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SUMMARY
Issues – Should the Planning Commission INITIATE a land use plan amendment to the
Progress Guide and General Plan, the Pacific Beach Community Plan and the Local
Coastal Program pursuant to Municipal Code Section 122.0103? This amendment has
been requested to allow the re-designation of a 4,688 square foot site from MediumDensity Residential (14-29 dwelling units per acre) to Community Commercial use for
the development of a mixed-use project.
Staff’s Recommendation – INITIATE the plan amendment process.
Community Planning Group Recommendation – On July 25, 2005, the Pacific Beach
Community Planning Committee voted unanimously (14-0-0) to recommend approval of
the initiation of the Community Plan Amendment Process.
Environmental Impact – If initiated, the proposed plan amendment and future
discretionary actions will be subject to environmental review.
Fiscal Impact – None. Costs associated with processing this application are reimbursed
by the applicant.

Housing Affordability Impact – The Pacific Beach Community Plan designates the site
for Medium-Density Residential use. The existing land use would allow between one
and three residential units on the 4,688 square foot lot. The proposed Community
Commercial designation and existing commercial zone would allow commercial
development and between zero and three units on the site at a density of up to 29
dwelling units per acre allowed by right in the commercial zone. One additional unit
over the three units allowed by right in the zone may be permitted if the community plan
density bonus provision of the plan is utilized. The density bonus provision allows a
density bonus of up to 43 dwelling units per acre in the Commercial designation when a
project is designed as a transit-oriented development in accordance with the standards in
the Pacific Beach Community Plan. Although the applicant has submitted an application
to develop the site with a mixed-use project, there is no minimum residential use required
by the proposed Community Commercial land use or zone. Therefore, there could be a
net loss of up to three residential units; however, the three units can still be achieved with
a mixed-use project.
This initiation request does not constitute an endorsement of the project proposal.
A staff recommendation will be developed once the project has been fully analyzed.
This action will allow the staff analysis to proceed.
BACKGROUND
The subject site of the proposed amendment is located in the Pacific Beach Community Planning
Area (see Attachment 1). Pacific Beach is an urbanized community bounded by the Pacific
Ocean on the west, Mission Bay to the south, La Jolla to the north, and Clairemont Mesa to the
east. Approximately half of the community is located within the Coastal Zone and subject to the
Local Coastal Program. The Pacific Beach Community Plan is the California Coastal
Commission certified land use plan for Pacific Beach.
The Pacific Beach Community Plan designates the subject site for Medium-Density Residential
(see Attachment 2). The site is a 4,688 square foot lot located at 1042 Grand Avenue in the
southwest quadrant of the Pacific Beach Community Plan area within the Coastal Zone (see
Attachment 3). The lot is currently developed with a single-family residence. Surrounding uses
include primarily multi-unit residential uses to the east of the property and commercial uses to
the west along Grand Avenue. The Garnet Avenue and Cass Street commercial areas are located
in close proximity. A concentration of commercial uses is located to the west and is identified
on the Strategic Framework Element’s City of Villages Opportunities map as a potential
neighborhood village center.
The community plan designates Grand Avenue as a transit corridor (see Attachment 4). It is
identified as a major transportation route in the community plan and is served by bus routes and
a proposed Class II bikeway. The No. 30 bus route, an express route to downtown, serves Grand
Avenue and additional bus routes are within close proximity. The site is situated within a short
distance of community facilities and amenities. The Earl and Birdie Taylor Branch Library is
located within two blocks of the subject site and recreational opportunities at the beach are
within a short walking distance.
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While the entire site is designated for residential use in the Pacific Beach Community Plan, the
existing zoning for the site is split between Residential Multi-Unit (RM-2-5) and Community
Commercial (CC-4-2) (see Attachment 5). The existing CC-4-2 zoning on the western portion of
the site is inconsistent with the community plan Residential designation. The community plan
allows only for residential use within the Residential land use designation and does not allow for
commercial uses. A concurrent rezone for the portion of the property that is zoned residential
will be processed concurrently if the plan amendment is initiated.
The proposed plan amendment and rezone would allow for a coterminus alignment of the land
use and zoning and it will also allow for the addition of a commercial component to what would
otherwise be an entirely residential project. The proposed Community Commercial designation
allows for small to medium scale community-serving retail, commercial service, and business
and professional offices. The re-designation of this site to Community Commercial would allow
for both commercial and residential uses consistent with the Community Commercial zone on
the site. There is currently no designation for mixed or multiple use in the Pacific Beach
Community Plan.
Neither the proposed Community Commercial designation nor the implementing zone CC-4-2
require residential use. If initiated, measures to ensure the implementation of mixed-use on the
site will need to be examined. Community plan language may need to be amended to require
residential units as part of a commercial development on this site. The current application is for
a mixed-use development project of three residential apartments and approximately 958 square
feet of commercial space fronting on Grand Avenue.
Staff has identified two additional properties that should be analyzed for inclusion into the plan
amendment. The property immediately to the west of the subject site is designated for residential
use and zoned for commercial use. The site is currently developed with residential use but may
be currently used by the adjacent Hare Krishna temple for accessory commercial uses. The Pet
Hospital property on the south side of Grand Avenue is also designated for residential use and
zoned for commercial use. If this plan amendment is initiated, the boundaries of the plan
amendment may need to be expanded to include these properties. Together with the subject
property, these commercial properties will create a feasible extension of the commercial center to
the West. Although the plan amendment application requests the re-designation of only the one
site, staff has discussed including these other properties with the applicant, and the applicant is
amenable to expanding the boundaries of the plan amendment. However, associated
development permits will be processed only for the subject site of which the applicant holds
ownership.
DISCUSSION
Before a community plan amendment can be initiated, Section 122.0104 of the Municipal Code
requires that any one of three initial criteria or all four supplemental criteria specified in the code
must be met. The Planning Department does not believe that any of the following three initial
criteria can be met:
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(1)

The amendment is appropriate due to a mapping or textural error or,
omission made when the original land use plan or local coastal program was
adopted or during subsequent amendments;

(2)

Denial of initiation would jeopardize the public health, safety or general
welfare;

(3)

The amendment is appropriate due to a material change in circumstances,
since the adoption of a land use plan or local coastal program whereby denial
of initiation would result in a hardship to the applicant by denying any
reasonable use of the subject real property.

The Planning Department does, however, believe that all of the following supplemental criteria
can be met:
(1)

The proposed land use plan amendment is consistent with the goals and,
objectives of the Progress Guide and General Plan and the Pacific Beach
Community Plan.
The proposed land use amendment would allow for the addition of commercial
uses on the site and the development of a mixed-use project. Mixed-use is
supported by the goals and policies of the Pacific Beach Community Plan and the
Progress Guide and General Plan. The community plan envisions mixed-use
along the transit corridors of the community in order to promote pedestrian and
transit use. Grand Avenue is designated as a transit corridor in the community
plan which is supportive of commercial and mixed-use development. The
Strategic Framework Element also identifies a potential neighborhood village
center in the vicinity of the site and encourages the integration of residential and
commercial uses. The proposed plan amendment would allow for the
development of commercial or mixed-use in conformance with the goals of the
Progress Guide and General Plan and the Pacific Beach Community Plan.

(2)

The proposed land use plan amendment appears to offer a public benefit to
the Community or City.
The proposed amendment to the Pacific Beach Community Plan appears to offer a
public benefit to the community. The proposed amendment would allow for the
addition of a commercial component in what would otherwise be an entirely
residential project. The proposed Commercial designation and zone would allow
for an equivalent residential density as the existing residential land use (up to 29
dwelling units per acre) but will also allow the addition of a commercial
component. With the additional two properties, a continuous commercial
designation will be extended along Grand Avenue to match existing uses and
zoning with the proposed Community Commercial land use designation.
Additional commercial use on Grand Avenue may help to improve the street
atmosphere and promote pedestrian usage along this community corridor. The
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community plan identifies creating safe and pleasant pedestrian linkages as an
overall goal for the community. In addition, the proposed plan amendment would
provide more efficient use of the site by locating commercial and residential uses
together.
(3)

Public services appear to be available to serve the proposed increase in
density or intensity of use.
Pacific Beach is an urbanized community and all needed public services are
available in the community. If the plan amendment is initiated, analysis of public
services and facilities will be conducted with the review of the plan amendment.

(4)

City staff is available to process the proposed land use plan amendment
without any work being deferred on General Fund supported programs or
ongoing plan updates.
Staff is available to process this amendment request without delaying General
Fund programs or ongoing plan updates, as the Planning Department’s work
program includes staff time for non-General Fund development projects.
However, delays in processing the plan amendment could occur based on staff
levels and workload. The costs associated with processing this amendment will
be paid for by the applicant.

As outlined above, the proposed plan amendment meets all the supplemental initiation criteria;
therefore, the Planning Department staff recommends the proposed amendment to the Pacific
Beach Community Plan and the Progress Guide and General Plan be initiated.
The following land use issues have been identified with the initiation request. If initiated, these
issues, as well as others that may be identified, will be analyzed and evaluated through the
community plan amendment review process:
1. Analysis of expanding the boundaries of the plan amendment to the two residentially
designated parcels in the commercial zone;
2. Compatibility of the proposed mixed-use development with adjacent residential
development;
3. Measures to ensure the provision of a mixed-use development;
4. Implementation of the Pacific Beach Community Plan Transit-Oriented Development
Standards;
5. The impact additional commercial and potential residential development would have on
public services and facilities;
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6. Evaluation of any traffic impacts associated with the addition of a commercial
component on the site; and
7. Rezone of the residentially zoned portion of the site to commercial for consistency with
the proposed commercial land use.
Although staff believes that the proposed amendment meets the necessary supplemental criteria
for initiation, staff has not fully reviewed the applicant’s proposal. Therefore, by initiating this
community plan amendment, neither staff nor the Planning Commission is committed to
recommend in favor or denial of the proposed amendment.
ALTERNATIVES
•

Deny the initiation request and maintain the existing residential land use designation in
the Pacific Beach Community Plan.

Respectfully submitted,

_______________________________
Robert J. Manis
Program Manager
Planning Department

____________________________
Melissa Devine
Junior Planner
Planning Department
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Location Map
Land Use Map
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Transit Corridor Map
Land Use & Draft Zoning Map
Ownership Disclosure Statement

-6-

Attachment 1

Attachment 2

Attachment 3

Attachment 4

Attachment 5

Pacific Beach Community Plan
Land Use & Draft Zoning

-2
CC-4

Zoning Boundary

-5
RM-2

-2
CC-4

-1
RM-1
Attachment 1

RM-1

-1

Attachment 6

