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Addendum
July 8, 2014
To: Commissioners and Interested Persons
From: California Coastal Commission
San Diego Staff
Subject: Addendum to Item 18b, Coastal Commission Permit Application

#PMP-6-PSD-14-0002-6 (Port of San Diego), for the Commission
Meeting of July 9, 2014,

Staff recommends the following changes be made to the above-referenced staff report.
Language to be added is underlined and language to be deleted is struck-out.

1. The first paragraph of page 2 shall be corrected as follows:

One of the possible three hotels proposed for development at this time is being sought by
Sunroad Marina Partners, LP. The proposed Sunroad hotel would be situated at the east
end of Harbor Island. Sunroad Resort Marina currently has a 50 year lease with the
District for a 600-slip marina on East Harbor Island that will expire in 2037. The proposed
Sunroad hotel would be built on the same leasehold and operate in conjunction with the
marina and includes a 175-room, four-story limited service hotel with ancillary meeting
and fitness space, common areas, an exterior pool, and surface parking on East Harbor
Island. The hotel would replace an existing locker building and parking spaces, with the
existing marina offices to remain. The marina locker building would be reconstructed west
of the 175-room hotel.

2. The second paragraph of page 6 shall be corrected as follows:

The proposed amendment was the subject of an Environmental Impact Report under the
California Environmental Quality Act. The Environmental Impact Report and the
proposed master plan amendment were subject to public review and hearing and was-were
adopted by the Board of Port Commissioners on March 4, 2014 as Resolutions #2014-

52 and #2014-53, respectively.

3. The first paragraph of page 8 shall be corrected as follows:
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Page 2

In December 2009, the Port District prepared a Draft EIR for a PMPA for a Sunroad
Harbor Island Hotel project proposed to replace the existing marina locker building with a
175 room four-story limited service hotel on a site currently leased to Sunroad Marina
Partners, LP, located east of the hotel site evaluated in the 1990 PEIR. In 2011, a lawsuit
was filed which claimed the Final EIR was inadequate with respect to analyzing the

potentlal |mpacts of the development of multlple hotels. MAugueLzG%Z—theﬁe@Btﬁet

identified concerns and finalized revisions in July 2013. Addltlonal analy3|s was

completed in 2013 and on March 4th, 2014, the Port District passed Resolution 2014-52 to
certify the Revised Final EIR and Resolution 2014-53 to approve the proposed PMPA and

4. The second paragraph of page 8 shall be corrected as follows:

No changes to land-or water use designations are proposed.

[...]

adding language to the introductory Planning District 2 text that indicates that as
each hotel development on Harbor Island is developed or redeveloped it will: (1)
prepare and implement a public access plan; (2) provide or participate in shuttle
service to and from the airport and expand the Port’s bayside shuttle system; (3)
prepare a parking management program; and (4) provide public access and view
corridors in between structures and conform to bulk and scale requirements on
East Harbor Island and (5) provide lower cost visitor serving accommodations or
an in lieu fee contribution for such units;

5. The last paragraph of page 16 shall be corrected as follows:

Further to the west, it only requires the promenade be constructed concurrent with
hotel redevelopment. Across Harbor Island Drive to the south, the PMPA requires
construction on the bayward side of the Island Prime restaurant only if the restaurant
changes the footprint along with demolition of more than 50% of exterior walls.

6. Starting on the last paragraph on page 17, continuing on to page 18, the following
revisions shall be made:

Based on the above, an argument could be made that the entire bayside public promenade
should be constructed concurrent with development of the first hotel development. As
proposed, the PMPA assures the promenade will be located bayward of all the
development on the Sunroad Marina Resort and new hotel leasehold prior to occupancy.
However, the proposed amendment dees-hotreguire only requires that the promenade be
extended westward and/or constructed concurrent with adjacent leasehold with-any

leaeehelel development or redevelopment epehangem—le‘aee—AeeFepeeed—the%e*Lemy
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This might not occur for many years, and would thus-could delay the construction of a
continuous pathway indefinitely, resulting in insufficient mitigation for the project’s
impacts on public trust resources that must be provided under the California Constitution,
Section 4 of Article X.

7. The second paragraph of page 22 shall be corrected as follows:

Commission staff has suggested incorporating the following language in the PMPA to
ensure the provision of additional lower-cost overnight accommodations within-the
vicinity-on the PMPA site or within the vicinity through a future PMPA in order to

mitigate coastal resource impacts caused by the proposed hotel development on East
Harbor Island:

A minimum of one-third (166 units) of the new 500 hotel rooms on East Harbor
Island will be lower-cost overnight accommaodations. As a special condition of the
coastal development permit for any hotel development, redevelopment or change
in lease that adds hotel rooms to East Harbor Island, the hotel developer will
develop or designate its fair-share of on-site or off-site lower-cost overnight
accommodations or pay an in-lieu fee based on a study conducted by the District
that will designate the location and timeframe for construction of lower-cost
accommaodations within or adjacent to the District. An alternate location for the
lower cost overnight accommodations required in this subarea may be considered
through a future ©MOA PMPA, pursuant to the results of the study.

8. The first paragraph of page 23 shall be corrected as follows:

To determine the adequacy of the proposed parking supply to accommodate the projected
demand associated with the proposed PMPA, parking demand was calculated based on the
Port District’s Tideland Parking Guidelines (2001) using Port District parking rates
developed specifically for the-Seuth-Embarcadere Harbor Island.

9. The third paragraph of page 23 shall be corrected as follows:

Prior to the demolition or removal of any parking spaces in the existing west marina
parking lot which are required for the shared parking of the existing marina and the
proposed 175-room hotel; the project applicant will be required to submit to the Port
District for review a Parking Management Plan that provides adequate parking.

10. The first paragraph of page 24 shall be corrected as follows:
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The summer of 2012 saw the first implementation of a summer season shuttle system for
the Embarcadero region. The Port has reported that the program was extremely successful,
and plans are underway to expand both the range and duration of the project. The Port

D|str|ct through th|s PMPA IS speC|f|caIIy commlttlng to +mplementat|en49£a—leweeast

, expanding the
Port D|str|ct bay3|de shuttle system to serve Harbor Island to ensure that long term public

access is preserved and enhanced. The proposed language establishes specifically that the
shuttle will be in operation by the time the hotel expansion is open.

(G:\Reports\Port\P MPA #46 PMP-6-PSD-14-0002-6 Sunroad Stf Rpt addendum.docx)
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' Environmental and Land Use Management Department
R P.O. Box 120488
br. San Diego, CA 92112-0488
Unified Port {619) 686-6283 or (619) 686-6254
Of San Diego Fax (619) 686-6508 or (619) 686-6467
July 7, 2014 FOR INCLUSION IN STAFF REPORT
VIA EMAIL

Ms. Amanda Sackett

California Coastal Commission
San Diego Coast District

7575 Metropolitan Drive, Suite 10
San Diego, CA 92108-4402

SUBJECT: Port Master Plan Amendment #46 — East Harbor Island Subarea
REVISIONS TO REVISED SUBMITTAL REGARDING PUBLIC PROMENADE

Dear Ms. Sackett,

In response to recent conversations between California Coastal Commission and Port District staff,
please accept the following revised Port Master Plan Amendment (PMPA) submittal, which is
reflected in the revised language below.

Promenade West of Existing Marina Leasehold
The following paragraph replaces the proposed language in Port District correspondence dated
July 2, 2014 and is consistent with staff conversations:

At such time as the current leases for the western half of the subarea terminate or
are_amended or concurrent with the development of the 175-room hotel,
whichever occurs first, a provision for the construction of a temporarily aligned
10-foot wide shoreline promenade, which may include a fence and will include
coastal access signage, indicating that the promenade is open and accessible to the
public will be required. The temporary promenade will be installed by the
developer of the adjaceni marina and up to 175-room hotel, as a special condition
of that hotel’s coastal development permit, if a hotel development has not been
selected for the one or two hotels with up to 325 remaining hotel rooms on the
western_half of the subarea. If a temporarily aligned 10-foot wide shoreline
promenade is installed on the western half of the subarea, it will be required to be
replaced with a permanent 10-foot wide shoreline promenade, as a_special
condition of the coastal development permit(s) for the one or two hotels with up
to 325 rooms. prior to issuance of a coastal development permit for that hotel site.

The full revised PMPA submittal, dated July 7, 2014, is included as an attachment to this email.
Please include this letter and the revised PMPA submittal in the addendum to your staff report.




Environmental and Land Use Management Department
P.0. Box 120488

San Diego, CA 92112-0488

{619) 686-6283 or (619) 686-6254

Fax (619) 686-6508 or {619) 686-6467

Again, Port staff and the Sunroad team would like to thank you, Sherilyn Sarb, Deborah Lee, and

Diana Lilly for working so hard to resolve the remaining outstanding issues for the proposed
PMPA. .

Sincerely,

Lesley Nishihira

Manager, Land Use Planning
Environmental & Land Use Management

Attachment
Revised PMPA submittal dated 7/7/14




', Environmental and Land Use Management Department
3 P.O. Box 120488

»& San Diego, CA 92112-0488

Unified Port (61 283 or (619) 686-6254
ofSan Diego Fax (61 6350 g;,(glg)} 6?6-6467
JUL 0 2 2014
July 2, 2014 FOR INCLUSION IN STAEEJR%Q%T

SAN DIEGO COAST L,
VIA EMAIL )

Ms. Amanda Sackett

California Coastal Commission
San Diego Coast District

7575 Metropolitan Drive, Suite 10
San Diego, CA 92108-4402

SUBJECT: Port Master Plan Amendment #46 — East Harbor Island Subarea
LOWER COST OVERNIGHT ACCOMMODATIONS

Dear Ms. Sackett,

As applicant, we truly appreciate all of Coastal staffs efforts in working towards a
resolution for the two issues raised in the June 27, 2014 staff report for the East Harbor
Island Subarea Port Master Plan Amendment (PMPA). While the Port and Commission
staff are in agreement on most aspects of the proposed PMPA, the staff report states that
there are two issues which remain unresolved — lower cost overnight accommodations and
the timing of construction of the promenade. This letter addresses the lower cost
overnight accommodations and the promenade is addressed in a separate letter.

The PMPA proposes language to address the issue of lower cost overnight
accommodations, which is identical to language that the Commission required only 4
month ago for the San Diego Convention Center and Hilton Hotel expansion PMPA. The
revised findings adopted by the Commission for that PMPA at the February 2014 meeting
explained:

“The revised PMPA also includes language requiring that as a special condition of
the Coastal Development Permit for the hotel expansion, the impacts to low-cost
overnight accommodations be mitigated by developing or designating a fair-share of
on-site or off-site lower cost visitor accommodations or payment of an in-lieu fee
based on a study conducted by the Port District.” (Hilton Hotel Exp. revised findings,
p. 3; italics added.)

Commission staff, moreover, agreed with essentially the same requirement a little over a
year ago in connection with the Port's approval of a CDP for the Shelter Island Kona Kai
Hotel.

The Port approved and submits the same language to the Commission, which should be

T

approved in this PMPA, as proposed.




Environmental and Land Use Management Department
P.O. Box 120488

San Diego, CA 92112-0488

{619) 686-6283 or (619) 686-6254

Fax (619} 686-6508 or {619) 686-6467

Commission staff, instead, has departed from the Commission’s recent decisions and
suggested an “inclusionary” lower cost visitor accommodation concept, which the District
cannot agree for several reasons. Most importantly, the District believes that the Coastal
Act specifically forecloses an “inclusionary” requirement. Section 30213 of the Coastal Act
states:

Lower cost visitor and recreational facilities shall be protected,
encouraged, and, where feasible, provided. Developments
providing public recreational opportunities are preferred.

The commission shall not: (1) require that overnight room
rentals be fixed at an amount certain for any privately owned
and operated hotel, motel, or other similar visitor-serving facility
located on either public or private lands; or (2) establish or
approve any method for the identification of low or moderate
income persons for the purpose of determining eligibility for
overnight room rentals in any such facilities. (ltalics added.)

It is important to note that the staff report at page 11 quotes only the first paragraph of
Section 30213, but omits the key second paragraph which, as discussed below, prohibits
an inclusionary requirement that fixes overnight room rental rates.

Coastal Commission staff proposes that the following italicized language be added to the

PMPA:
A minimum of one-third (166 units) of the new 500 hotel rooms
on East Harbor Island shall be low-cost ovemight
accommodations. As a special condition of the coastal
development permit for any hotel development, redevelopment
or significant improvement that adds hotel rooms to East
Harbor Island, the hotel developer or redeveloper willi develop
or designate its fair-share of on-site or off-site lower cost visitor
accommodations or pay an in-lieu fee based on a study
conducted by the District that will designate the location and
timeframe for construction of lower cost accommodations within
or adjacent to the District. An alternate location for the lower
cost overmight accommodations required in this subarea may
be considered through a future PMPA, pursuant to the results
of the study. (ltalics added to reflect staff's language to which
the Port objects.)

The requirement that “fa] minimum of one-third (166 units) of the new 500 hotel rooms on
East Harbor Island shall be low-cost ovemight accommodations” and that a future PMPA
be required for an alternative location, which must be located in this subarea is

Page 2 of 4 8




Environmental and Land Use Management Department
P.O. Box 120488

San Diego, CA 92112-0488

(619) 686-6283 or (619) 686-6254

Fax {619) 686-6508 or {619) 686-6467

problematic. Section 30213 expressly prohibits the fixing of hotel room rates, whether the
hotel proposed is located on public or private lands. If the staff's language were adopted,
the only way to enforce an “inclusionary” requirement would be a permit condition setting
the room rental rates (i.e., at or below $XX per a room) and the further obligation on the
Port to monitor the room rates set required of the hotel operator. Section 30213 specifically
forecloses this and the fact that the District would impose the room rates instead of the
Coastal Commission does not cure this fundamental legal defect.’

We emphasize our understanding that the prohibition in Section 30213 on fixing hotel
room rental rates was added by the Legislature in 1981 after the Commission imposed that
type of restriction on two hotels proposed in Marina del Rey. Uitimately, those hotels were
approved instead with conditions requiring the payment of in-lieu fees, funds ultimately
applied to the construction of youth hostels. The language applying the restriction to
“hotel, motel, or other similar visitor-serving facility located on either public or private

lands” was necessary because, like here, the proposed hotels at issue were located on
public (County) land in Marina del Rey.

The language in the PMPA proposed here (and noted above in the revised findings the
Convention Center and Hilton Hotel expansion) requires a fair share payment by the hotel
developer pursuant to a study the District is currently conducting on low-cost
accommodations on District tidelands and the surrounding area. It is anticipated that the
study will analyze what constitutes “low-cost” in the area, identify currently available low-
cost accommodations, as well as propose rates for low-cost accommodations and a
methodology for an in-lieu fee based on the collected data. As a resuit of the study, the
District expects that a policy will be adopted by the Board of Port Commissioners that will
identify potential sites and opportunities for low-cost accommodations and a timeline for
developing the identified accommodations. This policy may also be proposed to the
Coastal Commission. However, at this time it is premature to identify the sites or a
timeline for development. The District's consultant has been coordinating with Coastal
Commission staff on the study. Unfortunately, the proposed language is not only
prohibited under the Coastal Act, but it usurps this effort. Commission staff's language
would require that 166 low-costs overnight rooms be built at a location that may be
inappropriate and restricts an alternative location to the subarea, which also may be
inappropriate. Additionally, as you know, the Commission’s current in-lieu fee for provision
of lower cost overnight accommodations is calculated based on 25 percent of the new
rooms being developed (Number of New Rooms x 0.25 [i.e., 25%]} x $30,000 = $ Total In-
Lieu Fee). Yet, the proposed language would require 1/3 of the 500 hotel rooms to be set
aside a low-cost overnight accommodations without any rationale for the percentile
increase and contrary to the current requirement.

' The Port Master Plan must be consistent with the Coastal Act and any Coastal Development
Permit (where the “low-cost” enforcement mechanism would be located) must be consistent
with the Port Master Plan. Cal. Pub. Res. Code §§ 30711, 30714, 30715, 30715.5, 30716

Page 3 of 4 9




Environmental and Land Use Management Department
P.O. Box 120488

San Diego, CA 92112-0488

{619) 686-6283 or (619) 686-6254

Fax (619) 686-6508 or (619) 686-6467

In sum, the PMPA proposes the following language, consistent with the Commission’s very
recent decision on the San Diego Convention Center and Hilton Hotel expansion PMPA:

As a special condition of the coastal development permit for any hotel
development or redevelopment that adds hotel rooms to Harbor
Island, the hotel developer or redeveloper will develop or designate its
fair-share of on-site or off-site lower cost visitor accommodations or
pay an in-lieu fee based on a study conducted by the District.

The Port District respectfully asks the Commission to approve the PMPA with that
language. We thank you for your consideration.

Sincerely,

Lesley Nishihira
Manager, Land Use Planning
Environmental & Land Use Management

Page 4 of 4
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The 1980 Port Master Plan was certified by vote of the California Coastal Commission (CCC) on
January 21, 1981. Subsequent amendments, all of which have been incorporated into this copy, are
listed below:

Amendment BPC Res. CCC Certification

Title No. Date
Coronado Tidelands 83-133 12 Apr 1984
Convention Center and Option Site Hotel 84-290 14 Mar 1985
Bay Mooring and Anchorage Management Plan 84-304 25 Apr 1985
Chula Vista Bayside Park Extension 84-379 27 Aug 1985
Crosby Street Site 86-365 27 Feb 1987
Shelter Island Roadstead 88-212 15 Nov 1988
Coronado Boatyard/The Wharf 89-383 11 Apr 1990
East Harbor island Hotel 90-170 14 Sep 1990
Seaport Village Street Relocation 92-74 11 Jun 1992
NASSCO Ways Modification 92-118 11 Jun 1992
Solar Turbines Incorporated 92-190 13 Oct 1992
Lindbergh Field Immediate Action Program 92-406 13 Apr 1993
Driscoll Boatyard Expansion 93-033 14 May 1993
National City Marina 94-152 11 Aug 1994
Design Refinements to IAP 95-223 15 Dec 1995
San Diego Convention Center Expansion 95-389 12 Jan 1996
A-9 Cruiser Anchorage 95-266 11 Apr 1996
Convair Lagoon 96-135 12 Nov 1996
Imperial Beach Oceanfront 97-187 10 Dec 1997
--Chula Vista Industrial Business Park Expansion 97-227 10 Mar 1998
South Embarcadero Redevelopment Program | 98-136 15 Oct 1998
North Embarcadero Alliance Visionary Plan 2000-83 14 Mar 2001
Former Naval Training Center Land Transfer 2000-166 12 Jun 2001
D Street Fill Mitigation Site 2001-86 11 Sep 2001
South Embarcadero Redevelopment Program 2 2001-72 12 Dec 2001
National Distribution Center, National City 2001-99 12 Dec 2001
South Bay Boat Yard, Chula Vista 2001-190 12 Dec 2001
Glorietta Bay Redevelopment 2001-65 05 Feb 2003
America’s Cup Harbor 2002-120 12 Jun 2003
Fifth Avenue Landing Spinnaker Hotel 2004-66 12 Aug 2004
Old Police Headquarters 2006-29 10 Aug 2006
National City Aquatic Center 2006-162 15 Feb 2007
Broadway Pier Cruise Ship Terminal 2009-37 03 Feb 2009
Chula Vista Bayfront Master Plan 2010-79 09 Aug 2012
San Diego Marriott Improvements 2011-179 15 Nov 2012
East Harbor Island Subarea - 2014-XX XX XX 2014

- Drae




TABLE 4

PORT MASTER PLAN
LAND AND WATER USE ALLOCATION SUMMARY
LAND WATER TOTAL
USE ACRES USE ACRES ACRES % OF TOTAL
Existing Revised Existing _Revised Existing Revised  Existing Revised
COMMERCIAL 373:6 3742 COMMERCIAL 383.0 766:6 757.2 14%
Marine Sales and Services 18.8 Marine Services Berthing 17.7
Airport Related Commercial 38.0
Commercial Fishing 8.3 Commercial Fishing Berthing 18.8
Commercial Recreation 3044 304.8 Recreational Boat Berthing 3354
Sportfishing 4.3 Sportfishing Berthing 14
INDUSTRIAL 1206.4 INDUSTRIAL 217.7 14241 26%
Aviation Related Industrial 152.9 Specialized Berthing 170.5
Industrial Business Park 113.7 Terminal Berthing 47.2
Marine Related Industrial 3221
Marine Terminal 149.6
International Airport 468.1
PUBLIC RECREATION 280.6 279.9 PUBLIC RECREATION 681.0 8616 960.9 18%
Open Space 190 176 Open Bay/Water 681.0
Park/Plaza 146.4
Golf Course 97.8
Promenade 13 18.1
CONSERVATION 399.2 CONSERVATION 1058.6 1457.8 27%
Wetlands 304.9 Estuary 1058.6
Habitat Replacement 94.3
PUBLIC FACILITIES 2229 2228 PUBLIC FACILITIES 3943 6172 6171 12%
Harbor Services 27 Harbor Services 10.5
City Pump Station 0.4 Boat Navigation Corridor 284.6
Streets 240:8 219.7 Boat Anchorage 25.0
Ship. Navigation Corridor 50.0
Ship Anchorage 24.2
MILITARY 25.9 MILITARY 125.6 151.5 3%
Navy Fleet School 259 Navy Small Craft Berthing 6.2
Navy Ship Berthing 119.4
TOTAL LAND AREA 25084 TOTAL WATER AREA  2860.3
MASTER PLAN LAND AND WATER ACREAGE TOTAL 5368.6 100%

(DRAFT 06-20-13)




Development of unleased—parcels on
Harbor Island is expected to be completed
with the construction of the hotels on the
east basin. Along Harbor Drive, from the
Navy Estuary to the Coast Guard facility,
planning concepts focus on providing a
sense of entry into downtown San Diego
for travelers coming via Lindbergh Field
and Point Loma, with activities and
landscape features that strengthen the
image of San Diego as a pleasant place to
visit. Considerable attention must be paid
to improvements in the general
appearance of existing industrial uses and
the planned expansion of these uses.
Public park, pedestrian promenade and
open space are reserved on the bayside
and in the circulation gateway of Harbor
Island. Coastal access along San Diego
Bay is enhanced by a shoreline park with
leisure facilities, including restroom, and a
1.3 mile bayside public pathway.

Individual public access plans _
prepared concurrent with the cod
development permit application for e
hotel development on Hathar Island a

implementation of suchf . specia
condition of thed R oastal
development permidr the devefbment
or_redevelopment Wigiect(s). T public
access plans will inc¥ie infod
signage. amaaities. and YWgkil

Xond dON@own San

All_hotelN{§
shall providis,
service to gk
development sl DLgly information
regarding other traW@portunities. The
District's _bayside sh®fle system will_be
expanded to serve Harbor Island. The
bayside shuttle system is intended to
serve visitors _as part of an integrated
waterfront access and parking program
that the Port District will develop in
coordination with the City of San Diego
and San Diego Metropolitan Transit

System. All _hotel developments or
redevelopments on Harbor Island shall

participate on a fair share basis in the cost

| Marbor Island
in _shuttie
: @hirport. Al

o for review and writtS@eoproval of the

formallNGes

P the@iblic to and o
groor Islar

of the District's implementation of its
transportation system. The fair share will
be determined by the District according to
the nature, size and scope of the
proposed development or redevelopment
and the District's transportation system in
operation at the time an application for a
coastal development permit is submitted.
Participation in a shuttle program will be

required as a special condition of the
coastal development permit.

agement plan will _be
prepared _SEach hotel development on
Harbor JSSWd Sthe hotels are developed
or redev! BEaximize public access
[dcreational opi@tuInities. The tenant
0_submit_their p

PN g management

A __parking

aice  of the
hspectiy@¥astal developmdnt permit for
@ development or redevelopment
on gbor lIsland. All required parking
must @ accommodated on-site and
ddress G@ih, development on the hotel

ct sitoW@iad may include shared or

e barking. In_addition, to facilitate

fP0ublic “Weteational  waterfront _access

opportunities, each of the proposed hotels

is required to provide public parking. The
0. 175-room hotel will provide a minimum of

public _parking spaces, _and the

remaining one or two hotels will provide a

cumulative total of at least 10 public

parking spaces, for a total of 15 public
parking spaces on the hotel project sites.

Signage for the public parking spaces will
be visible from the public roadway.

As _a special condition of the coastal
development permit for any hotel
development or redevelopment that adds
hotel rooms to Harbor Island, the hotel
developer or redeveloper will develop or
designate its fair-share of on-site or off-
site lower cost visitor accommodations or
pay an inlieu fee based on a study
conducted by the District.

Land and Water Use Allocations

The Harbor Island/Lindbergh Field
Planning District contains an approximate

4




total of 996 acres, consisting of about 816
acres of tidelands and 180 acres of
submerged tidelands. Table 8
summarizes the land and water use
allocations proposed in the Precise Plan.
As in the Shelter Island Planning District,
a significant portion of the area is already
developed and is under long term lease
commitment. Fhe-east-end-of-theHarbor
island-peninsula-is-vacant-and-thus-offers
ovel ¢ otential i "

the—presence—of—structures—or—lease
interest—A balanced allocation of use
activities is provided within the major use
categories of commercial, industrial, public
recreation, and public facilities.

The use allocation table, the Precise Plan
Map, and the following text supplement
the general plan guideline presented in
the preceding part of this document.

Harbor Island/Lindbergh
Planning Subareas

Planning District 2 has been dlwded

bicycle and4is
completely degl
possibility of a TEElRG 4
end. Approximatciggssse mile of public
access to the shore¥s provided by this
park. Historic markers located in the park
commemorate Juan Rodriguez Cabrillo’s
discovery of San Diego Bay in 1542, and
the exploratory party of Gaspar de Portola
in 1769-70.

West Harbor Island

West Harbor Island, subarea 22, has been
completely developed with commercial

Sipe doWh

recreational uses such as hotels,
restaurants, marinas, and marine related
commercial business. No changes to this
37.7-acre commercial recreation area are
anticipated.

East Harbor Island

The east end of Harbor Island, subarea
23, has—been—is the last subarea to
complete phaseg development_and is
designated fo@@ommercial Recreation
uses. S | project—aFuture
developmg@iR. this subarea_includes up
to thregPFeISN@k a combined total of no
morg an A —quality —hotel—e
fRimately—S00NGOMS,; The hotels
d be located on gnarina parcel or
st of the marina parCSiiformer airport
ployeediicking lot): no MEgs wouid be
fied olEFe restaurant parcel on the
A0St end of the island. These
hoteRgs will be sited to be responsive to
views Sg@san Diego Baythe-airper; and
gavn San Diego skyline.
Basoum bEEIng heights will be establish
b with adopted aircraft

&V approaci™®paths__and Federal Aviation
@ Administration (FAA) regulations. The
&b hotelHotels eomplex may includes typical
© supporting facilities _and ancillary uses

Qeuch as swimming pools, spas,
commercial retail shops, restaurants,

cocktail lounges, meeting and conference
space, and recreational facilities, including
piers; and—ancillary—uses. A marina of
approximately 550 slips is located
adjacent to the hotels and occupies most
of the basin.

The eastern end of the peninsula is
anchored by restaurants_in two structures,
which are uniquely sited on the water's
edge.

The existing promenade _along _the
southern side of Harbor Isiand Drive will
be extended to the eastern portion of the

East Harbor lIsland subarea and along
Harbor Island East Basin. The extended

promenade will be located to provide
views of the San Diego Bay, the
downtown San Dieqo skyline, and the

/S




Harbor Island East Basin. It will be located
immediately adjacent to the shoreline
except at the southeast end of the
peninsula where it moves inland briefly
due to an existing restaurant structure. At
such __time when the cumulative
redevelopment of the restaurant structures
exceeds demolition and relocation of more
than 50% of the exterior walls (excluding
maintenance, _ repairs, __and __ window
replacement), the promenade will be
relocated adjacent to the shoreline.

The promenade will provide pedestrian
access around East Harbor Island and will

connect the hotel developments, marina,
and restaurants to the rest of Harbor
Island. For each development or
redevelopment on the western half of East
Harbor Island, completion of the public
bayside promenade along that

development or redevelopment site will be
required by the Port. On each dmtel

project site, the shoreline promenadeEw:

be a minimum of 10-feet wide and g
respective portion must be fully completgs
prior _to_the _completion g@f any ne

structure requiring the NGRS a fina\g

Certificate of Occupgds® @ hotel
project site. The g
connections acrosSGRs
to _the public sidew3g
north side

Bea tcNgaate or
Rent Wi the
developright yoom _hotel,
whichever Sglrs first, a pESision for the
construction Oy temporgll¥ aligned 10-
foot wide shoréihe pf€nade. which
may include a fONMMANd will include

coastal access signad®, indicating that the
promenade is open and accessible to the

public will be required. The temporary
promenade will be installed by the
developer of the adjacent marina and up
to 175-room hotel, as a special condition
of that hotel's coastal development permit,
if a hotel development has not been
selected for the one or two hotels with up

to 325 remaining hotel rooms on_the
western half of the subarea. If a

wredevelOfi@ent shall provide public access
g the W@side length of the marina

SwimminegPool enclosure and bayward of

temporarily aligned 10-foot wide shoreline

promenade is installed on the western half
of the subarea, it will be reguired to be
replaced with a_permanent 10-foot wide

shoreline promenade, as a special
condition _of the coastal development

permit(s) for the one or two hotels with up
to 325 rooms, prior to issuance of a

coastal development permit for that hotel
site.

At the Sunroadd@sort Marina, the 10-foot
wide promepd@#* will be continued on the
shoreline 4888 of the marina office_and
west logibiegs when the cumulative
redeyeNPment Siibe marina office and
wagliocker buildifighexceeds demolition

fiore than 50% of NERexterior walls and

f¥bstantial structural coi@nents.

Bay hotgleWoject on the Sulfroad Resort
Boaschold that is developed before
theNg@®rementioned cumulative _marina
officegand west locker  buildings

ESalls.  Within the marina’s_existing

the west locker building, the walkway may

Qb be reduced to a minimum 5-foot wide
§.shoreline_public promenade which will be
wepen for public use prior to the issuance of

a final Certificate of Occupancy for_that
hotel project.

When the promenade is located within a
private leasehold or on a Port
development site, improvements and the
promenade will be sited to allow
uninterrupted pedestrian flow. Benches
and viewing decks adjacent to the
promenade will _be sited to provide
multiple viewing opportunities in a manner
that does not obstruct pedestrian flow.
Public access and other path-finding
signage, as well as signage identifying
that the promenade is open to the public,
will _be placed at strategic locations
throughout East Harbor Island to quide
guests and visitors to_and from public use
areas, restaurants, and other facilities.




Public access corridors that provide views
will be located between hotel structures to
allow visual and physical access and

connectivity to the Harbor Island East
Basin, San Diego Bay. and Harbor Island
Drive. These public accessways will be
kept free of obstructions. Public
accessways may include public activation
amenities _such as benches, lighting,

signage, parking. and landscaping and
these amenities shall not be considered

obstructions. In order to preserve views
and encourage public access, building
envelopes will not exceed seventy percent
(70%) of each project site. Public
activation _amenities shall__not be
considered part of the building envelope.

All _public _access improvements (i.e.,

promenade, accessways, public  art,
signage, seating) on each respective hotel

site shall be completed and open to the
public at the time that each respgiixe

hotel begins occupancy. The one ORIV

hotels with a combined total of up to &
rooms shall provide activating uses. sUgE

as food service (e.q.. restamsant(s) walRge

up_café, coffee shop IPRRESROUNgEe
outdoor seating _ang® g :
retail shops open % D th will
be___integrated
proportionate to_the Ve andie
developm ‘

, Qharea is

i, HarMg@lsiand

ive Y@y be resized 38 W to
optimize Y, of East Harb@@Island. This
may _allow Gl B enhanced
public _enjoyiRgs bay. The
promenade _anSihocudPblic _access
features (e.qg.. DSEEEPS) will provide
enhanced open spac® and public access
opportunities within the East Harbor Island

subarea.

A public promenade parallels the active
ship channel of the bay and iensures
pedestrian and bicycle coastal access.
Landscaped open space on Harbor Island
Drive is retained with the street design of
an upgraded and modified “T" intersection.

& the gi¥Fteis A

Utility capacity is expanded to meet
increased service needs




TABLE 8
Precise Plan Land and Water Use Allocation

HARBOR ISLAND/LINDBERGH FIELD: PLANNING DISTRICT 2

LAND WATER TOTAL %OF
USE ACRES USE ACRES ACRES TOTAL
Existing Revised Existing Revised
COMMERCIAL 806 91.3 COMMERCIAL 105.8 1964 197.1 20%
Airport Related Commercial 38.0
Commercial Recreation 6526 53.3 Recreational Boat Berthing 105.8
INDUSTRIAL 631.8 INDUSTRIAL 1.2 643.0 65%
Aviation Related Industrial 130.6
Industrial Business Park 331 Specialized Berthing 11.2
International Airport 468.1
PUBLIC RECREATION 262 25.6 PUBLIC RECREATION 45.0 2 70.6 7%
Open Space +6 6.1 Open Bay/Water 45.0
Park 16.4
Promenade 23 31
PUBLIC FACILITIES 66-8 66.7 PUBLIC FACILITIES 18.0 848 84. 8%
Harbor Services 1.3 Harbor Services 53
Streets 656 654 Boat Navigation Corridor 12.7
TOTAL LAND AREA 815.4 TOTAL WATER AREA 180.0
PRECISE PLAN LAND AND WATER ACREAGE TOTAL 9954 100%
Note: Does not include:
Leased Federal Land 22.5 acres
State Submerged Tidelands 41.3 acres
Leased Uplands 4.1 acres

Revised acreage includes:
East Harbor Island Subarea PMPA — CCC on XXX XX, 2013

Revised: 06-20-13
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Project List

A listing of projects and appealable classifications is shown in Table 9.

TABLE 9: PROJECT LIST APPEALABLE
FISCAL
HARBOR ISLAND/LINDBERGH FIELD: PLANNING DISTRICT 2  peveLorer 4 YEAR
SUBAREA
1. HOTEL(S}GOMPLEX: on western half of Subarea 23: up to two hotels 606 23 T Y 1993~
with a combined total of no more than 325 rooms, food service (e.g., 842017~
restaurant{s}), walk-up café, coffee shop, cocktail lounge), meeting and 2020

conference space; parking; landscapinge; bayside public promenade

2. PORT ADMINISTRATION BUILDING RENOVATION: Renovate buiiding; 29 P N 1993-95
Construct parking structure; install landscaping

3. AIRPORT ACCESS ROAD: Construct 27 P Y 1995-96
4. FUEL FACILITY: Expansion to north side of aimport 25 P N 1992-93
5. ACCESS ROADS: Revise airport internal road system 26 P N 1993-94
6. LAUREL STREET: Widen between Harbor Drive and Pacific Highway 27 P Y 1994-95
7. NEW AIRPORT TERMINAL: Construct facility; apron; taxiway 26 P N 1993-95
8. ANCHORAGE FACILITY: Install perimeter marker buoys at Anchorage A-9 23 P Y 1995-96
9. CONVAIR LAGOON: Sediment remediation 24 T N 1996-97
10. INTERIM EMPLOYEE PARKING LOT: Construct airport employee parking 26 P N 2001-03
lot and staging area for taxis, shuttle vans and charter buses; replace storm
drain :
11. HOTEL: up to 175 rooms adjacent to marina, including limited meeting space; 23 T Y 2014-

surface parking; landscaping; bayside public promenade; realignment of 2016
traffic circle and roadway

P- Port District N- No
T- Tenant Y- Yes

Diafit

7 JO
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Lodging Industry Association

e 30,204 N (8 b

Mr. Steve Kinsey, Chair
California Coastal Commission
45 Freemont Street, Suite 2000
San Francisco, CA 94105

RE: Support for East Harbor Island Subarea Port Master Plan Amendment and Sunroad Harbor
island Hotel Project

Dear Chair Kinsey and Members of the Commission:

I am writing on behalf of the Board of Directors of the San Diego Lodging Industry Association, and
the over 12,000 local hotel rooms they represent, to express their strong support for the Sunroad
Harbor Island Hotel Project and approval of the San Diego Unified Port District's East Harbor Island
Subarea Port Master Plan Amendment. This hotel project will be a valuable addition to lodging options
on the San Diego bayfront.

The amendment and the Sunroad Harbor Island Hotel project will add another vibrant tourist
destination on East Harbor Island by complimenting and enhancing the visitor serving opportunities in
several ways. Public access will be improved for visitors and locals as the existing shoreline
promenade is extended along the entire perimeter East Harbor Island. The promenade extension,
coupled with the addition of public parking and public amenities on the hotel sites, will activate a
portion of the waterfront that has long been underutilized by residents and visitors. The hotel projects
contemplated by the amendment will also create economic benefits for the region through the creation
of short term construction jobs and long term hospitality jobs.

| thank you for your consideration and respectfully request the California Coastal Commission
approve the Port Master Plan Amendment for the East Harbor Island Subarea.

Sincerp I E Qp ?

Mike McDowell,
President & CEO

CC: Commissioners

RE G TR iD
;

California Coastal Commission

San Diego Coast District Office g
Deborah Lee, District Manager JUL 02 201
7575 Metropolitan Drive, Ste, 103 CO(\S%/\A\C_EORNIA

San Diego, CA 92108 SANDIEGG CORYT DISTRICT

San Diego Unified Port District
Anna Buzatis, Associate Redevelopment Planner

3165 Pacific Highway os\ —" |
San Diego, CA 92101 \ ﬁ‘kfs .: ;w ), /

San Diego Lodging Industry Association — P.O. Box 85098 — San Diego, CA 92186 — 760-519-7995
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SAN DIEGO STATE
UNIVERSITY

L. Robert Payne School of
Hospitality & Tourism Management

June 27, 2014

Mr. Steve Kinsey, Chair
California Coastal Commission
45 Freemont Street, Suite 2000
San Francisco, CA 94105

RE: Support for East Harbor Island Subarea Port Master Plan Amendment and Sunroad
Harbor Island Hotel Project

Dear Chair Kinsey and Members of the Commission:

As Director of a School of Hospitality & Tourism Management here in San Diego, | am writing to
express my support for the Sunroad Harbor Island Hotel Project and approval of the San Diego
Unified Port District's East Harbor Island Sub-area Port Master Plan Amendment.

The project will create a needed tourist destination on East Harbor Island by enhancing the
visitor serving opportunities through the proposed hotel projects. Public access will be vastly
improved for visitors and locals as the existing shoreline promenade is extended through East
Harbor Island. The promenade extension, coupled with the addition of public parking and public
amenities on the hotel sites, will activate a portion of the waterfront that is currently underutilized
by residents and visitors. The hotel projects will also create economic benefits for the region
through the creation of short term construction jobs and long term hospitality jobs. These jobs
are essential to our students and many others who work in hospitality.

| thank you for your consideration and respectfully request the California Coastal Commission
approve the Port Master Plan Amendment for the East Harbor Island Subarea.

Sincerely,
Carl Winston, Director
CC: Commissioners

California Coastal Commission

San Diego Coast District Office

Deborah Lee, District Manager

7575 Metropolitan Drive, Ste, 103

San Diego, CA 92108

Via email to: Deborah.Lee@coastal.ca.gov




San Diego Unified Port District

Anna Buzatis, Associate Redevelopment Planner
3165 Pacific Highway

San Diego, CA 92101

Via email to: abuzati@portofsandiego.org




RoON ROBERTS

SUPERVISOR, FOURTH DISTRICT
SAN DIEGO COUNTY BOARD OF SUPERVISORS

July 1,2014

Mr. Steve Kinsey

Chairman

California Coastal Commission
45 Freemont Street, Suite 2000
San Francisco, CA 94105

Dear Chairman Kinsey:

It is a pleasure to offer my support for the proposed Sunroad Harbor Island Hotel Project, along
with the necessary San Diego Unified Port District’s (Port) East Harbor Island Subarea Port
Master Plan amendment, for approval from the California Coastal Commission.

Thoughtful development of Harbor Island is critical as the Port continues its efforts to enhance
the offerings of the San Diego Bay waterfront. San Diegans have high expectations for any new
development in this area. Quality additions that provide adequate public access, parking, view
corridors and other amenities, while preserving community character and economic vitality, are
highly desirable. This proposed project will move toward achieving those important goals,
adding to San Diego’s already impressive bayfront tourism offerings and continuing its growth
as a great place to live, work and play.

Your consideration of this proposal and recognition of the value it brings to San Diego is much
appreciated. I respectfully request the California Coastal Commission approve both the Sunroad
Harbor Island Hotel Project and the necessary Master Plan Amendment for the East Harbor
Island Subarea.

Sineegely, }—D fa @EEVE
0N
JUL 03 2014
CALIFORNIA
RON ROBERTS _ COASTAL COMMISSit.
Supervisor, Fourth District SAN DIEGO COAST D7

County of San Diego

cc: Commissioners, California Coastal Commission

CounTy ADMINISTRATION CENTER * 1600 PaciFic HicHway, Room 335 +» San Dieco, CaLiFoRNIA 92101-2470
(619) 531-5544 - Fax (619) 531-6262 + Ron-Roberts@sdcounty.ca.gov » www.ronroberts.com

@ Printed on recycled paper
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SAN DIEGO PORT TENANTS ASSOCIATION

July 2, 2014

Mr. Steve Kinsey, Chair
California Coastal Commission
45 Freemont Street, Suite 2000
San Francisco, CA 94105

RE: Support for East Harbor Island Subarea Port Master Plan Amendment and Sunroad Harbor
Island Hotel Project

Dear Chair Kinsey and Members of the Commission:

| am writing to express the San Diego Port Tenants Assaciation’s (SDPTA) strong support for the
Sunroad Harbor Island Hotel Project and approval of the San Diego Unified Port District's East
Harbor Island Subarea Port Master Plan Amendment. The SDPTA is a coalition of businesses
and industries on San Diego Bay dedicated to enhancing trade, commerce, and tourism on the
tidelands, while protecting the area’s environment.

The amendment and the Sunroad Harbor Island Hotel project will add another vibrant tourist
destination on East Harbor Island by enhancing the visitor serving opportunities. Public access
will be impraved for visitors and locals as the existing shoreline promenade is extended along the
entire perimeter East Harbor Island. The promenade extension, coupled with the addition of
public parking and public amenities on the hotel sites, will activate a portion of the waterfront that
has long been underutilized by residents and visitors. The hotel projects contemplated by the
amendment will also create economic benefits for the region through the creation of short term
construction jobs and long term hospitality jobs.

SDPTA thanks you for your consideration and respectfully requests the California Coastal
Commission approve the Port Master Plan Amendment for the East Harbor Island Subarea.

Most sincerely,

Sharon Cloward, President
San Diego Port Tenants Association

CC: Commissioners

San Diego Unified Port District

Anna Buzatis, Associate Redevelopment
Planner

3165 Pacific Highway

San Diego, CA 92101

Via email to: abuzati@portofsandiego.org

California Coastal Commission

San Diego Coast District Office

Deborah Lee, District Manager

7575 Metropolitan Drive, Ste, 103

San Diego, CA 92108

Via email to: Deborah.Lee@coastal.ca.gov

2390 SHELTER ISLAND DRIVE, SUITE 210« SAN IHEGO, CALIFORNIA 92106 - (619) 226-6546 - FAX (6 19) 226-6557 - EMAIL: sharon@sdpta.com, sophie@sdpta.com
Web: www.sdpta.com




July 7, 2014

Mr. Steve Kinsey, Chair
California Coastal Commission
45 Freemont Street, Suite 2000
San Francisco, CA 94105

RE:  Support for East Harbor Island Subarea Port Master Plan Amendment and Sunroad
Harbor Island Hotel Project

Dear Chair Kinsey and Members of the Commission:

| am writing to express my strong support for the Sunroad Harbor Island Hotel Project and
approval of the San Diego Unified Port District's East Harbor Island Subarea Port Master Plan
Amendment.

The amendment and the Sunroad Harbor Island Hotel project will add another vibrant tourist
destination on East Harbor Island by enhancing the visitor serving opportunities. Public access
will be improved for visitors and locals as the existing shoreline promenade is extended along
the entire perimeter East Harbor Island. The promenade extension, coupled with the addition of
public parking and public amenities on the hotel sites, will activate a portion of the waterfront
that has long been underutilized by residents and visitors. The hotel projects contemplated by
the amendment will also create economic benefits for the region through the creation of short
term construction jobs and long term hospitality jobs.

1 thank you for your consideration and respectfully request the California Coastal Commission
approve the Port Master Plan Amendment for the East Harbor Island Subarea.

Sincerely,

Py 7
Mark E. Payne
Vice President, Division Manager

CC: Commissioners

California Coastal Commission
San Diego Coast District Office
Deborah Lee, District Manager
7575 Metropolitan Drive, Ste, 103
San Diego, CA 92108

Via email to: Deborah.Lee(@coastal.ca.qov

San Diego Unified Port District

Anna Buzatis, Associate Redevelopment Planner
3165 Pacific Highway

San Diego, CA 92101

Via email to: abuzati@portofsandiego.org

16798 West Bernardo Drive, San Diego, CA 92127

Tel: 858.622.4040 Fax: 858.622.4044 : ’é

INTEGRITY | LEADERSHIP | PASSION | EXCELLENCE




Sackett, Amanda@Coastal l % ‘

From: Delaplaine, Mark@Coastal

Sent: Monday, June 30, 2014 10:42 AM

To: Sackett, Amanda@Coastal; Lee, Deborah@Coastal
Subject: FW: Replacement to email letter of 6/30/14

From: Scott Andrews [mailto:scott300@earthlink.net]
Sent: Monday, June 30, 2014 10:29 AM

To: Delaplaine, Mark@Coastal

Subject: Replacement to email letter of 6/30/14

ITEM 1 8b “Please support Staff recommendation to oppose triplicate Sunroad hotel development
on
underparked San Diego Bay Tidelands. Port board is grossly out of compliance with
Coastal Act/
Port Master Plan public element requirements.”

June 30, 2014

Dear Coastal
Commissioners,

For the Port board, the San Diego Region remains a Coastal Act/Port Master Plan implementation and mitigation free
zone.

At July’s CCC hearing, on consent calendar, is a three [3] new tideland hotel package for the Sunroad developer. A
three hotel package!

This port board is out of control, pushing total wall-off of the South Embarcadero, North Embarcadero, and Harbor
Island.

Port board trustees’ active mass tideland development plans are making a mockery of the Coastal Act in California’s
second largest city.

California’s second largest city does not have to cede it’s bay front to a wall of commercial hotels:
g Y y

1) San Diego Coastal Act Port Master Plan designated downtown San Diego Bay public elements:
A “major” oval park, “extensive waterside parks”, Navy Pier “memorial park”, “active” parks for “play”,
3 public/recreational piers, and “unobstructed views west of Harbor Drive.”

This great planned public realm was described as “ranging from parks and plazas to pedestrian

promenades, publlic art | Le‘bfb? Mm‘£7




and museums, all of it oriented to the water. ... the 28 acres of greenbelt and open space in the overall North
Embarcadero

plan would string along the bay like a necklace of gems.” Wayne Raffesberger, Dir. Centre
City Redevelopment Corporation SDUT 4/05/06

2) “The State Lands Commission's (SLC) Public Trust Doctrine states that “uses that do not accommodate

promote, foster, or

enhance the statewide public’s need for essential commercial services or their enjoyment [of] tidelands are
not appropriate uses

for public trust lands.” (SLC Public Trust Doctrine statement, p. 7) It goes further, stating that such uses
that are not

appropriate for public trust lands “include commercial installations that could easily be sited on uplands”
(Ibid)y”?

This quote from CCC staff’s opposition to the Sunroad Port Master Plan amendment should rule the issue.

An appointed developer-packed port board’s decades long refusal to implement 1) and 2), or to fully mitigate same,
is an outrage to the law, the citizen tideland owners, the coastal access tourism industry, and the
environment.

Finally, please know that for the first time in history the acts of a rogue port board are being challenged:

+ Public stakeholder groups are growing in number — Save Everyone’s Access (SEA), Save Our NTC, Inc.,
Save Our San Diego Coalition (SOS), and the Grande Caribe Island Task Force.
» New port San Diego Bay consultant HKS is, for the first time in history, quantifying tideland parcel acreage,
and dramatically challenging port failure to “balance" development under Coastal Act and Port Act language.
HKS president Randall Morton recently stated the city is “park starved”, noting the port board
has allotted
San Diego Bay tidelands for but 8.1% park and nearly 70% commercial development.

Best,

Scott Andrews




ADAMS BROADWELL JOSEPH & CARDOZO

A PROFESSIONAL CORPORATION

DANIEL L. CARDOZO SACRAMENTO OFFICE
THOMAS A. ENSLOW TORNEYS AT LAW
TANYA A. GULESSERIAN ATTO 520 CAPITOL MALL, SUITE 350
MARC D. JOSEPH 601 GATEWAY BOULEVARD, SUITE 1000 SACRAMENTO, CA 95814-4721
ELIZABETH KLEBANER SOUTH SAN FRANCISCO, CA 94080-7037 TEL: (916) 444-6201
RACHAEL E. KOSS . 16 .6200
JAMIE L. MAULDIN FAX: (816) 444-620
MEGHAN A. QUINN TEL: (650) 569-1660
ELLEN L. TRESCOTT FAX: {650) 589-5062

tgulesserian@adamsbroadwell.com

July 7, 2014

Via Overnight Delivery and Facsimile

Chair Steve Kinsey W18b
and Honorable Commissioners

California Coastal Commission

45 Fremont Street, Suite 2000

San Francisco, CA 94105

Fax: (415) 904-5400

Re: San Diego Port Master Plan Amendment No. 46 (PMP-6-PSD-14-
0002-6) East Harbor Island

Dear Chair Kinsey and Commissioners:

We write on behalf of UNITE HERE Local 30 to urge the California Coastal
Commission to deny the Port Master Plan Amendment (“PMPA”) prepared for San
Diego Unified Port District lands in the East Harbor Island subarea of Planning
District 2, Harbor Island/Lindbergh Field. The PMPA will allow up to three hotels
in two areas of the East Harbor Island subarea, with a maximum of 500 rooms.
One of the hotels proposed to be built is the Sunroad Harbor Island Hotel, a 175-
room hotel located at 955 Harbor Island Drive.

The Commission should deny the PMPA because the PMPA fails to provide
sufficient detail for the Commission to determine whether the PMPA is consistent
with the Coastal Act, and substantial evidence shows that the PMPA, as drafted,
violates public access, recreation and other policies of the California Coastal Act.

In La Costa Beach Homeowners’ Association v. California Coastal
Commaission (2002) 101 Cal.App.4th 804, the California Court of Appeal upheld the
Coastal Commission’s decision to allow offsite mitigation for impacts to views and
public access from construction of new homes because the homeowners:

1. Provided evidence of the location of the parcel;
2. Purchased the parcel;

2421-060¢cv

9 printed on recycled paper 2 7




July 7, 2014
Page 2

3. Restricted the deed on the parcel to provide for public views and public
access; and

4. Tendered the parcel to the Coastal Conservancy, which agreed to assume
ownership and implement a public access plan.

Based on these factors and others, the court held that substantial evidence
supported the Commission’s findings and its decision to accept the mitigation parcel
for public views and public access.

Unlike La Costa, the record contains no evidence that the PMPA will not
impede public access to the coast; instead, the PMPA will practically result in
privatization of public tidelands on East Harbor Island. There is no evidence the
PMPA ensures protection of lower cost visitor facilities: there is no evidence that a
hostel has been identified, there is no evidence that a parcel will be provided in the
coastal zone, no party has purchased or secured a lease on a parcel, no deed
restrictions are in place to ensure continued use of a parcel for a hostel, a parcel has
not been tendered or subleased to a hostel operator to mitigate impacts to public
access; the number of affordable units required has not been identified for up to
three hotels on public tidelands; no in lieu fee has been identified; and there is no
timetable for ensuring lower cost facilities will be developed. There is no evidence
that the PMPA will not result in degradation to scenic and visual qualities from
development of up to three hotels and related infrastructure, impediments to public
access from increased traffic congestion, insufficient marina, public and hotel
parking, impacts to recreational boating and impacts to public safety associated
with flooding and sea level rise.

Simply put, the PMPA fails to provide sufficient detail for the Commission to
determine whether the PMPA is consistent with the Coastal Act, and substantial
evidence shows that the PMPA, as drafted, violates public access, recreation and
other policies of the California Coastal Act. The PMPA’s allowance of three hotels
in this small subarea of East Harbor Island constitutes privatization of public
tidelands, violates the Coastal Act and is nothing short of poor planning.
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I THE PMPA WOULD ALLOW DEVELOPMENT THAT IS
INCONSISTENT WITH THE COASTAL ACT AND THE PORT
MASTER PLAN

1. The PMPA is inconsistent with section 30210 of the Coastal Act, which
provides for maximum access and recreational opportunities in a
manner that is consistent with public safety; section 30211 of the
Coastal Act, which states that development shall not interfere with the
public’s right of access to the sea; and section 30212, which states that
public access from the nearest public roadway to the shoreline and
along the coast shall be provided in new development projects.

- Failure to ensure a public promenade around the perimeter of East
Harbor Island impedes public access and practically discourages
public use of public tidelands on East Harbor Island.

- Increased and significant traffic congestion will compromise
emergency vehicle access to hotel guests and the public, and
therefore impact public safety.

- Development will occur in an area subject to flooding from sea level
rise, which impacts public safety.

2. The PMPA is inconsistent with section 30213 of the Coastal Act, which
requires lower cost visitor and recreational facilities to be protected,
encouraged and, where feasible, provided. Developments providing
public recreational opportunities are preferred.

- The PMPA site on State tidelands is a feasible location to ensure
protection of lower cost visitor and recreational facilities.

- The Sunroad Project is a 175-room high-end hotel and there is no
assurance that the other 325 rooms allowed under the PMPA would
provide lower cost accommodations.

- Coastal Commission staff has reported that a high cost

accommodation is “any rate above $154.72.”

2421-060cv
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- According to the Errata to the Revised Final EIR, the Sunroad
Hotel per key average daily rate would be $165 — a high cost
accommodation.

- The PMPA fails to identify the number of affordable units required.

- The PMPA fails to identify or acquire a site for a hostel in the
coastal zone.

- The PMPA fails to identify or require a timeframe for development
of lower cost accommodations.

- The PMPA fails to include an enforceable plan for providing a
hostel with in lieu fees, even if the number of affordable units is
identified.

3. The PMPA is inconsistent with section 30224 of the Coastal Act, which
provides that increased recreational boating must be encouraged and
non-water dependent land uses that congest access to, and preclude
boating, must be limited.

There will be significant traffic impacts to several intersections
along North Harbor Drive.

- Exclusive marina parking will be eliminated.

- Increased traffic and decreased parking will limit access to
recreational boating facilities.

4. The PMPA is inconsistent with Planning Goal VIII of the Port Master
Plan and section 30251 of the Coastal Act, which provide for the
protection and enhancement of scenic and visual qualities of coastal
areas.

- The PMPA allows development of the majority of East Harbor
Island with hotels, from four to ten stories high.

2421-060cv 5 9\
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- The Port has not identified any design features that enhance, or
even maintain, the aesthetic quality of the prime waterfront
locations.

- The hotels’ bulk and mass will reduce the visual aesthetics and
scenic qualities of the recreational uses along the bay, impacting
the experience of bay visitors.

5. The PMPA is inconsistent with Planning Goal IX of the Port Master
Plan, which provides that the Port will insure physical access to the
bay, including parking.

- The PMPA will actually impede physical access to the bay.

- There will be significant impacts on traffic intersections, current
marina parking may be eliminated and no public parking will be
provided.

- The Port acknowledges the PMPA would result in significant
impacts to parking but defers making a plan to address it.

- Sunroad proposes to use 277 parking spaces at the existing marina
parking lot, west of its hotel site, for hotel parking and marina
parking.

- Exclusive marina parking will be eliminated.

- The existing marina parking lot is proposed for hotel development;
so the 277 parking spaces would be displaced.

- Mitigation for parking and related impacts to public access must be

identified during the public review process; it cannot be deferred
until after multiple hotels are approved.

2421-060cv




July 7, 2014
Page 6

II. THE PMPA WOULD ALLOW DEVELOPMENT THAT WILL EXPOSE
PEOPLE AND STRUCTURES TO RISKS OF FLOODING AND
INUNDATION FROM SEA LEVEL RISE WITHOUT ANY MEASURES
TO MITIGATE THE RISKS.

The PMPA is inconsistent with section 30253 of the Coastal Act, which
provides that development must minimize risks from flooding. Development will
occur in an area subject to flooding from sea level rise. Impacts from sea level rise
have not been adequately studied or mitigated.

1. First, the Port admits that sea level rise of 1.8 feet or more would flood
the hotels, but says that this could occur by the year 2100 instead of by
2050.

- Preeminent scientific experts conclude that sea level rise could be
greater than 1.8 feet by 2050.

- Projections from the National Research Council show that sea
levels in Southern California are expected to rise 1.6 to 12 inches by
2030, 4.7 to 24 inches by 2050 and 16.5 to 66 inches by 2100.

- Based on the Port’s 1.8-foot trigger for flooding of the hotels, the
hotels could experience flooding by 2050.

2. Second, by 2100, sea level rise could top the Port’s 1.8-foot trigger by
almost four feet.

- The Port has not disclosed the extent of impacts from sea level rise
by 2100 and deferred mitigation for these risks.

- To mitigate impacts from sea level rise by 2100, the Port says a
site-specific analysis should be conducted in the future for each
proposed hotel. Then, if necessary, strategies, such as floodwalls
around Harbor Island or a hotel, should be incorporated into the
development.

3. The Port has not identified any mitigation to address risks from sea
level rise on the hotel.
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4, A plan for mitigating impacts from sea level rise must be developed
during the public review process, before the PMPA is approved. This is
critical considering that construction of a floodwall around Harbor
Island may be necessary, which undoubtedly would result in additional
environmental impacts.

III. CONCLUSION
The Commission should deny the PMPA because the PMPA fails to provide
sufficient detail for the Commission to determine whether the PMPA is consistent

with the Coastal Act, and substantial evidence shows that the PMPA, as drafted,
violates public access, recreation and other policies of the California Coastal Act.

Sincerely,

S0 0N Orap i

Tanya A. Gulesserian

cc: Sherilyn Sarb (email only)
Deborah Lee (email only)
Amanda Sackett (email only)

TAG:clv
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SUBJECT:STAFF RECOMMENDATION ON CITY OF SAN DIEGO LCP AMENDMENT
No. LCP-6-CCP-14 -0606-1 (Centre City Industrial Buffer Overlay Zone) for

Commission Meeting of July 9-11, 2014

EDMUND G. BROWN, JR., Governor

SYNOPSIS

The subject LCP implementation plan amendment was submitted and filed as complete
on April 29, 2014. It is one of two unrelated LCP amendments from the City of San
Diego that constitute the City’s first submittal for this calendar year. The other LCP
amendment (LCP-6-LJS-14-060-1) in the submittal deals with the proposed seasonal
closure of the Children’s Pool during the harbor seal pupping season. As a whole, the
LCP amendment submittal affects both the Land Use Plan (LUP) and Implementation
Plan (IP) components of the City’s certified LCP. At the June 2014 Commission hearing,
a one year time extension was granted by the Commission on the Children’s Pool LCP
amendment. The Children’s Pool LCP amendment is scheduled for Coastal Commission
review in August 2014. Absent Commission action at the July hearing, for the subject
matter, a time extension for this item would be necessary.

SUMMARY OF AMENDMENT REQUEST

The City has adopted code amendments to the Centre City Planned District Ordinance
(PDO) to create a six-block Industrial Buffer Overlay Zone (IBOZ) to the east and south-
east of the existing Solar Turbines industrial facility in the northern section of the Little
Italy neighborhood of downtown San Diego. Specifically, the proposed 12-acre overlay
zone runs north-south between Laurel Street and Grape Street (1,900 feet), and east-west
between Pacific Highway and Kettner Boulevard (530 feet, excluding the southeastern-
most block). The proposed overlay zone would prohibit uses deemed incompatible with
the neighboring Solar Turbines industrial use, defined in the proposed amendment as
“sensitive receptors,” which includes residential, educational facilities (kindergarten
through twelfth grade), child care facilities, hospitals, intermediate care facilities, and
nursing facilities. Commercial uses, such as visitor serving commercial, retail, and hotels,
that are called for in the certified Downtown Community Plan would still be permitted.

SUMMARY OF STAFF RECOMMENDATION

For the City of San Diego’s Local Coastal Program (LCP), the Land Development Code
(LDC) constitutes the primary element of the City’s certified implementation plan and it
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represents an integrating feature for the multiple community plan/land use planning areas.
Within the LDC are PDQO’s, which are specific zoning regulations that, while still
meeting the policies of the Land Use Plan (LUP), are applicable only in a specific
community. The proposed code amendments will implement the IBOZ to the east and
southeast of the existing Solar Turbines industrial facility, prohibiting “sensitive
receptor” uses such as residential, educational facilities (kindergarten through twelfth
grade), child care facilities, hospitals, intermediate care facilities, and nursing facilities
within 650 feet of Solar Turbines.

Currently, the certified Downtown Community Plan, within which the area of the
proposed IBOZ falls, designates the northern five blocks as Mixed Commercial and the
one southernmost block as Employment/Residential Mixed-Use. The Mixed Commercial
land use category is described in the Downtown Community Plan as accommodating a
diverse array of uses, including residential, artist’s studios and live/work spaces, hotels,
offices, research and development, retail and allowing continuing operation of existing
services and industrial uses — including light industrial and repair, warehousing and
distribution, transportation, and communication services. The Employment/ Residential
Mixed-Use land use category permits a variety of uses, including office, residential,
hotel, research and development, educational and medical facilities. Thus, the proposed
amendment would prohibit artist living spaces and residential use in the five Mixed
Commercial blocks and residential, primary educational facilities, and many medical
facilities in the single block of Employment/Residential Mixed-Use within the IBOZ.

Under the Coastal Act, visitor-serving uses which serve as an amenity to support coastal
visitors and activate a coastal destination are seen as priorities in coastal neighborhoods
such as Little Italy. Each of the City’s certified community plans/LUPs contain
provisions that encourage and support visitor-serving uses. Little Italy has a strong
pedestrian-oriented atmosphere, and the proposed amendment will not prohibit any
visitor-serving uses. The proposed code amendments do not modify any of the otherwise
required development standards, such as parking or landscaping. Therefore, the proposed
amendment can be found consistent with the City’s certified Downtown Community Plan
and no adverse impacts to any coastal resources, including public access, are anticipated.
Staff therefore recommends the Commission approve the proposed LCP amendment as
submitted.

The appropriate resolution and motion may be found on Page 5. The findings for
approval of the Implementation Plan Amendment as submitted also begin on Page 5.

BACKGROUND

The City’s first Implementation Plan (IP) was certified in 1988, and the City assumed
permit authority shortly thereafter. The IP consisted of portions of the City’s Municipal
Code, along with a number of Planned District Ordinances (PDOs) and Council Policies.
Late in 1999, the Commission effectively certified the City’s Land Development Code
(LDC) that includes Chapters 11 through 14 of the municipal code. It replaced the first
IP in its entirety and went into effect in the coastal zone on January 1, 2000. The
Commission has certified many IP amendments since 2000.
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ADDITIONAL INFORMATION

Further information on the City of San Diego LCP Amendment No. LCP-6-CCP-14-
0606-1 may be obtained from Alexander Llerandi, Coastal Planner, at (619) 767-2370.
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PART I. OVERVIEW

A. LCP HISTORY

The City of San Diego has a long history of involvement with the community planning
process; as a result, in 1977, the City requested that the Coastal Commission permit
segmentation of its Land Use Plan (LUP) into twelve parts in order to have the LCP
process conform, to the maximum extent feasible, with the City’s various community
plan boundaries. In the intervening years, the City has intermittently submitted all of its
LUP segments, which are all presently certified, in whole or in part.

When the Commission approved segmentation of the LUP, it found that the
implementation phase of the City’s LCP would represent a single unifying element. This
was achieved in January 1988, and the City of San Diego assumed permit authority on
October 17, 1988 for the majority of its coastal zone. Several isolated areas of deferred
certification remained at that time; some of these have been certified since through the
LCP amendment process. Other areas of deferred certification remain today and are
completing planning at a local level; they will be acted on by the Coastal Commission in
the future.

Since effective certification of the City’s LCP, there have been numerous major and
minor amendments processed. These have included everything from land use revisions
in several segments, to the rezoning of single properties, and to modifications of citywide
ordinances. In November 1999, the Commission certified the City’s Land Development
Code (LDC), and associated documents, as the City’s IP, replacing the original IP
adopted in 1988. The LDC became effective in January, 2000.

B. STANDARD OF REVIEW

Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning
ordinances or other implementing actions, as well as their amendments, on the grounds
that they do not conform with, or are inadequate to carry out, the provisions of the
certified land use plan. The Commission shall take action by a majority vote of the
Commissioners present.

C. PUBLIC PARTICIPATION

Section 30503 of the Coastal Act requires local governments to provide the public with
maximum opportunities to participate in the development of the LCP amendment prior to
its submittal to the Commission for review. The City has held Planning Commission and
City Council meetings with regard to the subject amendment request. All of those local
hearings were duly noticed to the public. Notice of the subject amendment has been
distributed to all known interested parties.
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PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTIONS

Following a public hearing, staff reccommends the Commission adopt the following
resolutions and findings. The appropriate motion to introduce the resolution and a staff
recommendation are provided just prior to each resolution.

I. MOTION: I move that the Commission reject the Implementation Program

Amendment for the City of San Diego No. LCP-6-CCP-14-0606-
1 as submitted.

STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED:

Staff recommends a NO vote. Failure of this motion will result in certification of the
Implementation Program Amendment as submitted and the adoption of the following
resolution and findings. The motion passes only by an affirmative vote of a majority of
the Commissioners present.

RESOLUTION TO CERTIFY IMPLEMENTATION PROGRAM AMENDMENT
AS SUBMITTED:

The Commission hereby certifies the Implementation Program Amendment for the City
of San Diego as submitted and adopts the findings set forth below on grounds that the
Implementation Program Amendment conforms with, and is adequate to carry out, the
provisions of the certified Land Use Plans, and certification of the Implementation
Program Amendment will meet the requirements of the California Environmental Quality
Act, because either 1) feasible mitigation measures and/or alternatives have been
incorporated to substantially lessen any significant adverse effects of the Implementation
Program Amendment on the environment, or 2) there are no further feasible alternatives
or mitigation measures that would substantially lessen any significant adverse impacts on
the environment that will result from certification of the Implementation Program, as
amended.

PART IIL. FINDINGS FOR APPROVAL OF THE CITY OF SAN DIEGO
IMPLEMENTATION PLAN AMENDMENT, AS SUBMITTED

A. AMENDMENT DESCRIPTION

The proposed code amendments will implement the six-block IBOZ to the east and
southeast of the existing Solar Turbines industrial facility, prohibiting “sensitive
receptor” uses such as residential, educational facilities (kindergarten through twelfth
grade), child care facilities, hospitals, intermediate care facilities, and nursing facilities in
the five blocks of Mixed Commercial and the one southernmost block of
Employment/Residential Mixed-Use.
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B. FINDINGS FOR APPROVAL

The standard of review for LCP implementation submittals or amendments is their
consistency with and ability to carry out the provisions of the certified LUP. The
proposed amendment to the certified LCP would prohibit “sensitive receptor” uses such
as residential, educational facilities (kindergarten through twelfth grade), child care
facilities, hospitals, intermediate care facilities, and nursing facilities in the five blocks of
Mixed Commercial designated properties and the one southernmost block of
Employment/Residential Mixed-Use designated properties. No visitor serving
commercial uses would be prohibited in the IBOZ. Thus, other uses called for in the
Downtown Community Plan for those zones, such as hotels, retail, and research and
development, would still be permitted. The purpose of these regulations is to ensure that
incompatible uses are not introduced in proximity to existing industrial uses, such as the
Solar Turbines industrial facility.

Under the Coastal Act, visitor-serving uses, such as overnight accommodations,
restaurants, and retail, serve as an amenity to support coastal visitors and activate a
coastal destination and are viewed as a land use priority. The certified Downtown
Community Plan encourages such uses, especially at street level, so as to foster a
pedestrian-oriented atmosphere that is already strongly present in the Little Italy
neighborhood.

Section 3.1-G-1 through 3 of the Downtown Community Plan lists the goals of the LUP:

Provide a land use and development framework to guide downtown’s evolution as
a premier regional and global center of commerce, residence, arts, education,
and recreation.

Provide for an overall balance of uses — employment, residential, cultural,
government, and destination — as well as a full compendium of amenities and
services.

Allow service and support commercial uses — such as small hospitals, produce
markets that serve restaurants, and repair shops — in specific locations to ensure
availability of essential services within downtown.

The proposed code amendments still allow the above goals of the plan to be met both by
limiting its impact to 6 blocks and by still allowing the overall intent of a mixed pattern
of development to occur. The amendments do not modify any of the otherwise required
development standards, such as parking or landscaping. The California Air Resources
Board recommends a 1,000 foot buffer from industrial uses, and this recommendation is
echoed in the City’s General Plan which, while uncertified, is applicable throughout the
City. Because the proposed IBOZ is 635 feet at its widest point, the buffer area could
have potentially encapsulated much more of the Little Italy neighborhood. However, by
limiting the buffer zone’s reach to the reasonable minimum necessary to avoid impacts
from incompatible uses, the City’s action still achieves its goals while avoiding overly
broad and restrictive impacts. Therefore, the proposed amendment can be found




City of San Diego LCPA No. LCP-6-CCP-14-0606-1
Page 7

consistent with the City’s certified Downtown Community Plan (LUP) and no adverse
impacts to any coastal resources, including public access, are anticipated. The
Commission therefore approves the proposed LCP amendment as submitted.

PART IV. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT (CEQA)

Section 21080.9 of the California Environmental Quality Act (CEQA) exempts local
government from the requirement of preparing an environmental impact report (EIR) in
connection with its local coastal program. The Coastal Commission and the
Commission's LCP review and approval program has been found by the Resources
Agency to be functionally equivalent to the EIR process. Thus, under CEQA Section
21080.5, the Commission is relieved of the responsibility to prepare an EIR for each
LCP.

Nevertheless, the Commission is required in an LCP submittal or, as in this case, an LCP
amendment submittal, to find that the LCP, or LCP, as amended, does conform to CEQA
provisions. At the local level, the City found that the environmental review completed at
the time of the original adoption of the Land Development Code remained valid and
sufficient. The City concluded that the proposed amendment would not result in a
substantially changed project, would not result in new impacts or changed circumstances
that would require a new environmental document. In the case of the subject LCP
amendment request, the Commission also finds that approval of the LCP amendment, as
submitted, would not result in significant environmental impacts under the meaning of
the California Environmental Quality Act. Therefore, the Commission finds that there
are no feasible alternatives under the meaning of CEQA which would reduce the
potential for any impacts which have not been explored and the LCP amendment, as
submitted, can be supported.
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STRIKEOUT ORDINANCE

OLD LANGUAGE: StruekOut
NEW LANGUAGE: Double Underline

§156.0302

§156.0307

ORDINANCE NUMBER O- (NEW SERIES)

DATE OF FINAL PASSAGE

AN ORDINANCE AMENDING CHAPTER 15, ARTICLE 6,
DIVISION 3 OF THE SAN DIEGO MUNICIPAL CODE BY
AMENDING SECTIONS 156.0302 AND 156.0307 AND
FIGURE C, RELATING TO THE ESTABLISHMENT OF AN
INDUSTRIAL BUFFER OVERLAY DISTRICT IN THE
CENTRE CITY PLANNED DISTRICT.

Definitions

The following definitions apply to this Artic;]e. Where not otherwise specified, the
definitions found in Chapter 11, Article 3, Division 1 of the Land Development
Code shall apply. Each word or phrase ’;hat is defined in this Division or in
Chapter 11, Article 3, Division 1 of the Land Development Code appears in the
text in italicized letters.

Active commercial uses through Senior housing or senior unit [No change in text.]

Sensitive receptor means any of the following land uses: residential, educational

facilities for kindergarten to grade 12, child care facilities, hospitals, intermediate
care facilities, and nursing facilities.

Setback through Urban open space [No change in text.]
Land Use Districts

Twelve land use districts, shown in Figure B, define geographic areas that are

EXHIBIT NO. 1
APPLICATION NO.

LCP-6-CCP-14-
0606-1
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subject to specific land use classifications. In addition, twelve overlay di
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shown in Figures C, D, and F, establish areas where additional requirements
apply. Permitted land use classifications within each land use district are shown
on Table 156-0308-A. Specific requirements for minimum and maximum
percentages of active commercial uses on the ground-floor along street frontages
are provided.
(a) [No change in text.]
(b) Overlay Districts
The following Overlay Districts apply as illustrated in Figures C, D, and
E:
(1) through (12) [No change in text.]

(13) Industrial Buffer Overlay (IB). This overlay district establishes a

buffer zone to protect industrial land minimizing potential land

use incompatibilities that could result from proximity to_sensitive

receptors. Sensitive receptors are prohibited within the verla

District.
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CALIFORNIA COASTAL COMMISSION

SAN DIEGO AREA
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TO: COMMISSIONERS AND INTERESTED PERSONS

FROM: SHERILYN SARB, DEPUTY DIRECTOR, SAN DIEGO COAST DISTRICT
DEBORAH LEE, DISTRICT MANAGER, SAN DIEGO COAST DISTRICT
AMANDA SACKETT, COASTAL PROGRAM ANALYST, SAN DIEGO COAST
DISTRICT

SUBJECT:  Staff Recommendation on San Diego Unified Port District Port Master Plan
Amendment No. 46 (PMP-6-PSD-14-0002-6) East Harbor Island. For
Commission consideration and possible action at the Meeting of July 9-11, 2014.

SUMMARY OF STAFF RECOMMENDATION:

Staff is recommending denial of the Port Master Plan Amendment (PMPA) as submitted,
due to its inconsistency with the public access and recreation policies of the Coastal Act
that protect and encourage lower-cost visitor and public recreational opportunities. Since
the PMPA was originally submitted, Commission and Port staff have worked to make
significant revisions to the PMPA to address the potential impacts to public access and
coastal resources associated with redevelopment of this subarea, East Harbor Island.
However, two key elements remain where our staffs were not able to reach agreement
and therefore, the staff recommendation is denial. Those two elements address protection
of opportunities to provide lower cost overnight accommodations within the Port District
and timing of completion of the bayside public promenade within the subarea.

The existing Port Master Plan (PMP) includes a high quality hotel of up to 500 rooms on
Subarea 23 of East Harbor Island. The amendment would allow development of two or
three hotels of not more than 500 rooms, rather than a single 500-room hotel. The
amendment would revise the text of the Precise Plan for Harbor Island Planning District 2
to change the 500-room hotel to allow up to three hotels in two areas, with a combined
total of no more than 500 rooms, as well as include road and traffic circle realignment. It
would also revise the Project List to add a 175-room hotel —referred to as Sunroad hotel-
and up to two additional hotels and the land use acreage table to reflect proposed changes
to the commercial recreation, promenade, open space and street use designations. The
Port Master Plan amendment (PMPA) is seeking full development of Subarea 23 at this
time; therefore, specificity is needed in this PMPA to guide the future proposals for
development and to protect coastal resources and public access.
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One of the possible three hotels proposed for development at this time is being sought by
Sunroad Marina Partners, LP. The proposed Sunroad hotel would be situated at the east
end of Harbor Island. Sunroad Resort Marina currently has a 50 year lease with the
District for a 600-slip marina on East Harbor Island that will expire in 2037. The
proposed Sunroad hotel would be built on the same leasehold and operate in conjunction
with the marina and includes a 175-room, four-story limited service hotel with ancillary
meeting and fitness space, common areas, an exterior pool, and surface parking on East
Harbor Island. The hotel would replace an existing locker building and parking spaces,
with the existing marina offices to remain.

Staff at the Coastal Commission and the Port of San Diego has reached agreement on
proposed PMPA text language on several topics that affect coastal resources. The PMPA
addresses parking management to protect public access and recreational opportunities and
requires participation in the Port’s shuttle system and the provision of activating uses.
The Port will build upon and maintain alternate transit opportunities in conjunction with
the City of San Diego and the San Diego Metropolitan Transit System to supplement
existing transit services and provide a convenient and seamless alternate transit system
for the public and patrons alike. Furthermore, the hotels will be constructed to protect
public visual resources and would be required to conform to bulk and scale limits such
that building envelopes would not exceed seventy percent (70%) of each project site. The
PMPA includes a requirement for public access corridors in between hotel buildings to
protect coastal access and visual resources to the scenic Harbor Island East Basin and
City of San Diego skyline.

However, there remains significant discrepancy between Coastal Commission and Port
staff on two key aspects including the provision of on-site low cost visitor serving
amenities and the timing of the construction of the public promenade. The PMPA does
not adequately protect coastal access and the right of access on public tidelands. All of
East Harbor Island is subject to the reservation of public trust rights for the public to
access the waters in the port’s jurisdiction, due to their location on State tidelands. East
Harbor Island remains inaccessible and existing development precludes easy shoreline
access and in some places directly obstructs it. Specifically, the PMPA does not
sufficiently address the need for the provision of lower-cost overnight accommodations.
The nature of the proposed hotel is a moderate to high cost hotel; therefore, the net
impact on the public trust resource will be that a majority of the public wouldn’t be able
to afford to use a majority of the site for public trust purposes because most of the site
will only be available to paying guests of the hotel.

The proposed PMPA anticipates construction of up to three hotels within the subject
Subarea 23, but does not include any specific requirement for the provision of lower-cost
accommodations in the subarea. The plan language acknowledges the hotel developer(s)
must contribute a fair-share of on-site or off-site lower cost visitor accommodations or
pay an in-lieu fee based on a study conducted by the District; however, the study has not
been completed, and the policy does not establish or identify the number of affordable
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units needed to meet public demand, or the potential location and timeframe for
development of lower cost accommodations elsewhere within the Port District. The
language proposed in this PMPA would be similar to that required in PMPA approved by
the Commission in the recent Hilton Hotel addition associated with the convention center
expansion; however, reliance on this language has not resulted in the actual provision of
additional lower cost overnight accommodations within the Port District jurisdiction.

In January 2009, the Coastal Commission originally required that the Lane Field
development participate in a hostel program to create actual units within the Port District,
however, in February 2013 the program was discontinued and replaced with an in-lieu fee
that has not resulted in the creation of additional lower cost units within or adjacent to the
Port District. There is an increasing need for lower cost overnight accommodations
within the Port District in the form of a specific program that will result in units as
opposed to deferred collection of in-lieu fees. The subject subarea and proposed
development is on public tidelands and is a potential location for lower cost overnight
accommodations.

Staff is recommending denial of the PMPA because it does not include policy language
that either reserves a portion of this subarea for lower cost hotel units or identifies an
alternative location where such lower cost accommodations will be developed to which
the in-lieu fees may apply. The Port as landowner is in the position to control
development within the leaseholds in a manner that assures a range of affordability in
overnight accommodations will be provided within the District consistent with the public
access and recreation policies of the Coastal Act.

As provided in the revised submittal, the proposed amendment includes the provision of a
public promenade as a public recreational amenity and to address the public shoreline
access impacts that the proposed hotel developments would have on the subarea. The
existing promenade goes along Harbor Island Drive, is routed inland around the Island
Prime Restaurant and will be continued bayward of the approved restaurant to be
constructed at the easternmost parcel of the subarea. The promenade is proposed to
continue from the restaurant along the proposed Sunroad hotel on the bayward side of all
structures and will temporarily be constructed on the bayward side of the existing
Sunroad Resort Marina pool and locker building.

However, the PMPA language does not require that the remainder of the promenade be
constructed concurrent with any leasehold redevelopment or changes in lease and
requires the promenade to be constructed on the bayward side of the Island Prime
restaurant only if there is demolition of more than 50% of exterior walls and a change in
footprint; thus, allowing the entire restaurant to be reconstructed in the existing footprint,
without provision of the bayside accessway. This could delay the construction of a
continuous pathway indefinitely, resulting in insufficient public shoreline access. Future
hotel developments will be required to construct a bayside public promenade upon site
development or redevelopment yet there are currently no proposals for development for
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the additional hotel room allotment provided in the PMPA. The majority of the shoreline
at East Harbor Island, a public trust land, is currently inaccessible for the public and an
indefinite delay in the construction of the public promenade will result in significant
coastal resource impacts.

The appropriate motion and resolution can be found on Page 3. The findings for
denial of the amendment as submitted begin on Page 5.

Port Master Plan Amendment Procedure. California Code of Regulations, Title 14,
Section 13636 calls for port master plan amendments to be certified in the same manner
as provided in Section 30714 of the Coastal Act for certification of port master plans.
Section 13628 of the Regulations states that, upon the determination of the Executive
Director that the master plan amendment and accompanying materials required by
Section 13628(a) are sufficient, the master plan amendment shall be deemed submitted to
the Commission for purposes of Section 30714 of the Coastal Act.

The subject amendment was deemed submitted on April 18, 2014. Within 90 days after
this submittal date, the Commission, after public hearing, shall certify or reject the
amendment, in whole or in part. If the Commission fails to take action on the amendment
submittal within the 90-day period, the proposed amendment is deemed certified. The
date by which the Commission must take action, absent a waiver by the Port District of
the 90-day period, is July 17", 2014.

Section 30700 of the Coastal Act states that Chapter 8 shall govern those portions of the
San Diego Unified Port District located within the coastal zone, excluding any wetland,
estuary, or existing recreation area indicated in Part IV of the Coastal Plan. The entire
water area under the jurisdiction of the Port of San Diego is covered by Chapter 3
policies because San Diego Bay is mapped as an estuary and wetland in Part IV of the
Coastal Plan, and on the maps adopted by the Commission pursuant to Section 30710 of
the Act. The attached amendment reflects the Port’s proposal.

STAFF RECOMMENDATION:

I. PORT MASTER PLAN SUBMITTAL - RESOLUTIONS

Following a public hearing, staff recommends the Commission adopt the following
resolution and findings. The appropriate motion to introduce the resolution and a staff
recommendation are provided just prior to the resolution.

RESOLUTION I (Resolution to deny certification of Port of San Diego Master Plan
Amendment No. 46)

MOTION |
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I move that the Commission certify the Port Master Plan Amendment No. 46 as
submitted by the port.

Staff Recommendation

Staff recommends a NO vote. Failure of this motion will result in rejection of the
port master plan amendment and adoption of the following resolution and findings.
The motion to certify passes only upon an affirmative vote of a majority of the
Commissioners present.

Resolution |

Deny Certification of Amendment

The Commission hereby denies certification to San Diego Unified Port District
Master Plan Amendment No. PMP-6-PSD-14-0002-6 and finds, for the reasons
discussed below, that the amended Port Master Plan does not conform with or carry
out the policies of Chapter 3 and Chapter 8 of the Coastal Act. Nor would
certification of the amendment meet the requirements of the California
Environmental Quality Act, as there are feasible alternatives and mitigation
measures that would substantially lessen the significant adverse impacts on the
environment that will result from certification of the amendment.

Il. EINDINGS AND DECLARATIONS.

The Commission finds and declares as follows:

A. Previous Commission Action. The Commission certified the San Diego
Unified Port District Master Plan on October 14, 1980. The Commission has reviewed
45 amendments since that date.

B. Contents of Port Master Plan Amendments. California Code of Regulations
Title 14, Section 13656 calls for port master plan amendments to be certified in the same
manner as port master plans. Section 30711 of the Coastal Act states, in part, that a port
master plan shall include all the following:

(1) The proposed uses of land and water areas, where known.

(2) The proposed design and location of port land areas, water areas, berthing, and
navigation ways and systems intended to serve commercial traffic within the area
of jurisdiction of the port governing body.

(3) An estimate of the effect of development on habitat areas and the marine
environment, a review of existing water quality, habitat areas, and quantitative
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and qualitative biological inventories, and proposals to minimize and mitigate
any substantial adverse impact.

(4) Proposed projects listed as appealable in Section 30715 in sufficient detail to be
able to determine their consistency with the policies of Chapter 3 (commencing
with Section 30200) of this division.

(5) Provisions for adequate public hearings and public participation in port planning
and development decisions.

The Commission finds that the proposed port master plan amendment does not conform
with the provisions of Section 30711 of the Coastal Act. The proposed changes in land
and water uses do not contain sufficient detail in the port master plan submittal for the
Commission to make a determination of the proposed amendment's consistency with the
Chapter 3 and Chapter 8 policies of the Coastal Act.

The proposed amendment was the subject of an Environmental Impact Report under the
California Environmental Quality Act. The Environmental Impact Report and the
proposed master plan amendment were subject to public review and hearing and was
adopted by the Board of Port Commissioners on March 4, 2014 as Resolution #2014-52.

C. Standard of Review. Section 30710 states that Chapter 8 shall govern those
portions of the San Diego Unified Port District, excluding any wetland, estuary, or
existing recreation area indicated in Part IV of the Coastal Plan. The entire water area
under the jurisdiction of the Port of San Diego is covered by Chapter 3 policies because
San Diego Bay is mapped as an estuary and wetland in Part IV of the Coastal Plan, and
on the maps adopted by the Commission pursuant to Section 30710 of the Act. Sections
30714 and 30716 of the Coastal Act provides that the Commission shall certify a PMPA
if it conforms with and carries out the policies of Chapter 8 of the Coastal Act or, if there
is a portion of the proposed PMPA that is appealable to the Commission pursuant to
section 30715 of the Coastal Act, then that portion of the PMPA must also be consistent
with Chapter 3 policies of the Coastal Act. Pursuant to section 30715(a)(4) of the Coastal
Act, a port-approved hotel, motel or shopping facility not principally devoted to the sale
of commercial goods utilized for water-oriented purposes is appealable to the
Commission. The proposed amendment involves changes to the text and project list of
the Lindbergh Field/ Harbor Island Planning District 2. The proposed Sunroad and future
hotel developments are appealable to the Commission and thus, that portion of the
proposed PMPA must be consistent with Chapter 8 and Chapter 3 policies of the Coastal
Act.

D. Summary of Proposed Plan Amendment/History.

1. Project Setting
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The PMPA will apply to Harbor Island, which is located in the southern portion of San
Diego County at the northern end of San Diego Bay (See Exhibit 1). East Harbor Island
is designated as Subarea 23 of the Lindbergh Field/Harbor Island Planning District in the
current PMP. Existing development within Subarea 23 include the Island Prime
restaurant and the site of the approved Reuben E. Lee restaurant reconstruction project at
the east end of East Harbor Island. The Sunroad Marina and commercial recreational uses
associated with the marina facility include a marina, office, pool and parking lots are
located north and west of the restaurants. Harbor Island Drive terminates in a traffic
circle located in the eastern portion of the Subarea 23. The westernmost portion of East
Harbor Island contains a parking lot that is currently used to park overflow rental cars
and was formerly used as employee parking for the San Diego International Airport.

The proposed Sunroad Project includes a 175-room, four-story limited service hotel with
ancillary meeting and fitness space, common areas, an exterior pool, and surface parking
on east Harbor Island. The proposed hotel would be similar in quality and amentities to a
Courtyard by Marriot or a Hilton Garden Inn. The proposed development would be
located on the east end of the existing Sunroad marina leasehold and would replace an
existing locker building and parking spaces, with the existing marina offices to remain.
Sunroad Marina currently has a 50 year lease with the District for a 600-slip marina on
Harbor Island that will expire in 2037. The proposed Sunroad hotel would be built on the
same leasehold and operate in conjunction with the marina.

The Sunroad Project site and proposed future project sites are designated for visitor
serving commercial uses and the area surrounding the site is developed with urban uses
including the Sheraton to the west of the proposed future sites and the Sunroad Marina
located on east Harbor Island.

2. History
In 1990 the Coastal Commission approved a Port Master Plan to allow: (1) the

development of a resort-oriented, first class hotel of 400 to 500 guest rooms on Harbor
Island, including restaurants, cocktail lounges, meeting and conference rooms, recreation
facilities, such as swimming pool and tennis course, on-site parking and extensive
landscaping; (2) the incorporation of 1.24 acres of adjacent land into the proposed hotel
site; (3) the replacement of the main Harbor Island Drive traffic circle with a modified
“T” intersection; and (4) the upgrading of sewer capacity to accommodate the proposed
hotel development. The proposed hotel was to be located on approximately 7.56 acres of
the westernmost portion of East Harbor Island. The 1990 Programmatic Environment
Impact Report (PEIR) concluded that significant environmental impacts could occur
associated with Traffic/Circulation/Parking, Visual Quality, and Endangered Species
(California Least Tern) from the PMPA, but all impacts would be mitigated to below a
level of significance with the recommended mitigation measures. The hotel project was
evaluated in 1990 but never constructed.
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In December 2009, the Port District prepared a Draft EIR for a PMPA for a Sunroad
Harbor Island Hotel project proposed to replace the existing marina locker building with
a 175 room four-story limited service hotel on a site currently leased to Sunroad Marina
Partners, LP, located east of the hotel site evaluated in the 1990 PEIR. In 2011, a lawsuit
was filed which claimed the Final EIR was inadequate with respect to analyzing the
potential impacts of the development of multiple hotels. In August 2012, the Port District
certified an Environmental Impact Report for the East Harbor Island that addressed the
identified concerns and finalized revisions in July 2013. On March 4th, 2014, the Port
District passed Resolution 2015-52 to certify the proposed PMPA and accompanying
July 2013 Revisions to the EIR.

3. Amendment Description
The proposed Port Master Plan Amendment (PMPA) for the Sunroad hotel project
involves changes under the Port District’s Harbor Island Planning District 2 Precise Plan
text and map (Exhibits 4 and 5), land use tables and project list. No changes to land or
water use designations are proposed. There are five major components to the project:
demolition of an existing marina locker room building, construction of Sunroad hotel
project, realignment of traffic circle and public utilities, future construction of up to two
hotels and the construction of a continuous public promenade.

The PMP Amendment would include the following:

e updating the Precise Plan map;

e updating the Lindbergh Field/Harbor Island Planning District 2 project list to
change the 500-room hotel to no more than three hotels with a cumulative total of
500 rooms on two sites and include the traffic circle/road realignment;

e updating the land use acreage tables within the PMP to reflect increased
promenade acreage, decreased street acreage, reduced open space acreage, and
increased commercial recreation acreage; and

e adding language to the introductory Planning District 2 text that indicates that as
each hotel development on Harbor Island is developed or redeveloped it will: (1)
prepare and implement a public access plan; (2) provide or participate in shuttle
service to and from the airport and expand the Port’s bayside shuttle system; (3)
prepare a parking management program; (4) provide public access and view
corridors in between structures and conform to bulk and scale requirements and
(5) provide lower cost visitor serving accommodations or an in lieu fee
contribution for such units.

Sunroad Hotel Project

The hotel referenced in the existing certified PMP was proposed for the westernmost
parcel of East Harbor Island (the parcel located west of the proposed 175-room hotel
site). This parcel was previously used by San Diego International Airport (SDIA) for
employee parking and is currently temporarily used to park overflow rental cars at the
present time. Although the proposed project generally includes those uses outlined in this



Port Master Plan Amendment #46
Page 9

description, the PMP would need to be amended to allow multiple hotels, including the
proposed 175-room hotel project, on a broader area of East Harbor Island. The portion of
the 175-room hotel project site that the hotel would be constructed on, as well as other
areas within East Harbor Island where other hotels could occur, already has the proper
land use designation for a hotel use—Commercial Recreation. The proposed changes to
the traffic circle and roadway also warrant an amendment to the PMP and are part of the
proposed 175-room hotel project.

The proposed 175-room hotel project involves the partial redevelopment of one
leasehold, which is currently leased by Sunroad Marina Partners, LP, located at 955
Harbor Island Drive. This leasehold is currently developed with a marina, support
buildings, and surface parking. The proposed redevelopment would only affect the land
side of this leasehold.

The proposed 175-room hotel project includes the following physical changes to East
Harbor Island:
e demolition of one existing locker building and parking lot east of the existing
marina building;
e construction of a limited service 4-story hotel with a maximum of 175 rooms,
fitness;
¢ limited meeting space (approximately 8,000 square feet), and common areas;
e reduction of the traffic circle and realignment of the road and leasehold lines;
e reconfiguration of existing paved areas as necessary to accommodate ingress and
egress to the hotel and surface parking;
e enhanced public access along the Harbor Island East Basin; and
e realignment of existing sewer, water, and utility lines.

The floor area of the proposed 175-room hotel would total approximately 117,000 square
feet and include a maximum of 175 rooms, fitness and meeting space, and common areas.
The meeting rooms would facilitate functions and conferences for guests. The 175 rooms,
which would make up approximately 94,000 square feet of the hotel, would be
distributed over four floors. The height of the structure is proposed to be approximately
65 feet. Architectural details and fenestrations may cause the maximum building height
to reach 75 feet. The maximum height approved by the Federal Aviation Administration
and San Diego County Airport Land Use Commission for the proposed 175-room hotel
project is 86 feet above mean sea level in order to accommodate features such as a flag
pole.

Fitness and meeting rooms would total approximately 8,000 square feet. Common
areas—including exterior features such as the pool and spa—would total approximately
15,000 square feet of the proposed 175-room hotel site. Specific lighting plans have not
been developed. However, the structure is proposed to be lit at night for security and
aesthetic purposes. All lighting will be consistent with the City of San Diego Outdoor
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Lighting Regulations. The landscape improvements currently proposed as part of the 175-
room hotel project are conceptual. A detailed landscape plan would be prepared for
review and approval of the Port District prior to construction of the hotel. Certain mature
and scenic trees would be incorporated into the exterior design of the hotel and common
areas.

Following construction, the number of parking spaces within the vicinity of the proposed
175-room hotel would be reduced from 568 to 457. The proposed 175-room hotel project
would include a total of 457 parking spaces for shared use with the hotel and marina
guests. To accommodate the hotel and parking, lots immediately west and east of the
hotel, 111 parking spaces of the existing 291-space lot currently located east of the
marina building would be eliminated. A 72-space parking lot would be located east of the
proposed 175-room hotel, and a 101-space lot would be located west of the proposed
175-room hotel. An additional 7 parking spaces would be located near the front entrance
of the hotel. The configuration of the spaces in the existing 277-space lot west of the
existing marina building may be modified as a part of the proposed 175-room hotel.
However, the number of spaces in the existing 277-space lot would not be reduced. The
existing 306-space parking area located east of the 175-room hotel project site is not a
part of the proposed 175-room hotel. The existing parking available on the proposed 175-
room hotel site is part of the leasehold and is utilized for marina use. Public parking in
the vicinity of the project site is located on the southern side of Harbor Island Drive and
will not be affected by the proposed 175-room hotel. The approved restaurant to be
constructed at 880 Harbor Island Drive will include 10 public parking spaces with
signage.

As part of the 175-room hotel project, the traffic circle would be reconfigured to
accommodate the ingress and egress of the hotel and a realignment of the easternmost
portion of Harbor Island Drive. The section of Harbor Island Drive located immediately
south of the proposed 175-room hotel would be realigned. Harbor Island Drive would be
reduced in width by approximately 12 feet by removing one of the two westbound lanes
for a total distance of approximately 370 feet. The number of lanes in the vicinity of the
hotel would be reduced from four to three, and would accommodate visitors to the hotel
and maintain access to and from the Island Prime and Reuben E. Lee restaurants.
Emergency access and fire lanes would be provided. Emergency vehicles would be able
to access fire lanes in the 101-space lot west of the hotel.

Operation of the proposed 175-room hotel would increase demands on existing
infrastructure systems including water supply and wastewater treatment. Water and sewer
pipelines currently extend through the site of the proposed 175-room hotel. The Project
Utility Plan for the 175-room hotel proposes that certain existing facilities be removed
and new facilities would be placed underneath Harbor Island Drive. Water and sewer
pipelines serving the proposed 175- room hotel would be connected with the realigned
water and wastewater lines within Harbor Island Drive. Electrical, gas, telephone
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connections, and a storm drain system serving the hotel are also proposed to be located
beneath Harbor Island Drive.

Demolition associated with the proposed 175-room hotel would involve removal of one
existing locker building and the existing parking lot located east of the marina building.
Construction of the proposed 175-room hotel would occur in a single phase. Construction
would involve excavation of approximately 10,000 cubic yards of material. The
excavated material would be used on site or would be disposed of at an offsite landfill.
The construction period is expected to be 15 to18 months in duration. The construction
staging area would be on the proposed 175-room hotel project site, east of the marina
building and west of the proposed hotel footprint. During construction, the 277-space
parking lot located west of the marina building would be available for marina use. The
existing public parking spaces along East Harbor Island Drive would remain available for
public use during construction. The foundation of the proposed hotel would be
constructed using stone columns or Helical Earth Anchor Technology (HEAT anchors).
The proposed 175-room hotel would not utilize pile driving.

Future Hotels

The proposed PMPA would not involve a land use change to accommodate the total
allotment of 500 rooms by way of two or three hotels. The PMPA already has the proper
land use designation to accommodate hotel use. All subsequent development projects
(i.e., the 325 hotel rooms remaining from the originally allowed 500 hotel rooms)
proposed as a result of the PMP Amendment would require additional project-level
environmental analysis to ensure any unidentified impacts are addressed.

Exhibit 2, The Existing Port Master Plan Planning District 2 Precise Plan Showing
Possible Locations for Proposed Hotels, shows the location of the proposed 175-room
hotel and the location where up to two additional hotels could occur within the East
Harbor Island Subarea. The potential locations where hotels can be located are limited to
the western portion of East Harbor Island due to seismic faulting in the eastern portion of
the subarea. In light of the location of the proposed 175-room Sunroad Harbor Island
Hotel and geologic constraints on the eastern portion of the PMP area, the development
of up to two additional hotels could only occur within the surface parking areas located
west of the existing marina office.

The Port District has not received a proposal to develop any of the remaining 325 hotel
rooms that would be allowed on East Harbor Island under the proposed PMP
Amendment. The location where future potential hotels would be located under the
PMPA is presently occupied by surface parking lots. All of the existing parking lots
would have to be demolished to allow construction of the additional hotels allowed under
the proposed PMPA.
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Because no site specific proposal for the development of additional hotel(s) has been
received, the EIR assumes that the hotel development allowed by the PMPA would
consist of either (a) one additional hotel in the locations shown in Exhibit 3, providing up
to 325 rooms and ancillary facilities in a structure up to 10 stories in height; or (b) two
additional hotels developed in the location shown in Exhibit 4 with 325 rooms and
ancillary facilities equally distributed between the hotels with surface parking.

The PMPA would require future hotel developments to include activating uses such as
restaurants, outdoor seating and dining areas and retail shops open to the public would be
integrated into the development of future hotels to maximize public recreation
opportunities. The activating uses will allow the public to circulate through and around
the site to utilize all elements of the site. Additionally, in order to reduce the bulk and
scale of the hotel structures, building envelopes will not exceed seventy percent of each
project site, not including ancillary uses.

Promenade

The existing promenade along the southern side of Harbor Island Drive will be extended
to the eastern portion of East Harbor Island and along the Harbor Island East Basin
frontage. The promenade will provide pedestrian access around East Harbor Island and
will connect the hotel developments, marina, and restaurants to the rest of Harbor Island.
The promenade will be located to provide views of the San Diego Bay, the downtown
San Diego skyline and the Harbor Island East basin.

As proposed by the Port in the revised submittal, completion of the public bayside
promenade will be required by the Port in conjunction with leasehold redevelopment
along the site of that redevelopment. On each hotel project site, the shoreline promenade
will be a minimum of 10-feet wide and that respective portion must be fully completed
prior to the completion of any new structure requiring the issuance of a final Certificate
of Occupancy on that hotel project site. The promenade will include connections across
the hotel project sites to the public sidewalk adjacent to the north side of Harbor Island
Drive. At the Sunroad Resort Marina, the 10-foot wide promenade will be continued on
the shoreline side of the marina office and west locker buildings when the cumulative
redevelopment of the marina office and west locker buildings exceeds demolition of more
than 50% of the exterior walls and substantial structural components.

Any hotel project on the Sunroad Resort Marina leasehold that is developed before the
cumulative marina office and west locker buildings redevelopment will provide bayside
pedestrian public access along the length of the marina leasehold. Within the marina’s
existing swimming pool enclosure and bayward of the west locker buildings, the
walkway may be reduced to a minimum 5-foot wide shoreline public promenade which
will also be created and open for public use prior to the issuance of a final Certificate of
Occupancy for that hotel project. Pedestrian access would also be available adjacent to
the hotel building to provide access to Harbor Island Drive. Additional public access
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enhancements include landscaping, benches, and signage adjacent to the pathways
identifying the promenade as open to the public.

With anticipated hotel development, the entire promenade will be located immediately
adjacent to the shoreline except at the east end of the peninsula where it moves inland
briefly due to an existing restaurant structure (Island Prime). As proposed, only when the
cumulative redevelopment of the restaurant structures exceeds demolition and relocation
of more than 50% of the exterior walls (excluding maintenance and repairs) so as to
change the footprint, will the promenade be relocated adjacent to the shoreline.

Public access and other path-finding signage, as well as signage identifying that the
promenade is open to the public will be placed at strategic locations throughout East
Harbor Island to guide guests and visitors to and from public use areas, restaurants, and
other facilities.

E. Findings for Consistency with Chapter 3/Chapter 8 of the Coastal Act

The following Coastal Act policies are relevant and applicable:

1. Public Recreation/ Coastal Access

The following Coastal Act policies are relevant and applicable:
Section 30210

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.

Section 30211

Development shall not interfere with the public's right of access to the sea where
acquired through use or legislative authorization, including, but not limited to, the use
of dry sand and rocky coastal beaches to the first line of terrestrial vegetation.

Section 30212

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

(1) it is inconsistent with public safety, military security needs, or the protection of
fragile coastal resources,
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(2) adequate access exists nearby, or,

[...]
Section 30213

Lower cost visitor and recreational facilities shall be protected, encouraged, and,
where feasible, provided. Developments providing public recreational opportunities
are preferred.

Section 30220

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

Section 30221

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

Section 30708

All port-related development shall be located, designed, and constructed
So as to:
[...]

(d) Provide for other beneficial uses consistent with the public trust,
including, but not limited to, recreation and wildlife habitat uses, to the extent
feasible.

Section 30252

The location and amount of new development should maintain and enhance
public access to the coast by (1) facilitating the provision or extension of transit
service, (2) providing commercial facilities within or adjoining residential
development or in other areas that will minimize the use of coastal access roads, (3)
providing nonautomobile circulation within the development, (4) providing adequate
parking facilities or providing substitute means of serving the development with
public transportation....

Section 30253
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New development shall do all of the following: [...]
(d) Minimize energy consumption and vehicle miles traveled. [...]

Public Access and Activating uses

Coastal Commission and the Port of San Diego staff have reached agreement on
proposed PMPA text language on several topics that affect coastal resources. The
proposed PMPA provides for the creation of a public promenade and requires future hotel
developments to include activating uses for the public as part of development in order to
enhance public recreational opportunities. The activating uses would include restaurants,
food service, gift shops, benches, etc. As proposed, this area would be more accessible to
the general public than the existing uses and will allow for some new public recreational
opportunities and interaction with a public promenade.

Individual public access plans will be prepared concurrent with the coastal development
permit applications and implemented for each hotel development on East Harbor Island
as a special condition of the hotel’s coastal development permit for development or
redevelopment projects. The public access plans will include information on signage,
amenities, and public information to inform and invite the public to and around Harbor
Island and downtown San Diego.

All hotel developments on Harbor Island will provide or participate in shuttle service to
and from the airport and will provide information regarding other transit opportunities.
The District’s bayside shuttle system will be expanded to serve Harbor Island and will be
in operation to serve the future hotel development on East Harbor Island and will operate
in coordination with the City of San Diego and the San Diego Metropolitan Transit
Center.

However, Coastal Commission and Port of San Diego staff did not reach agreement on
two key aspects addressed in the PMPA including the timing of the construction of the
public promenade and the provision of on-site lower cost visitor serving accommodations
or development of such facilities at an alternative location within the Port District.

Public promenade

The Commission is vested with the authority to assure that it acts in a manner consistent
with section 30210 of the Coastal Act which requires the Commission to carry “out the
requirement of Section 4 of Article X of the California Constitution” and provide for
maximum access and recreational opportunities for all people. Section 4 of Article X of
the California Constitution provides the following:

No individual, partnership, or corporation, claiming or possessing the frontage or
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tidal lands of a harbor, bay, inlet, estuary, or other navigable water in this State,
shall be permitted to exclude the right of way to such water whenever it is
required for any public purpose, nor to destroy or obstruct the free navigation of
such water; and the Legislature shall enact such laws as will give the most liberal
construction to this provision, so that access to the navigable waters of this State
shall be always attainable for the people thereof.

This section merges the common law public trust doctrine with the California
Constitution. (See Personal Watercraft Coalition v. Marin County Board of Supervisors
(2002) 100 Cal.App.4in 129, 144-145.) The Legislature, in furthering the goals of Article
X, section 4 of the Constitution, enacted section 30210 of the Coastal Act to ensure the
public can always attain access to navigable waters for recreational purposes. As such,
through this legislative mandate, the Commission is charged with the duty of ensuring
that proposed development is consistent with Section 30210 of the Coastal Act, and by
extension, the public trust doctrine. Therefore, the Commission has the authority to
review the proposed PMPA’s consistency with the public trust doctrine.

The proposed amendment includes the provision of a public promenade as a public
recreational amenity and to address the public shoreline access impacts that the proposed
hotel developments would have on the subarea. The language in the PMPA does not
specify timing on the completion of a continuous pathway, however, and only requires
the hotel developments to construct the promenade as hotel leaseholds are developed and
redeveloped.

The promenade is proposed to continue from the restaurants located at the east end of the
subarea along the proposed Sunroad hotel on the bayward side of all structures and will
be constructed on the bayward side of the existing Sunroad marina pool and locker
building. Further to the west, it only requires the promenade be constructed concurrent
with hotel redevelopment. Across Harbor Drive to the south, the PMPA requires
construction on the bayward side of the Island Prime restaurant only if the restaurant
changes the footprint along with demolition of more than 50% of exterior walls. As
proposed, the text requires that hotel developments construct the promenade prior to
occupancy. This could delay the construction of a continuous pathway indefinitely,
resulting in insufficient public shoreline access; currently; there are no proposals for
development for the additional hotel room allotment provided in the PMPA. The majority
of the shoreline at East Harbor Island, which is public trust land, is currently inaccessible
for the public and an indefinite delay in the construction of the public promenade will
result in significant coastal resource impacts.

State Lands Commission’s (SLC) Public Trust Doctrine statement' states that “uses that
do not accommodate, promote, foster or enhance the statewide public’s need for essential

! http://www.slc.ca.gov/About_The_CSLC/Public_Trust/Public_Trust_Doctrine.pdf
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commercial services or their enjoyment [of] tidelands are not appropriate uses for public
trust lands.” (SLC Public Trust Doctrine statement, p. 7) It goes further, stating that such
uses that are not appropriate for public trust lands “include commercial installations that
could easily be sited on uplands.” (Ibid.) While SLC and case law hold that a hotel may
be an appropriate commercial public trust use, “the essential trust purposes have always
been, and remain, water related, and the essential obligation of the state is to manage the
tidelands in order to implement and facilitate those trust purposes for all of the people of
the state.” (Ibid.) Further, the public trust doctrine, as codified in the California
Constitution, Article X, section 4, does not “prevent the state from preferring one trust
use over another....[nor] preclude the [Coastal] Commission from considering commerce
as well as recreational and environmental needs in carrying out the public trust doctrine.”
(Carstens v. California Coastal Commission (1986) 182 Cal.App.3d 277, 289.)

Here, since all of the parcels leased by Sunroad are subject to the same reservation of
public trust rights for the public to access the waters in the port’s jurisdiction due to their
location on public trust lands, the construction of a moderate to high-cost hotel over one
of the parcels that significantly limits a majority of the public from enjoying the public
trust lands upon which the hotel is sited is a significant enough impact on the public’s
ability to use the entire parcel to access the water, such that it warrants the requirement to
improve the shoreline with an accessway along the subject parcel and the adjacent car
rental parcels. The use of an entire parcel for a commercial purpose that isn’t related to
Port activities, and which could be sited in the uplands outside of public trust lands, while
not entirely inconsistent with the public trust doctrine, is nonetheless not the highest
priority use of public trust lands. Considering the cost of the overnight accommodations
will be moderate to high-cost, only certain portions of the hotel development will likely
be available to all the public while a majority of the finished project will be reserved for
paying customers only. While it may be open for all the public, in reality only a very
small percentage of the overall public will be able to pay to stay there and a vast majority
of the public will be able to use only a small part of the site (i.e. the lobby area) free of
charge. Thus, the net impact on the public trust resource will be that a majority of the
public wouldn’t be able to afford to use a majority of the hotel site for public trust
purposes. Given that, the portion of the project that is effectively unavailable to all
people is inconsistent with the public trust doctrine, it would impact the public’s right to
use the public trust property and must be mitigated through the construction of the
promenade to access the waters of the state that is open to all and free of charge.

Based on the above, an argument could be made that the entire bayside public promenade
should be constructed concurrent with development of the first hotel development. As
proposed, the PMPA assures the promenade will be located bayward of all the
development on the Sunroad Marina Resort and new hotel leasehold prior to occupancy.
However, the proposed amendment does not require that the promenade be extended
westward and/or constructed concurrent with any leasehold redevelopment or change in
lease. As proposed, the text only requires the promenade in connection with future hotel
development. It does not include language to ensure a continuous pathway is constructed
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to mitigate for the significant impact of hotel development on the entire public’s ability to
use public trust resources. This could delay the construction of a continuous pathway
indefinitely, resulting in insufficient mitigation for the project’s impacts on public trust
resources that must be provided under the California Constitution, Section 4 of Article X.

Staff had suggested text language that indicates completion of the public bayside
promenade shall be required or provided by the Port as soon as possible or in conjunction
with any leasehold redevelopment or change in lease. It is possible the rental car
leaseholds could be renegotiated to allow some other interim use prior to hotel
redevelopment of the parcel. The Commission finds the PMPA should acknowledge
completion of the bayside public promenade should occur at that time, and not be delayed
until a yet unknown hotel development is occupied.

Therefore, the Commission finds that the proposed port master plan amendment does not
conform to the provisions of Section 30711 of the Coastal Act. The proposed changes in
land and water uses do not contain sufficient detail in the port master plan submittal for
the Commission to make a determination of the proposed amendment's consistency with
the Chapter 3 and Chapter 8 policies of the Coastal Act.

Lower-cost overnight accommodations

The Coastal Act emphasizes the need to protect and provide for public access to and
along the coast, and to provide lower-cost recreational facilities, particularly in new
development projects. The proposed PMPA does not include any specific requirement
for the provision of lower-cost accommodations on-site or in the subarea and does not
meet the requirements of Section 30213. The proposed hotel developments will be
located on public trust land and, as discussed above, the existing development pattern
precludes easy shoreline access and in some places directly obstructs it which will be
partially mitigated through construction of a bayside pedestrian promenade. In addition,
the PMPA does not sufficiently address the need for the provision of lower-cost
overnight accommodations. The nature of the proposed hotel is a moderate to high cost
hotel; therefore, the net impact on the public trust resource will be that a majority of the
public wouldn’t be able to afford to use a majority of the site for public trust purposes
because most of the site will only be available to paying guests of the hotel.

The proposed PMPA anticipates construction of up to three hotels within the subject
Subarea 23, but does not include any specific requirement for the provision of lower-cost
accommodations in the subarea. The plan language acknowledges the hotel developer(s)
must contribute a fair-share of on-site or off-site lower cost visitor accommodations or
pay an in-lieu fee based on a study conducted by the District; however, the study has not
been completed, and the policy does not establish any identification of the number of
affordable units needed to meet public demand, or potential location and timeframe for
development of lower cost accommodations within the Port District. The Port’s provision
on lower-cost accommodations is predicated on a plan that has not been completed and it
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includes the option for payment of in-lieu fees which could still defer the ultimate
provision of lower-cost accommodations.

The language proposed in this PMPA would be similar of that required in the recent
PMPA for the convention center expansion which included an addition to the Hilton
Hotel. The PMPA text is:

As a special condition of the coastal development permit for any hotel
development or redevelopment that adds hotel rooms to Harbor Island, the hotel
developer or redeveloper will develop or designate its fair share of on-site or off-
site lower cost visitor accommodations or pay an in-lieu fee based on a study
conducted by the District.

However, the Commission finds that inclusion of this language has not resulted in the
actual provision of additional lower-cost overnight accommodations within the Port
District jurisdiction. In addition, the proposed PMPA provides an opportunity for one of
the proposed hotels to potentially be a lower cost accommodation.

In January 2009, the Coastal Commission, in permit A-6-PSD-08-4/A-6-PSD-08-101,
originally required that the Lane Field development participate in a hostel program to
create actual units within the Port District. The Commission made the following findings
in the Staff Report:

As proposed by the applicant and approved by the Board of Port Commissioners
as part of the required public access program, the applicant will work with the
Port District to design and construct a non-profit hostel on Port controlled land,
funding half of the construction costs. The hostel operator would have to provide
a matching grant for the rest of the construction costs, and the land value of the
hostel site would be the Port’s contribution to the project.

The minimum number of lower cost units proposed to be constructed was derived
from the Commission's past practice of requiring a mitigation fee based on a
percentage of the number of high-cost hotel units being constructed. Although the
Commission prefers the actual provision of lower-cost accommodations in
conjunction with projects, where necessary, the Commission has used in-lieu fees
to provide lower-cost opportunities. For example, for Oceanside LCPA #1-07
(Downtown District), the Commission approved a requirement that a fee be paid
per hotel room for 25% of the total quantity of proposed new units that are not
lower cost. The subject development is for 800 hotel rooms, thus, the Commission
would typically require that a mitigation fee be assessed for 25% (200) of the
rooms, to offset the cost of constructing new lower cost accommodations.

However, hostels often have varying room sizes than can accommodate different



Port Master Plan Amendment #46
Page 20

numbers of people. So rather than assume that construction of 200 lower-cost
units would be the most appropriate amount of mitigation, the applicant has
proposed constructing a hostel with a minimum of 400 beds (200 hotel rooms
would typically have 400 beds). The applicant has indicated that approximately
133 hostel rooms would accommodate 400 beds and thus be equivalent to
providing 200 new units.

The plan acknowledges that developing a new hostel will take several years to
implement, requiring a development program, a suitable site, entitlements under
CEQA and the Port Master Plan, and design and construction. However, a strict
timetable for meeting particular project goals is included in the plan. For example,
prior to issuance of the coastal development permit, the applicant must enter into
a memorandum of understanding or other legal arrangement with a qualified
nonprofit hostel operator establishing the requirements and responsibilities
contained in the Public Access Plan.

Within twelve months from issuance of the coastal development permit for the
project, the applicant must identify one or more sites in conjunction with the Port
and the hostel operator and complete an appropriate site feasibility analysis.
Within six (6) months from completion of Task #1, the applicant must negotiate
an agreement with the Port to establish a development program and an entitlement
process for an approximately 133 unit hostel. And so on, until construction of a
hostel commences.

If the milestones are not met on time, the Port must notify the Executive Director,
and the Executive Director may at that time require the applicant to pay a fee in
lieu of construction, consisting of $30,000 for 25% of the units being, having been
and to be constructed on Lane Field ($6,000,000 total). The Commission required
a similar in-lieu fee for the conversion of a 130-unit hotel (not yet constructed)
located on the bluffs in Encinitas to a 100-unit condo-hotel, with 30 units required
to remain as traditional hotel units (6-92-203-A4/KSL), and for the Surfer’s Point
Resort development in Encinitas (#A-6-ENC-07-51). The $30,000 fee amount
was established based on figures provided to the Commission by San Diego
Hostelling International USA (Hostelling International is a non-profit
organization with more than 4,000 hostels in over 60 countries, including

two in San Diego), in an October 26, 2007 letter. The figures provided by HI are
based on two models for a 100-bed, 15,000 sq. ft. hostel facility in the Coastal
Zone.

To ensure that mitigation funds would be available in the event the hostel
program is not executed, prior to execution of the lease with the Port District, a
bond or other financial instrument acceptable to the Port must be executed to
ensure the fee amount, including any interest that would have accrued since
issuance of the Coastal Development Permit, is paid.
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If the hostel planning and design milestones are not met on time, the Executive
Director also has the option of granting a time extension. The applicant could also
apply for an amendment for a revised affordable accommodations proposal. Thus,
in all cases, the Commission can be assured that a hostel will be built, a mitigation
fee will be paid, or they will have the opportunity to review a revised proposal to
ensure all impacts are fully mitigated. Special Condition #3 requires
implementation of the Public Access Program.

To further ensure that the hostel will be constructed in the area most impacted by
the proposed high-end hotel, Special Condition #4 requires that the location of the
hostel be on Port Tidelands within the City of San Diego. Construction of the
hostel will require a coastal development permit appealable to the Commission,
and potentially a Port Master Plan Amendment, ensuring that the Commission
will have oversight authority over the development.

The proposed program is expected to establish an on-going program and
mechanism for the development of lower-cost units that future high-end
development projects on Port Tidelands will be able to participate in. If the
appraised value of the hostel exceeds the Coastal Commission’s typical fee of
$30,000 for 25% of higher cost units constructed, any excess value can be
credited to a Port "bank" to be applied to future Port projects. Those projects
could pay an additional mitigation fee to offset the remaining impacts, or
develop a similar program to establish low-cost overnight accommodations.

The proposed program is expected to establish an on-going program and
mechanism for the development of lower-cost units that future high-end
development projects on Port Tidelands will be able to participate in. If the
appraised value of the hostel exceeds the Coastal Commission’s typical fee of
$30,000 for 25% of higher cost units constructed, any excess value can be
credited to a Port "bank" to be applied to future Port projects. Those projects
could pay an additional mitigation fee to offset the remaining impacts, or
develop a similar program to establish low-cost overnight accommodations.

However, in February 2013 the program was discontinued and replaced with an in-lieu
fee that has not resulted in the creation of additional lower cost units with or adjacent to
the Port District. There is an increasing need for lower-cost overnight accommodations
within the Port District in the form of a specific program that will result in units as
opposed to deferred collection of in lieu fees. The subject subarea and proposed
development is on public tidelands and is a potential location for lower-cost overnight
accommodations.
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Staff is recommending denial of the PMPA because it does not include policy language
that either reserves a portion of this subarea for lower cost hotel units or identifies an
alternative location where such lower cost accommodations will be developed to which
the in-lieu fees may apply. The Port as landowner is in the position to control
development within the leaseholds in a manner that assures a range of affordability in
overnight accommodations will be provided within the District consistent with the public
access and recreation policies of the Coastal Act.

Commission staff has suggested incorporating the following language in the PMPA to
ensure the provision of additional lower-cost overnight accommodations within the
vicinity in order to mitigate coastal resource impacts caused by the proposed hotel
development on East Harbor Island:

A minimum of one-third (166 units) of the new 500 hotel rooms on East Harbor
Island will be lower-cost overnight accommodations. As a special condition of the
coastal development permit for any hotel development, redevelopment or change
in lease that adds hotel rooms to East Harbor Island, the hotel developer will
develop or designate its fair-share of on-site or off-site lower-cost overnight
accommodations or pay an in-lieu fee based on a study conducted by the District
that will designate the location and timeframe for construction of lower-cost
accommodations within or adjacent to the District. An alternate location for the
lower cost overnight accommodations required in this subarea may be considered
through a future OMOA, pursuant to the results of the study.

However, Port staff has indicated there is not adequate direction from the Port Board to
accept such language and incorporate it into the revised PMPA submittal. The
Commission finds that, as submitted, the proposed port master plan amendment does not
conform with the provisions of Section 30711 of the Coastal Act. The proposed changes
in land and water uses do not contain sufficient detail in the port master plan submittal for
the Commission to make a determination of the proposed amendment's consistency with
the Section 30213 of the Coastal Act.

Parking/ Transit

In evaluating the impact the proposed development will have on coastal access, it is
important to keep several factors in mind. Redevelopment efforts often present challenges
with regard to parking, traffic, and circulation patterns. The Coastal Act supports the
construction of new development in existing developed areas to decrease sprawl and
impacts to open space. Development in these locations will be designed to take advantage
of existing mass-transit opportunities, and to supplement existing facilities with new
alternate transit systems.
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To determine the adequacy of the proposed parking supply to accommodate the projected
demand associated with the proposed PMPA, parking demand was calculated based on
the Port District’s Tideland Parking Guidelines (2001) using Port District parking rates
developed specifically for the South Embarcadero. Although these guidelines are not part
of the certified Port Master Plan, the ratios used are within the range of parking ratios
commonly approved for coastal cities in San Diego County. In addition, the EIR for the
PMPA includes a parking study looking specifically at peak parking demand for the
hotels under various circumstances. Under both standards, even with the removal of 111
parking spaces, the 381 parking spaces for the Sunroad hotel and the surface area
available for the future hotels should be sufficient to meet the demand for parking at
Subarea 23.

While the Sunroad Project would remove 111 existing marina parking spaces, based on a
parking analysis conducted by traffic consultants Linscott Law and Greenspan; the
leasehold is currently over parked and the project will contain adequate surface parking
for both hotel and marina. The parking study conducted for the Sunroad Project
concluded that the shared requirement would be 381 parking spaces, less than the
proposed 457 spaces and 568 existing spaces. The traffic circle and the underlying
utilities will be realigned to accommodate the Sunroad hotel project. In order to increase
public parking, the Sunroad hotel will include 5 public parking spaces with adequate
signage.

Prior to the approval of a coastal development permit for future hotel development on a
hotel on the existing west marina parking lot, the design of the proposed hotel
development will be required to provide adequate on-site parking in accordance with the
Port District parking guidelines for the proposed hotel development and for the shared
parking requirement of the existing marina and the proposed 175-room hotel. Prior to the
demolition or removal of parking spaces; the project applicant will be required to submit
to the Port District for review a Parking Management Plan that provides adequate
parking.

Future hotel(s) would need to provide the required number of parking spaces based on
how many rooms are proposed for each hotel. Additional parking may be required
depending on the types and sizes of ancillary uses proposed for the future hotel(s). The
future development of two approximately four-story hotels in this area will be required to
provide adequate on-site parking. The PMPA also requires that in combination, future
hotel development includes a minimum of 10 public parking spaces with adequate
signage. Because public parking is not provided or allowed in the existing marina parking
lot, future hotel development in this area would improve public parking space options in
the area.

The summer of 2012 saw the first implementation of a summer season shuttle system for
the Embarcadero region. The Port has reported that the program was extremely
successful, and plans are underway to expand both the range and duration of the project.
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The Port District, through this PMPA, is specifically committing to implementation of a
low-cost bayside shuttle that will serve the project area and the surrounding region, to
ensure that long term public access is preserved and enhanced. The proposed language
establishes specifically that the shuttle will be in operation by the time the hotel
expansion is open.

2. Visual Resources

Section 30251

The scenic and visual qualities of coastal areas shall be considered and protected as a
resource of public importance. Permitted development shall be sited and designed to
protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of
surrounding areas, and, where feasible, to restore and enhance visual quality in
visually degraded areas....

Section 30251 requires permitted development to be sited and designed to protect views
to and along the ocean and scenic coastal areas, and, where feasible, to restore and
enhance visual quality in visually degraded areas. Ideally, all new major redevelopment
of existing structures in the Harbor Island planning region, particularly on public
tidelands, should enhance and restore views to and along the ocean, but at a minimum,
new projects should minimize impacts to visual resources. In addition to the importance
of protecting existing views to and along the ocean and scenic coastal areas, the visual
protection policies of the Coastal Act require development to be sited and designed to be
visually compatible with the character of surrounding areas, and, where feasible, to
restore and enhance visual quality in visually degraded areas.

As proposed, the development permitted through the PMPA would have a significant
effect on public views and the visual character of the area as seen from Harbor Drive,
both positive and negative. As described above, the amendment will allow up to three
new hotel buildings and includes a substantial expansion and improvement to the public
promenade. The construction of several hotel buildings raises concerns regarding the
compatibility of the bulk and scale of the proposed structure with the surrounding
pedestrian orientation and the current blockage of public views along Harbor Drive to the
city front skyline view.

Public views to the bay from the East Harbor Island region are considerably expansive,
although various structures blocking views along this segment of the shoreline have
arisen, including the Island Prime restaurant and the construction of a new land-side
restaurant at 880 Harbor Drive. The on-going pressure to develop new and expanded
structures that incrementally encroach upon the remaining public views to the bay and
skyline is a challenge the Port and Commission must address on San Diego’s historic
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tidelands. Under these circumstances, it is particularly important that all new shoreline
development be sited and designed to restore and enhance the visual quality of the area.
The views that exist on East Harbor Island are a valuable public resource and the
development of the subarea must maintain views to the marina, boat masts and city
skyline by avoiding the creation of a wall of structures. In order to reduce the bulk and
scale of the hotel structures and preserve public views or the basin and skyline views
available, the building envelopes will not exceed seventy percent of each project site, not
including ancillary uses.

The Port has asserted that the project will not significantly compromise existing views in
the surrounding area. The development that would be permitted in the PMPA would not
be located in a designated scenic view corridor and would not obstruct a protected view
of the ocean or downtown skyline from or through the project sites. Viewing
opportunities are available along Harbor Island Drive. The Sunroad hotel project is
visually compatible with the character of the surrounding area and consistent with
patterns of development.

Additionally, public access corridors that provide views will be located between hotel
structures to allow visual and physical access and connectivity to the Harbor Island East
Basin, San Diego Bay, and Harbor Island Drive. These public accessways will be kept
free of obstructions. Public accessways may include public activation amenities such as
benches, lighting, signage, parking, and landscaping and these amenities shall not be
considered obstructions.

Conclusion

Thus, as proposed, this area will indeed be more accessible to the general public than the
existing conditions, however substantial unmitigated impacts exist with regards to the
construction of a continuous public walkway along the shoreline and the provision of
lower-cost overnight visitor serving accommodations. Therefore, as proposed, the
impacts to public recreation associated with the proposed PMPA cannot be found
consistent with the public access and recreation policies of Chapter 3 and Chapter 8 of
the Coastal Act. The Commission therefore cannot support the proposed PMPA for East
Harbor Island.

F. Consistency with the California Environmental Quality Act (CEQA).

The proposed amendment was the subject of an Environmental Impact Report under
CEQA. The EIR was subject to public review and hearing and was adopted by the Board
of Port Commissioners. The Port of San Diego is the lead agency for purposes of
CEQA. In the final EIR the Port identified that even after adopting all feasible mitigation
measures, there would be significant unavoidable environmental impacts on direct and
cumulative Public Services and Utilities (Fire Protection Services) resulting from the
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primary responding fire station being above its workload capacity, and cumulative
Transportation, Traffic, and Parking (Traffic) impacts resulting from the Project’s
incremental contribution to Project area intersections and roadway segments.

The Port determined that specific economic, social, and other benefits of the proposed
project outweigh the project’s unavoidable adverse environmental effects. In making this
determination, the Port made statements of overriding considerations. For example, the
Port identified the following overriding considerations: that the project would increase
employment opportunities, create new and improved public access and shoreline
enhancements in the Project area, stimulate economic growth for the Port, the City of San
Diego, and the overall region, and provide a benefit to the community by incorporating
energy conservation and sustainability features into its design and construction that will
provide energy and water efficiency equivalent to 15% in excess of standards required by
Title 24 of the California Code of Building Regulations. Therefore, the Port determined
that the benefits of the project outweigh its significant environmental impacts, and
therefore, such impacts are considered acceptable.

However, the Commission has found that the PMPA cannot be found in conformance
with Chapter 3 and Chapter 8 policies of the Coastal Act due to the potential for
significant adverse impacts to the environment of the coastal zone, including the potential
to result in significant individual or cumulative impacts to public access and recreation in
the coastal zone. There are feasible alternatives or feasible mitigation measures available
as described above which would substantially lessen any significant adverse effect which
the amendment may have on the environment Therefore, the Commission finds that the
PMPA is inconsistent with the California Environmental Quality Act.

(G:\Reports\Port\PMPA #46 Sunroad Stf Rpt Denial.docx)
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EXHIBIT NO. 1

Location Map

Port of San Diego PMPA #46

California Coastal Commission




uejd S [910H pasodoid
. BOWINOEd -

=

B ot g ————ar——

(6002)

EXHIBIT NO. 2

Sunroad Hotel Site Plan
Port of San Diego PMPA #46
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Possible Hotel Location
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Location of Proposed 175-Room Hotel and Possible Location for Up To Two Additional Hotels
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The 1980 Port Master Plan was certified by vote of the California Coastal Commission (CCC) on
January 21, 1981, Subsequent amendments, all of which have been incorporated into this copy, are
listed below:

Amendment BPC Res. CCC Certification

Title Ho. Date
Coronado Tidelands 83-133 12 Apr 1984
Convention Center and Option Site Hotel 54-290 14 Mar 1985
Bay Mooring and Anchorage Management Plan 84-304 25 Apr 1985
Chula Vista Bayside Park Extension 84-379 27 Aug 1985
Crosby Street Site 86-365 27 Feb 1987
Shelter Island Roadstead §8-212 15 Mov 1988
Coronado Boatyard/The Wharf 89-383 11 Apr 1990
East Harbor Island Hotel 90-170 14 Sep 1990
Seaport Village Street Relocation 92-74 11 Jun 1992
NASSCO Ways Modification 92-118 17 Jun 1932
Solar Turbines Incorporated 92-190 13 Oct 1992
Lindbergh Field Immediate Action Program 92406 13 Apr 1993
Driscoll Boatyard Expansion 93033 14 May 1983
Mational City Marina 94-152 11 Aug 1994
Design Refinements to |AP 95-223 15 Dec 1985
San Diego Convention Center Expansicn 95-389 12 Jan 1996
A-9 Cruizer Anchorage 95-266 11 Apr 1996
Convair Lagoon 96-135 12 Mov 1996
Imperial Beach Cceanfront a7-187 10 Dec 1997
—Chula Vista Industrial Business Park Expansion Qr-227 10 Mar 15998
South Embarcadero Redevelopment Program | 98-138 15 Oct 1998
Morth Embarcaderc Alliance Visionary Flan 2000-83 14 Mar 2001
Former Naval Training Center Land Transfer 2000-166 12 Jun 2001
O Street Fill Mitigation Site 2001-86 11 Sep 2001
South Embarcadere Redevelopment Program 2 2001-72 12 Dec 2001
Mational Distribution Center, Mafional City 2001-95 12 Dec 2001
South Bay Boat Yard, Chula Vista 2001-190 12 Dec 2001
Glorietta Bay Redevelopment 2001-65 05 Feb 2003
America’s Cup Harbor 2002-120 12 Jun 2003
Fifth Avenue Landing Spinnaker Hotel 2004-85 12 Aug 2004
Old Police Headquarters 2006-29 10 Aug 2006
Mational City Aquatic Center 2006-162 15 Feb 2007
Broadway Pier Cruise Ship Terminal 2009-37 03 Feb 2009
Chula Vista Bayfront Master Plan 2010-79 08 Aug 2012
San Diego Marrictt Improvements 2011179 15 Mov 2012
East Harbor Island Subarea 2014-¥x¥ XA XX 2014

SD) 17 fit



TAELE 4

PORT MASTER PLAN
LAND AND WATER USE ALLOCATION SUMMARY

LAND WATER TOTAL
UsSE ACRES UsSE ACRES ACRES % OF TOTAL
Existing Revised Existing Revised Existing FRewised Existing Rewised
COMMERCIAL FHFRS  I742 COMMERCIAL 383.0 o865 757.2 14%
Marine Sales and Sendices 188 Marine Senvices Berthing 17.7
Aiaport Related Commercial 380
Commercial Fishing B3 Commercial Fishing Berthing 18.8
Commercial Recreation 041 3048 Recreational Boat Berthing 33654
Sportfishing 43 Sportfishing Berthing 11.1
INDUSTRIAL 1206.4 INDUSTRIAL 217.7 14244 26%
Aviation Related Industrial 1628 Specialized Berthing 1705
Indusirial Business Park 113.7 Terminal Berthing 47.2
Marine Related Industrial 3221
Marine Temminal 1488
Intemiational Airport 4681
PUBLIC RECREATION 288:5 2799 PUBLIC RECREATION 681.0 Het5s 9609 18%
Open Space 348 176 Open BayWater 881.0
ParkiPlaza 146 4
Godf Course B7 8
Promenade =3 181
CONSERVATION 399.2 CONSERVATION 1058.6 1457.8 2T%
Wetands 048 Estuary 1058.6
Habitat Replacement Bp23
PUBLIC FACILITIES 2228 2228 PUBLIC FACILITIES 394.3 842 6174 12%
Harbor Senvices 27 Harbor Senices 10.5
City Pumg Station 04 Boat Mavigation Cormidor 2B4.6
Streets 2308 2197  Boat Anchorage 25.0
Ship Mavigation Comdor 50.0
Ship Anchorage 242
MILITARY 259 MILITARY 125.6 1581.5 3%
Mawy Fleet Schoal 258 Mawy Small Craft Berthing 6.2
Mavy Ship Berthing 118.4
TOTAL LAND AREA  2508.4 TOTAL WATER AREA 2860.3
MASTER PLAN LAND AND WATER ACREAGE TOTAL 5368.6 100%
o AP

{DRAFT 08-20-13)

=, \f&%

U

]




Development of unlaased parcels on

Harbor Island is expected to be completed
with the construction of the hotels on the
east basin. Along Harbor Drive, from the
Nawvy Estuary fo the Coast Guard facility,
planning concepts focus on providing a
sense of entry into downtown San Diego
for travelers coming via Lindbergh Field
and Point Loma, with activities and
landscape features that strengthen the
image of San Diego as a pleasant place o
visit. Considerable attention must be paid
to improvements in the general
appearance of existing industnal uses and
the planned expansion of these uses.
Public park, pedesirian promenade and
open space are resenved on the bayside
and in the circulation gateway of Harhor
Island. Coastal access aleng San Diego
Bay is enhanced by a shoreline park with
leisure facilities, including restroom, and a
1.3 mile hayside public pathway.

Individual public _access plans will_be
prepared concurrent  with  the coastal
development permit application for each
hotel development on Harbor Island and
implementation of such will be a special
condifion  of the. hoiel's  coastal
development permit for the development
or redevelopment projectis). The public
access plans will include information on
signage, amenities. and public information
to_inform and invite the public to and
around Harbor Island and downtown San

Diego.

All hotel developments on Harbor Island
shall provide or paricipate in shuttle
senvice to and from the airport. Al
development shall. provide information
regarding other transit opportunities. The
District’s _bhayside shuttle system will be
expanded to serve Harbor Island. The
bayside shuttle system is infended fo
serve visitors as part of an integrated
waterffoni access and parking program
that the Port District will develop in
coordination_with_the City of San Diego
and San Diego  Metropolitan _ Transit
System. All_hotel developments or
redevelopmenis on Harbor Island shall
paricipate on a fair share hasis in the cost

of the District's implementation of its
fransporiation system. The fair share will
be determined by the District according to
the naiure, sire and scope of the
proposed development or redevelopment
and the District's transportation system in
cperation at the time an application for a
coastal development permit is submitied.
Participation in a shuftle program will be
required as a special condition of the
coastal development permit.

A parking _management plan  will _be
prepared for each hotel development on
Harbor Island as ihe hotels are developed
or redeveloped to maximize public access
and recreational opporunities. The tenant
shall submit their parking management
plan for review and written approval of the
District _prior o _the issuance of ihe
respeciive coastal development permit for
any hotel development or redevelopment
on_Harbor Island. All required parking
must  be  accommodated  on-site  and
address all _development on the hotel
project site and may include shared or
joint-use parking. In addition. to facilitate
public  recreational  waterfront  access
opportunities. each of the proposed hotels
is required to provide public parking. The
175-room hotel will provide a minimum of
5 public parking spaces. and the
remaining one or two hotels will provide a
cumulative total of at least 10 public
parking spaces, for a total of 15 public
parking spaces on the hotel project sites.
Signage for the public parking spaces will
be visible from the public roadway.

As 3 special condition of the coastal
development pemit  for any  hotel
development or redevelopment that adds
hotel rooms to Harbor Island, the hotel
developer or redeveloper will develop or
designate iis fair-share of on-site or off-
site lower cost visitor accommedations or
pay an in-lieu fee based on a study
conducted by the Disfrict.

Land and Water Use Allocations

The Harbor Island/Lindbergh  Field
Planning District contains an approximate



total of 996 acres, consisting of about 816
acres of fidelands and 180 acres of
submerged tidelands. Table 8
summarizes the land and water use
allocations proposed in the Precise Plan.
As in the Shelter Island Planning District,
a significant portion of the area is already
developed and is under long term lease
commitment. Theeast and of the Harbor
lsland paninsula s vacant and thus offars
oo tomtial : i1

the—preserce—of —shschires—or—lease
ipterest—A balanced allocation of use
activities is provided within the major use
categories of commercial, industrial, public
recreation, and public facilities.

The use allocation table, the Precise Plan
Map, and the following texi supplement
the general plan guideline presented in
the preceding part of this document.

Harbor Island/Lindbergh Field
Planning Subareas

Planning District 2 has been divided into
nine subareas (Figure 10) to provide a
more specific explanaiion of the intent of
the Plan.

Spanish Landing Park

Spanish. Landing FPark, subarea 21,
extends along the noth bank of the
Harbar |sland West Basin and occupies
11.2 acres of land. Another 1.3 acres is
designaied for promenade in the form of a
bicycle and pedestrian path. This area is
completely developed except for the
possibility of a fishing pier near the west
end. Approximately one mile of public
access fo the shore is provided by this
park. Historic markers located in the park
commemorate Juan Rodriguez Cabrillo’s
discovery of San Diego Bay in 1542, and
the exploratory party of Gaspar de Portola
in 1765-70.

West Harbor Island

West Harbor Island, subarea 22, has been
completely developed with commercial

recreational wuses such as  hotels,
restaurants, marinas, and marine related
commercial business. No changes fo this
A7.7-acre commercial recreation area are
anticipated.

East Harbor Island

The east end of Harbor Island, subarea
23, has bean s the last subarea 1o
complete phased development_and is
designated for Commercial Recreation
uses. The last project  aFuture
development in this subarea includes up
i three hotels with a combined fotal of no
more. than - -

: 00" rooms- The hotels
would be located on the marina parcel or
west of the marina parcel (former airport
emplovee parking lot); no hotels would be
sited on the restaurant parcel on the
eastemmost end of the island. These
hotels—is will he sited o be responsive o
views of San Diego Bayihs sifpord and
the downtown San Diego skyline.
Maximum building heights will be astablish
consisteniey  with adoplted  aircraft
approach paths_and Federal Awiation
Administration (FAA) requlations. Fhe
botalHotels complax may includes fypical
supperting facilities and  ancillary  uses
such as swimming pools,  spas.
eommereinl  retall  shops, restaurants,
cocktail lounges, meeting and conference
space, and recreational facilities, including
piers; and—ancilaneuses. A manna of
approximately 550 slips is located
adjacent to the hotels and occupies most
of the basin.

The eastern end of the peninsula is
anchored by restaurants_in two structures,
which are uniguely sited on the water's
edge.

The exisiing promenade along  the
southem side of Harbor Island Drive will
e extended to the eastern portion of the
East Harbor Island subarea and along
Harbor Island East Basin. The exiended
promenade will be located to  provide
views of the San Diego Bay, the
downtown San Diege skyline, and the




Harbor Island East Basin. It will be located

shoreline public promenade which will be

immediately adjacent o the shoreline

open for public use prior o the issuance of

except at the southeast end of the
peninsula_where it moves inland briefly

a final Cerificate of Occupancy for that
hotel project.

due to an existing restaurant structure. At
such time when the cumulative

When the promenade is locafed within a

redevelopment of the resiaurant structures

privaie  leasehold or on a Pord

exceads demuolition and relocation of more

development site, improvements and the

than 50% of the exterior walls (excluding

promenade will be siled to allow

maintenance and repairs) so as fo change

uninterrupted pedesirian flow. Benches

the footprint, the promenade wil he

and viewing decks adjacent to the

relocated adjacent to the shoreline.

The promenade will provide pedestrian

promenade  will bhe sited to  provide
multiple viewing opportunities in 2 manner
that does not obstruct pedesirian flow.

access around East Harbor Island and will

Public_access and other path-finding

connect the hotel developments, marina.
and restaurants fo the rest of Harbor
Island. For each development or

signage, as well as signage identifying
that the promenade i5 open to the public,
will be placed at sirategic locations

redevelopment an the westemn half of East
Harbor Island, completion of the public

throughout East Harbor Island to guide
quests and wisitors o and from _public use

bayside promenade along that
development or redevelopment site will be
required by the Port. On each hatel

areas_restaurants. and other facilities.

Public access corridors that provide views

project site_the shoreline promenade will
be a minimum of 10-feet wide and that
respective poriion must be fully completed

will be located between hotel structures to
gllow visual and physical access and
connectivity to the Harbor Island East

prior to the completion of any new
structiure reguiring the issuance of a final
Cerificate of Occupancy on that hotel

Basin, San Dieqo Bay, and Harbor Island
Drive.  These public_accessways will be
kept free  of obstructions.  Public

project site. The promenade will include
connections across the hotel project sites

accessways may include public activation
amenities such as benches, lighting,

to_the public sidewalk adjacent t0 the
north side of Harbor |sland Drive.

At the Sunroad Resort Marina, the 10-foot

signage. parking, and landscaping and
these amenities shall not be considersd
chstructions.  In order fo preserve views
and encourage public access, huilding

wide promenade will be continued on the

envelopes will not exceed seventy percent

shoreline: side of the marna cffice and

(7T0%) of each project site Public

west locker buildings when the cumulative

activation _amenities  shall not  be

redevelopment_of the marina office and

considered part of the building envelope.

west locker buildings exceeds demolition
of more than 50% of the exterior walls and
substantial structural components.

Any hotel project on the Sunroad Resort
Marina leasehold that is developed before
the aforementioned cumulative marina
office and west locker  buildings
redevelopment shall provide public access
along the bayside length of the marina
leasehold.  Within the marina's existing
swimming pool enclosure and bayward of
the west locker building, the walkway may
be reduced fo a minimum 5-fool wide

Al public access improvements (i.e.
promenade,  accessways,  public  art,
signage, seating) on each respective hoigl
site shall be completed and open to the
public at the time that each respective
hotel begins occupancy. The one or two
hotels with a combined total of up to 325
rooms shall provide activating uses, such
as food semvice (e.g.. restaurant(s) walk-
up café coffee shop, cocktail lounge),
outdoor seating and dining areas. and
retail shops open to the public, which will
be  integrated  info  the  hoiel(s)




proporiionate to the type and extent of
development or redevelopment.

As the East Harbor Island subarea is
developed or redeveloped, Harbor Island
Drive may be resized and realigned io
optimize use of East Harbor Island. This
may allow for increased and enhanced
public enjoyment of the hay. The
promenade  and new  public  access
feaflures (e.g..  benches) will provide
enhanced open space and public access
opporunities within the East Harbor Island
subarea.

A public promenade parallels the active
ship channel of the bhay and iensures
pedesinan and hicycle coastal access.
Landscaped open space on Harbor Island
Drive is retained with the street design of
an upgraded and modified “T° inter-
section. Utility capacity is expanded fo
meet increased service needs



TABLE &

Precise Plan Land and Water Use Allocation

HARBOR ISLANDILINDEERGH FIELD: PLAMMING DISTRICT 2

LAMD WATER TOTAL ®OF
USE ACRES USE ACRES ACRES TOTAL
Existing Revised Existing Rewised
COMMERCIAL Eoe 213 COMMERCIAL 105.8 1oe4 187.1 206
Alrpon Related Commersial 3.0
Commercial Recreation =5 £3.3 FRecreational Boal Barthing 1053
INDUSTRIAL G318 IHDUSTRIAL 112 6430 G5%
Aviation Related Indusfial 1306
Industrial Businass Park 331 Spedallzed Berthing 112
Irtemiational Alrpart 4551
PUBLIC RECREATION &2 258 PUBLIC RECREATION 450 H= 70.6 T9%
Open Space 7= £1 Coen BayWater 450
Pam 6.4
Promanags 23 34
PUBLIC FACILITIES geg 6.7 PUBLIC FACILITIES 12.0 4.2 84.7 8%
Harbor Services 1.3 Harbor Sarvices 53
Strets £23 ES.4  Boal Mavigaton Comidor 127
TOTAL LAND AREA B15.4 TOTAL WATER AREA 180.0
PRECISE PLAN LAND AND WATER ACREAGE TOTAL 9354 100%
Moter Does not Incluge:
Leased Fegara' Land 22,5 acres
Stafe Sumerged TiceEnos  471.3 acnes
Leased LipEnds 4.7 gcres
Rewised screage includes:
East Harbor Isiand Subarea FHMPA — CCC on )OO0 XX, 2013
Revised: 08-20-12
I 2rl
Bﬁ sy %
cAll
/| kEt i '-_L




A T

LOGEYS Al

wnnimg soqer SRR
FD] [O1U07) HEH] g

sty Bunyy gng m_

e (T

e <o g

.t WO LOjIDT)
saowses oy
puey

Y}

sy Ay [mney (=)
afiesoyzuy ooy +
sapusic uaneEvey 1eog [

ey

LMDV Jnand

i

Law

MIOLYIEOEH 206N pury]

FELITY

oY -0l GujULR]d #E PUET
o e NV 1d 3SID344d ONV1S1 HOHEUYH/A 1314 D43 8aNn P
t | L —] |}
) Lo B 2 ..—.u_.-u.w_n m_.___h_.._.ﬂ—l “wosdde sjeas L
o) uoqRISUILEY Loy -l Bungsagpampenads N e sseusng Eusnpu
feune) podey [Eeamusy [ FLRSNOUY PRSEY UCORNY 47
= ynEs T P
SHARE SRS [RUdlEy & wodmy [RuonewEL ASONNOE INDT THLSHID sisiasivimsi
oy T [ maay Hgng =¥ = 3NN BT
- eds uadp (RN TWEALSTHING ‘zun,__wﬂ.w..._p_d“m._“.mmh g
T A T T, — warrs dwng Aepueg _._.-lL.. INNOVEHEAI I T
wag Bupany [§] e paicwy vodiy. S =N mnw“ﬂfzqu.___.
i
|
|

LTRSS | PSR

THDHETMNCD

Bunyisag 1eag uan=aay -

piry )
- /!
i

IRy

[RUTER LI L e

Aanis orlbilew fwery 1t

(IS 03 PR e
fysadoig Jusuniseon o mluﬂ_ S




Project List

A listing of projects and appealable classifications is shown in Table 9.

TABLE 9: PROJECT LIST aprEALABLE L
FISCAL
HARBOR ISLAND/LINDBERGH FIELD: PLANNING DISTRICT 2 pEVELOPER L YEAR
susaREs 4
1. HOTEL{SHEGMRELEX: on western half of Subarea 23: up bo two hotels £88 33 T Y g
with 3 combined total of no more than 225 reams, ﬁmd.&enu&m Ba2017-
restawrant{s ). walk-up café, coffes shop. cocktad lounge), mesting :-Iﬂd 20
conference space; parking; landscapings; bayside public promenad
2. PORT ADMINISTRATION BUILDING REMOVATION: Renovate building; B P M 1993-35
Caonstruct parking structure: install [andscaping
3. AIRPORT ACCESS ROAD: Construct 2T o Y 199585
4. FUEL FACILITY: Expansicn to north side of airport 25 P M 199223
b, ACCESS ROADS: Revise awport intemnal roed system 28 P N 1093-24
G. LAUREL STREET: Widen between Harbor Drive and Pacific Highway 2 P Y 199485
7. MEW AIRPORT TERMINAL: Constnuct facility; apron; taxmway 26 P M 1993-85
B AMCHORAGE FACILITY: Install permeter marker buoys at Anchorage A-B 23 P Y 1885-28
8. CONVAIR LAGOON: Sediment remediation 24 T M 1898-27
10. INTERIM EMPLOYEE PARKING LOT: Construct airport employee parking i i] P M 2001-02
lot and stagng area for taxis, shuthe vans and charter buses; replace stom
drain
11. HOTEL: 'gg tl:- ?TE- MHMS Mﬂlm manna .F'duﬂ ng "TIItE'd meetlnn space 23 T X 2014-
tmf'ﬁc l:.-.lrde an-:l n:ua-:lwa-.r
P- Port District M- Mo
T- Tenant - Yes
J
N drl
_J

@H_




EXHIBIT NO. 6

Resolution of Approval

Port of San Diego PMPA #46

California Coastal Commission
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