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August 3, 2023 
 
 
California Coastal Commission 
Hearing at Oxnard Meeting 
9:00am, Thursday, August 10, 2023 
 
RE:  Agenda No:    Th20a 

Appeal No:  A-6-DMR-23-0022 (Vonder Reith, Del Mar) 
 Project Address:  120 6th St., Del Mar, CA 
 
CDP review comments and responses: 
 
The following is a response to the Staff Report, dated 7/20/2023, provided for the above project submitted to the 
Commissioners for the above hearing.  
 
A. General Information: 

The owner of the above project has proposed constructing a 1,000sf ADU for their property.  This is in 
accordance with the latest state laws that allow a homeowner to provide an ADU for a property.  As the City of 
Del Mar has not established a new updated ADU ordinance, the state law states that the defined requirements 
shall be used where appropriate.  The in-place city LCP requirements are to be observed and those 
requirements were implemented for the development of the project.  As the architect, we have submitted several 
options over the past year and the proposed ADU is in compliance with the city’s zoning regulations, the city’s 
LCP, the state housing ADU laws, and what the city has been defined are the requirements for the California 
Coastal Commission.  The city has approved the project as submitted, is now open to the public for review and 
can be appealed to the Coastal Commission for further review. The project has been appealed to the Coastal 
Commission by several neighbors and is now to be determined by the Commissioners as to whether the project 
has “significant issues”.  Thus, the project is subject to be approved or denied based on this review by the 
Coastal Commission.   
 
The Staff Report as presented appears in our view to be inconsistent with some of the issues noted.  The 
following is a summary of items we feel should be considered.   

 
B. Local Coastal Program (LCP) and Public Views: 

a. We have coordinated the review process for the development and approval for the ADU with the city for 
several months.   There were several design and location alternatives presented prior to the eventual 
project approval.  This final location and design for the ADU was approved by the city and determined to 
be in compliance with all requirements including the LCP.   

b. The City of Del Mar LCP does not define Public Views from the public streets such as 6th Street.   
c. As the architect, I recognize that public views are very important.  We located and designed the 

proposed ADU to limit the amount of existing blue water view obstruction.  Our studies showed that all 
designs and locations would have some impact on blue water ocean views from 6th Street. The 
proposed location was determined the best compromise for the ADU’s function and impact on views.  

d. The option to place the ADU on the top of the existing residence was a consideration and would have 
likely provided the least amount of view obstruction.   However, the attached ADU in this location was 
not allowed by the city zoning and LCP.   

e. For further information regarding the public view obstruction, see Exhibit 6 as attached to the Staff 
Report and our presentation as per the link at the end of this document.   

 
C. Parking Requirements: 

a. The city zoning requirements for parking this site: 
i. One (1) car parking space for each two-bedroom residence 
ii. There are two (2) two-bedroom residences on the site = (2) car parking spaces required.  
iii. The required parking is provided in an existing detached two-car garage. 

b. An existing gravel area for parking is provided off 6th Street: 
i. By city standards, due to size of the gravel area (approximately 15’ x 32’), this provides for a 

single parking space (9’ x 18’). 
ii. This existing gravel area and the single parking space is in addition to the required parking for 

the site.  
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iii. It is noted that family and friends have been able to squeeze four (4) cars within the gravel area if 
the cars extend out to the street right of way.  This would not be considered a viable parking use 
by the city and may be considered illegal as there is “no-parking” posted along 6th Street in this 
location. 

iv. However, even with the construction of the ADU, it is still feasible to park the same number of 
four (4) cars in this location, legal or not. 

v. The owners are willing to widen the gravel area to provide for two (2) approved standard parking 
spaces within the gravel area.  This would provide two (2) parking spaces in addition to the 
required existing parking. 

c. Parking is an important issue for the Coastal Commission Guidelines.  In this area, an ADU may not 
remove existing parking.  This project maintains the existing parking and can add an additional qualified 
parking space to the project.   

 
D. Other issues presented by appellants: 

As the architect, I provided a presentation responding to the issues above and to the other issues that 
the appellants had submitted as part of the appeal to the Coastal Commission.  This presentation was 
not included in the Exhibits provided by the Staff.  This presentation provided descriptive and graphic 
information responding to the issues presented by the appellants. If the Commissioners wish to review 
this presentation, it can be viewed from the following link:  

 
https://1drv.ms/b/s!AqFAIexrHjdaopw6ZUKehgFNkx8IQA?e=4jYwlb 
 

 
E. Summary: 

ADU development and implementation has become a difficult issue to determine all the factors that can 
impact the surrounding communities.  The State of California has created the allowance for ADU’s and 
it is the right of a homeowner to construct one if all the requirements are meet.  Based on all the 
conditions and the project requirements, the proposed ADU by the Vonder Reith’s appears to only 
impact the Coastal Commission Requirements regarding the blue water ocean views.  The amount of 
impact on the views is a subjective decision to be made by the Commissioners as to how much a 
project can be allowed to impact views.  As noted, we have made every effort to limit this view impact 
and feel the view blockage is reasonable in comparison to the allowed projects within the community 
both in the past and present. We hope this project can be seen as positive to bring additional housing 
and users to the beach community.   
 
Thank you for your consideration for approval of the project.  
 
 
Warren W. Scott, AIA  
C11211 

https://1drv.ms/b/s!AqFAIexrHjdaopw6ZUKehgFNkx8IQA?e=4jYwlb






July 25, 2023 
 
 
The Commission 
California Coastal Commission 
 
 
 
Re: A‐6‐DMR‐23‐0022 (Vonder Reith ADU) – SubstanƟal Issue 
 
Dear Commissioners: 
 
The proposed ADU project raises a substanƟal issue and is not consistent with the Coastal Commission’s 
mission or the City of Del Mar’s Local Coastal Program. 
 

 The proposed project site is the last house on 6th Street next to the bluffs. 

 6th Street is a substanƟal scenic public view corridor with oceans views from numerous vantage points 
which the public enjoys daily.  The proposed ADU will block blue water and white‐water views from 
those public vantage points. (See aƩached photos) 

 The construcƟon and lot coverage will create addiƟonal adverse condiƟons along this secƟon of the 
coast that are known to create stress and erosion on the unstable bluffs. The project and construcƟon 
propose approximately 60% of the 1st floor of the ADU to be undergrade.  The addiƟonal hardscape 
causes addiƟonal runoff which is known to accelerate erosion of the bluffs. 

 The proposed ADU will not provide necessary parking and will negaƟvely impact the already limited 
public street parking on 6th Street.  It will reduce 2 spaces to 1 space.  There are No Parking signs at the 
street in front of this property, the house to the east next door and the 2 houses across the street.  It is 
nearly impossible to find street parking on 6th Street now. 

 This ADU will not provide affordable housing.  The rents in this area of extremely high, $5,000, and 
higher for 1,000 sf units. 

 The proposed project encroaches onto the railroad right of way by approximately 3‐4 feet. 
 
This ADU is not consistent with the Coastal Commission’s mission to protect, conserve, restore and enhance 
the state’s coastal resources.  It’s my opinion the Coastal Commission should implement a No ADU zone along 
the unstable bluffs.  It is unreasonable to allow construcƟon that not only blocks public views, negaƟvely 
impacts public parking, but creates addiƟonal stresses on the unstable bluffs. 
 
Thank you for hearing my concerns. 
 
Sincerely, 

Gwynn 
Gwynn Thomas 
Owner of 149 6th Street & 151 6th Street, Del Mar 
(803 Amiford Dr, San Diego) 
619 997‐5219 
 
AƩachments:  Photos of 6th Street Del Mar 
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August 3, 2023 
 
To: California Coastal Commission 
Re: Commission Appeal No. A-6-DMR-23-0022 
From: Jeff Sturgis 
 
Dear Commissioners, 
 
I am wriEng to appeal the costal development permit decision (local permit # CDP23-001 for 118 & 120 
6th Street, Del Mar, CA 92014), and to ask that you find that this maVer is a “substanEal issue” and affirm 
staff’s recommendaEon with respect to the grounds cited in the report.  
 
As the commissioners are fully aware, the current regulaEons of ADUs and local review of proposed 
developments are currently in tension. The fact of the maVer is that the applicant for this project had 
concurrently sought an ADU at the exisEng northern unit and an aVached ADU at the new southern unit. 
These ADUs must be reviewed under a ministerial process and cannot be considered by the City of Del 
Mar’s Design Review Board (DRB) and applicable ordinances, including impacts to private scenic views, 
and scenic views as it relates to the Coastal Act are under the purview of this body. 
 
At a noEced public hearing on August 24, 2022, the City of Del Mar DRB reviewed a request to demolish 
an exisEng dwelling unit from an exisEng detached duplex and construct a new one-story detached 
dwelling unit residence with detached garage and to perform associated landscape and site 

improvements at 118-120 6th Street.  
 
The DRB’s main concern was related to the height of the structure. The Board requested that the 
applicant look for strategies to reduce the plate height of the structure and therefore reduce the overall 
height of the structure to address concerns related to bulk and mass and to Scenic View Blockage.  
 
The City of Del Mar DRB had concerns related to unreasonable scenic view blockage, harmonious design 
with surrounding neighborhood, and lack of landscaping. The DRB ulEmately voted unanimously (7-0) to 
deny this project based on DMMC 23.08.77 D and H. 
 
This applicant’s architect knows fully well that because this project was denied by the DRB, they are now 
trying to maximize the ADU, which negaEvely impacts highly scenic views from public vantage points 
since the site is the most seaward residenEal lot at the end of our street. The City of Del Mar DRB had 
concerns related to unreasonable scenic view blockage, and the ADU as proposed suffers the same. 
 
I ask that the Commission find substanEal issue and grant this appeal. 
 
Respeceully, 
 
 
 
Jeffrey G. Sturgis 
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TO: California Coastal Commission 

FROM: Rich & Mary Lou Amen 

RE: Appeal Number A-6-DMR-23-0022 

DATE: July 31, 2023 

 

We strongly oppose the proposed ADU development to be built at 118 and 120 6th Street, Del Mar, CA. 

We are surprised that we are not on the list of Appellants issued on the Public Hearing NoƟce of July 21, 
2023, as we were signatories to the leƩer of objecƟon sent to the Coastal Commission. 

Our property is located at 144 Sherrie Lane, Del Mar, which is the second residence behind the proposed 
development and has views directly impacted by this proposal. 

The property owner and her architect previously submiƩed plans for a similar development for 
consideraƟon by the Del Mar Design Review Board.  The applicaƟon was unanimously denied, as it was 
judged that the project would negaƟvely impact ocean views of a number of neighbors, including ours.  
It was further found that the architectural design was out of keeping with the surrounding neighbors 
architecture. 

Now the owners have blatantly disregarded the concerns of their neighbors by proposing a structure, 
under the ruse of an ADU development, that more significantly impacts views.  The original structure 
was 13 feet above grade, this new proposal is 16 feet high, an addiƟonal 3 feet! 

We respecƞully request the Commission to deny this request, as it: 

1. Significantly impacts the ocean views of many neighbors. 
2. Flies against the prior decision to deny the development by the Del Mar Design Review Board. 
3. Is not really an ADU, but rather an aƩempt to build a resaleable residence on this plot. 

If you have further quesƟons, you can reach Rich Amen at 858-922-7450 or 
rich.amen@nuvidaproperƟes.com. 

 

Best regards, 

 

Rich and Mary Lou Amen  
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