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REPORT TO THE PlANN ~ NG COMMISS~ON .

REPORT NO. PC-13-088

DAT E ISSUED:

September 5, 2013

ATTENTION:

Planning Commission, Agenda of September 12,2013

SUBJECT:

TRIPLEX FOR WIR HOLDINGS, LLC. APPEAL - PROJECT NO.
290417. PROCESS THREE

REFERENCE :

Hearing Offi cer Report No. HO-13-049:
(http ://www .sandiego.gov/developmentservices/pdflhearingofficer/reports/201 3IHO-13-049.pdt)

OWNER:

Ronald J. Bills, Owner of Triplex for WIR Holdings, LLC.

APPLICANT:

Hilary Lowe, Mark Mitchell Architecture and Planning

SUMMARY
Issue: Appeal of the Hearing Officer' s decision to approve a Coastal Development
Permit and Lot Line Adjustment for the proposed demolition of an existing two-story
duplex and construction of a new three-story triplex 10cated at 27 19 Bayside Walk within
the Mission Beach Precise .Plan area.
Staff Recommendations:
1.

DENY the appeal; and

2.

APPROVE Coastal Development Permit No. 1018896 and Lot Line Adjustment
No. 1098742.

Community Planning Group R ecommendation: On January 15, 2013 , the Mission
Beach Precise Planning Board voted 9-0-1 to recommend denial of the project. The
applicant presented the project a second time on March 19,2013, and the Board voted
10-0-1 to recommend denial of the proj ect. Reasons for their denial are expanded within
the Hearing Officer Report, included as Attachment 1 to this report.
Environmental Review: The proj ect was determined to be exempt pursuant to
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California Environmental Quality Act (CEQA) Guidelines Section 15332 - InfilI
Development Projects. This project is not pending an appeal of the environmental
detennination. The environmental exemption detennination for this project was made on
April 12, 2013, and the opportunity to appeal that detennination ended May 3,2013.
Fiscal Impact Statement: None. The processing of this application is paid for through
a deposit account established by the applicant.
Code Enforcement Impact: None.
Housing Impact Statement: The subject property being developed is a legal building
site zoned for multi-family residential use. The project proposes to demolish an existing
two-story duplex and construct a new three-story triplex. There will be a net gain of one
residential unit to the available housing stock within the Mission Beach Precise Plan
Area.
BACKGROUND
The property is located at 2719 Bayside Walk on the east side of Bayside Walk between Avalon
COUli and San Luis Rey Place, within the Mission Beach Precise Plan, which designates the site
for residential development at a maximum density of 36 dwelling units per acre, and the
proposed development is consistent with this designation. The site is located in the MBPD-R-S
zone of the Mission Beach Planned District, which allows for residential development. The site
is also located in the Airport Environs Overlay Zone, the 60-65 CNEL noise contour, the Airport
Influence Area (SD International Airport), the FAA Part 77 Notification Area, the Coastal
Height Limitation Overlay Zone, the Coastal Overlay Zone (Appealable Area), the First Public
Roadway, the Parking Impact Overlay Zone (Beach Impact Area), the Residential Tandem
Parking Overlay Zone, and the Mission Beach Precise Plan and Local Coastal Program Area.
The site is bordered by existing residential development to the nOlih, south and west, with
Mission Bay located to the east.
The site is east of the Pacific Ocean, west of Mission Bay, and east side of Bayside Walk between
Avalon Court and San Luis Rey Place. The propelty located at 2715 Bayside Walk constmcted a
garage over a pOltion of the shared propelty line. This is the southern propelty line for the project
site. The proposed redevelopment of the site cannot occur without this adjustment to the shared
property line as the garage needs to be completely located on the site addressed as 2715 Bayside
Walk. The total amount of the adjustment is approximately 8.2 square feet, which will then
allow the project site to be redeveloped with the proposed three-story triplex.
On June 12,2013, the Hearing Officer approved the proposed project with a modification to the
draft pennit. The Hearing Officer added Condition No. 27 to specify that the project's guard
rails cannot be moved into the required yard (Attachment 6).
On June 25,2013, Deborah Watkins, Chair of the Mission Beach Precise Planning Board, filed
an appeal of the Hearing Officer decision on the basis of Factual Error and Findings Not

-2-

Supported. A copy of that Appeal is included as Attachment 2, and the issues raised in the
Appeal are discussed within this Staff Report.
DISCUSSION
Project Description:
In the interest of reducing impacts to resources required to produce this document, please
reference the attached Report to the Hearing Officer No. 13-049 for the complete project
description and relevant attachments as described within this Report (Attachment 1).
Appeal of the Hearing Officer's Approval:
On June 12,2013, the Hearing Officer approved the project and adopted the project resolutions
after hearing public testimony. The Appeal of that decision was filed on June 2S, 2013
(Attachment 2). The Appeal focuses on Factual Errors and Findings Not Supported. The
following is the description of the appeal issues followed by the City Staff response to each
appeal issue.
Appeal Issue #1: The evidence and statements relied upon by the City in its findings that a deck
overhang is a roof and that the portion of the deck that encroaches beyond the setback line is in
effect a roof eave that is an allo·wable encroachment in the Mission Beach Planned District
Ordinance (,'PDO 'J is incorrect.
Staff's Response: The eaves and rain gutters proposed in this project comply with the Mission
Beach PDO, effective August 2012. San Diego Municipal Code (SDMC) Table lS13-03B allows
eaves to encroach 2-feet into the required yards on courts, places and walks, and 6-inches on
interior and street side yards. It also allows rain gutters to encroach 6-inches into all yards.
Footnote 2 in this table states that the eave "area that encroaches may not be used to support
decks, exterior balconies, or floors" (Attachment 4). Although "eave," as used in this section, is
not defined, the regulation itself implies that a pOliion of a balcony that extends beyond the
railing can encroach into the setback.
As designed the eaves do not support the decks or railings. Therefore, the proposed eaves have
been designed to comply with all of these regulations. Additionally, Condition No. 27 was
added to the permit, related to moving balcony railings (Attachment 6). Staff believes that the
proposed design conforms to the regulations and is consistent with the purpose and intent of the
Mission Beach PDO.
Appeal Issue #2: The pop-outs located along a portion of the second and third floors on the
South elevation in the interior side yard of the building are eaves is incorrect.
Staff's Response: On the interior side yard, rain gutters are shown to transport moisture and
rainwater from the surfaces of the building. These rain gutters encroach 6-inches into the yard as
pennitted by the Mission Beach PDO, Table lS13-03B (Attachment 4). The eaves also house
rain gutters for the same purpose. The building sections shown on Sheets AS.1 and AS.2, and
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the encroachments exhibit on sheet E1.0 reflect this project design (Attachment 7).

Appeal Issue #3: The applicant has designed his project at 2719 Bayside Walk with deck
overhangs that encroach into the required yard setbacks on Bayside Walk and Avalon Court,
which is not allowed in the Mission Beach PDQ. The applicant claims that the decks are infact
"roofs" and that the portion of the decks that encroach into the yards are "roof eaves" as that
term is set forth in the Mission Beach PDQ. They are not. The intent and application of the
Mission Beach PD~ is that roofs are at the tops ofstructures. The decks on the second and third
floors of this project are balconies because they do not support the entire roofing system and are
not the top of the structure.
Staff's Response: As stated within Staffs Response to Appeal Issue #1, the eaves and rain
gutters proposed in this project comply with the Mission Beach PD~.
Conclusion:
The Hearing Officer made all required findings in the affirmative after receiving all public
testimony, including a letter received at the June 12,201 3, hearing. Staff has determined the
proposed proj ect complies the applicable Coastal Development Regulations, the Mission Beach
Precise Plan and the City of San Diego Land Development Code, and recommends the Planning
Commission deny the appeal and affinn the approval of the proposed proj ect as conditioned.

AL TERNATIVES:
1.

Deny the appeal and approve Coastal Development Pennit No .1 018896 and Lot Line
Adjustment No.1 098742, with modifications.

2.

Approve the appeal and deny Coastal Development Permit No. 1018896 and Lot Line
Adjustment No.1 098742, if the findings required to approve the proj ect cannot be
affinned.

Respectfully submitted,

lOJ ect Manager
Services Depmiment

Mike Westlake
Acting Deputy Director
Development Services Depmiment

WESTLAKE/LCB
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Attachments:
1.
2.
3.
4.
5.
6.
7.

Report to the Hearing Officer No. 13-049, including attachments
Copy of Appeal filed June 25, 2013
Letter received at the Hearing Officer hearing on June 12, 2013
Table 1513-03B - Mission Beach Planned District Ordinance
Draft Pennit Resolution with Findings for Planning Commission
Draft Pennit with Conditions for Planning Commission
Project Plans
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ATTACHMENT
THE CITY OF SAN DIEGO

REPORT TO THE HEARING OFFICER
HEARING DATE:

June 12,2013

REPORT NO. HO 13-049

ATTENTION:

Hearing Officer

SUBJECT:

TRIPLEX FOR WIR HOLDINGS, LLC.
PTS PROJECT NUMBER: 290417

LOCATION:

2719 Bayside Walk

APPLICANT:
OWNER:

Hilary Lowe, Mark Mitchell Architecture and Planning
Ronald J. Bills, Owner of WIR Holdings, LLC.

SUMMARY
Issue(s): Should the Hearing Officer approve a Coastal Development Permit and Lot
Line Adjustment to demolish an existing residential dwelling unit and construct a new
three-story triplex located at 2719 Bayside Walk and a Lot Line Adjustment between
2719 Bayside Walk and 2715 Bayside Walk within the Mission Beach Precise Plan area?
Staff Recommendation APPROVE Coastal Development Permit No.1 018896 and Lot Line Adjustment No.
1098742.
Community Planning Group Recommendation - On March 19, 2013, the Mission Beach
Precise Planning Board voted 10-0-1 to recommend denial of the project. Reasons for
their denial are included in Attachment 8.
Environmental Review: The project was determined to be exempt pursuant to California
Environmental Quality Act (CEQA) Guidelines Section 15332 - Infill Development
Projects (Attachment 7). This project is not pending an appeal of the environmental
determination. The environmental exemption determination for this project was made on
April 12, 2013, and the opportunity to appeal that determination ended May 3, 2013.
BACKGROUND
The 4,477 square foot project site is currently developed with a two-story residential building
that was built in 1946. The property is located at 2719 Bayside Walk on the east side of Bayside
Walk between Avalon Court and San Luis Rey Place, within the Mission Beach Precise Plan,
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which designates the site for residential development at a maximum density of 36 dwelling units
per acre, and the proposed development is consistent with this designation. The site is located in
the MBPD-R-S zone of the Mission Beach Planned District, which allows for residential
development. The site is also located in the Airport Environs Overlay Zone, the 60-65 CNEL
noise contour, the Airport Influence Area (SD International Airport), the FAA Part 77
Notification Area, the Coastal Height Limitation Overlay Zone, the Coastal Overlay Zone
(Appealable Area), the First Public Roadway, the Parking Impact Overlay Zone (Beach Impact
Area), the Residential Tandem Parking Overlay Zone, and the Mission Beach Precise Plan and
Local Coastal Program Area. (Attachments 1-3). The site is bordered by existing residential
development to the north, south and west, with Mission Bay located to the east.
A Coastal Development Permit is required for the proposed demolition of the existing structure
and construction of the new three-story triplex and a Lot Line Adjustment is required due to the
property located at 2715 Bayside Walk constructing a garage over the shared property line.
A historic review of the existing residential building was conducted by staff in January 2013.
Staff determined that the site does not meet local designation criteria as an individually
significant historic resource under any adopted Historic Resources Board Criteria.
DISCUSSION
A Coastal Development Permit (CDP) and Lot Line Adjustment are required to demolish the existing
residential building and construct a new three-story, 5,276 square foot triplex located on a 4,477
square foot site. The site is east of the Pacific Ocean, east side of Bayside Walk between Avalon
Court and San Luis Rey Place. The property located at 2715 Bayside Walk constructed a garage
over a portion of the shared property line. This is the southern property line for the project site. The
proposed redevelopment of the site cannot occur without this adjustment to the shared property
line as the garage needs to be completely located on the site addressed as 2715 Bayside Walk.
The total amount of the adjustment is approximately 8.2 square feet, which will then allow the
project site to be redeveloped with the proposed three-story triplex.
The proposed triplex would consist of the following: a four car tandem garage, a two car tandem
garage and a one bedroom unit on the first floor; a three bedroom unit on the second floor; a two
bedroom unit on the third floor and a roof deck on the very top of the proposed residential structure.
The first floor consists of a one bedroom unit that includes a living room, dining room, kitchen, one
bedroom, one bathroom, laundry area, storage area with outside patio areas. The garages for the
entire building will also be located on the first floor of the building. The four car tandem garage will
be assigned to the first and third floor units and the two car tandem garage will be assigned to the
second floor unit.
The second floor consists of a three bedroom unit that includes a living room, dining room, kitchen,
three bedrooms, three bathrooms, laundry area, storage area and exterior patio space.
The third floor consists of a two bedroom unit that includes a living room, dining room, kitchen, two
bedrooms, two bathrooms, an office, laundry area, storage area, linen closet and exterior patio space.
-2-
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The roof deck would be accessed from the stair well that starts on the first floor of the building and
provides access to all three units within the building. There are approximately 600 square feet of
solar panels proposed on the flat roof as well.
The proposed project would be consistent with the bulk and scale of the surrounding residential
community. The three-story building would have a height not greater than 30' -0" as defined,
which would comply with the Coastal Height Limitation Overlay Zone's maximum allowable
height of 30 feet. Landscaping would conform to the Mission Beach Planned District minimum
percentage and the City's Landscape Technical Manual.
The structure design includes stucco, glass, wood siding and stone veneer with a flat roof for a
maximum building height of 30' to the roof deck rail. As designed the project complies with the 30foot Coastal Height Limit Overlay Zone, Mission Beach Planned District requirements and the
Mission Beach Precise Plan and Local Coastal Program policies (Attachments 5-6).
The project site is located within the Airport Influence Area (AlA) for the San Diego
International Airport (SDIA) Airport Land Use Compatibility Plan (ALUCP). Due to the project
site location within the 60-65 dB CNEL noise contour, the project information was submitted to
the San Diego County Regional Airport Authority (SDCRAA) for a determination of
consistency. The SDCRAA, acting in its capacity as the San Diego County Airport Land Use
Commission (ALUC), has determined that the proposed project is conditionally consistent with
the SDIA ALUCP. Condition numbers 13-15 of the Coastal Development Permit are consistent
with conditions presented in Resolution 2013-0008 ALUC, approved on April 4, 2013 by the
ALUC (Attachment 9).

COMMUNITY PARTICIPATION
On March 19,2013, the Mission Beach Precise Planning Board (MBPPB) voted 10-0-1 to
recommend denial of the project. The MBPPB denied the proposed project based on the fact that
they believe the project to extend 6 inches into required yard setbacks for the project along
Bayside Walk, Avalon Court and the interior side yard. Staff has analyzed the information
provided by the MBPPB and determined that the project conforms to the underlying zone and the
Mission Beach Precise Plan.

CONCLUSION
Staff has reviewed the application for the Coastal Development Permit and Lot Line Adjustment
and determined the project is consistent with the applicable Coastal Development Regulations,
the Mission Beach Precise Plan and the City of San Diego Land Development Code. Staff
recommends that the Hearing Officer approve the requested permits.

-3-
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AL TERNA TIVES
1.

Approve Coastal Development Pelmit No.1 0 18896 and Lot Line Adjustment No.
1098742, with modifications.

2.

Deny Coastal Development Permit No. 1018896 and Lot Line Adjustment No. 1098742,
if the findings required to approve the project cannot be affirmed.

Respectfully submitted,

Proj ect Manager

Attachments:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.

Aerial Photograph
Community Plan Land Use Map
Project Location Map
Project Data Sheet
Draft Permit Resolution with Findings
Draft Permit with Conditions
Environmental Exemption
Community Planning Group Recommendation (including meeting minutes)
San Diego County Regional Airport Authority Review and Resolution No. 2013-0008
ALUC
Ownership Disclosure Statement
Project Chronology
Project PlanslParcel Map (Full size set provided to Hearing Officer)
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Attachment 4

PROJECT DATA SHEET
PROJECT NAME:

Triplex for WIR Holdings, LLC.

PROJECT DESCRIPTION:

Demolition of an existing residential dwelling unit and the
construction of a three-story, 5,276 square foot triplex on a
4,477 square foot lot.

COMMUNITY PLAN
AREA:

Mission Beach

DISCRETIONARY
ACTIONS:

Coastal Development Permit and Lot Line Adjustment

COMMUNITY PLAN LAND
USE DESIGNATION:

Residential (Allows residential development to a maximum of
36 dwelling units per acre).

ZONING INFORMATION:
ZONE: MBPD- R-S: (A residential zone located in the Mission Beach
Planned District)

HEIGHT LIMIT: 30-Foot maximum height limit I proposed 30' max height
LOT SIZE: Minimum lot area allowed 2,400 square feet I Proposed lot area 4,4 77.44 square feet
FLOOR AREA RATIO: Max Allowed - I.1/Proposed 0.95 Lot Coverage 0.65 max I
proposed 0.49
FRONT SETBACK: 8.5 feet 110 feet/II.5 feet required - 8.5 feet/I 0 feetl 11.5 feet
proposed
SIDE SETBACK: 5 feet required I 5 feet proposed
REAR SETBACK: 0 feet required I 0 feet proposed
SIDE (AVALON CT.) SETBACK: 13.5 feet/15 feet! 16.5 feet required - 13.5feet/15 feet/16.5
feet proposed
PARKING: 6 parking spaces required I 6 parking spaces provided (tandem)
LAND USE
DESIGNATION &
ZONE

EXISTING LAND USE

NORTH:

Residential; R-S-MBPD

Single Family Residence

SOUTH:

Residential; R-S-MBPD

Single Family Residence

EAST:

Residential; R-S-MBPD

Single Family Residence

WEST:

Residential; R-S-MBPD

Single Family Residence

ADJACENT PROPERTIES:

DEVIATIONS OR
VARIANCES REQUESTED:

None

COMMUNITY PLANNING
GROUP
RECOMMENDATION:

On March 19, 2013, the Mission Beach Precise Planning Board
voted 10-0-1 to recommend denial of the project.

ATIACHMENT
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HEARING OFFICER RESOLUTION NO. HO-XXXX
COASTAL DEVELOPMENT PERMIT NO. 1018896
LOT LINE ADJUSTMENT NO. 1098742
TRIPLEX FOR WIR HOLDINGS, LLC. - PROJECT NO. 290417

WHEREAS, WIR HOLDINGS, LLC., Ronald J. Bills, Owner/Permittee, filed an application with the
City of San Diego for a permit to demolish the existing residential dwelling unit and construct a threestory triplex (as described in and by reference to the approved Exhibits "A" and corresponding conditions
of approval for the associated Coastal Development Permit No.1 0 18896 and Lot Line Adjustment No.
1098742) on portions of a 4,477 square foot site;
WHEREAS, the project site is located at 2719 Bayside Walk in the MBPD-R-S zone of the Mission
Beach Planned District, the Airport Environs Overlay Zone, the 60-65 CNEL noise contour, the Airport
Influence Area (SD International Airport), the FAA Part 77 Notification Area, the Coastal Height
Limitation Overlay Zone, the Coastal Overlay Zone (Appealable Area), the First Public Roadway, the
Parking Impact Overlay Zone (Beach Impact Area),the Residential Tandem Parking Overlay Zone, and
the Mission Beach Precise Plan and Local Coastal Program Area;
WHEREAS, the project site is legally described as Lot A of Mission Beach, Block 17, Map No. 1809;
WHEREAS, on June 12, 2013, the Hearing Officer of the City of San Diego considered Coastal
Development Permit No. 1018896 and Lot Line Adjustment No. 1098742 pursuant to the Land
Development Code of the City of San Diego;
WHEREAS, on April 12,2013, 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 15332 (Infill Development Projects) and there was no appeal of the
Environmental Determination filed within the time period provided by San Diego Municipal Code
Section 112.0520;
BE IT RESOLVED by the Hearing Officer of the City of San Diego as follows:
That the Hearing Officer adopts the following written Findings, dated June 12,2013.
FINDINGS:

Coastal Development Permit - Section 126.0708
1.

The proposed coastal development will not encroach upon any existing
physical accessway that is legally used by the public or any proposed public accessway
identified in a Local Coastal Program land use plan; and the proposed coastal
development will enhance and protect public views to and along the ocean and other
scenic coastal areas as specified in the Local Coastal Program land use plan.
The proposed project is located at 2719 Bayside Walk within an urbanized and fully
developed residential neighborhood in the Mission Beach Precise Plan and the Local
Page 1 of4
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Coastal Program. The proposed project building footprint will not change substantially from
the existing building on site that is proposed to be demolished as part of the project. The
proposed building is setback according to the required minimum setback guidelines within
the Mission Beach Planned District (MBPD). Although no specific views are identified
through the proj ect site in the precise plan, the plan states that views to, and along the
shoreline from public areas shall be protected from blockage by development and or
vegetation. In addition SDMC 132.0403(b) requires the preservation of a visual corridor of
not less than the side yard setbacks or more than lO feet in width, and running the full depth
of the premises whenever there is a potential view to the water. Potential views to Mission
Bay looking east from Bayside Lane and through the property will be improved with the
proposed development. New open fences and landscape less than three feet in height may
be located within the required yards provided they do not obstruct views. Condition
Number 23 of the Coastal Development permit will require a view corridor easement 10 feet
wide on the north side and 5 feet wide on the south side. Therefore, the proposed project
would not encroach upon any existing physical accessway and would not impact the
Mission Beach Precise Plan or Local Coastal Program.

2.

The proposed coastal development will not adversely affect environmentally sensitive
lands.
The proposed project is located at 2719 Bayside Walk within an urbanized and fully
developed residential neighborhood in the Mission Beach Precise Plan and the Local
Coastal Program. The existing developed site is relatively flat with the proposed building
situated very close to the existing structure proposed to be demolished as part of the project.
The site is surrounded by development and there is no environmentally sensitive lands
mapped on the project site, nor on the adjacent properties; therefore, the proposed project
would not have an adverse affect on 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.
The proposed project is located at 2719 Bayside Walk within an urbanized and fully
developed residential neighborhood in the Mission Beach Precise Plan and the Local
Coastal Program. The project site is designated for residential development, with a
maximum density of 36 dwelling units per acre, within the Mission Beach Precise Plan. The
project proposes 3 dwelling units on a 4,477 square foot lot for a density of approximately
29 dwelling units per acre. The project is consistent with the designated use and density in
the Mission Beach Precise Plan. Therefore, the proposed project conforms to the identified
land use in the Mission Beach Precise Plan and the Local Coastal Program, and the certified
Implementation Program.

4.

For every Coastal Development Permit issued for any coastal development
beh'\'een 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 1'I'ith
the public access and public recreation policies of Chapter 3 of the California Coastal
Act.
Page 2 of 4
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The proposed project is located at 2719 Bayside Walk within an urbanized and fully
developed residential neighborhood in the Mission Beach Precise Plan and the Local
Coastal Program. The project is located between the nearest public road, Bayside Lane and
the sea or shoreline. Bayside Walk is adjacent to the shoreline and Bayside Walk is an area
used by pedestrians. Bayside Lane is the first public road adjacent to the project site and to
the west of the site. Therefore, the proposed development is located between the first public
road and the shoreline of a body of water within the Coastal Overlay Zone. Although no
specific views are identified through the project site in the Mission Beach Precise Plan, the
plan states that views to, and along the shoreline from public areas shall be protected from
blockage by development and or vegetation. In addition SDMC 132.0403(b) requires the
preservation of a visual corridor of not less than the side yard setbacks or more than 10 feet
in width, and running the full depth of the premises whenever there is a potential view to the
water. Condition Number 23 has been added to the Coastal Development Permit to ensure
this visual corridor is preserved adjacent to the project site. Potential views to Mission Bay
looking east from Bayside, Lane and through the property are currently obstructed by
existing landscape and structures. The proposed development will remove all existing solid
fences or walls or open fences greater than 3 feet in height from the required yards along
Avalon Court and the south side yard. New open fences and landscape less than three feet in
height may be located within the required yards provided they do not obstruct views.
Therefore, the proposed development is in conformity with the public access and public
recreation policies of Chapter 3 of the California Coastal Act.

1.

applicable provisions of the Subdivision

The proposed adjustment
Map Act.

Parcel Map No. 1809 was recorded on November 13; 1924 creating the existing legal lot
requesting redevelopment for a three-story triplex and the legal lot adjacent and to the south
of the proposed development site. The existing residential dwelling unit was built in 1946.
At some point, the property owner to the south of the project site built a garage on a portion
of the shared property line between the two properties. This is the south property line for
the proposed development. The proposed adjustment will not subdivide any lots. It will
adjust the lot line between two existing parcels. Therefore, the proposed adjustment
complies with the applicable provisions of the Subdivision Map Act.

2.

Before adjustment, all lots or parcels are existing parcels of land created by separate
fee conveyance and meeting the criteria for determination of a lot as specified in
Section 113.0237.
Parcel Map No. 1809 was recorded on November 13,1924 creating the existing legal lot
requesting redevelopment for a three-story triplex and the legal lot adjacent and to the south
ofthe proposed development site. The existing residential dwelling unit was built in 1946.
At some point, the property owner to the south of the project site built a garage on a portion
of the shared property line between the two properties. This is the south property line for
the proposed development. Before the lot line adjustment, the individual parcels shown on
Parcel Map No. 1809 have been recorded by the County Recorder and meets the criteria for
determination ofa lot as specified in SDMC Section 113.0237.
Page 3 of4
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All adjusted lots or parcels comply with the minimum requirements of the Land
Development Code and all existing structures comply with the established yards,
except for property for which a Variance has been granted pursuant to Chapter 12,
Article 6, Division 8 (Variances) and for previously conforming lots or structures, for
which the Lot Line Adjustment shall not increase the existing noncompliance.
Parcel Map No. 1809 was recorded on November 13, 1924 creating the existing legal lot
requesting redevelopment for a three-story triplex and the legal lot adjacent and to the south
of the proposed development site. The existing residential dwelling unit was built in 1946.
At some point, the property owner to the south of the project site built a garage on a portion
ofthe shared property line between the two properties. This is the south property line for
the proposed development. The individual parcels comply with the minimum requirements
of the Land Development Code, the Mission Beach Precise Plan and the General Plan. All
existing structures comply with the established yards, no deviations or variances are
requested from the regulations, so there is no existing noncompliance. Therefore, the
proposed lot line adjustment shall not increase the existing noncompliance.

4.

The Lot Line Adjustment will not result in the creation of any additional parcels.
Parcel Map No. 1809 was recorded on November 13, 1924 creating the existing legal lot
requesting redevelopment for a three-story triplex and the legal lot adjacent and to the south
of the proposed development site. The existing residential dwelling unit was built in 1946.
At some point, the propelty owner to the south of the proj ect site built a garage on a portion
of the shared property line between the two properties. This is the south property line for
the proposed development. The proposed adjustment will not subdivide any lots. It will
adjust the lot line between two existing parcels. Therefore, the proposed lot line adjustment
will not result in the creation of any additional parcels.

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Hearing Officer,
Coastal Development Permit No. 1018896 and Lot Line Adjustment No. 1098742 are hereby GRANTED
by the Hearing Officer to the referenced Owner/Permittee, in the form, exhibits, terms and conditions as
set forth in Coastal Development Pelmit No. 1018896 and Lot Line Adjustment No. 1098742, a copy of
which is attached hereto and made a part hereof.

Laura C. Black, AICP
Development Proj ect Manager
Development Services
Adopted on: June 12,2013
Internal Order No. 24003080
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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

SPACE ABOVE THIS LINE FOR RECORDER'S USE

INTERNAL ORDER NUMBER: 24003080
COASTAL DEVELOPMENT PERMIT NO. 1018896
LOTLINEADmSTMENTNO.I098742
TRIPLEX FOR WIR HOLDINGS, LLC. - PROJECT NO. 290417
HEARING OFFICER
This Coastal Development Permit No. 1018896 and Lot Line Adjustment No. 1098742 is
granted by the Hearing Officer of the City of San Diego to WIR HOLDINGS, LLC., Ronald J.
Bills, Owner/Permittee, pursuant to San Diego Municipal Code [SDMC] sections 126.0708 and
125.0340. The 4,477 square foot site is located at 2719 Bayside Walk in the MBPD-R-S zone of
the Mission Beach Planned District, the Airport Environs Overlay Zone, the 60-65 CNEL noise
contour, the Airport Influence Area (SD International Airport), the FAA Part 77 Notification
Area, the Coastal Height Limitation Overlay Zone, the Coastal Overlay Zone (Appealable
Area), the First Public Roadway, the Parking Impact Overlay Zone (Beach Impact Area),the
Residential Tandem Parking Overlay Zone, and the Mission Beach Precise Plan and Local
Coastal Program Area. The project site is legally described as: Lot A of Mission Beach, Block
17, Map No. 1809.
Subject to the terms and conditions set forth in this Permit, permission is granted to
Owner/Permittee to demolish the existing residential dwelling unit and construct a three-story
triplex, described and identified by size, dimension, quantity, type, and location on the approved
exhibits [Exhibit "A"] dated June 12,2013, on file in the Development Services Department.
The project shall include:
a. Demolition of the existing residential dwelling unit and the construction of a threestory, 5,276 square foot triplex on a 4,477 square foot lot;
b. Lot Line adjustment for an approximate 8.2 square foot pOliion of Parcel 1 to be
transferred to Parcel 2, along the southern property line for the project;

Page 1 of7

ATIACHMENT

01

Attachment 6

c. Landscaping (planting, irrigation and landscape related improvements);
d. Off-street parking;
e. A roof-mounted photovoltaic system consisting of solar panels sufficient to generate at
least 50 percent of the project's projected energy consumption in accordance with
Council Policy 900-14; and
f.

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 thiliy-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 June 26, 2016.
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 OwnerlPermittee 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 propeliy 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.
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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 OwnerlPermittee
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.).
8.
The OwnerlPermittee 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 determinednecessary 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 OwnerlPermittee 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 OwnerlPermittee 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 OwnerlPermittee of any claim, action, or proceeding and, if the
City should fail to cooperate fully in the defense, the OwnerlPermittee 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, OwnerlPermittee 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 OwnerlPermittee regarding litigation issues, the City shall have the authority to
control the litigation and make litigation related decisions, including, but not limited to,
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settlement or other disposition of the matter. However, the Owner/Permittee shall not be required
to payor perform any settlement unless such settlement is approved by OwnerlPermittee.

AFFORDABLE HOUSING REQUIREMENTS:
12. Prior to the issuance of any building permits, the Owner/Permittee shall comply with the
affordable housing requirements of the City's Inclusionary Affordable Housing Regulations
(SDMC § 142.1301 et seq.).

AIRPORT REQUIREMENTS:
13. Prior to the issuance of any building permits, the Owner/Permittee shall grant an avigation
easement to the San Diego County Regional Airport Authority as the operator of the San Diego
International Airport for the purposes of aircraft operations, noise and other effects caused by the
operation of aircraft, and for structure height if the same would interfere with the intended use of
the easement. The OwnerlPermittee shall use the avigation easement form provided by the San
Diego County Regional Airport Authority.
14. Prior to submitting building plans to the City for review, the Owner/Permittee shall place a
note on all building plans indicating that an avigation easement has been granted across the
property to the airport operator. The note shall include the County Recorder's recording number
for the avigation easement.
15. 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 F ederal 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

ENGINEERING REQUIREMENTS:
16. Prior to the issuance of any construction permit, the OwnerlPermittee shall enter into a
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City
Engineer.
17. Prior to the issuance of any construction permit, the OwnerlPermittee shall incorporate any
construction Best Management Practices necessary to comply with Chapter 14, Article 2,
Division 1 (Grading Regulations) ofthe Municipal Code, into the construction plans or
specifications.
18. 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 Appendix E of the City's Storm Water Standards.
19. Prior to the issuance of any building permits, the OwnerlPermittee shall submit an building
pad certification signed by a Registered Civil Engineer or a Licensed Land Surveyor, certifying
Page 4 of7

ATTACHMENT 0 1 Attachment 6
the pad elevation based on USGS datum is consistent with Exhibit 'A', satisfactory to the City
Engineer.
20. Prior to the issuance of any construction permit, the Owner/Permittee shall remove all
private improvements from the City's right-of-way, satisfactory to the City Engineer.
LANDSCAPE REQUIREMENTS:
21. Prior to issuance of a Certificate of Occupancy, the Owner/Permittee to install all required
landscape and obtain all required landscape inspections.
22. Landscaping materials shall not encroach or overhang into the Courts and Places rights-ofway and view corridors.
PLANNINGIDESIGN REQUIREMENTS:
23. Prior to the issuance of any building permit, the OwnerlPermittee shall record a 10-foot
wide View Corridor Easement measured from the north property line inward and a 5-foot wide
View Corridor Easement measured from the south property line inward, running the full length
of the property from east to west in accordance with SDMC Section 132.0403.
24. 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 ofthe underlying zone. The cost of
any such survey shall be borne by the OwnerlPermittee.
25. Prior to the issuance of building permits, construction documents shall fully illustrate the
incorporation of a roof-mounted photovoltaic system consisting of solar panels sufficient to
generate at least 50 percent of the project's projected energy consumption, in accordance with
Council Policy 900-14.
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.
TRANSPORTATION REQUIREMENTS:
27. Owner/Permittee shall maintain a minimum of 6 off-street parking spaces (provided in the
configuration of 3 tandem parking spaces) shall be permanently maintained on the property
within the approximate location shown on the project's Exhibit "A". Further, all on-site parking
stalls and aisle widths shall be in compliance with requirements of the City of San Diego
Municipal Code, and shall not be converted and/or utilized for any other purpose, unless
otherwise authorized in writing by the Development Services Department Director.
28.

Each automobile tandem parking space shall be assigned to the same dwelling unit.
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PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:
29. Prior to the issuance of any building permits, the OwnerlPermittee shall apply for a
plumbing permit for the installation of appropriate private back flow prevention device(s), on
each water service (domestic, fire and irrigation), in a manner satisfactory to the Director of
Public Utilities and the City Engineer. BFPDs shall be located above ground on private property,
in line with the service and immediately adjacent to the right-of-way.
30. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit
and bond, the design and construction of all public water and sewer facilities are to be in
accordance with established criteria in the most current City of San Diego Water and Sewer
Design Guides.
31. All proposed private water and sewer facilities located within a single lot are to be designed
to meet the requirements of the California Uniform Plumbing Code and will be reviewed as part
of the building permit plan check.
32. No trees or shrubs exceeding three feet in height at maturity shall be installed within ten
feet of any water and sewer facilities.
33. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit
and bond, to cap (abandon) at the property line any existing unused sewer lateral and install new
sewer lateral(s) which must be located outside of any driveway or vehicular use area.
34. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit
and bond, to remove (kill) at the main any existing unused water service.

INFORMATION ONLY:
It

It

8

The issuance of this discretionary use permit alone does not allow the immediate
commencement or continued operation of the proposed use on site. The operation allowed
by this discretionary use 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 June 12,2013, and Resolution
No. HO-XXXX.
Page 6 of7

ATTACHMENT

01

Attachment 6

Coastal Development Permit No. 1018896
Lot Line Adjustment No. 1098742
Date of Approval:
June 12,2013

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES
DEPARTMENT

Laura C. Black, AICP
Development Project Manager

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

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

WIR HOLDINGS, LLC.
Owner/Permittee
By ________________________~--Ronald 1. Bills
Owner

NOTE: Notary acknowledgments
must be attached per Civil Code
section 1189 et seq.
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THE CITY OF SAN DIEGO

Date of Notice: April 12, 2013

NOTICE OF RIGHT TO APPEAL
ENVIRONMENTAL DETERMINATION
DEVELOPMENT SERVICES DEPARTMENT
Internal Order No. 24003080

PROJECT NAME/NUMBER: TRIPLEX FOR WIR HOLDINGS LLC / 290417
COMMUNITY PLAN AREA:
COUNCIL DISTRICT:

Mission Beach

2

LOCATION: 2719 Bayside Walk, San Diego, CA 92109
PROJECT DESCRIPTION: The applicant is requesting a COASTAL DEVELOPMENT PERMIT and a
LOT LINE ADJUSTMENT for the demolition of the existing single-dwelling residence and subsequent
construction of a three-story, 5,276-square foot triplex. Additionally, the project would construct various
associated site improvements (e.g. hardscape and landscaping). The project would also incorporate a
variety of sustainable features including photovoltaic roof panels to achieve a LEED Silver Certification.
The developed 4,477.44-square-foot project site is located at 2719 Bayside Walk. The scope of work also
includes a lot line adjustment to adjust a portion of the southern lot line. The land use designation for the
project site is residential development (with a maximum density of 36 dwelling units per acre) within the
community plan. The project site is located within MBPD-R-S zone of the Mission Beach Planned
District, the Airport Environs Overlay Zone, the 60-65 CNEL noise contour, the Airport Influence Area
(SD International Airport), the FAA Part 77 Notification Area, the Coastal Height Limitation Overlay
Zone, the Coastal Overlay Zone (Appealable Area), the First Public Roadway, the Parking Impact
Overlay Zone (Beach Impact Area), the Residential Tandem Parking Overlay Zone, and the Mission
Beach Precise Plan and Local Coastal Program plan area. (LEGAL DESCRIPTION: Lot A of Mission
Beach, Block 17, Map No. 1809).
ENTITY CONSIDERING PROJECT APPROVAL: City of San Diego Hearing Officer Decision.
ENVIRONMENTAL DETERMINATION: Categorically exempt from CEQA pursuant to CEQA State
Guidelines, Section 15332 (Infill Development Projects).
ENTITY MAKING ENVIRONMENTAL DETERMINATION: City of San Diego
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STATEMENT SUPPORTING REASON FOR ENVIRONMENTAL DETERMINATION: The project
meets the criteria set forth in CEQA Section 15332 which allows for the construction of infill
development within an urbanized area that can be adequately served by all required utilities and public
services. The development occurs within the City of San Diego jurisdiction and the project site is less
than five acres (0.103 acre) and is surrounded by urban uses; the project site does not contain any habitat
for endangered, rare or threatened species; the project would not result in any significant impacts to
biological resources, historical resources, traffic, noise, air quality, or water quality; and lastly, the project
can be adequately be served by all required utilities and public services.
Furthermore, the exceptions listed in CEQA Section 15300.2 would not apply in that no cumulative
impacts were identified; no significant effect on the environmental were identified; the project is not
adjacent to a scenic highway; the project was not identified on a list of hazardous waste sites pursuant to
Section 65962.5 of the Government Code.
DEVELOPMENT PROJECT MANAGER: Laura Black
MAILING ADDRESS:
1222 First A venue, MS-501, San Diego CA 92101
PHONE NUMBER:
(619) 236-6327

On March 6, 2013 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 15 business (May 3, 2013) from the date of the
posting of this Notice. 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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Community Planning
Committee
Distribution Form Part 1

THE CI'n' OF SAN Du,::GO

Project Name:

Distribution Date:

Project Number:

Triplex for WIR Holdings, LLC

2/21/2013

290417

Project Scope/Location:
MISSION BEACH ·SUSTAINABLE EXPEDITE PROGRAM' (PROCESS 3) Coastal Development Permit and Lot
Line Adjstmnt to demo the eXisting residence and construct a new three-story, 5,276 sq ft triplex on a 4,477 sq ft lot
located at 2719 Bayside Walk in the R-S Zone of the Mission Beach Planned District, Airport Influence Area, FAA
Part 77 Noticing Area, Coastal Height, Coastal (appealable), First Public Roadway, Parking Impact, Res Tandem
Parking and Mission Beach Community Plan. CD 2. Notice Cards 1.

=

Applicant Name:

Applicant Phone Number:

Hilary Lowe

858.274.5978

Project Manager:

Phone Number:

(619) 236-6327

Laura C. Black

E-mail Address:

Fax Number:
(619) 321-3200

Iblack@sandiego.gov

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

Attach Additional Pages If Necessary.

Please return to:
Project Management Dhisioll
City of San Diego
Dcyelopment Set'Yices Department
1222 First Annne, lVIS 302
San Diego, CA 92101

Printed on recycled paper. Visit our web site at www.sandie!!o.fwv/development-services.
Upon request, this information is available in alternative format3 for persons with disabilities.
(01-13)
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Community Planning
Committee
Disttiblltion Form Part 2

"THE CITY OF SAN D,EGO

Project Name:

Distribution Date:

Project Number:

Triplex for WIR Holdings, LLC

2/21/2013

290417

Project ScopelLocation:
MISSION BEACH 'SUSTAINABLE EXPEDITE PROGRAM' (PROCESS 3) Coastal Development Permit and Lot
Line Adjstmnt to demo the existing residence and construct a new three-story, 5,276 sq ft triplex on a 4,477 sq ft lot
located at 2719 Bayside Walk in the R-S Zone of the Mission Beach Planned District, Airport Influence Area, FAA
Part 77 Noticing Area, Coastal Height, Coastal (appealable), First Public Roadway, Parking Impact, Res Tandem
Parking and Mission Beach Community Plan. CD 2. Notice Cards = 1.

Applicant 1'1 arne:

Applicant Phone Number:

858.274.5978

Hilary Lowe
Project Manager:

Phone Number:

Laura C. Black

E-mail Address:

Fax Number:

(619) 236-6327 (619) 321-3200

Iblack@sandiego.gov

Committee Recommendations (To be completed for Initial Review):

CJ Vote to Approve
Vote to Approve
With Conditions Listed Below

CJ Vote to Approve

Members Yes

Members No

Members Abstain

Members Yes

Members No

Members Abstain

Members Yes

Members No

Members Abstain

l'.lembers Yes

Members No

Members Abstain

With Non-Binding Recommendations Listed Below

m. Vote to Deny.

/()

·0

(

o Continued

CJ No Action (Please specify, e.g., Need further information, Split vote, Lack of
quorum, etc.)
CONDITIONS:

NAl'Y!E:

IV; IKE. I1ELjEf(

SIGNATURE:

?lJj),/l

TITLE:

17;/l,,'i'-1/

DATE:

(~

Attach Additiollalkages lfNe4ssai:j.

]~)8·-13

Please return to:
Project Management Dhision
City of San Diego
Development Services Department
1222 Firs t A yen lie, MS 302
San Diego, CA 92101

Print:::d on recYGled paper. Visit our web site at www.sandie~o.gov!development-services.
Upon request, this information is available in alternative fonnats for persons with disabilities.
(01-13)
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2719 BAYSIDE \VALK

Project issues:
We are still having problem with projections into the Bayside Walk, Avalon Ct. and the interior side
yard. The applicant has extended the floor joist beyond the walls into the setbacks. Some extends two
feet (Bayside Walk and Court) and some extend 6 inches into intereior side yard.
We do not allow these projections lIDless they are eves.
These are not eves. Using Google as definition of eaves and roofs. The whole first page defines eaves
as overhang from a roof. Roofs are defined as tops of buildings.
These projection are coming off a deck on the Bayside Walle They are not eaves.
Also the courts are not eaves.
The reason we have put the restriction of projections in front ofthe front yard setback because people
have later after building or when redoing decks ten years later for water damage uses the projections to
extend the decks into the setback.
The California Coastal Commission after the Planning Group had wanted to allow a three foot cover
extended from the building over the front entry door was disallowed because of view corridor last
summer.
The Mision Beach Planning Group voted to deny 2719 Bayside \Valk 10-0-1 because of the intmsions
into yard setback on the Bayside \Valk, Avalon Ct. and the interior side yard __
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Mission Beach Precise Planning Board
Tuesday, March 19,2013
Belmont Park Community Room
Minutes of Meeting
Board Members Present:
Carole Havlat
Peggy Bradshaw
Carlton Nettleton
Robert Ondeck
Gernot Trolf
John Vallas

Dennis Lynch
John Ready
Debbie Watkins

Mike M3yer
Mary Saska
Mary Wi"mont

Absent:
Nick Cantalupo
OPENING FUNCTIONS
Meeting was called to order by Chair Debbie Watkins at 7:05 p.m.
..

Approval of Minutes for February, 2013
Copies of the draft of the February 19,2013 Minutes of Meeting were distributed and reviewed.
There were no changes. The Minutes were approved by unanimous consent as written.

ADMINISTRATIVE ITEMS
.. Revisions to Agenda
Copies of the March 19, 2013 Agenda were distributed and reviewed. There were no additions
to the Agenda.
..

Chair's Report
(1) Election Results - Chair Watkins announced the results of the 2013 Election of Area
Representatives held this night would be announced at the end of the meeting.
(2) MB Precise Planning Board Appeals Update:
(a) Project No. 271240 at 2975 Ocean Front Walk - The Board's Appeal to the Planning
Commission filed on July 14, 2012 regarding the Map Waiver to convert to condominiums was
heard on February 18, 2013. Chair Watkins and Dennis Lynch represented the Board. The
Planning Commission directed the owner/developer to resubmit plans to alleviate the
encroachments along Ocean Front Walk and the stairs on Ensenada Court, and present the
revised plans to the Board before the next Planning Commission Hearing on March 28, 2013.
Those plans will be reviewed tonight as an Action Item.

(b) Appeal of AT&T's 30-ft clock tower at Bonita Cove - Chair noted the alternative
location at Belmont Park to install cell phone antennas and computer room equipment has been
agreed to by AT&T and plans were filed with the City to accomplish this siting. According to the
City's Project Manager, AT&T representatives and the new leaseholder are in the process of
reviewing and signing the lease and are optimistically looking at March to get started.
9

Secretary's Report
None.

ATrACHMENT

01

Attachment 8

PUBLIC COMMENT (limited to 3 minutes per speaker)
Destry Whitney of GoGreen4Education commented his organization is working with the Mission
Bay Cluster Schools to assist with funding. Mr. Whitney explained that recycle bins are provided to
businesses and residents and free pick-up is available. Proceeds are donated to the schools for
their use. Mr. Whitney is working with Councilmember Faulconer's office to help alleviate the fly
problem in Mission Beach caused by a reduced trash pick-up schedule and overflowing trash bins.
Resident Bob Craig distributed a flyer regarding the Sustainable Design Assistance Team that will
come to San Diego in October 2013 to look at ways to improve the environment in Pacific Beach,
Mission Beach and Mission Bay.
Dan Hayden, Director of Engineering at Pacifica Real Estate Services, Inc., the new Belmont Park
Leaseholder, commented they are considering a roof-top bar/eatery. He will be conducting a
second workshop to share their concept plans for Belmont Park and get feedback from the
community on February 21,2013 from 7:00 p.m. - 8:30 p.m. in the Belmont Park Community
Room.
REPORTS FROM GOVERNMENT OFFICALS
.. Ian Clampett, (Community Representative - Office of Councilmember Kevin Faulconer)
Mr.Clampett reported there was a beach clean-up last weekend at the South Mission Beach Jetty
sponsored by Evans Hotel and Surfrider. He commented that the trash and flies problem in Mission
Beach is a priority for Councilmember Faulconer, who is looking at the cost for a second trash pickup to be restored. In addition, Mr. Faulconer is talking with GoGreen4Education to partner with to
help alleviate the trash and flies problem, which would donate proceeds to schools. Mr. Clampett
stated the Land Use and Housing Committee will take action on the oversized vehicle ordinance at
its next meeting on March 22, 2013.
OTHER
Possible Action Item
.. Alternative uses for Mission Beach Elementary School - Presented by Jennifer Tandy,
Chair, Mission Bay Cluster Schools. Ms. Tandy stated she was interested in assuring the sale of
the school would be used for the benefit of the community. She proposed setting up a meeting
with Mayor Filner to determine whether the City would be interested in purchasing the property for
use by different public entities such as Park and Recreation, Police or Homeland Security. Ms.
Tandy pointed out that time is of the essence because the property will be sold at a public auction
on May 1, 2013 to the highest bidder, and April 12, 2013 is the deadline for public entities to place
a bid. She asked the Board whether it would be interested in setting up a subcommittee to look
into the matter further and meet with the Mayor. Chair Watkins, Carole Havlat, Mike Meyer and
Carlton Nettleton volunteered to sit on the subcommittee. After further discussion, the following
motion was duly made to fOlT)1 an ad-hoc sUCcommittee to meet and develop a plan of action to
present to Mayor Filner.
Motion 1 was made by Peggy Bradshaw and seconded by Gernot Trolf TO FORM an
ad-h oc subcommittee for the purpose of formulating a plan of action for the sale of
the Mission Beach Elementary Schoof to be presented to Mayor Bob Fifner as
discussed above.
Abstain: a
For: 10
VOTE
Against: a
Motion passes. [Absent for vote: M. Willmont]

2
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Information Item
• West Mission Bay Bridge Project Update - City of San Diego Project Management
Team
Nitsuh Aberra, City Project Manager presented the project update. Ms. Aberra pointed out the
bridge was built in 1950, and is functionally obsolete and structurally deficient. The City will get
80% of the funding from the Federal government and the City will pay for 20% of the cost. She
reported the design stage is still in process. The current bridge will be replaced in two pieces
at the eastern half and a free lane will be open to traffic during construction. It will be replaced
with a 5-s pan haunched-box girder brid ge structure with three thru lanes, an auxiliary lane to
1-8, a 12-foot wide bicycle space, and pedestrian seating. The inside of the bridge will provide
vehicular lighting. Construction is scheduled to start in 2015 and will take two years to
com plete. Several Board m em bers expressed concern about the turn lanes off and onto 1-8.
Ms. Aberra stated she would look into the matter further and get back to the Board since the
bridge is still in its design stage.
BUILDING PLAN REVlEWS
Action Items:
.. 2719 Bayside Walk - Project No. 290417 (Triplex for W1R Holdings, LLC): Sustainable
Expedite Program Coastal Development Permit and Lot Line Adjustment to demo existing
residence and construct a new 3-story 5,276 sq. ft. Triplex on 4,477 sq. ft. lot - Review
revised project plans for conformity with Mission Beach Planned District Ordinance
Mark Mitchell of Mark Mitchell Architecture represented the owner.
The Board heard this project on January 15, 2013. The project plans were denied (9-0-1) because
several areas in the plans did not conform to the new PDO requirements, effective August g, 2012.
Architect Mark Mitchell presented the revised project plans.
Plan Reviewers Mike Meyer and Dennis Lynch reviewed the revised project plans on behalf of the
Board. They pointed out several areas in the project plans were corrected to conform to the new
PDO requirements as follows:
(1) The interior side yard on the south can not have construction greater than 3 feet
in height. Refuse/recyclable storage, steps, railings, etc. that exceed th is height
must be removed;
(2) Our PDO allows for an i8-inch vertical offset from the setback line extending the
full height of the building. This building is greater than 30 feet wide for which
that offset becomes mandatory for the entire width of the building;
(3) Walls, fences, planters and anything man-made greater than 36 inches in height
can not be in the required yards along Avalon Court and Bayside Walk
However, the Plan Reviewers pointed out there is a problem with projections into Bayside Walk,
Avalon Court and the interior side yard because the applicant extended the floor joist beyond the
walls into the setback. Some extend two feet on Bayside Walk and Avalon Court and some extend
six inches into the interior side yard. These projections are not allowed unless they are eaves.
The Plan Reviewers explained that an eave is an overhang from a roof and these extensions are
not considered eaves because they are com ing off a deck a n the Bayside Walk. After Furth er
discussion, a motion was duly made to deny the project as follows:

,
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Motion 2 was made by Dennis Lynch and seconded by Mike Meyer TO DENY the
project plans at 2719 Bayside Walk because the intrusions into the yard setbacks are
violations of the new PDO requirements as discussed above.
VOTE
For: 10
Against: 0
Abstain: 1
Motion passes. [Abstain: J. Ready]
"

3610 Bayside Walk - Project No. 296187 (Cadena Residence): Sustainable Expedite
Program Coastal Development Permit to demo SFR and construct a 2,762 sq. ft. SFR with
attached 399 sq. ft. garage on a 0.06 acre site - Review revised project plans for conformity
with Mission Beach Planned District Ordinance

Architect Chad Beaver of Golba Architecture represented the owner.
The Board heard this project on November 20, 2012. The project plans were denied (8-0-0)
because several areas in the plans did not conform to the new PDO requirements, effective
August 9, 2012.
Architect Chad Beaver presented the revised plans.
Plan Reviewers Mike fV1eyer and Dennis Lynch reviewed the revised project plans on behalf of the
Board. Plan Review Lynch pointed out the problem areas in the project plans were corrected to
conform to the new PDO requirements as follows:
(1) The open tandem parking space must be 36 feet long and 8 ~ feet wide
[See: PDO, effective August 9,2012, Section 1513.0403 (b) (4) (A)];
(2) The eaves on the third floor roof can not encroach more than 6 inches into the interior
side yard setbacks on the North and South elevations. This also applies to the first floor
garage eave on the North interior side yard;
(3) The railings have a curved portion that encroaches into the front yard second story
setback on the East and into the side yard setbacks on the North third floor and on
the second and third fioors on the South.
(4) Landscaping: No landscape plans were submitted. PDO requires 50% softscape
50% hardscape. Trees must be planted within 4 to 5 feet from the building, and no
man-made objects greater than 36 inches shall be located in the required front yard
setback.
After discussion, the following motion was duly made to approve the project because all
concerns have been met to conform to the new PDO requirements.
Motion 3 was made by Dennis Lynch and seconded by Peggy Bradshaw TO
APPROVE the project plans at 3610 Bayside Walk because all concerns have been
met to conform to the new POO requirements as discussed above.
VOTE
For: 11
Against: 0
Abstain: 0
Motion passes.
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729 Devon Court - Project No. 296192 (Nelson Duplex): Sustainable Expedite Program
Coastal Development Permit to demo SFR and construct a 2,646 sq. ft. Duplex with
attached 496 sq. ft. garage on a 0.05 acre site - Review revised project plans for conformity
with Mission Beach Planned District Ordinance

Architect Chad Beaver represented the owner.
The Board heard this project on November 20, 2012. The project plans were denied (8-0-0)
because several areas in the plans did not conform to the new PDO requirements, effective
August 9, 2012.
Architect Chad Beaver presented the project plans.
Plan Reviewers Mike Meyer and Dennis Lynch reviewed the revised project plans on behalf of the
Board. Plan Review Lynch pointed out the problem areas in the project plans were corrected to
conform to the new PDO requirements as follows:
(1) Tandem parking space on the Eastern portion of the lot must be 8 ~ feet wide
[See: PDO, effective August 9, 2012, Section 1513.0403 (b) (4) (A)];
(2) Roof eaves can not encroach into interior side yards more than 6 inches. Exact
measurements of eaves are not noted on the plans; and
(3) The tree located in the front yard setback must be planted within 4 to 5 feet of the
primary structure [See: PDO, effective August 9, 2012, Section 1513.0402 (a) (1)].
No man-made objects greater than 36 inches shall be located in the required front
yard setback.
After discussion, the following motion was duly made to approve the project because all
concerns have been met to conform to the new PDO requirements.
Motion 4 was made by Dennis Lynch and seconded by Carole Havlat TO APPROVE
the project plans at 729 Devon Court because all concerns have been met to
conform to the new PDO requirements as discussed above.
VOTE
For: 11
Against: 0
Abstain: 0
Motion passes.
..

2975 Ocean Front Walk (Review pursuant to Appeal before Planning Commission
on February 28, 2013): Map Waiver application to waive the requirements of a Tentative
Map to convert 3 existing residential units to condominiums - Review revised project plans
for conformity with Mission Beach Planned District Ordinance

Matthew Peterson, Attorney/Lobbyist represented owner/developer.
The Board heard this project on March 20, 2012. The Map Waiver Application was denied (8-0-0)
because several areas in the plans did not confirm to the PDO requirements. The Board filed an
Appeal of the Hearing Officer Decision on July 14, 2012 to the Planning Com mission, and the
Appeal before the Planning Commission was heard on February 28, 2013. On that date, the
Planning Commission directed the owner to resubmit plans to alleviate the encroachments along
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Ocean Front Walk and the stairs on Ensenada Court, and present the revised plans to the Board
before the next Planning Commission Hearing on March 28, 2013.
Matthew Peterson presented the revised project plans. Mr. Peterson pointed out the
encroachments along Ocean Front Walk have been removed.
Plan Reviewers Mike Meyer and Dennis Lynch reviewed the revised project plans on behalf of the
Board. They confirmed several areas in the project plans were corrected to conform to the PDO
requirements as follows:
(1) The stair case and underlying substructure encroaches into the required front
yard setback along Ocean Front Walk at a height in excess of 36 inches; and
(2) The concrete planter and concrete entry steps encroach into the required front
Yard setback along Ocean Front Walk by a height in excess of 36 inches
With regard to the stairs and railing encroaching into the required front yard setback in excess
of 36 inches on Ensenada Court, Mr. Peterson distributed copies of the Ensenada Court plans.
He stated the owner/developer does not want to make any changes regarding the concrete stairs
along Ensenada Court except to add a glass railing.
Plan Reviewer Dennis Lynch pointed out that prior to the March 19th Board Meeting, he met with
Matthew Peterson along with Chair Watkins and Mike Meyer at the project site to discuss ways
to alleviate th e stairs and railing along Ensenada Court. At that time, a viable solution was
suggested to remedy the violation. Plan Reviews Lynch and Meyer explained the remedy to the
Board. Mr. Peterson stated the remedy recommended would cost $30-$40,000 to accomplish.
Plan Reviewer Lynch advised these concrete entry stairs are a violation of our PDO, and an
obstruction of the Ensenada Court view corridor. He pointed out that our PDO was in full force
at the time this project was built in 1986; and as a result, these items must be corrected whether
they were or were not in the original approved plans before. a tentative map
waiver can be issued.
.
After further discussion, the following motion was made to deny the project:
Motion 5 was made by Dennis Lynch and seconded by Peggy Bradshaw TO DENY
the Tentative Map Waiver Application at 2975 Ocean Front Walk because the
concrete entry stairs along Ensenada Court need to be resolved to conform to the
new PDO requirements.
VOTE
For: 10
Against: 1
Abstain: 0
Motion passes.
BOARD COMMUNICATIONS
Information Items:
• Mission Boulevard Maintenance Assessment District Ad-hoc Subcommittee Update
Chair John Vallas distributed the subcommittee's report dated March 19,2013. He reported that
98% of the property owners responded to the comm unity survey to gauge public interest in
expanding the Mission Boulevard Maintenance Assessment District ("MBMAO") beyond its current
purpose of providing for the maintenance of landscaped right-oF-way trees and planters located on
Mission Boulevard. Mr. Vallas pointed out that this is a statistically valid data sample with an error
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correction rate of +/-6% points. He apprised the Board that 90.38% of survey responders support
expanding the scope of the MBMAD, with 67.49% supporting increasing their Maintenance
Assessment Fee from the current $14.68 per year to $34.69 - $64.88. He noted the responders'
levels of importance include clean streets and sidewalks, extra trash and recycling pickup, and
improved pedestrian lighting.
Chair Vallas stated the next step in the process is to work with Park and Recreation to create a
petition to distribute and collect signatures of at least 30% of property owners in order to utilize the
Formation Fund to pay for the engineer's report and mail-in balloting. He requested an Action Item
be placed on the April 16, 2013 Agenda to discuss and approve the creation of a Petition to move
forward with the Ballot measure.
"

March 2013 Board Election for Area Representatives Results

Election Secretary Mary Saska reported the results of the 2013 Election of Area Representatives
as follows:
Area I (between San Diego PI & South Side of Capistrano PI)
Dennis Lynch - Term expiring 2016
John Ready - Term expiring 2015
Area /I (between North Side of Capistrano PI & South Side of W. Mission Bay Dr and Ventura PI)
Nick Cantalupo - Term expiring 2016
Area III (between North Side of W. Mission Bay Dr and Ventura PI & South Side of EI Carmel PI)
Carole Havlat - Term expiring 2016
Area IV (between North Side of EI Carmel PI & South Side of Sa n Jose Place)
Gernot Tralf - Term expiring 2016
Area V (between North Side of San Jose Place & South. Side of Pacific Beach Drive)
Peggy Bradshaw - Term expiring 2014
Tim Cruickshank - Term expiring 2016
Chair Watkins certified the results of the March 19, 2013 Election of Area Representatives.

Chair Watkins pointed out Agenda Items need to be submitted to the Chair 10 days PRIOR to the
scheduled Board meeting. The next Board Meeting is Tuesday, April 16, 2013 in the Belmont
Park Community Room.
ADJOURNMENT
Motion 6 was duly made and seconded to ADJOURN the meeting.
VOTE

For:

Unanimous

Against:

Abstain:
Respectfully submitted,
Debbie Watkins, Secretary
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RESOLUTION NO. 2013-0008 ALUC

A RESOLUTION OF THE AIRPORT LAND USE
COMMISSION FOR SAN DIEGO COUNTY, MAKING
A DETERMINATION THAT THE PROPOSED
PROJECT: CONSTRUCTION OF 3 MULTI-FAMILY
RESIDENTIAL UNITS AT 2719 BAYSIDE WALK,
CITY OF SAN DIEGO, IS CONDITIONALLY
CONSISTENT
WITH
THE
SAN
DIEGO
INTERNATIONAL AIRPORT - AIRPORT LAND USE
COMPATIBILITY PLAN

WHEREAS, the Board of the San Diego County Regional Airport
Authority, acting in its capacity as the Airport Land Use Commission (ALUC) for
San Diego County, pursuant to Section 21670.3 of the Public Utilities Code, was
requested by the City of San Diego to determine the consistency of a proposed
development project: Construction of 3 Multi-Family Residential Units at 2719
Bayside Walk, City of San Diego, which is located within the Airport Influence
Area (AlA) for the San Diego International Airport (SOIA) Airport Land Use
Compatibility Plan (ALUCP), originally adopted in 1992 and amended in 1994
and 2004; and
WHEREAS, the plans submitted to the ALUC for the proposed project
indicate that it would involve the construction of 3 attached residential units and
associated parking; and
WHEREAS, the proposed project would be located within the 60-65
decibel (dB) Community Noise Equivalent Level (CNEL) noise contour, and the
ALUCP identifies residential uses located within the 60-65 dB CNEL noise
contour as compatible with airport uses, provided that the residences are sound
attenuated to 45 dB CNEL interior noise level, and that an avigation easement is
recorded with the County Recorder; and
WHEREAS, the proposed project is located outside the City of San Diego
Airport Approach Overlay Zone (MOZ) and is in compliance with the ALUCP
airspace protection surfaces because the project proponent has certified that
notification to the Federal Aviation Administration (FAA) is not required pursuant
to Section 77.15 of Title 14 of the Code of Federal Regulations (FAR Part 77) if a
structure is located within an urbanized area and shielded by existing structures
or natural terrain of equal or greater height and could not reasonably pose
adverse safety to air navigation; and
WHEREAS, the proposed project is located outside the Runway
Protection Zone (RPZ); and
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Resolution No. 2013-0008 ALUC
Page 2 of 3

. WHEREAS, the ALUC has considered the information provided by staff,
including information in the staff report and other relevant material regarding the
project; and
WHEREAS, the ALUC has provided an opportunity for the City of San
Diego and interested members of the public to present information regarding this
matter.
NOW, THEREFORE, BE IT RESOLVED that the ALUC determines that
the proposed project: Construction of 3 Multi-Family Residential Units at 271 9
Bayside Walk, City of San Diego, is conditionally consistent with the SOIA
ALUCP, which was originally adopted in 1992 and amended in 1994 and 2004,
based upon the following facts and findings:
(1) The proposed project involves the construction of 3 attached residential units
and associated parking.
(2) The proposed project is located within the 60-65 dB CNEL noise contour.
The ALUCP identifies residential uses located within the 60-65 dB CNEL
noise contour as compatible with airport uses, provided that the residences
are sound attenuated to 45 dB CNEL interior noise level and that an avigation
easement is recorded with the County Recorder. Therefore, as a condition of
project approval, the residences must be sound attenuated to 45 dB CNEL
interior noise level and an avigation easement must be recorded with the
County Recorder.

(3) The proposed project is located outside the MOZ. The proposed project is in
compliance with the ALUCP airspace protection surfaces because the project
proponent has certified that notification to the FAA is not required pursuant to
FAR Part 77 if a structure is located within an urbanized area and shielded by
existing structures or natural terrain of equal or greater height and could not
reasonably pose adverse safety to air navigation.
(4) The proposed project is located outside the RPZ.
(5) Therefore, if the proposed project contains the above-required conditions, the
proposed project would be consistent with the SDIA ALUCP.
BE IT FURTHER RESOLVED that this ALUC determination is not a
"project" as defined by the California Environmental Quality Act (CEQA), Pub.
Res. Code Section 21065, and is not a "development" as defined by the
California Coastal Act, Pub. Res. Code Section 30106.
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PASSED, ADOPTED AND APPROVED by the ALUC for San Diego
County at a regular meeting this 4TH day of April, 2013, by the following vote:
AYES:

Commissioners:

Alvarez, Cox, Desmond, Gleason, Hubbs,
Robinson, Sessom, Smisek

NOES:

Commissioners:

None

ABSENT:

Commissioners:

Boland
ATIEST:

. RUSSELL
DIR
OR, CORPORATE SERVICES!
AUTHORITY CLERK
APPROVED AS TO FORM:

BRETON K. LOBNER
GENERAL COUNSEL
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City of San Diego

Ownership Disclosure
Statement

Development Services
1222 First Ave., MS-302
San Diego, CA 92101
TH<

c,~

OF SAN 0,,,,,,

(619) 446-5000

r

Approval Type: Check appropriate box for type of approval (5) requested:

C

C

Neighborhood Use Permit

C

RCoastal Development Permit

C

Neighborhood Development Permit
Site Development Permit
Planned Development Permit
Conditional Use Permit
Vesting Tentative Map r; Map Waiver C Land Use Plan Amendment· C Other

C: Variance C Tentative Map
Project Title

'biLI.-S

r

Project No. For City Use Only

2 QO cf!t

"R~-SlDI::.NC£

Project Address:

,~~~;~J;iLp·(~~:~.~,TB,~~!~;~,;if~~:pK9,f!e~~JEf;!1~f~;P,X~~~Jxl~Ml!J~ni{;1~';~":11~;~nf~~~~~i;~~~jtti'~y:\:~f~~~~!r$J:~f-'
By signing the Ownership Disclosure Statement. the owner(s) acknowledge that an application for a permit. map or other matter, as identified
above, will be filed with the City of San Diego on the subject propertv, with the intent to record an encumbrance against the property. 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 (DDA) 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
Name

0

Yes

of indiVidual (tYpe or print):

N Owner C TenanULessee C Redevelopment Agency

I

Owner

I

TenanULessee

I

Redevelopment Agency

Street Address:
City/StatelZip:
Fax No:

Phone No:

Fax No:

Date:

Date:

Name of Individual (type or print):

r

Owner

ITenanULessee

r

Redevelopment Agency

I

Owner

ITenanVLessee I

Street Address:

Street Address:

City/State/Zip:

City/State/Zip:

Redevelopment Agency

Phone No:

Fax No:

Phone No:

Fax No:

Signature:

Date:

Signature:

Date:

Printed on recycled paper. Visit our web site at \//\~i'rV.s.3na:eQo.';Cltt'/·"1~\/2;eJf";"i2r:;-·::t?f"\/i,:,e3

Upon request, this information is available in alternative formats for persons with disabilities.
OS-31S (5-05)
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Project No. (For City Use Only)

Legal Status (please check):

rg Corporation C Limited Liability -orC Partnership

r

General) What State?

Corporate Identification No. _ _ _ _ _ __

By signing the Ownership DisClosure Statement. the owner(s) acknowledge that an application for a permit. map or other matter.
as identified above, will be filed with the City of San Diego on the subject property with the intent to record an encumbrance against
the property .. Please list below the names, titles 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 corporate officers, and all partners
in a partnership who own the property). A signature is required of at least one of the corporate officers or partners who own the
property. Attach additional pages if needed. 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 eYes
No

C

Corporate/Partnership Name (type or print):

~::rT.z.

&"1>1...,,,.

n Tenant/Lessee

~ Owner

Street Address:~

;?

>.1 '1 tf.>4k.r; j)d'-

~"

C Owner

o Tenant/Lessee

Street Address:

~~.

City/State/Zip:

fJj~f:Jo~;:Y~j 4

Corporate/Partnership Name (type or print):

City/StatelZip:
Fax No:

Na

Fax No:

Phone No:

Name of Corporate Officer/Partner (type or print):
Title (type or print):
Date:

Signature:

Corporate/Partnership Name (type or print):

C Owner'

c:

C Owner

Tenant/Lessee

Street Address,; -

Street Address:

City/Stale/Zip:

City/State/Zip:

Ph!;>ne

t!0:,

Fax No:

r

Tenant/Lessee

Phone No:

Fax No:

Name of Corporate Officer/Partner (type or print):

Name of Corporate Officer/Partner (type or print):

Title (type or print):

Title (type or print):

Signature:

Date:

L:orporate/Partnershlp Name (type or pnnt):

r

Owner

r

Corporate/Partnership Name (type or print):

r

Tenant/Lessee

Owner

Street Address:

Street Address:

City/State/Zip:

City/State/Zip:

Phone No:

Fax No:

Date:

Signature:

r

Phone No:

Tenant/Lessee

Fax No:

Name of Corporate OffiC8r7Partner (type or pnnt):

Name of Corporate Officer/Partner (type or print):

Title (type or print):

Title (type or print):

Signature:

Date:

Signature:

Date:
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DEVELOPMENT SERVICES

Project Chronology
Triplex for WIR Holdings, LLC - Project No. 290417
Action

Date

09/20/2012

First Submittal

10/16/2012

First Assessment Letter

12/1912012

Second Submittal

0111112013

Second Assessment Letter

02/2112013

Third Submittal

03/0712013

Third Assessment Letter

04110/2013

Fourth Submittal

04/23/2013

04112/2013

05/03/2013

06/12/2013

Description

Applicant
Response
(Working
Days)

Project Deemed Complete
18 days
45 days
11 days
27 days
10 days

23 days

Fourth Assessment
LetterlFinal Review
Environmental
Determination - Exempt,
Section 15332 InfilI
Development
Environmental
Determination - Exempt,
Section 15332 Infill
Development

9 days

8 days

Hearing Officer - Public
Hearing

27 days

TOTAL STAFF TIME

(Does not include City Holidays
or City Furlough)

TOTAL APPLICANT TIME

(Does not include City Holidays
or City Furlough)

TOTAL PROJECT RUNNING TIME

City Review
Time
(Working
Days)

83 days
9S days

178 days

ATTACHMENT 2
City of San Diego
Development Services
1222 First Ave. 3rd Floor
San Diego, CA 92101
(619) 446-5210

Development Permit! FORM
Environmental Determination DS-3031
-- --Appeal -A lication -0CTOBER-2012

See Information Bulletin 505, "Development Permits Appeal Procedure," for InformatIon on the appeal procedure.

1. Type of Appeal:

o
o
o

o
o

Process Two Decision - Appeal to Planning Commission
Process Three Decision - Appeal to Planning Commission
ProcessFour Decision - Appeal to City Council

2. Appellant Please check one

o Applicant

Environmental Determination - Appeal to Citk Council
Appeal of a Hearing Officer Decision to revo e a permit

12) Officially recognized Planning Committee

o "Interested Person" (Per M.e. Sec.

113.0103)

Name:
E-mail Address:
Mission Beach Precise Planning Board, Deborah Watkins, Chair
dkwatkns@aol.com
Telephone:
Zip Code:
Address:
State:
City:
(858) 344-1684
cIa 713 Isthmus Court
San Dieqo
CA
92109
3. Applicant Name (As shown on the Permit/Approval being appealed). Complete if different from appellant.
Hilarv Lowe Mark Mitchell Architecture and Plannina
4. Project Information
Permit/Environmental Determination & Permit/Document No.:

Date of Decision/Determination:

City Project Manager:

Laura Black
June 12, 2013
Triolex for WIR Holdinas LLC' Proiect No. 290417
Decision (describe the permit/approval decision):
Permission qranted to demolish the existinq residential dwell ina unit and construct a 3-storv. 5 276 sq. ft. tripjex on a 4 477 Sq. ft.
lot located at 2719 Bavside Walk in Mission Beach. San Dieao. CA.
5. Grounds for Appeal (Please check all tilat apply)
Factual Error
Conflict with other matters
Findings Not Supported

New Information
oo City-wide
Significance (Process Four decisions only)

o
o
o

Description of Grounds for Appeal (Please relate your description to the allowable reasons for appeal as more fully described in
ChaQter 11, Article 2, Division 5 of the San Diego MuniciQal Code. Attach additional sheets jf necessary.)
Please See: "Attachment A" which is attached hereto and incorporated herewith.

RECEIVl::U
,1lJN ? S?011
IJt::Vt.:LUt'Nltl'll ::iI:HVlv!:ti

6. Appellant's Signature: I certify under penalty of perjury that the foregoing, including all names and addresses, is true and correct.
Signature:

()JL~.."

/)M~

Date:

June 25.2013

Note: Faxed appeals are not accepted. Appeal fees are non-refundable.

..

Printed on recycled paper. VISit our web site at www.sandlego.govldevelopment-servlces .
Upon request, this information is available in alternative formats for persons with disabilities.
08-3031 (10-12)
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_ _ _ _ _ _ _ _ _ _ ~AttachmentA"_____________ _

Re:

2719 Bayside Walk, Project Number 290417
The Mission Beach Precise Planning Board ("MBPPB"), the recognized community

planning group, is filing this Appeal Application to appeal the City's Development
Services Department Hearing Officer's decision of June 12,2013, regarding the abovereferenced project. Plan Reviewer Dennis Lynch attended the hearing on behalf of the
MBPPB and filed a speaker's slip.
The MBPPB voted to deny the Coastal Development Permit to demo the existing
residence and construct a new three-story, 5,276 sq. ft. triplex on a 4,477 sq. ft. lot
located at 2719 Bayside Walk at two (2) separate meetings on January 15, 2013 and
March 19, 2013.

[Please See: Community Planning Committee Distribution Form Part I

and Part 2 dated February 2,2013, and Community Planning Committee Distribution
Form Part I and Part 2 dated March 28, 2013, which are attached hereto and
incorporated herewith as Exhibits 1 and 2, respectively.] [Also, See: Copy of MBPPB
Excerpts from Minutes of Meeting of Tuesday, March 19, 2013, at pages 3-4, which is
attached hereto and incorporated herewith as Exhibit 3.]
City's Factual Error In Its Findings
The evidence and statements relied upon by the City in its findings that a deck
overhang is a roof and that the portion of the deck that encroaches beyond the setback
line is in effect a roof eave that is an allowable encroachment in the Mission Beach
Planned District Ordinance ("PDO") is incorrect. It is not. These decks are located both
in the Bayside Walk and Avalon Court required yard setbacks.
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In addition, the City's Hearing Officer's finding that the pop-outs located along a
portion of the second and third floors on the South elevation in the interior side yard of
the building are eaves is incorrect. They are not.
The City's Decision to Approve the Permit Is In Direct
Conflict with the Mission Beach PDO
One of the major goals and intent of the Mission Beach PDO is to provide open
space in the yards of our densely-packed small-lots community and to provide a buffer of
openness between building construction and the pedestrian and view corridors. The
provisions of the Mission Beach PDO have always been extremely protective of its
setbacks. We are always preventing developers, who are so eager to occupy as much of
a lot's surface as they can, from encroaching into setbacks.
On August 12, 2010, the Planning Commission, during the first of several hearings
regarding changes to the Mission Beach PDO, approved a motion to exclude overhang
encroachments into the required yards along Bayside and Ocean Front Walks. At that
hearing, a comment was made by one of the Commissioners as to the likelihood that the
Coastal Commission would object to the overhangs on the Courts and Places. In fact,
this turned out to be the case. Encroaching overhangs have never been allowed on
developments in Mission Beach.
The Applicant has designed his project at 2719 Bayside Walk with deck overhangs
that encroach into the required yard setbacks on Bayside Walk and Avalon Court, which
is not allowed in the Mission Beach PDO. The Applicant claims that the decks are in fact
"roofs" and that the portion of the decks that encroach into the yards are "roof eaves" as
that term is set forth in the Mission Beach PDO. They are not. The intent and application
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of the Mission Beach PD~ is that roofs are at the tops of structures. This is made clear
by referring to any and all definitional sources of a roof. [See: Exhibit 2.]
The Applicant's architect feels he has discovered a loophole in the Mission Beach
PD~

that permits these deck encroachments despite the clear intent and purpose of the

PD~

to not allow any such encroachments.
The Code provisions the Applicant relies on in Exhibit 4, which is attached hereto,

do not in any way support his assertion that concrete decks are roofs or that the nonwalkable extended portions of decks qualify as eaves.
Moreover, the Applicant states in Exhibit 4 that he can find "no definition for
'Deck' because a deck is really a roof with a walkable surface." To the contrary, a
roof deck is defined as the foundation or base upon which the entire roofing system
is dependent; A flat open portion atop a roof, such as a terrace or sundeck.
(www.dictionaryofconstruction.comldefinition/roof-deck.html).Further.according.to
Wikipedia, a roof deck is the roofing material layer between the primary structural
components (trusses & joists) and either insulative layers or weatherproofing layers
in a typical roof system.
These definitions distinguish that roof decks are found on the top of structures.
The decks on the second and third floors of this project are balconies because they do
not support the entire roofing system and are not the top of the structure.
In conclusion, we hereby request the Planning Commission find that these deck
overhangs are not roofs, and their encroaching extremities do not constitute roof eaves
pursuant to the provisions and intent of the Mission Beach PD~ and must be removed.
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City'ofSan Diego
Development Services
1222 First Aye., MS-302 .
San Diego, CA 92101

Community Planning
Cominittee

Distribution Form Part 1
Distribution Date:

Project Number:

Project Name:

3.4ifJ(Pi
4,/4 1..[

TRIPLEX F9R'WIR HOLDINGS, LLC::·.·--; iLl
Project ScopeJLocation:

9/20/2012

290417

MISSION BEACH ·SUSIAINABLE:EXPEDITE PROGRAM* (PR0CESS.3) Coastal Development Permit and Lot Line Adjstmnt
to demo the existing residence and construct anewthree--story,.5,276 sq fUtnplex on a 4,477 sq ft lot located at 2719 BaY9ide.
Walk in the R-S Zone of the Mission Beach Planned Distriot, AIrport, Influence Area, FAA Part 77 Noticlng Area, Coastal Height.
Coastal (appealable), First Public Roadway, Parking Impact, Res Tandem Parking and Mission Beach Community Plan. CD 2.
Notice Cards 1.

=

Appllc~nt Name:

Applicant Phone Number!

Hillarytowe

(858) 274~597B

Project Manager:

Phone Number:

Laura Black

Fax Number:

(619) 236·6327

E-mail Address:

' (619) 446-5245

LBlack@sandiego.gov

Proj~t Issues (To be completed by Community Planning Committee for initial review):
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Attach Additional Pages 1]Necessary.

Please return to:

I

ProjectManagement Division

CitY o.f San Diego

j)eveiopm~utS,ervicesDepartment

1222 FIrst Aveitie, MS 302
San DIego, CA 92101
.

.

Printed on recycled paper. Visit our web site at w\'lWisandiego.gov/develooment-services,
UpDnrequest, this information is avuilable in altemative fonnats fur persons with disabilities.
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ATTACHMENT 2

Community Planning
Com'mittee
Distribution Form' Part-2

CitY'ofSan Diego
Development Services
1222 First Ave., Ms.-302
San Diego, Ci\. 92101

Project Number:

Project Name:

Distribution Date:

9/20/2012

290417

TRIPLEX FOR WIR HOLDINGS,LLC

Project Scope/Location:
MISSION BEACH "SUSTAINABLE EXPEDITE PROGRAM* (PROCESS 3) yoastal Development Permit and Lot Line Adjstmnt
to demo the existing res'idence and construct a new three-story, 5,276 sq;fttriplex on a 4.477 sq ft lot located-at 2719 B1lyside
Walk in the R-S Zone of the MIssion Beach Planned District, Airport Influence Area, FAA Part 77 Noticing Area, Coastal HeIght,
Coastal (appealable). First Public Roadway. Parking Impact, Res Tandem Parking and Mission BeCich Community Plan. CD2.
Notice Cards = 1.

Applicant Name:

Applicant Phone Number:

Hillary Lowe

(358) 274-5978
Phone Number:

Project Manager:

(619) 236·6327

Laura Black

Fax Number:

E-mail Address:

(619) 446~,5245

LBlack@sandiego.gov

,

"

Committee Recommendations (To be completed for Initial Review):
f

CJ Vote to Approve

Members Yes

Members No

Members Abstain

CJ Vqte to Approve

Members Yes

,Members No

Members Abstain

Members Yes

Members No

Members Abstain

Members¥es

Members No
0

Members Abstain

With Conditions Listed Below

:CI Vote to Approve
, JVith Non-)3inding Recommendations Listed Below

,,MVote to Deny

q

CJ ~o Action (please SP~Cify, e.g., Need further information, Split vote, Lack of

,

o Continued '

quorum, etc.)

-

CONDITIONS:

NAlV1E:
SIGNATURE:

t:.~NN J;';.t

\.."i N Ct.,

~~

Attach Additir.mal Pages IfNecessary.

TITLE: {IIV')N

~

R.1i....,.l;.~v ~A..

DATE: ~t! "~\'\"'""t'1 ). \ 'l"o
Please return to:
Project Management Division
City of San Diego
'Development Services Department
1222 First Avenue,MS 302
San Diego, CA 92101

Printed au recycled paper. Visit our web site at www_sandiego_gov/deveJoJ;lment-s'~rviceS'_
Upon request, this info'nnation is available in 'alternative formats for persons with disabiiities.
(01·12)
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ATTACHMENT 2
City of San Diego
Development Services
1222 FIrst Ave., MS·302·
Snn Diego, CA 92101

Community Plannmg
Committee
Distribution Form Part 1

Project Name:

Distribution Date:

Project Number:

2/21/2013

290417

Triplex for WIR Holdings, LLC
Project ScopefLocation:

MISSION BE,A..CH "SUSTAINABLE ExPEDITE PROGRAM* (PROCESS 3) Coastal Development Permit and Lot
Line AdJstmnt to demo the existing residence and construct a new three-story, 5,276 sq ft trlplex on a 4.477 sq ft lot
located at 271 9 Bayside Walk In the R-8 Zone of the Mission Beach Planned District, Airport Influence Area, FAA
Part 77 Noticing Area, Coastal Height, Coastal (appealable), First PublIc Roadway, Parking Impact, Res Tandem
Parl<lng and Mission Beach Community Plan. CD 2. Notice Cards:: 1.

Applicant Name~

Applicant Phone Number:

Hilary Lowe

858.274.5978

PJ.'Ojcct Manager:

Phone Number:

Fax Number:

Laura C. Black

(619)

(619) 321~3200

236~6327

E-mail Address:
Iblack@sandlego.gov.

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

Attach Addtlumal Pages If Necessmy.

Please return to:
ProjcctManugement Division
City ofSlIll biego

D.cvelopment Ser:Yiccs Department
1222 First Avenue, MS 302
San Diego, CA 92101

Printed on reoyG\ed paper, Visit our web site at www.sandiego.gov/development-services.
Upon reques~ this infurrnation is available in rutcimativc fonnats fur persons with disabilities.
(01-13)
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ATTACHMENT 2
City of San Diego
Development Serncc,s
1222 First Ave., MS·302
Sun Diego, CA 92101

Community Planning

Committee
Distdbution Form Part 2

"THe: Crrr OF SAN o,~o

Distribution Date:

Project Number:

Project Name:

2/21/20'13 ,

290417

Triplex for WIR Holdings, llC
Project ScopelLocation:

MISSION BEACH "'SUSTAINABLE EXPEDITE PROGRAM'" (PROCESS 3) Coastal Development Permit and Lot
Line Adjstmnt to demo the existing resIdence and construct a new three--stolY, 5,276 sq ft triplex on a 4,477 sq ft lot
located at 2719 Bayside Walk in the RwS Zone of the Mission Beach Planned District, Airport,lnfluence Area, FAA
Part 77 Noticing Area, Coastal Height, Coastal (appealable), First Public Roadway, Parl(ing Impact, Res Tandem
Parl(lng and Mission Beach Community Plan, CD 2, Notice Card~ =1.

Applicant Phone Number:

Applicant Name:

858.274.5978

Hilary Lowe
Project MaIlllger:

Phone Number:

Fn.."Number:

Laura G, Black

(619) 236-6327 (619) 321-3200

E-mail Address:
Iblacli@sandiego,gov

Committee Recommendations (To be; completed, for Initial Review):

CJ Vote to Approve

Membel'sYes

LJ Vote to Approve

Members Yes

I

Members Abstain

Members No

Members Abstam

Members Yes

Members No

Members Abstain

Members Yes

Members No

Members Abstain

With Conditions Listed Below

n Vote to Approve

Members No

With Non-Binding Reco:mmendations Listed Below

S. Vote to Deny

10.

·0

(

LJ Continued

CJ No Action (please specify, e.g., Need further information, Split vote, Lack of
quorum, etc.)
CONDITIONS:

NAME~

MIff. f1 £1( f-I?

SIGNATURE:

Jill;"

TITLE:
DATE:

l1JI.111t24/

Attach Addifi(JlIai;fo~ges IfN(Jf{ss~ff.

]--){/-13

PlellSe'return to:
Project Management Division
City orSan Diego
Development Services Department
12:22 Flt'st Avenue, lVIS 302
San Diego, CA 92101

Printed on recycled paper, Visit our web site at www,sandiego.gov/deve1ooment-services.
Upon reques~ this illfonnution is Ilvailablo in alternative formats for persons with disabilities.
(01·13)

ATTACHMENT 2

2719 BAYSIDE WALK
Project issues:
We are still having problem with projections into the Bayside Walk, Avalon Ct. and the interior side
yard. The applicant has extended the floor joist beyond the walls into the setbacks. Some extends two
feet (Bayside Walk and Court) and some extend 6 inches into intereior side yard.
We do not allow these projections unless they are eves.
These are not eves. Using Google as definition of eaves and roofs. The whole first page defines eaves
as overhang from a roof. Roofs are defined as tops of buildings.
These projection are coming off a deck on the Bayside Walk. They are not eaves.
Also the courts are not eaves.
The reason we have put the restriction ofprojections in front ofthe front yard setback because people
have later after building or when redoing decks ten years later for water damage uses the projections to
extend the decks into the setback.
The California Coastal Commission after the Planning Group bad wanted to allow a three foot cover
extended from the building over the front entry door was disallowed because of view conidor last
summer.
The Mision Beach Planning Group voted to deny 2719 Bayside Walle 10-0-1 because of the intrusions
into yard setback on the Bayside Walle, Avalon Ct. and the interior side yard.

ATTACHMENT 2

Mission Beach Precise Planning Board
Excerpts from Minutes of Meeting of Tuesday, March 19, 2013

Information Item
.. West Mission Bay Bridge Project Update - City of San Diego Project Management
Team
Nitsuh Aberra, City Project Manager presented the project update. Ms. Aberra pointed out the
bridge was built in 1950, and is functionally obsolete and structurally deficient. The City will get
80% of the funding from the Federal government and the City will pay for 20% of the cost. She
reported the design stage is still in process. The current bridge will be replaced in two pieces
atthe eastern half and a free lane will be open to traffic during construction. It will be replaced
with a 5-span haunched-box girder bridge structure with three thru lanes, an auxiliary lane to
1-8, a 12-fool wide bicycle space, and pedestrian seating. The inside of the bridge will provide
vehicular lighting. Construction is scheduled to start in 2015 and will take two years to
complete. Several Board members expressed concern about the turn lanes off and onto 1-8.
Ms. Aberra stated she would look into the matter further and get back to the Board since the
bridge is still in its design stage.
BUILDING PLAN REVIEWS
Action Items:
'" 2719 Bayside Walk - Project No. 290417 (Triplex for WIR Holdings, LLC): Sustainable
Expedite Program Coastal Development Permit and Lot Line Adjustment to demo existing
residence and construct a new 3-story 5,276 sq. ft. Triplex on 4,477 sq. ft. lot - Review
revised project plans for conformity with Mission Beach Planned District Ordinance
Mark Mitchell of Mark Mitchell Architecture represented the owner.
The Board heard this project on January 15, 2013. The project plans were denied (9-0-1) because
several areas in the plans did not conform to the new PDO requirements, effective August 9, 2012.
Architect Mark Mitchell presented the revised project plans.
Plan Reviewers Mike Meyer and Dennis Lynch reviewed the revised project plans on behalf of the
Board. They pointed out several areas in the project plans were corrected to conform to the new
PDO requirements as follows:
(1) The interior side yard on the south can not have construction greater than 3 feet
in height. Refuse/recyclable storage, steps, railings, etc. that exceed this height
must be removed;
(2) Our PDO allows for an is-inch vertical offset from the setback line extending the
full height of the building. This building is greater than 30 feet wide for which
that offset becomes mandatory for the entire width of the building;
(3) Walls, fences, planters and anything man-made greater than 36 inches in height
can not be in the required yards along Avalon Court and Bayside Walk
However, the Plan Reviewers pointed out there is a problem with projections into Bayside Walk,
Avalon Court and the interior side yard because the applicant extended the floor joist beyond the
walls into the setback. Some extend two feet on Bayside Walk and Avalon Court and some extend
six inches into the interior side yard. These projections are not aliowed unless they are eaves.
The Plan Reviewers explained that an eaVe is an overhang from a roof and these extensions are
not considered eaves because they are coming off a deck on the Bayside Walk. After further
discussion, a motion was duly made to deny the project as follows:
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Mission Beach Precise Planning Board
Excerpts from Minutes of Meeting of Tuesday, March 19, 2013

Motion 2 was made by Dennis Lynch and seconded by Mike Meyer TO DENY the
project plans at 2719 Bayside Walk because the intrusions into the yard setbacks are
violations of the new PDO requirements as discussed above.
VOTE
For: 10
Against: 0
Abstain: 1
Motion passes. [Abstain: J. Ready)
..

3610 Bayside Walk - Project No. 2'96187 (Cadena Residence): Sustainable Expedite
Program Coastal Development Permit to demo SFR and construct a 2,762 sq. ft. SFR with
attached 399 sq. ft. garage on a 0.06 acre site - Review revised project plans for conformity
with Mission Beach Planned District Ordinance

Architect Chad Beaver of Golba Architecture represented the owner.
The Board heard this project on November 20, 2012. The project plans were denied (8-0-0)
because several areas in the plans did not conform to the new PDO requirements, effective
August 9,2012.
Architect Chad Beaver presented the revised plans.
Plan Reviewers Mike Meyer and Dennis Lynch reviewed the revised project plans on behalf of the
Board. Plan Review Lynch pointed out the problem areas in the project plans were corrected to
conform to the new PDO requirements as follows:
(1) The open tandem parking space must be 36 feet long and 8 % feet wide
[See: PDO, effective August 9, 2012, Section 1513.0403 (b) (4) (A));
(2) The eaves on the third floor roof can not encroach more than 6 inches into the interior
side yard setbacks on the North and South elevations. This also applies to the first floor
garage eave on the North interior side yard;
(3) The railings have a curved portion that encroaches. into the front yard second story
setback on the East and into the side yard setbacks on the North third floor and on
the second and third floors on the South.
(4) Landscaping: No landscape plans were submitted. PD~ requires 50% softscape
50% hardscape. Trees must be planted within 4 to 5 feet from the building, and no
man-made objects greater than 36 inches shall be located in the required front yard
setback.
After discussion, the following motion was duly made to approve the project because all
concerns have been met to conform to'the new PDO requirements.
Motion 3 was made by Dennis Lynch and seconded by Peggy Bradshaw TO
APPROVE the project plans at 3610 Bayside Walk because all concerns have been
met to conform to the new PDO requirements as discussed above.
VOTE
For: 11
Against: 0
Abstain: 0
Motion passes.

4

ATTACHMENT 2
II

II

AR

II

MITe

II

.ELL

II

II

A~

1m A .

ARCHITECTURE & PLANNI·NG
The MBPPB voted to deny the project based on the eave projeotions Into Bayside Walk, Avalon
Court and the interiQr .side yards because they argue that these are not eaves since they attach
to a deck. It was alsosuggssted that they suspect the guard raUs around the decks will be
relocated in the furture to .the edge of the' eaves ~
whicli Is not r~presented in-the design.
The eaves designed in this project comply with the Mission Beach Planned District Ordinance
affective August 2012. Table 1513-038 allows eaves to encroach 2-feet into the required yards
. on courts. -places and walks, and 6--lnches on interior and street side yards. It is further stated
H
that "the area that encroaches may not be used to support decks, exterior balconies, or f100rs
and "the eave shall nof intrude into any required 45 .degree angle for a Court, Place, Walk, or
interior yard. n The propos~d eaves have been designed to comply With all of thooe regulations.
The go091e definitions cited by the MBPP8 are not in line with the building code and municipal
code definitions. The "decks" in question are all roofs over a space below, whether it is an
interior sAAce or a patiO. The definition of a roof is much more than the atop of a building,U as
the google definition states. A roof is a specific structural cOmponent In a building that provided
weather protection and resistance to design loads. A roof can also be a roof deck.
According to the building code a deck Is actually a low sloped roofover the area below. It must
be sloped for drainage. The 2010 California Building Code has the following definitions for
"Roof Assembly" and "Roof Eave». there Is no definitIon for ttDeck P because a deck Is really a
roof with a walkable surface:
.
CSC SECTION 1502: DEFINITIONS
ROOF ASSEMBL Y. A system designed (0 provide weather
protection and resistance to design loads. The system oonsists
. of a roof covering and roof deok or a single component s€JNing
as both the roof coV(7ring and the roof deck. A roof assembly
includes the roof deck, vapor retarder, substrate or thennal barr/er,
lnsulation, vapor retarder and roof covering.
'
CSC SECTION 702A: DEFINITIONS
ROOF EA VE. The lower portion of a sloping roof a.ssembly
that projects beyond and overhangs an exterior wall at the
lower end of the rafter talJs.
The San Diego Municipal Code d.efines roof eave In Chapter 11 Definitions as the following:

Roofeave means the lowest part ofa roofthat overhangs the wall below and from
which rain water would drain.
The eaves in the proposed triplex are an important part of the design. They provide sun
shading, weather protection and visual interest and they have been designed to comply
. respectfully with the regulations stated In the Mission Beach Planned District Ordinance.
4747.l\'USSION BLVD'I,' StJ11'E If 6, SAt'/' DIEGO, CA 92109 858-274-5978 fax 858--274-5981

ATTACHMENT 3

To:

Hearing Officer Project # 290417/ 2719 Bayside Walk

From:

Joan & Richard Brazell, owners 2715 Bayside Walk

Re:

Start Date of project demolition and framing

On behalf of the summer visitors and vacationing residents we hope you take in consideration
that July is our busiest month for traffic, parking and beach goers. The project would be better
tolerated by all-(residents, workers and inspectors} if the permit were to be issued after the
busy summer season.

Sincerely,

7/10/
!

ATTACHMENT 4
Chapter 15: Planned Districts

San Diego Municipal Code
(8-2012)

(d)

Encroachments
(1)

Only the encroachments identified in Section 1513.0304(d) are
allowed.

Table 1513-03B
Allowable Encroachments'
Feature

Courts, Places,
and ·Walks

Interior and Street Side
Yard

Casings for Doors &
Windows

6 inches

6 inches

Comices2 ,3

1 foot

6 inches

Direct Vent Gas

1 foot

6 inches in 3- foot setback
1 foot in 5-foot setback

Eaves 2

2 feet

Lighting Fixtures

9 inches

9 inches

Rain Gutters

6 inches

6 inches

Vents

6 inches

6 inches

4

6 inches

For features in Table 1513-03B that are located on any portion of the
fayade that encroaches 18 inches into the Court, Place, or Walk yard
setback using the vertical offset in Section 15I3.0304(d)(2)(A)(i), a
maximum additional encroachment of 6 inches is allowed.
The area that encroaches may not be used to support decks, exterior
balconies, or floors.
Cornices shall not exceed I-foot in height.
4

The eave shall not intrude into any required 45 degree angle for a Court,
Place, Walk or interior yard.

CII.

Arl.

Dip.

\15\13\ 3 • •

ATTACHMENT 4
San Diego Municipal Code

Chapter 15: Planued Districts

(8-2012)

(2)

Encroachments into yards for Couris, Places, and all yards on Ocean
Front and Bayside Walks
(A)

The following encroachments, in addition to those identified in
Table lS13-03B, are permitted in yards for Courts, Places, and
Walks:
(i)

An encroachment of up to 18 inches or a veriical offset
extending full height of the building that is a maximum
of 3 feet in deep and not less than 45 degrees for at
least SO percent of the building as illustrated in
Diagram IS13-03D provided that the width of the
encroaching offset is not more than one-half of the total
building width, and an insert area equal to the width of
the encroaching offset at a minimum depth of 18 inches
is undeveloped behind the required setback line parallel
to the Couri, Place, or Walk.

(ii)

Only those encroachments identified in Table ISI303B are allowed in the offset and inset areas.

Diagram 1513-03D
18 Inch Offset for a Court, Walk, or Place
Property Line

~
COUli, Walk, or Place
~-'-'-'-'-'-'-'-'-'-'-'-'-'-'-'-'-'-'-'I'.
.
I

I

Undeveloped Area "B"
Encroachment "A"

Building
Required Standard
Line

ell. Art. Dil'.

Attachment 5
PLANNING COMMISSION RESOLUTION NO. PC-XXXX
COASTAL DEVELOPMENT PERMIT NO. 1018896
LOT LINE ADJUSTMENT NO. 1098742
TRIPLEX FOR WIR HOLDINGS, LLC. - PROJECT NO. 290417

WHEREAS, WIR HOLDINGS, LLC., Ronald J. Bills, Owner/Pennittee, filed an application with the
City of San Diego for a pennit to demolish the existing two-story duplex and construct a three-story
triplex (as described in and by reference to the approved Exhibits "A" and corresponding conditions of
approval for the associated Coastal Development Pennit No.1 018896 and Lot Line Adjustment No.
1098742) on portions of a 4,477 square foot site;
WHEREAS, the project site is located at 2719 Bayside Walk in the MBPD-R-S zone of the Mission
Beach Planned District, the Airport Environs Overlay Zone, the 60-65 CNEL noise contour, the Airport
Influence Area (SD International Airport), the FAA Part 77 Notification Area, the Coastal Height
Limitation Overlay Zone, the Coastal Overlay Zone (Appealable Area), the First Public Roadway, the
Parking Impact Overlay Zone (Beach Impact Area),the Residential Tandem Parking Overlay Zone, and
the Mission Beach Precise Plan and Local Coastal Program Area;
WHEREAS, the project site is legally described as Lot A of Mission Beach, Block 17, Map No. 1809;
WHEREAS, on June 12,2013, the Hearing Officer of the City of San Diego approved Coastal
Development Permit No.1 018896 and Lot Line Adjustment No.1 098742 pursuant to the Land
Development Code of the City of San Diego;
WHEREAS, on June 25,2013, an appeal was filed on the Hearing Officer approval on June 12,2013, by
the Chairperson of the Mission Beach Precise Planning Board;
WHEREAS, on April 12,2013, the City of San Diego, as Lead Agency, through the Development
Services Department, made and issued an Environmental Detennination that the project is exempt from
the California Environmental Quality Act (CEQA) (Public Resources Code section 21000 et. seq.) under
CEQA Guideline Section 15332 (Infill Development Projects) and there was no appeal of the
Environmental Detennination filed within the time period provided by San Diego Municipal Code
Section 112.0520;
BE IT RESOLVED by the Planning Commission of the City of San Diego as follows:
That the Planning Commission adopts the following written Findings, dated September 12, 2013.
FINDINGS:

Coastal Development Permit - Section 126.0708
1.

The proposed coastal development will not encroach upon any existing
physical accessway that is legally used by the public or any proposed public accessway
identified in a Local Coastal Program land use plan; and the proposed coastal
development will enhance and protect public views to and along the ocean and other
scenic coastal areas as specified in the Local Coastal Program land use plan.
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The proposed project is located at 2719 Bayside Walk within an urbanized and fully
developed residential neighborhood in the Mission Beach Precise Plan and the Local
Coastal Program. The proposed project building footprint will not change substantially from
the existing building on site that is proposed to be demolished as part of the project. The
proposed building is setback according to the required minimum setback guidelines within
the Mission Beach Planned District (MBPD). Although no specific views are identified
through the project site in the precise plan, the plan states that views to, and along the
shoreline from public areas shall be protected from blockage by development and or
vegetation. In addition SDMC 132.0403(b) requires the preservation of a visual corridor of
not less than the side yard setbacks or more than 10 feet in width, and running the full depth
of the premises whenever there is a potential view to the water. Potential views to Mission
Bay looking east from Bayside Lane and through the property will be improved with the
proposed development. New open fences and landscape less than three feet in height may
be located within the required yards provided they do not obstruct views. Condition
Number 23 ofthe Coastal Development permit will require a view corridor easement 10 feet
wide on the north side and 5 feet wide on the south side. Therefore, the proposed project
would not encroach upon any existing physical accessway and would not impact the
Mission Beach Precise Plan or Local Coastal Program.

2.

The proposed coastal development will not adversely affect environmentally sensitive
lands.
The proposed project is located at 2719 Bayside Walk within an urbanized and fully
developed residential neighborhood in the Mission Beach Precise Plan and the Local
Coastal Program. The existing developed site is relatively flat with the proposed building
situated very close to the existing structure proposed to be demolished as part ofthe project.
The site is surrounded by development and there is no environmentally sensitive lands
mapped on the project site, nor on the adjacent properties; therefore, the proposed project
would not have an adverse affect on 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.
The proposed project is located at 2719 Bayside Walk within an urbanized and fully
developed residential neighborhood in the Mission Beach Precise Plan and the Local
Coastal Program. The project site is designated for residential development, with a
maximum density of 36 dwelling units per acre, within the Mission Beach Precise Plan. The
project proposes 3 dwelling units on a 4,477 square foot lot for a density of approximately
29 dwelling units per acre. The project is consistent with the designated use and density in
the Mission Beach Precise Plan. Therefore, the proposed project conforms to the identified
land use in the Mission Beach Precise Plan and the Local Coastal Program, and 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
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the public access and public recreation policies of Chapter 3 of the California Coastal
Act.
The proposed project is located at 2719 Bayside Walk within an urbanized and fully
developed residential neighborhood in the Mission Beach Precise Plan and the Local
Coastal Program. The project is located between the nearest public road, Bayside Lane and
the sea or shoreline. Bayside Walk is adjacent to the shoreline and Bayside Walk is an area
used by pedestrians. Bayside Lane is the first public road adjacent to the project site and to
the west of the site. Therefore, the proposed development is located between the first public
road and the shoreline of a body of water within the Coastal Overlay Zone. Although no
specific views are identified through the project site in the Mission Beach Precise Plan, the
plan states that views to, and along the shoreline from public areas shall be protected from
blockage by development and or vegetation. In addition SDMC 132.0403(b) requires the
preservation of a visual corridor of not less than the side yard setbacks or more than 10 feet
in width, and running the full depth of the premises whenever there is a potential view to the
water. Condition Number 23 has been added to the Coastal Development Permit to ensure
this visual corridor is preserved adjacent to the project site. Potential views to Mission Bay
looking east from Bayside Lane and through the property are currently obstructed by
existing landscape and structures. The proposed development will remove all existing solid
fences or walls or open fences greater than 3 feet in height from the required yards along
A valon Court and the south side yard. New open fences and landscape less than three feet in
height may be located within the required yards provided they do not obstruct views.
Therefore, the proposed development is in conformity with the public access and public
recreation policies of Chapter 3 of the California Coastal Act.

Lot Line Adjustment - Section 125.0340
1.

The proposed adjustment complies with the applicable provisions of the Subdivision
Map Act.
Parcel Map No. 1809 was recorded on November 13,1924 creating the existing legal lot
requesting redevelopment for a three-story triplex and the legal lot adjacent and to the south
of the proposed development site. The existing residential dwelling unit was built in 1946.
At some point, the property owner to the south of the project site built a garage on a portion
of the shared property line between the two properties. This is the south property line for
the proposed development. The proposed adjustment will not subdivide any lots. It will
adjust the lot line between two existing parcels. Therefore, the proposed adjustment
complies with the applicable provisions of the Subdivision Map Act.

2.

Before adjustment, all lots or parcels are existing parcels of land created by separate
fee conveyance and meeting the criteria for determination of a lot as specified in
Section 113.0237.
Parcel Map No. 1809 was recorded on November 13, 1924 creating the existing legal lot
requesting redevelopment for a three-story triplex and the legal lot adjacent and to the south
of the proposed development site. The existing residential dwelling unit was built in 1946.
At some point, the property owner to the south of the project site built a garage on a portion
of the shared property line between the two properties. This is the south propelty line for
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the proposed development. Before the lot line adjustment, the individual parcels shown on
Parcel Map No. 1809 have been recorded by the County Recorder and meets the criteria for
determination ofa lot as specified in SDMC Section 113.0237.

3.

All adjusted lots or parcels comply with the minimum requirements of the Land
Development Code and all existing structures comply with the established yards,
except for property for which a Variance has been granted pursuant to Chapter 12,
Article 6, Division 8 (Variances) and for previously conforming lots or structures, for
which the Lot Line Adjustment shall not increase the existing noncompliance.
Parcel Map No. 1809 was recorded on November 13, 1924 creating the existing legal lot
requesting redevelopment for a three-story triplex and the legal lot adjacent and to the south
ofthe proposed development site. The existing residential dwelling unit was built in 1946.
At some point, the property owner to the south of the project site built a garage on a portion
of the shared property line between the two properties. This is the south property line for
the proposed development. The individual parcels comply with the minimum requirements
of the Land Development Code, the Mission Beach Precise Plan and the General Plan. All
existing structures comply with the established yards, no deviations or variances are
requested from the regulations, so there is no existing noncompliance. Therefore, the
proposed lot line adjustment shall not increase the existing noncompliance.

4.

The Lot Line Adjustment will not result

the creation of any additional parcels.

Parcel Map No. 1809 was recorded on November 13,1924 creating the existing legal lot
requesting redevelopment for a three-story triplex and the legal lot adjacent and to the south
of the proposed development site. The existing residential dwelling unit was built in 1946.
At some point, the property owner to the south of the project site built a garage on a portion
of the shared property line between the two properties. This is the south property line for
the proposed development. The proposed adjustment will not subdivide any lots. It will
adjust the lot line between two existing parcels. Therefore, the proposed lot line adjustment
will not result in the creation of any additional parcels.
BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning
Commission, this appeal from the June 12,2013 Hearing Officer decision is DENIED and Coastal
Development Permit No. 1018896 and Lot Line Adjustment No. 1098742 are hereby GRANTED by the
Planning Commission to the referenced Owner/Permittee, in the form, exhibits, terms and conditions as
set forth in Coastal Development Permit No. 1018896 and Lot Line Adjustment No. 1098742, a copy of
which is attached hereto and made a part hereof.

Laura C. Black, AICP
Development Project Manager
Development Services
Adopted on: September 12,2013
Internal Order No. 24003080
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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

SPACE ABOVE THIS LINE FOR RECORDER'S USE

INTERNAL ORDER NUMBER: 24003080
COASTAL DEVELOPMENT PERMIT NO. 1018896
LOT LINE ADJUSTMENT NO. 1098742
TRIPLEX FOR WIR HOLDINGS, LLC. - PROJECT NO. 290417
PLANNING COMMISSION
This Coastal Development Pelmit No. 1018896 and Lot Line Adjustment No. 1098742 is
granted by the Hearing Officer ofthe City of San Diego to WIR HOLDINGS, LLC., Ronald J.
Bills, Owner/Permittee, pursuant to San Diego Municipal Code [SDMC] sections 126.0708 and
125.0340. The 4,477 square foot site is located at 2719 Bayside Walk in the MBPD-R-S zone of
the Mission Beach Planned District, the AirpOli Environs Overlay Zone, the 60-65 CNEL noise
contour, the Airpoli Influence Area (SD International AirpOli), the FAA Part 77 Notification
Area, the Coastal Height Limitation Overlay Zone, the Coastal Overlay Zone (Appealable
Area), the First Public Roadway, the Parking Impact Overlay Zone (Beach Impact Area),the
Residential Tandem Parking Overlay Zone, and the Mission Beach Precise Plan and Local
Coastal Program Area. The project site is legally described as: Lot A of Mission Beach, Block
17, Map No. 1809.
Subject to the terms and conditions set forth in this Permit, permission is granted to
Owner/Permittee to demolish the existing residential dwelling unit and construct a three-story
triplex, described and identified by size, dimension, quantity, type, and location on the approved
exhibits [Exhibit "A"] dated September 12, 2013, on file in the Development Services
Department.
The project shall include:
a. Demolition of the existing residential dwelling unit and the construction of a threestory, 5,276 square foot triplex on a 4,477 square foot lot;
b. Lot Line adjustment for an approximate 8.2 square foot portion of Parcel 1 to be
transfelTed to Parcel 2, along the southern property line for the project;
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c. Landscaping (planting, irrigation and landscape related improvements);
d. Off-street parking;
e. A roof-mounted photovoitaic system consisting of solar panels sufficient to generate at
least 50 percent ofthe project's projected energy consumption in accordance with
Council Policy 900-14; and
f.

Public and private accessory improvements detennined 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 Pennit, and any other applicable regulations of the
SDMC.

STANDARD REQUIREMENTS:
1.
This pennit must be utilized within thirty-six (36) months after the date on which all rights
of appeal have expired. Ifthis permit is not utilized in accordance with Chapter 12, Article 6,
Division 1 of the SDMC within the 36 month period, this pennit 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 pelmit must be utilized by September 12,2016.
2.
This Coastal Development Permit shall become effective on the eleventh working day
following receipt by the California Coastal Commission ofthe 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 Pennit to the Development Services
Department; and

b.

The Pennit 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 Pennit is a covenant running with the subject property and all of the requirements and
conditions of this Pelmit and related documents shall be binding upon the Owner/Permittee and
any successor(s) in interest.
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6.
The continued use ofthis Pelmit 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.).
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 determinednecessary 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/Pennittee 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,
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settlement or other disposition of the matter. However, the Owner/Permittee shall not be required
to payor perform any settlement unless such settlement is approved by Owner/Permittee.

AFFORDABLE HOUSING REQUIREMENTS:
12. Prior to the issuance of any building pelmits, the Owner/Permittee shall comply with the
affordable housing requirements of the City's Inclusionary Affordable Housing Regulations
(SDMC § 142.1301 et seq.).

AIRPORT REQUIREMENTS:
13. Prior to the issuance of any building permits, the Owner/Permittee shall grant an avigation
easement to the San Diego County Regional Airport Authority as the operator of the San Diego
International Airport for the purposes of aircraft operations, noise and other effects caused by the
operation of aircraft, and for structure height if the same would interfere with the intended use of
the easement. The Owner/Permittee shall use the avigation easement form provided by the San
Diego County Regional Airport Authority.
14. Prior to submitting building plans to the City for review, the Owner/Permittee shall place a
note on all building plans indicating that an avigation easement has been granted across the
property to the airport operator. The note shall include the County Recorder's recording number
for the avigation easement.
15. 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 InfOlmation Bulletin 520

ENGINEERING REQUIREMENTS:
16. Prior to the issuance of any construction permit, the Owner/Permittee shall enter into a
Maintenance Agreement for the ongoing pelmanent BMP maintenance, 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 Municipal Code, into the construction plans or
specifications.
18. 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 Appendix E of the City's Storm Water Standards.
19. Prior to the issuance of any building permits, the Owner/Permittee shall submit an building
pad certification signed by a Registered Civil Engineer or a Licensed Land Surveyor, celiifying
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the pad elevation based on USGS datum is consistent with Exhibit 'A', satisfactory to the City
Engineer.
20. Prior to the issuance of any construction permit, the Owner/Permittee shall remove all
private improvements from the City's right-of-way, satisfactory to the City Engineer.

LANDSCAPE REQUIREMENTS:
21. Prior to issuance of a Certificate of Occupancy, the Owner/Permittee to install all required
landscape and obtain all required landscape inspections.
22. Landscaping materials shall not encroach or overhang into the Courts and Places rights-ofway and view corridors.

PLANNINGIDESIGN REQUIREMENTS:
23. Prior to the issuance of any building permit, the OwneriPennittee shall record a 10-foot
wide View Corridor Easement measured from the north property line inward and a 5-foot wide
View Corridor Easement measured from the south property line inward, running the full length
of the property from east to west in accordance with SDMC Section 132.0403.
24. 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 ofthe underlying zone. The cost of
any such survey shall be borne by the Owner/Pelmittee.
25. Prior to the issuance of building permits, construction documents shall fully illustrate the
incorporation of a roof-mounted photovoltaic system consisting of solar panels sufficient to
generate at least 50 percent of the project's projected energy consumption, in accordance with
Council Policy 900-14.
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.
27.

Balcony railings shall not be located, moved or extended into any required yard.

TRANSPORTATION REQUIREMENTS:
28. Owner/Permittee shall maintain a minimum of 6 off-street parking spaces (provided in the
configuration of3 tandem parking spaces) shall be permanently maintained on the property
within the approximate location shown on the project's Exhibit "A". Further, all on-site parking
stalls and aisle widths shall be in compliance with requirements of the City of San Diego
Municipal Code, and shall not be converted and/or utilized for any other purpose, unless
otherwise authorized in writing by the Development Services Department Director.
29.

Each automobile tandem parking space shall be assigned to the same dwelling unit.
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PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:
30. Prior to the issuance of any building permits, the Owner/Permittee shall apply for a
plumbing permit for the installation of appropriate private back flow prevention device(s), on
each water service (domestic, fire and irrigation), in a manner satisfactory to the Director of
Public Utilities and the City Engineer. BFPDs shall be located above ground on private property,
in line with the service and immediately adjacent to the right-of-way.
31. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit
and bond, the design and construction of all public water and sewer facilities are to be in
accordance with established criteria in the most current City of San Diego Water and Sewer
Design Guides.
32. All proposed private water and sewer facilities located within a single lot are to be designed
to meet the requirements of the California Uniform Plumbing Code and will be reviewed as part
of the building permit plan check.
33. No trees or shrubs exceeding three feet in height at maturity shall be installed within ten
feet of any water and sewer facilities.
34. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit
and bond, to cap (abandon) at the property line any existing unused sewer lateral and install new
sewer lateral(s) which must be located outside of any driveway or vehicular use area.
35. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit
and bond, to remove (kill) at the main any existing unused water service.

INFORMATION ONLY:
Eol

CD

The issuance of this discretionary use permit alone does not allow the immediate
commencement or continued operation of the proposed use on site. The operation allowed
by this discretionary use 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 ofthis Permit, may protest the imposition within ninety days of
the approval ofthis 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 September 12,2013, and
Resolution No. PC-XXXX.
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Coastal Development Permit No. 1018896
Lot Line Adjustment No. 1098742
Date of Approval: September 12,2013

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES
DEPARTMENT

Laura C. Black, AICP
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.

WIR HOLDINGS, LLC.
Owner/Permittee

By ____________________________
Ronald J. Bills
Owner

NOTE: Notary acknowledgments
must be attached per Civil Code
section 1189 et seq.
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STAIR LANDING <30" ABOVE
FINISHED GRADE
EXISTING SEWER LATERAL TO
REMAIN, CONTRACTOR TO FIELD
VERIFY PRECISE LOCATION AND
CONDITION TO DETERMINE
FEASIBILITY
NEW ELECTRICAL METER, ONE PER
UNIT PLUS ONE HOUSE METER
EXISTING WATER METER, TO BE
REPLACED BY NEW SEVICE
EXISTING WATER CONNECTION TO
BE REPLACED BY NEW SERVICE,
ABANDON SERVICE AT WATER MAIN
PER CITY STANDARDS
NEW WATER SERVICE, ONE PER
UNIT

27

28

SITE PLAU NOTES:

_J

NEW WATER METER, LOCATED IN
THE PUBLiC RIGHT OF WAY, TRAFFIC
RATED PER CITY STANDAROS,
INSTALLED ACCORDING TO FIGURE
3-2 PER CITY OF SAN DIEGO DESIGN
GUIDELiNES
EXISTING CONCRETE DRIVEWAY,
REPAIR & REPLACE AS NEEDED

NO EXISTING OR PROPOSED BUS STOPS ON SITE
PROVIDE BUllO{NG ADORESS NUMBERS, VISIBLE AND lEGIBLE FROM THE
~1~:~iROAD FRQ«TIUG THE PROPERTY PER FHPS POUCY P-OO-Q (UFC

OR

TOPOGRAPHIC SOURCE: THE SITE ELEVATION IS 6'..(J' ACCORDING TO 1992
2-fOOT TOPO BY SAUGIS MAPS AUO THIS IS COUSISTAUT WITH THE
NEAREST BENCHMARK AT AVALOU COURT AND BAYSIDE lAtiE. CL
MONUME~rr, ELEVATiON 5.792 M.S.L lOEHTIFIED BY ruCK ENGI~IEER!UG
SURVEY 2012.
THERE IS LESS THAN OUE FOOT Of ElEVATION CHAnGE OVER THE SITE
.AlIDTHEREFORE TOPOGRAPHIC LINES ARE NOT SHOWN WTTHiNG THE SITE
BOUt/DRIES.
BICYCLE RACXS ARE NOT REQUIREO FOR A DWELLING UNIT WITH A
GARAGE ACCESSIBLE ONLY BV RESIDEUTS OF THE DWELLING UNIT

CONTRACTOR TO VERIFY SIZE AND LOCATION OF
AREA DRAINS AND AlL UnLiTlES

MIJllMAL EXCAVATION WILL BE PROfORMED FOR FounDATIONS. EXACT
AMOU1fT DEPENDANT Off FOUNDATION PlANS TO BE PRODUCE BV
STRUCTURAL ENGIllEER AT APPUCATION FOR BUILDING PERMIT.
ESTIMATED VALUE IS
UNEAR FEET OF
FOOTINGS AT
1.5 FEET X 1.25 FEET,
23-1'..(J' X 1'-6~ X 1'·3~ '" 4J8 CUBte FEET
TOTAL '" 16.25 CUSIC VARDS OF EXCAVATIOU

ADEQUATE NOISE ATIENUATlo.'J WilL SE PROVIDED
TO ENSURE AN INTERIOR NOISE LEVEL OF 45 dB
CNEL FOR ALL H49!TA3lE ROOMS PER ALUCP

PROVIDE BUILDING ADDRESS NUMBERS, VISIBLE
.AIm LEGIBlE FROM THE STREET OR ROAD
FRONTiNG THE PROPERTY PER FHPS POLICV P4)()6 (UFC9()1.-\.-IJ.

m

commuous

MlUlMlZE SOIL C()tIPACTIOH 'N LANDSCAPE AREAS. PER
THE CITY OF SM' DIEGO STANDARD LOW IMPACT
DEVELOPMENT (UD) SITE DESIGN BEST MMlAGEME~fT
PRACTICES (BM?) REOUIREMENTS: PRiOR TO LAJIDSCAPE
IHSTALLATION!tI AREAS mSTURBEO DUE TO
CONSTRUCTION AND WHERE lAl'IDSCAPmG WILL BE
PLACED, THE SUBSOILS BELOW THE TOP LAVER SHAll BE
SCARIAED AT LEAST 6 UlCHES. If THE UPPER LAYERS OF
TOPSOIL EXIST OR IS IMPORTED, INCORPORATE THE UPPER
OR TOPSOIL MATERIAL TO AVCiD STRATlflED LAYERS.
THIS PROJECT DOES NOT REOUIRE A GRADUiG PERMfT PER
SECTION 129.00l3 (a) IU THE SAN mEGO MUfltClPAL COOE
WHICH GRANTS AN EXEMPTION FOR HEXCAVATIOO BELO\'I
AU/SHED GRADE
THE BASEMENT OR FOOTIUG OF A
8UlLDItIO. ~ lID GAADu{G BEVOND THAT NEEDED TO
REINFORCE THE FOOTINGS WlLL BE REQIJ!RED FOR THIS
PROJECT.

FOR

PRIOR TO THE ISSUANCE OF N~Y CONSTRUCTION PER'"IT,
THE OYiHERPERlllTTEE SHAlL 1UC00PORATE MV
COI-lSTRUCTIQU BEST MANAGEMENT PRACTICES
NECESSARY TO COMPl V WITH CHAPTER 14, ARTICLE 2,
OiVlS!Otf 1 {GRADltlG REGULATIOns) OF THE DAN DIEGO
MUutCIPAL CODE, INTO THE CONSTRUCTION PLANS OR
SPECIFICATIONS.
PRiOR TO THE ISSUANCE Of ANY CONSTRUCTION PERMIT, THE
OWNEAlPERMITTEE SHALL SUBMfT A WATER POtLUTJOU
COUTROL Pt..AU (WPCP), THE WPCP SHALL BE PREPARED IN
ACCORDANCE WITH THE GUIOEUt/ES IN APPENDIX E OF THE
crrY'S STORM WATER STANDARDS.

RESIDENTIAL RENTAl UNITS:
3 UNITS TOTAl
UNIT 1
FIRST FLOOR. 996 SF
1 STORY
NEW CONSTRUCTION
1 BEDROOM
UNIT2
SECOND FLOOR. 1771 SF
ABOVE 1ST FLOOR UNIT & GARAGE
1 STORY
NEW CONSTRUCTION
3 BEDROOM
UNIT 3
THIRD FLOOR. 1472 SF
ABOVE 2ND FLOOR UNIT
1 STORY
NEW CONSTRUCTION
2 BEDROOM
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ALL FLOORS BETWEEN UNITS AND
UNCONDITIONED SPACE TO HAVE
R-19 INSULATION OR EQUIVALENT
PER TITLE 24 CALCS

6

FLOOR ASSEMBLY TO BE I-HOUR
RATED WITH A MINIMUN STC
RATING OF 55, SEE DETAIL 10103.0
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ALL NEW ROOFS TO HAVE R-30
INSULATION OR EQUIVALENT PER
TITLE 24 CALCS
ALL NEW EXTERIOR WALLS AND
WALLS BETWEEN UNITS AND
UNCONDITIONED SPACE TO HAVE
R-13 INSULATION OR EQUIVALENT
PER TITLE 24 CALCS
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THIS BUILDING IS SUBJECT TO PROPOSITION '0'
HEIGHT LIMITATIONS. THE HIGHEST POINT OF THE
ROOF, EOUIPMENT, OR ANY VENT PIPE, ANTENNA OR
OTHER PROJECTION SHALL NOT EXCEED 30 FEET
ABOVE GRADE.
EAVE ENCROACH MENTS SHALL COMPLY WITH SDMC
TABLE 1513-03B AND THE APPLICABLE FOOTNOTES
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UNCONDITIONED SPACE TO HAVE
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PER TITLE 24 CALCS
FLOOR ASSEMBLY TO BE I-HOUR
RATED WITH A MINIMUN STC RATING
OF 55, SEE DETAIL 101D3.0
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THIS BUILDING IS SUBJECT TO PROPOSITION '0'
HEIGHT LIMITATIONS. THE HIGHEST POINT OF THE
ROOF, EOUIPMENT, OR ANY VENT PIPE, ANTENNA OR
OTHER PROJECTION SHALL NOT EXCEED 30 FEET
ABOVE GRADE
EAVE ENCROACH MENTS SHALL COMPLY WITH SDMC
TABLE 1513-03B AND THE APPLICABLE FOOTNOTES
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THIS BUILDING IS SUBJECT TO PROPOSITION '0'
HEIGHT LIMITATIONS, THE HIGHEST POINT OF THE
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THIS BUILDING IS SUBJECT TO PROPOSITION '0'
HEIGHT LIMITATIONS. THE HIGHEST POINT OF THE
ROOF, EQUIPMENT, OR ANY VENT PIPE, ANTENNA
OR OTHER PROJECTION SHALL NOT EXCEED 30
FEET ABOVE GRADE.
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LANTANA GROUNDCOVER
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BRICK PAVER

EXISTING LANDSCAPING TO REMAIN OR
TO BE RELOCATED
EXISTING IRRIGATION WILL BE
UPDATED TO HIGH EFFICIENCY
IRRIGATION TECHNOLOGY
EXISTING HARDSCAPING AND
DRAINAGE WILL REMAIN
LANDSCAPE CALCULATIONS
REQUIRED FRONT AND SIDE YARD SHAL
BE 50% LANDSCAPED. 50% DECORATIVE
BRICK WALKS, BENCHES & WALLS LESS
THAN 3'·0' IN HEIGHT
FRONT YARD: 10' X 52'·7" = 525.8 SF
50% = 262.5 SF
SIDE YARD: 15' X 72' = 1080 SF
50% = 540 SF

FRONTYARD LANDSCAPING:
100+ 25 + 145= 270 SF
"

\

SIDEYARD LANDSCAPING:
< ..

EXISTING
CONCRETE
TO REMAIN

_1~ +,~2 +40 +50 + 100 + 320= 548SF

LANDSCAPE PLAN APPROVED AS
. PART OF COASTAL DEVELOPMENT
; PERMIT # 290417

EXISTING IVY TO REt.fAIN

MATURE TREES SHALL BE
MAINTAINED SO THAT BRANCHES DO
. , NOT ENCROACH BELOW A HEIGHT OF
• 8 FEET ABOVE THE FINISHED
·SURFACE.

':..:'
SEE L2.0 LANSCAPE NOTES AND L3.0
LANDSCAPE DETAILS
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® ~~~.t~ ~~~;..ation Encroachments
_____ NO ENCROACHMENT
/'
INTO ANGLED SETBACK

ENCROACHMENTS INTO THE YARDS AS
PERMITIEO BY THE MISSION BEACH PDO

I

I

EAVE ENCROACH MENTS SHALL COM PLY WITH SOMC
TABLE 1513·03B AND THE APP LICABLE FOOTNOTES
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