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Vicinity Map 



CoSMoS Map Showing Site with 6.6 feet of Sea Level Rise 
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CoSMoS Map Showing the Subject Site with 6.6 Feet 
of Sea Level Rise and 100 Year Flood Conditions 
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1. Public notice- There is no application number printed on the public notice form. See slide #2
2. Garages to be accessed from a public street - Per the Sunset Beach Specific plan, the Tourist District does not permit  garages to be accessed from a public street. See slide #3

• This project was approved by allowing the garages to be access from North Pacific which is a public street.  
• Allowing  garages that did not exist before on public streets causes the removal of those public parking spots and privatizes them for the property owner. These public 

parking spots will be lost forever and are not being replace. 
• This is also happening on in the residential district.    

3. The rear coverage area - Per the Sunset Beach Specific plan, The rear yard coverage area for enclosed accessory structure (garages) is limited to 25%. See slide #4
• This project was approved with 40% of the rear yard coverage area consumed by a enclosed accessory structure (garages)

4. Residential is not permitted above garages - Per the Sunset Beach Specific Plan – Residential is only permitted above the Principal uses . See slide #5
• This project was approved by allowing residential to be built above Accessory uses / structures which are garages . 
• Allowing residential above garages and carports greatly increases the intensity and density beyond the Specific plan and consume additional CV parking. 

5. Residential use shall not exceed 50 percent of the gross square footage of the entire - See slide #6
• The residential for this project exceeds over 100% of the total commercial structure.

6. Outside car sales and displays Per the Sunset Beach Specific Plan – only outside car sales and displays are permitted. See slide #7
• This project was approved for inside car sales and display.  
• (See page 2 of this document)

• The square footage of the project based on the drawings. Attached to this email is the drawing I received from the City See slide #8
• The images of the project. Attached to this email is the drawing I received from the City See slide #9

Address:  16655 Pacific Coast Highway
Sunset Beach, CA. 90742 
(There is no application number listed on the public notice)

Dear Coastal Commission,
I am requesting you deny this project based on the six zoning inconsistency per the Sunset Beach Specific Plan.  At the Zoning Administration hearing I tried 
to raise these issues but they did not respond. Later, I requested an email from the Planning Director to justify their reasoning for allowing the inconsistent
zoning and their responded did not make since. I will email our conversation once I know who to send it to. 



No application number is printed on the public notice.



Issue:  Garage access from a public street.
Please deny this project because.
1) Per the Sunset Beach Specific plan, the Tourist District does not permit garages to be accessed from a public street.
2) For this project the garages are accessed from a public street which is North Pacific.  
3) Garages and carports can only be accessed by alleys, private streets, or common driveways and when separate 

access and circulation systems are provided for pedestrians, guests, and emergency vehicle.

Public streetLocation of garages
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Issue:  The rear coverage area for enclosed accessory structure (garages) is 40%. The SBSP max allowed is 25%

70 ft.

28 ft.

The rear coverage is a total of 70 ft and 28 ft is covered 
by garages. In another words 28 ft. divided by 70ft = 40%

1. Per the Sunset Beach Specific plan, the rear site coverage area for enclosed Accessory structures (garages) shall be limited 25% 
of the total rear yard area. 

2. This project was approved with the enclosed Accessory Structure (garages) consuming 40% of the rear site coverage area. 
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1. Residential uses are not permitted above garages which 
are Accessory Uses/ structure.

2. Residential is only permitted above the principal permitted 
use / structure 

3. Under Accessory Uses, permitted Accessory dwelling is not 
listed or permitted. In another words no residential uses 
above any accessory structures in the Tourist District. 

4. Since residential is not permitted it is prohibited

2nd floor residential 
above garages

1st floor

Residential is not permitted above garages
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http://www.qcode.us/codes/huntingtonbeach/view.php?topic=municipal_code-17-17_73-
17_73_010&highlightWords=gsf

Such residential use shall not exceed 50 percent of the gross 
square footage of the entire. The residential for this project 
exceeds over 100% of the total commercial structure. 

1. Definition for Gross Square Foot/feet (gsf) – Per the HB’s zoning code gsf
means the area of a nonresidential development
• In another words, for a mix-use structure, it refers to the 

commercial section which is the non-residential development of the 
structure. 

• The gsf only appears once in the entire Specific Plan. 

2. This project was approved to allow residential to exceed over 100% of the 
non-development or commercial Use/structure.  
• How- The complete second floor of the Principal Permitted Use is 

residential, plus residential was approved over garages which are 
Accessory Structures. This exceeds 100% of the Principal Structure 
or Commercial structure.  

Below is the information from the drawing. You can see the first floor 
commercial is equal to the second floor residential. 
I believe the first floor total square footage includes the accessory garages 
because the City passed this project stating that this project has no accessory 
structures. 

http://www.qcode.us/codes/huntingtonbeach/view.php?topic=municipal_code-17-17_73-17_73_010&highlightWords=gsf
http://www.qcode.us/codes/huntingtonbeach/view.php?topic=municipal_code-17-17_73-17_73_010&highlightWords=gsf


1. The Sunset Beach Specific Plan only permits 
outside car sales, display or service.

2. This project was approved for inside car sales and 
display.  

3. There is no office space for this building.
4. In another words this is one large parking garage. 
5. Per the HB’s zoning code 204.14 garages are 

Accessory Structures 204.14
6. Per the Sunset Beach Specific Plan residential is 

not permitted above Accessory structures only 
above the Principal permitted use.

Below are the 1st floor dimensions. Please see the 
attachment named drawings. 

Per the Sunset Beach Specific Plan - The Principal use of a INSIDE CAR SALES in not 
permitted. Only OUTSIDE CAR SALES ARE PERMITTED. 
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Below are the square footage of the project based on the drawings. Attached to this email is the drawing I received from the City. 



Below are the drawing of the project. Attached to this email is the drawing I received from the City. 
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