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________________________________________________________________________
Staff recommends the following changes be made to the above-referenced staff report;
additions are reflected in underlined revisions and deletions are shown in strike-out:
1. On Page 7 of the Staff Report, Suggested Modification #2 should be underlined since it
is proposed to be retained in the code; it should therefore read as follows:
2. Section 1513.0203 Encroachments/Ocean Front Walk shall be retained as
follows:
1513.0203

Encroachments/Ocean Front Walk
No permit for any development or redevelopment on any lot abutting
the Ocean Front Walk public right of way or any public right of way
may be issued, unless the owner obtains a permit in accordance with
Land Development Code Chapter 12, Article 9, Division 7 (Public
Right-of-Way Permits) for any existing or proposed encroachments
into the public right of way.

2. On Page 9 of the Staff Report, Suggested Modification #6 shall be revised to reflect the
current provisions for landscaping in public view corridors; new additions are shown
in double underline and new deletions are shown in double-strikethrough. The
updated modification should read as follows:
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6. Revise Section 1513.0402 Landscaping, sub-section (a) Residential
Subdistricts, as follows:
(a) Residential Subdistricts
(1)

(2)

One hundred percent of all required yards, except interior yards and
rear yards, shall be landscaped with a minimum of at least 50 30
percent and shall be any combination of trees, shrubs and ground
cover; except that the use of trees to meet this requirement shall be
optional. All proposed landscaping in the front yard area shall be
maintained at a height of three feet or lower (including raised
planters) to preserve public views. All landscaping shall be
drought-tolerant and native or non-invasive plant species. The
remaining 50 70 percent may include, but is not restricted to,
fountains, reflecting pools, art objects, decorative walkways,
screens, walls, fences, benches, paved areas, and decks not
exceeding 3 feet in height.
Landscaping located within the required yards for Courts and Places
shall protect pedestrian view corridors by emphasizing tall canopy
trees that reach a height of 24 feet at maturity with canopy areas and
ground cover. Landscaping materials shall not encroach or
overhang into the Courts and Places rights-of-way and view
corridors. Mature trees shall be maintained so that branches do not
encroach below a height of 8 feet above the finish surface or
finished grade, as measured at the trunk. Any trees proposed in the
required yard areas along Courts, Places or Walks will be limited to
no more than two tall, canopy type trees with thin trunks which
shall be planted within 4 and 5 feet of the primary structure. must
be located as close to the structure as is feasible in order to reduce
encroachments into the view corridors. All landscaping and
irrigation within the public-right-of-way shall be developed in
accordance with the Landscape Standards of the Land Development
Manual.

3. On Page 15 of the Staff Report, the first full paragraph shall be revised as follows:
The proposed amendment to the landscaping regulations of the PDO would reduce the
amount of required vegetative landscaping from 50% to 30% of the yard area, and the
amount of hardscaping would correspondingly increase from 50% to 70% of the yard area.
The modifications would also make the use of two trees in the yard area, as currently
required by the City’s LDC, optional instead of mandatory. Members from the
Community Planning Board have explained to staff that the impetus for this modification
arose from the fact that currently the existing 50/50 landscaping/hardscaping requirements
are not being met and the in-ground percentages are more commonly composed of a 10%
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landscaping to 90% hardscaping ratio. Regardless of the identified code compliance issue,
reducing the amount of required landscaping in the yard area to 30% would be
inconsistent with the provisions of the Mission Beach Precise Plan, which specifically
state that at least 20% of the total lot area should be landscaped, with an emphasis that the
landscaping should not impede public views to the Ocean along Courts, Walks, or Places
and should enhance the visual attributes of the community.
In addition to the provision that 20% of the total lot area should be landscaped, the
certified Precise Plan also states that at least 40% of the front yard should be committed to
landscaping. Front yard setbacks in the Mission Beach community on Courts, Walks and
Places are required to be either 10 ft wide in the R-N zone or 15 ft wide in the R-S zone.
Given that the interior yards (or side yards) and alley setbacks are not required to
incorporate landscaping, the required front yard setback areas generally contain the only
landscaping on site.
In the Mission Beach community, the standard lot size for the Residential North (R-N)
zone is 25 ft. wide by 50 ft. long and the standard lot size for the Residential South (R-S)
zone is 30 ft. wide by 80 ft. long. The certified Mission Beach Precise Plan (LUP)
specifies that 20% of the total lot size should be landscaped, which would translate to 250
sq. ft. of required landscaping for standard R-N lots and 480 sq. ft. of landscaping for
standard R-S lots. The current requirements of the Mission Beach PDO require that 50%
of the 10 ft. front yard setback area for the R-N zone be landscaped and 50% of the 15 ft.
front yard setback area for the R-S zone. As such, the PDO would require 125 sq. ft. of
landscaping in the front yard for R-N standard lots and 225 sq. ft. of landscaping in the
front yard for R-S standard lots. Therefore, there is already a deficit in the amount of
recommended landscaping required through the certified PDO. While the current
landscaping requirements in the Mission Beach PDO are less than the recommended
commitment of 20% of the total lot, reducing the landscape requirement in the front yard
area to 30% from the existing requirement of 50% in the PDO would deviate further from
the specific recommendations of the certified Mission Beach Precise Plan (LUP),
especially the related recommendation that 40% of the front yard setback be committed to
landscaping.
Furthermore, reducing the amount of required landscaping and potentially reducing the
amount of permeable landscaped area could contribute to flooding and inadequate
drainage within the community. Additionally, the proposed change to the landscaping
regulations of the PDO that make the use of two trees in the required yard area optional
instead of mandatory, is not entirely inconsistent with the provisions of the LUP.
Nonetheless, given the potential public view blockage resulting from trees along the
public walkways, the Commission can support this revision to make the use of trees
optional. However, the City did not include adequate language to restrict the placement,
type or location of any proposed trees so as to protect and enhance existing view corridors
along Courts, Walks, and Places. Finally, in order to maintain the public views to the
ocean and bay and promote water conservation, the Commission has been requiring a set
of landscaping provisions in its review of coastal development permits; these include three
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foot height limitations for all landscape materials, excluding trees, in the front yard
setback and requirements that all landscaping be drought-tolerant and native or noninvasive plant species. The Commission has also specified that fences within the front
yards had to have at least 75% of its surface area open to light. The proposed PDO
amendments do address the fencing provisions but they do not incorporate the
Commission’s other provisions. As such, the proposed reduction in required landscaping
and increase in allowable hardscaping, along with inadequate landscaping specifications
and siting provisions for trees, would not be adequate to implement the policies of the
LUP regarding visual resources, community character, and residential development.
4. On Page 17, the second full paragraph and the beginning of Part V., Findings for
Approval, if Modified, shall be revised as follows:
Since the adoption of the Mission Beach PDO on January 2, 1979, community members
and the Community Planning Board have identified various issues with the language in the
PDO that needed clarification in order to increase their effectiveness and uphold the
provisions of the Mission Beach Precise Plan. These issues were discussed at the
community level and incorporated into the City’s proposed revisions to the PDO. The
modifications that comprise the ‘general clean up’ of the existing PDO are as follows: a
definition of grade level; a more comprehensive definition of lot coverage; prohibition of
parking in front yards; except where the use had already been grandfathered in on the
property; elimination of the 20% deviation for setback encroachments without the need to
obtain a variance; addition of a definition describing a dormer; allowance for gross floor
area calculations to include exclude carports as long as they are built and maintained with
less than two walls that are at least 75% or more open; clarification of the language
regarding density regulations and minimum lot standards and setbacks; and the
prohibition of curb cuts on Mission Boulevard unless the premise has less than 10 feet of
vehicular access to an alley. None of these ‘general clean up’ modifications will diminish
the adequacy of the PDO to implement the certified LUP; instead, they will strengthen the
PDO policies regarding residential construction, parking standards, setbacks, and density
regulations.
5. On Page 18 of the staff report, the two paragraphs of sub-section 2. Landscaping shall
be revised as follows:
2. Landscaping. The proposed revision to the landscaping regulations of the PDO
would reduce the amount of required vegetative landscaping from 50% to 30% of the yard
area, and the amount of hardscaping would increase from 50% to 70% of the yard area.
However, such a substantial reduction in the amount of required landscaping in the yard
area would be inconsistent with the provisions of the Mission Beach Precise Plan, which
specifically states that at least 20% of the total lot area should be landscaped, with an
emphasis that the landscaping should not impede public views to the Ocean along Courts,
Walks, or Places and should enhance the visual attributes of the community. Additionally,
if the amount for required landscaping is reduced to 30% as opposed to 50%, it would
would result in the reduction of the amount of permeable landscaped area and an increase
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in impervious hardscaped area and could contribute to flooding and inadequate drainage
within the community. Retaining the requirement for 50% of the front yard setback area
to be landscaped, instead of the proposed 30%, would not wholly satisfy the requirement
that 20% of the standard lot area is landscaped; however, it would still result in enhanced
landscaping on site and there is no compelling rationale presented to allow a further
reduction. Additionally, due to the small standard lot sizes in Mission Beach and the
density of development, the certified Precise Plan notes that the landscaping commitment
might not be feasible or appropriate in some circumstances. In the Residential Element’s
background discussion, the Plan states “[t]he intent of all of these landscaping
requirements is to allow flexibility so that adequate yard area can be developed as useable
open space, while preventing yards that consist of concrete slabs. […]” So, while the
Commission can find the current provision for committing 50% of the front yard to
landscaping or pervious area acceptable, any further reduction would be inconsistent with
the intent and specific recommendations of the Precise Plan. As such, staff is
recommending that no modification to the language in the PDO occur that would reduce
the amount of required landscaping area from 50% to 30%.
Additionally, the proposed revisions to the Mission Beach PDO include the addition of
language making the use of two trees in the yards of properties on Courts, Walks, and
Places optional, instead of mandatory, as in the current regulations stipulated in the City’s
LDC. However, while the revisions allow for the optional use of two trees in the 10-15 ft.
required yard area, they do not specify the type or placement of the trees. The absence of
any language in the proposed revisions to the Mission Beach PDO that restricts trees from
encroaching into the 10-15 ft. yard setbacks is inconsistent with the policies of the Mission
Beach Precise Plan (LUP). As such, language needs to be added to the Mission Beach
PDO requiring that no more than two any trees should be proposed in the required yard
areas along Courts, Places, or Walks, will be limited to two tall, canopy type trees with
smaller trunks, and they should be located as close to the structure as is feasible in order to
reduce encroachments into the view corridors. In addition, the inclusion of landscaping
specifications for restricted height of plant materials in the front yard setbacks, along with
the use of drought-tolerant and native or non-invasive plant species, should protect public
views and minimize water consumption. Overall, the removal of language resulting in a
reduction of required landscaping coverage and the recommended addition of language
regarding the placement of trees and landscaping within the yards along Courts, Walks,
and Places would be consistent with past Commission actions and would effectively
implement the policies of the Mission Beach LUP.

(G:\San Diego\Reports\LCPs\City of San Diego\Mission Beach\SD LCPA 3-10 (Mission Beach PDO Update) Addendum.doc)

EDMUND G. BROWN, JR., Governor

STATE OF CALIFORNIA -- THE NATURAL RESOURCES AGENCY

CALIFORNIA COASTAL COMMISSION
SAN DIEGO AREA
7575 METROPOLITAN DRIVE, SUITE 103
SAN DIEGO, CA 92108-4421
(619) 767-2370

W12g
TO:

COMMISSIONERS AND INTERESTED PERSONS

FROM:

SHERILYN SARB, DEPUTY DIRECTOR, SAN DIEGO COAST DISTRICT
DEBORAH LEE, DISTRICT MANAGER, SAN DIEGO COAST DISTRICT
MELISSA AHRENS, COASTAL PROGRAM ANALYST, SD COAST DISTRICT

SUBJECT: STAFF RECOMMENDATION ON CITY OF SAN DIEGO LCP AMENDMENT
NO. 3-10 (MISSION BEACH PDO UPDATE) for Commission Meeting of
March 7-9, 2012

SYNOPSIS
On January 11, 2011, the City of San Diego Local Coastal Program (LCP) Amendment
#3-10 was filed in the San Diego District office. The submittal included only the
proposed changes to the Mission Beach Planned District Ordinance (PDO). A one-year
time extension was granted on March 9, 2011. As such, the last date for Commission
action on this item is the March 2012 hearing.
The amendment involves revisions to the Mission Beach PDO which serves as the primary
implementing ordinance for the Mission Beach community. No changes are proposed to the
community plan; therefore, the subject amendment only involves the certified LCP
implementation plan.
SUMMARY OF AMENDMENT REQUEST
The subject implementation plan (IP) amendment involves changes solely to the Mission
Beach PDO, which is part of the City’s certified Land Development Code (LDC),
portions of which comprise the IP of the certified LCP. An overview of the amendment
request includes, but is not limited to, the following items: expansion of allowable
encroachments to include entry roofs and eaves; a new requirement for angled setbacks
along Ocean Front Walk and the north side of Courts and Places; reduction of required
landscape coverage from 50% to 30% and the addition of outdoor display regulations.
Also proposed are a number of corrections to miscellaneous inconsistencies in the
regulations that have resulted in misinterpretation of the development regulations. These
include, in part, changes to the definition of “dormer” to accommodate bedroom areas or
more usable space; clarification of density regulations, minimum lot standards and
setbacks; language addressing the determination of grade level; language addressing
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allowable carports, changes to the language regarding parking in yards and language
addressing curb cuts on Mission Blvd.
SUMMARY OF STAFF RECOMMENDATION
Although the vast majority of the proposed amendments to the Mission Beach PDO are
acceptable as submitted and reflect clarifications and updates to improve the PDO’s
administration, there are a few critical issues presented by the ordinance update. First
and foremost, the proposed amendments formalize and sanction encroachments,
consisting of allowable entry roofs, into the required yards of Courts, Walks and Places.
These public right-of-ways serve both as the primary coastal accessways and pedestrian
circulation system of the community and they represent critical public view corridors to
the ocean and bay. While entry roofs might appear as nominal improvements on an
individual basis, as drafted, the amended ordinance could allow an entry roof to extend a
substantial distance over sliding doors; and, as they proliferate, they represent a
cumulatively significant encroachment into public view corridors.
A second area of major concern is the reduction in required landscape coverage from
50% to only 30% of the required yard area when the certified Precise Plan establishes a
provision that 20% of the total lot area be maintained as pervious area. This provision is
therefore inconsistent with the certified land use plan and further conflicts with efforts to
address historic flooding issues in the community, water quality measures and efforts to
address climate change. Another policy issue is preserving public access along Ocean
Front Walk and Ventura Place. Historically, there were a number of encroachments
located within Ocean Front Walk, which is more commonly known as the beachfront
boardwalk and promenade. While the City and community have done an admirable job
of abating and regulating those historic encroachments, the proposed amendment would
delete a sub-section which addresses those encroachments. The City asserts that it is
redundant and an encroachment permit would still be separately required for any existing
or newly proposed encroachment. However, given the significance of this public
boardwalk and the history of these encroachments, staff believes it is important to retain
the sub-section as public notice to prospective property owners of the public’s interest
and rights. Along Ventura Place, the existing PDO did not have adequate regulation of
these frontages because the property ownership extends to the curb and commercial
interests here began placing merchandise along the sidewalks and restricting public
passage. Therefore, new language must be added to address this important coastal access
route just north of Belmont Park. Given these policy concerns, the amended PDO must
be denied as submitted and then staff recommends the Commission approve it with
suggested modifications.
The appropriate resolutions and motions begin on Page 6. The suggested modifications
begin on Page 7. The findings for denial of the Implementation Plan Amendment as
submitted begin on Page 10. The findings for approval of the plan, if modified, begin on
Page 17.
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BACKGROUND
The City’s first Implementation Program (IP) was certified in 1988, and the City assumed
permit authority shortly thereafter. The IP consisted of portions of the City’s Municipal
Code, along with a number of Planned District Ordinances (PDOs) and Council Policies.
Late in 1999, the Commission effectively certified the City’s Land Development Code
(LDC) and a few PDOs; this replaced the first IP in its entirety and went into effect in the
coastal zone on January 1, 2000. The City has been reviewing the LDC on a quarterly
basis, and has made a number of adjustments to facilitate implementation; most of these
required Commission review and certification through the LCP amendment process.
Additional adjustments will continue to be made in the future. The City’s IP includes
portions of Chapters 11 through 14 (identified as the Land Development Code or LDC)
of the municipal code and associated guidelines.
The Mission Beach Precise Plan is the certified land use plan for the Mission Beach
community which is one of the many segments of the City’s certified LCP. The Precise
Plan was initially submitted in November 1979; and after multiple resubmittals, it was
certified with many other segments in July 1988. The Mission Beach PDO was put into
effect at the local level on January 2, 1979 and provides a set of regulations separate from
the City’s LDC addressing issues unique to the community.
The Mission Beach PDO was certified as the implementing ordinance, in part, for this
community since the adoption of the City’s LDC in 2000 and has not been amended or
modified until this amendment request. The PDO applies the regulations of Chapter 13
(Zones) in the LDC where they do not conflict with the specified language of the Mission
Beach PDO. Furthermore, the certified PDO contains a provision that states “[w]here
there is a conflict between the Land Development Code and the Mission Beach Planned
District Ordinance, the Planned District Ordinance applies”.
In the Mission Beach community, there is a mix of single-family and multifamily
structures, built on smaller lots in condensed neighborhoods. General zoning in the San
Diego LDC was designed for much larger lots than those found in Mission Beach; and, as
such, the Mission Beach PDO is instrumental is applying specific zoning policies that
address the unique characteristics and smaller lot sizes found in Mission Beach.
A number of problems existing with development in the Mission Beach community have
been identified by the Community Planning Board and incorporated into the subject LCP
Amendment. These include the threat of overbuilding beyond the established building
envelope, excessively bulky buildings that are out of scale with respect to their site and
the community, lack of landscaping and the absence of a specific grade determination
that would further alleviate a walled off effect along the courts, walks and places in the
community.
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ADDITIONAL INFORMATION
Further information on the City of San Diego LCP Amendment #3-10 may be obtained
from Melissa Ahrens, Coastal Planner, at (619) 767-2370.
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PART I. OVERVIEW
A. LCP HISTORY
The City of San Diego has a long history of involvement with the community planning
process; as a result, in 1977, the City requested that the Coastal Commission permit
segmentation of its Land Use Plan (LUP) into twelve parts in order to have the LCP
process conform, to the maximum extent feasible, with the City’s various community
plan boundaries. In the intervening years, the City has intermittently submitted all of its
LUP segments, which are all presently certified, in whole or in part. The earliest LUP
approval occurred in May 1979, with others occurring in 1988, in concert with the
implementation plan. The final segment, Mission Bay Park, was certified in November
1996.
When the Commission approved segmentation of the LUP, it found that the
implementation phase of the City’s LCP would represent a single unifying element. This
was achieved in January 1988, and the City of San Diego assumed permit authority on
October 17, 1988 for the majority of its coastal zone. Several isolated areas of deferred
certification remained at that time; some of these have been certified since through the
LCP amendment process. Other areas of deferred certification remain today and are
completing planning at a local level; they will be acted on by the Coastal Commission in
the future.
Since effective certification of the City’s LCP, there have been numerous major and
minor amendments processed. These have included everything from land use revisions
in several segments, to the rezoning of single properties, and to modifications of citywide
ordinances. In November 1999, the Commission certified the City’s Land Development
Code (LDC), and associated documents, as the City’s IP, replacing the original IP
adopted in 1988. The LDC has been in effect within the City’s coastal zone since
January 1, 2000.
B. STANDARD OF REVIEW
Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning
ordinances or other implementing actions, as well as their amendments, on the grounds
that they do not conform with, or are inadequate to carry out, the provisions of the
certified land use plan. The Commission shall take action by a majority vote of the
Commissioners present.

C. PUBLIC PARTICIPATION
The City has held Planning Commission and City Council meetings with regard to the
subject amendment request. All of those local hearings were duly noticed to the public.
Notice of the subject amendment has been distributed to all known interested parties.
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PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTIONS
Following a public hearing, staff recommends the Commission adopt the following
resolutions and findings. The appropriate motion to introduce the resolution and a staff
recommendation are provided just prior to each resolution.

I.

MOTION I: I move that the Commission reject the Implementation Program
Amendment for the Mission Beach PDO Update of the City of San
Diego LCP as submitted.

STAFF RECOMMENDATION OF REJECTION:
Staff recommends a YES vote. Passage of this motion will result in rejection of
Implementation Program Amendment and the adoption of the following resolution and
findings. The motion passes only by an affirmative vote of a majority of the
Commissioners present.
RESOLUTION TO DENY CERTIFICATION OF THE IMPLEMENTATION
PROGRAM AMENDMENT AS SUBMITTED:
The Commission hereby denies certification of the Implementation Program Amendment
submitted for the Mission Beach PDO Update of the City of San Diego LCP and adopts
the findings set forth below on grounds that the Implementation Program as submitted
does not conform with, and is inadequate to carry out, the provisions of the certified
Mission Beach Precise Plan. Certification of the Implementation Program would not
meet the requirements of the California Environmental Quality Act as there are feasible
alternatives and mitigation measures that would substantially lessen the significant
adverse impacts on the environment that will result from certification of the
Implementation Program as submitted

II.

MOTION II:

I move that the Commission certify the Implementation Program
Amendment for the Mission Beach PDO Update of the City of
San Diego LCP if it is modified as suggested in this staff report.

STAFF RECOMMENDATION:
Staff recommends a YES vote. Passage of this motion will result in certification of the
Implementation Program Amendment with suggested modifications and the adoption of
the following resolution and findings. The motion passes only by an affirmative vote of a
majority of the Commissioners present.
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RESOLUTION TO CERTIFY THE IMPLEMENTATION PROGRAM
AMENDMENT WITH SUGGESTED MODIFICATIONS:
The Commission hereby certifies the Implementation Program Amendment for the
Mission Beach PDO Update of the City of San Diego LCP if modified as suggested and
adopts the findings set forth below on grounds that the Implementation Program
Amendment, with the suggested modifications, conforms with and is adequate to carry
out the certified Mission Beach Precise Plan. Certification of the Implementation
Program Amendment if modified as suggested 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 Implementation Program Amendment on the environment, or 2) there are no
further feasible alternatives and mitigation measures that would substantially lessen any
significant adverse impacts on the environment.
PART III. SUGGESTED MODIFICATIONS
Staff recommends the following suggested revisions to the proposed Implementation Plan
be adopted. The underlined sections represent language that the Commission suggests be
added, and the struck-out sections represent language which the Commission suggests be
deleted from the language as originally submitted.

1. Under Section 1513.0103, Applicable Regulations, the following reference shall be
deleted as follows:
Chapter 14, Article 2, Division 11(Outdoor Storage, Display, and Activity
Regulations);

2. Section 1513.0203 Encroachments/Ocean Front Walk shall be retained as follows:
1513.0203

Encroachments/Ocean Front Walk
No permit for any development or redevelopment on any lot
abutting the Ocean Front Walk public right of way or any public
right of way may be issued, unless the owner obtains a permit in
accordance with Land Development Code Chapter 12, Article 9,
Division 7 (Public Right-of-Way Permits) for any existing or
proposed encroachments into the public right of way.
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3. Delete “Entry Roofs” as an Allowable Encroachment in Table 1513-03B Allowable
Encroachments, as follows:

4. Delete sub-section (2)(b) in its entirety from Section 1513.0304, Property
Development Regulations-Residential Subdistricts (d) Encroachments, as
follows:
(B)

In addition to those encroachments identified in Table 1513.03B, entry
roofs may encroach up to 3 feet into the Court, Place, or Walk yard setback
consistent with the following, as set forth in Diagram 1513-03E:
(i)

The entry roof must be at least 9 feet above existing grade, whichever
is lower, and no more than 12 feet above existing grade or proposed
grade, whichever is lower;

(ii)

The entry roof must be supported by diagonal supports from the building
wall, such as knee braces, extending within a 45 degree angle from
the building wall to the horizontal portion of the projection, provided
that the horizontal and vertical components of the supports do not
exceed 3 feet. The entry roof shall not be supported through
continuation of the floor joist;
(iii) The maximum width of the entry roof is the door width plus three feet;
and
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(iv) Within the R-N Subdistrict only one entry roof is allowed, and within
the R-S Subdistrict two entry roofs are allowed, provided the entry
roofs serve separate residential units.
5. Delete Diagram 1513-03E, Entry Roof Encroachment illustration from the amended
ordinance.
6. Revise Section 1513.0402 Landscaping, sub-section (a) Residential Subdistricts, as
follows:
(a) Residential Subdistricts
(1)

(2)

One hundred percent of all required yards, except interior yards
and rear yards, shall be landscaped with a minimum of at least 50
30percent and shall be any combination of trees, shrubs and
ground cover; except that the use of trees to meet this requirement
shall be optional. The remaining 50 70 percent may include, but is
not restricted to, fountains, reflecting pools, art objects, decorative
walkways, screens, walls, fences, benches, paved areas, and decks
not exceeding 3 feet in height.
Landscaping located within the required yards for Courts and
Places shall protect pedestrian view corridors by emphasizing tall
trees with canopy areas and ground cover. Landscaping materials
shall not encroach or overhang into the Courts and Places rightsof-way below a height of 8 feet above the finish surface or finished
grade, as measured at the trunk. Any trees proposed in the
required yard areas along Courts, Places or Walks will be limited
to no more than two tall, canopy type trees with thin trunks which
must be located as close to the structure as is feasible in order to
reduce encroachments into the view corridors. All landscaping and
irrigation within the public-right-of-way shall be developed in
accordance with the Landscape Standards of the Land
Development Manual.

7. Incorporate Section 1513.0405, Outdoor Display Regulations to the amended code as
follows:
§1513.0405

Outdoor Display Regulations
Within the Commercial Subdistrict along Mission Boulevard,
Pacific Beach Drive, Ventura Place, and Ocean Front Walk only
the following may be displayed on the sidewalk:
(1)
Newspapers;
Rental items provided that there is an 8-foot clearance for
(2)
pedestrian passage.
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PART IV. FINDINGS FOR REJECTION OF THE CITY OF SAN DIEGO
IMPLEMENTATION PLAN AMENDMENT #3-10, AS SUBMITTED,
AND APPROVAL IF MODIFIED
A. AMENDMENT DESCRIPTION
The subject amendment is an update to the Mission Beach PDO, which includes a general
clean up of existing policy language as well as modifications to the provisions addressing
landscaping, allowable encroachments, and outdoor storage displays. The more general
changes to the Mission Beach PDO update are intended to clarify portions of the existing
PDO regarding the definition of grade, standard setbacks and dormers, as well as to make
minor modifications to prohibit parking in the front yard area of Courts and Places. All
of the proposed minor modifications and language clarifications are consistent with the
goals of the Mission Beach Precise Plan and aim to improve the residential and
commercial development regulations of the PDO. However, the proposed amendment
contains four components that cannot be supported, as submitted, and include the
allowance for entry roofs to encroach into the required yard areas along Courts, Walks,
and Places, a reduction of landscaping coverage, lack of appropriate outdoor display
regulations, and the need for public notice about Ocean Front Walk encroachments.
Specifically, they consist of the following:
1. Entry roof encroachment. The proposed changes to the development
regulations regarding allowable encroachments will permit entry roofs to extend up to 3
feet into the required yard area along Courts, Walks and Places. The proposed changes
would be implemented through Table 1513-03B ‘Allowable Encroachments’, as well as
through Section 1513.0304(d)(2)(B). The proposed changes consist of the following:
1) Table 1513-03B allows for entry roofs to extend up to 3 feet into the required
yard area along Courts, Places, and Walks;
2) Section 1513.0304(d)(2)(B)(i) specifies that the entry roof must be located at
least 9 feet above the existing or proposed grade, whichever is lower, and no
more than 12 feet above the existing or proposed grade, whichever is lower;
(3) 1513.0304(d)(2)(B)(ii) states that the entry roof must be supported by
diagonal supports from the building wall;
(4) 1513.0304(d)(2)(B)(iii) specifies that the maximum width of the entry roof is
the door width plus three feet; and
(5) 1513.0304(d)(2)(B)(iv) states that only one entry roof is allowed in the R-N
subdistrict and up to two entry roofs are permitted in the R-S subdistrict,
provided that they serve separate residential units.
The proposed changes will allow for permanent entry roofs of varying widths to be
constructed within the required yard areas along Courts, Places and Walks. These entry
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roofs will be permitted to be installed along the entire length of longer glass sliding doors
as well as on top of smaller, more typical entryway doors. Currently, the Mission Beach
PDO does not allow for permanent encroachments and requires that no structure or
landscaping is allowed in the required yard setbacks along Courts, Places or Walks above
a height of 3 feet.
2. Landscaping. The proposed changes to the landscaping requirements of the
PDO will reduce the amount of required vegetative landscaping coverage in the yard
areas along Courts, Walks and Places from 50%, as it exists, to 30% and increase the
amount of required hardscaping in yard areas fronting Courts, Walks, and Places from
50%, as it exists, to 70% coverage. Specifically, the changes proposed to Section
1513.0402 ‘Landscaping’ include the following modifications:
(1) All required yards, except interior and rear yards, shall be landscaped with a
minimum of at least 30% coverage and shall be any combination of trees, shrubs,
and ground cover, except that the use of trees to meet this requirement shall
now be optional.
(2) The remaining 70% may include, but is not restricted to, fountains, reflecting
pools, art objects, decorative walkways, screens, walls, fences, benches, paved
areas and decks not exceeding 3 feet in height.
3. Outdoor Display Regulations. The proposed changes involve the regulation of
outdoor displays inadequately addressed by the LDC. Specifically, the amended code’s
cross-reference to the LDC would be insufficient to maintain public areas along Ventura
Place. As submitted, the amendment would cross-reference Chapter 14, Article 2,
Division 11 of the LDC. This cross-reference was intended to provide adequate
regulation for outdoor displays of merchandise in the Commercial Subdistricts.
4. Ocean Front Walk Encroachments. The proposed code amendment includes
the deletion of Section 1513.0203, which addresses existing or proposed encroachments
into Ocean Front Walk. Ocean Front Walk is a unique public right-of-way, more
commonly know to locals as the “Beach Boardwalk”, because it is not open to vehicles.
The existing code provides that no permit for any development or redevelopment may be
issued unless the owner obtains an encroachment permit for any existing or proposed
encroachment into the boardwalk/public right of way.

B. SPECIFIC FINDINGS FOR REJECTION
The standard of review for LCP implementation submittals or amendments is their
consistency with and ability to carry out the provisions of the certified LUP, which in this
case is the Mission Beach Precise Plan.
1. Purpose and Intent of the Ordinance. The purpose and intent of the Mission
Beach PDO is to implement policies regarding residential and commercial development,
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public access, visual resources, protection of environmental resources and the ocean and
bay beaches and walkways, specifically crafted to be applicable to the unique and densely
populated coastal community of Mission Beach. Primary elements of the PDO include
regulations recognizing coastal scenic and visual qualities, community character, and
public access as important public resources that need to be preserved and protected for
the benefit of the immediate community and any member of the public visiting the
community. Due to the smaller lot sizes within the community of Mission Beach, it is
important that distinct policies, separate from the general land use regulations of the City
LDC, are applied in Mission Beach. These specific regulations restrict the development
envelope of lots within the community to allow for the protection of public ocean view
corridors, general community character, and public access. Additionally, the regulations
of the PDO identify that new development must protect the special attributes of the
Mission Beach community, which, due to its unique characteristics, is a popular visitor
destination.
2. Major Provisions of the Ordinance. The community of Mission Beach is
distinct from the rest of the City of San Diego in that it is comprised of a thin strip of flat,
densely populated land with only one main thoroughfare, Mission Boulevard, that
intersects the community and connects with Pacific Beach to the north and Ocean Beach
to the south. As such, the Mission Beach PDO has specific regulations regarding traffic
circulation, public access, and parking regulations that help to alleviate unmanageable
automotive congestion in the community and maintain public beach and bay access.
Additionally, Mission Beach is comprised of approximately 100 acres of densely
developed residential and commercial properties bordered by Mission Bay to the east and
the Pacific Ocean to the west. As such, the applicable PDO includes regulations that
restrict the buildable envelope available on residential and commercial lots and
establishes setbacks on Mission Boulevard and along Courts, Walks, and Places within
the community. Paved public boardwalks are established within the community and
designated as Bayside Walk on the eastern side and Ocean Front Walk on the western
side. Both public walkways run north/south along the beach and bayside and serve as
highly popular public accessways, as well as a view corridors along the shoreline. The
Courts and Places within the community generally run east/west and serve as critical
public view corridors to the ocean or the bay waters. As such, the Mission Beach PDO
contains specific provisions restricting encroachments into the yard areas of Courts,
Walks, and Places, which function as valuable public view corridors to the ocean and
bay. Overall, the major provisions of the ordinance address protection of visual
resources, public access, residential and commercial development and transportation.

3. Adequacy of the Ordinance to Implement the Certified LUP.
a. Entry roof encroachment. The Mission Beach Precise Plan contains policies
that protect public views and scenic resources in the community. The Commission’s
review of the proposed changes to the Planned District Ordinance must assure that the
amended PDO conforms with, and is adequate to carry out the Precise Plan’s provisions.
Listed below are policies contained in the certified Land Use Plan which refer to
protection of public ocean views, landscaping requirements, and residential development:
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The Courts and Places in Mission Beach provide the only pedestrian open space
system other than the beaches. Every residence fronts on either the beach or a
Court or Place. Consequently, their preservation is a top priority. Therefore, the
existing requirement of a 15-foot setback should be maintained on all Courts and
Places south of Santa Clara Place. Because of the extremely small lot sizes north
of Santa Clara, a ten-foot setback is acceptable on single lots. For property on the
south side of Courts, there is an additional problem of shadow control that will
necessitate further setbacks for development over two stories.



Views to, and along the shoreline from public areas shall be protected from
blockage by development and or vegetation. This proposal is consistent with the
Plan’s intent to preserve and improve the physical appearance and character of the
Mission Beach community.



Visual Goal: To eliminate both visual and non-visual nuisances in Mission
Beach.”

The City has indicated that the goal of including entry roofs as a permitted encroachment
into yards along Courts, Walks and Places is to allow residents to construct sturdier,
permanent roof covers above entryways. This proposed component of the subject LCP
amendment would potentially allow for one 3 foot wide entry roof encroachment in the
R-N subdistrict and two within the R-S subdistrict, provided that they are serving
separate residential units such as condominiums. However, the proposed modification
would allow for the entry roof to stretch the entire length of the entryway plus an
additional three feet, extending a substantial distance if constructed above longer sliding
glass door entryways. The permanent roof overhangs would also be permitted to
encroach up to three feet into the yard area along Courts, Walks and Places, which
currently exist as public ocean view corridors. Currently, there are no restrictions in the
PDO or the LDC that restrict the use of temporary non-permanent awnings being utilized
in the place of roof overhangs. These awnings are typically made of a cloth or fabric
material, are less than 3 feet wide and are not as visually obstructive as the proposed
permanent entry roof overhangs that would be required to include structural support in
the form of diagonal supports attached to the structure.
The Mission Beach Precise Plan includes provisions and objectives requiring that public
views to and along the shoreline must be protected through the use of adequate setbacks
along Courts, Walks, and Places as well as through provisions restricting encroachments
into identified public view corridors within the community. As the lot size and
associated required setback areas are already comparatively small and restricted in the
community of Mission Beach, any allowable encroachment into the Courts, Places and
Walks that function as critical view corridors could result in significant adverse impacts
to the visual quality of the community and the availability of public ocean and bay views.
Although seemingly minor on a case-by-case basis, the proliferation of entry roofs, along
with other appurtenances added over time, could result in cumulative impacts and
deterioration of public views. The proposed changes regarding entry roof encroachments
would extend beyond the historic allowable building envelope established with the initial
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certification of the Mission Beach PDO and would not be consistent with the policies of
the Mission Beach Precise Plan, which emphasize that the yard areas abutting Courts,
Walks, and Places observe the required setbacks with no significant encroachments that
extend above 3 feet. As such, the proposed modification to the PDO, allowing for the
three foot encroachment of entry roofs, cannot be found adequate to implement the
certified LUP.
b. Landscaping. The Mission Beach Precise Plan contains policies that protect
public views, scenic resources and community character of the Mission Beach area. The
Commission’s review of the proposed changes to the Planned District Ordinance must
assure that the amended PDO conforms with, and is adequate to carry out, the Precise
Plan’s provisions. Listed below are policies contained in the certified Land Use Plan
which refer to protection of public ocean views, landscaping requirements, water quality
and residential development:


A minimum of 20 percent of the total lot area should be required to be in
landscaping[…]



There are a number of problems that exist at present, however, some of which are
being amplified by new development. These include the threat of overbuilding in
terms of density, excessively bulky buildings that are out of scale with respect to
their site and the community, lack of parking, lack of landscaping, and the lack of
adequate height regulation.



The lack of mature trees and vegetation makes the other violations even more
noticeable.



Goal: The insurance of necessary environmental amenities such as the provision
of open space, landscaping and vegetation.



The intent of all of these landscaping requirements is to allow flexibility so that
adequate yard area can be developed as useable open space, while preventing
yards that consist of concrete slabs.



Finally, landscaping is an important part of the overall appearance of the
community. The amount, location, type (whether trees, shrubs, flowers) and kind
(species) should be carefully arranged to complement the inanimate components
of the community.



The Courts and Places in Mission Beach provide the only pedestrian open space
system other than the beaches. Every residence fronts on either the beach or a
Court or Place. Consequently, their preservation is a top priority. Therefore, the
existing requirement of a 15-foot setback should be maintained on all Courts and
Places south of Santa Clara Place. Because of the extremely small lot sizes north
of Santa Clara, a ten-foot setback is acceptable on single lots. For property on the
south side of Courts, there is an additional problem of shadow control that will
necessitate further setbacks for development over two stories.
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Views to, and along the shoreline from public areas shall be protected from
blockage by development and or vegetation. This proposal is consistent with the
Plan’s intent to preserve and improve the physical appearance and character of the
Mission Beach community.



Recognize pollution, whether chemical or thermal, as a potentially serious
problem that must be constantly guarded against and, in this connection, support
fully the efforts of the San Diego Regional Water Quality Control Board.



Summary Recommendation/ Public Utilities and Facilities section: That adequate
storm drains be provided where necessary to eliminate any drainage problems.

The proposed amendment to the landscaping regulations of the PDO would reduce the
amount of required vegetative landscaping from 50% to 30% of the yard area, and the
amount of hardscaping would correspondingly increase from 50% to 70% of the yard
area. The modifications would also make the use of two trees in the yard area, as
currently required by the City’s LDC, optional instead of mandatory. Members from the
Community Planning Board have explained to staff that the impetus for this modification
arose from the fact that currently the existing 50/50 landscaping/hardscaping
requirements are not being met and the in-ground percentages are more commonly
composed of a 10% landscaping to 90% hardscaping ratio. Regardless of the identified
code compliance issue, reducing the amount of required landscaping in the yard area to
30% would be inconsistent with the provisions of the Mission Beach Precise Plan, which
specifically state that at least 20% of the total lot area should be landscaped, with an
emphasis that the landscaping should not impede public views to the Ocean along Courts,
Walks, or Places and should enhance the visual attributes of the community.
Furthermore, reducing the amount of required landscaping and potentially reducing the
amount of permeable landscaped area could contribute to flooding and inadequate
drainage within the community. Additionally, the proposed change to the landscaping
regulations of the PDO that make the use of two trees in the required yard area optional
instead of mandatory, is not entirely inconsistent with the provisions of the LUP.
However, the City did not include adequate language to restrict the placement, type or
location of any proposed trees so as to protect and enhance existing view corridors along
Courts, Walks, and Places. As such, the proposed reduction in required landscaping and
increase in allowable hardscaping, along with inadequate siting provisions for trees,
would not be adequate to implement the policies of the LUP regarding visual resources,
community character, and residential development.
c. Outdoor Display Regulations. The Mission Beach Precise Plan contains
policies that protect scenic resources and allowable signage in the Mission Beach area.
The Commission’s review of the proposed changes to the Planned District Ordinance
must assure that the amended PDO conforms with, and is adequate to carry out, the
Precise Plan’s provisions. Listed below are policies contained in the certified Land Use
Plan which refer to protection of views and sign regulations:
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Probably the most noticeable of street furnishings are signs, both public and
private. Signs should be modest and attractive. Their use should be limited to
identification.



Views to and along the shoreline from public areas shall be protected from
blockage by development and or vegetation. This proposal is consistent with the
Plan’s intent to preserve and improve the physical appearance and character of the
Mission Beach community.

This addition of a cross-reference to Chapter 14, Article 2, Division 11 (Outdoor Storage,
Display and Activity Regulations) to the Mission Beach PDO was intended to be
removed by the City prior to the LCPA submittal; however, it was accidentally left in the
proposed changes. The City intended to remove the suggested language prior to
submittal as it does not provide adequate controls on Ventura Place to maintain public
access and regulate sidewalk activities and displays. The sidewalk along Ventura Place is
not public property since the lot lines for those parcels extend to the curb and, therefore,
the City cannot regulate outdoor displays along the sidewalk unless Ventura Place is
specifically addressed. As such, the City is requesting that the proposed reference to the
LDC section be removed and that language specifying the Outdoor Display Regulations
for Mission Boulevard, Pacific Beach Drive, Ventura Place, and Ocean Front Walk be
added in order for the PDO to be found adequate to implement the policies of the Mission
Beach Precise Plan regarding scenic resources, outdoor displays and associated signage.
d. Ocean Front Walk Encroachments. The Mission Beach Precise Plan
contains policies that protect scenic resources and the public pathway of Ocean Front
Walk in the western portion of the Mission Beach area. The Commission’s review of the
proposed changes to the Planned District Ordinance must assure that the amended PDO
conforms with, and is adequate to carry out, the Precise Plan’s provisions. Listed below
are policies contained in the certified Land Use Plan which refer to protection of views
and accessibility along Ocean Front Walk.





Goals for Pedestrian Movement:
To maximize pedestrian safety through the separation of people and vehicles,
including bicycles.
To maintain and enhance the physical appearance of the pedestrian paths in
Mission Beach.
Physical Development Proposals
A special situation is the setback for yards fronting on beaches. Because of the
adequate open space of the beaches, a requirement of ten feet is reasonable in
most cases. Buildings over two stories should provide additional setback for at
least the third story in order to prevent shadows from encroaching on the beaches
except for those lots north of Santa Clara where any setback greater than ten feet
would deny reasonable use of the property.
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The City’s proposed changes would remove Section 1513.0203 Encroachments/Ocean
Front Walk, as it is considered to be redundant to the policies of the LDC, which
implement the same restrictions requiring owners to obtain an encroachment permit for
any encroachments extending into the setbacks along Ocean Front Walk. Removal of the
subject section would reduce the degree of notification for property owners and could
lessen the effectiveness of the encroachment regulation as a whole. Considering the
importance of the visual quality and accessibility of Ocean Front Walk, as identified in
the Mission Beach Precise Plan, reducing the degree of notification for encroachments
onto Ocean Front Walk by removing the subject section would not adequately implement
the policies of the Mission Beach Precise Plan.

PART V. FINDINGS FOR APPROVAL OF THE CITY OF SAN DIEGO
IMPLEMENTATION PLAN AMENDMENT #3-10, IF MODIFIED
Since the adoption of the Mission Beach PDO on January 2, 1979, community members
and the Community Planning Board have identified various issues with the language in
the PDO that needed clarification in order to increase their effectiveness and uphold the
provisions of the Mission Beach Precise Plan. These issues were discussed at the
community level and incorporated into the City’s proposed revisions to the PDO. The
modifications that comprise the ‘general clean up’ of the existing PDO are as follows: a
definition of grade level; a more comprehensive definition of lot coverage; prohibition of
parking in front yards; except where the use had already been grandfathered in on the
property; elimination of the 20% deviation for setback encroachments without the need to
obtain a variance; addition of a definition describing a dormer, allowance for gross floor
area calculations to include carports as long as they are 75% or more open; clarification
of the language regarding density regulations and minimum lot standards and setbacks;
and the prohibition of curb cuts on Mission Boulevard unless the premise has less than 10
feet of vehicular access to an alley. None of these ‘general clean up’ modifications will
diminish the adequacy of the PDO to implement the certified LUP; instead, they will
strengthen the PDO policies regarding residential construction, parking standards,
setbacks, and density regulations.
However, the proposed amendment contains four components that cannot be supported,
as submitted. These include the allowance for entry roofs to encroach into the required
yard areas along Courts, Walks, and Places; a reduction of landscaping in the required
yard area of Courts, Walks, and Places; inadequate outdoor display regulations and the
elimination of specific direction on Ocean Front Walk encroachments. As such, the
following changes must be made to the revised PDO in order to implement the certified
Mission Beach Precise Plan:
1. Entry roof encroachment. The proposed amendment regarding entry roof
encroachments would allow for a permanent entry roof to potentially stretch an extended
distance on the structure when constructed above longer sliding glass door entryways.
The permanent entry roof overhangs would be permitted to encroach up to three feet into
the yard area along Courts, Walks and Places, which currently exist as public ocean view
corridors. At present, there are no restrictions in the PDO or the LDC that restrict the use
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of temporary non-permanent awnings being utilized in the place of roof overhangs.
These awnings are typically made of a cloth or fabric material, are less than 3 feet wide,
and provide adequate protection from the elements. However, the proposed permanent
roof overhangs would be significantly more visually obstructive and would be required to
include structural support in the form of diagonal supports attached to the structure. As
the proposed amendment would allow for a permanent encroachment into the yards along
Courts, Walks, and Places that could significantly impede public views to the Ocean, the
proposed language and associated table section permitting entry roof encroachments must
be removed in their entirety.
2. Landscaping. The proposed revision to the landscaping regulations of the
PDO would reduce the amount of required vegetative landscaping from 50% to 30% of
the yard area, and the amount of hardscaping would increase from 50% to 70% of the
yard area. However, such a substantial reduction in the amount of required landscaping
in the yard area would be inconsistent with the provisions of the Mission Beach Precise
Plan, which specifically states that at least 20% of the total lot area should be landscaped,
with an emphasis that the landscaping should not impede public views to the Ocean along
Courts, Walks, or Places and should enhance the visual attributes of the community.
Additionally, if the amount for required landscaping is reduced to 30% as opposed to
50% it would would result in the reduction of the amount of permeable landscaped area
and an increase in impervious hardscaped area and could contribute to flooding and
inadequate drainage within the community. As such, staff is recommending that no
modification to the language in the PDO occur that would reduce the amount of required
landscaping area from 50% to 30%.
Additionally, the proposed revisions to the Mission Beach PDO include the addition of
language making the use of two trees in the yards of properties on Courts, Walks, and
Places optional, instead of mandatory, as in the current regulations stipulated in the City’s
LDC. However, while the revisions allow for the optional use of two trees in the 10-15 ft.
required yard area, they do not specify the type or placement of the trees. The absence of
any language in the proposed revisions to the Mission Beach PDO that restricts trees
from encroaching into the 10-15 ft. yard setbacks is inconsistent with the policies of the
Mission Beach Precise Plan (LUP). As such, language needs to be added to the Mission
Beach PDO requiring that any trees proposed in the required yard areas along Courts,
Places, or Walks will be limited to two tall, canopy type trees with smaller trunks and
they should be located as close to the structure as is feasible in order to reduce
encroachments into the view corridors. Overall, the removal of language resulting in a
reduction of required landscaping coverage and the recommended addition of language
regarding the placement of trees and landscaping within the yards along Courts, Walks,
and Places would be consistent with past Commission actions and would effectively
implement the policies of the Mission Beach LUP.
3. Outdoor Display Regulations. The addition of a cross-reference to Chapter
14, Article 2, Division 11 (Outdoor Storage, Display and Activity Regulations) to the
Mission Beach PDO was intended to be removed by the City prior to the submittal of the
LCPA, however; it was accidentally left in the submitted code amendment. The proposed
language refers to the regulations of the LDC for regulating outdoor storage display and
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activity regulations within the community. The City intended to remove the suggested
language prior to submittal as the sidewalk along Ventura Place is not public property.
Since the lot lines for those parcels extend to the curb, the City cannot regulate outdoor
displays along the sidewalk unless Ventura Place is specifically addressed. As such, the
City is requesting that the proposed reference to the LDC be removed and that Section
1513.0405 Outdoor Display Regulations be added to specify that within the Commercial
Subdistrict along Mission Boulevard, Pacific Beach Drive, Ventura Place, and Ocean
Front Walk only newspapers and rental items are allowable provided that an 8ft. wide
clearance is present to allow pedestrian passage. As the Mission Beach Precise Plan
emphasizes the protection of the visual quality in the community and public access along
these important access corridors must be protected, Suggested Modifications Nos. 1 and 7
are needed.
4. Ocean Front Walk Encroachments. The City’s proposed changes would
remove Section 1513.0203 Encroachments/Ocean Front Walk, as it is considered to be
redundant to the policies of the LDC, which implement the same restrictions requiring
owners to obtain an encroachment permit for any encroachments extending into the
setbacks along Ocean Front Walk. Removal of the subject section would reduce the
degree of notification for property owners and could lessen the effectiveness of the
encroachment regulation as a whole. Considering the importance of the visual quality
and accessibility of Ocean Front Walk, as identified in the Mission Beach Precise Plan,
reducing the degree of notification for encroachments onto Ocean Front Walk by
removing the subject section would not adequately implement the policies of the Mission
Beach Precise Plan. Therefore, Section 1513.0203 should be retained in the PDO and not
deleted as proposed in the City’s revisions. Retention of the section in the PDO will
provide adequate notice of the regulations restricting encroachments onto Ocean Front
Walk and will effectively implement the policies of the Mission Beach Precise Plan.
In summary, the Commission finds that, with the suggested modifications listed above
and detailed in Section III of this report, the proposed LCP amendment to the Mission
Beach PDO is appropriate, consistent with, and adequate to carry out, the certified
Mission Beach Precise Plan.

PART VI. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT (CEQA)
Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local
government from the requirement of preparing an environmental impact report (EIR) in
connection with its local coastal program. The Commission's LCP review and approval
program has been found by the Resources Agency to be functionally equivalent to the
EIR process. Thus, under CEQA Section 21080.5, the Commission is relieved of the
responsibility to prepare an EIR for each LCP.
Nevertheless, the Commission is required in an LCP submittal or, as in this case, an LCP
amendment submittal, to find that the LCP, or LCP, as amended, does conform with
CEQA provisions. At the local level, the City of San Diego prepared and certified
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Negative Declaration No. 12003225 and found the project in its approved form would not
have a significant effect on the environment.
The Commission finds however that the proposed amendment, as submitted, could have
an adverse impact on visual resources by allowing encroachments into public view
corridors, public access impediments due to inadequate protection of the beach
boardwalk/Ocean Front Walk and Ventura Place from encroachments and potential flood
risks and water quality degradation by expanding allowable hardscape areas. The
suggested modifications address each of these concerns as described in the above
findings. As modified herein, there are no feasible alternatives or mitigation measures
available that would substantially lessen any significant adverse impact on the
environment. Therefore, the Commission finds that the proposed PDO, as amended and
modified herein, conforms with CEQA.
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