
 
DATE ISSUED: November 10, 2020 REPORT NO. HO-20-052 
  
HEARING DATE:              November 18, 2020 
 
SUBJECT: DRIBBEN RESIDENCE, Process Three Decision 
 
PROJECT NUMBER: 663682 
 
OWNER/APPLICANT: The Dribben Family Trust 
 
SUMMARY 

 
Issue(s):  Should the Hearing Officer approve the demolition of one existing one-story 
dwelling unit, and construction of one three-story dwelling unit at 2816 Bayside Walk, within 
the Mission Beach Community Planning area? 
 
Staff Recommendation(s):  
 
1.  Approve Coastal Development Permit No. 2422257. 

 
Community Planning Group Recommendation: On August 24, 2020 the Mission Beach 
Precise Planning Board voted 9-0-0 to recommend approval of the proposed project without 
conditions or recommendations (Attachment 8). 
 
 
Environmental Review:  This project was determined to be categorically exempt from the 
California Environmental Quality Act (CEQA) pursuant to CEQA 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 
October 8, 2020 and the opportunity to appeal that determination ended October 22, 2020 
(Attachment 7). 
 

BACKGROUND 
 
The 0.07-acre (2,977 square-foot) project site is located at 2816 Bayside Walk, directly between 
Bayside Lane to the West and Bayside Walk to the East; near Capistrano Place to the Southeast and 
Cohasset Court to the Northeast (Attachment 1). The site is in the Residential-Southern Zone (MBPD-
R-S) of the Mission Beach Planned District Ordinance (MBPDO) and designated residential 
development at a maximum density of 36 dwelling units per net residential acre (DU/AC) within the 
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Mission Beach Precise Plan (MBPP) and Local Coastal Program Addendum (LCPA) (Attachment 2). 
The project site is also located within the Coastal (Appealable), Coastal Height Limit, Airport Land 
Use Compatibility Plan (ALUCP) Noise Contours (CNELs) for San Diego International Airport (SDIA) 
60-65 CNEL, Airport Influence Area (SDIA - Review Area 1), Federal Aviation Administration (FAA) Part 
77 Notification Area (SDIA-Lindbergh Field), Residential Tandem Parking, and Parking Impact (Coastal 
and Beach) Overlay Zones, and the First Public Roadway. Surrounding properties are developed with 
one- and two-story single-family dwelling units and two to three-story multifamily residential 
development and designated Residential (36 DU/AC) in the MBPP. Properties directly to the north, 
south and west of the project site are also zoned MBPD-R-S. 
 
On July 28, 2020, Airport Land Use Commission (ALUC) staff determined that the proposed 
development is conditionally consistent with the SDIA ALUCP, in accordance with the San Diego 
County Regional Airport Authority (SDCRAA) Policy 8.30 and applicable provisions of the State 
Aeronautics Act (California Public Utilities Code 21670-21679.5.) The determination was reported to 
the ALUC at its public meeting on September 3, 2020.  The project permit includes the ALUC 
conditions pertaining to sound attenuation and overflight notification (Attachment 6, conditions No. 
14-15.) 
 
The project site has been previously graded and developed with an existing one-story dwelling unit 
built in 1958. The existing structure on-site is not designated as a historical resource and is not 
located within a designated historic district, and on May 28, 2020 City Staff determined that the 
property does not meet local designation criteria as an individually significant resource under any 
adopted Historical Resources Board Criteria. 
 
DISCUSSION 
 
The project requires a Process Three Coastal Development Permit for the proposed demolition of 
the existing dwelling unit and construction of a new dwelling unit within the appealable area of the 
Coastal Overlay Zone pursuant to San Diego Municipal Code (SDMC) section 126.0702(a).  
 
Project Description: 
 
The project proposes to demolish an existing one-story dwelling unit and construct a three-story, 
five-bedroom dwelling unit with 3,232 square feet of Gross Floor Area (GFA), including an attached 
458 square-foot two-car garage (400 square feet of which is exempt from GFA calculations in 
accordance with SDMC Section 1513.0304(g)(2)), and an additional 573 square-feet of balcony and 
deck area. The first floor consists of the attached two-car garage, one half-bathroom, laundry, 
kitchen, dining and living room. The second floor includes the master bedroom and bathroom with 
adjacent deck, and two bedrooms with in-suite bathrooms and adjacent deck area. The third floor 
consists of a family room with adjacent deck area, one full bathroom, and two bedrooms with in-
suite bathrooms and adjacent deck. Access to the garage is provided from the existing Bayside Lane 
abutting the project’s western property line. The project also proposes to repave Bayside Lane from 
property-line to property-line, per current City standards. The project complies with all required 
regulations in the SDMC, MBPP and LCPA, and the MBPDO. The project site is in the MBPD-R-S, 
which is a residential zone that allows a maximum density of 36 DU/AC. Based on the calculation 
method outlined in SDMC section 1513.0304(a), a maximum of 2.48 dwelling units are allowed on 
the 0.07-acre site, and therefore, the proposed single dwelling unit is consistent with the prescribed 
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density for the site. As mentioned previously, pursuant to SDMC 1513.0304(g)(2), portions of the 
building used exclusively for required off-street parking is excluded from the building area for 
purposes of determining Floor Area Ratio (FAR). This exemption is restricted to a maximum of 200 
square feet per required off-street parking space. As the project proposes a two-car garage, 400 
square feet is excluded from FAR calculations. Therefore, the total proposed habitable area is 3,232 
square feet and the proposed FAR of 1.08 is below the allowed maximum FAR of 1.1. Furthermore, 
the project’s lot coverage of 49.2% is less than the maximum 65% lot coverage allowed. The project 
has been designed in conformance with all required setbacks including the ten-foot Bayside Walk 
standard setback and five-foot interior yard standard setback. Yards abutting Bayside Lane and 
alleys are not required, however, the proposed project steps back from Bayside Lane to provide an 
additional setback of approximately eight feet. Additionally, the project’s proposed height of 29 feet 
and 11.5 inches complies with the 30-foot maximum Coastal Height Limit and is below the FAA Part 
77 Notification surface for SDIA, therefore, notification to the FAA is not required. 
 
The project includes landscape that respects the character associated with the neighborhood and 
Bayside Walk. The project proposes salt-tolerant, water-conserving plants, hedge/grass-like shrubs 
and concrete pads within the lawn bordering Bayside Walk, and hedge-shrubs flanking the residence 
to create a neighborly landscape that conforms to the landscape regulations. The project proposes a 
landscaped walk area of 192 square feet, where 142 square feet is required. The project also 
includes 370 square-feet of walk yard area and 178 square-feet of hardscape area.   
 
Community Plan Consistency: 
 
The MBPP designated the site and surrounding areas to the north, south and west as Residential at 
a maximum density of 36 DU/AC. The proposed single dwelling unit is consistent with the underlying 
land-use designation, as the MBPP states that density within Mission Beach shall be limited to an 
average of 36 dwelling units per net residential acre. The housing element of the MBPP includes 
goals for the continuation of a variety of housing types including single-family, multifamily, 
townhouses, garden apartments and condominiums (Page 25.) The neighborhood is developed with 
one- and two-story single-family dwelling units and two- to three-story multifamily residential 
development, and the proposed single-family residence would serve to maintain the present diverse 
housing-type character of the surrounding area.  
 
The project site is located approximately 300 feet from Mariners Basin, on Bayside Lane, which is 
identified as the first public roadway paralleling the sea. Due to its location, the development would 
not block views to and along the shoreline from public areas, as identified under the Visual 
Resources and Special Communities section of the MBPP and LCPA (Page 14.) The project would not 
impact public view of Mariners Basin from the boardwalk as the project is observing all required 
setbacks and will not encroach upon any existing or proposed physical accessway that is legally used 
by the public identified in the MBPP and LCPA Land Use Plan. Additionally, the MBPP residential 
element recommends permanent control of height and building bulk so that structures in Mission 
Beach will not have adverse effects on surrounding property, the beaches, and the community in 
general (Page 17.) The plan calls out for a basic height limitation of 35 feet with a three-story 
maximum. The proposed three-story dwelling unit’s height of 29 feet and 11.5 inches is in keeping 
with the existing character of the community, is consistent with the goals of the MBPP and LCPA and 
contributes to preserving and improving the physical appearance and character of the Mission 
Beach community. 
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Conclusion: 
 
City staff has reviewed the proposed project and all issues identified through the review process 
have been resolved in conformance with adopted policies and regulations of the Land Development 
Code. Staff has provided draft findings (Attachment 5) to support the proposed development, and 
draft conditions of approval (Attachment 6). Staff recommends that the Hearing Officer approve the 
project as proposed. 
 
ALTERNATIVES 
 
1. Approve Coastal Development Permit No. 2422257 with modifications. 
 
2. Deny Coastal Development Permit No. 2422257, if the findings required to approve the 

project cannot be affirmed. 
 
Respectfully submitted, 
 
 
 
 
 
_________________________________                                                            
Elisa Flores, Development Project Manager 
 
Attachments: 
 
1. Project Location Map 
2. Community Plan Land Use Map 
3. Aerial Photograph 
4. Project Data Sheet 
5. Draft Resolution with Findings 
6. Draft Permit with Conditions 
7. Environmental Exemption 
8. Community Planning Group Recommendation 
9. Ownership Disclosure Statement 
10. Project Plans 
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PROJECT DATA SHEET 
PROJECT NAME: Dribben Residence 

PROJECT DESCRIPTION: 
The demolition of an existing one-story dwelling unit, and construction of 
a three-story dwelling unit with 3,232 square-feet of Gross Floor Area 
(GFA), located at 2816 Bayside Walk. 

COMMUNITY PLAN AREA: Mission Beach Precise Plan 

DISCRETIONARY ACTIONS: Coastal Development Permit No. 2422257 

COMMUNITY PLAN LAND 
USE DESIGNATION: Residential – limited to 36 du/net residential acre 

ZONING INFORMATION: 
 ZONE: MBPD-R-S 
 HEIGHT LIMIT: 30 feet max / 29 feet and 11.5 inches proposed 
 LOT SIZE: 2,977 sq. ft. (0.07 acres) 
 FLOOR AREA RATIO: 1.1 max / 1.08 proposed 
 BAYSIDE WALK SETBACK: 10 feet 
 SIDE SETBACK: 5 feet 
 BAYSIDE LANE SETBACK: 0 feet min / approximately 8 feet proposed 
 PARKING: 2 spaces required / 2 spaces provided 
ADJACENT PROPERTIES: LAND USE DESIGNATION & 

ZONE 
EXISTING LAND USE 

NORTH: Residential; MBPD-R-S Residential 

SOUTH: Residential; MBPD-R-S Residential 

EAST: N/A; RM-4-10 Open Space; Beach/Mariners Basin 

WEST: Residential; MBPD-R-S Residential 

DEVIATION REQUESTED:  None 

COMMUNITY PLANNING 
GROUP 
RECOMMENDATION: 

On August 24, 2020, the Mission Beach Precise Planning Board voted 9-0-
0 to recommend approval of the project without conditions. 
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HEARING OFFICER RESOLUTION NO.  __________  
COASTAL DEVELOPMENT PERMIT, PERMIT NO. 2422257 

DRIBBEN RESIDENCE - PROJECT NO. 663682 
 
 
 

WHEREAS, THE DRIBBEN FAMILY TRUST, dated February 1, 2015, Owner/Permittee, filed an 

application with the City of San Diego for a permit to demolish an existing dwelling unit and 

construct a new, three-story dwelling unit with an attached two-car garage (as described in and by 

reference to the approved Exhibits "A" and corresponding conditions of approval for the associated 

Permit No. 2422257), on portions of a 0.07-acre site; 

WHEREAS, the project site is located at 2816 Bayside Walk, San Diego, CA 92109 in the 

Mission Beach Planned District Residential-Southern Zone (MBPD-R-S) Zone, and the Coastal 

(Appealable), Coastal Height Limit, Airport Land Use Compatibility Plan (ALUCP) Noise Contours 

(CNEL) – San Diego International Airport (SDIA) 60-65 CNEL, SDIA Influence Area – Review Area 1, 

Federal Aviation Administration (FAA) Part 77 Notification  Area (SDIA-Lindbergh Field), Residential 

Tandem Parking, Coastal and Beach Parking Impact Overlay Zones within the Mission Beach 

Community Plan and Local Coastal Program Land Use Plan area; 

WHEREAS, the project site is legally described as Lot “B” in Block 33 of Mission Beach, in the 

City of San Diego, County of San Diego, State of California, according to Map thereof No. 1651, filed 

in the office of the County Recorder of San Diego County, December 14, 1914, excepting therefrom 

that portion thereof, if any, now or heretofore lying below the mean high tide line of the Pacific 

Ocean; 

WHEREAS, on October 8, 2020, 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 
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there was no appeal of the Environmental  Determination filed within the time period provided by 

San Diego Municipal Code section 112.0520; 

WHEREAS, on November 18, 2020, the Hearing Officer of the City of San Diego considered 

Coastal Development Permit No. 2422257 pursuant to the Land Development Code of the City of 

San Diego; NOW THEREFORE, 

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

findings with respect to Coastal Development Permit No. 2422257: 

A. COASTAL DEVELOPMENT PERMIT [SDMC Section 126.0708] 

1. Findings for all Coastal Development Permits: 

(1) The proposed coastal development will not encroach upon any existing 
physical accessway that is legally used by the public or any proposed public 
accessway identified in a Local Coastal Program land use plan; and the 
proposed coastal development will enhance and protect public views to 
and along the ocean and other scenic coastal areas as specified in the Local 
Coastal Program land use plan. 
 
The project proposes to demolish an existing one-story dwelling unit and 
construction of a three-story, five-bedroom dwelling unit with 3,232 square feet 
of Gross Floor Area (GFA), including an attached 458 square-foot two-car garage 
(400 square feet of which are not included in GFA) and an additional 573 square-
feet of balcony and deck area. The 0.07-acre site is located at 2816 Bayside Walk 
in the Mission Beach Planned District Residential-Southern (MBPD-R-S) Zone , 
Coastal (Appealable), Coastal Height Limit, Airport Land Use Compatibility Plan 
(ALUCP) Noise Contours (CNEL) for San Diego International Airport (SDIA) 60-65 
CNEL, Airport Influence Area (SDIA - Review Area 1), Federal Aviation 
Administration (FAA) Part 77 Notification Area (SDIA-Lindbergh Field), Residential 
Tandem Parking, Parking Impact (Coastal and Beach) Overlay Zones. 
 
The Mission Beach Precise Plan (MBPP) and Local Coastal Program Amendment 
(LCPA) Land Use Plan designates the site and surrounding areas to the north, 
south and west as Residential (limit of 36 dwelling units per acre (DU/AC)). The 
proposed single dwelling unit is consistent with the underlying land-use 
designation, as the Mission Beach Precise Plan (MBPP) states that density within 
Mission Beach shall be limited to an average of 36 dwelling units per net 
residential acre. The housing element of the MBPP includes goals for the 
continuation of a variety of housing types including single-family, multifamily, 
townhouses, garden apartments and condominiums (Page 25.) The 
neighborhood is developed with one- and two-story single-family dwelling units 
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and two- to three-story multifamily residential development, and the proposed 
single-family residence would serve to maintain the present diverse housing-type 
character of the surrounding area.  
 
The project site is located approximately 300 feet from the Mariners Basin, on 
Bayside Lane, which is identified as the first public roadway paralleling the sea. 
Due to its location, the development would not block views to and along the 
shoreline from public areas, as identified under the Visual Resources and Special 
Communities section of the MBPP and LCPA (Page 14.) The project would not 
impact public view of Mariners Basin from the boardwalk as the project is 
observing all required setbacks and will not encroach upon any existing or 
proposed physical accessway that is legally used by the public identified in the 
LCPA Land Use Plan. Additionally, the residential element recommends 
permanent control of height and building bulk so that structures in Mission 
beach will not have adverse effects on surrounding property, the beaches, and 
the community in general (Page 17.) The plan calls out for a basic height 
limitation of 35 feet with a three-story maximum. The proposed three-story 
dwelling unit’s height of 29 feet and 11.5 inches is in keeping with the existing 
character of the community and is in consistent with the goal in the MBPP. The 
proposed development is consistent with the MBPP’s intent to preserve and 
improve the physical appearance and character of Mission Beach community 
 
Therefore, the proposed development will not encroach upon any existing 
physical accessway that is legally used by the public or any proposed public 
accessway identified in a Local Coastal Program land use plan and the proposed 
coastal development will enhance and protect public views to and along the 
ocean and other scenic coastal areas as specified in the Local Coastal Program 
land use plan. 
 

(2) The proposed coastal development will not adversely affect 
environmentally sensitive lands. 
 
The project site is located at 2816 Bayside Walk and is currently developed with a 
one-story dwelling unit within the MBPP area. The project proposes to demolish 
the existing one-story dwelling unit and construct a three-story, five-bedroom 
dwelling unit with 3,232 square feet of GFA, including an attached 458 square-
foot two-car garage (400 square feet of which not included in GFA) and an 
additional 573 square-feet of balcony and deck area on the 0.07-acre site. The 
project site is a previously graded and developed site located within an 
urbanized area and does not contain any sensitive biological resources or 
environmentally sensitive lands.  Therefore, the proposed coastal development 
will not adversely affect environmentally sensitive lands 
 

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



  ATTACHMENT 5 

Page 4 of 6 
 

The project proposes to demolish an existing one-story dwelling unit and 
construction of a three-story, five-bedroom dwelling unit with 3,232 square feet 
of Gross Floor Area (GFA), including an attached 458 square-foot two-car garage 
(400 square feet of which are not included in GFA) and an additional 573 square-
feet of balcony and deck area. The 0.07-acre site is located at 2816 Bayside Walk 
in the MBPD-R-S Zone , Coastal (Appealable), Coastal Height Limit, Airport Land 
Use Compatibility Plan (ALUCP) CNEL for SDIA 60-65 CNEL, Airport Influence Area 
(SDIA - Review Area 1), FAA Part 77 Notification Area (SDIA-Lindbergh Field), 
Residential Tandem Parking, Parking Impact (Coastal and Beach) Overlay Zones. 
 
The project site is in the MBPD-R-S, which is a residential zone described in the 
Mission Beach Planned District Ordinance (MBPDO) as intended for small scale 
and low-profile developed area with a maximum residential density of 
approximately 36 dwelling units per net residential acre. A maximum of 2.48 
dwelling units are allowed on the 0.07-acre site pursuant to SDMC section 
1513.0304(a), and therefore, the proposed single dwelling unit is compliant with 
the prescribed density. The project’s proposed height of 29 feet and 11.5 inches 
is below the maximum 30-foot Coastal Height Limit. The proposed single 
dwelling unit has a total area of 3,632 square feet and an additional 573 square 
feet of balcony/deck area. The MBPDO states that portions of the building used 
exclusively for required off-street parking shall not be included as part of the 
building area for purposes of determining Floor Area Ratio (FAR), pursuant to 
SDMC 1513.0304(g)(2). This exemption is restricted to a maximum of 200 square 
feet per required off-street parking space. As the project propose a two-car 
garage, 400 square feet is excluded from FAR calculations. Therefore, the total 
proposed GFA is 3,232 square feet and the proposed FAR of 1.08 is below the 
required basic maximum FAR of 1.1. The proposed lot coverage of 49.2% is less 
than the maximum 65% lot coverage allowed. All project complies with the 
required setbacks set forth in the MBPDO, including the ten-foot Bayside Walk 
standard setback and five-foot interior yard standard setback. Yards abutting 
Bayside Lane and alleys are not required, however, the proposed project steps 
back from Bayside Lane to provide an additional setback of approximately eight 
feet. 
 
The project site is located approximately 300 feet from the Mariners Basin, on 
Bayside Lane, which is identified as the first public roadway paralleling the sea. 
Due to its location, the development would not block views to and along the 
shoreline from public areas, as identified under the Visual Resources and Special 
Communities section of the MBPP and LCPA (Page 14.) The project would not 
impact public view of Mariners Basin from the boardwalk as the project is 
observing all required setbacks and will not encroach upon any existing or 
proposed physical accessway that is legally used by the public identified in the 
LCPA Land Use Plan. Additionally, the residential element recommends 
permanent control of height and building bulk so that structures in Mission 
beach will not have adverse effects on surrounding property, the beaches, and 
the community in general (Page 17.) The plan calls out for a basic height 
limitation of 35 feet with a three-story maximum. The proposed three-story 
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dwelling unit’s height of 29 feet and 11.5 inches is in keeping with the existing 
character of the community and is in consistent with the goal of the MBPP. The 
proposed development is consistent with the MBPP’s intent to preserve and 
improve the physical appearance and character of Mission Beach community. 
 
The project has been designed in compliance with all the applicable provisions of 
the MBPP and LCPA, the MBPDO, and the San Diego Municipal Code (SDMC) and 
does not require or request any deviations. Therefore, the proposed project is in 
conformity with the certified Local Coastal Program land use plan and complies 
with all regulations of the certified Implementation Program. 
 

(4) For every Coastal Development Permit issued for any coastal development 
between the nearest public road and the sea or the shoreline of any body 
of water located within the Coastal Overlay Zone the coastal development 
is in conformity with the public access and public recreation policies of 
Chapter 3 of the California Coastal Act. 
 
The project proposes to demolish an existing one-story dwelling unit and 
construction of a three-story, five-bedroom dwelling unit with 3,232 square feet 
of GFA, including an attached 458 square-foot two-car garage (400 square feet of 
which are not included in GFA) and an additional 573 square-feet of balcony and 
deck area on the 0.07-acre site. 
 
The project site is located approximately 300 feet from the Mariners Basin, on 
Bayside Lane, which is identified as the first public roadway paralleling the sea. 
Although the proposed development is along the First Public Roadway and within 
300-feet of Mariners Basin, there is no existing or proposed public access to the 
beach on the project site as identified in the MBPP and LCPA. The development is 
proposed on private property located east of Bayside Lane, directly adjacent to 
Bayside Walk (the boardwalk), and designed in conformance with all applicable 
development regulations. Due to its location, the development would not block 
views to and along the shoreline from public areas, as identified under the Visual 
Resources and Special Communities section of the MBPP and LCPA (Page 14.) 
The project would not impact public view of Mariners Basin from the boardwalk 
as the project is observing all required setbacks and will not encroach upon any 
existing or proposed physical accessway that is legally used by the public 
identified in the MBPP and LCPA Land Use Plan. Therefore, the project conforms 
with the public access and public recreation policies of Chapter 3 of the 
California Coastal Act. 

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

incorporated herein by this reference. 
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BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Hearing 

Officer, Coastal Development Permit No. 2422257 is hereby GRANTED by the Hearing Officer to the 

referenced Owner/Permittee, in the form, exhibits, terms and conditions as set forth in Permit No. 

2422257, a copy of which is attached hereto and made a part hereof. 

 
 
 
 
  
 
                                                                           
Elisa Flores 
Development Project Manager  
Development Services 
    
Adopted on:  November 18, 2020 
 
IO#: 24008605 
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INTERNAL ORDER NUMBER: 24008605 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

COASTAL DEVELOPMENT PERMIT, PERMIT NO. 2422257 
DRIBBEN RESIDENCE - PROJECT NO. 663682  

HEARING OFFICER 
 

This Coastal Development Permit No. 2422257 is granted by the Hearing Officer of the City of San 
Diego to The Dribben Family Trust, dated February 1, 2015, Owner/Permittee pursuant to San Diego 
Municipal Code [SDMC] section 126.0708. The 0.07-acre site is located at 2816 Bayside Walk, in the 
Mission Beach Planned District Residential-Southern Zone (MBPD-R-S) Zone, and the Coastal 
(Appealable), Coastal Height Limit, Airport Land Use Compatibility Plan (ALUCP) Noise Contours 
(CNEL) for San Diego International Airport (SDIA) 60-65 CNEL, Airport Influence Area (SDIA - Review 
Area 1), Federal Aviation Administration (FAA) Part 77 Notification Area (SDIA-Lindbergh Field), 
Residential Tandem Parking, Parking Impact (Coastal and Beach) Overlay Zones. of the Mission 
Beach Community Plan area. The project site is legally described as: Lot “B” in Block 33 of Mission 
Beach, in the City of San Diego, County of San Diego, State of California, according to Map thereof 
No. 1651, filed in the office of the County Recorder of San Diego County, December 14, 1914. 
excepting therefrom that portion thereof, if any, now or heretofore lying below the mean high tide 
line of the Pacific Ocean. 
 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee to demolish an existing dwelling unit and construct a new three-story dwelling unit 
described and identified by size, dimension, quantity, type, and location on the approved exhibits 
[Exhibit "A"] dated November 18, 2020, on file in the Development Services Department. 
 
The project shall include: 
 

a. Demolition of an existing one-story dwelling unit; 
 

b. Construction of a three-story, five-bedroom dwelling unit with 3,232 square feet of Gross 
Floor Area, including an attached 458 square-foot two-car garage (400 square feet of which 
is not included in Gross Floor Area) and an additional 573 square-feet of balcony and deck 
area; 
 

c. Off-street parking;  
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d. Landscaping (planting, irrigation, and landscape related improvements; and 

 
e. Public and private accessory improvements determined by the Development Services 

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

 
STANDARD REQUIREMENTS: 
 
1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired.  If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36-month period, this permit shall be void unless an Extension of Time has 
been granted.  Any such Extension of Time must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by December 4, 2023. 
 
2. This Coastal Development Permit shall become effective on the eleventh working day following 
receipt by the California Coastal Commission of the Notice of Final Action or following all appeals. 
 
3. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on 
the premises until: 
 

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

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

 
4. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 
 
5. This Permit is a covenant running with the subject property and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 
any successor(s) in interest. 
 
6. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
7. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for 
this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but 
not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 
1531 et seq.). 
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8. The Owner/Permittee shall secure all necessary building permits.  The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws.  
 
9. Construction plans shall be in substantial conformity to Exhibit “A.”  Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted.  
 
10. All of the conditions contained in this Permit have been considered and were determined 
necessary to make the findings required for approval of this Permit.  The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
this Permit.  
 
If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is found 
or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, this 
Permit shall be void.  However, in such an event, the Owner/Permittee shall have the right, by paying 
applicable processing fees, to bring a request for a new permit without the "invalid" conditions(s) 
back to the discretionary body which approved the Permit for a determination by that body as to 
whether all of the findings necessary for the issuance of the proposed permit can still be made in 
the absence of the "invalid" condition(s).  Such hearing shall be a hearing de novo, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and the condition(s) contained therein. 
 
11. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers, 
and employees from any and all claims, actions, proceedings, damages, judgments, or costs, 
including attorney’s fees, against the City or its agents, officers, or employees, relating to the 
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge, 
or annul this development approval and any environmental document or decision.  The City will 
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to 
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend, 
indemnify, and hold harmless the City or its agents, officers, and employees.  The City may elect to 
conduct its own defense, participate in its own defense, or obtain independent legal counsel in 
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee 
shall pay all of the costs related thereto, including without limitation reasonable attorney’s fees and 
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation 
issues, the City shall have the authority to control the litigation and make litigation related decisions, 
including, but not limited to, settlement or other disposition of the matter. However, the 
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee.  
 
CLIMATE ACTION PLAN REQUIREMENTS: 
 
12. Owner/Permittee shall comply with the Climate Action Plan (CAP) Consistency Checklist 
stamped as Exhibit "A." Prior to issuance of any construction permit, all CAP strategies shall be noted 
within the first three (3) sheets of the construction plans under the heading “Climate Action Plan 
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Requirements” and shall be enforced and implemented to the satisfaction of the Development 
Services Department. 
 
AIRPORT REQUIREMENTS: 
 
13. Prior to the issuance of any building permits, the Owner/Permittee shall provide a copy of the 
signed agreement [DS-503] and show certification on the building plans verifying that the structures 
do not require Federal Aviation Administration [FAA] notice for Determination of No Hazard to Air 
Navigation, or provide an FAA Determination of No Hazard to Air Navigation as specified in 
Information Bulletin 520. 
 
14. Prior to the issuance of any building permits, the Owner/Permittee shall demonstrate the 
structure is sound attenuated to 45 dB CNEL interior noise level. 

 
15. Prior to issuance of any building permits, the Owner/Permittee shall provide a means of 
overflight notification.  

 
ENGINEERING REQUIREMENTS: 
 
16. Prior to issuance of any building permits, the Owner/Permittee shall assure by permit and 
bond replacement of the existing alley pavement full width per current City Standards adjacent to 
the site on Bayside Lane, satisfactory to the City Engineer. 
 
17. 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. 

 
18. The drainage system proposed for this development, as shown on the site plan, is subject to 
approval by the City Engineer. 

 
19. 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. 
 
LANDSCAPE REQUIREMENTS: 
 
20. Prior to issuance of any construction permits for structures, the Owner/Permittee shall submit 
complete landscape and irrigation construction documents to the Development Services 
Department for approval. The construction documents shall be consistent with approved Exhibit "A," 
the Mission Beach Planned District Ordinance, the Mission Beach Community Plan, and the Land 
Development Manual - Landscape Standards. 
 
21. The Owner/Permittee shall maintain all landscape in a disease, weed and litter free condition 
at all times. Severe pruning or "topping" of trees is not permitted.  The trees shall be maintained in a 
safe manner to allow each tree to grow to its mature height and spread. 
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22. If any required landscape (including existing or new plantings, hardscape, landscape features, 
etc.) indicated on the approved construction document plans is damaged or removed during 
demolition or construction, it shall be repaired and/or replaced in kind and equivalent size per the 
approved documents to the satisfaction of the Development Services Department within 30 days of 
damage. 

 
23. If any required landscape (including existing or new plantings, hardscape, landscape features, 
etc.) indicated on the approved construction document plans is damaged or removed during 
demolition or construction, it shall be repaired and/or replaced in kind and equivalent size per the 
approved documents to the satisfaction of the Development Services Department within 30 days of 
damage. 

 
PLANNING/DESIGN REQUIREMENTS: 

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

 
25. 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. 
 
26. 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 November 18, 2020 and Resolution No. 
HO-XXXX. 
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Permit Type/PTS Approval No.: Coastal Development Permit No. 2422257 
Date of Approval: November 18, 2020 

 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Elisa Flores 
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. 
 
 
       The Dribben Family Trust,  
       dated February 1, 2015 
       Owner/Permittee  
 
 
       By _________________________________ 

Ronald M. Dribben 
Co-Trustee 

 
 
       The Dribben Family Trust,  
       dated February 1, 2015 
       Owner/Permittee 
 
 
       By _________________________________ 

Dolly M. Dribben 
Co-Trustee 

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



ATTACHMENT 7
NOTICE OF EXEMPTION 

/Check one or bothj 
TO: _X _ Recorder/County Clerk FROM: City of San Diego 

P.O. Box 1750, MS A-33 
1600 Pacific Hwy, Room 260 
San Diego, CA 92101-2400 

Office of Planning and Research 
1400 Tenth Street, Room 121 
Sacramento, CA 95814 

Project Name/Number: Dribben Residence/ 663682 

Project Location-Specific: 2816 Bayside Walk, San Diego, CA 92109 

Project Location-City/County: San Diego/San Diego 

Development Services Department 
1222 First Avenue, MS 501 
San Diego, CA 92101 

SCH No.: N/A 

Description of nature and purpose of the Project: The project requests a Coastal Development Permit for the 
demolition of existing single-family residence and construction of 3,232-square-foot three-story single-family 
residence and garage, located at 2816 Bayside Walk. The 0.07-acre site is designated Residential (36 DU/AC) and 
is subject to the MBPD-R-5 zoning requirements. The project Is also subject to the Coastal (Appealable) overlay 
zone, Airport Influence Area (SDIA / Review Area 1 ), Coastal Height Limit Overlay Zone, FM Part 77 Notification 
Area (SDIA / 185 AMSL), First Public Roadway, Parking Impact Overlay Zone (Beach & Coastal Impact Area), 
Residential Tandem Parking Overlay Zone, and Council District 2. (LEGAL DESCRIPTION: Lot B, Block 33, of Map 
No. 1809) 

Name of Public Agency Approving Project: City of San Diego 

Name of Person or Agency Carrying Out Project: Brian Britton, Golba Architecture, 1940 Garnet Ave, Ste 1 oo, 
San Diego, CA 92109, (619) 231-9905 

Exempt Status: (CHECK ONE) 
( ) Ministerial (Sec. 21080(b)(1 ); 15268); 
( J Declared Emergency (Sec. 21 080(b)(3); 15269(a)); 
( ) Emergency Project (Sec. 21080(b)( 4); 15269 (b)(c)) 
( X) Categorical Exemption: CEQA State Guidelines, Section 15302, Replacement or Reconstruction. 
( ) Statutory Exemptions: 

Reasons why project is exempt: The City of San Diego determined that the project would qualify to be 
categorically exempt from CEQA pursuant to Section 15302, Replacement or Reconstruction. The exemption 
allows for the replacement or reconstruction of existing structures and facilities where the new structure will be 
located on the same site and will have substantially the same purpose and capacity as the structure replaced. 
The project as included In the description of this notice includes demolition of an existing single-family residence 
and construction of a new single-family residence on the same site and does not propose a change in density. 
Additionally, none of the exceptions listed in CEQA Section 15300.2 would apply. 

Lead Agency Contact Person: Rachael Ferrell Telephone: (619) 446-5129 

Revised May 2018 



If filed by applicant: 
1. Attach certified document of exemption finding. 
2. Has a notice of exemption been filed by the public agency approving the project? ( ) Yes ( ) No 

It is hereby certified that the City of San Diego has determined the above activity to be exempt from CEQA 

atr/~ 
Sara Osborn, AICP 
Senior Planner 

Check One: 
(X) Signed By Lead Agency 
( ) Signed by Applicant 

Revised May 2018 

Date 

Date Received for Filing with County Clerk or OPR: 



ATTACHMENT 8

THE CITY OF SAN Ot€G0 

Project Name: 

Dribben CDP 

City of San Diego 
Development Services 
1222 First Ave., MS-302 
San Diego, CA 92101 

Project Scope/Location: 

Community Planning 
Committee 

Distribution Form Part 2 
Project Number: Distribution Date: 

663682 5/5/2020 

MISSION BEACH. (Process 3) Coastal Development Permit for the demolition of existing single dwelling unit and 
construction of 3,254 sq.ft. 3-story single dwelling unit, at 2816 Bayside Walk. The 0.07-acre site is in the MBPD-R-S 
and Coastal (Appealable) overlay zone of the Mission Beach Community Plan area. Council District 2. 

Applicant Name: Applicant Phone Number: 

Britton, Brian (619) 231-9905 

Project Manager: Phone Number: Fax Number: E-mail Address: 

Flores, Elisa (619) 446-5395 (619) 321-3200 ElisaF@sandiego.gov 

Committee Recommendations (To be completed for Initial Review): 

I~ ote to Approve Memb~Yes Memb2fo Members Abstain 
/') 

' □ Vote to Approve Members Yes Members No Members Abstain 
With Conditions Listed Below 

□ Vote to Approve Members Yes Members No Members Abstain 

With Non-Binding Recommendations Listed Below 

□ Vote to Deny Members Yes Members No Members Abstain 

□ No Action (Please specify, e.g., Need further information, Split vote, Lack of □ Continued 
quorum, etc.) 

CONDITIONS: 

NAME: a .hof. d /, h)A. ·f Jt; h 1 TITLE: (!,,A {LJA_~ A Y'l'-13 
SIGNATURE: ({) ~.rrCJ. J / A )11 /4;1"~,,-,1-4- DATE: ~/~1-/" /7/0 
Attach Additional Pages If Necessary. Please return to: ( ' 

Project Management Division 
City of San Diego 
Development Services Department 
1222 First Avenue, MS 302 
San Diego, CA 92101 

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

(01-13) 



Project Name: 

Dribben CDP 

City of San Diego 
Development Services 
1222 First Ave., MS-302 
San Diego, CA 92101 

Project Scope/Location: 

Community Planning 
Committee 

Distribution Form Part 1 
Project Number: 

663682 

Distribution Date: 

5/5/2020 

MISSION BEACH. (Process 3) Coastal Development Permit for the demolition of existing single dwelling unit and 
construction of 3,254 sq.ft. 3-story single dwelling unit, at 2816 Bayside Walk. The 0.07-acre site is in the MBPD-R-S 
and Coastal (Appealable) overlay zone of the Mission Beach Community Plan area. Council District 2. 

Applicant Name: 

Britton, Brian 

Project Manager: 

Flores, Elisa 

Phone Number: 

(619) 446-5395 

Applicant Phone Number: 

(619) 231-9905 

Fax Number: E-mail Address: 

(619) 321-3200 ElisaF@sandiego.gov 

Project Issues (To be completed by Community Planning Committee for initial review): 

Attach Additional Pages If Necessary. Please return to: 
Project Management Division 
City of San Diego 
Development Services Department 
1222 First Avenue, MS 302 
San Diego, CA 92101 

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. 

(01-13) 
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SD" 
City of San Diego FORM 
Development Services Ownership Disclosure 

DS-318 1222 First Ave., MS 302 
Statement San Diego, CA 92101 

(619) 446-5000 
October 2017 

Approval Type: Check appropriate box for fljpe of approval(s) requested: U Neighborhood Use Permit 19 Coastal Development Permit ...1 Neighborhood Development Permit 'J Site Development Permit U Planned Development Permit 'J Conditional L'se Permit ...I Variance ...1 Tentative Map ..J Vesting Tenta!lve Map O Mc:p Waiver :l Land Use Plan Amendment • ..J Other _____________ _ 

Project Title: D~IBBEN R(SIDENCE Project No. Far City Use Only: ______ _ 
Project Address: 281 _6_B_A_YS_ID_E_W_A_L< _____________________________________ _ 

SAN DIEGO, CA 92109 

Speciry Form of Ownership/Legal Status (please check): 
0 Corporation O Limited Liability -or- 0 General - What Stace? _____ Corporate Identification No. ___________ _ 
0 Partnership )zQ. tndividual 

By signing the Ownership Disclosure Statement, the owner(s) acknowledge that an application ror a permit, map or ocher matter will be filed with the City or San Diego on the subject property with the intent to record an encumbrance against the property. Please list below the owner(s), applicant(s). and other financially interested persons of the above rererenced property. A financially interested party includes any individual, firm, co-partnership. Joint venture. association, social club. fraternal organization. corpora!lon, estate, trust, receiver or syndicate with a financial interest in the application. If the applicant includes a corporac1on or partnership. include the names. titles. addresses or all individuals owning more than 10% of the shares. If a publicly-owned corporation. include the names. cities. and addresses of the corporate orficers. (A separate page may be attached 1r necessary.) tr any person is a nonprofit organization or a crust. list the names and addresses of ~ person serving as an offi ce r or direc tor of the nonprofit organization or as trustee or beneficiary of the nonprofit organiza t1on. A signature 1s required of at lease one or the property owners. Attach additional pages 1f needed Note: The applicant 1s responsible for no!lrying 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. 

s'owner :J Tenant/Lessee ::J Successor Agency 

State:T'I- Zip: -; ,:;-o z 
Fax No.: 9 7fl - 7 2/-7&?2 Email:,&!)€ /,&t£l S'l:zC ~ LO &9e, ,<., 

Date: '?;q? 0 

~ Owner o Tenant/Lessee O Successor Agency 
Street Address:•._L....L./-.LL/M'...L..!..;~!..LL:C~-:f.-..L.LL:::_.:_ _______________________ -=__,,~----,-
Cicy: )j-eq Y-A--- State:( x Zip: 7 5u "'5 :;.-. 
Phone. N~·~j~-~~%. , FaxNf/7,p- 7 7/ -76)5 Emaitfll;.'l>/.>/e<£56C'Ct..d64C rr-
S1gnacure: ____ -..t2 / ~ Date: '(~-v 
Additiona pages At c : □ Yes Jl!(No 

Pn·,:ed on recy, e ; oa1;er V1 l OU' •Neo si:t: at :'-"'I'!' 1,.,:_JJ~.,,.· ;r.u:'slc2:IJ.:.r: ,er · •'· , ... ,. -:.; 'Jpon req,Jesl :his 1'lf:>rma:1cr s a•:a laoi., n alt1:1 natr,.:? forrn.;ts ior ~ers:rs wnr :l1sab1'1nPs 

OS-3' 3 (1 0-1 7) 
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