ITEM NO. 35/

STAFF REPORT CITY OF OCEANSIDE
- DATE: November 19, 2014

TO: Honorable Mayor and City Councilmembers

FROM: Development Services Department

SUBJECT: ADOPTION OF A RESOLUTION UPHOLDING PLANNING
COMMISSION RESOLUTION NO. 2014-P24 FOR THE
CONSTRUCTION OF TWO ADDITIONAL CONDOMINIUM UNITS ON
A NEWLY CREATED THIRD FLOOR OF AN EXISTING FOUR-UNIT
CONDOMINIUM COMPLEX AT 809 SOUTH PACIFIC STREET -
APPLICANT: STRANDS END LIMITED, LLC.

SYNOPSIS

Staff recommends that the City Council adopt a resolution upholding Planning
Commission Resolution No. 2014-P24 approving Tentative Tract Map (T14-00001),
Development Plan (D13 00012), and Regular Coastal Permit (RC13- -00016) for the
construction of two additional condominium units on a newly created third floor of an
existing four-unit condominium complex at 809 South Pacific Street.

BACKGROUND

The subject 9,750-square-foot property was originally subdivided in 1906 and is part of
the Meyers Addition.

On October 6, 2014, the Planning Commission by a vote of 7 to 0 approved the addition
of two condominium units on a newly created third floor of an existing four-unit
condominium complex under Tentative Tract Map (T14-00001), Development Plan (D13-
00012) and Regular Coastal Permit (RC13-00016).

On October 16, 2014, the project was called for review by Mayor Wood and Deputy
Mayor Sanchez. The call for review provided several reasons which are discussed
under the analysis section of this report.

The project site is zoned Residential-Tourist (RT), has a land use designation of Urban
High-Density Residential (UHD-R), and is located within the Townsite Planning
Neighborhood. These designations provide for single and multi-family residential uses
serving both residents and visitors. The subject property abuts single-family residences
to the north and south, bungalow-style apartments to the east, and the Pacific Ocean to
the west.



PROJECT DESCRIPTION

The subject site is fully developed with an existing four-unit condominium complex
designed with two habitable stories over basement/garage. The basement/garage area
provides 11 off-street parking spaces and multiple storage areas and mechanical
rooms. The roof top has been utilized as deck area with those portions enclosed being
utilized as mechanical equipment room and stairwell access to the rooftop deck.

The lot measures approximately 75 feet in width and 130 feet in length, which is typical
of beachfront properties south of Wisconsin Avenue. The property occupies a portion
of coastal bluff that descends approximately 10 vertical feet from South Pacific Street to
the Strand which is located immediately inland of the revetment.

The proposed project is a request to allow the minor demolition of an existing roof top
deck and the construction of a third floor with two additional condominium units upon
the existing two-story, 10,483-square-foot four-unit condominium complex. The
proposed addition of a third story with two condo units totaling 4,608 square feet
combined would maintain the original four-unit footprint and would provide a total of 12
off-street parking spaces within the existing subterranean enclosed garage which is
accessed directly off the Strand. The proposed addition of two units along with a
condominium subdivision would establish a new density of 26.8 dwelling units per acre,
where the permitted density range for the RT zoned parcel is 29.0-43.0 D.U./acre.
Although the pattern and character of development in the surrounding area is that of
multi-family residential, the actual use of the properties in the area west of Pacific Street
are predominately those of vacation rentals.

ANALYSIS

Call for Review of the Planning Commission Decision to Approve the Project by Mayor
Wood and Deputy Mayor Sanchez on the following grounds:

The project is inconsistent with the character of the surrounding community.
The project seeks to establish higher densities resulting in excessive
environmental impacts such as public access, impacts to the road systems, and
privatizing of beaches all of which have not been analyzed and addressed.

e The density, height, and bulk, scale are inconsistent with the Local Coastal Plan
(LCP) and results in “canyonization”.

e The project represents a continued piece-meal alteration of the LCP and is in
violation of the LCP.

e The project is in direct violation of Council Policy with regards to the Mini-Dorm
Ordinance.

e Also by reference, the objections by the community, represented by Erik L.
Schraner, Esq., of Seltzer, Caplan, McMahon and Vitek

Staff reviewed the issues above, and believes that each of the concemns raised were
addressed during staff's review of the proposed project and considered as part of the
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projects approval by the Planning Commission. As designed and conditioned, the project
proposes a residential addition and subdivision that meets all development regulations
contained within the 1986 Zoning Ordinance and City of Oceanside Subdivision
Ordinance and is consistent with the City’s General Plan Land Use Element and the Local
Coastal Plan.

Listed below are the grounds related to this call for review, along with staff's response to
each concern.

Issues

Issues 182: The project is not consistent with the character of the surrounding
community and in fact seeks to establish such a higher density and intensity
of use that the project results in extremely excessive environmental
impacts, insufficiently analyzed and addressed.

Staff Response:

The project is zoned Residential-Tourist (RT), which allows for single-family residential,
multi-family residential, and vacation rentals. The proposed project is a multi-family
residential project proposed for conversion from a four-unit condominium complex to a
six-unit condominium complex. The proposed residences would be consistent with
existing higher density multi-family developments located immediately adjacent to the
site and while integrated with some smaller single-story multi-family residence, the
overall product type would be compatible with the surrounding neighborhood. The
height and overall scale of the newly expanded six-unit condominium complex would
maintain the original development’s architectural design treatments and would blend in
with the overall existing pattern of development, which incorporates three stories over
basement type designs. Exterior wall treatments, fenestration and other finish materials
would be maintained as originally approved and in a manner that visually complement
the area. The muiti-family residential project currently operates as a vacation rental
subject to the City's Temporary Occupancy Tax (TOT). As such, no changes, other than
the addition of two units on a newly created third floor, are proposed. The project while
creating a higher density than currently exist, will remain below based density for the
Urban High-Density Residential (UHD-R) designated parcel.

The R-T zone, in accordance with Section 3202 of the 1986 Zoning Code, permits
condominiums, tourist cottages, and summer rentals. These are all uses proposed by
this project.

The project was analyzed under the provisions of CEQA. It was determined that because
the project consists of new construction and the conversion of a small structure that does
not exceed six units within an urbanized area, the project qualifies for issuance of a Class
3 categorical exemption, specifically, Section 15303 (b) "New Construction or Conversion
of Small Structures”.



Issue 3: The density, height, bulk, scale are inconsistent with our local coastal plan,
resulting instead in a "canyonization" of Pacific Street, our first street east of
the beach, with tremendous environmental impacts on the road in terms of
public access, essentially privatizing our public beach.

Staff Response:

The subject proposal to add two condominium units above the existing four
condominium units would maintain consistency with the overall architectural design
established with the original development back in 2006. As for massing of the two
newly created units, enhanced setbacks (approximately 24’-0") from the front property
line along South Pacific Street and (approximately 14°-0”) from the rear property line
along the Strand will be provided, thereby precluding the creation of a "canyonization"
effect. Overall design has been determined to be consistent with the bulk and scale of
the surrounding 800 Block of South Pacific Street. The proposed six-unit condominium
complex is three stories in height, does not exceed the allowable height limit of 35 feet
above average grade and has been developed in a manner that respects the view shed
as seen from South Pacific Street.

Staff finds that massing impacts, while different from what exist today, would be
reduced through the previously discussed enhanced setbacks. Ultimately, the addition
of two units utilizing the existing architectural design of the condominium complex would
provide only a minor noticeable change within the 800 block of South Pacific Street,
and would in turn provide for additional housing stock in the coastal zone or residential
tourist accommodations as vacation rentals.

As for impacts to public access to the beach, existing public access to the beach exist
within 200 feet at Wisconsin street and south at Hayes Street. The proposal to add two
condominium units would not require any off-site improvements; therefore, no impacts
to public access will occur as a result of the project.

Issue 4: The project represents a continued piece-meal alteration of the LCP and is
in violation of the LCP.

Staff Response:

Staff finds that the proposed project is within the Local Coastal Zone and as designed,
would comply with all provisions of the LCP. Projects within the Coastal Zone are
required to meet the provisions of the adopted LCP and the underlying RT zone. Such
projects must provide sensitive development in order to promote and achieve
compatibility with surrounding development. The existing and evolving character of the
neighborhood within the Coastal Zone and site-specific design elements have been
considered at length throughout the design and review of this project.

The Coastal Act requires that the visual qualities of the Coastal Zone shall be protected
and that new development be sited and designed to be visually compatible with the
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character of surrounding areas. All improvements to the property will not impact the
surrounding areas, neighbors, or coastal views. Development of the proposed two
additional condominium units would be consistent with the existing neighborhood in
design, materials, colors, and type. The project has been designed to respect adjacent
viewsheds by establishing a maximum height and finished pad that is similar to the
adjacent multi-family and single-family residences within the Townsite Neighborhood.

Issue 5: This project is in direct violation of Council Policy, with regard to our Mini-
Dorm Ordinance.

Staff Response:

The Mini-Dorm Ordinance does not pertain to the proposed project. The subject
ordinance has not been certified as an amendment to the City’s LCP.

Issue 6: The objections by the community, represented by Erik L. Schraner, Esq., of
Seltzer, Caplan, McMahon and Vitek by reference.

Staff Response:
A letter in the form of a legal complaint was submitted on September 22, 2014, by the
legal firm: Seltzer, Caplan, McMahon, and Vitek (Attachment 5). Staff's response to

this legal complaint is included as Attachment 6.

FISCAL IMPACT

The applicant has paid all fees required for the consideration of this application.

COMMISSION OR COMMITTEE REPORT

The Planning Commission reviewed the Tentative Tract Map, Development Plan, and
Regular Coastal Permit on October 6, 2014. Public hearing notices were mailed to
business and residential property owners within the 300-foot radius and occupants
within the 100-foot radius of the proposed project. The Planning Commission confirmed
issuance of a Class 3 Categorical Exemption and approved the project in a 7-0 vote.

CITY ATTORNEY'S ANALYSIS

Pursuant to Oceanside Zoning Ordinance Article 4605, the City Council is authorized to
hold a public hearing on the appeal of this project’s applications. Consideration of the
appeal should be based on the record of the decision of the Planning Commission and
evidence presented at the public hearing. After conducting the public hearing, the
Council shall affirm, modify, or reverse the Planning Commission’s decision. If the
decision is modified or reversed, the City Council is required to state the specific reasons
for the modification or reversal. A resolution would then need to be prepared and brought
back to Council for consideration.



RECOMMENDATION

Staff recommends that the City Council adopt a resolution upholding Planning
Commission Resolution No. 2014-P24 approving Tentative Tract Map (T14-00001),
Development Plan (D13-00012), and Regular Coastal Permit (RC13-00016) for the
construction of two additional condominium units on a newly created third floor of an
existing four-unit condominium complex at 809 South Pacific Street.

PRERE SUBMITTED BY:
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By «-\‘

Richard Greenbauer Steve Jepsen
Senior Planner City Manager

REVIEWED BY:
Michelle Skaggs-Lawrence, Assistant City Manager

Marisa Lundstedt, City Planner 9£

ATTACHMENTS:

Site Plans/Floor Plans & Elevations

City Council Resolution

Planning Commission Staff Report dated October 6, 2014
Call for review

Legal Complaint Letter

Staff Response to Legal Complaint Letter
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ATTACHMENT 2

RESOLUTION NO.

A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF OCEANSIDE UPHOLDING PLANNING COMMISSION
RESOLUTION NO. 2014-P24 AND APPROVING
TENTATIVE TRACT MAP (T14-00001) DEVELOPMENT
PLAN (D13-00012) AND REGULAR COASTAL PERMIT
(RC13-00016) FOR THE ADDITION OF TWO
CONDOMINIUM UNITS ON AN EXISTING FOUR-UNIT
CONDOMINIUM COMPLEX LOCATED AT 809 SOUTH
PACIFIC STREET

(Strands End Limited, LLC. - Applicant)

WHEREAS, a call for review was filed of the Planning Commission approval of
Tentative Tract Map (T14-00001), Development Plan (D13-00012), and Regular Coastal
Permit (RC13-00016) for the for the construction of two additional condominium unis on a
newly created third floor of an existing four-unit condominium complex at 809 South Pacific
Street, to which such real property is more particularly deséribed in Exhibit "A", attached
hereto and incorporated herein by reference;

WHEREAS, on September 22, 2014 the Planning Commission of the City of Oceanside, at
the request of the applicant took action to continue consideration of Tentative Tract Map (T14-
00001), Development Plan (D13-00012), and Regular Coastal Permit (RC13-00016) to the
October 6, 2014 meeting;

WHEREAS, on October 6, 2014 the Planning Commission of the City of Oceanside, after
holding a duly advertised public hearing, adopted Resolution No. 2014-P24, approving said
Tentative Tract Map (T14-00001), Development Plan (D13-00012), and Regular Coastal Permit
(RC13-00016);

WHEREAS, on November 19, 2014, the City Council of the City of Oceanside held a duly
noticed public hearing and heard and considered evidence and testimony by all interested parties
concerning the Planning Commission approval on the above identified Tentative Tract Map,

Development Plan, and Regular Coastal Permit; and
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WHEREAS, based on such evidence, testimony and staff reports, this Council finds that
the findings of fact articulated by the Planning Commission adequately address all zoning and
planning issues with regard to this project and the Council accepts the findings of fact as set forth

in Planning Commission Resolution No. 2014-P24 as attached hereto as Exhibit “B”, and

incorporates them by reference as if fully set forth herein;

WHEREAS, a Notice of Exemption was prepared by the Resource Officer of the City of
Oceanside for this project pursuant to the California Environmental Quality Act of 1970 and the
State Guidelines thereto as amended to date, and approved by the Planning Commission in
conjunction with its actions on the applications; |

NOW, THEREFORE, the City Council of the City of Oceanside does resolve as follows:

1. The Council affirms the Planning Commission action of October 6, 2014 and upholds
the approval of the application for Tentative Tract Map (T14-00001), Developmeént Plan
(D13-00012), and Regular Coastal Permit (RC13-00016) and confirmation of the Notice
of Exemption. Planning Commission Resolution No. 2014-P24 is attached hereto as
Exhibit “B” and incorporated herein by this reference;
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2. Notice is hereby given that the time within which judicial review must be sought on this
decision is governed by CCP Section 1094.6(b) as set forth in Oceanside City Code
Section 1.10, and Public Resources Code §21167(d).

PASSED and ADOPTED by the City Council of the City of Oceanside, California this
day of , 2014, by the following vote:
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AYES:
NAYS:
ABSENT:
ABSTAIN:

Mayor of the City of Oceanside

ATTEST: APPROVED AS TO FORM:
OFFICE OF THE CITY ATTORNEY
/
YV
City Clerk

ﬂ Aftorney




EXHIBIT 4

e Order Number:  DIV~-4456307
R Page Number: 7

: ¢ @gg%%%@;gﬁa LEGAL DESCRIPTION
“ F o r Y )
%? ¢ e R&H Property in the City of Oceanside, County of San Diego, State of California, described ag
| (OFRedtpr
e follows:

A CONDOMINIUM COMPRISED OF:

PARCEL 1:

AN UNDIVIDED ONE-FOURTH (1/4) INTEREST IN AND TO PARCEL 1 OF PARCEL MAP 19983, IN
THE CITY OF OCEANSIDE, COUNTY OF SAN DIEGO, STATE OF CALIFORNIA, FILED IN THE

OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY APRIL 25, 2006 AS FILE NO, 2006-
0287001 OF OFFICIAL RECORDS.

EXCEPTING THEREFROM

A. ALL UNITS AS SHOWN ON THE CONDOMINIUM PLAN OF 809 SOUTH PACIFIC STREET, As
RECORDED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, APRIL 26,
2006 AS FILE NO. 2006-0291174 OF OFFICIAL RECORDS,

B. THE EXCLUSIVE RIGHT TO USE THE EXCLUSIVE USE COMMON AREAS DESIGNATED
GARAGE/PARKING SPACE G-*, DECK D-* AND STi ORAGE S* AS SET FORTH ON SAID
CONDOMINIUM PLAN

PARCEL 2:
UNIT A, AS SHOWN ON THE CONDOMINIUM PLAN OF 809 SOUTH PACIFIC STREET.

PARCEL. 3:

THE EXCLUSIVE RIGHT TO USE OF THOSE PORTIONS OF PARCEL 1 OF PARCEL MAP 19983
DESCRIBED IN PARCEL 1 ABOVE, DESIGNATED AS G-A, D-A, AND S-A AS APPURTENANT TO
PARCELS 1 AND 2 ABOVE DESCRIBED.

APN: 150-356-13

First American Title
Paae 7 of 34
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EXHIBIT 4

PLANNING COMMISSION
RESOLUTION NO. 2014-P24

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF OCEANSIDE, CALIFORNIA APPROVING A
TENTATIVE MAP, DEVELOPMENT PLAN AND REGULAR
COASTAL PERMIT ON CERTAIN REAL PROPERTY IN THE

CITY OF OCEANSIDE
APPLICATION NO: T 14-00001, D13-00012, RC13-00016
APPLICANT: Strands End Limited LLC.
LOCATION: 809 South Pacific Street

THE PLANNING COMMISSION OF THE CITY OF OCEANSIDE, CALIFORNIA DOES
RESOLVE AS FOLLOWS:

WHEREAS, there was filed with this Commission a verified petition on the forms
prescribed by the Commission requesting a Tentative Map, Development Plan, and Regular Coastal
Permit under the provisions of the City of Oceanside Local Coastal Program and 1986 Zoning
Ordinance to permit the following:

construction of two additional condominium units totaling 4,608 square feet on a new

third floor of an existing four-unit condominium complex. Upon completion, the overall

project would consist of six condominium units totaling 15,091 square feet of habitable
area, 2,248 square feet of deck area, and including a 3,625-square-foot enclosed garage
that will accommodate a total of 12 parking spaces;

on certain real property described in the project description.

WHEREAS, the Planning Commission, after giving the required notice, did on the 22™ day
of September 2014, continue the subject project to the Planning Commission meeting of October 6,
2014;

WHEREAS, the Planning' Commission, after giving the required notice, did on the 6% day
of October, 2014 conduct a duly advertised public hearing as prescribed by law to consider said
application.

WHEREAS, pursuant to the California Environmental Quality Act of 1970, and State

Guidelines thereto the proposed project constitutes new construction or conversion of small
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structures for not more than six units in an urbanized area, and the project is categorically

exempt, Class 3, “New Construction or Conversion of Small Structures” (Section 15303 (b)).

WHEREAS, there is hereby imposed on the subject development project certain fees,

dedications, reservations and other exactions pursuant to state law and city ordinance;

WHEREAS, pursuant to Gov’t Code §66020(d)(1), NOTICE IS HEREBY GIVEN that the

project is subject to certain fees, dedications, reservations and other exactions as provided below:

Description

Parkland Dedication/Fee
Drainage Fee

Public Facility Fee

School Facilities Mitigation
Fee

Traffic Signal Fee

Thoroughfare Fee

Water System Buy-in Fees

Wastewater System Buy-in
fees

San Diego County Water
Authority Capacity Fees

Authority for Imposition

Ordinance No. 91-10
Resolution No. 06-R0334-1

Ordinance No. 85-23
Resolution No. 06-R0334-1

Ordinance No. 91-09
Resolution No. 06-R0334-1

Ordinance No. 91-34

Ordinance Np. 87-19
Resolution No. 06-R0334-1

Ordinance No. 83-01

Oceanside City Code
§37.56.1

Resolution No. 87-96
Ordinance No. 05-OR 0611-1

Oceanside City Code §
20.11.1

Resolution No. 87-97
Ordinance No. 05-OR 0610-1

SDCWA Ordinance No.
2005-03

Current Estimate Fee or

Calculation Formula

$3,503 per unit

Depends on area (range is
$2,843-$15,964 per acre)

$2,072 per unit for residential

$2.63 per square foot
residential

$15.71 per vehicle trip

$255 per vehicle trip (based
on SANDAG trip generation
table available from staff and
from SANDAG)

Fee based on water meter
size. Residential is typically
$4,597 per unit.

Based on capacity or water
meter size. Residential is
typically $6,313 per unit.

Based on meter size.
Residential is typically
$4,326 per unit.
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Description Authority for Imposition Current Estimate Fee or

Calculation Formula
Inclusionary housing in lieu Chapter 14-C of the City $1,000 per development
fees—Residential only. Code project, $100 per unit, plus

$1.15 per square foot.

WHEREAS, the current fees referenced above are merely fee amount estimates of the
impact fees that would be required if due and payable under currently applicable ordinances and
resolutions, presume the accuracy of relevant project information provided by the applicant, and are
not necessarily the fee amount that will be owing when such fee becomes due and payable; |

WHEREAS, unless otherwise provided by this resolution, all impact fees shall be calcilated
and collected at the time and in the manner provided in Chapter 32B of the Oceanside City Code
and the City expressly reserves the right to amend the fees and fee calculations consistent with
applicable law;

WHEREAS, the City expressly reserves the right to establish, modify or adjust any fee,
dedication, reservation or other exaction to the extent permitted and as authorized by law;

WHEREAS; pursuant to Gov’t Code §66020(d)(1), NOTICE IS FURTHER GIVEN that
the 90-day period to protest the imposition of any fee, dedication, reservation, or other exaction
described in this resolution begins on the effective date of this resolution and any such protest must
be in a manner that complies with Section 66020;

WHEREAS, pursuant to Oceanside Zoning Ordinance §21 14, this resolution becomes
effective 20 days from its adoption in the absence of the filing of an appeal or call for review;

WHEREAS, studies and investigations made by this Commission and in its behalf reveal
the following facts:

FINDINGS:
For the Tentative Subdivision Map (T14-00001) to add Two Condominium Units to an existing

Four-Unit Condominium Complex:

1. The proposed tentative map is consistent with the General Plan and provisions of the
Subdivision Ordinance of the City of Oceanside. The proposed density of 26.8 dwelling
units/acre is below the required range of 29.0 to 43.0 du/acre required by the General

Plan. Furthermore the General Plan policy 2.32 C. states, “Residential projects with
3




O 0o 3 N B bR W N

N NN N N NN [\ JEEE NG S S N VU — e e e e
0 N N U B WN = O Y o NN DN DA W ON =D

2.

densities below the base density shall be considered to be consistent with the land use

designation.”

That the site is physically suitable for the type and proposed density of development by
providing a condominium subdivision consistent with the Townsite Neighborhood

Planning Area.

The Tentative Map is for the purpose of creating a six-unit condominum
complex with the enclosed garage/mechanical room and storage space, and
exterior open spaces being placed in common ownership on an existing
9,750-square-foot lot legally created in 1906 and located in the Townsite
Planning Neighborhood. The site is zoned Residential-Tourist (RT) and has
a land use designation of Urban High-Density Residential (UHD-R). As
such, the proposed tentative map is consistent with the General Plan, Zoning

and Subdivision Ordinances.

The proposed condominium subdivision would create two new resideritial
units for a total of six units. The addition of the two units does not change
the multiple fémily residential character of the area fhereby making the
proposal consistent with the pattern of development in this Residential
Tourist (RT) zoned area that has a corresponding land use designation of
Urban High-Density Residential (UHD-R). The six condominium units
would create two additional three-bedroom/three-bath units and would
provide a total of 12 parking spaces, where 12 are required based upon
bedroom count. This newly created six-unit condominium complex would
be consistent with existing, multi-family development located immediately
to the north and south of the subject property, in terms of both architecture
and site design. The 35-foot height and overall scale of the proposed
development would be consistent with the pattern of redevelopment on
adjacent lots, as well as some of the redevelopment on both sides of South
Pacific Street wherein numerous developments are utilized as vacation

rentals. Exterior wall treatments, fenestration and other finish materials
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would be maintained as originally approved and would complement other
recently approved and developed projects in the vicinity. '
That the design of the subdivision or the proposed improvements will not cause
substantial environmental damage or substantially and avoidably injure fish or wildlife or
their habitat.

° The proposed subdivision involves the addition of two units resulting in a
total of six condominium units being developed on the site. As such, the
project has been deemed to be a Class 3 categorically exempt project
under Section 15303 (b) “New Construction or Conversion of Small
Structures” of the CEQA guidelines; therefore, the design of the
subdivision or proposed improvements will not cause substantial
environmental damage or substantially and avoidably injure fish or
wildlife or their habitat.

That the design of the subdivision or the type of improvements meets City standards and
will not conflict with easements, acquired by the public at large, for access through or the
use of property within the proposed subdivision. 7

® The proposed subdivision involves the addition of two units resulting in a
total of six condominium units on the site. Proposals that constitute multi-
family development or involve at least 70 feet of street frontage are
required to dedicate and construct public access to the beach when such
access is not already present within 250 feet of the proposed project. The
existing public access to the beach is located within 200 feet, at the Hayes
Street ﬁght—of-way; therefore, there is no easement acquired by the public
at large for access through or the use of property within the proposed
subdivision.

That the subdivision complies with all other applicable ordinances, regulations and
guidelines of the City of Oceanside.

o The proposed subdivision would not involve any variances from the
regulations established at the time of this approval. Staff finds that this

two-unit addition on top of a newly created 3™ story without modifying

5
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any of the existing units in the four-unit condominium complex is

consistent with standards established within the 1986 Zoning Ordinance.

For the Development Plan (D13-00012) to allow the addition of two condominium units on an

existing four-unit condominium complex with the addition of 4,608 square feet of new habitable

space including a new third story:

1. The approval of the proposed addition to the existing multi-family residential
condominium complex will be subject to conditions that, in view of the size and shape of
the parcel and the present zoning and use of the subject property, provide the same degree
of protection to adjoining properties, including protection from unreasonable interference
with the use and enjoyment of said properties, depreciation of property values, and any
potentially adverse impacts on the public peace, health, safety and welfare.

2. ‘The application for Development Plan approval has been processed in a manner
consistent with Article 21 of the 1986 Zoning Ordinance (Procedures, Hearings, Notices
and Fees).

For the Regular Coastal Permit (RC13-00016) to allow the addition of two condominium wunits

on an existing four-unit condominium complex with the addition of 4,608 square feet of new

habitable space including a new third story:

1. The proposed conversion conforms to the policies of the Local Costal Program (LCP),
including those pertinent to coastal access (Article 2), recreation (Article 3), land resources
(Article 5) and development (Article 6), in that it:

° Does not interfere with the public’s right to access to the coastline and ocean,

given that dedicated public access ways exist within 250 feet of the subject site;

° Provides for recreational use of private oceanfront land;

® Does not impact environmentally sensitive habitat area or prime agricultural land;
° Occurs in an already-developed area with adequate public services;

° Protects views to and along the ocean;

°® Is visually compatible with the character of surrounding areas.

2. The project site, at 809 South Pacific Street, is situated within the Appeal Area of the
Coastal Zone and conforms to the public access and recreation policies of Chapter 3 of

the Coastal Act. The entire 800 Block of South Pacific Street measures 450 feet in
6
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approve Tentative Map (T14-00001), Development Plan (D13-00012), and Regular Coastal Permit
(RC13-00016) subject to the following conditions:

Building:

1.

length, with public beach access located at both ends (where South Pacific Street
intersects with Wisconsin Avenue and Hayes ‘Street). Thus, all properties in the 800
Block of South Pacific Street are situated within 250 feet of existing public beach access.

The proposed project will not obstruct any existing or planned public beach access,
including any beach areas fronting the existing property; therefore, the project is in
conformance with the policies of Chapter 3 of the Coastal Act.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission does hereby

Provide a statement on the title sheet of the plans that the proposed project shall comply
with the 2013 Edition of California Code of Regulations (CCR), Title 24; see “Applicable
Codes and Regulations for 2010” (CCR). PLEASE NOTE Jan. 1, 2014 the State of
California will be under the 2013 CBC based on the 2011 IBC.

The granting of approval under this action shall in no way relieve the applicant/project

from compliance with all State and Local building codes.

Site development, parking, access into buildings and building interiors shall comply with

all current State of California Accessibility Codes.

Complete Structural Calculations & Energy Calculations/documentation shall be required

at time of plans submittal to the Building Division for plan check.

The developer shall monitor, supervise and control all building construction and

supportive activities so as to prevent these activities from causing a public nuisance,

including, but not limited to, strict adherence to the following:

a) Building construction work hours shall be limited to between 7:00 a.m. and 6:00
p-m. Monday through Friday, and on Saturday from 7:00 a.m. to 6:00 p.m. for
work that is not inherently noise-producing. Examples of work not permitted on
Saturday are concrete and grout pours, roof nailing and activities of similar noise-
producing nature. No work shall be permitted on Sundays and Federal Holidays
(New Year’s Day, Memorial Day, July 4th, Labor Day, Thanksgiving Day, and
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Engineering:

6.

10.

Christmas Day) except as allowed for emergency work under the provisions of the
Oceanside City Code Chapter 38 (Noise Ordinance).

b) The construction site shall be kept reasonably free of construction debris as
specified in Section 13.17 of the Oceanside City Code. Storage of debris in
approved solid waste containers shall be considered compliance with this
requirement. Small amounts of construction debris may be stored on-site in a

neat, safe manner for short periods of time pending disposal

For the demolition of any existing structure or surface improvements; an erosion control
plan is required and will be approved by the City Engineer prior to the issuance of a
demolition permit. No demolition shall be permitted without an approved erosion control
plan.

Design and construction of all improvements shall be in accordance with the City of
Oceanside Engineers Design and Processing Manual, City Ordinances, and standard
engineering and specifications of the City of Oceanside and subject to approval by the
City Engineer.

All right-of-way alignments, street dedications, exact geometrics and width shall be
dedicated and constructed or replaced as required by the Cify Engineer.

The tract shall be recorded and developed as one. The City Engineer shall require the
dedication and construction of necessary utilities, streets and other improvements outside
the area of this particular final map, if such is needed for circulation, parking, access or for
the welfare or safety of future occupants of the development.

Provide the City of Oceanside with a certification from each public utility and each public
entity owning easements within the proposed project stating that: (a) they have received
from the owner/developer a copy of the proposed map; (b) they object or do not object to
the filing of the map without their signature; (c) in case of a street dedication affected by
their existing easement, they will sign a "subordination certificate” or "joint-use
certificate” on the map when required by the governing body. In addition, the

owner/developer shall furnish proof to the satisfaction of the City Engineer that no new
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11.

12.

13.

14.

15.

I
.
i
G

encumbrances have been created that would subordinate the City's interest over areas to
be dedicated for public road purposes since submittal of the project.

DCC& R - Pursuant to the State Map Act, improvements shall be required at the time of
development. A covenant, reviewed and approved by the City Attorney, shall be recorded
attesting to these improvement conditions and a certificate setting forth the recordation shall
be placed on the map.

Prior to approval of the final map or any increment, all improvement requirements, within
such increment or outside of it if required by the City Engineer, shall be covered by a

Subdivision Improvement Agreement (if required) and secured with sufficient improvement

securities or bonds guaranteeing performance and payment for labor and materials, setting
of monuments, and warranty against defective materials and workmanship.

A traffic control plan shall be prepared according to the City traffic control guidelines and
approved to the satisfaction of the City Engineer prior to the start of work within the
public right-of-way. Traffic control during construction of streets that have been opened
to public traffic shall be in accordance with construction signing, marking and other
protection as required by the Caltrans Traffic Manual and City Traffic Control
Guidelines. Traffic control plans shall be in effect from 8:00 am. to 3:30 p.m. unless
approved otherwise.

Any existing public or private pavement, concrete curb, gutter, driveways, pedestrian ramps
and sidewalk within the project, on South Pacific Street, or adjacent to the project boundary

that are already damaged or damaged during construction of the project, shall be repaired or

replaced as directed by the City Engineer.
The project driveways and common areas shall remain private and shall be maintained by
an association. All existing damaged driveways and ADA sidewalks on South Pacific
Street shall be reconstructed in accordance with the City of Oceanside Engineers Design

and Processing Manual.
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16.

17.

18.

Prior to the issuance of a building permit, the owner/developer shall notify and host a
neighborhood meeting with all of the area residents located within 300 feet of the project
site, to inform them of the construction schedule, and to answer questions.

The owner/developer shall monitor, supervise and control all construction and construction-
supportive activities, so as to prevent these activities from causing a public nuisance,

including but not limited to, insuring strict adherence to the following;

a)

b)

d)

It is the responsibility of the owner/developer to evaluate and determine that all soil
imported as part of this development is free of hazardous and/or contaminated material as

defined by the City and the County of San Diego Department of Environmental Health.

Dirt, debris and other construction material shall not be deposited on any public
street or within the City’s stormwater conveyance system.

All site preparation and construction activities shall be limited to the hours of 7:00
a.m. to 6:00 p.m., Monday through Friday. No engineering related construction
activities shall be conducted on Saturdays, Sundays or legal holidays unless written
permission is granted by the City Engineer with specific limitations to the working
hours and types of permitted operations. All on-site construction staging areas
shall be as far as possible (minimum 100 feet) from any existing residential
development. Because construction noise may still be intrusive in the evening or
on holidays, the City of Oceanside Noise Ordinance also prohibits “any disturbing
excessive or offensive noise which causes discomfort or annoyance to reasonable
persons of normal sensitivity.”

The construction site shall accommodate the parking of all motor vehicles used by

persons working at or providing deliveries to the site. _An alternate parking site can

be considered by the City Engineer in the event that the lot size is too small and

cannot accommodate parking of all motor vehicles.

The owner/developer shall complete a haul route permit application (if required
for import/export of dirt) and submit to the City of Oceanside Engineering
Division 48 hours in advance of beginning of work. Hauling operations Gf

required) shall be 8:00 a.m. to 3:30 p.m. unless approved otherwise.

10




A =B - T« LY, TR U U S NG S,

N NN N NN NN
® 3 X ad B OO SN 3808xSaaross =

19.

20.

21.

22,

23.

24.

i
I
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Exported or imported soils shall be properly screened, tested, and documented regarding
hazardous contamination.

The approval of the tentative map shall not mean that proposed grading or improvements
on adjacent properties (including any City properties/right-of-way or easements) is
granted or guaranteed to the owner/developer. The owner/developer is responsible for
obtaining petmission to grade to construct on adjacent properties. Should such permission
be denied, the tentative map shall be subject to going back to the public hearing or subject
to a substantial conformity review.

Prior to.the approval of any building permit, the ownet/developer shall provide an
updated geotechnical letter to support that existing building foundation is capable of
taking additional load resulting from adding a third floor to the existing building. The

geotechnical report shall include a certification that states: the existing building and the

additional new third floor load complies with the current building seismic codes.

The owner/developer shall place a covenant on the non-title sheet of the final map
agreeing to the following: “The present or future owner/developer shall indemnify and
save the City of Oceanside, its officers, agents, and employees harmless from any and all
liabilities, damages or claims arising from any landslide on this site”.

This project shall provide year-round erosion control including measures for the site
required for the phasing of construction. An erosion control plan, designed for all proposed
stages of comstruction, shall be reviewed, secured by the owner/developer with cash

securities or a letter of credit and approved by the City Engineer.

Drainage facilities shall be designed and installed to adequately accommodate the local
stormwater runoff and shall be in accordance with the San Diego County Hydrology and
Design Manual and in compliance with the City of Oceanside Engineers Design and
Processing Manual to the satisfaction of the City Engineer.
The owner/developer shall submit an Ocean Wave Run-up report prior to issuance of any

building permit.

11
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25.

26.

27.

28.

29.

30.

{11
i

The owner/developer shall place a covenant on the non-title sheet of the final map
agreeing to the following: “The present or future owner/developer shall indemnify and
save the City of Ocean_side, its officers, agents, and employees harmless from any and all
liabilities, damages or claims arising from any flooding that occurs on this site, and any
flooding that is caused by this site impacting adjacent properties”.

Sediment, silt, grease, trash, debris, and/or pollutants shall be collected on-site and disposed
of in accordance with all state and federal requirements, prior to stormwater discharge either
off-site or into the City drainage system.

(CC&R condition) - Open space areas and down-sloped areas visible from a collector-level

or above roadway and not readily maintained by the property owner, shall be maintained by
a homeowners' association that will insure installation and maintenance of landscaping in
perpetuity. These areas shall be indicated on the final map and reserved for an association.
Future buyers shall be madé aware of any estimated monthly costs. The disclosure, together
with the CC&R's, shall be submitted to the City Engineer for review prior to the recordation
of final map.

All existing overhead utility lines within this subdivision and/or within any full width street
or right-of-way (South Pacific Street) abutting this new subdivision, and all new extension
services for the development of the project, including but not limited to, electrical, cable
and telephone, shall be placed underground per Section 901.G. of the Subdivision
Ordinance (R91-166) and as required by the City Engineer and current City policy.

The owner/developer shall obtain any necessary permits and clearances from all public
agencies having jurisdiction over the project due to its type, size, or location, including but
not limited to the U. S. Army Corps of Engineers, California Department of Fish &
Wildlife, U. S. Fish and Wildlife Service, San Diego Regional Water Quality Control Board
(including NPDES), and/or San Diego County Health Department, prior to the issuance of
grading permits.
The owner/developer shall comply with all the provisions of the City's cable television

ordinances including those relating to notification as required by the City Engineer.

12
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31.

32.

33.

Water Utilities:
34.

35.

36.

37.

Approval of this development project is conditioned upon payment of all applicable impact
fees and connection fees in the manner provided in chapter 32B of the Oceanside City
Code. All traffic signal fees and contributions, highway thoroughfare fees, park fees,
reimbursements, and other applicable charges, fees and deposits shall be paid prior to
recordation of the map or the issuance of any building permits, in accordance with City
Ordinances and policies. The owner/developer shall also be required to join, contribute, or
participate in any improvement, lighting, or other special district affecting or affected by
this project. Approval of the tentative map shall constitute the owner/developer's approval
of such payments, and his agreement to pay for any other similar assessments or charges in
effect when any increment is submitted for final map or building permit approval, and to
join, contribute, and/or participate in such districts.

Upon acceptance of any fee waiver or reduction by the owner/developer, the entire project
may be subject to prevailing wage requirements as specified by Labor Code section
1720(b) (4). The owner/developer shall agree to execute a form acknowledging the
prevailing wage requirements prior to the granting of any fee reductions or waivers,

In the event that the conceptual plan does not match the conditions of approval, the

resolution of approval shall govern.

The developer will be responsible for developing all water and sewer utilities necessary to
develop the property. Any relocation of water and/or sewer utilities is the responsibility
of the developer and shall be done by an approved licensed contractor at the developer’s
expense.

The property owner shall maintain private water and wastewater utilities located op
private property. ’
Water services and sewer laterals constructed in existing right-of-way locations are to be
constructed by an approved and licensed contractor at developer’s expense.
All Water and Wastewater construction shall conform to the most recent edition of the
Water, Sewer, and Reclaimed Water Design and Construction Manual or as approved by

the Water Utilities Director.

13
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38.
39.
40.

41.

The following conditions shall be met prior to the approval of engineering plans.

42.  All public water and/or sewer facilities not located within the public right-of-way shall be
provided with easements sized according to the Water, Sewer, and Reclaimed Water
Design and Construction Manual. Easements shall be constructed for all weather access.

43.  No trees, structures or building overhang shall be located within any water or wastewater
utility easement.

44.  All lots with a finished pad elevation located below the elevation of the next upstream
manhole cover of the public sewer shall be protected from backflow of sewage by
installing and maintaining an approved type backwater valve, per the latest approved
California Plumbihg Code.

45.  Water service line shall be same size as water meter size on either side or no more than
one meter increment size larger. Show existing and proposed water service connections
on plans.

46.  Provide one sewer lateral per building. Show existing and proposed sewer lateral
connections.

47.  Show and identify existing water and sewer mains for proposed water and sewer
connections.

48.  Maintain the minimum required 3-foot separation between water meter boxes and 10-foot
separation between water service and sewer lateral per latest Water, Sewer, and
Reclaimed Water Design and Construction Manual.

Y

Y

NN

s

Residential dwelling units shall be metered individually.

Provide one sewer lateral per building.

Per the latest approved California Fire Code, each residential unit shall be equipped with
a sprinkler system.

All residential developments having 3 or more dwelling units shall have a dedicated fire

sprinkler system with double check detector check assembly.

14
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The following conditions of approval shall be met prior to building permit issuance.

49.

50.

51.

52.

The following conditions of approval shall be met prior to occupancy.

53.  All new development of single-family and multi-family residential units shall include hot
water pipe insulation and installation of a hot water recirculation device or design to
provide hot water to the tap within 15 seconds in accordance with City of Oceanside
Ordinance No.02-OR126-1. |

Fire:

54.  Provide a sprinkler system in accordance with NFPA 13D.

Planning:

55.  This Tentative Map, Development Plan and Regular Coastal Permit shall expire 24 months
from its approval on October 6, 2016, unless a time extension is granted by the Planning |
Commission and subject to the provisions of Section 408 or 409 of the Subdivision
Ordinance.

56.  This Tentative Parcel Map, Development Plan and Regular Coastal Permit approves only a

Provide fixture counts and flow data to confirm water meter sizes for each residential
unit.

Show four existing 5/8-inch domestic water meters in Pacific Street and one existing 5/8-
inch irrigation meter plus any proposed water meters on plans.

Water and Wastewater Buy-in fees and the San Diego County Water Authority Fees are
to be paid to the City and collected by the Water Utilities Department at the time of
Building Permit issuance.

All Water Utilities Fees are due at the time of building permit issuance per City Code
Section 32B.7.

two-unit residential condominium addition to an existing four-unit condominium complex
as shown on the plans and exhibits presented to the Planning Commission for review and
approval. No deviation from these approved plans and exhibits shall occur without
Planning Division approval. Substantial deviations shall require a revision to the Tentative
Map, Development Plan, and Regular Coastal Permit or a new Tentative Map,

Development Plan, and Regular Coastal Permit.

15
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57.

58.

59.

60.

61.

62.

63.

The applicant, permittee, or any successor-in-interest shall defend, indemnify and hold
harmless the City of Oceanside, its agents, officers or employees from any claim, action
or proceeding against the City, its agents, officers, or employees to attack, set aside, void
or annul an approval of the City, concerning Tentative Map (T14-00001), Development
Plan (D13-00012), and Regular Coastal Permit (CUP13-00016). The City will promptly
notify the applicant of any such claim, action or proceeding against the City and will
cooperate fully in the defense. If the City fails to promptly notify the applicant of any
such claim action or proceeding or fails to cooperate fully in the defense, the applicant
shall not, thereafter, be responsible to defend, indemnify or hold harmless the City.

All dwelling units shall dispose of or recycle solid waste in a manner provided in City
Code Section 13.3.

Outdoor lighting shall be low emission, shielded, and directed away from the northern
and southern property lines.

A covenant or other recordable document approved by the City Attorney shall be
prepared by the property owner and recorded prior to the approval of the final map. The
covenant shall provide that the property is subject to this resolution, and shall generally
list the conditions of approval.

Prior to the transfer of ownership and/or operation of the site the owner shall provide a
written copy of the applications, staff report and resolutions for the project to the new
owner and or operator. This notification's provision shall run with the life of the project
and shall be recorded as a covenant on the property.

Unless expressly waived, all current zoning standards and City ordinances and policies in
effect at the time building permits are issued. The approval of this project constitutes the
applicant's agreement with all statements in the Description and Justification and other
materials and information submitted with this application, unless specifically waived by
an adopted condition of approvai.
Prior to the issuance of building permits, compliance with the applicable provisions of the
City's anti-graffiti (Ordinance No. 93-19/Section 20.25 of the City Code) shall be reviewed
and approved by the Planning Division. These requirements, including the obligation to

remove or cover with matching paint all graffiti within 24 hours, shall be noted on the
16
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64.

65.

66.

67.

68.

69.

70.

replacement of plant material and irrigation systems as necessary; and general cleanup of

Landscape Plan and shall be recorded in the form of a covenant affecting the subject
property.

Elevations, siding materials, colors, roofing materials and floor plans shall be
substantially the same as those approved by the Planning Commission. These shall be
shown on plans submitted to the Building Division and Planning Division.

This project is subject to the provisions of Chapter 14C of the City Code regarding
Inclusionary Housing.

Garages shall be kept available and useable for the parking of tenant's automobiles at all
times.

All mechanical rooftop and ground equipment shall be screened from public view as
required by the Zoning Ordinance. That is, on all four sides and top. The roof jacks,
mechanical equipment, screen and vents shall be painted with non-reflective paint to match
the roof. This information shall be éhown on the building plans.

An association shall be formed and Covenants, Conditions and Restrictions (CC&Rs) shall
provide for the maintenance of all common open space and commonly owned fences and

walls. The maintenance shall include normal care and irrigation of landscaping, repair and

the landscaped and open area, parking lots and walkways. The CC&Rs shall be subject to
the review and approval of the City Attorney prior to the approval of the Final Map/Final
Parce] Map. The CC&Rs are required to be recorded prior to or concurrently with the Final
Map. Any amendments to the CC&Rs in which the association relinquishes responsibility
for the maintenance of any common open space shall not be permitted without the specific
approval of the City of Oceanside.

The developer is prohibited from entering into any agreement with a cable television
franchisee of the City, which gives such franchisee exclusive rights to install, operate, and
or maintain its cable television system in the development.
All other Conditions of the original Approvals contained in Planning Commission
Resolution No’s. 2003-P46 and 2006-P02 shall remain in full force and effect. In a casc
where there is a conflict between the Resolutions, the new Resolution 2014-P24 shall

supersede and control.

17
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71.

72.

73.

74.

75.

i
i
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A letter of clearance from the affected school district in which the property is located

shall be provided as required by City policy at the time building permits are issued.

Failure to meet any conditions of approval for this development shall constitute a violation

of the Tentative Map, Development Plan, and Regular Coastal Permit.

Prior to issuance of any building permit, the applicant shall submit revised
Architectural Plans that incorporate design elements consistent with the east
elevation of the existing 4-unit condominium complex to the Planning Division
for review and approval by the City Planner. Design elements shall focus on wéll
texturing, window treatments, and a color palette that provides visual contrast
from the Strand.

Prior to issuance of any building permit, the applicant shall submit a revised
Landscape Plan that provides an enhanced Landscape palette along the west
portion of the property. The subject Landscape Plan shall be subject to review
and final approval by the City Engineer and City Planner.

Prior to the issuance of a building permit, the applicant and landowner, shall execute and

record a covenant, in a form and content acceptable to the City Attorney, which shall

provide:

a) That as shorefront property, the applicant understands that the site may be subject to
extraordinary hazard from waves during storms and from erosion, and the applicant
assumes the liability from those hazards. _

b) That the applicant unconditionally waives any claim of liability against the City and
agrees to indemnify and hold harmless the City and its advisors relative to the City's
approval of the project for any damage due to natural hazards. The document shall
run with the land, be binding all successors and assigns and shall be recorded in a

form determined by the City Attorney.

18
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c) That the approved garage shall not be used for dwelling purposes. The approved
garage shall not be rented, leased to or used by anyone other than person(s)
occupying or owning the main residence.

PASSED AND ADOPTED Resolution No. 2014-P24 on October 6, 2014 by the

following vote, to wit:

AYES: Neal, Balma, Matinek, Troisi, Rosales, Ross and Morrissey

NAYS: None
ABSENT: None ~

ABSTAIN: None

. "~ , /
& /7 T
Robéft Meal, Chairperson
Oceanside Planning Commission

ATTEST:

N Lo~

MW Lundstedf, Secretary

I, MARISA LUNDSTEDT, Secretary of the Oceanside Planning Commission, hereby certify that
this is a true and correct copy of Resolution No. 2014-P24.

Dated:  October 6, 2014

Applicant accepts and agrees with all conditions of approval and acknowledges impact fees may

be required as stated herein:

Applicant/Representative Date
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ATTACHMENT 3

iENDA NO. L-

PLANNING COMMISSION STAFF REPORT
DATE: October 6, 2014 (Continued from the September 22, 2014 Meeting)
TO: Chairperson and Members of the Planning Commission
FROM: Development Services Department/Planning Division
SUBJECT: CONSIDERATION OF A TENTATIVE MAP  (T14-00001),

DEVELOPMENT PLAN (D13-00012) AND REGULAR COASTAL
PERMIT (RC13-00016) TO ALLOW THE ADDITION OF TWO
CONDOMINIUM UNITS ON A THIRD FLOOR OF AN EXISTING
FOUR-UNIT CONDOMINIUM COMPLEX LOCATED BETWEEN
THE STRAND AND SOUTH PACIFIC STREET — STRANDS END
@ 809 S. PACIFIC STREET ~ APPLICANT: STRANDS END
LIMITED LLC. |

RECOMMENDATION

Staff recommends that the Planning Comrhission by motion:

(1) Confim issuance of a Class 3 categorical exemption for “New Construction or
Conversion of Small Structures” pursuant to Section 15303 (b) of the California
Environmental Quality Act; and

(2) Approve Tentative Map (T14-00001), Development Plan (D13-00012), and
Regular Coastal Permit (RC13-00016) by adopting Planning Commission
Resolution No. 2014-P24 with findings and conditions of approval attached
herein.

PROJECT DESCRIPTION AND BACKGROUND

‘Background: The subject 8,750-square-foot property was originally subdivided in 1906
and is part of the Meyers Addition.

On August 25, 2003 the Planning Commission adopted PC Resolution No. 2003-P46
conditionally approving Parcel Map (P-25-02), Development Plan (D-32-02) and
Regular Coastal Permit (RC-23-02) to allow the development of a four-unit multi-family
condominium complex on a 9,750-square-foot site located at 809 South Pacific Street.

On January 23, 2006 the Planning Commission adopted PC Resolution No. 2006-P02
approving a time extension for Parcel Map (P-25-02), Development Plan (D-32-02) and
Regular Coastal Permit (RC-23-02).



On September 22, 2014, prior to the duly noticed public hearing, the applicant
requested a continuance to October 6, 2014.

The current proposal is subject to the City's General Plan, Local Coastal Program (LCP)
and 1986 Oceanside Zoning Ordinance (OZO), which was formally reinstated for Coastal
Zone properties outside of the Downtown Redevelopment Area in May 2009.

Site Review: The subject site is fully developed with an existing four-unit condominium
complex designed with two habitable stories over basement/garage. The
basement/garage area provides 11 off-street parking spaces and muitiple storage areas
and mechanical rooms. The roof top has been utilized as deck area with those portions
enclosed being utilized as mechanical equipment room and stairwell access to the
rooftop deck.

The project site is zoned Residential-Tourist (RT), has a land use designation of Urban
High-Density Residential (UHD-R), and is located within the Townsite Planning
Neighborhood. These designations provide for single and multi-family residential uses
serving both residents and visitors. The subject property abuts single-family residences to
the north and south, bungalow-style apartments to the east, and the Pacific Ocean to the
west. The lot measures approximately 75 feet in width and 130 feet in length, which is
typical of beachfront properties south -of Wisconsin Avenue. The properties occupy a
portion of coastal bluff that descends approximately 10 vertical feet from South Pacific
Street to the Strand which is located immediately inland of the revetment.

The proposed project is a request to allow the minor demolition of an existing roof top
deck and the construction of a third floor with two additional condominium units upon
the existing two-story, 10,483-square-foot four-unit condominium complex. The
proposed addition of a third story with two condo units totaling 4,608 square feet
combined would maintain the original four-unit footprint and would provide a total of 12
off-street parking spaces within the existing subterranean enclosed garage which is
accessed directly off the Strand. The proposed addition of two units along with a
condominium subdivision would establish a new density of 26.8 dwelling units per acre,
where the permitted density range for the RT zoned parcel is 29.0-43.0 D.U./acre.
Although the pattern of development in the area is that of multi-family residential, the
actual use of the properties in the area west of Pacific Street is predominately that of
vacation rentals. '

Project Description: The project application is comprised of three components, a
Tentative Tract Map, Development Plan, and Regular Coastal Permit as follows:

Tentative Tract Map P14-00001 represents a request for the following:

(@)  To allow the development of two additional condominium units upon an existing
two-story, 10,483-square-foot four-unit condominium compiex with the enclosed
garage/mechanical room and storage space, and exterior open spaces being
placed in common ownership pursuant to Article VI of the Oceanside Subdivision
Ordinance.



Development Plan D13-00012 represents a request for the following:

(a)  To allow the minor demolition of an existing roof top deck and the construction of
a third floor with two additional condominium units upon the existing two-story,
10,483-square-foot four-unit condominium complex. The proposed addition of a
third story with two condo units totaling 4,608 square feet combined would
maintain the original four-unit footprint and would provide a total of 12 off-street
parking spaces within the existing subterranean enclosed garage. The subject
development plan has been prepared pursuant to Articles 27, 30, and 43 of the
1986 Zoning Ordinance and maintains the superior architectural and site design
features previously approved back in 2003 and implemented according to plan.

Regular Coastal Permit RC13-00016 represents a request for the following:

(@) A request to create a six-unit condominium complex within the LCP jurisdictional
boundaries. A Regular Coastal Permit is required to be processed due to the
location of the lot within the Appeal Jurisdiction of the California Coastal
Commission, and the requirement of the City's Zoning Ordinance to submit and
gain approval of a Tentative Map and Development Plan.

The project is subject to the following Ordinances and City policies:

General Plan Land Use Element

Zoning Ordinance

Subdivision Ordinance

Local Coastal Program

California Environmental Quality Act (CEQA)

ohON =

ANALYSIS
KEY PLANNING ISSUES

1. General Plan Conformance

The General Plan Land Use Map designation on the subject property is Urban High-
Density Residential (UHD-R) with a density range of 29.0 — 43.0 dwelling units per gross
acre. Staff has evaluated the request to allow a minor demolition of an existing roof top
deck and the construction of a third floor with two additional condominium units upon
the existing two-story, 10,483-square-foot four-unit condominium complex. Staff has
determined that the proposed development is consistent with the goals and objectives
of the City’s General Plan as follows:

A. Land Use Element

Goal 1.23: Architecture

Objective: The architectural quality of all proposed projects shall enhance neighborhood
and community values and City image.



Policy A: Architectural form, treatments, and materials shall serve to significantly
improve on the visual image of the surrounding neighborhood.

The subject proposal to add two condominium units above the existing four
condominium units would maintain consistency with the overall architectural design and
finish material treatments established with the original development back in 2006. As
for massing of the two newly created units, enhanced setbacks (approximately 24’-0")
from the front property line along South Pacific Street and (approximately 14'-0") from
the rear property line along the Strand will be provided.

Staff finds that massing impacts, while different from what exist today, would be
reduced through the previously discussed enhanced setbacks. Ultimately, the addition
of two units utilizing the existing architectural design of the condominium complex would
provide only a minor noticeable change within the 800 block of South Pacific Street, and
would in turn provide for additional housing stock in the coastal zone or residential
tourist accommodations as vacation rentals.

Goal 1.32: Coastal Zone

ES

Objective: To provide for the conservation of the City's coastal resources and fulfill the
requirements of the California Coastal Act of 1976.

Policy A: The City shall utilize the certified Local Coastal Plan for review of all proposed
projects within the Coastal Zone. Specifically, the goals and policies of the LCP Land
Use Plan is the guiding policy review document.

The proposed project has been reviewed by staff for compliance with the policies of the
LCP. Staff finds that the application complies with applicable policies of the LCP, as
follows:

The City shall maintain existing view corridors through public rights-of-way.

The proposed addition of a third story with two condo units totaling 4,608 square feet
combined would maintain the original four-unit footprint and would not result in any view
corridors being obstructed. Overall design and architectural integration into the existing
and approved development would provide for a project that maintains sensitivity of
being within the Coastal Zone and would not result in any view corridor impacts.

The City shall ensure that all new development is compatible in height, scale, color and
form with the surrounding neighborhood.

The proposed residences would be consistent with existing higher density multi-family
developments located immediately adjacent to the site and while integrated with some
smaller single-story multi-family residence, the overall product type would be compatible
with the surrounding neighborhood. The height and overall scale of the newly
expanded six-unit condominium complex would maintain the original developments
architectural design treatments and would blend in with the overall blocks pattern of
development that incorporates three stories over basement type designs. Exterior wall
treatments, fenestration and other finish materials would be maintained as originally
approved and in a manner that visually complement the area.
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2. Zoning Ordinance

This proposed project site is situated within a Residential-Tourist (RT) zone district and
complies with the requirements of this zone. The subject property when developed
back in 2006 was reviewed under the auspice of the 1992 OZO. Currently surrounding
properties are required to implement the 1986 OZO. The reason for the use of two
different zoning ordinances dates back to 2009 when the California Coastal Commission
(CCC) notified the City that the 1992 OZO and all of the amendments to the 1986 0ZO
were never processed and approved by the CCC. Consequently, the City was directed to
implement the 1986 OZO for all properties within the Coastal Zone.

The following table summarizes the existing four-unit condominium development
standards applied under the 1982 OZO and the new development standards applied
based upon the CCC action to require all properties in the Coastal Zone to implement the
standards established within the 1986 OZO:

4-UNIT ZONING/LCP 2-UNIT ADDITION
1992 OZO DEVELOPMENT PROPOSED
STANDARDS USED 9,750 sq. ft.
MINIMUM LOT SIZE 6,000 sq. ft.
9-parking spaces 12-parking spaces
PARKING Required/Provided
FRONT YARD SETBACK Block Face Average (4 feet) 24 feet for 3" Story
4 feet for
1% and 2" Story
SIDE YARD SETBACK 5-10 average feet 5-10 average feet
No Change
REAR YARD SETBACK Stringline; 128-feet 128 feet for 152"
Story
114 feet for 3" Story
LOT COVERAGE 60% 60% NO Change
BUILDING HEIGHT 27 feet 3 Stories over
Basement/ 35-feet
above Average
Grade

The applicant is requesting to add two units on top of an existing four-unit condominium
complex, thus resulting in the need to process a tentative map for condominium purposes.
The two new floor plans would be 2,304 square feet in size and each consisting of three
bedrooms and three baths. Architecturally the new units would include east side and west



side private deck areas totaling 1,252 square feet. All exterior materials such as the
stucco finished walls, bay windows, and tiled roofs would be carried over to the newly
created units. The exterior colors of off-white stucco, almond trim, and gray-brown tiled
roof would also be maintained.

Vehicular access will continue to be provided directly off of the Strand, with pedestrian
access being provided from Pacific Street.

In summary, the proposed project meets or exceeds the development requirements
established within the 1986 OZO. The pattern of development proposed is consistent with
the surrounding neighborhood and will continue to provide a residential product that
compliments the surrounding neighborhood.

3. Subdivision Ordinance Compliance

The proposed project is subject to the Subdivision Map Act and the Oceanside
Subdivision Ordinance (Article IV Tentative Subdivision Maps - five or more parcels).
Pursuant to Section 401 of the Subdivision Ordinance, this proposed Tentative
Subdivision Map has been prepared in a manner acceptable to the Engineering
Division. The property is a legally subdivided lot with the minimum lot area and
dimensions established by Article 32 of the 1986 OZO. The proposed subdivision
generally holds an interest in common areas and facilities.

4. Local Coastal Program

The proposed project is within the Local Coastal Zone and as designed, would comply
will all provisions of the LCP. Projects within the Coastal Zone are required to meet the
provisions of the adopted LCP and the underlying RT zone. Such projects must provide
sensitive development in order to promote and achieve compatibility with surrounding
development. The existing and evolving character of the neighborhood within the
Coastal Zone and site-specific design elements have been considered at length
throughout the design and review of this project.

The Coastal Act requires that the visual qualities of the Coastal Zone shall be protected
and that new development be sited and designed to be visually compatible with the
character of surrounding areas. All improvements to the property will not impact the
surrounding areas, neighbors, or coastal views. Development of the proposed two
additional condominium units would be consistent with the existing neighborhood in
design, materials, colors, and type; and respects adjacent property’s view sheds by
establishing a maximum height and finished pad that is similar to the adjacent multi-
family and single-family residences within the Townsite Neighborhood.

5. California Environmental Quality Act
Planning Division staff has completed a preliminary review of this project in accordance
with the City of Oceanside's Environmental Review Guidelines and the California

Environmental Quality Act (CEQA), 1970. Based upon that review, staff finds that the
proposed project constitutes new construction or conversion of small structures for not
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more than six units in an urbanized areé, and the project is categorically exempt, Class
3, “New Construction or Conversion of Small Structures” (Section 15303 (b)).

DISCUSSION

Issue: Project compatibility with the existing neighborhood and surrounding properties: All
proposed improvements to the property would be consistent with, and compatible to, the
existing residence and the adjoining muilti-family residences in the surrounding
neighborhood.

Recommendation: Staff finds that the proposed improvements to the property would be
architecturally consistent with the existing built environment and would maintain
contemporary type design that draws from more modern elements. Overall design has
been determined to be consistent with the bulk and scale of the surrounding 800 Block
of South Pacific Street. The proposed six-unit condominium complex is three stories in
height, does not exceed the allowable height limit of 35 feet above average grade and
has been developed in a manner that respects the vuew shed as seen from South
Pacific Street.

PUBLIC NOTIFICATION

Pursuant to Article 41 of the Oceanside Zoning Ordinance, Legal notice was published
in the North County Times and notices were sent to property owners of record and
occupants within a 300-foot radius of the subject property, to individuals/organizations
requesting notification, and to the applicant.

As of Thursday, September 15, 2014, no communication supporting or opposing the
request had been received.

SUMMARY

The proposed Tentative Map (T14-00001), Development Plan (D13-00012), and
Regular Coastal Permit (RC13-00016) are consistent with the requirements of the 1986
OZO and the land use policies of the General Plan; as well as, the policies within the
LCP. The project is compatible with and complementary to the densities, site designs,
and neighborhood character found throughout the surrounding developed 800 block of
South Pacific Street. As such, Staff recommends that the Planning Commission by
motion:

(1)  Confirm issuance of a Class 3 categorical exemption for “New Construction or
Conversion of Small Structures” pursuant to Section 15303 (b) of the California
Environmental Quality Act; and



(2) Approve Tentative Map (T14-00001), Development Plan (D13-00012), and
Regular Coastal Permit (RC13-00016) by adopting Planning Commission
Resolution No. 2014-P24 with findings and conditions of approval attached

herein.
PREPARED BY: -SUBMITTED BY:
Richard Greenbauer Mayi€a Lyndstedt
Senior Planner City Pldnner
ML/RG/il
Attachments:

Tentative Map, Development Plans

Planning Commission Resolution No. 2014-P24

Planning Commission Resolution Nos. 2003-P46 and 2006-P02

Other Attachments (Application Page, Description and Justification, Legal
Description, Notice of Exemption)
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ATTACHMENT 4

Holly Trobaugh

From: Debbie Walker

Sent: Thursday, October 16, 2014 12:51 PM

To: Esther Sanchez; Marisa Lundstedt; Zack Beck; Holly Trobaugh; John Mullen; Steve

Jepsen; Michelle Skaggs-Lawrence

Ce: Jim Wood; Cristiha Sanchez

Subject: RE: Appeal by Deputy Mayor Sanchez and Mayor Wood of Planning Commission Iterng
' (October 6, 2014 Agenda)

Mayor Wood agrees.

Debbie Walker

Aide to Mayor Jim Wood
City of Oceanside
760-435-3060

e S i s — SR L ekt 11 - noiaern Sayapeen
B .

From: Esther Sanchez
Sent: Thursday, October 16, 2014 12:17 PM
To: Marisa Lundstedt; Zack Beck; Holly Trobaugh; John Mullen; Steve Jepsen; Michelle Skaggs-Lawrence

€c: Jim Wood; Debbie Walker; Cristina Sanchez
Subject: Appeal by Deputy Mayor Sanchez and Mayor Wood of Planning Commission Ttem4 (October 6, 2014 Agenda)

I discussed the planning commission item referenced above with Mayor Jim Wood, and the Mayor has agreed to join me
in appealing this item to the full city council.

Please note that this item was continued from the September 22, 2014 Planning Commission Agenda, which was part of
three {3) other items by this developer, which the Mayor and i have also appealed (see appended email below).

item 4: Appeal of the following item:

Consideration of a TENTATIVE TRACT MAP (T14-00001), DEVELOPMENT PLAN {D13-00012), and REGULAR COASTAL
PERMIT (RC13-00016), a request for approval to allow the construction of two additional condominium units totaling
4,608 square feet on a new third floor of an existing four-unit condominium complex. Upon completion, the overall
project would consist of six condominium units totaling 15,091 square feet of habitable area, 2,248 square feet of deck
area, and including a 3,625-square-foot enclosed garage that will accommodate a total of 12 parking spaces. The project
site has a zoning designation of RT {Residential Tourist), a Local Coastal Program land use designation of High Density
Residential and is situated within the Townsite Neighborhood Planning Area at 809 South Pacific Street, — STRANDS END
LLC @ 809 S. PACIFIC STREET — Applicant: Strands End Limited, LLC

The grounds of the appeal are the following:

This project is not consistent with the character of the surrounding community and in fact seeks to establish such 3
higher density and intensity of use that the project results in extremely excessive environmental impacts, insufficiently
analyzed and addressed. The density, height, bulk, scale are inconsistent with our local coastal plan, resulting instead in
a “canyonization” of Pacific Street, our first street east of the beach, with tremendous environmental impacts on the
road in terms of public access, essentially privatizing our public beach.

Our LCP was designed to allow public views all along our coast, allowing for a stepping back, much as other coastal
communities. This project represents a continued piece-meal alteration of our LCP without a true public process, in stark

violation of our LCP.
1



- This project is in direct violation of council policy, with regard to our mini-dorm ordinance.

We also incorporate by reference the objections by the community, represented by Erik L. Schraner, Esq., of Seltzer,
Caplan, McMahon and Vitek, in his 6 page letter dated September 22, 2014, filed with the Planning Department,
reference “809 South Pacific Street, September 22, 2014 Planning Commission Agenda ltem No. 4.7

From: Esther Sanchez
Sent: Thursday, October 02, 2014 1:05 PM

To: Marisa Lundstedt; Zack Beck; Holly Trobaugh; John Mullen; Steve Jepsen; Michelle Skaggs-Lawrence

Cc: Jim Wood; Cristina Sanchez _
Subject: Appeal by Deputy Mayor Sanchez and Mayor Wood of Planning Commission Items 5, 6 & 7 {September 22,

2014 Agenda)

I discussed the planning commission items referenced above with Mayor Jim Wood, and the Mayor has agreed
to join me in appealing these items to the full city council.

Appeal of Planning Commission Items 5, 6 & 7, Planning Commission Agenda of September 22, 2014.
Item 5: Appeal of the following item:

Consideration of a TENTATIVE TRACT MAP (T14-00003), CONDITIONAL USE PERMIT (CUP14-00011),
DEVELOPMENT PLAN (D14-00006), REGULAR COASTAL PERMIT (RC14-00006), to permit the partial
g dwelling units totaling 5,296 square feet and allow for additional square footage as
from apartments into six condominium units totaling 12,868 square feet, including a
s, as well as.eight en arlking spaces nchiding two carlifis. Bearing a
R-T and a Local Coastal Program land use designation of Hi gh Density Residential, the
subject properties are located at 817 and 819 South Pacific Street, within the Coastal Zone and the Townsite
Neighborhood Planning Area. — 817 & 819 S. PACIFIC ST CONDO CONVERSIONS — Applicant:

Strands End Limited, LLC; Leeds Properties, LLC

The grounds of the appeal are the following:

This project is not consistent with the character of the surrounding community and in fact seeks to establish
such a higher density and intensity of use that the project results in extremely excessive environmental impacts,
insufficiently analyzed and addressed. The density, height, bulk, scale are inconsistent with our local coastal
plan, resulting instead in a “canyonization” of Pacific Street, our first street east of the beach, with tremendous
envirommental impacts on the road in terms of public access, essentially privatizing our public beach.

Our LCP was designed to allow public views all along our coast, allowing for a stepping back, much as other
coastal communities. This project represents a continued piece-meal alteration of our LCP without a true public

process, in stark violation of our LCP.
This project is in direct violation of council policy, with regard to our mini-dorm ordinance.

We also incorporate by reference the objections by the community, represented by Erik L. Schraner, Esq., of
Seltzer, Caplan, McMahon and Vitek, in his 10 page letter dated September 22, 2014, filed with the Planning
Department, reference “817 & 819 South Pacific Street, September 22, 2014 Planning Commission Agenda

Ttem No. 5.7



Item 6: Appeal of the following item:

Consideration of a TENTATIVE PARCEL MAP (P14-00007), DEVELOPMENT PLAN (D14-00004),
REGULAR COASTAL PERMIT (RC14-00004), to permit the conversion of a single-family home into a two-
unit condominivm with additional square footage totaling 6,443 square feet, with unit one providing four
}3.“??].?0911?3 and four b_aths‘,‘ax_;d unit tw‘o\providing eight bedrooms and ei ght baths for a total of ?i'ﬁfﬁéﬁfoémgzmﬂ
12 baths as well as four enclosed parking spaces within a tandem four-car garage. Bearing a zoniﬁé demgnatmn
of R-T and a Local Coastal Program land use designation of High Density Residential, the subject property is
located at 825 South Pacific Street, within the Coastal Zone and the Townsite Nei ghborhood Planning Area, —
825 S. PACIFIC ST CONDO CONVERSIONS ~ Applicant: 825 South Pacific, LLC

This project is not consistent with the character of the surroundin g community and in fact seeks to establish
such a higher density and intensity of use that the project results in extremely excessive environmental impacts,
insufficiently analyzed and addressed. The density, height, bulk, scale are inconsistent with our local coastal
plan, resulting instead in a “canyonization” of Pacific Street, our first street east of the beach, with tremendous
environmental impacts on the road in terms of public access, essentially privatizing our public beach

Our LCP was designed to allow public views all along our coast, allowing for a stepping back, much as other
coastal communities. This project represents a continued piece-meal alteration of our LCP without a true public
process, in stark violation of our LCP.

This project is in direct violation of council policy, with regard to our mini-dorm ordinance.

We also incorporate by reference the objections by the community, represented by Erik L. Schraner, Esqg., of
Seltzer, Caplan, McMahon and Vitek, in his 10 page letter dated September 22, 2014, filed with the Planning
Department, reference “823 & 825 South Pacific Street, September 22, 2014 Planning Commission Agenda

Item No. 6 & 7.
Item 7: Appeal of the following item:

Consideration of a TENTATIVE PARCEL MAP (P14-00008), DEVELOPMENT PLAN (D14-00005),
REGULAR COASTAL PERMIT (RC14-00005), to permit the conversion of a sin gle-family home into a two-
unit condominium with additional square footage totaling 6,116 square feet, with unit one providing four

bedrooms and four baths, and unit two providing eight bedrooms and eight baths for a total of 12 bedrooms and
12 baths as well as four.enclosed parking spaces within a tandem four-car garage. Bearing a zoning designation

T and a Local Coastal Pro gram land use designation of High Density Residential, the subject property is
located at 823 South Pacific Street, within the Coastal Zone and the Townsite Neighborhood Planning Area, —

823 S. PACIFIC ST CONDO CONVERSIONS — Applicant: 823 South Pacific, LLC

This project is not consistent with the character of the surrounding community and in fact seeks to establish
such a higher density and intensity of use that the project results in extremely excessive environmental impacts,
insufficiently analyzed and addressed. The density, height, bulk, scale are inconsistent with our local coastal
plan, resulting instead in a “canyonization” of Pacific Street, our first street east of the beach, with tremendous
environmental impacts on the road in terms of public access, essentially privatizing our public beach

Our LCP was designed to allow public views all along our coast, allowing for a stepping back, much as other
coastal communities. This project represents a continued piece-meal alteration of our LCP without a true public

process, in stark violation of our LCP.

This project is in direct violation of council policy, with regard to our mini-dorm ordinance.



We also incorporate by reference the objections by the community, represented by Erik L. Schraner, Esq., of
Seltzer, Caplan, McMahon and Vitek, in his 10 page letter dated September 22, 2014, filed with the Planning
Department, reference “823 & 825 South Pacific Street, September 22, 2014 Planning Commission A genda&
Item No. 6 & 7.7



ATTACHMENT 5

WWW semy com 2tou SYMPHONY TOWERS
A 6319.685.9003 750 B STREERT
: i -Bt19.685.3100 rax AN DIFGO CALIEORNIA g2101

ERIX L. SCHRANER, ESQ.

SELTZER|[CAPLAN | MeMARON|[VITEK schraner@semy com
€149.685.3187
619.702.6848 FAX

A LAW CORPORATION

September 22, 2014

Planning Commission ‘ Via Email & Hand beliverv

City of Oceanside
300 North Coast Highway
Oceanside, California 92054

Re: 809 South Pacific Street
September 22, 2014 Planning Commission Agenda ltem No. 4

Dear Members of the Planning Commission:

We represent Beachin, LLC concerning the proposed expansion of 809 South Pacific by
adding a new fourth story to the existing building.

Reguested Action.

We request that the Planning Commission deny the application because it does not comply
with Oceanside’s certified local coastal program, the Subdivision Map Act, and the California
Environmental Quality Act.

Discussion.

The development application for 809 South Pacific Street does not comply with Oceanside’s
certified local coastal program (“LCP”) for the following reasons:

A, The public notice is defective.

The public notice issued for the project is defective because it did not include the following
information:

1. Astatement that the development is within the coastal zone;
2. The date of filing of the application;
3. The number assigned to the application;
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City of Oceanside

Members of the Planning Commission
September 22, 2014

Page 2

4. A brief description of the general procedure of local government concerning the
conduct of hearing and local actions, including advisement that persons wishing
to be heard on such matter may attend and be heard;

5. The system for local and Coastal Commission appeals, including any local fees
required.!

In addition, the available documents do not indicate whether applicant submitted the
required City-Wide Application for Regular Coastal Permits.,?

B. The available plans do not include any grade or building height measurements.

The building plans and other documentation released to the public do not include any grade
or building height measurements for 809 South Pacific. The City cannot make the required
findings and cannot support the required findings with substantial evidence if the required
measurements and calculations do not exist.

€. Grade level has not been measured.

The applicants did not measure “grade”. Grade is an important measurement because many
of the development restrictions imposed by the LCP are measured from grade. The LCP
defines grade as:

“Grade” means the average of the finished ground level at the center of all
walls of a building. In case walls are parallel to and within five feet of a
sidewalk, the above-ground level shall be measured at the sidewalks.?
(emphasis added,

The available documents do not provide any measurements and do not include any
elevation drawings for the proposed north elevation.

Despite there being no measurements or calculations, the plans depict an average
grade line that is located almost at the top of the bottom floor (the parking garage
level). The actual grade level measured in accordance with the LCP appears to be
lower than the level depicted on the plans.

' LCP, Coastal Permit Handbook, IV.B.4 & Appendix 3; 14 CCR § 13565.
2 LCP, Coastal Permit Handbook, Appendix 2.
3 City of Oceanside Zoning Ordinance §234.
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City of Oceanside

Members of the Planning Commission
September 22, 2014

Page 3

Furthermore, the west wall along South Pacific Street appears to be more than 5
feet from the sidewalk. Applicant, therefore, cannot use the height of the sidewalk
to calculate grade.

D. Height and story limitation.

The project does not appear to comply with the following height and story fimitations:

o The distance from grade to the finished floor directly above the basement
appears to be more than 6 feet, and the basement (parking garage level) must,
therefore, be considered a story. * Thus, the project has four stories in a zone
limited to three stories.’

@ The distance from the highest and lowest point of the site covered by the
building to the ceiling of the upper-most story appears to be more than 35 feet
resulting in a building that exceeds the RT zone’s 35 foot height limit.

o The distance from average finished grade to the top of the structure appears to
be more than 35 feet resulting in a building that would exceed the LCP Section
1709 imposed 35 foot height limit.

E. The proposed findings are inadequate.

The proposed findings are inadequate in that the City does not propose to make all required
findings and there is no available evidence to support all the required findings. The
proposed findings are inadequate for the following reasons:

® No proposed finding and no evidence to support that to the extent feasible, the
design of the subdivision provides for future passive or natural heating or cooling in
the subdivision.

e No proposed findings that the subdivision design or improvements are not likely to
cause serious public health problems,

e No proposed finding as to water quality required Government Code Section 66474.6,

e No evidence available that City issued the required notices to tenants in compliance
with the requirements for service of legal process by mail.”

* Oceanside Zoning Ordinance §274.
* Oceanside Zoning Ordinance §1709(b).
® Oceanside Zoning Ordinance Section 3203.



SELTZER|CAPLAN|McMARDN|VITEK

City of Oceanside

Members of the Planning Commission
September 22, 2014

Page 4

e The project has not been conditioned to require compliance with the Subdivision
Map Act’s requirements for notice to tenants and prospective tenants.

F. Design Standards.

809 South Pacific does not comply with the following LCP design standards:

e Compatibility In Height And Scale.

limitation.

@ Design Standards. The LCP requires the Planning Commission to apply the design

standards in the Coastal Development Design Standards manual. This includes

the following design standards:

1.

The proposed structure would include four stories, more than any other building
in the surrounding neighborhood, fail to comply with the height regulations, and
will block surrounding views and be out of scale with the height and character of

Proposed new development should consider surrounding views when
designing building height. Coastal Development Design Standards IV.A.3,

Ensure that all new development is compatible in height, scale, color and
form with the surrounding neighborhood. Coastal Development Design
Standards V.1.

Buildings are seen together as a total effect that defines the
City/neighborhood. Emphasize this special character further through
distinctive landscaping and other features. Coastal Development Design
Standards V.5. :

Pedestrian scale can be achieved at the base of large vertical building
surfaces by the use of arcades, by emphasizing horizontal divisions,
surface textures and other architectural details. Coastal Development
Design Standards V1AL

Relate the height of buildings to important attributes of the City pattern
and to the height and character of surrounding development. Coastal
Development Design Standards VLA 3.

The LCP requires all development to be
compatible in height, scale, color, and form with the surrounding neighborhood ®
Applicant’s proposed structures are incompatible with existing development
because both proposed structure exceed the height limit and the three story

” Government Code Section 66451.3(b).
& Oceanside Zoning Ordinance §1703(e).
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surrounding development. Furthermore, City does not propose findings to
support compliance with the LCP’s design standards.

G. California Environmental Quality Act.

809 South Pacific does not comply with the California Environmental Quality Act (“CEQA™).
City claims that the projects qualify for a Class 3 categorical exemption and is therefore
exempt from CEQA. The Class 3 categorical exemption, however, only applies to the
conversion of existing small structures from one use to another where only minor
modifications are made in the exterior of the structure.® The proposed conversion,
however, includes the addition of a new story and major modifications to the exterior of the
structure and; therefore, does not qualify for the Class 3 categorical exemption.

In addition, the Class 3 categorical exemption is qualified by location, cumulative impact,
and significant effects due to unusual circumstances.’® The proposed structures do not
qualify for a categorical exemnption for the following reasons:

o Due to their location on a public right-of-way and public view corridor, the
projects will impact public views in violation of the Local Coastal Program.

o The project does not provide adequate parking to meet the parking demands of
a vacation rental, :

o The project does not provide parking for employees.

e The project is incompatible with the bulk and scale of the surrounding
neighborhood.

» Applicant proposes to rent the proposed structures as vacation and to host
parties, weddings, and corporate, Past parties, weddings, and corporate retreats
on applicant’s nearby properties included dj’s and live music, in addition to the
crowd noise, causing excessive noise levels that disturbed the surrounding
residences.

o Holding parties, weddings, and corporate retreats will cause noise impacts to the
surrounding residences and disturb the surrounding neighbors sleep.

in addition, the same person or group appears to own all four project sites that will be
heard by the Planning Commission on September 22", CEQA forbids projects from being

® CEQA Guidelines §15303.
¥ CEQA Guidelines §15300.2.
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piecemealed to make the project’s environmental impacts appear smaller than they are.
Furthermore, the Class 3 Categorical exemption does not apply to projects as large as the
four combined projects (809, 809, 819, 809, and 819 South Pacific Street).

These items support a fair argument that the project may have a significant environmental
effect on the environment. For these reasons, the City is required to prepare a mitigated
negative declaration or an environmental impact report.

Sincerely,
L { i {
'f::a\‘:;)"lf, . ,.*;'l‘j‘ gy,,l'il,--«!,w-hr:,.\
Erik L. Schraner, Esq.
SELTZER CAPLAN McMAHON VITEK

A Law Corporation

cc: Beachin, 11.C
Marisa Lundstedt, City Planner, City of Oceanside



ATTACHMENT 6

STAFF REPOSE TO LEGAL COMPLAINT LETTER
SUBMITTED TO THE PLANNING COMMISSION ON SEPTEMBER 22, 2014
BY
SELTZER, CAPLAN, MCMAHON, VITEK

The legal complaint letter pertains to a two-unit condominium addition to an existing four
unit condominium complex project located at 809 South Pacific Street and filed by the
applicant: Stands End Limited, LLC under the following three applications: Tentative
Tract Map T14-00001, Development Plan 13-00012, and Regular Coastal Permit RC13-
00016.

Staff Summa

The issues raised in the legal complaint letter are similar to those raised previously
when similar projects at 811, 813, and 815 were approved by the City on June 27,2012
and subsequently appealed to the Coastal Commission under appeal numbers OCN-
12-054, OCN-12-055 and OCN-12-056. These projects converted the existing single
family homes on each lot to two-unit duplexes. The conversions included the addition of
square footage and a third story to a height of 35 feet, the same height as that proposed
by the subject project. At its hearing on March 6-8, 2013, the Coastal Commission found
the developments as approved by the City did not result in adverse impacts on coastal
resources and recommended that the Commission determine that no substantial issues
existed relative to the appellants' contentions. The Coastal Commission denied each of
the appeals and approved the projects at 811, 813 and 815. These projects have now
been developed and permitted.

Staff Response to Legal Complaint

A. The public notice is defective

Response: The Notice complies with the City's noticing requirements and was
correctly executed. It indicates the project is within the coastal zone: it was filed
by the required date; it indicates the application case numbers assigned; it
provides a brief description of the project and planning commission hearing date;
it is not required to provide appeals procedures (see copy of Notice, Attachment
A)

B. The available plans do not include any grade or building height
measurements.

Response: Plans submitted by the applicant and available to the public do
include grade and building height measurements. Plans are available for viewing
upon request at the planning counter or by calling the project planner whose
contact information appears on the public notice.
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C. Grade level has not been measured.

Response: The City's certified definition of "grade" states: Grade means the
average of the finished ground level at the center of all walls of a building. In
cases where walls are parallel to and within five feet of a sidewalk, the above-
ground level shall be measured at the sidewalks. :

Specifically, the complaint contends that the City accepted the finished "grade"
instead of the finished "ground" level in order to measure the elevation of the
center of all walls, as described above. The complaint further contends if the City
used the ground level instead of the grade level, the definitions for "story" and
building height" would be calculated differently and are, therefore, also
inaccurate. In response, staff would like to refer to the response given by the
Coastal Commission on prior appeals as it is applicable to this project.

"The City has indicated that the terms ground and grade are used
interchangeably and it stands to reason that the City would have the best
understanding of how its ordinances are interpreted.” In the cases appealed prior
to the Coastal Commission, the Commission found that since the buildings at
811, 813 and 815 South Pacific Street did not obstruct any public views of the
-coast and ocean, the matter by which the City defines "grade" did not raise a
substantial issue. In that the subject project is within the 800 block and a few
properties further removed to the north from these three projects, Staff contends
that the same interpretation applies to 809 S. Pacific Street and that plans
submitted did provide appropriate measurements for conceptual review and
approval. (See Plan Set Sheets A-4 and A-5)

D. The project does not appear to comply with Height and story limitation.

Response: The City's definition of story states:

Story. "Story" means a portion of a building included between the surface of any
floor and the surface of the floor next above it. If there is not floor above it, then
the space between such floor and the ceiling next above it shall be considered a
story. If the finished floor level directly above the basement or cellar is more than
six feet above grade, such basement or celiar shall be considered a story.

The complaint contends that the distance from grade to finished floor directly
above the basement appears to be more than 6 feet, and the basement (parking
garage level) must, therefore, be considered a story.

As previously discussed in "C" above, the City uses the terms ground and grade
interchangeably and the Coastal Commission has agreed to this interpretation.
Like other properties in the 800 block of South Pacific Street, the subject site was
excavated to allow beach-level non-habitable space for off-street parking and
storage area (day lighted basement). As currently constructed, the existing
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building is two stories over a day lighted basement. Because the first level of the
building can be defined as a basement, it is not included in the calculation of the
number of stories. The City's zoning ordinance defines a "basement" as follows:

Basement. "Basement" means that portion of a building between floor and ceiling
which is partly below and partly above ground but so located that the vertical
distance from grade to the floor below is less than the vertical grade from grade
to ceiling. (The City is aware this language is incorrect and that the intent of the
policy is to require more of the basement level to be below grade than above.
The City has an established practice of interpreting the definition of basement in
this manner and the Coastal Commission concurs).

As proposed, the existing structure would be improved with an additional level
above the existing 3rd level (second story). The current development includes
three levels with the first level being located mostly underground, and therefore,
considered a basement. The additional level proposed is only possible because
the first level can be considered a basement. A substantial percentage of
beachfront homes are constructed with day lighted basements and they are
considered "conforming".

Next the complaint contends that the distance from the highest and lowest point
of the site covered by the building to the ceiling of the upper-most story appears
to be more than 35 feet resulting in a building that exceeds the RT zone’s 35 foot
height limit. The complaint also contends that and exceedance in height greater
than 35 feet occurs when measuring form average finished grade.

The height limit for the Residential Tourist (R-T) designation is 35 feet. "Building
height" means the vertical distance measured from the average level of the
highest and lowest point of that portion of the building site-covered by the
building to the ceiling of the uppermost story.

The City accepted the points of the building site to be measured from lowest and
highest points adjacent to the building and the complaint contends that the height
should be measured from the lowest and highest points covered by the building.
This discrepancy results in finished heights between 3-4 feet higher in elevation,
Again, the City has traditionally accepted points adjacent to the building and the
Coastal Commission has concurred. (See Plan Set Sheet A-5) Staff has
determined that the proposed two—unit addition on top of a newly created 3" floor
does not exceed the maximum height limit of 35°-0” for the RT zoned property.

F. The proposed findings are inadequate.
The complaint contends that there is no available evidence to support all the

required findings. The complaint further defined reasons why the findings were
inadequate and eluded that the subdivision as submitted does not provide for
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future passive or natural heating or cooling in a subdivision, that the design and
improvements of the subdivision are not likely to cause serious public health
problems, that there are no findings as to water quality, and no evidence that the
City issued required notices to tenants.

Response: The proposal to add two-units to an existing four-unit condominium
complex within the appeal jurisdiction of the Coastal Zone required findings be
made for the following three requested entitlements: Tentative Tract Map T14-
00001, Development Plan D13-00012, and Regular Coastal Permit RC13-00016.
Staff prepared the following findings and the Planning Commission in a 7-0 vote
took action to approve the project based upon these findings:

For the Tentative Subdivision Map (T14-00001) to add Two Condominium Units
to an existing Four-Unit Condominium Complex:

1. . The proposed tentative map is consistent with the General Plan and
provisions of the Subdivision Ordinance of the City of Oceanside. The
proposed density of 26.8 dwelling units/acre is below the required range of
29.0 to 43.0 du/acre required by the General Plan. Furthermore the
General Plan policy 2.32 C. States, “Residential projects with densities
below the base density shall be considered to be consistent with the land
use designation.”

® The Tentative Map is for the purpose of creating a six-unit
condominum complex with the enclosed garage/mechanical room
and storage space, and exterior open spaces being placed in
common ownership on an existing 9,750-square-foot lot legally
created in 1906 and located in the Townsite Planning Neighborhood.
The site is zoned Residential-Tourist (RT) and has a land use
designation of Urban High-Density Residential (UHD-R). As such,
the proposed tentative map is consistent with the General Plan,
Zoning and Subdivision Ordinances.

2. That the site is physically suitable for the type and proposed density of
development by providing a condominium subdivision consistent with the
Townsite Neighborhood Planning Area.

® The proposed condominium subdivision would create two new
residential units for a total of six units. The addition of the two units
does not change the multiple family residential character of the
area thereby making the proposal consistent with the pattern of
development in this Residential Tourist (RT) zoned area that has a
corresponding land use designation of Urban High-Density
Residential (UHD-R). The six condominium units would create two
additional three-bedroom/three-bath units and would provide a total
of 12 parking spaces, where 12 are required based upon bedroom
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count. This newly created six-unit condominium complex would be
consistent with existing, multi-family development located
immediately to the north and south of the subject property, in terms
of both architecture and site design. The 35-foot height and overall
scale of the proposed development would be consistent with the
pattern of redevelopment on adjacent lots, as well as some of the
redevelopment on both sides of South Pacific Street wherein
numerous developments are utilized as vacation rentals. Exterior
wall treatments, fenestration and other finish materials would be
maintained as originally approved and would complement other
recently approved and developed projects in the vicinity.

That the design of the subdivision or the proposed improvements will not
cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat.

]

The proposed subdivision involves the addition of two units
resulting in a total of six condominium units being developed on the
site. As such, the project has been deemed to be a Class 3
categorically exempt project under Section 15303 (b) “New
Construction or Conversion of Small Structures” of the CEQA
guidelines; therefore, the design of the subdivision or proposed
improvements will not cause substantial environmental damage or
substantially and avoidably injure fish or wildlife or their habitat.

That the design of the subdivision or the type of improvements meets City
standards and will not conflict with easements, acquired by the public at
large, for access through or the. use of property within the proposed
subdivision.

The proposed subdivision involves the addition of two units
resulting in a total of six condominium units on the site. Proposals
that constitute multi-family development or involve at least 70 feet
of street frontage are required to dedicate and construct public
access to the beach when such access is not already present
within 250 feet of the proposed project. The existing public access
to the beach is located within 200 feet, at the Hayes Street right-of-
way; therefore, there is no easement acquired by the public at large

for access through or the use of property within the proposed

subdivision."

5. That the subdivision complies with all other applicable ordinances,
regulations and guidelines of the City of Oceanside.
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® The proposed subdivision would not involve any variances from the
regulations established at the time of this approval. Staff finds that
this two-unit addition on top of a newly created 3™ story without
modifying any of the existing units in the four-unit condominium
complex is consistent with standards established within the 1986
Zoning Ordinance.

For the Development Plan (D13-00012) to allow the addition of two condominium
units on an_existing four-unit condominium complex with the addition of 4,608
square feet of new habitable space including a new third story:

1. The approval of the proposed addition to the existing multi-family residential
condominium complex will be subject to conditions that, in view of the size
and shape of the parcel and the present zoning and use of the subject
property, provide the same degree of protection to adjoining properties,
including protection from unreasonable interference with the use and
enjoyment of said properties, depreciation of property values, and any
potentially adverse impacts on the public peace, health, safety and welfare.

2. The application for Development Plan approval has been processed in a
manner consistent with Article 21 of the 1986 Zoning Ordinance (Procedures,
Hearings, Notices and Fees).

For the Regular Coastal Permit (RC13-00016) to allow the addition of two
condominium_units on an existing four-unit condominium complex with the
addition of 4,608 square feet of new habitable space including a new third story:

1. The proposed conversion conforms to the policies of the Local Costal
Program (LCP), including those pertinent to coastal access (Article 2),
recreation (Article 3), land resources (Article 5) and development (Article 6),
in that it:

o Does not interfere with the public’s right to access to the coastline and
ocean, given that dedicated public access ways exist within 250 feet of the
subject site;

® Provides for recreational use of private oceanfront land;

° Does not impact environmentally sensitive habitat area or prime
agricultural land;

Occurs in an already-developed area with adequate public services;
® Protects views to and along the ocean;
Is visually compatible with the character of surrounding areas.
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2. The project site, at 809 South Pacific Street, is situated within the Appeal
Area of the Coastal Zone and conforms to the public access and
recreation policies of Chapter 3 of the Coastal Act. The entire 800 Block
of South Pacific Street measures 450 feet in length, with public beach
access located at both ends (where South Pacific Street intersects with
Wisconsin Avenue and Hayes Street). Thus, all properties in the 800
Block of South Pacific Street are situated within 250 feet of existing public
beach access.

3. The proposed project will not obstruct any existing or planned public beach
access, including any beach areas fronting the existing property; therefore,
the project is in conformance with the policies of Chapter 3 of the Coastal
Act.

As for the complaint that proper notices to tenants was not conducted correctly,
please note that the existing four unit condominium complex is under one
ownership and is operated as vacation rentals; therefore, no tenants reside on
premises. Next the complaint stated that the project was not conditioned properly
per the Subdivision Map Act requirements for noticing of tenants and prospective
tenants. The previous response by staff applies here as well, and the attached PC
Resolution 2014-P24 also illustrates that appropriate conditions were placed upon
the projects approvals.

. The project does not comply with the LCP design standards.

Response: With respect to development standards, the proposed project
complies with all applicable RT parameters, with maintenance of the existing
legal non-conforming front yard setback allowed due to the proposal’'s
classification as an addition to existing development. The proposal would not
intensify this or any other legal non-conformity. The following table illustrates the
proposal’s conformance to RT development standards:

Table 1: Development Standards

REQUIRED PROPOSED
< String-line, Setback 24 feet for 3" Story
FRONT YARD calculated per
Section 1716
| 5-10 average feet
SIDE YARD Sfeet
No Change

REAR YARD Coastal string-line Setback 14 feet for 3 Story
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REQUIRED PROPOSED
35 feet above average 3 Stories over Basement/ 35-
MAXIMUM HEIGHT finished grade feet above Average Grade

The existing structure is situated 4'-0" from the front property line, will maintain the 5-
10 foot average for the side yard setback and will be stepped back approximately 14
feet from the first and second stories which are developed to the rear yard "stringline
setback”. Aside from the increase in height, which will not be visible to pedestrians
along South Pacific Street, all other aspects of the development envelope remain
identical to that on the existing structure (front, side and rear yard setbacks). The
"stringline” in this case is a line on a map loosely following the line of development
on the beach-fronting homes along the City's coast. The certified "Stringline Setback
Map" was developed in 1983 by overlaying an imaginary stringline on an aerial
photo of the shoreline in the City of Oceanside. The map shows how far new
development may extend towards the ocean. The stringline map was based on
existing building patterns, as well as anticipated future developments and
remodels/expansions. This "stringline” was certified by the Coastal Commission in
1986 as part of the City's Local Coastal Program. To eliminate massing and the
potential to create a canyon effect, the project is proposing enhanced setbacks
(noted above) for the two proposed units on the newly created third floor. ’

To further expand on the complaint that the project does not comply with the LCP
design standards relative to compatibility in Height and Scale and Design
Standards contained within the Coastal Development Design Standards Manual,
staff provides the following analysis:

The project is zoned Residential-Tourist (RT), which allows for single-family
residential, multi-family residential, and vacation rentals. The proposed project is a
multi-family residential project proposed for conversion from a four-unit
condominium complex to a six-unit condominium complex. The proposed
residences would be consistent with existing higher density multi-family
developments located immediately adjacent to the site and while integrated with
some smaller single-story multi-family residence, the overall product type would
be compatible with the surrounding neighborhood. The height and overall scale
of the newly expanded six-unit condominium complex would maintain the original
developments architectural design treatments and would blend in with the overall
blocks pattern of development that incorporates three stories over basement type
designs. Exterior wall treatments, fenestration and other finish materials would
be maintained as originally approved and in a manner that visually complement
the area. The multi-family residential project currently operates as a vacation rental
subject to the City's Temporary Occupancy Tax (TOT). As such, no changes, other
than the addition of two units on a newly created third floor are proposed. The
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project while creating a higher density than currently exist, will remain below based
density for the Urban High-Density Residential (UHD-R) designated parcel.

The R-T zone, in accordance with Section 3202 of the 1986 Zoning Code, permits
condominiums, tourist cottages, and summer rentals. These are all uses proposed
by this project.

The subject proposal to add two condominium units above the existing four
condominium units would maintain consistency with the overall architectural design
established with the original development back in 2006. As for massing of the two
newly created units, enhanced setbacks (approximately 24'-0”) from the front
property line along South Pacific Street and (approximately 14’-0") from the rear
property line along the Strand will be provided, thereby precluding the creation of a
"canyonization" effect. Overall design has been determined to be consistent with
the bulk and scale of the surrounding 800 Block of South Pacific Street. The
proposed six-unit condominium complex is three stories in height, does not exceed
the allowable height limit of 35 feet above average grade and has been developed
ina manner that respects the view shed as seen from South Pacific Street.

Staff finds that massing impacts, while different from what exist today, would be
reduced through the previously discussed enhanced setbacks. Ultimately, the
addition of two units utilizing the existing architectural design of the condominium
complex would provide only a minor noticeable change within the 800 block of
South Pacific Street, and would in turn provide for additional housing stock in the
coastal zone or residential tourist accommodations as vacation rentals.

In conclusion, the points raised in the complaint relative to design standards have
been properly address as denoted above or within sections D and G discussed
previously in this response.

H. California Environmental Quality Act
The project does not comply with the Class 3 categorical exemption.

Response: The project was analyzed under the provisions of CEQA. It was
determined that because the project consists of new construction and the conversion of
a small structure that does not exceed six units within an urbanized area, the project
qualifies for issuance of a Class 3 categorical exemption, specifically, Section 15303 (b)
"New Construction or Conversion of Small Structures".

Section 21084 of the Public Resources Code requires Categorical Exemption guidelines
that include a list of classes of projects which have been determined not to have a
significant impact on the environment and shall therefore, be exempt from the
provisions of CEQA. The project as proposed meets the provisions of the Class 3
Categorical Exemption and the Secretary for Resources has found that as listed this
class does not have a significant effect on the environment and shall be declared to be
categorically exempt from the requirement for the preparation of environmental
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documents.
Staff Conclusion

Staff contends that the proposed development will be of compatible height and scale to
the surrounding community. And, while the proposed structure will appear taller and
larger than some of the residences in the same block, it nevertheless meets all of the
height, setback, floor area ratio and density requirements of the certified LCP and when
looking collectively at the surrounding community, is within average heights and
established scale of development. In addition, the proposed project does not result in
the blockage of any public views. The project can also be found to provide adequate
parking such that no impacts to public access are anticipated. Given that no resource
impacts are expected to be caused by this project, the subject development is found to
be consistent with the certified LCP, the City's 1986 Zoning Ordinance, and General
Plan.

As for CEQA, the proposed project is for the addition of two units on a newly created
third floor of an existing four-unit condominium complex. Staff contends the proposed
six unit condominium complex is consistent in size and scale with other development in
the vicinity. In this particular case, given that no impacts to coastal resources will result
from variances, the proposed development and the project will not create an adverse
precedent for interpretation of the City's LCP, and it does not affect significant coastal
resources. The objections to the project suggested in the complaint do not raise any
substantial issues of regional or statewide significance.

Attachments

A. Public Hearing Notice



