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BEST IMAGE

Planning Commissioners, we respectfully submit the analysis below for the Appeal of the Multi-Family in-fill 
project at 1250 Grand Avenue.   In this document we have addressed what we feel are the baseless claims 

outlined in the appeal as well as providing the Commission a much more detailed look into the site, the 
design concept, justification for this use on the site as well as the myriad of Codes and Planning 

Documents that not only justify but encourage exactly this type of project on this site.   We thank you in 
advance for your time and consideration and will be available for any questions on the 16th and look 

forward to the hearing on this Approved Project Appeal.

Tim Golba, Principal  GOLBA ARCHITECTURE inc. 





PROJECT SYNOPSIS:
The project is designed around what we feel is a very appropriate use of the Complete Communities Housing 
Solutions program that was passed by City Council as a manner in which to encourage and incentivize infill
Multi-family while requiring on site affordable housing as part of any project.    The Coastal zone use of CCHS is 
Limited by a smaller floor area ratio of 2.5 (compared to 4.0, 6.5 or 8.0 in other neighborhoods) and also limited by 
compliance with the Coastal Height Limit (Prop D).   These two limitations ensure no greater than a 3-story 
building and a 2.5 floor area ratio that effectively prohibits the design of excessively tall structures or bigger and 
bulkier buildings.  This design is well under the 2.5 FAR allowed to incorporate design features, reduced bulk and 
scale and articulation that not only allows the building to “fit in” but a design which will be a positive addition to 
the Pacific Beach fabric.

We are providing this document to augment the Staff Report on this appeal and provide additional background
To the commissioners for consideration.   This location, on Grand Avenue in Pacific Beach is specifically called out
For higher density in the Community Plan and was one of the prime areas for high density outlined in the AIA’s Eco 
District design exercise in 2012 where this type of housing was specifically encouraged including the higher 
density, smaller units and lower parking counts as well.   This site truly is a textbook walkable site surrounded by 
services, Banks, groceries, restaurants and entertainment all within a several block walk.   The site is also located 
on Grand Avenue which has convenient access to bus lines and the new Balboa Station for the Trolley.  

For the project incentives,  simple design features were modified such as removing bike and motorcycle parking 
since there is no garage or secure area or removing the RM zone requirement for a large common area that is 
simply not needed in this location and a typically negative feature in multi-family housing.   Additionally, our Client 
demanded a higher quality design that would fit in nicely amongst the dated 1970’s stucco boxes that dominate 
Grand Avenue and we simply request the Planning Commission uphold the staff decision to approve this Coastal
Development Permit for this affordable infill housing project.   Given the compliance with the Land Development 
Code, PB Community Plan, Eco District guiding principles, Complete Communities Housing Solutions and the  
General plan, the near perfect walkable site, proximity to transit options and the beach vibe design, we would ask 
IF THIS PROJECT CAN NOT BE APPROVED AT THIS LOCATION, WHERE IN PACIFIC BEACH WOULD INFILL HOUSING 
BE BETTER SUITED?    Or, could it be the Appellant simply does not want appropriate density near his home?





THE APPEAL



APPEAL POINT #1
Point #1 ~ “The determination that the project will not result in significant impacts to traffic, 

parking and neighborhood conditions is not supported by substantial evidence.   The 

proposed 17 unit development on a 0.14 acre site will increase density in an already impacted 

Pacific Beach Area where parking and congetion are known concerns”

The appellant raises a claim of significant impacts if the project  is approved but fails to provide 
even one specific fact or instance of the claimed significant impacts.   Further, the project
Specifically follows the guidelines from the Pacific Beach Community plan, the Land Develoment
Code, Pacific Beach Eco District guiding principles, the Complete Communities Density Bonus 
progrram as well as the City of San Diego General Plan.

This location is EXACTLY where new Density is targeted to be located and if not on this site, 
along a transportation corridor, with a walkability score in the high 90’s, located along the best
Public transit options in all of Pacific Beach, then where would density ever be located that is a
Better option?    The fact is the appellant simply does not want any density located near their 
Home and as such would be classified as the Classic NIMBY.



APPEAL POINT #2

Point #2 ~ “The finding that the project conforms to the Pacific Beach Community 

Plan is not adequately supported.  The scale and intensity of a three story 17 unit building 

Raises concerns regarding compatibility with surrounding development and neighborhood

character”

The appellant again raises a claim of the project not conforming to the Pacific Beach 
Community Plan but fails to raise any specific points as to how it does not conform.

This document illustrates the specific compliance with the Pacific Beach Community Plan,
the Pacific Beach Eco District document, the Land Development Code and the Complete 
Communities Density Bonus program and includes numerous images of the “fabric” and 
character of Grand Avenue in Pacific Beach where 3 story apartment buildings are
located continually along this corridor.   It is ironic that the appellant’s address is located
immediately between a pair of 3 story housing structures yet somehow this project proposed 
only several doors away is not in keeping with the community character which is predominantly
3 story apartment buildings already.     



APPEAL POINT #3

Point #3 ~ “The reliance on a CEQA categorical exemption (Section 15332 – in-fill 

Development) fails to adequately address potential exemptions, including cumulative 

impacts and unusual circumstances in a dense Coastal Community”

The appellant raises questions regarding the Environmental Approval of this project HOWEVER THE 
ENVIRONMENTAL DOCUMENT WAS ISSUED ON 2/23/26 & APPROVED ON MARCH 9th 2026 & WAS 
NOT APPEALLED AND AS SUCH, ONLY THE BUILDING APPROVAL IS BEFORE THE PLANNING 
COMMISSION ON APPEAL!

Again, even if the Environmental document was before the Planning Commission today (which it is 
not),  this location is EXACTLY where new Density is targeted to be located and if not on this site, 
along a transportation corridor, with a walkability score in the high 90’s, located along the best
Public transit options in all of Pacific Beach, then where would density ever be located that is a
Better option in all of Pacific Beach?    

The fact is the appellant simply does not want any density located near their  home and as 
such they would be classified as a Classic NIMBY and their appeal is only based on any new
Development NOT being in their Neighborhood!



APPEAL POINT #4
Point #4 ~ “The conclusion that the project will not significantly impact public services,

Infrastructure, and circulation lacks sufficient supporting analysis”

The appellant again raises a claim of significant impacts if the project  is approved but fails to 
again provide even one specific fact or instance of the claimed significant impacts.   Further, the
Project specifically follows the guidelines from the Pacific Beach Community plan, the Land 
Develoment Code, Pacific Beach Eco District guiding principles, the Complete Communities
Density Bonus Program as well as the City of San Diego General Plan by locating density along
an existing urban corridor that is completely walkable and transit friendly.

Even if the Environmental document was before the Planning Commission today, again, this
location is EXACTLY where new Density is targeted to be located and if not on this site, 
along a transportation corridor, with a walkability score in the high 90’s, located along the best
Public transit options in all of Pacific Beach, then where would density ever be located that is a
Better option in all of Pacific Beach?    

The fact is the appellant simply does not want any density located near their  home and as 
such they would be classified as a Classic NIMBY and their appeal is only based on any new
Development NOT being in their Neighborhood!
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Context of Multi-Family buildings on Grand Avenue in Pacific Beach 
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Context of Multi-Family buildings on Grand Avenue in Pacific Beach 
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PROJECT RENDERING
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ZONE allows for a 2.5 Floor Area Ratio but limits projects
To the 30’ Coastal Height Limit (Prop. D)

Un-restricted Density  (net density IS restricted by Coastal Height limit, 

Floor Area Ratio and setbacks) 

Project must provide design features that are part of the 
CCHS program.

Project must provide 40% of the base density in ON-SITE 
Affordable units

Project is allowed 3 Development Incentives and unlimited 
Waivers

COMPLETE COMMUNITIES FACT SHEET











COMMUNITY PLAN MAP SHOWING PROJECT SITE
SURROUNDED ON ALL SIDES BY MULTI-FAMILYZONING 

Project Site



COMMUNITY PLAN MAP SHOWING PROJECT SITE
ON THE PRIMARY TRANSIT CORRIDOR IN PACIFIC BEACH

Project Site

































Concept sketch showing transit corridor intensification



We thank you for your time and 
consideration and hope that the 

project appeal is rejected and the 
Project’s APPROVAL is ratified and it 

is allowed to move forward
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