DATE ISSUED: April 20, 2017 REPORT NO. PC-17-031
HEARING DATE: April 27,2017

SUBJECT: HILLEL CENTER FOR JEWISH LIFE - Process Five Decision.

PROJECT NUMBER: 221995

REFERENCE: Planning Commission Report No. PC-05-004 (Attachment 10)
Planning Commission Report No. PC-08-119 (Attachment 11)

OWNER/APPLICANT:  Hillel of San Diego and Robert Marshall, Owners/
Hillel of San Diego, Applicant (Attachment 14).

SUMMARY:
Issue: Should the Planning Commission recommend approval to the City Council of a two-
phase development utilizing an existing residence for religious offices and the construction

of a Jewish religious student center in the La Jolla Community Plan area?

Staff Recommendations:

1. Recommend the City Council CERTIFY Environmental Impact Report No. 212995 with
Findings and ADOPT Mitigation Monitoring and Reporting Program;

2. Recommend the City Council APPROVE Site Development Permit No. 758098;
3. Recommend the City Council APPROVE Public Right-of-way Vacation No. 758099; and
Community Planning Group Recommendation - On June 7, 2012, the La Jolla Community

Planning Association voted 10:2:1 to recommend denial of the project. For additional
information please refer to Attachment 9.

La Jolla Shores Advisory Board Recommendation - On November 20, 2012, the La Jolla
Shores Advisory Board made a motion to recommend approval of the project, yet the
motion failed for a lack of four affirmative votes (Attachment 13).

Environmental Review - An Environmental Impact Report No. 212995 and draft Candidate
Findings have been prepared for the project in accordance with the State of California
Environmental Quality Act (CEQA) Guidelines. A Mitigation, Monitoring, and Reporting
Program would be implemented which would reduce, to below a level of significance, the
potential environmental impacts identified from the environmental review process.
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Fiscal Impact Statement - No fiscal impact. All costs associated with the processing of the
application are recovered through a deposit account funded by the applicant.

Housing Impact Statement - The proposed Hillel Center for Jewish Life is located on parcels
designated for Low Density Residential (5-9 dwelling units per acre). The site contains a
portion of the adjacent public right-of-way that is proposed to be vacated as part of the
project. Without the public right-of-way being vacated, the site would allow three dwelling
units. With the public right-of-way being vacated, the site would allow seven dwelling units.
Therefore, there would be a net loss of three to seven dwelling units on the site to allow for
the proposed project.

BACKGROUND

The project proposes to construct a two-phase project for the development of a religious facility.
The entire site is located at 8976 Cliffridge Avenue and on a vacant 0.77-acre lot at 9009 La Jolla
Scenic Drive North totaling 0.98-acre within the La Jolla Community Plan area within the La Jolla
Shores Planned District SF Zone (Single Family), Coastal Height Limit Overlay Zone, and the Campus
Parking Impact Overlay Zone at (Attachment 1). The site is not within the Coastal Overlay Zone. The
property located at 8976 Cliffridge Avenue is presently developed with a single family dwelling unit
currently being utilized as a temporary Hillel Center (Attachment 2). The La Jolla Community Plan
Land Use Map identifies the proposed project site for low density residential development at a
density range of five to nine dwelling units per acre (Attachment 4).

In 2003, Hillel submitted applications for a Site Development Permit (SDP), a Planned Development
Permit (PDP), and a public right-of-way vacation for a 12,000 square-foot Hillel Center for Jewish Life
(Project PTS No. 6098). On March 3, 2005, the Planning Commission voted 5-0 to recommend the
City Council deny SDP No. 158094. On May 9, 2006 the City Council voted 6-2 to approve the project
by adopting Resolutions R-301432, 301437, 301433, and 301435. Due to litigation disputes, on May
28, 2010, the Superior Court of the State of California issued a Peremptory Writ commanding
Resolutions R-301432, 301437, 301433, and 301435 for Project No. 6098 be rescinded.

OnJune 12, 2008, the applicant submitted a slightly revised Hillel Student Center under Project No.
149437. The project scope was generally the same as the 2003 submittal with the addition of 28 on-
site parking spaces supplied by parking lifts. On November 8, 2008, the Planning Commission voted
4-1-1 to recommend the City Council deny the project. Subsequent to the Planning Commission
hearing, Project No. 149437 was withdrawn.

Project Description

On July 28, 2011, Hillel submitted the current application for a Site Development Permit and a Public
Right-of-Way Vacation for a two phased development (PTS No. 212995). The proposed project is a
scaled-down version of the 2003 and 2008 plans and consists of a 6,479 square-foot religious facility.
The existing single-family dwelling unit located at 8976 Cliffridge Avenue (Phase I), currently being
used as a temporary Hillel Center for Jewish Life, is anticipated to be used for that purpose until the
permanent facility in Phase Il is constructed. At that time, the 8979 Cliffridge Avenue site will be
converted back to a single family dwelling unit. The conversion is a requirement of the permit as
identified in Condition No. 57, which indicates the temporary religious student shall be converted to
a single family dwelling unit within 120 days subsequent to final Inspection of the permanent
religious student center.



As indicated above, Phase | would temporarily continue the use of the existing single family dwelling
unit located at 8976 Cliffridge Avenue for religious offices and related uses. Phase Il would develop
the vacant lot (9009 La Jolla Scenic Drive North) with a permanent 6,479 square-foot religious
student center, surface parking lot for 27 vehicles; and retain 10,000 square feet for a landscaped
area as a public amenity with a bike and pedestrian path from La Jolla Scenic Drive to the corner of
Torrey Pines Road and La Jolla Village Drive. Upon the completion of Phase I, the temporary
religious uses of the existing structure located at 8976 Cliffridge Avenue would revert back to a
single family dwelling unit.

Phase Il will include the development of three structures consisting of a Student Center, Library, and
Professional Leadership building. The Student Center would include a lounge, meeting rooms, and
restrooms on the ground floor. The second floor will include an activity room and board room. The
Library will include the main library room, study/conference room, and chapel. The Professional
Leadership Building will include a conference room, offices, and restrooms. The Project would
incorporate several design features allowing the Phase Il buildings to be complementary to the
existing single family neighborhood. The buildings would utilize variations in height, sloping roof
lines, a variety of materials and textures and the articulation of massing to reduce the perceived
volume of the buildings. When viewed from the surrounding streets, the buildings would appear as
several smaller structures rather than as one large building (Attachment 16). The articulation of the
massing to reduce the perceived volume of the buildings would result in a harmony of scale
between the project and the existing development pattern of single family dwellings in the
neighborhood. Torrey Pine trees in a natural California landscape would be used both as street trees
and in informal groupings around the periphery of the project site to further soften and screen the
Phase Il building at maturity. The parking area is screened from view by low walls and by locating
the entrance driveway along La Jolla Scenic Way and the primary pedestrian entrance from La Jolla
Village Drive, both away from the existing residential areas.

The Project’s height will reach 28 feet, two feet lower than the allowed height in the SF Zone and the
Coastal Height Limit Overlay Zone limit of 30 feet. The La Jolla Community Plan recommends
avoiding extreme and intrusive changes to the residential scale of the neighborhoods, and promotes
good design and harmony within the visual relationships and transitions between new and older
structures. The proposed Project is designed to relate to the adjacent residential structures by
varying the bulk and scale of the massing, and by varying the roofline.

The Project's access will be located off of La Jolla Scenic Way. This is the preferred location to enter
and exit the site as it avoids the heavily traveled La Jolla Village Drive. Additionally the driveway
access provides a separation between the single family residences to the south and the proposed
activities on the site. The Project is consistent with the allowed uses and development regulations of
the zone, as allowed through the Site Development Permit process as of the deemed complete date.

The Project’s design incorporates a roof-mounted photovoltaic system consisting of solar panels and
a fuel cell sufficient to generate at least 30 percent of the project’s projected energy consumption. In
addition, the Project proposes to meet the standards required to obtain a Leadership in Energy and
Environmental Design (LEED) Silver rating.

The surrounding land uses are single family residential development to the east and south, to the
west, across Torrey Pines Road are parks and open space and to the north across La Jolla Village
Drive is University of California San Diego (UCSD). The University Community Plan area is north of La
Jolla Village Drive and designates the land use north of La Jolla Village Drive as Public
Facilities/Institutional.
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The Project requires several actions to approve the development as proposed. The Planning
Commission must recommend to the City Council certification of an Environmental Impact Report,
and approval of both a Public Right-of-Way Vacation, and a Site Development Permit. The Public
Right-of-Way Vacation is required to vacate a portion of La Jolla Scenic Drive and the Site
Development Permit is required to allow development within the La Jolla Shores Planned District
with deviations from the applicable development regulations for sustainable building projects
(SDMC sections 125.0910(a), 1510.0201(a), and 143.0920). Supplemental Findings are required to be
made to approve deviations to the development regulations for an Affordable/In-Fill Housing and
Sustainable Building projects. (SDMC section 126.0504(m).)

SF Zone Use Change

The application for this project was deemed complete on July 28, 2011, when San Diego Municipal
Code (SDMC) section 1510.0303(e) allowed by right “Churches, Temples or buildings of a permanent
nature, used primarily for religious purposes” within the SF zone of the La Jolla Shores Planned
District. While section 1510.0303 was later amended and no longer allows such buildings in the SF
zone, it is the Development Services Department practice to apply the regulations effective on the
date an application is deemed complete, and therefore this project application was processed under
the version of Section 1510.0303 that was effective on July 28, 2011.

Deviations

The Project applicant requests one temporary deviation from the SDMC regulations until Phase Il is
completed. This includes a minimum width of a non-residential driveway. SDMC section 142.0560
requires a 24-foot wide driveway for a non-residential use. The applicant requests a 12-foot-wide
driveway for the 8976 Cliffridge Avenue/Phase | site during its temporary religious use. When Phase
Il is completed, the religious office and related uses at 8976 Cliffridge Avenue would move to the
completed Phase Il building and the temporary use of the single family residential dwelling structure
would revert to its original single family use, which only requires a 12-foot curb cut and two parking
spaces.

Staff supports the temporary deviation to a 12-foot wide curb cut. The narrower driveway is
temporary in nature, and the structure use is expected to revert back to a single family residence.
The deviation reduces the impacts to on-street parking, and allows for appropriate separation
between the driveway and the required pedestrian ramp which matches the existing pedestrian
ramp on the opposite side of the street.

The project is proposing as additional permanent deviation to the minimum parking requirements
for the new 6,479 square-foot Hillel Center for Jewish Life. SDMC Table 142-05G “Parking Ratios for
Specified Non-Residential Uses” identifies parking requirements for "Churches and places of religious
assembly." This category of use considers the parking needs associated with gatherings of large
numbers of people at the same time. This is demonstrated by the units of measure being "seats,"
"pew space" and/or "assembly area." The project does not propose pews, permanent seats for
services or assembly area, therefore a Parking Deviation Request is proposed for the project. The
deviation would allow the project to provide parking based on the specific needs of the facility as
determined by existing comparable facilities. The results of parking surveys, including an evaluation
of the number of individuals who indicated they would walk to the facility concluded that a total of
27 parking spaces would be adequate to serve the anticipated programing at the facility.
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General Plan/Community Plan Analysis

The proposed project is located on parcels designated as Low Density Residential (5-9 dwelling units
per acre) in the La Jolla Community Plan. The proposed project is subject to the La Jolla Shores
Planned District Ordinance (LJSPDO) which at the time that the project application was deemed
complete on July 28, 2011, allowed churches, temples or buildings of a permanent nature, used
primarily for religious purposes in SF zone. (SDMC section 1510.0303(e)).

The La Jolla Community Plan encourages and promotes energy efficient building design and
orientation. The project proposes solar panels and LEED certification. The La Jolla Community Plan
recommends new residential development comply with the landscaping and streetscape guidelines
identified in the residential element and those of Appendix E of the plan. Appendix E recommends
Torrey Pines as street trees. The proposed project includes Torrey Pines as street trees as well as
several new plantings in the open space area.

The City of San Diego’s General Plan adopted in 2008 set forth a variety of goals and policies to
implement the City of Villages Strategy. The village concept is defined as “the mixed-use heart of a
community where residential, commercial, employment, and civic uses are all present and
integrated.” The Project contributes towards fulfilling the concept of a village by providing a mix of
uses in close proximity: UCSD, the single family dwelling units and the Hillel development. This
would provide students and local residents the possibility of accessing the Hillel development on
foot, or bicycle and also by car. It further contributes to a mix of uses that work together to create
strong neighborhoods and communities. The proposed land use is consistent with the General Plan,
La Jolla Community Plan and the La Jolla Shoes Planned District Ordinance land use designations.

Environmental Analysis

The environmental analysis for the Project evaluated the potential for impacts resulting from project
implementation in accordance with the California Environmental Quality Act. The Environmental
Impact Report (EIR) concluded the Project would result in significant and mitigated direct impacts
associated with Biological Resources, Noise and Paleontological Resources. Implementation of
Mitigation Monitoring and Reporting Program would reduce the environmental effects of the Project
to below a level of significance. Neither the Phase I/Phase Il project nor the Existing with
Improvements Option would result in significant unmitigated impacts.

Conclusion

The proposed project and all issues identified through the review process have been resolved in
conformance with adopted City Council policies and regulations of the Land Development Code.
Staff has provided draft findings to support approval of the proposed Right-of-Way Vacation and
proposed development. Staff is recommending the Planning Commission recommend the City
Council approve the Project, Phases | and Il, as proposed.

ALTERNATIVES
1. Recommend the City Council CERTIFY Environmental Impact Report No. 212995 and ADOPT

Mitigation Monitoring and Reporting Program; and APPROVE Site Development Permit
No. 758098 and Public Right-of-way Vacation 758099, with modifications.
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