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STAFE NOTES

Staff recommends the Commission adopt the following revised findings in support of the
Commission’s action on October 11, 2013. In its action, the Commission approved the permit
with modifications to Special Condition #1 that, 1) removed the requirements to decrease the
height of the structure to no higher than two levels and 27 feet tall; 2) removed the requirement
to step back the south side of the second level a minimum of 10 ft. for the entire length of the
proposed structure; and, 3) modified the condition to allow decks and balconies west of the
established rearyard “stringline” setback. The amended motion begins on Page 6. The
modifications to Special Condition #1 are on Page 7. Findings to support these modifications can

be found starting on Page 14.

Date of Commission Action: October 11, 2013

Commissioners on Prevailing Side: Brennan, Cox, Garcia, McClure, Mitchell, Vargas, Bochco.

SUMMARY OF COMMISSION ACTION:

The proposed prOJect mcludes the demolrtron of two exrstrng resrdentral structures provrdrng
three separate dwelling units. The easternmost structure consists of 950 sq. ft. two-story, 19.6°
tall, two-unit building with an attached garage. The westernmost structure is an 814 sg. ft. one-
story, 11.8’ tall, single-family home. The project also includes subsequent construction of a
three-story 35’ tall duplex condominium structure, with each unit having 2,350 sq. ft. habitable
area, an enclosed common area of 1,402 sq. ft. that includes a third kitchen (for a total of 6,424
sg. ft) and, two 2-car garages on a single 6,285 sq. ft. oceanfront lot.

Currently, views of the ocean exist from Morse Street, between Myers Street and South Pacific
Street, across the site. These views exist because the development on the property to the south
has a large side yard setback that is used to provide access to the underground parking garage
and because the west side of the subject property is currently developed with a single-story
structure that stands under 12 feet tall (ref. Exhibit #14). Thus, the public is afforded views of
the ocean while traveling west on Morse Street as viewed across both the undeveloped section to
the south and above the single story home on the west side of the subject site. Morse Street is an
east-west facing street that ends just inland of the subject site (ref. Exhibit Nos. 1 & 14). Views
of the ocean from east-west facing streets have been identified by the City’s LCP as areas where
ocean views may be provided. In a survey of the east-west public streets that dead-end at the
ocean or at N. Pacific Street or S. Pacific Street in Oceanside, 24 out of 25 of those east-west
streets (Eaton St. is the exception being adjacent to a private development that is not open to the
public), including Morse Street, maintain views of the ocean. Of those 24 east-west streets with
vrews of the ocean, Morse Street has the most limited view of the ocean. —Wh—lGh—fH—Ft—heF
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asseerateelwrththeprepeseel—struetere—ln addrtron the pr0|ect s|te IS Iocated three Iots south of

Buccaneer Beach; which provides expansive and unobstructed views of the ocean. The majority
of public view opportunities while traveling along Morse Street are obstructed by vegetation in
the City’s right-of-way. Thus, while the views from Morse Street generally are protected by the
City's LCP, in this case, the views are minimal and obstructed, and absolute preservation of these
views is therefore not appropriate in this case. In addition, the proposed structure would have to
be significantly revised, including the removal of the entire third level, and a major reduction in
the second level in order to protect such views. That being said, there are adjustments that can
be made to the design of the structure that will protect a portion of the public views. These
include stepping back the structure on the west side of the property to be consistent with the
established western or "stringline setback," and designing all decks and balconies to be
transparent. Modifying the structure to be consistent with the stringline setback will only require
the minimal redesign of the structure, specifically the building length of the structure will need to
be decreased on the western side between 1.5-4.5 feet. In addition, in order to protect any views
within the sideyard areas, all vegetation in the sideyards will be limited to a height of three feet
or less, and all sideyard fencing will be designed to be 75% open the light. Through these
minimal redesign efforts, a portion of the existing views from Morse Street will be maintained,
and new views through the sideyard areas will be created, consistent with the intent of the City's
LCP. As such, Special Condition Nos. 1 & 11 have been included and incorporate all the
discussed project modifications appropriate to maintain a portion of the existing public views.

In order to protect potential bird strikes on the transparent glass, Special Condition #1.ce,
requires that all transparent railings, windows, etc., shall use materials designed to minimize
bird-strikes. In addition, Special Condition #11 requires all proposed landscaping in the side
and front yard areas shall be maintained at a height of three feet or lower (including raised
planters) and that any fencing in the side yard setback areas shall have at least 75 percent of its
surface area open to light.

While not completely eliminating view obstruction, the proposed changes will maintain a

srgnrfrcant port|on of the exrstrng ocean vrews Specrfrcally euttrngJeaeletheseeenel—leveLeﬂhe

Wo ley by requrrrng aII proposed
deckrng rarlrng etc., to be transparent I|m|t|ng Iandscaprng in side yards to three feet in height
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and fencing 75% open to light will assure that all accessory structures do not significantly cause
a view obstruction.

Sometime between 2010 and 2012 the applicant completed maintenance to the existing pre-
coastal rock revetment without benefit of a coastal development permit. The applicant has
included the revetment development in his application. Thus, the applicant seeks after-the-fact
approval for the unpermitted work on the revetment. The work has been described by the
applicant as removal of concrete grout, a concrete apron, the elimination of concrete private
stairway, and the addition of approximately 50 new rocks ranging in size between 25-100 pounds
each. However, the applicant completed this work without benefit of a coastal development
permit and thus, it isn't clear that the revetment was configured correctly and not in a manner that
could impact public access. The revetment is currently located within private property; however,
the public does currently use the sandy beach area for access west of the revetment.

To address the revetment concerns Special Conditions No. 2 through No. 6 have been
incorporated to address both previous and future work to the existing revetment. Specifically
Special Condition #2 requires the applicant to submit a survey of the existing revetment that
includes established benchmarks for future comparison needs. Special Condition #3 requires
the applicant to submit annual revetment monitoring reports. Special Condition #4 requires
future maintenance activities, including those considered to be exempt repair and maintenance be
reviewed by the Executive Director. Special Condition #5 prohibits and future seaward
extension to the revetment. Special Condition #6 requires the applicant to acknowledge and
assume the risk associated with development within a hazardous area.

Finally, Special Condition Nos. 8, 9, & 10 require the submittal of as-built plans, require that all
future development be reviewed by the Coastal Commission, and require the recordation of a
deed restriction respectively. These conditions will ensure that the structure is built as approved
by the Commission, and that all future development will be also be designed to be considered
consistent with the City’s LCP, as well as, applicable policies of the Coastal Act.

Standard of Review: The certified Oceanside Local Coastal Program and the public access and
recreation policies of the Coastal Act as its standard of review for appealed permits.
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I. MOTION AND RESOLUTION ON DE NOVO
The staff recommends the Commission adopt the following resolution:
I. MOTION: I move that the Commission adopt the revised findings in support of the

Commission’s action on October 11, 2013 concerning approval of
Coastal Development Permit No. A-6-OCN-13-008

STAFF RECOMMENDATION OF APPROVAL.:

Staff recommends a YES vote on the motion. Passage of this motion will result in the adoption
of revised findings as set forth in this staff report. The motion requires a majority vote of the
members from the prevailing side present at the revised findings hearing, with at least three of
the prevailing members voting. Only those Commissioners on the prevailing side of the
Commission’s action are eligible to vote on the revised findings. The Commissioners eligible to
vote are:

Commissioners Brennan, Cox, Garcia, Mitchell, McClure, Vargas, and Bochco.

RESOLUTION TO ADOPT REVISED FINDINGS:

The Commission hereby adopts the findings set forth below for Coastal Development Permit
No. A-6-OCN-13-008 on the ground that the findings support the Commission’s decision made
on October 11, 2013 and accurately reflect the reasons for it.
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1. STANDARD CONDITIONS
This permit is granted subject to the following 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 of 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.

I1l. SPECIAL CONDITIONS
The permit is subject to the following conditions:

1. Revised Final Plans. PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the applicant shall submit to the Executive Director for review and written
approval, full-size final plans for the permitted development that are in substantial
conformance with the plans for the project by Studio 4 Architects, dated July 01, 2011.
However, the plans shall be first approved by the City of Oceanside and shall be revised as
follows:

a. All above ground railings for decks and balconies shall be transparent.
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No structures;-neluding-decksbaleonieswing-walls—ete- shall be located any further
than 121.14° west of the eastern property line on the south side and 112.34” west of the

eastern property line on the north side as depicted by Exhibit #15. Decks, balconies,
wingwalls, etc., may extend beyond this setback, if approved by the City of Oceanside.

Ocean front deck railing systems, fences, screen walls and gates subject to this permit
shall use materials designed to minimize bird-strikes with the deck railing, fence, or gate.
Such materials may consist, all or in part, of wood; wrought iron; frosted or partially-
frosted glass, Plexiglas or other visually permeable barriers that are designed to prevent
creation of a bird strike hazard. Clear glass or Plexiglas shall not be installed unless
appliqués (e.g. stickers/decals) designed to reduce bird-strikes by reducing reflectivity
and transparency are also used. Any appliqués used shall be installed to provide coverage
consistent with manufacturer specifications (e.g. one appliqué for every 3 foot by 3 foot
area) and the recommendations of the Executive Director. Use of opaque or partially
opaque materials is preferred to clear glass or Plexiglas and appliqués. All materials and
appliqués shall be maintained throughout the life of the development to ensure continued
effectiveness at addressing bird strikes and shall be maintained at a minimum in
accordance with manufacturer specifications and as recommended by the Executive
Director.

|©

The permittee shall undertake development in accordance with the approved final plans. Any
proposed changes to the approved final plans shall be reported to the Executive Director. No
changes to the approved 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.

2. Survey of Shoreline Protection. PRIOR TO ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit a geological survey of the existing
revetment, prepared by a licensed geologist, or civil or geotechnical engineer for the review
and written approval of the Executive Director. The survey shall identify permanent
benchmarks from the property line or another fixed reference point from which the elevation
and seaward limit of the revetment can be referenced for measurements in the future, and
shall indicate the following:

a. The toe of the revetment shall extend no further seaward than established and shown
on the revetment plans submitted by Taylor group Inc., dated June, 2012 and at a
slope of 2/1.

b. The top of the revetment shall not exceed elevation +13.5 MSL at any point.

3. Long-Term Monitoring Program. PRIOR TO THE ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit for review and written approval of
the Executive Director, a long-term monitoring plan for the existing shoreline protection.
The purpose of the plan is to monitor and identify damage or changes to the revetment such
that repair and maintenance is completed in a timely manner to avoid further encroachment
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of the revetment on the beach. The monitoring plan shall incorporate, but not be limited to
the following:

a. An evaluation of the current condition and performance of the revetment, addressing
any migration or movement of rock which may have occurred on the site and any
significant weathering or damage to the revetment that may adversely impact its
future performance.

b. Measurements taken from the benchmarks established in the survey as required in
Special Condition #2 of CDP #A-6-OCN-13-008 to determine settling or seaward
movement of the revetment. Changes in the beach profile fronting the site shall be
noted and the potential impact of these changes on the effectiveness of the revetment
evaluated.

c. Recommendations on any necessary maintenance needs, changes or modifications to
the revetment to assure its continued function and to assure no encroachment beyond
the permitted toe.

d. An agreement that the permittee shall apply for a coastal development permit within
90 days of submission of the report required in subsection “e” below for any
necessary maintenance, repair, changes or modifications to the project recommended
by the report that require a coastal development permit and implement the repairs,
changes, etc. approved in any such permit.

e. The above-cited monitoring information shall be summarized in a report prepared by
a licensed engineer familiar with shoreline processes and submitted to the Executive
Director for review and written approval. The report shall be submitted to the
Executive Director and the City of Oceanside Engineering Department after each
winter storm season but prior to May 1st of each year starting with May 1, 2014.
Monitoring shall continue throughout the life of the revetment or until the revetment
is removed or replaced under a separate coastal development permit.

The permittee shall undertake development in accordance with the approved monitoring
program. Any proposed changes to the approved program shall be reported to the Executive
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.

Future Maintenance. The permittee shall maintain the existing revetment in its approved
state. Any change in the design of the revetment or future additions/reinforcement of the
revetment that requires a coastal development permit pursuant to Section 13252 of Title 14 of
the California Code of Regulations to restore the structure to its original condition will
require a coastal development permit. However, in all cases, if after inspection, it is
apparent that repair and maintenance is necessary, the permittee shall contact the
Executive Director to determine whether a coastal development permit or an
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6.

amendment to this permit is legally required, and, if required, shall subsequently apply
for a coastal development permit or permit amendment for the required maintenance.

No Future Seaward Extension of Shoreline Protective Devices. By acceptance of this
Permit, the applicant agrees, on behalf of himself and all successors and assigns, that no
future repair or maintenance, enhancement, reinforcement, or any other activity affecting the
existing shoreline protective device, as shown on Exhibit #17, shall be undertaken if such
activity extends the footprint seaward of the subject shoreline protective device as specified
in Special Condition #2 of CDP #A-6-OCN-13-008. By acceptance of this Permit, the
applicant waives, on behalf of itself (or himself or herself, as applicable) and all successors
and assigns, any rights to such activity that may exist under Public Resources Code Section
30235.

Assumption of Risk, Waiver of Liability and Indemnity. By acceptance of this permit,
the applicant acknowledges and agrees (i) that the site may be subject to hazards from wave
overtopping and flooding; (ii) to assume the risks to the applicant and the property that is the
subject of this permit of injury and damage from such hazards in connection with this
permitted development; (iii) to unconditionally waive any claim of damage or liability
against the Commission, its officers, agents, and employees for injury or damage from such
hazards; and (iv) to indemnify and hold harmless the Commission, its officers, agents, and
employees with respect to the Commission’s approval of the project against any and all
liability, claims, demands, damages, costs (including costs and fees incurred in defense of
such claims), expenses, and amounts paid in settlement arising from any injury or damage
due to such hazards.

Other Special Conditions of the RC 11-000002 and Resolution No. 2012-P49. Except as
provided by this coastal development permit, this permit has no effect on the City of
Oceanside’s imposition of conditions for approval for the proposed development that are
adopted pursuant to an authority other than its certified LCP or the Coastal Act. The
conditions contained in this coastal development permit are in addition to the conditions
imposed and required by the City of Oceanside. In case of conflict, the conditions contained
in the subject coastal development permit shall be controlling.

8. As-Built Plans. Within 60 days following completion of the project, the permittee shall

submit as-built plans approved by the City of Oceanside, to be reviewed and approved in
writing by the Executive Director, documenting that the residential structure was constructed
consistent with the Executive Director approved construction plans.

9. Future Development. This permit is only for the development described in coastal

development permit No. A-6-OCN-13-008. Pursuant to Title 14 California Code of
Regulations Section 13250(b)(6), the exemptions otherwise provided in Public Resources
Code Section 30610(a) shall not apply. Accordingly, any future improvements to the
proposed single family residence, including but not limited to repair and maintenance
identified as requiring a permit in Public Resources Code section 30610(d) and Title 14
California Code of Regulations section 13252(a)-(b), shall require an amendment to permit
No. A-6-OCN-13-008 from the California Coastal Commission or shall require an additional

10
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coastal development permit from the California Coastal Commission or from the applicable
certified local government.

Deed Restriction. PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the applicant shall submit to the Executive Director for review and approval
documentation demonstrating that the applicant has executed and recorded against the
parcel(s) governed by this permit a deed restriction, in a form and content acceptable to the
Executive Director: (1) indicating that, pursuant to this permit, the California Coastal
Commission has authorized development on the subject property, subject to terms and
conditions that restrict the use and enjoyment of that property; and (2) imposing the Special
Conditions of this permit as covenants, conditions and restrictions on the use and enjoyment
of the Property. The deed restriction shall include a legal description of the entire parcel or
parcels governed by this permit. The deed restriction shall also indicate that, in the event of
an extinguishment or termination of the deed restriction for any reason, the terms and
conditions of this permit shall continue to restrict the use and enjoyment of the subject
property so long as either this permit or the development it authorizes, or any part,
modification, or amendment thereof, remains in existence on or with respect to the subject

property.

Revised Final Landscape Plans. PRIOR TO THE ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit for review and written approval of
the Executive Director, final landscape plans for the proposed development that have been
approved by the City of Oceanside. Said plans shall be in substantial conformance with the
plans submitted to the City by MBR Designs, received April 21, 2012, but shall be revised as
follows:

a. All proposed landscaping in the side and front yard areas shall be maintained at a
height of three feet or lower (including raised planters) for the life of the proposed
structure to preserve views from the street toward the ocean.

b. All landscaping shall be drought-tolerant native, non-invasive plant species that are
obtained from local stock, if available. No plant species listed as problematic and/or
invasive by the California Native Plant Society, the California Invasive 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.

c. Any fencing in the side yard setback areas shall be designed to maintain existing
public views to the ocean from Morse Street, between Myers St. and S. Pacific St.,
and have at least 75 percent of its surface area open to light.

d. A written commitment by the applicant that five years from the date of the issuance
of the coastal development permit for the residential 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

11



A-6-OCN-13-008 Revised Findings (Burgess)

12.

13.

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.

Construction Schedule/Staging Areas/Access Corridors. PRIOR TO ISSUANCE OF
THE COASTAL DEVELOPMENT PERMIT, the applicant shall submit to the Executive
Director for review and written approval, detailed plans identifying the location of access
corridors to the construction site and staging areas, and a final construction schedule. Said
plans shall include the following criteria specified via written notes on the plan:

a. Use of sandy beach and public parking areas outside the actual construction site,
including on-street parking, for the interim storage of materials and equipment is
prohibited.

b. No work shall occur on the beach during the summer peak months (start of Memorial
Day weekend to Labor day) of any year.

c. Equipment used on the beach shall be removed from the beach at the end of each
workday.

d. Access corridors shall be located in a manner that has the least impact on public
access and existing public parking areas. Use of public parking areas for
staging/storage areas is prohibited.

The permittee shall undertake development in accordance with the plans and construction
schedule. Any proposed changes to the approved plans or construction schedule shall be
reported to the Executive Director. No changes to the plans or schedule shall occur without a
Coastal Commission approved amendment to this coastal development permit unless the
Executive Director determines that no amendment is legally required.

Drainage Plan. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT,

the applicant shall submit to the Executive Director for review and written approval, a
drainage and runoff control plan documenting that the runoff from the roof, driveway and

12
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other impervious surfaces shall be collected and directed into pervious areas on the site for
infiltration and/or percolation prior to being conveyed off-site in a non-erosive manner.

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.

14. Condition Compliance. WITHIN ONE HUNDER TWENTY (120) DAYS OF
COMMISSION ACTION ON THIS COASTAL DEVELOPMENT PERMIT
APPLICATION, or within such additional time as the Executive Director may grant for good
cause, the applicants shall satisfy all requirements specified in the conditions hereto that the
applicants are required to satisfy prior to issuance of this permit. Failure to comply with this
requirement may result in the institution of enforcement action under the provisions of
Chapter 9 of the Coastal Act.

1VV. FINDINGS AND DECLARATIONS.
The Commission finds and declares as follows:
A. PROJECT DESCRIPTION AND HISTORY

The proposed project includes the demolition of two existing residential structures providing
three separate dwelling units. The easternmost structure consists of 950 sq. ft. two-story, 19.6°
tall, two-unit building with an attached garage. The westernmost structure is an 814 sg. ft. one-
story, 11.8’ tall, single-family home. The project also includes subsequent construction of a
three-story 35’ tall duplex condominium structure, with each unit having 2,350 sq. ft. habitable
areas, an enclosed common area of 1,402 sq. ft. that includes a third kitchen, and two 2-car
garages on a single 6,285 sq. ft. oceanfront lot. The lot is improved with an existing pre-coastal
rock revetment and is located within the subject private property. Sometime between 2010-2012
maintenance work was completed on the revetment without benefit of a coastal development
permit. The applicant has submitted a number of geotechnical reports that describe the previous
work to include removal of a concrete apron, grout, and concrete private stairway located on top
of the revetment as well as the addition of approximately 50 new revetment stones each
weighing between 25-100 pounds. The applicant has included after-the-fact approval of the
previous revetment work in this application.

The 30-foot wide beachfront lot is located in the south Oceanside neighborhood, and is zoned
Residential-Tourist (R-T). The project site is located on the west side of Pacific Street,
approximately 90 feet south of Buccaneer Beach, a public and highly used sandy beach and west
of Buccaneer Park. The project site is directly surrounded by residential development on the
north and south. East of the site are Pacific Street and the terminus of Morse Street. West of the
site is the Pacific Ocean. The site slopes downward approximately five feet from the frontage of

13



A-6-OCN-13-008 Revised Findings (Burgess)

Pacific Street to the toe of the existing, rock revetment. The rear boundary of the site is
established by the mean high tide line, which results in a lot depth of approximately 240°.

While south Oceanside can generally be described as a mix of development ranging from older
and smaller bungalow style single family homes to 40,000 sg. ft. condominium complexes, this
section of South Pacific Street (1500 block, ref, Exhibit #14), is smaller-scale and generally less
intrusive than the surrounding development. The 1500 block is only comprised of four
residential lots with development ranging from 1,008 sq., ft (1511 South Pacific Street) to 3,322
sq. ft (1507 South Pacific Street/ Stroud residence). As previously stated, surrounding land uses
include Buccaneer Park to the east which includes a single structure providing public restrooms
and the Buccaneer Snack Shop, Buccaneer Beach and Loma Alta Creek to the north, and the
Pacific Ocean to the west (ref. Exhibit #14).

The proposed project was initially reviewed and approved by the City of Oceanside on January
30, 2013. Commission Chair Shallenberger and Commissioner Sanchez appealed the City’s
approval on February 25, 2013. At the Commission’s April, 2013 the Commission found that
the project as approved by the City raised a substantial issue. The concerns listed in the
Commission report on substantial issue included potential impacts to public views, appropriately
located rear yard setbacks, scale of development, and previously completed and unpermitted
work to the existing rock revetment. The most significant concerns raised were those related to
public view impacts and compatibility of the proposed structure with the surrounding community
character.

B. PUBLIC VIEW IMPACTS
The City has several policies protecting coastal visual resources and state:
City of Oceanside LUP - Visual Resources and Special Communities - Objectives

The City shall protect, enhance and maximize public enjoyment of
Coastal Zone scenic resources

City of Oceanside LUP - Visual Resources and Special Communities - Major Findings.

[.]

2. The City’s grid street pattern allows public views of these water bodies from several
vantage points. Most east-west streets in the Coastal Zone offer views of the ocean...

City of Oceanside LUP - Visual Resources and Special Communities - Policies.

1. In areas of significant natural aesthetic value, new developments shall be subordinate to
the natural environment.

[.]

4. The city shall maintain existing view corridors through public rights-of-way.
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[.]

13. New development shall utilize optimum landscaping to achieve the following effects:

[..]

c. Frame and accent (but not obscure) coastal views
d. Create a sense of spaciousness, where appropriate.

City of Oceanside LUP — Design Standards for Preserving and Creating Views -

The visual orientation to the Pacific Ocean is a major identity factor for the City of
Oceanside. Traditional view corridors should be preserved and reinforced in the placement
of buildings and landscaping. Additionally, some views not presently recognized, deserve
consideration in the design and location of further coastal improvements.

A. Removing Obstructions

2. Proposed new development should consider surrounding height when designing a
building

B. Framing/Direction Views

2. Street right-of-way carried through to the water and views along the waterfront
provide a desirable sense of contact with the water.

In addition, the following LCP provisions are applicable as they included definitions of view
corridors, etc.

City of Oceanside LUP - Design Standards for Beach Accessways

Definition: A view corridor is an unobstructed line of view to be preserved for passing motorists,
pedestrians and bicyclists from the nearest public road to the ocean, lagoon or other scenic
landscape.

Specifications: View corridors should be considered as “visual access” and an integral part of
coastal access. Open space buffers or greenbelts should be provided along major view corridors.
Efforts should be made to integrate view corridors with vertical access points whenever possible.

Location and Distribution: Because of the recreational and scenic value of the coastal
landscape, view corridors should be provided wherever possible, along linear greenbelts or
internal streets. In the event of proposed new development or redevelopment, structures should
be sited so as to protect existing view corridors and/or provide new corridors.
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As stated above, the City’s LCP includes a policy that identifies that most east-west streets in the
coastal zone offer public views of the ocean and that those public views should be protected.
The project site is located west and slightly north of Morse Street (an east-west oriented street).
Currently, public views of the ocean exist from Morse Street, between Myers Street and S.
Pacific Street, across the subject site and above the existing residential structures (ref. Exhibit
#3). These public views are possible because the westernmost portion of the property is
currently developed with a single story structure and because there is an open driveway on the
north side of the adjacent property to the south. In a survey of the east-west public streets that
dead-end at the ocean or at N. Pacific Street or S. Pacific Street in Oceanside, 24 out of 25 of
those east-west streets (Eaton St. is the exception being adjacent to a private development that is
not open to the public), including Morse Street, maintain views of the ocean. Of those 24 east-
west streets W|th V|ews of the ocean, Morse Street has the most I|m|ted view of the ocean, Wh+eh

mtheWreweemeler— Morse Street can be con3|dered an |mportant publlc vantage pomt in that
the street is surrounded by other public amenities on all sides: 1) Buccaneer Park to the north; 2)
the Coastal Rail Trail to the east (a County-wide bicycle trail); 3) a public elevated walkway to
the south; and 4) Pacific Street and Buccaneer Beach to the west, north-west. The City’s LCP
states that “in the event of proposed new development or redevelopment, structures should be
sited so as to protect existing view corridors and provide new corridors.” The proposed
development includes a three-level structure along the entire length of the lot. From various
public vantages on Morse Street, there currently are existing public ocean views that will be
completely obstructed by the proposed development, inconsistent with the above cited provisions
of the certified LCP.

Commission staff has visited the site and confirmed that the existing public views of the ocean
across the subject site will be obstructed if the western portion of the site is developed with a
taller structure (ref. Exhibit #3). The applicant has also submitted various renderings of the
approved structure, and these renderings also exhibit that the existing public views of the ocean
across the site will be obstructed (ref. Exhibit Nos. 8-13).

In 2006-2007, the Commission reviewed, on appeal, a similar project proposing construction of a
new 2-story home three lots north of the subject site (ref. CDP A-6-OCN-06-134/Stroud). Public
views were also a concern identified by the Commission associated with that project. On De
Novo review, the Commission approved a modified project design that required a reduction in
the size of the building in order to minimize the public view impacts to the maximum extent
practicable. In the applicant’s response to this staff report (on Page 19 of the briefing booklet,
entire briefly booklet available under Item F7b on Commission agenda), the applicant cites a
section of the above mentioned Stroud Staff Report he-claims-is-contradictory-to-the
recommendation-on-the propoesed-develepmentwhich states:

“It is important to note, that while some ocean views will be blocked by the proposed
development, the accessways where the view blockage will occur lead directly to
uninterrupted ocean views. Those traveling on both Morse Street and the elevated
sidewalk are most likely to continue on to Buccaneer Beach where the ocean views are
expansive. So while the views may be impacted, while continuing along these
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accessways, the impacts are ancillary. Thus, it could be described that public ocean
views will be “interrupted”, but not eliminated. The elevated sidewalk and Morse Street
should be viewed as facilities directing the public to a destination (Buccaneer Beach) and
not the destination themselves.”

The applicant has included this citation to suggest that the Commission previously did not
consider the views of the ocean as an important public view requiring protection from Morse
Street. However, the quote provided was taken out of context and should have included the next
paragraph which states:

However, public views impacts can be significantly reduced by increasing the front yard
setback of the second story. As proposed, the second story would have a setback of 4’3”
and the first floor would have a setback of almost 10" depending on the specific location.
It is this overhang of the second story that results in a good portion of the public view
impacts from the off-site locations. As such, Special Condition #1 requires the applicant
to re-design the second-story setback to be equal to or greater than the setback observed
by the first floor. This condition also requires the applicant to remove the proposed trash
enclosure and the copper column located within the front yard setback, leaving the views
across the front yard to the ocean unobstructed. While this increase in setback does not
preserve all ocean views, it does significantly decrease the blue water impacts and
represents a compromise that allows for view impacts to be minimized without requiring
the applicant to significantly redesign their home.

In addition, the analyses for ocean view impacts associated with A-6-OCN-06-134/Stroud were
site specific. The location of the Stroud residence is north of Morse Street, thus the views from
Morse to the ocean through the Stroud lot were partially obstructed due to the orientation of
Morse Street as well as ex |st|ng vegetatron However the prOJect was still modrfred to protect
such Views. VAV ,

theerteendtheeenelehw@ngtetheeeuth Thus regard Iess of what was descrrbed in the staff

report for A-6-OCN-06-134/Stroud, in this case, the blue water ocean views available across the

subject site from Morse Street (an east-west facing public street) are important and-protected-by
the-LCP. In the LUP design standards for preserving and creating views it states:

The visual orientation to the Pacific Ocean is a major identity factor for the City of
Oceanside. Traditional view corridors should be preserved and reinforced in the
placement of buildings and landscaping. Additionally, some views not presently
recognized deserve consideration in the design and location of further coastal
improvements.

Regardless of the vantage point, the City’s LUP acknowledges the importance of existing ocean
views and visual orientation to the water. Thus, the current blue water public ocean views from
Morse Street are considered valuable, and worthy of some protection. In addition, as
redevelopment occurs citywide, views such as those provided through the subject site could
systematically be removed as larger development is approved. Thus, cumulatively and over
time, the development located on the west side of Pacific Street would wall off any ocean views
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and openness. Therefore, it is additionally important that as development occurs, public views of
the ocean are appropriately identified and protected.

In response to the concerns raised regarding public view impacts from Morse Street, and at the
request of Commission staff, the applicant provided a detailed alternatives analyses proposing a
variety of potential building design modifications to address, and potentially eliminate/reduce,
public view obstruction. A total of five options were provided by applicant and described
separately and in detail below.

Option #1 includes moving the entire project inland/east by approximately 1.5-4.5 feet, which
would reduce the size of the structure by a total of 177 sq. ft. (ref. Exhibit #9). This option will
result in a home located further inland, and thus provide a small view of the ocean from Morse
Street; however, by bringing the home inland between 1.5 and 4.5 feet, only a very small portion

of the exrstrng ocean views would remain. Beeause@ptren#%deesnetadequate&preteepeu

alternatrve Optron #2 |ncIudes the removal of the ent|re third IeveI whrch would reduce the
structure by a total of 2, 350 sq. ft (ref. Exh|b|t #10) Hewever—wh#esemehen%emﬂewsweutd

determmedtdnetebethepreferredreltematwe—Optron #3 |ncIudes removal of the th|rd IeveI and

stepping back the south side of the structure on the second level by 10 feet, which would reduce

the structure by a total of 3,380 sq. ft. (ref Exh|b|t #11) By—remewngtheth#d—leveLaswe#as

alternatrve—Optron #4 includes narrowrng the second and th|rd floors by 10 feet, which would
reduce the structure by a total of 2, 060 sq ft (ref. Exh|b|t #12). thren#4—aclseweuld—preteepa

alternatrve The frnal option, Optron #5 was descr|bed by the applrcant as the optron that would
completely eliminate all view obstructions and includes removal of the third level and stepping
back the southwestern edge second level, which would reduce the structure by a total of 2,840 sq.
ft. (Option #5, ref. Exhibit #13). Again, Option #5 would protect the existing public views, and
thus is a feasible alternative. However, it is important to note here, that staff is not certain that
the applicant’s assertion that Option #5 will actually completely eliminate any view obstruction
and is discussed further in the paragraph below. In addition, while the applicant has agreed to
and submitted the alternatives analysis, the applicant has indicated that the loss of square footage
associated with any option provided is undesirable and therefore, no redesign is being proposed
by the applicant.

The Commission -staff has reviewed the applicant’s submittal and determined that Option #13

(removal-of the third-Hloorand-setting-back-the-second-floor moving the entire project inland/east

by approximately 1.5-4.5 feet) is an acceptable alternative that protects some of the water view

from Morse Street the design-that-can-be found-the most consistent-with-the City’s LCP,

This redesrgn was chosen as the des|red aIternatrve for two reasons. First, theredesrgnefthe
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epaeeuuseeby settrnq back the structure between l 5-4. 5 feet on the western srde a portron of the
public views will be protected. Second, all other options would require a significant and
unreasonable redesign of the proposed structure. Option #1 will require minimal redesign of the
proposed structure, but will still maintain a portion of the existing public views. As previously
stated, while the City's LCP provides for protection of public views along east to west facing
streets, it has been the practice of the City as well as the Commission to determine the
significance of the existing views, and thus determine what protection of such views would be
appropriate, on a case-by-case basis. In this case, the current development affords a slot view of
the ocean. This view is temporary as one travels along Morse Street. The majority of the views
along Morse Street and to the ocean are obstructed by vegetation within the City's right-of-way.
The views along Morse Street are further obstructed by other development along Pacific Street.
As such, while generally views on east to west facing streets are protected, in this case, the
available public views are sporadic and partially obstructed by existing development and
vegetation. Thus, the significance of the views for this specific area is not as great of those
found on other east-west facing streets within the City. In addition, Buccaneer Beach is located
three lots north of the subject site and provides an expansive and unobstructed view of the ocean.
Additionally, protecting the entire existing view of the ocean across the subject site would
require a substantial redesign of the structure, and would include removing the third level as well
as significantly cutting back the north side of the second level. Because the views from Morse
are already partially obstructed, it is not appropriate, in this case, to require all of the existing
views to be protected. By requiring a small-scale redesign on the western side of the structure,
the appropriate level of public view protection can be provided, consistent with the City's LCP.
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As such, Special Condition #1.b. requires the applicant submit revised final plans that include
stepping back west side of the structure between 1.5-4.5 feet. the-second-level by ten-feet forthe
entire-depth-of the lot. In addition to redesigning the enclosed portion of the house, measures
need to be included that will also address potential public view impacts associated with
accessory structures such decks and balconies as well as landscaping within the setback areas.
As such Special Condition #1.a¢. requires the project be designed to include that all above
ground railings for decks and balconies be transparent. In order to protect potential bird strikes
on the transparent glass, Special Condition #1.c, requires that all transparent railings, windows,
etc., shall use materials designed to minimize bird-strikes. In addition, in order to keep the side
yards open and avoid walling of the site as viewed from the street, Special Condition #12
requires all proposed landscaping in the side and front yard areas be maintained at a height of
three feet or lower (including raised planters) and that any fencing in the side yard setback areas
shall have at least 75 percent of its surface area open to light for the life of the proposed
development. In this way, public views from the street toward the ocean will remain open along
the side yards as viewed from South Pacific Street and Morse Street. Finally, Special Condition
Nos. 9, 10, & 11 require the submittal of as-built plans, require that all future development be
reviewed by the Coastal Commission, and require the recordation of a deed restriction
respectively. These conditions will ensure that the structure is built as approved by the
Commission, and that all future development will be sited consistent with the established
stringline setback for this section of the City.

20



A-6-OCN-13-008 Revised Findings (Burgess)

reviews-into-the final submitted-site plans: Only as conditioned can be found to appropriately

protect existing public views, consistent with the City’s LCP.

C. SCALE OF DEVELOPMENT

In addition to direct public view blockage as discussed in the previous section, the approved
development raises concerns regarding compatibility with the surrounding community. The
City’s LCP contains a policy pertaining to community character, and states:

Visual Resources and Special Communities

1. In areas of significant natural aesthetic value, new development shall be subordinate
To the natural environment

3. All new development shall be designed in a manner which minimizes disruption of
natural land forms and significant vegetation.

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

9. In areas where a change to a more intensive use is proposed, adequate buffers or
transition zones (such as increased setbacks, landscaped barriers, and decorative
walls) shall be provided.

City of Oceanside LUP — Design Standards for Preserving and Creating Views -

The visual orientation to the Pacific Ocean is a major identity factor for the City of
Oceanside. Traditional view corridors should be preserved and reinforced in the placement
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of buildings and landscaping. Additionally, some views not presently recognized, deserve
consideration in the design and location of further coastal improvements.

A. Removing Obstructions

2. Proposed new development should consider surrounding height when designing a
building

Coastal Development Design Standards — Provisions for Land Use Plan
5. South Oceanside
(a) Beach Residential Neighborhood

This area consists of a mixture of residential densities and housing types. Most architecture
in the area is contemporary, and styles range from austere stucco apartments to large,
modern beach front luxury homes. Natural vegetation is sparse in this area, and introduced
landscaping is often confined to salt tolerant species due to the influence of coastal breezes
and salt air. Because of narrow frontage lots, many of the beach front lots have been
developed with boxy buildings.

The proposed project includes the demolition of two structures that range in height between 11.8
and 19.6 feet and have a combined square footage of 1,764 sq. ft. and replacing them with one
new 3-level, 35 tall structure that has a combined square footage of 6,424 sq. ft. Thus, the
project will increase the habitable space on the lot by 4,660 sg. ft, and be more than three times
the size of the existing square footage. The overall height on the lot will increase from the
existing maximum height of less than 20’ tall to a structure 35 feet tall, and a 178 sq. ft. enclosed
roof deck (stairwell, elevator shaft, and storage area) 41 feet tall. In addition, the proposed
structure includes the minimum side- and front-yard setbacks, reaches the height maximum, and;
as will be discussed in a subsequent section of this report, beyond the rear-yard setback
minimum; and occupies approximately 85% of the total allowable building envelope (ref.
Exhibit #2).

However, tThe scale of surrounding development varies widely;-however; . Specifically, the

subject site is located within an enclave of smaller scale development and is surrounded by open
space on three sides; including Buccaneer Beach and Loma Alta Creek to the north, Buccaneer
Park to the east, and the Pacific Ocean to the west (ref. Exhibit #14). There is also a three-story
pre-coastal condominium development located directly south of the subject site as well as
another Iarger condomrnrum development north of Buccaneer Beach (ref Exhibit #14) That

proteeungthee*reungehemetepoﬁneeoaeteLeornm%MeS—Therefore whlle the proposed

structure will be larger than the existing structure on the site, and will be larger than those
bungalows immediately adjacent to the subject site, the proposed development will be consistent
with the general scale of development citywide. And while the immediately adjacent structures
to the north are the older smaller-scale bungalows that were once predominant throughout the
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City, as redevelopment has occurred, most the new development proposals are similar to the bulk
and scale proposed with this application. In addition, the site is located immediately north of a
large three level condominium development that presents itself as a large box like structure
spanning half a block. The proposed development is smaller than this adjacent condominium
development, and thus, provides a transition between the smaller bungalows and Buccaneer
Beach to the north and the much larger, pre-coastal, condominium development to the south.
Finally, with the exception of the rear yard setback to be discussed in a subsequent section, the
structure, as proposed, is consistent with all development standards in the City's certified LCP,
and required no variances. Thus, the proposed development is larger than the current structure,
and maximizes the potential building envelope, the development is of similar bulk and scale to
surrounding development consistent with the City’s LCP.

23



A-6-OCN-13-008 Revised Findings (Burgess)

24



A-6-OCN-13-008 Revised Findings (Burgess)

D. REAR-YARD “STRINGLINE” SETBACK
Rear yard setbacks are through the provision of LCP Section 1703, which states:
City of Oceanside Zoning Ordinance — Section 1703

Rear Yards. The following minimum rear yard setbacks shall be met:

[..]

(e) notwithstanding any other provisions of this Section, buildings or structures located
on lots contiguous to the shoreline shall be compatible in scale with existing development
and shall not extend further seaward that the line established on the *““Stringline Setback
Map,”” which is kept on file in the Planning Division. Appurtenances such as open decks,
patios, and balconies may be allowed to extend seaward of the Stringline Setback line,
provided that they do not substantially impair the views from adjoining properties.

The applicant is proposing a construct a new three-story 2-unit condominium development on an
oceanfront lot. As stated above, rear yard setbacks on oceanfront lots are determined by the
City’s “Stringline Setback Map.” The “stringline” in this case is a line on a map generally
following the line of development on the beach-fronting homes along the City’s coast. The
certified “Stringline Setback Map” was developed in 1983 by overlaying an imaginary stringline
on an aerial photo of the shoreline in the City of Oceanside. The stringline map was based on
existing building patterns, as well as anticipated future developments and remodels/expansions.
This “stringline” was certified by the Commission in 1986 as part of the City’s Local Coastal
Program. These maps are kept on file in the City’s Planning Division and are used to determine
the westernmost boundary for any proposed development along the shoreline. The goal of
limiting new development to extend no further seaward than the stringline is to restrict
encroachment onto the shoreline and preserve private and public views along the shoreline.

However, in this case, the map for this section of Oceanside, the 1500 block of Pacific Street,
cannot be located. The 1500 block is comprised of four residential lots. The northernmost lot
was recently redeveloped (1507 South Pacific Street, ref. CDP A-6-OCN-06-134/Stroud).
Because there is no stringline map available for this section of the City, the rear yard setback was
determined in collaboration between the Commission and the City. The location for the setback
was determined by connecting a line between the surrounding existing structures to the
immediate north and south, and by comparing that set back with surrounding general line of
development for surrounding buildings. By connecting the line of development between the two
adjacent structures as well as comparing that with the existing surrounding development, the rear
yard setback was located within the line of development for immediately adjacent structures as
well as the general line of development for surrounding development. Because the certified
stringline map for this section of the City is still not available, the Commission will again use
this method to determine the appropriate rear yard setback for this location.

The rear yard setback, therefore, has been determined by drawing a line connecting the Stroud
residence on the north side (1507 South Pacific Street) and the existing pre-coastal condominium
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development directly south (1601 South Pacific Street). Thus, the rear yard setback as
determined by Commission and City staff is located 112.34” west of the eastern property line on
the north side and 121.14” west of the eastern property line on the south side (ref. Exhibit #15).
The applicant is proposing a stringline that connects a line between the Stroud residence and the
wingwalls on the condominium building to the south. By relocating the stringline from the wall
of the condominium structure to the wingwall of the condominium complex, a new stringline
location was established that is located further west than previously determined by the
Commission. Specifically, the applicant is proposing development located between 1.5-4.5 feet
further west than the where Commission staff has located the appropriate rear yard setback or
“stringline.” Implicit in the LCP policy, above, governing stringlines, appurtenances may extend
seaward of the structure used for the stringline measurement and, by logical extension, are thus
not included in stringline determinations. Therefore, the adjacent wingwall of the condominium
cannot be used as a point from which to measure a stringline.

By allowing development to encroach further west, as approved by the City, existing public
views may be directly impacted. Specifically, the encroachment into the rear yard setback may
result in further obstruction of the public views from Morse Street across the site and to the
ocean. As established in Section “B,” above, views of the ocean from Morse Street currently
exist because the height of the existing western structure in only 11.8” tall. Thus views are
provided over the structure. It therefore also stands to reason that the rear yard setback, where
there are no structures, also provides some of the existing ocean views. By allowing
development beyond the established stringline (projecting further west), the project will block
existing views, inconsistent with the City’s LCP and the Coastal Act.

In addition, the proposed project may also have cumulative impacts on public views through the
creation of a new precedent. The use of appurtenances as a point from which to measure a
stringline for propose development may encourage shorefront property owners to seek to use
decks and walls beyond the City’s established stringline points both on the immediately adjacent
properties, as well as City-wide which may also encroach into existing public views, similar to
the proposed development. As such, Special Condition #1 requires the applicant to submit final
plans that redesign the structure to be consistent with the stringline setback 112.34” west of the
property line on the north side of the property 121.14” west of the property consistent with
previous Commission action and as recommended by the City’s planning staff. However

decks, balconies, wingwalls, etc., may extend beyond this setback, if approved by the City of
Oceanside. In addition, Special Condition Nos. 8, 9, & 10 require the submittal of as-built
plans, require that all future development be reviewed by the Coastal Commission, and require
the recordation of a deed restriction respectively. These conditions will ensure that the structure
is built as approved by the Commission, and that all future development will be sited consistent
with the established stringline setback for this section of the City.

E. SHORELINE PROTECTIVE DEVICES.
The certified Oceanside LCP contains a policy that addresses shoreline protective devices. City

of Oceanside LUP - Water and Marine Resources; Diking, Dredging, Filling, and Shoreline
Structures and Hazard Areas - Policy 6 states:
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Revetments, breakwaters, groins, harbor channels, seawalls, cliff retaining walls, and other
such construction that alters natural shoreline processes shall be permitted when required to
serve coastal-dependent uses or to protect existing structures or public beaches in danger
from erosion, and when designed to eliminate or mitigate impacts on local shoreline sand
supply. Such structures shall be designed and constructed to minimize erosive impacts on
adjacent unprotected property and minimize encroachment on to the beach. The structures
shall not interfere with access along the beach. The property owner shall dedicate all area
seaward of the shoreline structure for lateral access for the public.

As stated previously, a rock revetment exists on the western portion of the site that according to
photographic records, existed prior to passage of the California Coastal Zone Conservation Act
(Prop 20)*. As originally approved by the City the project did not include any work to the
existing, pre-coastal rock revetment. However, through the review process it became apparent
that at some time between 2010 and 2012 work was completed on the existing revetment without
benefit of a coastal development permit.

In response, the applicant has provided a number of geotechnical reports as well as before and
after photos, all indicating that the work consisted of removal of a concrete apron, removal of
private access stairs, removal of concrete grout poured between the rocks, and the introduction of
approximately 50 new stones between 25-100 pounds each. The applicant has indicated that the
work was completed as repair and maintenance and in an effort to bring the revetment into
conformity to the City’s designs standards for shoreline revetments. As part of the de novo
review, the applicant has revised the project description to include after-the-fact authorization for
this previous work on the revetment.

The Commission staff coastal engineer has reviewed the submitted reports and before and after
photos and agrees that the amount of work completed can be considered repair and maintenance.
In addition, the work completed included the removal of a private access stairway, and is
something the Commission generally endorses. Finally, staff coastal engineer agrees that the
revetment is necessary, adequate to protect the proposed structure, and located in the most
landward location practicable

As stated above, the riprap located on the western boundary of the property was installed prior to
passage of Prop 20. The western property line for the subject site extends to the mean high tide
line (MHTL). The MHTL is not fixed in this location, and does migrate over time. However,
although the site has not been recently surveyed to determine the current location of the MHTL,
given the historic MHTL and the pattern of erosion and sand accretion in this area, it appears that
the revetment is located well inland of the MHTL. Thus, no portion of the existing revetment is
located on public property at this time.

Given the impacts to public access and recreation associated with rock on the public beach, the
Commission finds that no further seaward encroachment of the revetment can be permitted.
Should additional revetment work be necessary and proposed in the future, it must be found there
is adequate area landward of it to accommodate such work. There will be approximately 40 feet

! The subject property would have been subject to Prop 20 jurisdiction, being within 1000 yards from the MHTL.
(See former Public Resources Code, section 27104.)
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between the inland extent of the revetment and the residence which could be used as additional
area to accommodate expansion of the revetment were it necessary in the future. Thus, there is
adequate area inland of the existing revetment to accommodate any future revetment
maintenance.

To ensure consistency with Chapter 3 public access policies of the Coastal Act, the seaward
extent of shoreline protective device at the subject site must be maintained to preserve public
access seaward of the subject revetment. Special Condition #2 requires that the revetment be
surveyed and that the surveyed toe of the revetment be shown on a final site plan to establish the
seaward extent of the permitted revetment. Special Condition #3 requires a long-term
monitoring plan to monitor and record the changes in beach profile fronting the site and to
identify damage/changes to the revetment such that repair and maintenance is completed in a
timely manner to avoid further encroachment of the revetment on the beach. This condition will
assure revetment maintenance will occur in a timely and orderly way and without adverse
impacts to public access.

Special Condition #4 provides that the permittee is responsible for removing any stones or
materials that become dislodged or any portion of the revetment that is determined to extend
beyond the approved toe. The permittee must first contact the Coastal Commission district
office to determine if a coastal development permit amendment is necessary. If the survey
indicates that rocks have fallen from the revetment seaward of its toe, then the rocks must be
replaced in a location that is landward of the toe.

In order to assure that the proposed development will not result in any seaward extension of the
revetment, Special Condition #5 requires the applicant to agree not to undertake any repair or
maintenance activities on the revetment that would result in any seaward extension of the
revetment. The condition also provides that by accepting the permit, the applicant waives on
behalf of himself and all future successors any rights that may exist under Coastal Act Section
30235 or the certified LCP to extend the revetment seaward.

Although the wave uprush study finds the existing revetment would protect the proposed project,
there is still a possibility of damage from wave uprush, storm surge and high tides particularly in
the future as sea level continues to rise. Therefore, Special Condition #7 requires the applicant
to acknowledge that the site is subject to hazards based on its location on the coast and that the
applicant assumes the risk of developing the property. Special Condition #11 requires the
applicants to record the permit conditions in order to cause the title to the property to reflect the
obligations of the subject permit conditions.

In summary, while protective devices may only be permitted for existing development, not new
development like the proposed development, because the applicant did not conduct work that
effectively created a replacement of the existing pre-Prop 20 revetment, which would have
required a review of new revetment that raises questions of consistency of the revetment with
section 30235 if built to protect the proposed residences, the revetment may remain in its current
location as a pre-Prop 20 revetment. Special conditions make it clear than any future
maintenance must be on the landward side of the revetment and in no case shall the revetment be
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permitted to extend beyond the surveyed toe approved herein. As conditioned, the Commission
finds the proposed project conforms to the certified Oceanside LCP.

F. WATER QUALITY.

The certified Oceanside LCP contains a policy that addresses water quality. City of Oceanside
LUP - Water and Marine Resources; Diking, Dredging, Filling, and Shoreline Structures and
Hazard Areas - Policy 2 states:

As part of its environmental review process, the City shall establish measures on a
project-by-project basis to minimize the introduction of dissolved grease, oil, paints,
pesticides, construction, waste, and other pollutants into the urban runoff

The majority of the project site drains to the beach. The proposed project will result in an
increase in impervious surfaces. In its approval of the project, the City required the site to
comply with the National Pollutant Discharge Elimination System (NPDES) permit requirements
for urban runoff and stormwater discharge, and prepare an Operations and Maintenance Plan that
includes stormwater BMPs.

The Commission has been requiring that new development use best management practices to
ensure that water quality will not be adversely affected by new development. In this case, the
Commission finds that to conform to the above LUP policy, runoff leaving the site must be
filtered through vegetation or another best management practice before it enters the beach
portion of the site. Directing on-site runoff through landscaping for filtration is a well-
established best management practice for treating runoff from small developments such as the
subject project. Special Condition #15 requires a final drainage plan that indicates that runoff
from impervious surfaces will be collected and directed towards on-site vegetation before being
discharged off-site in a non-erosive manner. The Commission finds that as conditioned the
project minimizes adverse impacts to coastal resources in a manner consistent with the water
quality policy of the certified LCP.

G. PUBLIC ACCESS

Coastal Act Section 30604(c) requires that every coastal development permit issued for any
development between the nearest public road and the sea “shall include a specific finding that the
development is in conformity with the public access and public recreation policies of [Coastal
Act] Chapter 3.” The project site is located seaward of the first through public road and the sea.
Coastal Act Sections 30210 through 30212, as well as Sections 30220 specifically protect public
access and recreation, and state:

Section 30210 of the Coastal Act states:
In carrying out the requirement of Section 4 of Article X of the California Constitution,
maximum access, which shall be conspicuously posted, and recreational opportunities shall

be provided for all the people consistent with public safety needs and the need to protect
public rights, rights of private property owners, and natural resource areas from overuse.
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Section 30211 of the Coastal Act states:

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 of the Coastal Act states, in part:

(@) Public access from the nearest public roadway to the shoreline and along the coast
shall be provided in new development projects except where:

Section 30220 of the Coastal Act States:

Coastal areas suited for water-oriented recreational activities that cannot readily be
provided at inland water areas shall be protected for such uses.

The subject site is located on the seaward side of South Pacific Street. The existing pre-coastal
revetment is located adjacent to a public beach utilized by local residents and visitors for a
variety of recreational activities. The lot itself is developed and there is no evidence of public
use of the site to access the beach. Lateral access is available to the public along the beach
seaward of the existing revetment. Vertical access to the public beach is provided three lots to
the north at Buccaneer Beach.

As stated elsewhere in these findings, the certified LCP allows for shoreline protective device to
protect new development where it has been designed to mitigate adverse impacts upon shoreline
sand supply. In this particular case, the existing revetment was constructed prior to the Coastal
Act and is located on private property. This stretch of beach has historically been used by the
public for access and recreation purposes. However, since the revetment is existing and is not
located on public beach, in this particular case, no significant impacts to recreation will occur.

Special Condition #12 requires that construction access and staging not affect public access and
prohibits construction on the sandy beach on weekends and holidays during the summer months
between Memorial Day to Labor Day of any year. In addition, Special Condition #5 has been
incorporated and requires the revetment to be surveyed and the toe of the revetment fixed so that
potential impacts to public access will be avoided. Therefore, impacts to the public will be
minimized to the greatest extent feasible. Thus, as conditioned, the Commission finds the
project consistent with the public access and recreation policies of the Coastal Act.

H. UNPERMITTED DEVELOPMENT

Development has occurred on the subject site without the required coastal development permit.
Specifically work was completed on the existing rock revetment including removal of concrete
apron, concrete grouting, and concrete stairs, as well as, placement of approximately 50 new
stones ranging from 25-100 Ibs. The applicant is requesting after-the-fact authorization of the
unpermitted riprap revetment in its current, as-built, configuration.
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In order to ensure that the unpermitted development component of this application is resolved in
a timely manner, Special Condition #14 requires that the applicant satisfy all conditions of this
permit, which are prerequisite to the issuance of this permit within 120 days of Commission
action, or within such additional time as the Executive Director may grant for good cause.

Although development has taken place prior to submission of this permit application,
consideration of this application by the Commission has been based solely upon the policies and
provisions of the certified City of Oceanside LCP as well as the public access and recreation
policies of Chapter 3 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.

I. LOCAL COASTAL PLANNING.

The City of Oceanside has a certified LCP. The project site is designated Urban High Density
Residential and zoned RT (Residential Tourist). The proposed project is consistent with these
designations. As conditioned, the development is consistent with all applicable provisions of the
certified LCP as well as with the public access policies of Chapter 3 of the Coastal Act.

J. 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 to be found consistent with the public view policies
of the Oceanside LCP and the public access policies of the Coastal Act. Mitigation measures
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, as conditioned to mitigate the identified impacts, is
the least environmentally damaging feasible alternative and is consistent with the requirements
of CEQA.
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APPENDICES

APPENDIX A

e City of Oceanside certified Local Coastal Program;

e Coastal Commission Substantial Issue staff report for subject development

e Geotechnical reports submitted by Geosoils dated May 15, 2013, July 3 2013, September
24,2012, June 12, 2012, June 11, 2012, March 2, 2012, and February 10, 2012

(GASan Diego\Reports\Appeals\2013\A-6-OCN-13-008 RF Burgess Journigan.docx)
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ZONE & GENERAL PLAN:
Lov sRE;

BUILOING DATA:

PROPOSED
cm u«.u 5¥ PROPOSED

HaGHT

PROUECT
OESCRIPTION:

NORTH

18012.43
lcrnN DLOM‘EOFDCWFMADDMONN

THE CITY
OF BAN OIEGO, BYATE OFCNJWACCWNGW MAP THEREOF

No.m. FILED IN THE OFFICE OF THE COU
ComTY. e ;‘;g mem: t;s;smou THA PORTION mswaw.
THE MEASL K
PASFIC OCEAR TR SN On
BURGESS JOURNIGAN
STREET
CITY, STATE 1P
ANJGUST 3, 2014
RT-RESIOENTIAL TOURIST
6,205 50, FY. (2.4 ACRE}

1402 50, FT.

06 50, FT.
ROOF O 1811 8Q. FY.
ROCF STORAGE 3ISQLFT.
7.4!775!7 PROPOSEQ
a7

na%
5%
2 NCLUOIG GECORATIVE HARDSCAPE
bropririady 0%
a7

115,54 FT AT NORTH PW\YUIE
12580 FT SOUTH PROPER!

FRONT YARD: 104"
SDEYARD: 0~
REAR YARD:  STRINGLING ST OBSERVED

F-GTORES OR 350" FROM THE AVERAGE FINISHED GRADE TO THE CEIUNG OF THE
TOP STORY. NO POATION OF 'H!PRCNSEO HABITAGLE SPACE MAY EXCEEC THE
MAX, PERMITTED HEBIGHT.

SEC. 11, tysabe
PENTHOUSES OR ROOF STRUCTURES FOR THE HOUSING OF EEIAM&
ﬂ'Al!wAN. ET!‘— (l!E SEC, 1700.5} MAY BE ERECTEQ AND MANT)
ABOVE HEIGHT LIMIT. NO ROOF mlclmﬁlm THE
mmuﬂ‘ra«uumrmm E PURPOSE OF PROVIDING ADOHT|

1. roowm EXISTING TWO STORY HOME AND 8XISTING | STORY
€ AND CONSTRUCT A mnEE STORY SINGLE FAMILY HOME W/ 4 CAR
GANAGE ON 30 FT WIDELO!
MAINTAM PRNATEDRIIEWAV
MINOH REPAR TO THE

PROPO:
CWO

[

AS MAY BE o
Y0 2010 TRIENIRAL EDITION OF THE CODE OF REGULATIONS,

T OF 1088 Z0MING

CUNH)RAB TOLOCAL COSTAL PROGRAN

4. CONFORMS TO CALFORNIA COSTAL ACT

ENVIRONMENTALLY EXEMPT

8. OCCUPANCY: R-2 SINGLE FAMILY OWELUNG

CONSTRUCTION: YYPE V N, ONE HOUR EXTERIOR MNHLERED)
SOIL TYPE - ILTY SANC BEACH OEPOSITS NON

m
2. EXISTING LOT IN RT ZONE IN ESTAL
42 FT OF CONTOUR ELEVATION

NO EA
15. HO GECLOGICAL HAZARD, S0LS REPORYT PROVIOEO
18 NO HISTORICAL RESOURCES REPORT REQAARED

MICHAEL C. SPIRC, DATED MAv 4, 2011

L. CITY OF OCEANSIOE REGURAR COSTAL PERWIT
2 GRADRG PERMIT, RETARNING WALLS & BURDING PERMIT
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1513 SOUTH PACIFIC STREET
QCEANSIDE, CA 92054
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[e] 3 TY OF OC! :

PER PLAN
1 ALL PLANTING ANG IRRIGATION INSTALLATIONS SHALL BEMACE 1. FINAL LANOSCAPE PLANS SHALL ACCURATELY SHow PLACEMENT OF
PURSUANT TO THE CITY OF QCEANSIDE LANOSCAPE TECHNICAL MANUAL, TREES, 5HRUBS, ANO GROUNOK RS,
2 ALL SOLS SNALL BE PROPERLY AMENDED YO PROMOYE VIGOROUS 1. LANOSCAPE ARCHITECT SHALL BEAWARE OF AL( UTILITY, SEWER, QAS,
GROWTH ANO SURFACE WATER RETENTION, ACOOTORM DRAR EASEMENTS ANG PLACE PLANTRNG | SEATI A
% S LANCE CAPE PLANTING PALETTE IS CONCEP TUML AN SUBJEGT TO ACCOROMGLY TOMEET CITY OF GCEANSIDE REGURLYEIH
RIELD REVISIONS ANOIOR ALTERNATE SELECTIONS BY T LANOSCAPE % B SEOUIREO LANDBCAPE AREAS SHALL BE MABTAINED (ELUONG
ARCHITECY, PusuUC RIGHT-ORWAY) oY OWNER. THE LANCSCAPE AREAS SHALL BE
4. AL IRRIGATION TO YREES ANG SHRUBS SHALL BE BY ORIF EMITERS City OF HOE
AL RRICAT o e THOERS Ol D A EAS o
s 0 COVERS AND LAWN AREAS SHALL BE By oW
gmmx‘ ?lmcmmmq MTER) o FarUPMP ROTAYORS HUNTER) CiTY OF O IRE TION NO ®
c RS ON TIME ci
§ THE SYBTEM SHALLINCLUDE RAI SENSORS 0 REOUCE OR SUSPEND b ANALTOMATIC RRIGATION SYSTEM SHALL 6E INSTALLEG TO TROVIE  teomup
WAWEWGNWFENW 3 COVERAGEFWM\FLANMMI ON THE PLAN. Law 1. CONCRS
T. CONCRETE /AY BANO 8 WALKS SHALL D€ INTESRAL COLORED YOUUME EQUIPMENT SHALL PROVIDE SU) WA ) i’t'* ;
CONCRETE BY 0AVIS COLORS, AODBE COLOR WITH MEOIUM BROOM SROWTH WITH A MINMUM WATER L 0SS OUE TO WAYER RLN-OFF., " WALL [or
FINISH. TION SHALL USE HIGH '+ AUTOMATIC CONTROL 4 8 OR TO
2. ORIVEWAY RAGSTONE INLAY TO BE A SLATE FLAGSTONE OVER Xtt\éis mal!ﬂsm gpﬂ NECESSARY iy i Eu i & cl T Em TN,
CONCRETE BASE AND IS TO MATCH GOLOR Atig OF OECORAT OMPONENTS SHAL DSIVE MATERIA
WAL FASCIA ROK 27 A0 TexTioe of Decopumaie SYSTEMS SHALL BE AEGUATELY FATERED A feowatebemTe LA QCLEACH Way
2. Hol EXPECTEO 70 HAVE POTTEO PLANTS ON THER MANUF, L & E PLTER FaSRIC,
PATIOS, T AR T ATHE RRISATION IMPROVENENTS SHALL FOLLOW THE Cfry &5 ORssorsine L 15T Crushe RO .
10, ALL LANDECAPING § IRRIGATION SHALL 6 EqunLLY OVIEQ S GUIDELIES ANO WATER CONSERVATION OROINANGE, 2 R SIS ASPHALY Lsx PLATING) OR APPROVED EQUAL,
NANT‘"B)TNENDNW\‘NTS.NONTHM‘FW"“W!. ll. lﬁ
1. SOUTHSOE BY Uy . " T REASTRUCTION LEGEN, maTALL
. Xo g\l’m o PPRESSION ZONE OR BRUSH MAMAGEMENT [ REQUIREG OR £EO IDE I 15 ELEOTRA CARSTS RECOMMENOATIONS,

1 M54SFOF OECORATNVE COLORED ComerETe WALKWAYS (00ES NoT
INCLUDE AY), ‘

4 THE SELECTION OF PLANT MATERIAL IS BASEO ON CULTURAL. AES‘DIBEEHC. m%wmlﬂg

mco’m’cégon ANO
¢ AND IANCE CONSIOERATIONS. ALLPLANTING AREAS E‘!?s WONLY. Y

AL ON OECK ) STRUCTURE PLANTERS AN CONTARER PLANTS WILL B€ REQUIREMENTS WITH CWIL ENGINEERS PUARS ANO CoeLy.

RRIGATED USING B IRAIGATION WATERING SYSTEM By GAROSN Arey AP OSEonTH APPROPRIATE SO AMENDMENTS, FERTA oA A

BASED UPON A 8¢ REPORY FROM AN
LIGHTWEIGHT POTTIN Sodt T T ERCUNTURAL SUTABRITY SGR. SAMPLE TAKEN FRM T1E S -——-—%_M_C‘ U SEAT WALL
e B STAINED WOOO FENCE TO RUN &LONG BUH Ofts o 1 TOSHING T Son LAk MULCH S TR e
AN SOUTH PROPERTY I.HEWGATESMEASYANOWESTOFDE RUN-OFF, ALL THE P4 ANO SHRUB BEDS BMALL BE MULCHED TOA 3"
NORTH ANG SOUTH OF BUSLODG DEPTH TOHELP CONSERVE WATER. LOWER THE SO, TEMPERL e ks

5]

D E LEGEN!
EO 16" HIGH OECORATIVE CMU SLWMPBLOCK
PLANTER PLANTER SmsoL PLANT PLANT QuaNTITY) Loty COLOR WITH CAP STOME S0 Hepeer
8e0 LocATION Nawe szE EXISTING OETERIORATING Qs Wi
CRVE SOUTH WALL CREEPING FIG 2-3eAL PROPOSED 20 MIGH OECORATIVE CMU BLOCK
@ — ESeALERS RETARING | SEAT WALL, COLOR TR0, WiTH CAP
STONETOREPLACE SETERIORATING cay
NORTH WALWAY BEACH PEGELE FETAINING WALL, SHOWN FOR GLARIFIGA
@ BETWEEN OECORATIVE REFER TO CVIL FLARS,
PRING STONES 5
STERING STONES — & HIGH WOODO STAINEO WOOD FENCE. COLGR TEG,
Esp
OSITE OECK
(3) wmmwomwr @ cgmmne i () smmesmmooe \
3 A
X RAR w
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SIEYARD:  gue
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b S
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0.5% SR

HISS4FT AT NORYH PROPERTY UNE
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REAR YARD: STRNGUNE LT 085 ERvED
uumc.mmmmu.mn

svMsoL DESCRIPTION
T % —~——PROPERTY LN
T AR - - ENETING CONTOUR
48— FNSH CONTOUR
X 0 EXISTING 8POT RLEV.
e, PROPOSEO SPOT BAEV,
e ORECTION OF ORAINAGE
— L morosen sTucTURE

EROPOSED OECORATIVE

U : 2] PAVING INTEGRAL COLOR
PROPOSED OECORATIVE

B ez e
EXISTRNG PAVING TO

LT e
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FLOOR PLAN NOTES:
A MISCELLANEOUS

Ln-' 28" Y L L e LA
] 288" 152+ 10-10¢ 516" gy 12am
l Ay - - N I!;:EPLILli ABOVE
S |
LNT mon i bECH DECK \ 2
il KITCHEN TR
|| E :‘ AS MMATH BDR #2 ':l IE BDR #3 \ [
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2 BCALE. 18 0%
oo ! 108%10%
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i \ Afreecus
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I i ! F.raLso e P\ =
e PATIO o l; i 4 { \
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1 Frres Ty 1680 #-10 Sean 38-00
(K;I) Te 162'

SLEEPING ROOMS UUST HAVE A WiNDOW O =x1:luu PRonon n:us:ucv ESCAPE WBC
SECTION 1204) THE EMERGENCY EXIT MUS' OWING CRIT!

& 30° MININUN NET CLEAR OPENABLS
@ UXxiiiM FIMISH SILL NEIGHT 10 BE NO NORE THAN 441 ABOVE FINISKED FLOOR

PROVIDE ALL MOSE DIBS AND SPRINKLER SYSTEMS WITH BACK FLOW PREVENTION
E£s.

oevic

REPERENCE ELECTRICAL PLANS AND NOTES FOR LIGHTING, RECEPTACLES AND CIRCUITRT.

PROVIDE MECHANICAL VENTILATION CAPABLE OF PROVIDING FIVE AlR CHANGES PCR HOUR IN
) 0"

HROOMS AND WATER CLOSET COMPANTMENTS I REQUIRED OPENABLE WINDOWS ARE NOT
PROVIDED. BECTION 12033,

DISCHAAGE POINT FOR SXHAUST AIR WILL 82 AT LEABT 3 PEET FROM ANY OPENING WHICH
ALLOWE AIR ENTRY INTO GCCUFIZD PORTIONS OF THE BUILOING. SEC. 12033

19 MINIMUM CLEARANGE FPROM CENTERLINE OF WATER CLOSET AND 24° MINIMUM CLEARANCE
N PRONT OF WATER CLOSET.

IN SHOWER AND TUB-GHOWER COMBINATIONS, CONTROL VALVES WUBT BE PRESSURE BALANCED
OR HAVE THERMOSTATIC MIXING VALVES,

NEW WATER CLOSCTS GMALL USE NG MORE THAN 16 GALLONS PCR PLUSH AND BHALL WEET
PERFORMANCE STANDARDS ESTABLISHED BT THE AMERICAN NATIONAL STANDARDS INSTITUTE
STANDARD AIM163 M & & CIDE SECTION 78213 IB].

ORTER VENT TO THE OUTGIDE. MAXIMUM LENSTH 14 W [l 90 ceg ELBOWS UNC SECTION
30432,

FIRST FLOOR PLAN
o

il SCALE: SNnehi-

C GARACE / STAIR FIRE PROTECTION

ALL WALLS COMMON TD RESIDENCE AND GARAGE BMALL BE FIRE un'r:cren. use s Trre
2 GYPSUM ON GARAGE BIOZ OF COMMON WALLS USE ALOOR TO ROOF SHEAT)

THE CEILING OF GARAGE SHaLL B8 EINE PROTECTEO. USE ONE LAYER OF 5/8°

GYPSUN ON CARAGE CEILING WHEAR FRAMING M Kot SeACED 6 0 o8 Leks use
W0 CATERS O Sree TYPE X' GYPSU ON GARAGE CEILING WHERE FRAMING MEMBERS AR
IPACED GREATER TN 18° OC

OOOR BETWEEN GARAGE AND RESIDENCE SHALL BE I3/B* THICK AND SELK CLOSING
WEATHERSTRIP JAMBS, WEAD AND THRESHOLD. ¥ MAXIMUM DIFFCRENCE BRTWEEN GARAGE
LANDING AND RESIDENCE.

ALL ELEMENTS BUPPORTING FLOOR ABOVE GARAGE MUST HAVE $/8% TTPE ni GYPSUM ON THE
GARAGE $I0C

GANaTE in<ailines onehoun FIRE PROTZCTION DN THE CEILING COMMON TO THE DWELLING.
[TABLE 3-B, BECTION 3024cl PROVIDE 2 LATERS OF U3* OP TYPE ' GYPSUM BOARDS FOR
TJl FLOOR JOISTS, PER ICBO APPROVAL [PER 200| FOR TJi

The waiLs AN S OF THE CNCLOSEO USASLE SPACE UNOER INTERIOR STAIRS SHALL
— o TECTE0 BN THE ENCLOBED SIE Wi FivNCH GTPBUM SOARD. CAC. 2007 SEETION
0853

PROVIDE PIRE STOPS AT THE FOLLOWING LOCATIONS PER BECTION 70821
a CONCEALED SPACES O 5TUD WALLS AND PARTITIONS INCLUDING PLARED SPACES, AT
:3: ;:uuua AND FLOOR LEVELS AND AT 1D PDOT INTERVALS BOTH VERTICAL AND

B AT ALL INTERCONNECTIONS BETWEEN CONGEALED VERTICAL ANO HORIZONTAL SPACES
SUCH AS OCCUR AT SORFITS, DROP CEILINGS AND COVE CEILIN

€ IN CONCEALED SPACES BETWEEN STAIR STRINGERS AT THC TOP AND BOTTOM OF THE RUN
STUDS ALONG AND INLINE WITH THE RUN OF BTAIRS IF THE WALL® UNOER

AND BZTWEEN
THE STAIRS ARE UNPINISHED;

®IN OPENINGE AROUND VENTS, PIFCE, QUCTS, CHIMNETS, FIREPLACES AKD SIMILAR OPEAINGS

WHICH APFORD A PASSAGE P

R PIRE AT CEILING AND PLOOR LEVELS, WITH
NONCOMBUSTISLE UATE!XALA

@ AT OPCNINGS DETWEEN ATTIC SPACCS AND CHIMNET CHASES FOR FACTORY-SUILT
IIMNEYS.

-m

v

>

-

»

WATER HEATER & FAU

WATER MEATER BHALL MAVE 8° MGH MATRORW COVER PLATPORM WITu S162 TYPE x|
705U STRA WATER WEATER 70 RESIST Sertulc FORCES Wit TWD STRAPS, OHE DN TH
SBOTTOM 173 OF TANK AND ONE ON THE UPPCR U3 O TANK. STRAPS BHALL BE 3/4% X 2¢
GAUGE WITH 174% X 3 LAG SCREWS ATTACHED DIRECTLT TO THE FRAMING.

FROVIE P & T VALVE ON WATER HEATER RN DISGHARGE LINE TO EXTERIOR WITHIN & O
GRADE.

cnunusnnu AJL PO EL OURMNS WATER WERTERS WILL B2 MRRNISCS in ACCIRBINCE
BECTION 507 AND TABLE &~

IN BLISMIC ZONES 3 AND 4, WATER HEAYERS SMALL BE ADEGUATELY SRACED TO REEIST
SELIBMIC FORCES, TWO BTRAPS SHALL BE FROVIDEC (ONE STRAP AT TOP 1S OF THE TANE
AND ONE STRA® AT BOTTOM V3 OF THE TANK| UPC, SEC. 5105

PRAESSURE AND TEMPERATURE RELICF LINES FOR WATER HEATERS SHALL EXTEND OLTSIDE OF

JE Mo wEle i AT J0 BaTeub Bt ORAIN LAz ogreqy T BuiLoiNG
AY TERWINATE IN AN APPROVEG STANOPIPE. A FULL ONE-INCH Al

REGuiteD BETWEEN THE 7 b T GAAIN LING A TE ETANGPIPE POLICY a

WATER HEATER « $1Z00 PER TITLE 24

£OrcED Alt W SYTEU THAT ASg LOCATRO N ATTIC PROVIDE & PEAMANENT SLCCTAICAL
URE CONTROLLED BT A GWITCH FOR FURNACE. :mn:uﬂ: LINE

WD o PLE(NG FICTURE, LOCATE FAD PER TRVBE LATOUT,
APR(iCABLE SiZn PER TITLE 24,

ATTIC ACCESS SHALL B 307 X 30- THE OPENING MAY BE 1% X 30° IR THE EBQUIFMENT CAN
BE REMOVED THROUGH SUCH OPENING, 30° WIN. CLEAR HEADROO IN ATTIC ABGVE THE
S S R il S UNGSSTRUCTED WORKING SPACE IN FRONT OF

THE PARBAGEWAT 10 THE ATTIC MOUNTED WaRW-AIf FURNACE Sl OF UNOBSTRUCTED,
IWOUS S0LID PLOCKING KOT LESS THAN 24 WIDE AND NOT B2 LONGER THAN 204
W ENaTY THRBCan STTIC M SeCTIo

EQUIPMENT SMALL BE ACCESSIDLE FOR INSPECTION, BERYVICE REPAIN AND REPLACEUENT

WITHOUT REMCNING PERMANENT CONBT % EQUIFMENT OR DISASLING THE
ENCTiON o REBUIRED PIRENESiBTANT CONSTRUCTION. |

FAU CLOSET IS TD BE A MIN[MUW DF 12% WIDER THAN THE PURNACE

NEW RESIDENTIAL UNITS MUST BE PRE-PLUMBED POR FUTURE SOLAR WATER HEATING, TWO
ROOF JACKH MUET 8€ INSTALLED.

TWO 3rg% COPPER PIPES MUST BE INGTALLEO TO THE W8T CONVENIENT PUTUAE 8

PANEL LOCATION WHEN THE WATER HEATER 15 DNE-STORT BANAGE AND 15 KT
CIRECTLY. £EL0w THE NOST S0UTH FACING ROOF |:n'Y ROINARCE WO 803t

ALL PIPING POR PRESENT OR FUTURE SOLAR WATER HEATING WUST BE 1~suuﬂu WHEN IN
AREAS THAT ARS NOT WEATED DR COOLEO BY MECHANICAL MEANS (CITT POLI

]

»

ELEVATOR SHAFTS SMALL BE IN A DME-HOUR SHAFT. SECTION 70714
EVERY OPEKING INTO AN CLEVATOR SHART ENCLOSUAT SHALL SE PROTECTED 8T

A SELE-CLOSING PIRE ABBEMDLY HAVING A OHE-HOUR FIRE RATING IN ONE-HOUA

BHAP

SERVATOr Sl s TXTENDIS TRpUR WOME T PFLOOR LEVELS SHALL
VENTED £ AREA CF TE VENT SHALL NGT BE Lt33

By o THe s»w" AREn AND A uiNhutl OF 3 BGUARE REET PER

ELEVATOR SECTION

MESIDENTIAL ELEVATORS INCS, MODEL INFINITY 33488

DECX NOTES:

ROOF & ROOM DECKS TO BE DEX-O-TEK' ELASTEX 500 PROMEMAOE RODF DECK
SURFACING - ICEO ER-1338 OR APPROVED EQUAL

BALCONIES AND DECKS EXPOSED TO THE WEATHER ANO SEALED WOCRNEATH
SLOPED A MIN. OF U4 INCH PER FOOT POR DRAINAGE. SECTIDI

ARCHITECT:

STUDIO 4
2309 MESA DRIVE
DCEANSIDE, LA 83054
eol nzunaa Pn
ed} 7:

151 5 PACRAC 5T
OCEANSIDE, CA 9207

OWNER'S REP:
PAUL LONGTON
STUDIO 4 ARCHITECTS

2903 MESA DEVE
OCEASIDE, CA 92054

Dol 7224504

RELEASE DATES:
BsUD 0692

i ST

DRAWING STATUS:

(HOT FOR CONSTRUCTON)

EORMADON DUAWNGS.

PRELIGBCARY DRAWNGS
VELOPONT D)




VICINITY MAP
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STATEMENT OF SPECIAL INSPECTIONS

PROCSOURE PC-20:

I, AB THE ENOINASR | ARCHITECT OF RECOMD, CERTIFT TWAT | HAVE PASPARED
T4E FOLLOWING BTAT! SMENT OF srecial ShETIONS AS AEQUNES. a7 o0
08 PoR Tuis PAGECT. 1 WAVE INFORMES THE FAGJECT

BECTION 7
SWHER OF THESR. ReQUIREMENTE. |

S8 ADORESS. PeRaT
s1oneD: oATE LY N

WORK REQUIRING SPECIAL INSPECTION,

O noweorczo cowcazTe [0 swoxe coNTROL
[u] PRE-STAZSSED / POST-TENSIONED o wano mnn-mmu
COnCRETE l{L W
TOMERCENT
01 sTRUCTURAL wasony O P Resin AN Contos
O STAUCTURAL weLDING O sPRAY APALIED FIRE-PROOFING
<
O enarnenetn soLTme O GTEon IAATION ano FiNEn
MECHANICAL AND BLECTAICAL
O sous O Golvonenms
o - T seatenateo scmic sverewe
FEnimieaTion
O mier rOUNDATIONS {1 seiswic 1SOLATION FveTEMS
TRICTINAL DERERVATIONS
o ME BELOW O omen
SELseToN oeransy o WERT Wi o anvess o boicaTe e e

DMBPECTION ENTITIES PRIOR TO THE TINE GPECTOR 19 REQUIRED TO
cuea v WiTh TG SUILONG DIIBION SO THEM IABT INGRECTION Ou TH18

SIGNED. oaTE.

PEREON / FIRM CONOUCTION BPECIAL INSPECTIONS:

TeaTiNg

GPECIFIC ITEM NOT COVEAED ASQVE.

ATRUCTURAL OBSERVATIONS:

THE BURGESS / JOURNIGAN RESIDENCES

iierasianws a8

DEVELOPMENT INFORMATION

OR'S PARCEL NUMBER: 133-013-41-G0

RT
HIGH DENSITY REBIOENTIAL

7

SITE NOTES

THE CONTRACTORS wuST VERIFY ALL GRAOES, CONDITIONS AND DIMENSIONS

PRIOR TO COMMENCING WORK. THE O)
IMMEDIATELT OF ANY DISCREPANCIES.

WNER BHALL BE NOTIMED

2 THE CONTRACTOR $MALL VERIFT THE [XASTENCE AND LOCATION OF ALL

UTILITIES PRIOR TQ COMMENCING WOR

3 QURRACE WATER SMALL BE OIRECTEO Awat FROM STRUCTLAE AOUNDATIONS

LOPE MOT LESS THAN 1/4s / FOOT FOR 4 WIN. OF 3-0f OF 213 TE
NE

nxnnnc: TO THE PROPERTY L

¢ EEATOWAMS LATRRAL Wm oTY GF elduSBlEE Mg 4 v

OBPARTAM!

& SAFENEACT RACTEY SEEPISGFLAN BY TRE TAXAOR SScun; SEEaiOC, Ca

POR DRAINAGE PATTERNS

6 ALL EXTERIOR LIGHTING SHALL COMPLY WITH CITT OF OCEANSIOE'S
CGRDINANCE NO.

NOISE ORDINANCE

'rms PROJECT 15 NOT WITHIN A NOISE CRITICAL AREA (CNEL CONTOUR OF

600B| AB BHOWN ON THE GENERAL PLAN

FIRE HYDRANT NOTE

THE NEAREST MIRE HYDRANT 1S LOCATED 201 NORTHEAST Of

0 r TH
EAETERLY PROPERTY LinE AT THE CORNER GF MORSE STREET AND PAGIFIC

STREET.

REFERENCE PRELIMINARY GRADING AND DEVELOFMENT PLAN FGPI FOR PIRE

HYDRANT LOCATIONS.

NOTE:  ACPREKENCE PRELIINARY GRADING PLAN AN

NOBCAPE PLAN FOR PLANTER LOEATIONS.

GENERAL PLAN.
12 6265 80. PT. (D)4 ACRE]
EXISTING LAND US! UPLEX ! !
FROPOSED LANI NO_CHANGE
BRI = EXISTING LOT COVERAGH asx
e b T PROPOBED LOT COVERAGE:  386x
T i
£RONT YARD w00
= - 300
L X oc !AN wesT) si0e STRINGLING
AEIGHT MAX. 3,8TORES OR 35-0- FAOM THE AVERAGE FINISHED GRAOE TO
LT THE CEILING OF THE TOP STORY NO PORTION OF ThE
B T e o et e re FAGPOSED MABITASLE SPACE MAT EXCEED THE Tiax
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The City requires two parking spaces for each unit, therefore, four parking spaces must be
provided for the proposed duplex. As designed, the proposed garage occupies approximately
45% of the ground floor, which does not allow for much design flexibility on that level. The
majority of living space is to be provided on the 2™ and 3 levels.

The proposed project would only affect views from a very limited area along Morse Street
looking seaward. While the proposed 2" and 3" floors of the structure will have some effect
on the current ocean views, the views are currently obscured by the growth of palm trees at
Buccaneer Beach Park. The views looking across 1511, 1509 and 1507 S. Pacific Street are
aiso impacted by the existing palm trees, as well as structural improvements discussed below.
it would not be consistent with past practice to substantially restrict development on the subject
lot, 1513, when development on other lots did not face similar restrictions.

Maximum Allowable Building Envelope

The proposed duplex has been designed to be in keeping with the character of surrounding
development and fits within the City’s maximum allowable building envelope and 35’ height
limit. The proposed project occupies approximately 85% of the allowable building envelope.
The design of the building includes architectural features such as step backs, off-set garages
and balconies to soften its fagade from both the street and beach sides. The project, as
approved by the City, did not require any variances and is fully consistent with the size and
scale of surrounding development.

Revetment

Information was requested regarding the work that was undertaken in June 2012 to maintain
the existing riprap revetment and remove unpermitted development. Attached please find a
letter from David Skelly with GeoSoils, Inc. that documents the work that was carried out,
along with as-built drawings showing the current configuration of the revetment. No further
work is proposed. The applicant wishes to incorporate the previously undertaken revetment
maintenance activities as an after-the-fact component of the current application.

Precedent

The applicants relied on elements of the Stroud approval at 1507 S. Pacific (A-6-OCN-06-134)
when designing and processing their proposed project. You indicated that the stringline
interpretation in that case was made in error due to the absence of the City’s certified stringline
graphic at the ime. While the exhibit may have been missing at the time, the determination
was in fact based on the location of the older (c. 1940’s) home that previously existed at that
site. The City’s staff report for the 1507 project stated that the stringline was 91 feet from the
right-of-way line at the center of the site. The CCC's staff report stated that “the stringline for
the proposed development was set at 91 feet west of the property line.... The design of the
house as approved by the City placed the residence 89 feet west of the property line, this
designing the house further east than the stringline requirement”. There is no mention in the
CCC staff report of uncertainty in the stringline location due to the then-missing exhibit.

Regardiess, the currently proposed project is consistent with both the earlier City and CCC
determinations, as well as the certified stringline exhibit that is now available for reference.
When appealed to the Oceanside City Council, the Council agreed that the proposed project
was consistent with the stringline location based on the certified stringline exhibit and the City’s
interpretation of their LCP policies.
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Geotechnical - Geologic » Coastal « Environmental

5741 Palmer Way « Carlsbad, California 92010 « (760) 438-3155 + FAX (760) 931-0915 + www.geosoilsinc.com

July 3, 2013

JUL 087013

Journigan-Burgess LLC

c/o Arcadia Contract Sar
5692 Fresca Drive

La Palma, CA 90623

SUBJECT: Revetment Information, 1513 South Pacific Street, Oceanside, California.

Dear Journigan-Burgess LLC:

At your request and authorization, GeoSoils, Inc. (GSl) is pleased to provide this letter
report responding to Coastal Commission staff's recent request for additional information
about regarding the revetment fronting the subject site. Specifically, this letter report
addresses “whether the revetment is the minimum amount necessary, and is located as
far infand as practicable.”

The current revetment height (+13.5 feet NGVD29) is below the recommended elevation
from the City of Oceanside Standard Drawing. The City Standard elevation is +16 feet
NGVD29. However, a wave runup report for the site was performed by GSl in February
2010 and updated in March 2012, which included sea level rise over the life of the
structure, that determined that at its present elevation, configuration, and location the
revetment is adequate to protect the proposed development provided that the structure is
monitored and maintained. In addition, the maintenance can be performed without any
further seaward encroachment.

The revetment structure is part of a continuous shore protection system that protects
properties on either side. If this type of shore protection is not relatively uniform along the
shoreline, the discontinuities can result in exacerbated erosion at the site or adjacent sites.
The structure is located on private property well above the mean high tide line. For these

reasons the revetment is in the most landward location practicable.
EXHIBIT NO. 18

APPLICATION NO.
A-6-OCN-13-008

Geotechnical report
dated July 2, 2013

@California Coastal Commission
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GeoSoils Inc.

February 10, 2010

Journigan-Burgess LLC
c/o Arcadia Contract
5692 Fresca Drive

La Palma, CA 90623

SUBJECT: Wave Runup, Coastal Hazard, and Shore Protection Study, 1513 South
Pacific Street, Oceanside, California

Dear Journigan-Burgess LLC:

At your request, GeoSoils Inc (GSI) is pleased to provide this wave runup, coastal hazard,
and shore protection study for the property located at 1513 South Pacific Street,
Oceanside, CA. The analysis is based upon site elevations, existing published reports
documenting the local coastal processes, our site inspection, and knowledge of local
coastal conditions. This report constitutes an investigation of the wave and water level
conditions expected at the site in consequence of extreme storm and wave action. It also
provides conclusions and recommendations regarding the stability of the existing shore
protection system and the vulnerability of the site and proposed improvements to wave
action and coastal hazards. '

INTRODUCTION

The study area is located at 1513 South Pacific Street , Oceanside, California. It consist
of residential property positioned on the face of a sea cliff between the Oceanside Harbor
and the Buena Vista Lagoon. This section of shoreline is fronted by a sand beach and
backed by a sea cliff as well as Pacific Street. Figure 1 is an aerial photograph of the site
down loaded, with permission, from the California Coastal Records Project web site (
http:/mww.californiacoastline.org/ ). There is currently an older single-family residence on
the site. However, it is our understanding that a new residential structure is proposed for
construction on the lot. The proposed residence is to be at or just landward of the
approved string line, about 40 feet back from the top of the revetment. The lowest floor of
the proposed residence will have a finished floor at or above elevation +11.5 feet MSL.
The lot is fronted by a quarry stone revetment which, based on our observations and area
knowledge, has been overtopped by waves in the past. The properties on either side of
the subject site are fronted by the same type revetment. The beach in front of the
revetment was nourished with sand in Fall 2001 as part of a regional beach nourishment
program. In the past, under extreme winter storm conditions, the beach sands have been
eroded and transported offshore exposing cobbles. The elevation of the top of this cobble
is about elevation +1.0 feet MSL.

5741 Palmer Way, Suite D, Carlsbad CA 92010 w.o. s5990 760-4

EXHIBIT NO. 20

APPLICATION NO.
A-6-OCN-13-008

Geotechnical report dated
February 2010
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GeoSoils Inc.

Figure 1. Subject site and adjacent propetties in October, 2008.

The datum used in this report is Mean Sea Level (MSL), which is +0.19 feet National
Geodetic Vertical Datum of 1929 (NGVD29). In the open ocean of the San Diego County
coast, Mean High Water (MHW) is 1.87 feet above MSL. The units of measurement in this
report are feet (ft), pounds force (lbs), and seconds (sec). Site elevations were provide by
Taylor Group, Inc. and preliminary site development plans were provided Mr. David
Soanes, the project architect.

EXISTING SHORE PROTECTION EVALUATION
A visual inspection of the existing shore protection at the site and the adjacent shore

protection was performed on January 12, 2010. The existing shore protection consists of
a quarry stone revetment. The revetment runs the entire length of the property’s seaward

5741 Palmer Way, Suite D, Carlsbad CA 92010 w.o. s5990 760-438-3155
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GeoSoils Inc.

width and is part of a continuous revetment that protects properties to the north and south
of the subject site. The visible stones in the revetment are both rounded and angular in
shape and range in size from 200 Ibs to about 6 tons. The average visible armor stone size
is about 2.5 ton. Concrete has been poured over the revetment in an effort to lock the
stones in place. During the site visit, the approximate location of the toe of the revetment
was located by the undersigned. The toe is located about 260 (SOANES) feet west of the
Pacific Street centerline. The crest elevation of the revetment is at about +11.5 feet MSL.
The visible slope of the revetement varies from 2.5/1 to 1.5/1 (h/v). The original
construction date of the revetment is not known but based upon a review of aerial
photographs (California Coastal Records Project Photographs), the revetment was
constructed sometime prior to 1972, see Figure 3. No geotextile fabric was observed
behind the revetment and the extent and frequency of maintenance is unknown.

e
=

Figure 2. Revetment fronting the subject site on January 12, 2010.

5741 Palmer Way, Suite D, Carisbad CA 92010 w.o. s5990 760-438-3155
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Erosion Hazard

The back shore area of the subject site has been stabilized by a quarry stone revetment.
This revetment prevents erosion of the site from wave attack. The beach fronting the site
is subject to seasonal erosion and occasionally subject to artificial sand nourishment. This
section of shoreline was subject to an extensive study by the US Army Corps of Engineers
as part of the Coast of California Storm and Tidal Wave Study (CCSTWS). Historically, the
shoreline is supplied sand by the San Luis Rey and Santa Margarita Rivers. The
construction of Oceanside Harbor and development within the watershed has reduced the
amount of sand reaching the shoreline and fronting the site. The local history of erosion
for this area is rather complex due to the impacts of dams, coastal structures, severe El
Nifio conditions, and beach nourishment projects. The reviewer is referred to the CCSTWS
Main Report dated September 1999 for a comprehensive history of erosion.

Analysis of historical aerial photographs contained in the California Coastal Records Project
web site ( http://www.californiacoastline.org/ ) shows a low height quarry stone revetment
in 1972. The winter of 1982-83 was a extreme EI Nifio winter which resulted in shoreline
damage throughout southern California. As a result of the erosion, much of Oceanside's
shoreline was hardened by quarry stone in 1983. The revetment has been in place for
about four decades and appears to have protected the existing home behind it. No
maintenance history of the existing structure is available. There are no signs of significant
erosion landward of the revetment over the last ~40 years. Because the shoreline is
stabilized by the revetment and as long as the revetment is maintained, the site is
reasonably safe from erosion hazards.

Flooding Hazard

The lowest habitable improvement at the seaward portion on site is at or above elevation
+11.5 feet MSL. This is above any potential flood elevation from storm surge or extreme
tides (maximum still water elevation of >+7 feet MSL). Potential flooding associated with
wave runup is considered in the next section. Site drainage due to waters derived from
sources other than the ocean are mitigated through the site drainage plan designed by the
project civil engineer. The proposed development is reasonably safe from sustained
flooding.

Wave Attack & Wave Runup

The site is safe from direct wave attack due to the presence of the revetment and the
elevation of the proposed improvements. The wave runup analysis herein uses the
maximum possible wave that will break at the site in the next 75 years. The wave that
produces the maximum runup on the structure is the one that breaks at the toe of the
structure, not the largest wave in deep water. The design wave will be depth limited by the

5741 Palmer Way, Suite D, Carisbhad CA 92010 w.o. s5990 760-438-3155
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depth of water from the maximum scour to the maximum sea level elevation. As
determined in this study the maximum possible wave at the structure in the next 75 years
is 5.4 foot high wave with a long period of 18 seconds.

Under the extreme, worst case (100 year), oceanographic conditions the revetment can be
overtopped at a rate of about 1.6 ft*/s-ft. This is less than one foot of water coming over
the top of the revetment for each wave (20 second period). This overtopping is partially
managed by the 40 feet wide sandy area behind the revetment. The US Army Corps of
Engineers Coastal Engineering Manual (2002) states that overtopping waters are reduce
about 1 foot in elevation for every 25 feet of horizontal travel across the beach. The area
between the top of the revetment and the structure is will partially dissipate the overtopping
waters. Ocean waters that make it past this area, to the structure, will have a reduced
velocity and can be managed using flood shields. The overtopping water will ultimately
percolate back into the sandy soils, and back towards the ocean.

Tsunami Hazard

Tsunami are waves generated by submarine earthquakes, landslides, or volcanic action.
Lander, et al. (1993) discusses the frequency and magnitude of recorded or observed
tsunami in the southern California area. James Houston (1980) predicts a tsunami of less
than 5 feet for a 500-year occurrence interval for this area. Any wave, including a tsunami,
that approaches the Oceanside area will be depth limited, that is to say it will break in water
depth that is about 1.3 times the wave height. The wave runup and overtopping analysis
herein considers the maximum possible unbroken wave at the revetment. This wave is
about 6.6 feet high. The runup and overtopping analysis can also serve to estimate the
amount of wave overtopping as a result of a tsunami occurring at the peak high tide. A 5-
foot high tsunami, during a very high tide, will impact the site much like the 100-year
recurrence interval wave height overtopping. The tsunami, much like the design extreme
wave, will break on or before the revetment, losing much of its energy. Due to the
infrequent nature and the relatively low 500-year recurrence interval tsunami wave height,
the site is reasonably safe from tsunami hazards.

CONCLUSIONS

A. The existing revetment does not conform with the City of Oceanside Standard
Drawing M-19 “Typical Seawall Drawing”. The top of the revetment is about +11.5
feet MSL which is below the minimum City of Oceanside standard of +16.0 feet
MSL. No filter fabric was observed behind the structure during the site inspection.
Finally, some of the existing stone size is smaller than 3 to 4 ton recommended
standard stone.
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B. A worst case wave event, similar to the January of 1988 or the winter of 1982-83
with a 75-year rise in sea level, will produce wave overtopping of the revetment.
This overtopping will amount to about 1.6 ft*/s-ft or about one foot. This amount of
overtopping will occur on each wave cycle (20 seconds) but only during a 30 minute
window when the sea level is the highest. The proposed development is about 40
feet away from the top of the revetment.

C. The existing shore protection system (revetment and perched beach), if maintained,
is adequate to protect the proposed development from significant wave induced
structural damage but may not be adequate to prevent short-term minor site flooding
(not flooding of the structure), and possible nuisance water damage.

RECOMMENDATIONS

A. The revetment is in fair condition and should be reconfigured to conform to the City
Standard Drawing M-19 with a minimum top of rock at about elevation +13.5 feet
MSL. The revetment can be reconfigured without any further seaward
encroachment. The revetment slope can be 2/1 but no steeper than 1.5/1 (hiv).
This maintenance would include the addition of about 2 or 3 new 4 ton (min) stones
and the placement of filter fabric per the standard drawing. The maintenance
should be performed under the supervision of a licenced engineer specializing in
coastal structures (coastal engineer).

B. While infrequent, it is possible that wave runup may reach the seaward portions of
the proposed development. It is our understanding that storm shields will be used
at the lowest floor to reduce or prevent nuisance water damage. The revetment and
perched beach (space from the top of the revetment to the structure), are sufficient
to protect the improvements from significant damage.

C. Long term stability of the site will depend on the continued maintenance of the
revetment. Maintenance includes replacement of the stones lost due to the
combined effects of settlement, scour, and wave action dislodging the stones.

D. The revetment should be inspected by a coastal engineer if any changes are noted
or after very significant wave attack.

E. Final plans for the development should be reviewed and approved by this office for
conformance with the recommendations of this report.
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