEGTURE, WFIGH 1 THE OWNER F COPYRIGHT IN THIS WORK. THEY SHALL NOT BE REPRODUGED (N WHOLE OR IN PART, SHARED WITH THIFD PARTIES OR USED IN ANY MANNER ON GTHER PROJECTS OR EXTENSIONS TO THIS PROJECT WTHOUT THE PRIGR WAITTEN CONSENT OF BAKER ARCHITECTURE.

PROJECT # 20028

4325 OCEAN BLVD.
SAN DIEGO, CA 92109

ATERBAR ROOF DECK

DATE: 6/14/24




Development

SD) Services

Stormwater Requirements
plss150) | Applicability Checklist

September 2021

Project Address: 4355 coan Bivd, Project Number: pr 1116862

SECTION 1: C
Standards
Manual
Calfornia State Water Resources Control Board.
For al proj
Water Pollution Control Plan (WPCP), continue to Part B..
PART A - Determine Construction Phase Stormwater Requirements.
1
Stor
qualto 1 acre)
Oves a 24 ®
gy ding, grubbi
excavation, o any other
®ves 34. o
the facity? (Projects such as pipelinerutity replacemer)
Oves,
4
. Sign Pe 3
Spa perm.
. . sewer atral,
or utlty savie.
. g 150 the foliowing
holr and guter d reaini

wall encroachmerts

Cityof San Diego + Form DS 560 + September 2021 Page2

PART B - Determine Construction Site Priorty

2 quality.”The Ci qualiy

h

‘Complete Part B and continue to Section 2
O ases
A Projects located inthe ASBS watershed.

Dz wigh priority

Risk Level 3
ASBS watershed.

e 20r LUPType 3 per the P
O3, Medtum pioriy

a
8. Projects that qualify a5 Risk Level 1 or LUP Type 1 per the CGP and are not located in an ASBS watershed,
c

@4 Lowpriority
A

Section 2: Construction Stormwater BMP Requirements

sater Standards Manual,

PART q

o BMPs.

o iryes y ang P
Requirements.”
« If"no i checked for al the numbers in Part C: Continue t Part .

have the potential o contact stormwater?
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¥es, no document s required Oves @no
Check one of the boxes below and continue to Part 8 2
O 1y a 3 Oves @No
ifyou estion 1 and WPCP is REQUIRED. f the project s
@ 1y a a o pro esthepro
O tryou 4 question s, o Oves @No
document s reqired. Continue to Section 2.
bt sanciesogousormuateegaons s s = ]
Visit our web it sanciego gou/dsd Visitour web site: sandlego goudsd.
05.560(0521) P1 05:560(05:21) P2
City of San Diego - Form DS.560  September 2021 Page3 Ciy of San Diego - Form DS-560  September 2021 page s
PART D -PDP Exempt Requirements 7 T Oves @No
projec i),
des low
.y 2
: from adjacent lands)
' biyce lanes,ortraf that
s Oves @no
. other
areas20r or Oaiy Traft (ADT) of
; day.
Citys Stormwater Standards manual? B " o v oo
Orves, ®no of Standard ndustralClassifcation S10)codes 5013, 5014, 5541, 532 7534 or
2 cetsor
2 10 4 Oves @no
Oves, @no.p polltants, incuding
PART - Determine i roject s a rioity Development Poject (°OF) gk e ’
: s emergency
the
Management Plan (SWQMP).
. y f . pART PartCthrough Part €
1. The susject ves @No
g .000squa t Oves @ Ore ©
rojctson public o privae an & ®ves Ono
projects on publc or private o0y, Sesthe Stormnter Stanrds Marual for gikiance
2 fasetiens Oves @MNo 3. The Project is PDP EXEMPT. Site design and source control BMP requirements apply. Refer to the Oves ©No
- oPMENT P e desi Oves ®No
s Oves @0 s oy
bt fossficaton (5101 5612), the project requirs hydromoifcatin plan management
or mare Oves @ne Katherine Baker Agent
any natural slope that s twenty-ive percent or reate. . e
B Oves @ ; o o S
Katherine Baker &=z 05/02/2024
Signature Date
6 ds,highways, a dr he Oves @

project sie),

05560 09:21) P3

Visit our web site: sandiegagou/dsd

05560 (09:21) P4

Upon request,
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4325 OCEAN BLVD.
SAN DIEGO, CA 92109

WATERBAR ROOF DECK

DATE: 6/14/24
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Source Control BMP Checklist

for Standard Projects O™ 4A

Al development projects must implement source control BMPs. Refer (o Chapter 4 and
Appendix € of the
ment led™?
4.2.1 Prevention Ms4 Yes ONo ONA
2225 i ignag Yes ONo  @N/A
423Pr i Run- Oves ONo @N/A
On, Runoff,
424 Protect aterls Storedin Outdoor Work Ares romkaial, — OYes ONo @A
ST Storage Areas from Rainfal, Run-On, Runoft, Oves ONo @NA
| and Wind Dispersal
s based on Runoff Pollutant
i fes
es
es
Veed for future in es
Qves
i d water features es
ood service fes
efuse areas Qves
trial Oves O
Cor materials fes
d Maintenance es
el res
ading Docks Qves Q
re Sprinkler Test Water Qres
iGewalk es
-6 Large Qves
: es
6 and Garden Cent es
: ilties Qves
Discussion / justfication for all No" answers shown above:
“The ity of San Diego | Storm Water Standards sDY

Form I-4A | August 2024 Edition

Source Control BMP Checklist
for PDPs.

M

Al development projects must_implement source control BMPs where appiicable and

feasible. See Chapter 4 and Appendix E of the BMP Design Manual (Part 1 of the Storm Water
) for i ist.

Answer each category below pursuant (o the following,
e mear e roect Wl ivplmsie ch o il B4 3 descrbd W Crapeiid
wal. Discussion.

+ "o means the BMP is applicable e project but it is not feasible to implement.
Disaussion /justifcation must be provided.
"N/A" means the BMP is not applicable at the project site because the project does not
include the feature that s addressed by the BMP (e.g. the project has no cutdoor materials
st i

Source | sirement
421 Prevertion of ic Discharges nto the MSd. Ves [@No |
Discussion Jemented:
Easing e protected ror runof during oot

42,2 5torm Drain Stenciling or Signage [Qves TONo [@NA
Discussion/ justification if 4.2.2 not implemented:
No on-site storm water drains.

oA

523 protect Outdoor Materials Storage Aveas from Rafall Run [ Oes [O/No
On,Runof, and Wind Dispersal

Discussion / justification if .23 not implemente
NG S0 Tater ol storage ared proposed

4.2.4 Protect Materials Stored in Outdoor Work Areas from. OYes [ONo [@VA
Rainfall, Rur-Or

Discussion justfcation f 4.2 not implemented:
INo outdoor work areas propose

425 Protea Trash Storage Areas from Rainfall, Run-On, Runoff, and ‘ Oes ‘ONQ ‘@NIA
Wind Dispersal

Discussion /justfication i 4.2 not implemente
Project has an exISUng tra<h enciosare with a roof

T The iy of s Digo | Sorm Water Sdords
Form 148 | August 2024 Edition SDJ

Form |-4B Page 2 0f 2

Appli
'4.2.6 Additional BMPs Based on Potential Sources of Runoff Pollutants (must answer for each

Site Design BMP Checklist

for Standard Projects

‘All development projects must implement site design BMPs, Refer to Chapter 4 and Appendix E
of the BMP Design Manua for information to implement BMPs shown in this checkist.

Form |-5A

On-site storm drain inlets Oves _ONo @NA
nterior floor drains and elevator shaft sump pumps. OYes _ONo @NA
THaror paINE GaFogs Oves Ol @WA
Need for future indoor & structural pest control Oves ONo @NA
Landscape/Outdoor Pesticide Use Oves _ONo @NA
P d 3 Qes _ONo @NA
Food service Oves _ONo @NA
Refuse areas Oves _ONo @NA
Industrial processes Oves _ONo @NA
Outdoor storage of equipment or materials OYes_ONo @NA

Oves _ONo @NA
Fuel Dispensing Areas OYes _ONo @NA
Loading Docks QOves_ONo @NA
Fire Sprinkler Test Water Oves_ONo @NA
Wiscellaneous Drain or Wash Water Yes QONo @NA
Plazas, sidewalks, and parking lots Oves_ONo @NA
SC6A: Large Oves_ONo @NA
SC-68: Animal Facilties Oves _Ono @WA
SC-6C: Plant Nurseries and Garden Centers Oves _ONo @NA
SC-60: Automotive Facilties OYes _ONo @NA

Discussion / justi a

Sources of runoff pollutants
are discussed. bove.

Applied™?
43.1 Maintain Natural Drainage Pathways and Hydrologic ©@Yes ONo ONA
Is, and Vegetation ves ONo ONA
i A ves ONo_QNA
p es ONo_ON/A
es (ONo_@N/A
unoff Collection Qves ONo_ONA
Native or Drought i Opves o DNA
Oves Ono ONA |

8 ipitation
cussion/justfication for all"No” answers shown above:

collected via existing drainage system.

2 The Ciy of S Diego | St Woter Stadards
Form 148 | August 2024 Edition SDJ

 Answer for and site d tegory shall be pursuant

« "Yes" means the project will implement the BMP as described in Chapter 4 and/or Appendix €
f the BMP Design Manual. Discussion / justification is not required.

means the BMP is applicable to the project but it is not feasible to implement. Discussion

justification must be provided.

"N/A” means the BMP project ste because
the feature that is addressed by the BMP (e.g. the project has no outdoor materials storage
areas). Discussion / justification may be provided.

The Cly o San Dlego | storm Watersiandards
Form 54 | August 2024 Ediion sD)

e Deslg BHP Crciss
for PDPS izl

242 esig oMps

MPs Teasible. See
Chapter 4 and Appendi E of the BMP Design Manual (van 1 of Storm Water Standards) for

Answer each category below pursuant to the following.

in Chapter 4 and/or

¥y 1. Di

« "No" means the BMP is applicable to the project but it is not feasible to implement.
Discussion/justification must be provided.

+ "™N&" means the BMP is ot applicable at the project site because the project does not

Discussion 3
Asi i this checklist.

ied?
ONo_[ONA

431
Discussion / justification if 4 3.1 not implemented:
Existing drainage pathways are to be maintained,

7 Are exsting natural drainage_pattwiays and_hydrologic |Oes [ONo [@NA
. on the site map?

T2 Ave trees implemented? f yes, are they shown on the sie |Oes [ONo [@NA

map?
73 mplemeried ees meet e desgn e 431 Foc | O¥es | O | QWA
(e, soil volume, maximurm credit, etc.?
T e crei volume calclted sing Appendx 5221 and | Oes | O | QA
SD-1 Fact Sh
2 I Oves [ONo |@WA

Discussion / justification if 432 not implemented:

e Trees are not
feasible on site, and fees wil be paid in fieu of trees per SDMC 143.1410(@)2)B).

1 The City of San Diego | Storm Water Standards. sDY
Form 158 | August 2024 Edition

Furm [E SB Page 2 of 4

4.3.3 Minimize Impervious Area
Discussion / justification if 4.3.3 not implemented:
The project proposes no change to impervious areas.

4.3.4 Minimize Soil Compaction [@Yes [ONo [ONA
wssion /justification if 4.3 not implemented:

The project does not propose any soil compaction.

435 impervious Area Dispersion OV [O% [@vA

ussion / justification if 4.3.5 not implemented:
Project does not proposed to change impervious areas

s The pervious area receing runon from impervious area |@ves |ONo JONA
map?

52 Does the pervious area satsfy the design citeria in 435 Fact | OYes | ONo | @NA
Sheet in Appendix E (e.8. maximum siope, minimum length,
etc)
53 Is impervious area dispersion credit volume calculated using | OVes [ONo [@WA
dix8.2:1.1 and 4

The City of San Diego | Storm Water Standards sDY
Form 158 | August 2024 Edition

Form I-58 Page 3 of 4

4.3.6 Runoff Collection

Discussion / justification i 4.3.6 not implemented:
| A arainage and runoff systems are existin.

61 Are green roofs implemented in accordance with design | OYes |@No | ONA
ariteria in 4.3.6A Fact Sheet? If yes, are they shown on
the site map?

57 e geen e credt lome clcied g Appenax | Oves | Qe OV
212 and 4.3.6A Fact Sheet n Appy

@1 Arep e iemed Oves [ONo |OWA
g cakera In 365 Fack Sheet I Yo, are thy hown
on the site mapy

BT & b oot et o e i ‘oves o |[ONA
Ov

Appendic 82,13 and 4 pendix
T I asng Nt o g Toloa S~ = [N [OVA

Discussion/ justification i 4.3.7 not implemented:

38 Harvest and Use Precipiation [Oves [ONe (@A

Discussion / justification if 4.3 not implemented:
No change to existing drainage system is proposed.

S e rain barrels mplemented In accordance wi desgn [OVes [ONo [@NA
riteia i 438 FactSheet I ys,are they shown on the

B2.22and

map?
fthe ran bl chane e g gpends | Oes | O | @A
y )

Insert Ste Map with al site design BMPs icentified:

The City of San Diego | Storm Water Standards sDY
Form -58 | August 2024 Edition

‘The City of San Diego | Storm Water Standards. sDY
Form I-5B | August 2024 Edition
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ACHMENT 9

ATT

TOTAL DISTURBANCE AREA:

[} UT QUANTITIES:
EXISTING IMPERVIOUS AREA: 14472
0

FILL QUANTITEES:
IMPORT / EXPORT.
TOTAL IMPERVIOUS AREA: 14472 MAX. CUT DEPTH
IMPERVIOUS  INCREASE 00 MAX. FILL DEPTH,

THS PROJECT PROPOSES TO EXPORT 0 CUBIC YARDS OF MATERIAL FROM THIS SITE
ALL EXPORT MATERIAL SHALL BE DISCHARGED TO A LEGAL DISPOSAL SITE.

RBPROVAL OF THS PROJECT DOES NOT ALLOW PROGESSNG . SALE OF THE MATERIAL | PROPOSED INPERVIOUS AREA

ALL SUCH ACTIVITIES REQUIRE A SEPARATE CONDITIONAL USE PERMIT.

NOTE: IMPERVIOUS AREA INCLUDES ROOFS, DRIVEWAYS, SIDEWALKS  PATIOS

PARKING SUMMARY

ERO EMISSIONS:
BICYCLE (SHORT TERM)
BICYCLE (LONG TERM)

2. OF VEHICLE STALLS OR 2 SPACES WHICHEVER IS GREATEST

'STANDARD: 0 REQUIRED (PER AB2097)
ACCESSIBLE 1 VAN ACCESSIBLE REQUIRED
MOTORCYCLE:

EV CHARGING 1 EV CHARGE READY REQUIRED

1 CLEAN AIR / VANPOOL / EV REQUIRED
5 OF VEHICLE STALLS OR 2 SPACES WHICHEVER IS GREATEST
1 FOR 710 FULL-TIME EMPLOYESS

22 PROVIDED

1 VAN 1 STANDARD ACCESSIBLE PROVIDED

2 SPACES PROVIDED

1 EV CHARGE READY PROVIDED (INCLUDED IN STANDARD COUNT)

2 CLEAN AIR / VANPOOL / EV PROVIDED (INCLUDED IN STANDARD COUNT)
6 SPACES PROVIDED

2 STORAGE SPACES PROVIDED

i BAKER
architecture
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(19 21007
i bakerarchitecture.c

H

DESCRIPTION

COASTAL REVIEW #1
PLAN REVIEW COMMENTS
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