
 
DATE ISSUED: January 30, 2019 REPORT NO. HO-19-006 
  
HEARING DATE:              February 6, 2019 
 
SUBJECT: Houlton Bluff Repair, Process Three Decision   
 
PROJECT NUMBER: 553802 
 
OWNER/APPLICANT: Barbara Davis Houlton, Trustee of the Turner Estate 
 
SUMMARY 

 
Issue: Should the Hearing Officer approve the demolition and removal of an existing 
seawall and related structure and the installation of a new seawall located at 4820 
Point Loma Avenue within the Ocean Beach Community Planning area? 
 
Staff Recommendation: APPROVE Site Development Permit No. 1957770. 

 
Community Planning Group Recommendation: On April 4, 2018, the Ocean Beach Planning 
Board voted 8-0 to recommend approval of the proposed project without 
conditions/recommendations. The group recommended against simply filling the sea cave 
with cement and/or attempting minimalist repairs (Attachment 7). 
 
Environmental Review:  This project was determined to be categorically exempt from the 
California Environmental Quality Act (CEQA) pursuant to Section 15302 (Replacement or 
Reconstruction). This project is not pending an appeal of the environmental determination. 
The environmental exemption determination for this project was made on November 20, 
2018 and the opportunity to appeal that determination ended on December 4, 2018. 
(Attachment 6). 

 
BACKGROUND 
 
The 0.12-acre site is located at 4820 Point Loma Avenue Coastal Overlay Zone (Appealable), Sensitive 
Coastal Overlay Zone – Coastal Bluff, and First Public Roadway in the RM-2-4 Zone within the Ocean 
Beach Community Plan, and designated Residential with a density of up to 25 dwelling units per acre 
allowed. The project lies on environmentally sensitive lands in the form of Coastal Bluffs and is 
associated with an existing single dwelling unit. The surrounding urban development around the site 
consists of a single-family residence to the north, an auto repair shop is located immediately to the 
east, and south of the site, across Point Loma Avenue is the Inn at Sunset Cliffs. Additional uses in 
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the vicinity include and a gas station and convenience mart across Sunset Cliffs Boulevard, a 
religious facility and day care are located to the southeast, and other residential and commercial 
uses. 
 
The single dwelling unit on the site is setback from the existing seawall by approximately 30 to 50 
feet with a landscaped yard area between the wall and the residence. The existing wall, as part of 
the Sunset Cliffs Stabilization Project, was constructed by the City of San Diego after approval by the 
California Coastal Commission (CCC) in 1978 and was completed in 1983. Currently, a portion of the 
wall abutting the project site has been undermined by a sea cave and is subject to failure. Over time 
unpermitted riprap and sandbags have been used to provide additional protections for the site. All 
rip rap and any additional features or structures would be removed and replaced with the new 
seawall as part of the project. 
 
The project proposes a Site Development Permit (SDP) pursuant to San Diego Municipal Code 
(SDMC) section 126.0502 for “… development on a premises containing sensitive coastal bluffs or 
coastal beaches…”. The California Coastal Commission has jurisdiction for any Coastal Development 
Permits (CDP) for this project, and should the City approve the SDP, the project would need a CDP 
approval from that Commission before any construction permits could be issued by the City.  
 
On January 16, 2019 the CCC issued an emergency CDP to the property owners, which allowed for 
temporary repairs to the existing crib wall, involving the placement of geotextile fabric over the 
northern portion of the wall. The fabric would be pinned to the upper bluff with metal nails and 
wood stakes, and four tons of rip rap was to be placed on the geotextile. As noted in the emergency 
CDP, (Attachment 9), additional actions are required for that emergency work to be finalized, and 
may be separate and apart to any CDP for work consistent with this SDP.  
 
DISCUSSION 
 
The project proposes the removal of the following: the existing seawall; grouted rip rap that is 
located seaward of the existing seawall; a crib wall located above and immediately to the east of the 
existing seawall; and sand bags located above and to the east of the existing crib walls. The project 
also proposes a new seawall that would be approximately 26 feet in height and 54 feet in length 
located easterly of the existing wall. The top of the new seawall would be located at a distance 
ranging from approximately 15 to 40 feet from the residence.  
 
The new seawall would be a cast-in-place concrete and embedded into formation. Buried wing walls 
would be located along the north and south ends of the seawall to reduce the potential for marine 
erosion easterly of the new seawall.  
 
Once constructed, a shotcrete finish sculpted and softened to mimic the natural bluffs would be 
applied to the seawall consistent with the guidelines of the Ocean Beach Community Plan and San 
Diego Municipal Code.  
 
Community Plan Analysis: 
 
The proposed project was deemed complete on June 22, 2017. The project site is designated 
Residential with a density of up to 25 dwelling units per acre allowed. No development beyond the 
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wall is proposed, and the continued residential use of the site would be consistent with the 
community plan. 

The Ocean Beach Community Plan includes recommendations that "Shoreline protective works 
should be designed to blend with the surrounding shoreline ... ". This project is consistent with that 
recommendation, as the shotcrete wall would be sculpted to mimic a natural bluff. 

Discussion of Issues: 

The purpose of the project is to replace a seawall that has a likelihood of failing due to a cave that 
has developed behind the existing wall, along with general deterioration of the existing wall. A 
number of technical reports have been prepared by the applicant's project team, including 
geotechnical reports to evaluate existing site conditions, which document the need for a 
replacement seawall, and provide analysis of alternative erosion control measures. 

The CCC has jurisdiction over the CDP required for this project. Should the project be approved by 
the City of San Diego, the CCC would hear the project and make a determination on the CDP. Should 
the CDP be approved, after all final discretionary processes are complete, the applicant would 
submit for a building/construction permit from the City. 

Conclusion: 

Staff has reviewed the proposed project and all issues identified through the review process have 
been resolved in conformance with adopted City Council policies and regulations of the Land 
Development Code. Staff has provided draft findings (Attachment 4) and draft conditions 
(Attachment 5) to support approval of the project. Staff recommends the Hearing Officer approve 
the project as proposed. 

ALTERNATIVES 

1. Approve Site Development Permit No. 1957770, with modifications. 

2. Deny Site Development Permit No. 1957770, if the findings required to approve the project 
cannot be affirmed. 

Respectfully submitted, 

Martha Blake, Development Project Manager 

Attachments: 

1. Project Location Map 
2. Aerial Photograph 
3. Community Plan Land Use Map 
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4. Draft Resolution with Findings 
5. Draft Permit with Conditions 
6. Notice of Right to Appeal Environmental Determination 
7. Community Planning Group Recommendation 
8. Ownership Disclosure Statement 
9. Emergency CDP Issued by California Coastal Commission  
10. Project Plans  
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NorthLand Use Map
Houlton Bluff Repair/4820 Point Loma Avenue
PROJECT NO.  553802

Project Site
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HEARING OFFICER 
RESOLUTION NO.   

SITE DEVELOPMENT PERMIT NO. 1957770  
HOULTON BLUFF REPAIR PROJECT NO. 553802 

 
 

WHEREAS, BARBARA DAVIS HOULTON, TRUSTEE OF THE TURNER ESTATE, Owner/Permittee, 

filed an application with the City of San Diego for a permit to demolish an existing seawall and 

construct a new, approximately 26 feet in height and 54 feet in length seawall (as described in and 

by reference to the approved Exhibit "A" and corresponding conditions of approval for the 

associated Site Development Permit No. 1957770), on portions of a 0.12-acre site; 

WHEREAS, the project site is located at 4820 Point Loma Avenue in the RM-2-4 zone of the 

Ocean Beach Community Plan; and 

WHEREAS, the project site is legally described as All of Lot 12 and the Southeasterly 5.00 feet 

of Lot 11, in Block 43 of Ocean Beach, according to Map thereof No. 279, filed in the Office of the 

County Recorder on May 28, 1887; and that portion of Point Loma Avenue adjoining said Lot 12 on 

the Southwest as closed June 7, 1915 by Resolution No. 19826 of the Common Council of the City of 

San Diego, lying within Pueblo Lot 195 of the Pueblo Lands of the City of San Diego; and 

WHEREAS, on November 20, 2018, 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 Guideline Section 15302 [Replacement or Reconstruction) and 

there was no appeal of the Environmental Determination filed within the time period provided by 

San Diego Municipal Code Section 112.0520; and 

WHEREAS, on February 6, 2019, the Hearing Officer of the City of San Diego considered Site 

Development Permit No. 1957770, pursuant to the Land Development Code of the City of San Diego; 

NOW THEREFORE, 
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BE IT RESOLVED by the Hearing Officer of the City of San Diego, that it adopts the following 

findings with respect to Site Development Permit No. 1957770: 

 
A. Site Development Permit - SDMC Section 126.0505 

1. The proposed development will not adversely affect the applicable land use plan. 

The 0.12-acre project site is located at 4820 Point Loma Avenue. The site is designated as 
Residential (Medium Low Density) and zoned RM-2-4 within the Ocean Beach Community 
Plan area. The Ocean Beach Community Plan Section 7.3.4 states: “Shoreline protective works 
should be designed to blend in with the surrounding shoreline …” “The seawall along the Bermuda 
Avenue beach is an excellent example of an appropriately designated shoreline protective work.” 

The Houlton Bluff Repair project (Project) proposes to replace a permitted, failing coastal 
bluff protection device on a disturbed site with a new shoreline protective device (seawall) 
set back farther to the east, and thus allowing for a larger public beach area. The seawall will 
have a hand-sculpted, color-treated finish to blend to the greatest extent possible with the 
natural coastal bluff.  

The proposed Project will remove grouted rip-rap, a failing seawall, a crib wall and sand 
bags, f which constitute a visual blight that is in direct conflict with the goals and objectives 
of the Ocean Beach Community Plan. The appearance of the proposed replacement 
shoreline protective device will be similar in design and appearance to the Bermuda Avenue 
seawall because it will include a sculpted, color-treated finish designed to blend in with the 
appearance of the natural coastal bluffs in this area. The proposed development will not 
adversely affect the applicable land use plan. 

 
2. The proposed development will not be detrimental to the public health, safety, and 

welfare.  
 
The Project proposes a coastal bluff protective device which will be a textured, color-treated 
and hand-sculpted shotcrete installation designed to blend to the greatest extent possible 
with the natural coastal bluff. The project will be engineered to meet all required factors of 
safety, and will be embedded in formational soils for stability. The project will remove 
grouted rip-rap and existing wall features that are becoming unstable. The purpose of the 
project is to stabilize a coast bluff and this will enhance the safety of the slope for the 
existing residential structure as well as existing public utilities. Conditions of approval 
require compliance with all applicable building regulations and construction plans will be 
reviewed, by professional staff to determine the project is in compliance with those. 
Additionally, the project is subject to inspection of construction to assure construction 
permits are implemented in accordance with the approved plans.  By replacing the 
deteriorating shoreline protective devices with the new seawall that is structurally sound, the 
Project will not be detrimental to public health, safety and welfare.  
 

3. The proposed development will comply with the regulations of the Land Development 
Code including any allowable deviations pursuant to the Land Development Code. 
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The Project proposes a coastal bluff protection device to be constructed utilizing a hand-
sculpted, color-treated shotcrete finish to blend to the greatest extent possible with the 
natural coastal bluff. The Project complies with the development regulations of the 
applicable zone as contained within the Land Development Code/Municipal Code. The 
Project does not require any deviations or a variance. Therefore, the Project will comply with 
the regulations of the Land Development Code. 
 

 
B. Supplemental Site Development Permits Findings - Environmentally Sensitive Lands - 

Section 126.0505(b) 
 

1. The site is physically suitable for the design and siting of the proposed development 
and the development will result in minimum disturbance to environmentally sensitive 
lands. 

 
The Project proposes a coastal bluff protection device on a previously disturbed and 
protected coastal bluff (landward side of an existing permitted concrete splash wall that will 
be removed as an element of the Project). The Project will not result in any further seaward 
development. The Project will also remove existing grouted rip-rap from the adjacent sandy 
beach, a crib wall above the splash wall, and temporary sand bags located to the east of the 
crib wall. Construction design techniques will utilize a hand-sculpted, color-treated shotcrete 
installation designed to blend to the greatest extent possible with the natural coastal bluff. 
The existing bluff protective measures are currently in imminent failure. Without the project, 
the existing measures will fail, resulting in catastrophic and excessive bluff erosion placing 
the primary residential structure on the site in immediate jeopardy. 
 
The Project is the least impactive alternative and may result in the creation of new sensitive 
lands/beach.  A “No Project” alternative would result in the failure of existing bluff protective 
measures and adverse impacts to the on-site residential structure, the neighboring home to 
the north, as well as the adjacent public infrastructure.  Reconstruction of a new coastal bluff 
protective device in the same location as the existing wall may create a greater area of beach 
and/or marine environment available for public use.  
 
The Project will provide a color-treated sculpted facing that blends to the greatest extent 
possible with the natural bluff appearance.  The project will also result in the removal of an 
assortment of various bluff protective measures, which occupy the sandy beach area and 
Point Loma formation, and do not mimic or complement the natural bluff appearance. 
Implementation of the project will contribute to expansion of the sandy beach for public use. 
The site is physically suitable for the design and, as the existing site is significantly disturbed, 
the siting of the proposed development will result in minimal disturbance to 
environmentally sensitive lands.  
 
 

2. The proposed development will minimize the alteration of natural land forms and will 
not result in undue risk from geologic and erosional forces, flood hazards, or fire 
hazards. 
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The Project will remove and replace an existing seawall that has been undermined by a 
significant sea cave and is projected to fail. The Project proposes a shotcrete coastal bluff 
protective device which will be surfaced utilizing a hand-sculpted, color-treated shotcrete 
application to blend to the greatest extent possible with the natural coastal bluff.  
 
The Project will relocate and reconstruct a coastal bluff protective device farther to the east. 
In addition to removing the City permitted splash wall, the project will remove grouted rip-
rap existing to the west of the City splash wall and an existing crib wall and sand bag 
fortifications to the east of the City splash wall. The site is not within a floodway or flood 
plain and is not within or adjacent to an area of undeveloped natural terrain which contains 
a wildfire hazard. There will be minimal alteration of natural land forms and the proposed 
erosion control device will prevent undue risks from geologic and erosional forces, and flood 
hazards. Therefore, the Project will minimize the alteration of natural landforms, remove 
existing structures that are impacting natural landforms, create additional new beach/beach 
environment, and will not result in undue risk from geologic and erosional forces, flood 
hazards, or fire hazards. 
 

3. The proposed development will be sited and designed to prevent adverse impacts on 
any adjacent environmentally sensitive lands. 
 
The Project will construct a new seawall to protect the coastal bluff which is an 
environmentally sensitive land (ESL), on the landward side of the existing, failing bluff 
protective measures that will be removed as part of the Project. The Project is bordered to 
the north by a single residential dwelling unit property and adjacent coastal bluff (ESL)which 
also has an existing seawall. The Project is bordered to the south by Point Loma Avenue, a 
City storm water outfall and a City public beach access stairway that is presently closed due 
to damage.  
 
The project is required to comply with the Land Development Code (LDC), Section 143.0143, 
which provides regulations for development on Sensitive Coastal Bluffs, and the Coastal 
Bluffs and Beaches Guidelines and Section 143.0144 which provide the regulations for 
Sensitive Coastal Beaches. No sensitive biological resources exist on or adjacent to the 
project site, and much of the face of the bluffs is disturbed with existing walls and shoreline 
protective devices.  
 
In order to comply with the LDC, all drainage from the improvements on the premises will be 
directed away from coastal bluff and either into an existing or improved public storm drain 
system or onto a street developed with a gutter system or public right-of-way designated to 
carry surface drainage run-off.  All drainage from unimproved areas will be appropriately 
collected and discharged in order to reduce, control, or mitigate erosion of the coastal bluff. 
  
Additionally, the LDC allows for the use of only native or other drought-tolerant plant species 
in landscaped areas in order to minimize irrigation requirements and to reduce potential 
slide hazards due to overwatering of the coastal bluffs. 
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Therefore, the removal of the existing, failing coastal protective measures, and the landward 
or easterly construction of the new erosion control device are designed to prevent adverse 
impacts on any adjacent environmentally sensitive lands, 
  

 
4. The proposed development will be consistent with the City of San Diego’s Multiple 

Species Conservation Program (MSCP) Subarea Plan and Vernal Pool Habitat 
Conservation Plan (VPHCP). 

 
The project site is not within or adjacent to the Multi-Habitat Planning Area of the City’s 
Multiple Species Conservation Plan. Additionally, the project site does not contain any vernal 
pools and is not subject to the Vernal Pool Habitat Conservation Plan.   

 
5. The proposed development will not contribute to the erosion of public beaches or 

adversely impact local shoreline sand supply. 
 
The Project proposes to replace an existing coastal bluff protection device with a new 
seawall, which will have a hand-sculpted, color-treated shotcrete finish to blend to the 
greatest extent possible with the natural coastal bluff.  Relocation of the proposed Project 
seawall to the east and removal of the existing wall may create additional public sandy 
beach and/or marine environment. In addition to the potential enhancement of beach area, 
the Project will provide a sand fee mitigation payment in accordance with the Beach San 
Mitigation Program developed with the CCC and the County of San Diego. The amount of 
$4,837.00, derived from utilizing the methodology found in the “Report on In-Lieu Fee Beach 
Sand Mitigation Program – San Diego County, dated January 1997”. Therefore, the proposed 
Project will not contribute to the erosion of public beaches or adversely impact the local 
shoreline sand supply.  
 

6. The nature and extent of mitigation required as a condition of the permit is 
reasonably related to, and calculated to alleviate, negative impacts created by the 
proposed development. 
 
The proposed Project will remove an existing seawall that is in danger of failing as a result of 
being undercut by an extensive sea cave. The Project proposes a coastal protective device 
which will have a hand-sculpted, color-treated shotcrete finish to blend to the greatest 
extent possible with the natural coastal bluff as conditioned in Site Development Permit No. 
1957770 and shown on the Exhibit A.  

 
The Project will also remove existing grouted rip-rap located seaward of the existing seawall, 
as well as a crib wall and sandbags located to the east of the existing seawall. These Project 
actions will result in the removal of structures that are visually incompatible with the Ocean 
Beach Community Plan and may result in the creation of new beach and/or marine 
environment. In addition to the creation of new sandy beach area, the Project will provide a 
sand fee mitigation payment in the amount of $4,837.00, derived from utilizing the Coastal 
Commission’s Beach Sand Mitigation Program, with methodology found in the “Report on In-
Lieu Fee Beach Sand Mitigation Program – San Diego County, dated January 1997”. 
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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, Site Development Permit No. 1957770 is hereby GRANTED by the Hearing Officer to the 

referenced Owner/Permittee, in the form of, exhibits, terms and conditions as set forth in Site 

Development Permit No. 1957770, a copy of which is attached hereto and made a part hereof. 

 
 
 
 
  
 
                                                                           
Martha Blake 
Development Project Manager  
Development Services 
    
Adopted on:  February 6, 2019 
 
IO#: 24007316 
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RECORDING REQUESTED BY 

CITY OF SAN DIEGO 
DEVELOPMENT SERVICES  

PERMIT INTAKE, MAIL STATION 
501 

 
WHEN RECORDED MAIL TO 

PROJECT MANAGEMENT 
PERMIT CLERK 

MAIL STATION 501 
 

 
 
 
 
 
 
 
 
 

INTERNAL ORDER NUMBER: 24007316 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

SITE DEVELOPMENT PERMIT NO. 1957770  
HOULTON BLUFF REPAIR PROJECT NO. 553802 

HEARING OFFICER 
 

This Site Development Permit No. 1957770 is granted by the Hearing Officer of the City of San Diego 
to BARBARA DAVIS HOULTON, TRUSTEE OF THE TURNER ESTATE, Owner/Permittee, pursuant to San 
Diego Municipal Code [SDMC] section 126.0505. The 0.12-acre site is located at 4820 Point Loma 
Avenue within the Coastal Overlay Zone (Appealable), Sensitive Coastal Overlay Zone – Coastal Bluff, 
and First Public Roadway in the RM-2-4 zone of the Ocean Beach Community Plan. The project site is 
legally described as: All of Lot 12 and the Southeasterly 5.00 feet of Lot 11, in Block 43 of Ocean 
Beach, according to Map thereof No. 279, filed in the Office of the County Recorder on May 28, 1887; 
and that portion of Point Loma Avenue adjoining said Lot 12 on the Southwest as closed June 7, 
1915 by Resolution No. 19826 of the Common Council of the City of San Diego, lying within Pueblo 
Lot 195 of the Pueblo Lands of the City of San Diego; 
 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee to demolish an existing seawall and install a new, approximately 26 feet in height 
and 54 feet in length seawall, described and identified by size, dimension, quantity, type, and 
location on the approved exhibits [Exhibit “A”] dated February 6, 2019, on file in the Development 
Services Department. 

 
The project shall include: 
 

a. The demolition and removal of an existing seawall and related structures; 
 

b. Installation of a new seawall;  
 

c. Landscaping (planting, irrigation and landscape related improvements);  
 

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.  
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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 February 21, 2022. 

 
2. 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 Permit is recorded in the Office of the San Diego County Recorder. 
 

3. 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. 

 
4. 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. 

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

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

 
7. In accordance with authorization granted to the City of San Diego from the United States Fish 
and Wildlife Service [USFWS] pursuant to Section 10(a) of the federal Endangered Species Act [ESA] 
and by the California Department of Fish and Wildlife [CDFW] pursuant to California Fish and 
Wildlife Code section 2835 as part of the Multiple Species Conservation Program [MSCP], the City of 
San Diego through the issuance of this Permit hereby confers upon Owner/Permittee the status of 
Third Party Beneficiary as provided for in Section 17 of the City of San Diego Implementing 
Agreement [IA], executed on July 16, 1997, and on file in the Office of the City Clerk as Document 
No. OO-18394.  Third Party Beneficiary status is conferred upon Owner/Permittee by the City:  (1) 
to grant Owner/Permittee the legal standing and legal right to utilize the take authorizations 
granted to the City pursuant to the MSCP within the context of those limitations imposed under 
this Permit and the IA, and (2) to assure Owner/Permittee that no existing mitigation obligation 
imposed by the City of San Diego pursuant to this Permit shall be altered in the future by the City of 
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San Diego, USFWS, or CDFW, except in the limited circumstances described in Sections 9.6 and 9.7 
of the IA.  If mitigation lands are identified but not yet dedicated or preserved in perpetuity, 
maintenance and continued recognition of Third Party Beneficiary status by the City is contingent 
upon Owner/Permittee maintaining the biological values of any and all lands committed for 
mitigation pursuant to this Permit and of full satisfaction by Owner/Permittee of mitigation 
obligations required by this Permit, in accordance with Section 17.1D of the IA. 

 
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 
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Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee.  

 
 
ENGINEERING REQUIREMENTS: 
 

12. Prior to the issuance of any building permits, the Owner/Permittee shall obtain a bonded 
grading permit for the grading proposed for this project.  All grading shall conform to the 
requirements of the City of San Diego Municipal Code in a manner satisfactory to the City Engineer. 

 
13. Prior to the issuance of any building permits, the Owner/Permittee shall obtain an 
Encroachment Maintenance Removal Agreement, from the City Engineer, for proposed sea wall.  

 
14. Prior to the issuance of any building permits, the Owner/Permittee shall obtain an 
Encroachment Maintenance Removal Agreement, from the City Engineer, for proposed sidewalk 
underdrain(s) in Point Loma Avenue. 

 
15. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and 
bond, to construct sidewalk underdrain/ curb outlet per current City standards on Point Loma 
Avenue. 

 
16. Prior to the issuance of any construction permit, the Owner/Permittee shall incorporate any 
construction Best Management Practices necessary to comply with Chapter 14, Article 2, Division 1 
(Grading Regulations) of the SDMC, into the construction plans or specifications. 

 
17. Prior to the issuance of any construction permit the Owner/Permittee shall submit a Water 
Pollution Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines in 
Part 2 Construction BMP Standards Chapter 4 of the City's Storm Water Standards. 

 
PLANNING/DESIGN REQUIREMENTS: 

 
18. A topographical 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. 
 
19. The seawall or shoreline protective device shall be designed to blend with the surrounding 
shoreline per the Exhibit A. 

 
20. Prior to the issuance of any construction permit, the Owner/Permittee shall pay the sand fee 
mitigation payment in the amount of $4,837.00, derived from utilizing the Coastal Commission’s 
Beach Sand Mitigation Program, with methodology found in the “Report on In-Lieu Fee Beach Sand 
Mitigation Program – San Diego County, dated January 1997”. 

 
 



 
ATTACHMENT 5 

 

 
Page 5 of 6 

21.    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. 

 
INFORMATION ONLY: 
 

• 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 
are fully completed and all required ministerial permits have been issued and received final 
inspection. 
 

• 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 February 6, 2019 and Resolution No. 
XXXX.  
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Permit Type/PTS Approval No.: SDP No. 1957770 
Date of Approval: February 6, 2019 

 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Martha Blake 
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. 
 
 
        
 
       By _________________________________ 
       Barbara Davis Houlton  
       Trustee of the Turner Estate 
       Owner/Permittee 
 
 
        
 
 
 
 
 
NOTE:  Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 



Date of Notice: November 20, 2018 
REVISED 

NOTICE OF RIGHT TO APPEAL  
ENVIRONMENTAL DETERMINATION 

DEVELOPMENT SERVICES DEPARTMENT  
SAP No. 24007316 

PROJECT NAME/NUMBER:  Houlton Bluff Repair NUP/553802 

COMMUNITY PLAN AREA:  Ocean Beach Community Planning Area 

COUNCIL DISTRICTS:  2 

LOCATION:  4820 Point Loma Avenue, San Diego CA 92167 

PROJECT DESCRIPTION:   Coastal Development Permit (CDP) and Site Development Permit (SDP) for the 
demolition of an existing, formally approved seawall and replacement with a new approximately 54-foot-
long seawall. The existing seawall has eroded due to marine erosion within the voids in the face and 
foundation of the wall.  The proposed cast in place seawall would treat all exposed concrete surfaces with 
hand-sculpted, hand-textured color treated shotcrete. The shotcrete is designed to blend to the greatest 
extent possible with the surrounding natural coastal bluffs.  As part of the demolition the proposed project 
would remove grouted rip-rap, the failing seawall, a crib wall and sand bags. Upon completion of the of the 
wall the contractor would plant the area with a drought tolerant hydroseed mix in disturbed areas of the 
site. The 0.12-acre site contains a two-story residence and is located within the Coastal Overlay Zone 
(Appealable), Sensitive Coastal Overlay Zone - First Public Roadway in the RM-2-4 zone(s) of the Ocean 
Beach Community Plan area.   

ENTITY CONSIDERING PROJECT APPROVAL:  City of San Diego, Hearing Officer 

ENVIRONMENTAL DETERMINATION:  Section 15302 (Replacement or Reconstruction) 

ENTITY MAKING ENVIRONMENTAL DETERMINATION:  City of San Diego, Development Services 
Department  

STATEMENT SUPPORTING REASON FOR ENVIRONMENTAL DETERMINATION:  The City of San Diego 
conducted an environmental review and determined that the project would qualify to be Categorically 
exempt from CEQA pursuant to Section 15302 (Replacement or Reconstruction).  CEQA Section 15302 
allows for the replacement or reconstruction of existing structures and facilities where the new structure 
will be located on the same site as the structure being replaced and will have substantially the same 
purpose and capacity as the structure replaced. Since the project is located as the same site and would 

ATTACHMENT 6

THE C ITY OF SAN DIEGO 



replace the failing seawall with a new one the exemption is appropriate.  The project site has been 
previously disturbed and lacks sensitive resources and the exceptions listed in section 15300.2 do not 
apply.  
 
DEVELOPMENT PROJECT MANAGER: Martha Blake  
MAILING ADDRESS: 1222 First Avenue, MS 501, San Diego, CA  92101-4153 
PHONE NUMBER: mblake@sandiego.gov/ (619) 446-5375 
 

 
On November 20, 2018 the City of San Diego 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 within 10 business days from the date of the posting of this 
Notice and therefore the appeal would end on December 4, 2018. The appeal application can be obtained 
from the City Clerk, 202 'C' Street, Second Floor, San Diego, CA  92101.    
 
This information will be made available in alternative formats upon request.   
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OCEAN BEACH PLANNING BOARD 
General Meeting Minutes: Date April 4 , 2018 Page �  of 41

MEETING CALLED TO ORDER AT 6:05 PM 

MEMBERS PRESENT (MARKED WITH “X”)

AGENDA MODIFICATIONS & APPROVAL
Craig Klein moved to change agenda to include procedure for Board Officer elections in future

MINUTES MODIFICATIONS & APPROVAL

Eliminated election of Board Officers from last meeting. Vote: 9 yes, 0 no   Minutes Approved

TREASURER’S REPORT
$933

REPRESENTATIVES REPORTS

None present

1  Vacant x 3  Andrew Waltz 6 Vacant

1 Vacant x  4  Craig Klein (Treasurer) x 6  Dan Dennision 
(Secretary)

x 2  Tom Gawronski x  4  Blake Herrschaft (Chair) x 7 Andrea Schlageter (Vice 
Chair) 

 2 Vacant x 5  Jane Gawronski x 7 Richard Aguirre

 3  Vacant  5  Numan Stotz Numbers indicate district

Meeting began with several challenges from Richard Aguirre about Board Officer elections at last 
month’s Board meeting. Specifically that they were not conducted under terms of Roberts Rules of Or-
der

Richard Aguirre moved that last month’s Board officer elections be re-voted. Richard moved that 
Chair for Planning Board be either Blake Herrschaft or Dan Dennison.  Vote: Blake 7, Dan 2. Richard 
moved Vice Chair be either Andrea Schlageter or Dan Dennison. Vote: Andrea 7, Dan 2 

ACTION ITEM: In future defer election of Board Officers until Board meeting after the election of 
Board members.  Vote 9 yes, 0 no 
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OCEAN BEACH PLANNING BOARD 
General Meeting Minutes: Date April 4 , 2018 Page �  of 42

NON-AGENDA PUBLIC COMMENT

Nanci Kelly announced several Earth Day events on April 21 including Reunion of Science and 
Religion Head and Heart, 28th climate mobilization rally and clean up at beach at 10 am and 
The Green Center having their 29th anniversary celebration on  April 29th 

Virginia Wilson reported on success of Peninsula Tree Program.  Also, the City is actively 
planting trees for the program

ACTION ITEM #1

ACTION ITEM #2

Board meeting agendas items to be set by entire Board. Richard Aguirre 1st. Andrea Schlageter 
2nd  Vote: 9 yes, 0 no.

Meeting efficiency Improvements. Presentation by Chair Blake Herrschaft. Blake passed out 
“Efficient Public Process document with guidelines for Presentation, Public Comment, Board 
Comment and motions” Active discussion of items in the hand-out. Some key comments from 
Board Members and audience 
• Time limits for comments should not prevent due process/democracy 
• Have consent section for meeting agendas to collectively approve items (except development 

permits) that have no objections. 
• pass out information for upcoming development permits in close vicinity to project 
• Have name signs for Board members at meetings 
• No Board member abstentions from voting except for cause 
• If have board member vacancies after an election ask departing members to apply for them 
• For projects have Board member for that district make introduction for presentation to Board 
• City needs to advise Planning Board of development activities in Board’s area that the city is 

working on——likely ministerial  applications 
• Insist the City provide written notices of planned City improvements to Board within their 

planning area. 
• Each person should not be held to two minute comment period if Chair extends. 
 - Chair should not be allowed to independently set meeting agendas 
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OCEAN BEACH PLANNING BOARD 
General Meeting Minutes: Date April 4 , 2018 Page �  of 43

ACTION ITEM #3- REVIEW PLANS FOR 4763 PESCADERO:  

ACTION ITEM 4- BLUFF REPAIR 4820 PT LOMA AVE

ACTION ITEM 5- MOBILE ANTENNAS AT MASONIC HALL

CHAIR ANNOUNCEMENTS/CORRESPONDENCE/LIAISON REPORTS:

Community Planners Committee: none
OB town Council:  Andrew Waltz said bike sharing was topic for recent meeting
OB Mainstreet Association:NONE
OB Recreation Council: none
OB Historical Society: info about next meeting with local author
OB Community Development Corporation: no recent meeting
OBMA Crime Prevention Committee:

Bob Tretman, representing owners, presented history of existing seawall including plan to remove 
rip rap placed through an emergency permit in the 80’s and problem with sea cave that has been cre-
ated by erosion. 

Richard Aguirre moved to approved the project as presented with recommendation against the fol-
lowing:  
A.  Simply Filling the sea cave with cement  
B.  Attempting minimalist repairs to the existing condition.   
Seconded by Jane Gawronski.  Approved 8/0

Roger Bennet , Architect, showed model for 465 s.f.guest house and 493 s.f. garage 
Approval motion made by Richard Aguirre, seconded by Jane Gawronski  Approved 8/0

Representative of T-Mobile present plans for improvements to existing antennas on the building. 
Motion by Tom Gawronski to recommend extension of conditional use permit. Seconded by Craig 
Klein. Concerns expressed about health issues and opinion that antennas not be allowed in residen-
tial districts. Passed 6/2
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OCEAN BEACH PLANNING BOARD 
General Meeting Minutes: Date April 4 , 2018 Page �  of 44

OB Women’s Club: none
Peninsula Community Planning Board:none
Midway Community Planning Advisory Group: No recent meeting
SANDAG:none
Mission Bay Park Committee:no recent meeting
San Diego River Coalition:no recent meeting
Airport Noise Advisory Committee:

ADJOURNED at 8:35  PM 
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City of San Diego 
Development Services 
1222 First Ave., MS-302 
San Diego, CA 92101 

T HE C>TY OP S A N D> EGO (619) 446-5000 

Ownership Disclosure 
Statement 

Approval Type: Check appropriate box for type of approval (s) requested: 1 Neighborhood Use Permit 1 Coastal Development Permit 

I Neighborhood Development Permit Ix Site Development Permit I Planned Development Permit I Conditional Use Permit 
, variance I Tentative Map I Vesting Tentative Map I Map Waiver I Land Use Plan Amendment • 1 Other 

Project Title Project No. For City Use Only 

Houl ton Bluff Repair Project os-'"3BoL . 
Project Address: 

4820 Point Loma Avenue, San Diego, CA 92 107 

Part I -To be completed when property is held by lndividual(s) 

6¥ sigoiog tbe O'!•mersbip Qisi;IQsure Statement !he Qwner(s) aclmowledge that ao applii;atiQO fQr a pe!TIJit map Qr Qther matter, as identified 
<!bQY:e, will be filed wilb !be Cit¥ Qf San Diego on the subject p[QR!;Jrt¥, witb tbe intent to recorn <10 ern;;urnbrnoi;e ag<1iost tbe p[Qpem1. Please list 
below the owner(s) and tenant(s) (if applicable) of the above referenced property. The list must include the names and addresses of all persons 
who have an interest in the property, recorded or otherwise, and state the type of property interest (e.g., tenants who will benefit from the permit, all 
individuals who own the property). A signature is required of at least one of the property owners. Attach additional pages if needed. A signature 
from the Assistant Executive Director of the San Diego Redevelopment Agency shall be required for all project parcels for which a Disposition and 
Development Agreement (ODA) has been approved / executed by the City Council. Note: The applicant is responsible for notifying the Project 
Manager of any changes in ownership during the time the application is being processed or considered. Changes in ownership are to be given to 
the Project Manager at least thirty days prior to any public hearing on the subject property. Failure to provide accurate and current ownership 
information could result in a delay in the hearing process. 

Additional pages attached r ves ~ No 

Name of lnd1v1duai {type or print): Name of lnd1v1duai {type or p rint): 

Barbara Davis Houlton2 Trustee oftbe Turner Family Trust 

[x Owner I TenanVLessee 1 Redevelopment Agency I Owner I T enanVLessee I Redevelopment Agency 

Street Address: Street Address: 
4820 Point Loma A venue 
City/State/Zip: City/State/Zip: 

San Diego, CA 92107 
Phone No: Fax No: Phone No: Fax No: 
(619) 222- 8143 

g;;a;;;l~~~UJ· 7/-il-t~~ ) 0;~~~2/17 

S1gna!ure: Dale: 

Name of Individual (type or print): Name of Individual (type or print): 

I Owner 1 TenanVLessee 1 Redevelopment Agency I Owner I TenanVLessee I Redevelopment Agency 

Street Address: Street Address: 

City/State/Zip: City/State/Zip: 

Phone No: Fax No: Phone No: Fax No: 

Signature : Date: Signature: Date: 

Printed on recycled paper. Visit our web site at www.sandiego.gov/development-services 
Upon request, this information is available in alternative formats for persons with disabilities. 

DS-318 (5-05) 

I 
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STATE OF CALIFORNIA· NATURAL RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
SAN DIEGO COAST DISTRICT OFFlCE 
7575 METROPOLITAN DRIVE. SUITE I OJ 
SAN DIEGO. CALIFORNIA 92108-4402 
PH (619) 767-2370 FAX (619) 767-2384 
WWW COASTAL CA GOV 

EMERGENCY PERMIT 

GAVIN NEWSOM, GOVERNOR 

Issue Date: January 16, 2019 
Emergency Permit No. G-6-18-0029 

APPLICANT: 
Tim and Barbara Houlton 

LOCATION OF EMERGENCY: 
4820 Point Loma Avenue, Ocean Beach, San Diego (APN: 448-241-01) 

EMERGENCY WORK: 
Temporary repairs to an existing crib wall consisting of the placement of a geotextile fabric over 
the northern portion of the wall with a rip rap revetment facing. The fabric will be pinned to the 
upper bluff with 12" metal nails and wood stakes. Four-ton riprap will be placed on top of the 
geotextile. Revetment will be designed with a crown elevation of up to twenty-three feet MSL 
and will extend no further seaward than the toe of the existing grouted riprap, at an 
approximately 1.5: I inclination. Cavities under or within the riprap will be filled with beach­
quality sand and sandbags. Existing gravel bags above the crib wall which have fallen or 
become dislodged will be restored to their previous configuration. No placement of grout or 
erodible concrete is authorized herein. 

This letter constitutes approval of the emergency work you or your representative has requested to be 
done at the location listed above. I understand from your information that an unexpected occurrence in 
the form of a partial collapse of the northern segment of an existing crib wall and splash wall is posing 
a threat to structures at Point Loma A venue, San Diego requires immediate action to prevent or mitigate 
loss or damage to life, health, property or essential public services pursuant to 14 Cal. Admin. Code 
Section 13009. The Executive Director of the California Coastal Commission hereby finds that: 

(a) An emergency exists that requires action more quickly than permitted by the procedures for 
administrative or ordinary coastal development permits (CDPs), and that the development can and 
will be completed within 30 days unless otherwise specified by the terms of this Emergency Permit; 
and 

(b) Public comment on the proposed emergency development has been reviewed if time allows. 

The emergency work is hereby approved, subject to the conditions listed on the attached pages. 

cc: Local Planning Department 

John Ainsworth 
Executive Director 
By: Karl Schwing, Deputy Director 

Enclosures: 1) Acceptance Form; 2) Regular Permit Application Form 
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CONDITIONS OF APPROVAL: 

Page 2 

January 16, 2019 

Emergency Permit No.: G-6-18-0029 

1. The enclosed Emergency Permit Acceptance form must be signed by the PROPERTY OWNER 

and returned to our office within 15 days. 

2. Only that work specifically described in this permit and for the specific property listed above is 

authorized. Work is further limited to the that specifically identified in the Emergency Riprap 

Revetment ro s ection. received January 16.2019. and shown on the plan attach d to this 

permit. Any additional work requires separate authorization from the Executive Director. 

3. All work shall take place in a time and manner to minimize any potential damages to any 

resources, including intertidal species, and to minimize impacts to public access. 

4. The work authorized by this permit must be completed within 30 days of the date of this permit, 

which shall become null and void unless extended by the Executive Director for good cause. 

5. Within 30 days following completion of the emergency work, the applicant shall submit as-built 

plans providing information on the volume of sand and sandbags, the elevation of the toe of the 

grouted revetment and of the proposed revetment, and rock volume and size, along with plan 

and profile views, to scale, of the work authorized by this permit. The applicant shall submit 

certification by a registered civil engineer, acceptable to the Executive Director, verifying that 

the repairs authorized work has been constructed in conformance with the emergency work 

project description. 

6. The applicant recognizes that the emergency work is considered temporary and subject to 

removal unless and until a regular coastal development permit permanently authorizing the 

work is approved. A regular permit would be subject to all of the provisions of the California 

Coastal Act and may be conditioned accordingly. These conditions may include provisions for 

public access (such as offers to dedicate, easements, in-lieu fees, etc.) and/or a requirement that 

a deed restriction be placed on the property assuming liability for damages incurred from storm 

waves. 

7. In exercising this permit, the applicant agrees to hold the California Coastal Commission 

harmless from any liabilities for damage to public or private properties or personal injury that 

may result from the project. 

8. This permit does not obviate the need to obtain necessary authorizations and/or permits from 

other agencies, including but not limited to the California Depattment of Fish & Wildlife, U.S. 

Fish & Wildlife, U.S. Army Corps of Engineers, and the California State Lands Commission. 

9. Within 60 days of issuance of this Emergency Permit,, or as extended by the Executive Director 

through correspondence, for good cause, the applicant shall either: (a) remove all of the 
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January 16, 2019 

Emergency Permit No.: G-6-18-0029 

materials placed or installed in connection with the emergency development authorized in this 

Permit and restore all affected areas to their prior condition after consultation with California 

Coastal Commission staff, and consistent with the Coastal Act. In some instances, a permit may 

be needed for removal; or (b) submit a complete follow-up Coastal Development Permit (CDP) 

that satisfies the requirements of Sectionl3056 of Title 14 of the California Code of 

Regulations. If the Executive Director determines that the follow-up CDP application is 

incomplete and requests additional information, the applicant shall submit this additional 

information by a certain date, as established by the Executive Director. If such a follow-up CDP 

application is withdrawn by the applicant or is denied by the Commission, or if the follow-up 

CDP application remains incomplete for a period of 120 days after the Executive Director 

informs the applicant that the application is incomplete, the emergency-permitted development 

shall be removed and all affected areas restored to their prior condition, after consultation with 

CCC staff and consistent with the Coastal Act, within 60 days, subject to any regulatory 

approvals necessary for such removal. In some instances, a permit may be needed for removal. 

I 0. Failure to a) submit a complete follow-up CDP Application that complies with Condition 9 

above, orb) remove the emergency development and restore all affected areas to their prior 

condition after consultation with CCC staff, and consistent with the Coastal Act (if required by 

this Emergency Permit) by the date specified in this Emergency Permit 1, or c) comply with all 

terms and conditions of the required follow-up CDP, including any deadlines identified therein, 

or d) remove the emergency-permitted development and restore all affected areas to their prior 

condition after consultation with CCC staff and consistent with the Coastal Act immediately 

upon denial of the required follow-up CDP2 will constitute a knowing and intentional violation 

of the Coastal Act 3 and may result in formal enforcement action by the Commission or the 

Executive Director. This formal action could include a recordation of a Notice of Violation on 

the applicant's property; the issuance of a Cease and Desist Order and/or a Restoration Order; 

imposition of administrative penalties for violations involving public access; and/or a civil 

lawsuit, which may result in the imposition of monetary penalties, including daily penalties of 

up to $15,000 per violation per day, and other applicable penalties and other relief pursuant to 

Chapter 9 of the Coastal Act. Further, failure to follow all the terms and conditions of this 

Emergency Permit will constitute a knowing and intentional Coastal Act violation. 

1 In some instances, a permit may also be required for removal. 

2 As noted above, in some instances, a permit may also be required for removal. 

3 The Coastal Act is codified in sections 30000 to 30900 of the California Public Resources Code. All further section 

references are to that code, and thus, to the Coastal Act, unless otherwise indicated. 
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SOil 
ENGINEERING 

CONSTRUCTION1Ne. 

January 15, 2019 

TO: 

FROM: 

Mr. Dennis Davis 
California Coastal Commission 
San Diego Office 

John Niven, P.E. 
Soil Engineering Construction, Inc. 

RE: Modification of Emergency Permit Submittal; 
4820 Point Loma Avenue, San Diego 92107 

After discussions with Coastal staff, and order to expediently address the existing and 
ongoing failure/ erosion at the north, unprotected end of the 4820 Pt. Loma Ave. 
property, SEC, Inc. has evaluated the temporary use of rip-rap in lieu of caissons or a 
segment of the upper tie-back wall that is an element of the regular CDP request. 

It is our professional opinion and recommendation that the placement of a rock 
revetment under Coastal Emergency Permit (primarily using 4-ton rip-rap) will 
temporarily remediate the existing failure and lessen ongoing erosion/ sloughage that 
would otherwise impact the residential structure at the subject site. 

The toe of the proposed temporary revetment will not extend beyond the western 
terminus of the existing, grouted rock revetment and will be placed between the 
remaining revetment materials and the westerly trending headland to the north (which 
is comprised of Point Loma formation materials). The emergency work will be 
constructed at an approximately 1.5:1 (h/v) steepness and will not include grouting. The 
project will include filter fabric placed behind the upper areas of rip-rap and extending 
to the top of bluff. The fabric will be pinned to the upper Bay Point formation material 
with 12" long metal nails and wood stakes, and fill material bags on-site will be 
restacked above the fabric near the top of bluff. Additional clean sand / sand bags may 
be used to fill cavities under/within the rip-rap near the top of bluff. 

Failed segments of the existing crib wall and splash wall that are accessible will be 
removed and disposed of. Stabilizing the remaining portions of the crib wall and splash 
wall is not a part of this current emergency project. 

560 N. Hwy 101 , Suite 5, Encinitas. California (760) 633-3470 Fax (760) 633-3472 
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SOil 
ENGINEERING 

CONfflUCTION11c. 

The Coastal application for the proposed permanent project will be amended to include 
the removal of the rip-rap addressed in this emergency permit action. 

It should be emphasized that additional failure of the crib wall and splash wall is 
projected to occur. If a larger area of either of these walls fails prior to the owner 
receiving all necessary regular permits for a permanent project, then additional 
emergency remediation will become necessary. 

SEC Inc. will monitor the success of this proposed, minimal emergency repair and will 
notify Coastal staff immediately if additional emergency measures become necessary. 

Respectfully submitted, 

SOIL ENGINEERING CONSTRUCTION, INC. 

cJv~ 
John Niven, R.C.E. 

-2-

560 N. Hwy IOI, Suite 5, Encinitas, California (760) 633-3470 Fax (760) 633-3472 

1169427.2 
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
SAN DIEGO COAST DISTRJCT OFFICE 
7575 METROPOLITAN DRIVE, SUITE 103 
SAN DIEGO. CALIFORNIA 92108-4402 
PH (619) 767-2370 FAX (619) 767-2384 
WWW COASrALCA GOV 

GAVIN NEWSOM. CiOVr:RNOR 

EMERGENCY PERMIT ACCEPTANCE FORM 

TO: CALIFORNIA COASTAL COMMISISON 
San Diego Coast District Office 
7575 Metropolitan Drive, Suite 103 
San Diego, California 92108-4402 

RE: Emergency Permit No. G-6-18-0029 

INSTRUCTIONS: After reading the attached Emergency Permit, please sign this form and return to 
the San Diego Coast District Office within 15 working days from the permit's date. 

I hereby understand all of the conditions of the emergency permit being issued to me and agree to 
abide by them. 

I also understand that the emergency work is TEMPORARY and that a regular Coastal Development 
Permit is necessary for any permanent installation. I agree to complete the regular Coastal 
Development Permit application within 60 days of the date of the emergency permit or I will remove 
the emergency work in its entirety within 60 days of the date of the emergency permit (i.e., by 
March 17, 2019). Finally, I understand that my failure either to: 

a) submit a complete follow-up Coastal Development Permit (CDP) Application that satisfies 
the requirements of Section 13056 of Title 14 of the California Code of Regulations by the 
date specified in this Emergency Permit, which date may be extended by the Executive 
Director for good cause, or 

b) Remove the emergency development and restore all affected areas to their prior condition 
after consultation with Coastal Commission staff as you identified consistent with the Coastal 
Act, will constitute a knowing and intentional violation of the Coastal Act and may result in 
formal enforcement action by the Commission or the Executive Director. 

In some instances, a permit may be required for removal (if required by this Emergency Permit) by 
the date specified in this Emergency Permit. This formal action could include a recordation of a 
Notice of Violation on my property; the issuance of a Cease and Desist Order and/or Restoration 
Order; imposition of administrative penalties for violations involving public access, and/or a civil 
lawsuit, which may result in the imposition of monetary penalties, including daily penalties of up to 
$15,000 per violation per day, and other applicable penalties and other relief pursuant to Chapter 9 
of the Coastal Act. Further, failure to follow all the terms and conditions of this Emergency Permit 
will constitute a knowing and intentional Coastal Act violation. 

Signature of Property Owner or 
Authorized Representative 

Print Name 

Address: - ----- --------

Date of Signing 
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STATE OF CALIFORNIA-THE NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR 

CALIFORNIA COASTAL COMMISSION 
SAN DIEGO COAST DISTRICT OFFICE 

7575 METROPOLITAN DRIVE, SUITE 103 

SAN DIEGO, CA 92108-4421 
VOICE AND TDD (619) 767-2370 

FAX (619) 767-2384 

PERMIT APPLICATION INSTRUCTIONS 

A completed application includes the APPLICATION FOR COASTAL DEVELOPMENT PERMIT, the appendices to 
the application, and Required Attachments. 

• Please answer all questions. If a question is not applicable to your project, indicate "N.A." 

• Refer to pages 7-8 of the APPLICATION for a list of Required Attachments. 

• Incomplete applications will not be accepted for filing. 

• All exhibits must be legible. 

The following checklist is provided for the convenience of applicants in gathering necessary application 
materials; it is not a complete statement of filing requirements. 

D Proof of applicant's interest in the property ................................................................ . 

Assessor's parcel map(s) showing the proposed development site and all adjacent 
D properties within 100 feet of the property boundary .................................................... . 

Stamped envelopes (no postage meter please) addressed to neighboring property 
D owners and occupants and other interested parties and a list of the same ................ . 

D Vicinity map ................................................................................................................ . 

D Two sets of each: project plan(s), site plan(s), and applicable other plans. (Please 
note the size which plans are required to be submitted.) Inc. 8Yz x 11 site plan ......... 

Copy of any environmental documents (DRAFT AND FINAL EIRs, EISs, NEGATIVE 
D DECLARATION) if prepared for the project and any comments and responses ............. . 

Verification of all other permits, permissions or approvals applied for or granted by 
D public agencies .......................................................................................................... .. 

D Copy of geology or soils report (if necessary) ........................................................... .. 

D Local approval of the project. ..................................................................................... . 

D Has the Notice of Pending Permit been posted in a conspicuous place? ................... . 

D Filing fee . ........... ........ ..... ............................................................................... ........... . 

Page Item 

7 1 

7 2 

7, 8 4, 5 

8 6 

8 7, 11 

8 9 

8 10 

8 11 

Appendix B 

Appendix D 

Appendix E 

Have you and the agent (if appropriate) signed the application at the appropriate lines on pages 9, 
D 10, and 13? 

Revised 1/7/19 



ATTACHMENT 9

2. Describe the proposed development in detail. Include secondary improvements such as grading, septic 
tanks, water wells, roads, driveways, outbuildings, fences, etc. (Attach additional sheets as necessary.) 

a. If It' f ·1 'd t' I t t mu 1- am11y res, en ,a , s a e: 

Number of units Number of bedrooms per unit Type of ownership 
(both existing and proposed) proposed 

Existing units Proposed new units Net number of units on Orental completion of project 

Ocondo 

Ostock cooperative 

Otime share 

Oother 

b. If land division or lot line adjustment, indicate: 

Number of Jots Size of lots to be created (indicate net or gross acreage) 

Existing Lots Proposed new lots Net number of lots on Existing Proposed 
completion of oroiect 

2 
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9. Parking: 

Number of parking spaces (indicate whether standard or compact) 

Existing Spaces Proposed new spaces Net number of spaces on completion of project 

Is any existing parking being removed? .............. .. ...................................... .. D Yes D No 

If yes, how many spaces? size 

Is tandem parking existing and/or proposed? ...... .. ...................................... . D Yes D No 

If yes, how many tandem sets? size ----- --- --
10. Are utility extensions for the following needed to serve the project? (Please check yes or no) 

a) water 

D 
Yes 

D No 

b} gas 

D 
Yes 

D No 

c) sewer 

D 
Yes 

D No 

d} electric e) telephone 

D D 
Yes Yes 

D No D No 

Will electric or telephone extensions be above-ground? ............................ .. 

11. Does project include removal of trees or other vegetation? .............. .. ........ . 

If yes, indicate number, type and size of trees 

or type and area of other vegetation 

SECTION Ill. ADDITIONAL INFORMATION 

D Yes D No 

D Yes D No 

The relationship of the development to the applicable items below must be explained fully. Attach additional 
sheets if necessary. 

1. Present use of property. 

a. Are there existing structures on the property? ..................................... .. D Yes D No 

If yes, describe 

4 



ATTACHMENT 9

5. Does the development involve diking, filling, draining, dredging or placing structures in open coastal 
waters, wetlands, estuaries, or lakes? (Please check yes or no) 

a) diking 

D 
b} filling 

D 
Yes Yes 

D No D No 

c) dredging d} placement of structures 

D Yes D Yes 

D No D No 

Amount of material to be dredged or filled (indicate which) ____________ cu_ . .L..yd_s 

Location of dredged material disposal site ------------------

Has a U.S. Army Corps of Engineers' permit been applied for? .......... .. .... .. D Yes D No 

6. Will the development extend onto or adjoin any beach, tidelands, 
submerged lands or public trust lands? .. ................................................... .. D Yes D No 

For projects on State-owned lands, additional information may be required as set forth in Section IV, 
paragraph 10. 

7. Will the development protect existing lower-cost visitor and recreational 
facilities? .. ................................................................................................... . 

Will the development provide public or private recreational opportunities? .. 

If yes, explain. 

8. Will the proposed development convert land currently or previously used for 
agriculture to another use? ................. ..................... ..... .............................. . 

If yes, how many acres will be converted? ----------
9. Is the proposed development in or near: 

a. Sensitive habitat areas (Biological suNey may be required) ...... ........... .... .... .. 

b. Areas of state or federally listed rare, threatened, or endangered 
species ............................................. .......................................... .. ......... . 

c. 100-year floodplain (Hydrologic mapping may be required) .......................... .. 

d. Park or recreation area ............................................ ............................ .. 

10. Is the proposed development visible from: 

a. State Highway 1 or other scenic route ............ .... ........ .... .......... .......... .. . 

6 

D Yes D No 

D Yes D No 

D Yes D No 

D Yes D No 

D Yes D No 

D Yes D No 

D Yes D No 

D Yes D No 
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5. Stamped, addressed envelopes (no metered postage, please) and a list of names and 
addresses of all other parties known to the applicant to be interested in the proposed 
development (such as persons expressing interest at a local government hearing, etc.). 

6. A vicinity or location map (copy of Thomas Bros. or other road map or USGS quad map) with the 
project site clearly marked. 

7. Copy(s) of plans drawn to scale, including (as applicable): 
• site plans 
• floor plans 
• building elevations 
• grading, drainage, and erosion control plans 
• landscape plans 
• septic system plans 

Trees to be removed must be marked on the site plan. In addition, a reduced site plan, 8 1/2" x 11" in 
size, must be submitted. Reduced copies of complete project plans will be required for large projects. 
NOTE: See Instruction page for number of sets of plans required. 

8. Where septic systems are proposed, evidence of County approval or Regional Water Quality Control 
Board approval. Where water wells are proposed, evidence of County review and approval. 

9. A copy of any Draft or Final Negative Declaration, Environmental Impact Report (EIR) or 
Environmental Impact Statement (EIS) prepared for the project. If available, comments of all 
reviewing agencies and responses to comments must be included. 

10. Verification of all other permits, permissions or approvals applied for or granted by public 
agencies such as: 
• Department of Fish and Game 
• State Lands Commission 
• Army Corps of Engineers 
• U.S. Coast Guard 

For projects such as seawalls located on or near state tidelands or public trust lands, the Coastal 
Commission must have a written determination from the State Lands Commission whether the 
project would encroach onto such lands and, if so, whether the State Lands Commission has 
approved such encroachment. 

11 . For development on a bluff face, bluff top, or in any area of high geologic risk, a comprehensive, site­
specific geology and soils report (including maps) prepared in accordance with the Coastal 
Commission's Interpretive Guidelines. Copies of the guidelines are available from the District Office. 

SECTION V. NOTICE TO APPLICANTS 

Under certain circumstances, additional material may be required prior to issuance of a coastal 
development permit. For example, where offers of access or open space dedication are required, 

8 
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APPLICATION FOR COASTAL DEVELOPMENT PERMIT 

APPENDIX A 

DECLARATION OF CAMPAIGN CONTRIBUTIONS 

Government Code Section 84308 prohibits any Commissioner from voting on a project if he or she has 
received campaign contributions in excess of $250 within the past year from project proponents or 
opponents, their agents, employees or family, or any person with a financial interest in the project. 

In the event of such contributions, a Commissioner must disqualify himself or herself from voting on the 
project. 

Each applicant must declare below whether any such contributions have been made to any of the listed 
Commissioners or Alternates (see last page). 

CHECK ONE 

D 

D 

The applicants, their agents, employees, family and/or any person with a financial 
interest in the project have not contributed over $250 to any Commissioner(s) or 
Alternate(s) within the past year. 

The applicants, their agents, employees, family, and/or any person with a financial 
interest in the project have contributed over $250 to the Commissioner(s) or 
Alternate(s) listed below within the past year. 

Commissioner or Alternate 

Commissioner or Alternate 

Commissioner or Alternate 

Signature of Applicant or Authorized Agent Date 

Please type or print your name 

10 
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Application No. _____ _ 

APPENDIX C 

LIST OF PROPERTY OWNERS AND OCCUPANTS WITHIN 100 FEET AND THEIR ADDRESSES 

(MAKE ADDITIONAL COPIES OF THIS SHEET AS NECESSARY) 

12 
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APPENDIX E 

FILING FEE SCHEDULE 

(EFFECTIVE JULY 1, 2018) 

FEES WILL BE ADJUSTED EACH YEAR ON JULY 1, ACCORDING TO THE CALIFORNIA CONSUMER 

PRICE INDEX 

> Pursuant to Government Code section 6103, public entities are exempt from the fees set forth in this 
schedule. 

> Permits shall not be issued without full payment for all applicable fees. If overpayment of a fee occurs, 
a refund will be issued. Fees are assessed at the time of application, based on the project as 
proposed initially. If the size or scope of a proposed development is amended during the application 
review process, the fee may be changed. If a permit application is withdrawn, a refund will be due 
only if no significant staff review time has been expended (e.g., the staff report has not yet been 
prepared). Denial of a permit application by the Commission is not grounds for a refund. 

~ If different types of development are included on one site under one application, the fee is based on 
the sum of each fee that would apply if each development were applied for separately, not to exceed 
$120,soo for residential development and $302,250 for all other types of development. 

>- Fees for after-the-fact (ATF) permit applications shall be five times the regular permit application fee 
unless the Executive Director reduces the fee to no less than two times the regular permit application 
fee. The Executive Director may reduce the fee if it is determined that either: (1) the ATF application 
can be processed by staff without significant additional review time (as compared to the time required 
for the processing of a regular permit,) or (2) the owner did not undertake the development for which 
the owner is seeking the ATF permit. 

;i.>, In addition to the above fees, the Commission may require the applicant to reimburse it for any 
additional reasonable expenses incurred in its consideration of the permit application, including the 
costs of providing public notice. 

, The Executive Director shall waive the application fee where requested by resolution of the 
Commission. Fees for green buildings or affordable housing projects may be reduced, pursuant to 
Section 13055(h) of the Commission's regulations. 

SEE SECTION 13055 OF THE COMMISSION'S REGULATIONS 

(CALIFORNIA CODE OF REGULATIONS, TITLE 14) 
FOR FULL TEXT OF THE REQUIREMENTS 
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If not a waiver or an amendment to a previous coastal development permit, 
the fee is assessed according to the schedule in A. above (i.e., based on 
the calendar and/or size of the addition, plus the grading fee, if applicable). 

If handled as an amendment to a previous coastal development permit, 
see Amendments (in Section 111.F). 

II. OFFICE, COMMERCIAL, CONVENTION, INDUSTRIAL (INCLUDING ENERGY FACILITIES), AND 
OTHER DEVELOPMENT NOT OTHERWISE IDENTIFIED IN THIS SECTION?,s,s 

A. Based on Gross Square Footage 

1,000 square feet (gross) or less .. .. .. .. ........................... .. .. .. .... .. .. .... ......... .. .. . 

1,001 to 10,000 square feet (gross) ... .............. ..... ..... .. ................. .. .. .. .......... . 

10,001 to 25,000 square feet (gross) ................. ........... .. ...................... .. ..... .. 

25,001 to 50,000 square feet (gross) .................. .. ........................................ . 

50,001 to 100,000 square feet (gross) ........... .... ...... .. ............ .... .... .. .. .. .. : ...... . 

100,001 or more square feet (gross) .... .. .. ........ .. .. .... .. .. .. .. ...... ........ ...... .. .... .. .. 

B. Based on Development Cost10 

Development cost up to and including $100,000 ... ...................... .... ............. .. 

$100,001 to $500,000 .... ........ .... ............. ..... .... .............. ...... .... ....... ... ........... . 

$500,001 to $2,000,000 ................................................................................ . 

$2,000,001 to $5,000,000 ............ ...... ................ ...... ... .............. ...... .. ............. . 

$5,000,001 to $10,000,000 ..... ..... ...... ... ..... .... ....... .. ..... ... ... ... .. ............... ...... .. . 

$10,000,001 to $25,000,000 ............ .... ................ .. .. .. .............. .. .... .. .............. . 

$25,000,001 to $50,000,000 ................ .................. ........................ ...... ... ....... . 

$50,000,001 to $100,000,000 ............ .... ....... ... .. .......... ....... ....... ...... .............. . 

$100,000,001 or more ................. .................................................................. . 

Ill. OTHER FEES 

7 The fee shall be based on either the gross square footage or the development cost, whichever is greater. 
8 Additional fee for grading applies. (See section Ill.A of this schedule). 

D 
D 
D 
D 
D 
D 

D 
D 
D 
D 
D 
D 
D 
D 
D 

$ 6,045 

$ 12,090 

$ 18,135 

$ 24,180 

$ 36,270 

$ 60,450 

$ 3,627 

$ 7,254 

$ 12,090 

$ 24,180 

$ 30,225 

$ 36,270 

$ 60,450 

$120,000 

$302,250 

9 Pursuant to section 13055(a)(5) of the Commission's regulations, this category includes all development not otherwise 
identified in this section, such as seawalls, docks and water wells. 

10 Development cost includes all expenditures, including the cost for planning, engineering, architectural, and other services, 
made or to be made for designing the project plus the estimated cost of construction of all aspects of the project both inside 
and outside the Commission 's jurisdiction. 
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I. Request for continuance 

1st request ............................................................................................ . D No charge 

Each subsequent request 
(where Commission approves the continuance) .................................. .. D $ 1,209 

J. De mini mis or other waivers .......................................................................... . D $ 605 

K. Federal Consistency Certification17 
[The fee is assessed according to sections I, II, and Ill, above] .................... .. D $ 

L. Appeal of a denial of a permit by a local govemment1e 
[The fee is assessed according to sections I, II, and Ill, above] .................... . D $ 

M. Written Permit Exemption .............................................................................. . D $ 302 

N. Written Boundary Determination .................................................................. .. D $ 302 

0. Coastal Zone Boundary Adjustment.. ............................................................ . D $ 6,045 

I TOT Al SUBMITTED $ 

17 Fees for federal consistency items will be assessed now that the Commission has received approval from NOAA to amend the 
California Coastal Management Program. 

18 Pursuant to Public Resources Code section 30602 or 30603(a)(5). 
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NOTICE OF 
PENDING PERMIT 

A PERMIT APPLICATION FOR DEVELOPMENT ON THIS SITE IS 
PENDING BEFORE THE CALIFORNIA COASTAL COMMISSION. 

PROPOSED DEVELOPMENT: ------------

LOCATION: 

APPLICANT: ------- ------- ----
APPLICATION NUMBER: - -------------
DATE NOTICE POSTED: 

FOR FURTHER INFORMATION, PLEASE PHONE OR WRITE THE 
OFFICE LISTED BELOW BETWEEN 8 A.M. AND 5 P.M., WEEKDAYS. 

CALIFORNIA COASTAL COMMISSION 
SAN DIEGO COAST DISTRICT OFFICE 
7575 METROPOLITAN DRIVE, STE 103 
SAN DIEGO, CA 92108-4402 
(619) 767-2370 

PRINT ON YELLOW STOCK CARD 
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