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REGULAR CALENDAR 
STAFF REPORT AND PRELIMINARY RECOMMENDATION

 

Application No.: 6-07-125 
 
Applicant: La Salle Hotel Properties   Agent: Alicia Calhoon 
 
Description: Removal of an existing, approximately 9,000 sq.ft., temporary event tent 

structure and three tennis courts, and construction of a single-story, 16,500 
sq. ft. conference center within the same area of an existing resort hotel 
complex.  Also proposed is construction of a new swimming pool in a 
different area of the site.  Finally, the applicant is proposing 
implementation of a Traffic Demand Management Program. 

 
  Lot Area 778,423 sq. ft.  
  Building Coverage 172,495 sq. ft. (22%) 
  Pavement Coverage 306,149 sq. ft. (39%) 
  Landscape Coverage 299,779 sq. ft. (39%) 
  Parking Spaces 410 
  Zoning   Unzoned 
  Plan Designation Commercial Lease Area 
  Ht abv fin grade 30 feet 
 
Site: 1775 E. Mission Bay Drive, Mission Bay Park, San Diego, San Diego 

County.  APN 760-036-40 
 
Substantive File Documents: Certified Mission Bay Park Master Plan; Standard Urban 

Stormwater Mitigation Plan (SUSMP) from Tri-Dimensional Engineering, 
Inc., dated February 25, 2008; Hilton San Diego Resort Conference Center 
Traffic/Parking Assessment; Traffic Demand Management Program, 
received October 17, 2008 
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STAFF NOTES: 
 
This item came before the Commission at the August, 2008 hearing, at which time staff 
was recommending approval with special conditions.  Opponents of the project raised 
several questions regarding the adequacy of staff’s review, primarily in the areas of water 
quality, parking, and the removal of tennis courts.  The Commission requested additional 
analysis on these items and also questioned if this proposal affected the commercial lands 
to public lands ratio applied in Mission Bay Park.  The applicant agreed to a ninety-day 
time extension for action, and the Commission continued the matter.  Since August, the 
applicant has submitted revised landscaping plans, a current traffic study, a revised Water 
Quality Technical Report and a Traffic Demand Management Program; this last is 
attached to the staff report as Exhibit #3. 
 
Summary of Staff’s Preliminary Recommendation:  Staff is still recommending approval 
of the proposed permanent conference center and second pool, with special conditions 
requiring a final landscaping plan, including only drought tolerant, native, or non-
invasive species, final plans identifying the construction schedule, staging areas, etc., and 
a new condition addressing the specifics of the newly-proposed traffic demand 
management program, attached to this report as Exhibit #3.  The primary issues raised by 
the development include the adequacy of parking with the proposed addition of larger 
conference facilities, adequacy of water quality features, and the appropriateness of 
landscaping materials.  Final parking calculations have demonstrated that the resort has 
adequate parking for its various facilities, including the proposed permanent 
convention/special events center, based on the specific criteria of the certified Mission 
Bay Park Master Plan.  However, Chapter 3 of the Coastal Act is the legal standard of 
review for Mission Bay Park, which is an area of deferred certification.   
             
 
I. PRELIMINARY STAFF RECOMMENDATION: 
 
The staff recommends the Commission adopt the following resolution: 
 
 MOTION: I move that the Commission approve Coastal 

Development Permit No. 6-07-125 pursuant to the staff 
recommendation. 

 
STAFF RECOMMENDATION OF APPROVAL: 
 
Staff recommends a YES vote.  Passage of this motion will result in approval of the 
permit as conditioned and adoption of the following resolution and findings.  The motion 
passes only by affirmative vote of a majority of the Commissioners present. 
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RESOLUTION TO APPROVE THE PERMIT: 
 
The Commission hereby approves a coastal development permit for the proposed 
development and adopts the findings set forth below on grounds that the development as 
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act and 
will not prejudice the ability of the local government having jurisdiction over the area to 
prepare a Local Coastal Program conforming to the provisions of Chapter 3.  Approval of 
the permit complies with the California Environmental Quality Act because either 1) 
feasible mitigation measures and/or alternatives have been incorporated to substantially 
lessen any significant adverse effects of the development on the environment, or 2) there 
are no further feasible mitigation measures or alternatives that would substantially lessen 
any significant adverse impacts of the development on the environment. 
 
II. Standard Conditions. 
 
 See attached page. 
 
III. Special Conditions. 
 
 The permit is subject to the following conditions: 
 

 1.  Revised Landscaping Plans.  PRIOR TO THE ISSUANCE OF THE 
COASTAL DEVELOPMENT PERMIT, the applicant shall submit to the Executive 
Director for review and written approval, final revised landscaping plans approved by the 
City of San Diego.  The plans shall include new vegetation to adequately screen the new 
convention center from public areas outside the leasehold, especially the public park 
amenities immediately north of the resort.  To this end, the conceptual plan submitted on 
January 30th, 2008 by Rossi Architecture shall be revised as follows: 
 

a.   The type, species, size, number, and location of all proposed plants shall be 
identified on the plans. 
 
b.   The plans shall include a minimum of 45 – 24-inch-box trees to replace the 45 
existing trees lost to the project.  Effort shall be made to fill in any gaps along the 
northern leasehold boundary. 
 
c.   All landscaping, including trees, shall be drought-tolerant and native or non-
invasive plant species.  No plant species listed as problematic and/or invasive by the 
California Native Plant Society, the California Exotic Pest Plant Council, or as may 
be identified from time to time by the State of California shall be employed or 
allowed to naturalize or persist on the site.  No plant species listed as ‘noxious weed’ 
by the State of California or the U.S. Federal Government shall be utilized within the 
property.  Lawn species shall be consistent with other areas of lawn throughout the 
leasehold.   
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d.   Rodenticides containing any anticoagulant compounds (including, but not 
limited to, Warfarin, Brodifacoum, Bromadiolone or Diphacinone) shall not be used. 
 

        e.   Items c. and d. above shall be added as notes on the plans. 
 
        f.   All trees and other landscaping shall be installed within sixty (60) days of                         

completion of construction. 
 

g.   A written commitment by the applicant that, five years from the date of the 
issuance of the coastal development permit for the commercial structure, the 
applicant  will submit for the review and written approval of the Executive Director 
a landscape monitoring report prepared by a licensed Landscape Architect or 
qualified Resource Specialist that certifies whether the on-site landscaping is in 
conformance with the landscape plan approved pursuant to this Special Condition.  
The monitoring report shall include photographic documentation of plant species and 
plant coverage. 

               
              If the landscape monitoring report indicates the landscaping is not in conformance 

with or has failed to meet the performance standards specified in the landscaping 
plan approved pursuant to this permit, the applicant, or successors in interest, shall 
submit a revised or supplemental landscape plan for the review and written approval 
of the Executive Director.  The revised landscaping plan must be prepared by a 
licensed Landscape Architect or Resource Specialist and shall specify measures to 
remediate those portions of the original plan that have failed or are not in 
conformance with the original approved plan.  

 
The permittee shall undertake the development in accordance with the approved 
landscape plans.  Any proposed changes to the approved plans shall be reported to the 
Executive Director.  No changes to the plans shall occur without a Commission-approved 
amendment to the permit unless the Executive Director determines that no such 
amendment is legally required. 
 
 2.  Timing of Construction/Storage and Staging Areas/Access Corridors.  PRIOR 
TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit final plans for the review and written approval of the Executive 
Director, showing the locations, both on- and off- site, which will be used as staging and 
storage areas for materials and equipment during the construction phase of this project.  
The applicant shall submit evidence that the approved plans/notes have been incorporated 
into construction bid documents and have been approved by the City of San Diego.  The 
plans shall indicate that construction access corridors and staging areas shall be located in 
a manner that has the least impact on public access to and along the shoreline, and shall 
include the following items as written notes on the plans:   
 

a. No portion of existing public parking lots or public on-street parking areas shall 
be used for the interim or overnight storage of construction equipment or 
materials. 



6-07-125 
Page 5 

 
 

 
 
b. No external construction work shall occur between Memorial Day weekend and 

Labor Day of any year, or on weekends or holidays throughout the remainder of 
the year.  However, interior construction and landscaping may occur on weekdays 
between Memorial Day weekend and Labor Day of any year, provided all 
construction equipment and materials are located inside the fenced construction 
area within the leasehold.  

 
c. The staging site(s) shall be removed and/or restored immediately following 

completion of the development. 
 

The permittee shall undertake the development in accordance with the approved plans.  
Any proposed changes to the approved plans shall be reported to the Executive Director.  
No changes to the plans shall occur without a Coastal Commission approved amendment 
to this coastal development permit unless the Executive Director determines that no 
amendment is legally required. 
 
 3.  Revised Traffic Demand Management Program.  PRIOR TO THE ISSUANCE 
OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall submit a final 
Traffic Demand Management Program for the review and written approval of the 
Executive Director.  Said plan shall be in substantial conformance with the plan received 
on October 17, 2008 as an email attachment, but shall be revised to include the following: 
 

1. The program shall be made available to all hotel employees. 
 

2. The program shall operate on a trial basis for two years from the date of 
Commission action. 

 
• After two years, the program shall continue in effect for as long as the herein-

approved conference facility remains in operation.   
 
• After two years, the permittee may return to the Coastal Commission with an 

amendment request to eliminate or modify all, or portions of, the approved 
program, if it is not accomplishing the goal of reducing the need for on- or 
off-site parking by hotel employees. 

 
• Any such request shall include documentation of what is failing and 

suggestions of alternative features to improve the program, and may require 
an amendment to the permit. 

 
3. Hotel guests shall be made aware, through in-room information materials and 

lobby posting, that shuttle service to the trolley station is available twice a day if 
they wish to avail themselves of this service. 

 
The permittee shall undertake the development in accordance with the approved program.  
Any proposed changes to the approved program shall be reported to the Executive 
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Director.  No changes to the program shall occur without a Coastal Commission 
approved amendment to this coastal development permit unless the Executive Director 
determines that no amendment is legally required. 
 
       4.  Final Plans.  PRIOR TO THE ISSUANCE OF THE COASTAL 
DEVELOPMENT PERMIT, the applicant shall submit final plans for all project 
components for the review and written approval of the Executive Director.  Said plans 
shall be approved by the City of San Diego and shall be in substantial conformance with 
the plans received with the permit application, except where revised through special 
conditions. 
 
The permittee shall undertake the development in accordance with the approved plans.  
Any proposed changes to the approved plans shall be reported to the Executive Director.  
No changes to the plans shall occur without a Coastal Commission approved amendment 
to this coastal development permit unless the Executive Director determines that no 
amendment is legally required. 
 
     5.   Construction BMP Program.  The applicant shall implement all water quality 
BMPs identified in the Standard Urban Stormwater Mitigation Plan (SUSMP) from Tri-
Dimensional Engineering, Inc., dated February 25, 2008 along with the construction and 
post-construction BMPs identified on the two SUSMP plan sheets submitted on August 
29, 2008. 
 
IV. Findings and Declarations. 
 
 The Commission finds and declares as follows: 
 
        1.  Detailed Project Description/History.  The applicant proposes to remove an 
existing, unpermitted, approximately 9,000 sq.ft., temporary event tent structure and 
construct a single-story, 16,500 sq. ft. conference center within the same area of the 
existing Mission Bay Hilton resort complex.  The project also includes removal of 45 
existing trees and three tennis courts to accommodate the larger permanent conference 
facility.   
 
The temporary tent has been on the subject site since 1995, operating under a 
Tent/Canopy/Membrane Structure Permit from the City of San Diego.  No coastal 
development permit has ever been issued for the temporary structure.  The temporary tent 
has been used primarily for meetings, exhibitions, and banquet events, averaging 63 such 
events per year over the past three years.  It is also reserved as weather back-up for 
planned outdoor banquet’s, and is used for that purpose an average of 21 times a year.  
Under the City’s temporary structure regulations, the tent can only be up for six months 
out of every year.  Thus, besides a larger structure having the ability to host larger events, 
twice as many events can be held in a permanent, year-round facility. 
 
The applicant is also proposing construction of a second pool for hotel guests.  It will be 
located in the southern portion of the leasehold, nearby two guestroom buildings.  
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Because this is a new non-attached structure located between the first coastal roadway 
and the sea, a coastal development permit is required for this feature.   
 
There have been many past proposals for this facility, some approved as permits, some as 
waivers and some of them exempted.  For the most part, the numerous proposals for this 
facility were for modifications to or expansions of existing facilities or operations at the 
site.  The project opponents cite portions of the staff reports from two of those files as 
supporting their positions regarding various instances where they feel inadequate review 
was given this project.  Coastal Development Permit #6-81-241 proposed demolition of 
an existing tennis club building and construction of a new one.  It was approved with no 
special conditions on the Commission’s Consent Calendar and is cited to demonstrate 
that tennis facilities have been on the subject site for a long time.  Part of a paragraph in 
the staff report for Coastal Development Permit #6-85-500 is quoted because it states that 
inadequacy of on-site parking could result in vehicular overflow into nearby public 
parking areas.  That permit addressed the refurbishment and operation of a vessel, the 
Mission Rose, that once cruised among the various Mission Bay Hotels during evening 
hours, and could be rented out for special events.  It no longer exists.     
 
The certified Mission Bay Park Master Plan describes the ratio of commercial leaseholds 
in the park with public recreational lands.  Commercial facilities cannot occupy more that 
25% of the total park area.  Overall, the resort occupies approximately 18 acres in the 
eastern part of Mission Bay Park, with commercial leasehold boundaries being used to 
determine the 25% limit.  Thus, new development or activities within the existing 
leasehold boundaries do not affect the commercial/parkland ratio, since no increase in the 
size of the leasehold itself occurs. 
 
The site is located along East Mission Bay Drive (which runs parallel to Interstate 5), 
north of Tecolote Shores and south of Playa Pacifica.  All of Mission Bay Park is an area 
of deferred certification, where the Coastal Commission retains coastal development 
permit authority and Chapter 3 of the Coastal Act is the legal standard of review, with the 
certified Mission Bay Park Master Plan used as guidance. 
 
 2.  Parking/Public Access.   The following Chapter 3 policies of the Coastal Act 
are most pertinent to the proposed development, and state: 
 

Section 30211
 
Development shall not interfere with the public's right of access to the sea where                          
acquired through use or legislative authorization, including, but not limited to, the    
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 
 
Section 30212
 
 (a)  Public access from the nearest public roadway to the shoreline and along the 
coast shall be provided in new development projects except where: 
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 (1)  it is inconsistent with public safety, military security needs, or the protection  
of fragile coastal resources, 
 
 (2)  adequate access exists nearby.  

 
Section 30252
 
 The location and amount of new development should maintain and enhance 
public access to the coast by … (4) providing adequate parking facilities or 
providing substitute means of serving the development with public transportation, …  

 
Section 30604(c) 
 
     (c) Every coastal development permit issued for any development between the 
nearest public road and the sea or the shoreline of any body of water located within 
the coastal zone shall include a specific finding that the development is in 
conformity with the public access and public recreation policies of Chapter  3 
(commencing with Section 30200). 

 
Mission Bay Park is a public park built primarily on tidelands granted to the City of San 
Diego.  The site of the proposed permanent convention facilities for the Mission Bay 
Hilton is located between the first coastal roadway and the sea (in this case the sea is 
Mission Bay).  Public lateral access is available along most of the Mission Bay shoreline, 
including through the Hilton leasehold.  Vertical access is readily available as well, both 
north and south of the leasehold, as well as directly through the leasehold if pedestrians 
wish.  The specific location of the proposed structure would not affect the public’s ability 
to make their way across the leasehold, through parking areas and along walkways.  
Thus, the replacement of temporary events facilities with permanent ones does not affect 
any existing vertical or lateral public accessways. 
 
The greater public access concern with this, or any of the Mission Bay Park commercial 
leaseholds, is that on-site parking will be inadequate and parking will spill over into 
nearby public beach parking lots, eliminating parking otherwise available to the general 
public.  The existing resort has a total of 357 guest rooms, 11,304 sq.ft. of combined 
restaurant uses, a spa and gift shop totaling 9,048 sq.ft. of retail use, as well as the 
proposed 16,500 sq.ft. convention facility.  Based on the parking requirements of the 
certified Mission Bay Park Master Plan used here as guidance, the parking formula for 
the resorts in Mission Bay is calculated by totaling the requirements for each individual 
use (357 parking spaces for 357 hotel rooms, one parking space for every 200 sq.ft. of 
restaurant, banquet or convention use, and one parking space for every 500 sq.ft. of retail 
use), then reducing that number by one third to credit cross-use by hotel guests of the 
other on-site amenities.  In this particular case, the hotels various hotel rooms, restaurant 
and retail uses, spa, and proposed convention facilities would require a total of 513 
parking spaces individually.  With the one-third reduction, the requirement becomes 342 
parking spaces, whereas the hotel actually provides 410 parking spaces. 
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According to project opponents, although the parking provided meets the specific ratios 
quoted above, there have been times when there wasn’t enough parking available on-site, 
and employees were directed to park outside the leasehold, using space otherwise 
available to the general public.  Once the proposed convention/special events facility is 
built, the hotel will be able to host larger events than in the past.  Moreover, the hotel has 
other smaller venues that can be used for banquets, small meetings, and such.  To address 
this concern, the applicant has submitted a parking study, that includes a description of 
existing conditions, traffic counts taken at appropriate times to capture peak beach use on 
weekdays and weekends, conclusions and a recommendation to implement a Traffic 
Demand Management Program.  The applicant’s parking study identified that if events 
are held concurrently and at capacity at all potential on-site venues, the hotel would be 
short on parking by approximately 34 – 44 spaces.  An earlier (in the 1980s) traffic study 
was done to comply with a condition on an old Commission permit.  Although it did 
provide useful information, it was not conducted in strict accordance with the terms of 
the condition, and did not capture peak numbers.  The current study was conducted as 
requested, at the correct times and days to best assess existing conditions. 
 
To address these concerns relative to the adequacy of on-site parking, the applicant has 
submitted, and is proposing to implement, a Traffic Demand Management Program, that 
is attached to this report as Exhibit #3, for a one-year trial period.  The program includes 
a number of incentives to employees encouraging them to carpool or utilize public 
transportation rather than drive individually to work.  Those carpooling will be provided 
a special location on-site for parking, bicycle racks and showers will be provided, and a 
shuttle will run round trips from the nearest trolley station to the hotel during morning 
and evening commuting hours.  In addition, monthly transit passes can be purchased at 
reduced rates, with the reduction ranging from 10% to 25% depending on the number of 
participants.  With an adult transit pass currently costing $64.00, the savings should range 
from $6.40 to $15.00.  Finally, for those days when enough events are planned to 
jeopardize on-site parking adequacy, the hotel will rent a vacant site nearby for parking 
and run a shuttle back and forth from it to service event patrons.   
 
Special Condition #3 requires submittal of a final Traffic Demand Management Program 
that provides a longer trial period (two years instead of one).  A one-year trail period may 
not provide enough time to truly test the concept.  It also provides that a program be in 
operation for the life of the proposed conference center; the proposal makes no mention 
of continuing the program beyond the proposed one-year trial run.  However, the 
condition will allow modifications to various program components after the two-year trial 
if it appears some changes will expand use of the program or make it more efficient.  
These changes could be proposed as an amendment to this permit.  The condition further 
provides that the program be available to all hotel employees, and that the trolley station 
shuttle be available to guests as well if they wish to avail themselves of it during the 
times it is in operation.  There was no mention in the proposed program of potential guest 
use, but it would appear that the trolley shuttles operating within relatively predictable 
time frames could be attractive to guests as well as employees.   
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As with any development project in Mission Bay Park, the construction phase itself has 
the potential to significantly disrupt public enjoyment of the area, which includes 
swimming beaches and a playground for children with disabilities.  Therefore, Special 
Condition #2 restricts major construction activity to outside the summer season, 
weekends and holidays, when the area is most heavily used by the public.  Interior work 
and landscaping are allowed during summer weekdays.  The condition also prohibits the 
use of public parking areas for staging or storage of materials. 
 
In summary, the Commission finds that the project, as conditioned, will have no adverse 
impacts on vehicular or pedestrian access to the shoreline in this eastern area of Mission 
Bay Park.  Under the terms of the permit, heavy construction activities cannot occur 
during the summer time when public use of the surrounding area peaks.  Moreover, 
although the resort provides adequate parking facilities based on the certified Mission 
Bay Park Master Plan standards, the hotel is proposing a Traffic Demand Management 
Program to assure that hotel parking does not spill over into nearby public parking lots.  
Therefore, the Commission finds the proposal, as conditioned, consistent with all of the 
cited public access policies of the Coastal Act. 
 
       3.  Public Recreation/Tennis Courts.   The following Chapter 3 policies are most 
applicable to the proposed development, and state, in part: 
  
         Section 30221  
 
 Oceanfront land suitable for recreational use shall be protected for recreational use 

and development unless present and foreseeable future demand for public or 
commercial recreational activities that could be accommodated on the property is 
already adequately provided for in the area. 

 
          Section 30222  
 
          The use of private lands suitable for visitor-serving commercial recreational 

facilities designed to enhance public opportunities for coastal recreation shall have 
priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry. 

 
          Section 30223  
 

 Upland areas necessary to support coastal recreational uses shall be reserved for 
such uses, where feasible. 

 
Project opponents also raised a concern over the demolition of three existing tennis courts 
to make space for the proposed convention/special events facilities.  They maintain this 
will reduce public recreational facilities, since members of the public can use the courts 
as well as hotel guests.  The certified Mission Bay Park Master Plan identifies the subject 
leasehold as the “S.D. Hilton Beach and Tennis Resort.”  However, that document does 
not identify tennis courts as a public amenity within Mission Bay Park, and a search of 
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past permits for this facility indicates the tennis courts were considered as primarily for 
the use of hotel guests.  Although tennis amenities evidently existed on this site prior to 
the existence of the Coastal Commission, no past permits ever required that they be made 
available for public use, retained as a site amenity or be maintained as they currently 
exist.  Although members of the public can use the tennis facilities through a membership 
program, there is no evidence to support that this was ever identified or intended as a 
public tennis facility.  Moreover, two tennis courts will still remain available for hotel 
guest or public use when this project is completed.  The proposed secondary pool will be 
located away from the main center of activities and will be surrounded with guest room 
buildings.  It raises no issues with respect to Coastal Act policies.  Therefore, the 
Commission finds the proposal consistent, as otherwise conditioned, with the public 
recreational policies of the Coastal Act.   
 
 4.  Water Quality/Environmentally Sensitive Areas.  The following Chapter 3 
policies are most applicable to the proposed development, and state, in part: 
 
 Section 30231  
 

The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall be maintained and, where 
feasible, restored... 

 
 Section 30240 (b)  
 

 … (b) Development in areas adjacent to environmentally sensitive habitat areas 
and parks and recreation areas shall be sited and designed to prevent impacts which 
would significantly degrade such areas, and shall be compatible with the continuance 
of such habitat areas. 

 
The proposed replacement of a temporary convention/special event facility with a  
permanent, somewhat larger one, will not significantly alter the existing drainage patterns 
on the site.  Moreover, much of the area of the property where the temporary tent sits, as 
well as the tennis courts to be removed, and some parking spaces to be relocated, is 
already paved, and some currently paved areas will be converted to landscaping, so any 
increase in impervious surfaces is not substantial.  In this regard, the proposed 
development will have no significant impact on the existing quality of site runoff. 
 
The subject resort is located in the eastern portion of Mission Bay Park, a public aquatic 
park that includes environmentally sensitive areas.  In fact, the resort site is located 
midway between Cudahy and Tecolote Creeks, being roughly half a mile from each.  
Both creeks contain some wetland species but are somewhat degraded, and the certified 
Mission Bay Park Master Plan provides for the enhancement and expansion of wetland 
habitat in both areas.  These future wetlands are intended to serve primarily as filtration 
facilities to improve water quality, which is poor in the eastern portion of the Bay since 
little tidal action reaches this area. 
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Since the proposed convention facility will be oriented on the site differently than the 
temporary tent, some existing landscaping, including 45 ornamental trees, will be 
removed.  The submitted preliminary landscaping plan only identifies a few of the plant 
species proposed, and does not list the quantity or size of any container specimens.  
Moreover, some of the plants identified on the plan do not appear to be drought-tolerant, 
native or non-invasive.  Special Condition #1 requires submittal of a final landscaping 
plan, including (except for lawn areas consistent with the remainder of the resort) only 
species that are drought-tolerant.  Plant species must also be native or non-invasive.  A 
revised landscaping plan has recently been submitted and may serve to satisfy this special 
condition.  Even at a half-mile distance, the Commission is concerned that seeds from 
any invasive species used within the Hilton leasehold, could be transported to the Cudahy 
and Tecolote wetlands, resulting in degradation of those areas.  
 
The applicant has submitted a water quality/BMP program in the form of a three-page 
narrative description of post-construction BMPs and two plan sheets identifying both 
construction and post-construction BMPs, identifying all methods to be used to prevent 
runoff from leaving the site or treating it before it does.  Construction BMPs include 
spreading mulch or straw on flat portions of the site, providing a stabilized construction 
entrance to the project area, and providing for management of solid, sanitary and 
hazardous wastes.  Permanent BMPs include both curb cut and curb cut outfall 
infiltration systems, cobble swales, directing roof runoff into vegetated swales and 
sloping pavement toward vegetated swales.  In addition there is an existing Mission Bay 
Park stormwater diversion system installed around the entire bay to divert low flow site 
drainage into the City’s sewer treatment system. 
 
Project opponents objected to the originally-proposed water quality measures, indicating 
they were inconsistent with Regional Board standards, which had recently changed.  
Since the Commission continued this item, the applicant has revised the program to the 
new Regional Board standards.  Special Condition #5 requires the applicant to implement 
the proposed water quality BMPs and measures consistent with the program and plans 
submitted with this application.    
 
In summary, the Commission finds that the proposed development will not result in any 
significant change to the quality or quantity of site runoff, since the majority of the 
overall site is already paved.  The submitted revised construction BMP program is 
adequate to retain and filter likely construction runoff.  With implementation of the 
revised landscaping program required in Special Condition #1, the Commission finds that 
nearby natural areas will be adequately protected, since no invasive species will be 
allowed on-site.  Therefore, the Commission finds that the project, as conditioned, is 
consistent with the cited Chapter 3 policies of the Coastal act. 
 
 5.  Visual Impacts.  Section 30251 of the Coastal Act addresses visual resources, and 
states, in part: 
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 The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance.  Permitted development shall be 
sited and designed to protect views to and along the ocean and scenic coastal 
areas, to minimize the alteration of natural land forms, to be visually compatible 
with the character of surrounding areas, and, where feasible, to restore and 
enhance visual quality in visually degraded areas….  
 

All of Mission Bay Park is a highly scenic public recreational resource, such that 
protection and enhancement of visual amenities is a critical concern in any proposed 
development in the park.  The eastern side of the park is adjacent to the North Pacific 
Passage arm of Mission Bay, and affords views to the west of bay waters, Fiesta Island, 
and other portions of Mission Bay Park in the distance.  Adjacent to the east is East 
Mission Bay Drive, a narrow strip of grassy lawn, then Interstate-5.  Additional grassy 
play areas, as well as tot lots and picnic areas, are located to the north and the south of the 
leasehold.  There is also a paved public pathway located between the hotel and the 
shoreline of Mission Bay. 
 
The proposed permanent convention/special events structure will replace a temporary 
tent in roughly the same part of the leasehold.  It will be half again as large as the 
temporary tent, but will not exceed 30 feet in height at its highest point.  The facility will 
not be visible outside the leasehold from the south or west, but may be visible from 
public areas to the north and east.  It will be finished and colored consistent with other 
structures on the site and will match other newer buildings in height (i.e., less than 30 feet 
in height).  The original, pre-Coastal Act structure is a multi-story tower located front and 
center on the site.  There is currently a row of mature trees along the northern boundary 
of the site.  Most of these are on the adjacent public park area and are outside the scope 
of the project, but there are some located within the leasehold, too.  Many trees within the 
leasehold (45 total) will be removed to accommodate the new convention center, which is 
proposed to be aligned differently than the existing temporary tent.  However, due to the 
many existing structures already on the site, no public views to the ocean are currently 
afforded at this location; thus, none will be impacted with the proposed new structure.  
 
Special Condition #1 requires submittal of a final landscaping plan, which will address 
visual concerns as well as the habitat issues discussed in the previous finding.  The 
applicant must replace at least the number of trees being removed (a minimum of 45).  
Moreover, new trees must be located along the northern leasehold boundary in such a 
manner as to fill in any gaps, in conjunction with the trees on the adjacent public 
parkland, to minimize the visibility of the new building from that public park area.  
Through implementing the required plantings, no foreseeable adverse effects on the 
existing scenic coastal area are anticipated, and the Commission finds the project 
consistent with Section 30251 of the Act. 
 
        6.  Unpermitted Development.  Unpermitted development occurred on the subject 
site during the past several years with the placement of a temporary tent structure for 
conventions and special events for six months of each year.  While the applicant had the 
approval of the City of San Diego for this activity, they did not obtain a coastal 
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development permit.  This application seeks approval for removal of the unpermitted tent 
and construction of a permanent convention/special events facility at the site.  Approval 
of this application and removal of the temporary tent will resolve the violation. 
 
Although development has taken place prior to submittal of this permit application, 
consideration of this application by the Commission has been based solely upon the 
Chapter 3 policies of the Coastal Act.  Commission review and action on this permit does 
not constitute a waiver of any legal action with regard to the alleged violation nor does it 
constitute an admission as to the legality of any development undertaken on the subject 
site without a coastal permit.  
 
        7.  Local Coastal Planning.  Mission Bay Park is primarily unzoned.  As a whole, 
Mission Bay Park is a dedicated public park, and the S.D. Hilton Beach and Tennis 
Resort is one of many designated commercial leases in the certified Mission Bay Park 
Master Plan (land use plan/LUP).  Making renovations and additions within the existing 
leasehold is consistent with the certified LUP, providing such changes adhere to the 
design guidelines in the LUP, which address parking, setbacks, landscaping, etc.  
Because there is only an LUP for Mission Bay Park, and no implementation plan, this is 
an area of deferred certification where the Commission retains coastal development 
permit jurisdiction and Chapter 3 of the Coastal Act is the legal standard of review.  As 
discussed in previous findings, the proposed development has been found consistent with 
all applicable Chapter 3 policies of the Coastal Act, as conditioned herein.  It is also 
consistent with all requirements of the certified LUP.  No other local discretionary 
actions are required as a result of the improvements proposed herein.  Therefore, the 
Commission finds that approval of the project will not prejudice the ability of the City of 
San Diego to prepare a fully certifiable LCP for its Mission Bay Park segment. 

 

 8.  Consistency with the California Environmental Quality Act (CEQA).
Section 13096 of the Commission's Code of Regulations requires Commission approval 
of Coastal Development Permits to be supported by a finding showing the permit, as 
conditioned, to be consistent with any applicable requirements of the California 
Environmental Quality Act (CEQA).  Section 21080.5(d)(2)(A) of CEQA prohibits a 
proposed development from being approved if there are feasible alternatives or feasible 
mitigation measures available which would substantially lessen any significant adverse 
effect which the activity may have on the environment. 
 
The proposed project has been conditioned in order to be found consistent with the 
Chapter 3 policies of the Coastal Act.  Mitigation measures, including conditions 
addressing landscaping and public access, will minimize all adverse environmental 
impacts.  As conditioned, there are no feasible alternatives or feasible mitigation 
measures available which would substantially lessen any significant adverse impact 
which the activity may have on the environment.  Therefore, the Commission finds that 
the proposed project is the least environmentally-damaging feasible alternative and is 
consistent with the requirements of the Coastal Act to conform to CEQA. 
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STANDARD CONDITIONS: 
 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and development 

shall not commence until a copy of the permit, signed by the permittee or authorized 
agent, acknowledging receipt of the permit and acceptance of the terms and 
conditions, is returned to the Commission office. 

 
2. Expiration.  If development has not commenced, the permit will expire two years 

from the date on which the Commission voted on the application.  Development 
shall be pursued in a diligent manner and completed in a reasonable period of time.  
Application for extension of the permit must be made prior to the expiration date. 

 
3. Interpretation.  Any questions of intent or interpretation of any condition will be 

resolved by the Executive Director or the Commission. 
 
4. Assignment.  The permit may be assigned to any qualified person, provided assignee 

files with the Commission an affidavit accepting all terms and conditions of the 
permit. 

 
5. Terms and Conditions Run with the Land.  These terms and conditions shall be 

perpetual, and it is the intention of the Commission and the permittee to bind all 
future owners and possessors of the subject property to the terms and conditions. 

 
 
 
(G:\San Diego\Reports\2007\6-07-125 La Salle Hotel Properties stfrpt 10.20.08.doc) 








































































































































