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Gwynn Thomas
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Gwynn Thomas

803 Amiford Dr., San Diego, CA 92107 *

619 997-5219

gwynn.thomas@outlook.com
*owner of 149 & 151 6th Street, Del Mar, CA 92014

X

I contacted the assigned planner at the City of Del Mar immediately upon

notice the coastal permit had been approved by the Director of Planning

and Community Development.

The coastal development permit was approved through an administrative process

that does not require a public hearing per Del Mar Code section 30.75.089 (E)

I didn't receive notice of the pending permit and the notice wasn't posted on the site.

I had no opportunity for participation prior to the permit being approved.

I contacted the City of Del Mar planner immediately when I received notice

the coastal permit had been approved.  This was the only notice given and 

I was not given an opportunity for public input prior to approval of the 

coastal development permit.
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City of Del Mar

Director of Planning and Community Development
CDP 23-001

X

Date wasn't given in the notice.  Date the notice
was mailed is June 15, 2023

118 6th Street, Del Mar Note:  This is the address noted on the City Notice but it is

wrong.  The correct address is 120 6th Street.  This is a duplex 118-120 6th St)

Existing dwelling is one of the original homes on 6th Street built in 1954.  One story.

Applicant is proposing demolish 239 sf of south unit (120 6th St) and add a 2 story ADU

1,000 sf, 3 bedroom w/living area and small kitchen.  Existing structure has front yard

gravel parking for 2 cars.  Applicant is proposing reducing that to parking for 1 car.

The exiting property encroaches 3-4 feet onto the Railroad ROW.  Applicant 
proposes no change to that encroachment.

Approximately 60% of the 1st floor of the ADU will be undergrade.
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Owner of 118 and 120 6th Street

Mary S. Vonder Reith 
c/o Warren Scott 
Warren Scott + Architecture

607 N. Vulcan Ave #4, Encinitas, CA 92024

The project is not consistent with the Del Mar LCP nor the Coastal Act public access

provisions.  The existing structure encroaches upon the Railroad ROW 3-4 ft.

The applicant is proposing undergrade building which adversely affects the unstable 

bluffs.  The existing structure is the last house on the street, closest to the railroad.

It is very unlikely this ADU will ever provide affordable housing because it has

unobstructed 180 ocean views and is in a very high rent district where 1000 SF homes

rent for $4-5,000 a month and far more during summer.  The applicant is reducing gravel

front yard parking from 2 spaces to 1 space which does not comply with Del Mar LCP

DMMC 30.80.030(B).  The street in front of this property and the property next door and

the 2 homes across the street are No Parking.  The project will have a negative impact

on pubic parking as it is located in a beach area with limited street parking.  The 

increase in demand for parking combined with the loss of parking isn't consistent with 

the Coast Act public access policies.  6th Street is a public view corridor and the mass

and size of the ADU will negatively impact the public view corridor.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR 

CALIFORNIA COASTAL COMMISSION 
SAN DIEGO COAST DISTRICT OFFICE 
7575 METROPOLITAN DR., SUITE 103 
SAN DIEGO, CA 92108-4421 
(619) 767-2370 
SANDIEGOCOAST@COASTAL.CA.GOV

APPEAL FORM 

Appeal of Local Government Coastal Development Permit 

Filing Information (STAFF ONLY) 

District Office:  San Diego Coast 

Appeal Number: __A-6-DMR-23-0022________________ 

Date Filed: ___6/29/2023________________________ 

Appellant Name(s): ____Jeff Sturgis_____________________________ 

APPELLANTS 

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal 
development permit (CDP) decision of a local government with a certified local coastal 
program (LCP) to the California Coastal Commission, please review the appeal 
information sheet. The appeal information sheet describes who is eligible to appeal 
what types of local government CDP decisions, the proper grounds for appeal, and the 
procedures for submitting such appeals to the Commission. Appellants are responsible 
for submitting appeals that conform to the Commission law, including regulations. 
Appeals that do not conform may not be accepted. If you have any questions about any 
aspect of the appeal process, please contact staff in the Commission district office with 
jurisdiction over the area in question (see the Commission’s contact page at 
https://coastal.ca.gov/contact/#/).  

Note regarding emailed appeals. Please note that emailed appeals are accepted 
ONLY at the general email address for the Coastal Commission district office with 
jurisdiction over the local government in question. For the San Diego Coast district 
office, the email address is SanDiegoCoast@coastal.ca.gov. An appeal emailed to 
some other email address, including a different district’s general email address or a 
staff email address, will be rejected. It is the appellant’s responsibility to use the correct 
email address, and appellants are encouraged to contact Commission staff with any 
questions. For more information, see the Commission’s contact page at 
https://coastal.ca.gov/contact/#/). 



Appeal of local CDP decision 
Page 2 

1. Appellant information1

Name:  _____________________________________________________ 

Mailing address:  _____________________________________________________ 

Phone number:  _____________________________________________________ 

Email address:  _____________________________________________________ 

How did you participate in the local CDP application and decision-making process? 

  Did not participate      Submitted comment      Testified at hearing     Other 

Describe:  ____________________________________________________________ 

____________________________________________________________

 ____________________________________________________________ 

 ____________________________________________________________ 

If you did not participate in the local CDP application and decision-making process, 
please identify why you should be allowed to appeal anyway (e.g., if you did not 
participate because you were not properly noticed). 

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify 
why you should be allowed to appeal (e.g., if the local government did not follow proper 
CDP notice and hearing procedures, or it charges a fee for local appellate CDP 
processes). 

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________

1 If there are multiple appellants, each appellant must provide their own contact and participation 
information. Please attach additional sheets as necessary. 

Jeff Sturgis

150 6th Street, Del Mar, CA 92014-2709

(858)793-6857

jeffsturgis@me.com

The CDP was approved by City of Del Mar staff ministerially.
Neighbors were not notified in advance of the approval.
No public hearings were held.
Thus, there was no opportunity to object or provide feedback.

Because the project was approved ministerially with no public
hearing, there was no opportunity to object or provide feedback.
The CDP notice had a misleading address:  118 6th St is used
for the northern unit on the parcel.  The ADU is at 120 6th St to the south.

The project was approved ministerially with no public hearing.
Thus, there was no opportunity for any members of the public
to provide feedback.

✔
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2. Local CDP decision being appealed2

Local government name: __________________________________ 

Local government approval body: __________________________________ 

Local government CDP application number: __________________________________ 

Local government CDP decision:       CDP approval             CDP denial3 

Date of local government CDP decision: __________________________________ 

Please identify the location and description of the development that was approved or 
denied by the local government. 

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

2 Attach additional sheets as necessary to fully describe the local government CDP decision, including a 
description of the development that was the subject of the CDP application and decision. 

3 Very few local CDP denials are appealable, and those that are also require submittal of an appeal fee. 
Please see the appeal information sheet for more information. 

City of Del Mar
Planning Department Staff
CDP 23-001

June 15, 2023

1.  Approval of a new detached accessory dwelling unit (ADU; 2-story, 2-bedroom

1000 sq ft with (a) loss of parking on a parcel adjacent to a Coastal Access Point;

and (b)  two-feet depth of grading adjacent to a fragile coastal bluff-edge.

2. Approval of removal of  250 sq ft of existing Living Area in primary unit.

3. Reconfiguration of a two-car gravel parking pad to a one-car pad with 

access from a street with No Parking along the entire parcel front yard.            

The development will have negative impacts on public street parking on a street

 with already highly limited public parking in a high density residential zone.        

The development will have negative impacts on public view corridors across a

Coastal Access Point listed in the City's Local Coastal Program (LCP).             

See additional material attached with Description of Development, Page 1

✔
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3. Applicant information

__________________________________ $SSOLFanW name�V�: 

$SSOLFanW $GGUeVV: 
__________________________________ 
__________________________________

4. Grounds for this appeal4

For appeals of a CDP approval, grounds for appeal are limited to allegations that the 
approved development does not conform to the LCP or to Coastal Act public access 
provisions. For appeals of a CDP denial, grounds for appeal are limited to allegations 
that the development conforms to the LCP and to Coastal Act public access provisions. 
Please clearly identify the ways in which the development meets or doesn’t meet, as 
applicable, the LCP and Coastal Act provisions, with citations to specific provisions as 
much as possible. Appellants are encouraged to be concise, and to arrange their 
appeals by topic area and by individual policies.  

'eVFULEe:  ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

4 Attach additional sheets as necessary to fully describe the grounds for appeal. 

1. Negative impact on public parking  at a Coastal Access Point that serves coastal trails at a location

that already has insufficient public street parking due to an adjacent high density residential zone.

2. Negative impact on public views and public view corridors.                                     

3.  Excessive grading and removal of mature vegetation adjacent to a fragile bluff edge.

4. Improper noticing with misleading address for the project location.      

See additional material attached with Details on Grounds for Appeal, Pages 2-9

Mary S. Vonder Reith

118 6th St, Del Mar, CA 92015



6. Appellant certification5

I attest that to the best of my knowledge, all information and facts in this appeal are 
correct and complete. 

Print name_____________________________________________________________ 

Signature 

Date of Signature  _______________________ 

�. Representative authorization6

While not required, you may identify others to represent you in the appeal process. If 
you do, they must have the power to bind you in all matters concerning the appeal. To 
do so, please complete the representative authorization form below and check this box 
to acknowledge that you have done so.   

I have authorized a representative, and I have provided authorization for them on 
the representative authorization form attached.

5 If there are multiple appellants, each appellant must provide their own certification. Please attach 
additional sheets as necessary. 

6 If there are multiple appellants, each appellant must provide their own representative authorization form 
to identify others who represent them. Please attach additional sheets as necessary. 

Appeal of local CDP decision 
Page 5

5. Identification of interested persons

On a separate page, please provide the names and contact information (i.e., mailing 
and email addresses) of all persons whom you know to be interested in the local CDP 
decision and/or the approved or denied development (e.g., other persons who 
participated in the local CDP application and decision making process, etc.), and check 
this box to acknowledge that you have done so.   

 Interested persons identified and provided on a separate attached sheet 

      Jeffrey G. Sturgis

June 29, 2023

✔
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Appeal	of	118-120	6th	St	Coastal	Development	Permit	
Issued	June	15,	2023,	per	Notice	Letter	from	the	City	of	Del	Mar	

	
Date	of	Determination:	 June	15,	2023		 Permit	Number:		CDP	23-001	
	
Description	of	Development:	

1. Approval	of	a	new	detached	accessory	dwelling	unit	(ADU;	2-story,	2	bedroom,	1000	sf)	
with		

a. loss	of	parking	on	a	parcel	adjacent	to	a	Coastal	Access	Point	that	serves	coastal	
trails,	and		

b. two	feet	depth	of	grading	adjacent	to	a	fragile	coastal	bluff-edge.	
2. Approval	of	demolition	and	removal	of	about	250	square	feet	of	the	south	side	of	the	

existing	house.	
3. Reconfiguration	of	a	two-car	gravel	parking	pad	to	a	one-car	parking	pad.	
4. Approval	of	a	Coastal	Development	Permit	(CDP)	in	spite	of	impacts	on	public	street	

parking	on	a	street	with	already	limited	public	parking	and	impacts	on	public	view	
corridors	across	a	Coastal	Access	Point	listed	in	the	City’s	Local	Coastal	Program	(LCP).	

	
Appellant	participation:		The	entire	project	was	approved	ministerially	by	the	City	of	Del	Mar	
without	any	Public	Hearing	and	with	no	notice	to	the	neighbors	during	the	City’s	review	
period.		Thus,	there	was	no	opportunity	for	anyone	to	provide	feedback	or	objections.	
	
Appellant’s	interest:	
	

1. PARKING	IMPACTS:		Public	parking	for	coastal	access	is	already	insufficient	and	
limited	on	6th	Street	and	from	4th	St	to	8th	St	along	Stratford	Court.		The	public	parking	
will	be	negatively	impacted,	which	in	turn	will	impact	coastal	access	and	impact	all	
residents	along	these	streets,	which	include	streets	in	R-2	and	in	RM	(Residential	
Mixed)	zones.		One	parking	space	(of	four)	will	be	eliminated	on	the	118-120	6th	St	
parcel	concurrent	with	adding	an	additional	housing	unit.		The	negative	impacts	on	
public	parking	will	impact	public	access	to	the	coast	along	the	Del	Mar	Upper	Bluff	
Coastal	Trail	that	runs	from	4th	St	to	8th	St	with	access	at	the	street-end	at	6th	St	adjacent	
to	the	118-120	6th	St	parcel.	

	
118-120	6th	St	has	“No	Parking”	signs	along	its	entire	street-side	boundary	as	does	the	
parcel	to	the	east	and	the	two	street-end	parcels	across	the	street	to	the	south.		“No	
Parking”	at	this	bluff-top	street-end	is	essential	for	public	safety	and	fire	equipment	
access	and	also	for	preservation	and	enhancement	of	public	view	corridors.		The	
immediate	neighborhood	is	already	underserved	for	public	street	parking,	as	are	all	the	
bluff-top	street	ends	from	4th	St	south	to	13th	St,	and	will	be	more	so	due	to	loss	of	
existing	parking	on	this	parcel	with	or	without	a	new	ADU.	
	
118-120	6th	St	has	a	one-door	2-car	garage	on	Sherrie	Lane	(alley)	that	serves	the	
northern	~900	sf	dwelling	unit	on	the	lot	and	a	2-car	gravel	parking	pad	on	6th	St	that	
serves	the	southern	~1100	sf	dwelling	unit.		The	2-car	parking	pad	will	be	replaced	
with	a	one-car	pad	that	is	9’	x	18’	in	size.		This	single	pad	is	insufficient	for	the	existing	
dwelling	units	with	or	without	the	new	third	ADU	dwelling	unit	that	will	be	on	the	
southern	half	of	the	parcel.		The	lack	of	sufficient	on-site	parking	will	lead	to	additional	
vehicles	parked	away	from	the	parcel	elsewhere	on	6th	St	and	overflow	will	go	to	
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Stratford	Court,	which	already	has	high	demands	on	public	parking	due	to	the	many	
high-density	residential	buildings	in	the	adjacent	RM	neighborhood.	
	

2. PUBLIC	VIEW	CORRIDOR	IMPACTS:	Open	public	views	of	the	ocean	across	the	front	
yard	setbacks	on	the	north	side	of	6th	St	will	be	lost.		The	public	view	corridor	down	6th	
St	toward	the	west	and	the	public	coastal	access	point	at	the	street-end	will	be	reduced.	

	
3. NOTIFICATION	IMPACTS:	The	notification	letter	to	residents	within	300	feet	had	the	

wrong	address;	the	address	of	the	parcel	is	118-120	6th	St.		The	southern	dwelling	unit	
is	marked	on	the	street	as	120	6th	St,	and	the	northern	dwelling	unit	is	marked	on	
Sherrie	Lane	as	118	6th	St.		The	partial	demolition	of	the	existing	primary	dwelling	unit,	
reconfiguration/reduction	of	a	2-car	parking	pad,	and	construction	will	be	on	the	120	
6th	St	southern	portion,	not	the	118	6th	St	northern	portion.		Thus,	neighbors	were	
confused	by	the	notification	letter	sent	by	the	city.	

	
Grounds	for	the	appeal	to	the	Coastal	Commission:	
	

1. FACTUAL	ERROR.	NEGATIVE	IMPACT	ON	PUBLIC	PARKING	FOR	COASTAL	ACCESS:	
	
Public	street	parking	in	the	neighborhood	is	already	highly	limited.	The	entire	
west-most	100	feet	of	6th	St	on	both	sides	is	designated	as	No	Parking	for	safety	
and	public	view	reasons.		Loss	of	one	space	and,	concurrently,	the	addition	of	a	
third	dwelling	unit	that	is	larger	than	one	of	the	two	existing	houses	will	reduce	
the	available	parking	on	the	parcel	and	increase	overflow	from	the	parcel	onto	the	
neighboring	streets.		Already,	there	is	no	room	for	overflow	parking	because	6th	St	
is	adjacent	to	the	high	density	Residential	Mixed	(RM)	zone.	
	
	
LOSS	OF	1	OF	2	PARKING	SPACES,	ESPECIALLY	WITH	ADDITION	OF	ONE	ACCESSORY	
DWELLING	UNIT	WILL	IMPACT	PUBLIC	PARKING	FOR	COASTAL	ACCESS:	
	

The	118-120	6th	St	parcel	has	four	parking	spaces:		2	in	a	two-car	one-door	garage	on	
Sherrie	Lane	(alley)	that	serves	the	northern	~909	sf	dwelling	unit	on	the	lot	and	2	on	a	
two-car	gravel	parking	pad	on	6th	St	that	serves	the	southern	~1185	sf	dwelling	unit.		
The	two-car	gravel	parking	pad	will	be	reduced	to	one-car,	9’	x	18’	in	the	front	
yard	setback.	
	
Thus,	one	existing	space	out	of	two	for	the	southern	dwelling	unit	will	be	lost.	
	
The	southern	dwelling	unit	has	no	dedicated	garage	parking,	given	the	reality	that	the	
Sherrie	Lane	garage	has	one	door,	faces	Sherrie	Lane,	serves	the	existing	northern	unit,	
and	is	not	quite	wide	enough	for	two	cars	to	fit	side	by	side.	One	gravel	pad	space	is	
insufficient	for	the	southern	dwelling	unit	with	or	without	a	new	ADU	on	the	southern	
portion	of	the	parcel.			
	
The	reduced	parking	will	lead	to	additional	vehicles	parked	in	the	limited	parking	
spaces	on	6th	St	with	overflow	to	Stratford	Court	which	already	overflows	in	parking	
demand	due	to	the	adjacent	high	density	RM	(Residential	Mixed)	neighborhood.	
	
	

EXISTING	PARKING	CONSTRAINTS	ON	6th	ST:	
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6th	St	is	300	feet	long	from	Stratford	Court	to	the	west	street	end,	i.e.,	600	linear	feet	on	
both	sides.		However,	250	linear	feet	with	No	Parking	signs	include	the	entire	parcel	
width	for	118-120	6th	St	and	the	parcel	to	the	east	(100	feet)	on	the	north	side	as	well	as	
the	entire	parcel	widths	for	the	three	west-most	parcels	on	the	south	side	(150	feet).	
The	No	Parking	area	at	the	bluff-top	street-end	is	essential	for	public	safety	and	fire	
equipment	access,	and	for	maintaining	and	maximizing	public	view	corridors	at	the	
coastal	Public	Access	point	at	the	street-end.			
	
Driveway	entrances	on	the	other	parcels	further	restrict	street	parking,	leaving	under	
270	linear	feet	available	for	street	parking	on	6th	St.		(See	Photos	1	and	2	as	illustration)	
	
Street	parking	on	Stratford	Ct	adjacent	to	6th	St	is	regularly	completely	full,	especially	in	
the	evenings	and	overnight,	due	to	overflow	parking	needs	in	the	Residential	Mixed	
(RM)	zone	adjacent	to	6th	St	on	the	south.		For	example,	residents	and	guests	of	48	
apartments	at	510	Stratford	(one	acre	parcel;	density	is	48	units	per	acre),	53	
apartments	at	526	Camino	Del	Mar	(1.3	acres;	density	is	40	units	per	acre),	and	multi-
family	condominium	buildings	at	519	(18	du/0.5	ac),	511	(10	du/0.5ac),	425	(18	du/0.5	
ac),	and	424	Stratford	(38	du/1	ac)	as	well	as	615	(16	du/0.55	ac),	639	(16	du/0.55	ac),	
and	703	(12	du/0.5	ac)	all	depend	heavily	on	public	street	parking	along	Stratford	Ct	
for	overflow	vehicles,	guests,	and	visitors.		This	total	of	229	units	on	6.5	acres	within	
one	block	of	the	project	are	an	average	density	of	35	du/ac.		Further,	the	buildings	at	
510	and	511	utilize	their	entire	street-front	parcel	width	for	on-site	parking,	further	
limiting	the	public	street	parking	in	the	neighborhood.	
	
Thus,	the	impact	of	loss	of	one	of	two	6th	St	on-site	parking	spaces	at	118-120	6th	with	
or	without	the	concurrent	increased	need	for	parking	created	by	an	additional	dwelling	
unit	will	have	a	negative	impact	on	public	parking,	on	the	health	and	safety	of	residents	
in	the	neighborhood,	and	on	public	access	to	the	coastal	bluff	trails	that	are	accessible	
from	the	6th	Street	street-end,	an	entrance	that	is	included	as	a	public	access	point	in	
Del	Mar’s	Local	Coastal	Program.	
	
	

2. FACTUAL	ERROR.		NEGATIVE	IMPACT	ON	PUBLIC	VIEWS	
	

The	6th	St	street-end	is	a	recognized	public	access	point	to	Del	Mar’s	coastal	bluff	trails.		
The	view	corridor	toward	the	street-end	presents	a	beautiful	open	ocean	view	to	
passers-by,	hikers,	bikers,	and	visitors	to	the	coastal	bluff	trails.		The	proposed	
modifications	to	the	existing	dwelling	unit	and	parking	pad	with	removal	of	mature	
vegetation	will	impact	that	view.		(See	PHOTOS	2	and	3)		Any	similarly	situated	future	
front-yard	projects	would	further	impact	public	views.			
	
The	public	access	trail	map	in	Del	Mar’s	Local	Coastal	Program	is	on	pages	85-89	at	the	
following	link:	https://www.delmar.ca.us/DocumentCenter/View/620/City-of-Del-
Mar-Local-Coastal-Plan?bidId=	(See	PHOTO	4	for	excerpt	showing	6th	St	on	the	map)	

	
	

3. CONFLICTS.		Del	Mar’s	Local	Coastal	Plan	(LCP)	(available	at	
https://www.delmar.ca.us/DocumentCenter/View/620/City-of-Del-Mar-Local-Coastal-
Plan?bidId=	)	and	Parking	Ordinance	Section	30.80.030.	
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ADUs	must	be	considered	in	the	context	of	a	certified	Local	Coastal	Program	and	must	
adhere	to	the	zone	requirements	in	the	LCP.		The	proposed	ADU	conflicts	with	Del	Mar’s	
Local	Coastal	Program	(LCP)	in	several	ways,	including	the	following:	
	
a. INSUFFICIENT	PARKING.		The	proposed	ADU	and	modifications	to	the	existing	

structure	and	parking	pad	will	reduce	the	on-site	parking	spaces	by	one	space	and	
at	the	same	time	increase	the	need	for	parking	by	adding	a	third	dwelling	unit	on	a	
street	with	a	coastal	trail	public	access	point.			
	

More	than	one-third	of	the	street’s	linear	feet	is	already	designated	as	No	
Parking,	including	the	entire	street-front	along	the	parcel	at	118-120	6th	St.		The	No	
Parking	areas	at	the	street-end	are	necessary	for	public	safety	and	fire	equipment	
access,	and	to	maintain	and	maximize	open	public	view	corridors.	
	

Del	Mar’s	LCP	and	DMCC	Section	30.80.030	require	one	garage	space	per	unit	in	a	
multi-family	structure;	and	for	each	multifamily	unit	with	two	or	three	bedrooms,	an	
additional	on-site	parking	space.			The	multifamily	dwelling	units	at	118-120	6th	St	
were	advertised	for	sale	in	January-February	2018	as	2	units	with	a	total	of	4	
bedrooms	and	3	bathrooms	(see	https://www.zillow.com/homedetails/118-20-6th-
St-Del-Mar-CA-92014/16763088_zpid/;	parcel	#	3001821200;	see	PHOTO	6	for	
excerpt).		Thus,	it	seems	that	four	spaces	are	required	for	the	two	units	on	this	parcel.			

	
Moreover,	with	the	addition	of	a	third	unit,	according	to	a	strict	reading	of	the	

parking	calculations	in	the	LCP,	three	garage	spaces	and	at	least	two	onsite	spaces	
are	required	for	three	units	on	this	parcel,	at	least	two	of	which	have	2+	bedrooms.	

	
The	location	of	the	proposed	ADU	will	eliminate	one	of	two	existing	parking	

spaces	on	a	gravel	pad,	reduce	the	total	number	of	parking	spaces	for	the	two	
existing	units	to	3	spaces	which	is	at	least	one	too	few	given	the	number	and	
distribution	of	bedrooms,	and	add	an	additional	1000	sq.	ft.	dwelling	unit	with	no	
parking	space.			
	
These	parking	space	numbers	do	not	meet	the	requirements	of	the	OFF-
STREET	PARKING	REGULATIONS	for	Dwelling	Units	in	the	LCP	(page	81).		
	
Further,	the	reduction	in	on-site	parking	conflicts	with	LCP	Goal	IV-D,	
“Maximize	the	opportunity	for	access	to	beach	areas	by	minimizing	competition	
for	public	on-street	parking	spaces.”	(page	79)	

	
b. PUBLIC	VIEW	CORRIDOR	IMPACT.	The	location	of	the	proposed	ADU	will	reduce	

public	views	of	the	ocean	along	the	6th	St	view	corridor.		The	6th	St	street-end	is	a	
Public	Access	point	noted	in	the	LCP	(map,	page	86).		Public	views	along	the	
approach	to	the	access	point	will	be	reduced.		As	discussed	during	Design	Review	
for	a	project	that	would	have	replaced	both	houses	and	added	an	ADU,	this	ADU	
could	be	reconfigured	to	have	less	impact	on	public	view	corridors.	

	
The	ADU	location	and	height	conflicts	with	LCP	Goal	IV-C,	“Preserve	existing	

views	and	view	corridors	from	public	vantage	points	to	the	maximum	extent	
possible	without	preventing	reasonable	use	of	private	property.”		
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The	ADU	project	with	its	substantial	alteration	of	an	existing	structure	is	also	in	

conflict	with	LCP	Policy	IV-27,	“Continue	to	implement	the	process	of	design	
review	for	new	construction	projects	in	order	to	preserve	views	of	community-
wide	importance	and	enhance	the	small-town	village	atmosphere	of	Del	Mar.”	

	
4. CONFLICTS.		Del	Mar’s	Local	Coastal	Plan	(LCP)	(available	at	

https://www.delmar.ca.us/DocumentCenter/View/620/City-of-Del-Mar-Local-Coastal-
Plan?bidId=	)	and	DMCC	Section	30.52.120	–	Grading	Methodology	and	Practice.	

	

The	modification	to	the	existing	southern	dwelling	unit,	the	reconfiguration	of	the	
parking	pad,	and	the	ADU	construction	includes	removal	of	mature	vegetation	and	a	
grading	component	near	a	bluff	face.		The	height	above	current	grade	of	the	two-story	
ADU	will	be	16	feet.		Thus,	the	grading	will	be	at	least	2	foot	depth	removal	of	dirt	for	
the	entire	footprint	of	the	1000	sq	ft	ADU;	if	the	footprint	is	500	sq	ft,	the	dirt	removed	
will	be	at	least	37	cubic	yards		(	(500	sq	ft	*	2	ft)/27	cu	ft/cu	yd	=	37	cu	yd).	
	
According	to	DMMC	Section	30.52.120.A.1-5,	projects	located	within	a	certain	
distance	of	a	Bluff,	Slope	or	Canyon	shall	be	subject	to	certain	provisions	including	the	
following:	

1.	All	projects	involving	grading	shall	be	subject	to	the	submittal	of	an	erosion	and	
sedimentation	control	plan.		Said	plan	shall	ensure	that	the	project	will	not	result	
in	an	increase	in	peak	runoff	from	the	site	over	the	greatest	discharge	expected	
during	a	10-year,	6-hour	frequency	storm.		Runoff	control	shall	be	accomplished	by	
a	variety	of	measures	including,	but	not	limited	to,	on-site	catchment	basins,	
detention	basins,	siltation	traps,	energy	dissipaters	and	the	installation	of	
landscape	material.		The	required	erosion	and	sedimentation	control	plan,	and	any	
proposals	to	increase	flows,	shall	be	subject	to	review	and	approval	of	the	City	
Engineer.	

	
Del	Mar’s	LCP	requires	minimization	of	runoff	and	erosion	control.		Land	Use	Plan	
GOAL	III-C	seeks	to	“Protect	resources	and	property	located	downstream	from	hillside	
and	bluff	areas	from	damage	due	to	uncontrolled	runoff.”		Policies	III-10.a-d	specify	that	
a	project	must	“Minimize	damage	from	runoff	from	all	projects	within	the	City	by:	a.		
Ensuring	that	storm	drains	are	designed	and	provided	in	such	a	manner	to	carry	the	
entire	amount	of	intercepted	storm	runoff	estimated	to	occur	during	a	storm	having	a	
return	period	of	ten	years;”	(page	44)	
	
It	is	unclear	whether	an	erosion	and	sedimentation	control	plan	was	submitted,	
reviewed,	or	approved	by	the	City	Engineer.	

	
5. CONFLICTS.		Noticing.			

	
The	letter	notifying	residents	of	the	Coastal	Development	Permit	approval	used	the	
address	118	6th	St,	which	refers	to	the	house	on	the	northern	part	of	the	parcel	not	the	
southern	part	of	the	parcel	(See	PHOTO	7).		All	modifications,	reconfiguration,	and	
construction	are	on	the	southern	part	of	the	parcel	which	is	known	as	120	6th	St.		(See	
PHOTO	5)			Thus,	neighbors	were	confused	by	the	notification	letter	sent	by	the	city.	
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Appendix:	Supporting	Photos:	
	
PHOTO	1.	
No	Parking	signs	on	south	side	of	6th	St	along	western	parcels	

	
	

PHOTO	2.		
EXISTING	PUBLIC	SCENIC	VIEWS	due	west	along	6th	St	
No	Parking	signs	on	north	side	of	6th	St	along	western	parcels	

	
	

PHOTO	3.	
EXISTING	PUBLIC	VIEWS	due	west	from	the	middle	of	6th	St	
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PHOTO	4.	
6TH	ST	PUBLIC	ACCESS	–	from	map	on	page	86	of	Del	Mar’s	Local	Coastal	Program	Land	Use	Plan	

	
	
PHOTO	5.	
GOOGLE	MAPS	SCREEN	SHOT	OF	6TH	ST	WITH	HOUSE	NUMBERS	
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PHOTO	6.	
ZILLOW	SCREEN	SHOT	OF	118-120	6TH	ST	DETAILS	FROM	FEBRUARY	2018	FOR	SALE	LISTING	
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PHOTO	7.	
NOTIFICATION	LETTER	FOR	118	6TH	ST	COASTAL	DEVELOPMENT	PERMIT	
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INTERESTED	PERSONS	
	
All	owners	within	300	linear	feet	of	the	project,	including	the	following	in	Del	Mar,	CA	92014:	
	

Holley	and	Robert	Martens	 	 126		6th	St	 	 holleymartens@gmail.com	
Gwynn	Thomas	 	 	 149/151	6th	St	 gwynn.thomas@outlook.com	
Jan	and	Bill	Frieder	 	 	 132	6th	St	 	 billfrieder@aol.com	
Jeff	Sturgis	 	 	 	 150/152	6th	St	 jeffsturgis@me.com	
Robert	Boyce		 	 	 158	6th	St	 	 rb@boyce-schaefer.com	
Laura	Schaefer	 	 	 158	6th	St	 	 ls@boyce-schaefer.com	
Richard	Jacobson	 	 	 141/143	6th	St	 delmarre2020@gmail.com	
Lois	Lund	 	 	 	 135	6th	St	 	 loiselavender@gmail.cojacobs	
Mary	Roddy	and	Mark	Yeager	 133	Sherrie	Ln	 maryroddy93@gmail.com	
Mary	Lou	and	Richard	Amen	 144	Sherrie	Ln	 mlamen@nuvidaproperties.com	

	



STATE OF CALIFORNIA- NATURAL RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
SAN DIEGO COAST DISTRICT OFFICE 

7575 METROPOLITAN DR_, SUITE 103 
SAN DIEGO, CA 92108-4421 

{619) 767-2370 

SANDIEGOCOAST@COASTAL.CA,GOV 

APPEAL FORM 

Appeal of Local Government Coastal Development Permit 

GAVIN NEWSOM, GOVERNOR 

Filing Information (STAFF ONLY) 

District Office: San Diego Coast 

Appeal Number: __________ _ 

Date Filed:----------�--

Appellant Name(s): ____ __ ____ ___________ _ 

APPELLANTS 

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal 
development permit (CDP) decision of a local government with a certified local coastal 
program (LCP) to the California Coastal Commission, please review the appeal 
information sheet. The appeal information sheet describes who is eligible to appeal 
what types of local government CDP decisions, the proper grounds for appeal, and the 
procedures for submitting such appeals to the Commission. Appellants are responsible 
for submitting appeals that conform to the Commission law, including regulations. 
Appeals that do not conform may not be accepted. If you have any questions about any 
aspect of the appeal process, please contact staff in the Commission district office with 
jurisdiction over the area in question (see the Commission's contact page at 
https ://coastal. ca. gov I cont a ct/#/). 

Note regarding emailed appeals. Please note that emailed appeals are accepted 
ONLY at the general email address for the Coastal Commission district office with 
jurisdiction over the local government in question. For the San Diego Coast district 
office, the email address is SanDiegoCoast@coastal.ca.gov. An appeal emailed to 
some other email address, including a different district's general email address or a 
staff email address, will be rejected. It is the appellant's responsibility to use the correct 
email address, and appellants are encouraged to contact Commission staff with any 
questions. For more information, see the Commission's contact page at 
https ://coastal. ca. gov I contact/#/). 

A-6-DMR-23-0022

6/30/2023

Laura Schaefer































A-6-DMR-23-0022

7/3/2023

Lois Lund































STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR 

CALIFORNIA COASTAL COMMISSION 
SAN DIEGO COAST DISTRICT OFFICE 
7575 METROPOLITAN DR., SUITE 103 
SAN DIEGO, CA 92108-4421 
(619) 767-2370 
SANDIEGOCOAST@COASTAL.CA.GOV

APPEAL FORM 

Appeal of Local Government Coastal Development Permit 

Filing Information (STAFF ONLY) 

District Office:  San Diego Coast 

Appeal Number: __A-6-DMR-23-0022_______________ 

Date Filed: __7/3/2023_________________________ 

Appellant Name(s): __James Wood________________________________ 

APPELLANTS 

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal 
development permit (CDP) decision of a local government with a certified local coastal 
program (LCP) to the California Coastal Commission, please review the appeal 
information sheet. The appeal information sheet describes who is eligible to appeal 
what types of local government CDP decisions, the proper grounds for appeal, and the 
procedures for submitting such appeals to the Commission. Appellants are responsible 
for submitting appeals that conform to the Commission law, including regulations. 
Appeals that do not conform may not be accepted. If you have any questions about any 
aspect of the appeal process, please contact staff in the Commission district office with 
jurisdiction over the area in question (see the Commission’s contact page at 
https://coastal.ca.gov/contact/#/).  

Note regarding emailed appeals. Please note that emailed appeals are accepted 
ONLY at the general email address for the Coastal Commission district office with 
jurisdiction over the local government in question. For the San Diego Coast district 
office, the email address is SanDiegoCoast@coastal.ca.gov. An appeal emailed to 
some other email address, including a different district’s general email address or a 
staff email address, will be rejected. It is the appellant’s responsibility to use the correct 
email address, and appellants are encouraged to contact Commission staff with any 
questions. For more information, see the Commission’s contact page at 
https://coastal.ca.gov/contact/#/). 
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1. Appellant information1

Name: 

Mailing address: 

Phone number: 

Email address: 

James Wood

151 Sherrie Lane Del Mar CA 92014

408-483-4607

jbwood@tsia.com 

How did you participate in the local CDP application and decision-making process? 

   Did not participate      Submitted comment      Testified at hearing     Other  

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

If you did not participate in the local CDP application and decision-making process, 
please identify why you should be allowed to appeal anyway (e.g., if you did not 
participate because you were not properly noticed). 

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify 
why you should be allowed to appeal (e.g., if the local government did not follow proper 
CDP notice and hearing procedures, or it charges a fee for local appellate CDP 
processes). 

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________

1 If there are multiple appellants, each appellant must provide their own contact and participation 
information. Please attach additional sheets as necessary. 
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2. Local CDP decision being appealed2

Local government name: __________________________________ 

Local government approval body: __________________________________ 

Local government CDP application number: __________________________________ 

Local government CDP decision:       CDP approval             CDP denial3 

Date of local government CDP decision: __________________________________ 

Please identify the location and description of the development that was approved or 
denied by the local government. 

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

2 Attach additional sheets as necessary to fully describe the local government CDP decision, including a 
description of the development that was the subject of the CDP application and decision. 

3 Very few local CDP denials are appealable, and those that are also require submittal of an appeal fee. 
Please see the appeal information sheet for more information. 
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3. Applicant information

__________________________________ Applicant name(s): 

Applicant Address: 
__________________________________ 
__________________________________

4. Grounds for this appeal4

For appeals of a CDP approval, grounds for appeal are limited to allegations that the 
approved development does not conform to the LCP or to Coastal Act public access 
provisions. For appeals of a CDP denial, grounds for appeal are limited to allegations 
that the development conforms to the LCP and to Coastal Act public access provisions. 
Please clearly identify the ways in which the development meets or doesn’t meet, as 
applicable, the LCP and Coastal Act provisions, with citations to specific provisions as 
much as possible. Appellants are encouraged to be concise, and to arrange their 
appeals by topic area and by individual policies.  

Describe:  ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

 ____________________________________________________________

4 Attach additional sheets as necessary to fully describe the grounds for appeal. 



6. Appellant certification5

I attest that to the best of my knowledge, all information and facts in this appeal are 
correct and complete. 

Print name_____________________________________________________________ 

Signature 

Date of Signature  _______________________ 

7. Representative authorization6

While not required, you may identify others to represent you in the appeal process. If 
you do, they must have the power to bind you in all matters concerning the appeal. To 
do so, please complete the representative authorization form below and check this box 
to acknowledge that you have done so.   

I have authorized a representative, and I have provided authorization for them on 
the representative authorization form attached.

5 If there are multiple appellants, each appellant must provide their own certification. Please attach 
additional sheets as necessary. 

6 If there are multiple appellants, each appellant must provide their own representative authorization form 
to identify others who represent them. Please attach additional sheets as necessary. 
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5. Identification of interested persons

On a separate page, please provide the names and contact information (i.e., mailing 
and email addresses) of all persons whom you know to be interested in the local CDP 
decision and/or the approved or denied development (e.g., other persons who 
participated in the local CDP application and decision making process, etc.), and check 
this box to acknowledge that you have done so.   

 Interested persons identified and provided on a separate attached sheet 
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Appeal	of	118-120	6th	St	Coastal	Development	Permit	
Issued	June	15,	2023,	per	Notice	Letter	from	the	City	of	Del	Mar	

	
Date	of	Determination:	 June	15,	2023		 Permit	Number:		CDP	23-001	
	
Description	of	Development:	

1. Approval	of	a	new	detached	accessory	dwelling	unit	(ADU;	2-story,	2	bedroom,	1000	sf)	
with		

a. loss	of	parking	on	a	parcel	adjacent	to	a	Coastal	Access	Point	that	serves	coastal	
trails,	and		

b. two	feet	depth	of	grading	adjacent	to	a	fragile	coastal	bluff-edge.	
2. Approval	of	demolition	and	removal	of	about	250	square	feet	of	the	south	side	of	the	

existing	house.	
3. Reconfiguration	of	a	two-car	gravel	parking	pad	to	a	one-car	parking	pad.	
4. Approval	of	a	Coastal	Development	Permit	(CDP)	in	spite	of	impacts	on	public	street	

parking	on	a	street	with	already	limited	public	parking	and	impacts	on	public	view	
corridors	across	a	Coastal	Access	Point	listed	in	the	City’s	Local	Coastal	Program	(LCP).	

	
Appellant	participation:		The	entire	project	was	approved	ministerially	by	the	City	of	Del	Mar	
without	any	Public	Hearing	and	with	no	notice	to	the	neighbors	during	the	City’s	review	
period.		Thus,	there	was	no	opportunity	for	anyone	to	provide	feedback	or	objections.	
	
Appellant’s	interest:	
	

1. PARKING	IMPACTS:		Public	parking	for	coastal	access	is	already	insufficient	and	
limited	on	6th	Street	and	from	4th	St	to	8th	St	along	Stratford	Court.		The	public	parking	
will	be	negatively	impacted,	which	in	turn	will	impact	coastal	access	and	impact	all	
residents	along	these	streets,	which	include	streets	in	R-2	and	in	RM	(Residential	
Mixed)	zones.		One	parking	space	(of	four)	will	be	eliminated	on	the	118-120	6th	St	
parcel	concurrent	with	adding	an	additional	housing	unit.		The	negative	impacts	on	
public	parking	will	impact	public	access	to	the	coast	along	the	Del	Mar	Upper	Bluff	
Coastal	Trail	that	runs	from	4th	St	to	8th	St	with	access	at	the	street-end	at	6th	St	adjacent	
to	the	118-120	6th	St	parcel.	

	
118-120	6th	St	has	“No	Parking”	signs	along	its	entire	street-side	boundary	as	does	the	
parcel	to	the	east	and	the	two	street-end	parcels	across	the	street	to	the	south.		“No	
Parking”	at	this	bluff-top	street-end	is	essential	for	public	safety	and	fire	equipment	
access	and	also	for	preservation	and	enhancement	of	public	view	corridors.		The	
immediate	neighborhood	is	already	underserved	for	public	street	parking,	as	are	all	the	
bluff-top	street	ends	from	4th	St	south	to	13th	St,	and	will	be	more	so	due	to	loss	of	
existing	parking	on	this	parcel	with	or	without	a	new	ADU.	
	
118-120	6th	St	has	a	one-door	2-car	garage	on	Sherrie	Lane	(alley)	that	serves	the	
northern	~900	sf	dwelling	unit	on	the	lot	and	a	2-car	gravel	parking	pad	on	6th	St	that	
serves	the	southern	~1100	sf	dwelling	unit.		The	2-car	parking	pad	will	be	replaced	
with	a	one-car	pad	that	is	9’	x	18’	in	size.		This	single	pad	is	insufficient	for	the	existing	
dwelling	units	with	or	without	the	new	third	ADU	dwelling	unit	that	will	be	on	the	
southern	half	of	the	parcel.		The	lack	of	sufficient	on-site	parking	will	lead	to	additional	
vehicles	parked	away	from	the	parcel	elsewhere	on	6th	St	and	overflow	will	go	to	
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Stratford	Court,	which	already	has	high	demands	on	public	parking	due	to	the	many	
high-density	residential	buildings	in	the	adjacent	RM	neighborhood.	
	

2. PUBLIC	VIEW	CORRIDOR	IMPACTS:	Open	public	views	of	the	ocean	across	the	front	
yard	setbacks	on	the	north	side	of	6th	St	will	be	lost.		The	public	view	corridor	down	6th	
St	toward	the	west	and	the	public	coastal	access	point	at	the	street-end	will	be	reduced.	

	
3. NOTIFICATION	IMPACTS:	The	notification	letter	to	residents	within	300	feet	had	the	

wrong	address;	the	address	of	the	parcel	is	118-120	6th	St.		The	southern	dwelling	unit	
is	marked	on	the	street	as	120	6th	St,	and	the	northern	dwelling	unit	is	marked	on	
Sherrie	Lane	as	118	6th	St.		The	partial	demolition	of	the	existing	primary	dwelling	unit,	
reconfiguration/reduction	of	a	2-car	parking	pad,	and	construction	will	be	on	the	120	
6th	St	southern	portion,	not	the	118	6th	St	northern	portion.		Thus,	neighbors	were	
confused	by	the	notification	letter	sent	by	the	city.	

	
Grounds	for	the	appeal	to	the	Coastal	Commission:	
	

1. FACTUAL	ERROR.	NEGATIVE	IMPACT	ON	PUBLIC	PARKING	FOR	COASTAL	ACCESS:	
	
Public	street	parking	in	the	neighborhood	is	already	highly	limited.	The	entire	
west-most	100	feet	of	6th	St	on	both	sides	is	designated	as	No	Parking	for	safety	
and	public	view	reasons.		Loss	of	one	space	and,	concurrently,	the	addition	of	a	
third	dwelling	unit	that	is	larger	than	one	of	the	two	existing	houses	will	reduce	
the	available	parking	on	the	parcel	and	increase	overflow	from	the	parcel	onto	the	
neighboring	streets.		Already,	there	is	no	room	for	overflow	parking	because	6th	St	
is	adjacent	to	the	high	density	Residential	Mixed	(RM)	zone.	
	
	
LOSS	OF	1	OF	2	PARKING	SPACES,	ESPECIALLY	WITH	ADDITION	OF	ONE	ACCESSORY	
DWELLING	UNIT	WILL	IMPACT	PUBLIC	PARKING	FOR	COASTAL	ACCESS:	
	

The	118-120	6th	St	parcel	has	four	parking	spaces:		2	in	a	two-car	one-door	garage	on	
Sherrie	Lane	(alley)	that	serves	the	northern	~909	sf	dwelling	unit	on	the	lot	and	2	on	a	
two-car	gravel	parking	pad	on	6th	St	that	serves	the	southern	~1185	sf	dwelling	unit.		
The	two-car	gravel	parking	pad	will	be	reduced	to	one-car,	9’	x	18’	in	the	front	
yard	setback.	
	
Thus,	one	existing	space	out	of	two	for	the	southern	dwelling	unit	will	be	lost.	
	
The	southern	dwelling	unit	has	no	dedicated	garage	parking,	given	the	reality	that	the	
Sherrie	Lane	garage	has	one	door,	faces	Sherrie	Lane,	serves	the	existing	northern	unit,	
and	is	not	quite	wide	enough	for	two	cars	to	fit	side	by	side.	One	gravel	pad	space	is	
insufficient	for	the	southern	dwelling	unit	with	or	without	a	new	ADU	on	the	southern	
portion	of	the	parcel.			
	
The	reduced	parking	will	lead	to	additional	vehicles	parked	in	the	limited	parking	
spaces	on	6th	St	with	overflow	to	Stratford	Court	which	already	overflows	in	parking	
demand	due	to	the	adjacent	high	density	RM	(Residential	Mixed)	neighborhood.	
	
	
EXISTING	PARKING	CONSTRAINTS	ON	6th	ST:	
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6th	St	is	300	feet	long	from	Stratford	Court	to	the	west	street	end,	i.e.,	600	linear	feet	on	
both	sides.		However,	250	linear	feet	with	No	Parking	signs	include	the	entire	parcel	
width	for	118-120	6th	St	and	the	parcel	to	the	east	(100	feet)	on	the	north	side	as	well	as	
the	entire	parcel	widths	for	the	three	west-most	parcels	on	the	south	side	(150	feet).	
The	No	Parking	area	at	the	bluff-top	street-end	is	essential	for	public	safety	and	fire	
equipment	access,	and	for	maintaining	and	maximizing	public	view	corridors	at	the	
coastal	Public	Access	point	at	the	street-end.			
	
Driveway	entrances	on	the	other	parcels	further	restrict	street	parking,	leaving	under	
270	linear	feet	available	for	street	parking	on	6th	St.		(See	Photos	1	and	2	as	illustration)	
	
Street	parking	on	Stratford	Ct	adjacent	to	6th	St	is	regularly	completely	full,	especially	in	
the	evenings	and	overnight,	due	to	overflow	parking	needs	in	the	Residential	Mixed	
(RM)	zone	adjacent	to	6th	St	on	the	south.		For	example,	residents	and	guests	of	48	
apartments	at	510	Stratford	(one	acre	parcel;	density	is	48	units	per	acre),	53	
apartments	at	526	Camino	Del	Mar	(1.3	acres;	density	is	40	units	per	acre),	and	multi-
family	condominium	buildings	at	519	(18	du/0.5	ac),	511	(10	du/0.5ac),	425	(18	du/0.5	
ac),	and	424	Stratford	(38	du/1	ac)	as	well	as	615	(16	du/0.55	ac),	639	(16	du/0.55	ac),	
and	703	(12	du/0.5	ac)	all	depend	heavily	on	public	street	parking	along	Stratford	Ct	
for	overflow	vehicles,	guests,	and	visitors.		This	total	of	229	units	on	6.5	acres	within	
one	block	of	the	project	are	an	average	density	of	35	du/ac.		Further,	the	buildings	at	
510	and	511	utilize	their	entire	street-front	parcel	width	for	on-site	parking,	further	
limiting	the	public	street	parking	in	the	neighborhood.	
	
Thus,	the	impact	of	loss	of	one	of	two	6th	St	on-site	parking	spaces	at	118-120	6th	with	
or	without	the	concurrent	increased	need	for	parking	created	by	an	additional	dwelling	
unit	will	have	a	negative	impact	on	public	parking,	on	the	health	and	safety	of	residents	
in	the	neighborhood,	and	on	public	access	to	the	coastal	bluff	trails	that	are	accessible	
from	the	6th	Street	street-end,	an	entrance	that	is	included	as	a	public	access	point	in	
Del	Mar’s	Local	Coastal	Program.	
	
	

2. FACTUAL	ERROR.		NEGATIVE	IMPACT	ON	PUBLIC	VIEWS	
	

The	6th	St	street-end	is	a	recognized	public	access	point	to	Del	Mar’s	coastal	bluff	trails.		
The	view	corridor	toward	the	street-end	presents	a	beautiful	open	ocean	view	to	
passers-by,	hikers,	bikers,	and	visitors	to	the	coastal	bluff	trails.		The	proposed	
modifications	to	the	existing	dwelling	unit	and	parking	pad	with	removal	of	mature	
vegetation	will	impact	that	view.		(See	PHOTOS	2	and	3)		Any	similarly	situated	future	
front-yard	projects	would	further	impact	public	views.			
	
The	public	access	trail	map	in	Del	Mar’s	Local	Coastal	Program	is	on	pages	85-89	at	the	
following	link:	https://www.delmar.ca.us/DocumentCenter/View/620/City-of-Del-
Mar-Local-Coastal-Plan?bidId=	(See	PHOTO	4	for	excerpt	showing	6th	St	on	the	map)	

	
	

3. CONFLICTS.		Del	Mar’s	Local	Coastal	Plan	(LCP)	(available	at	
https://www.delmar.ca.us/DocumentCenter/View/620/City-of-Del-Mar-Local-Coastal-
Plan?bidId=	)	and	Parking	Ordinance	Section	30.80.030.	
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ADUs	must	be	considered	in	the	context	of	a	certified	Local	Coastal	Program	and	must	
adhere	to	the	zone	requirements	in	the	LCP.		The	proposed	ADU	conflicts	with	Del	Mar’s	
Local	Coastal	Program	(LCP)	in	several	ways,	including	the	following:	
	
a. INSUFFICIENT	PARKING.		The	proposed	ADU	and	modifications	to	the	existing	

structure	and	parking	pad	will	reduce	the	on-site	parking	spaces	by	one	space	and	
at	the	same	time	increase	the	need	for	parking	by	adding	a	third	dwelling	unit	on	a	
street	with	a	coastal	trail	public	access	point.			
	

More	than	one-third	of	the	street’s	linear	feet	is	already	designated	as	No	
Parking,	including	the	entire	street-front	along	the	parcel	at	118-120	6th	St.		The	No	
Parking	areas	at	the	street-end	are	necessary	for	public	safety	and	fire	equipment	
access,	and	to	maintain	and	maximize	open	public	view	corridors.	
	

Del	Mar’s	LCP	and	DMCC	Section	30.80.030	require	one	garage	space	per	unit	in	a	
multi-family	structure;	and	for	each	multifamily	unit	with	two	or	three	bedrooms,	an	
additional	on-site	parking	space.			The	multifamily	dwelling	units	at	118-120	6th	St	
were	advertised	for	sale	in	January-February	2018	as	2	units	with	a	total	of	4	
bedrooms	and	3	bathrooms	(see	https://www.zillow.com/homedetails/118-20-6th-
St-Del-Mar-CA-92014/16763088_zpid/;	parcel	#	3001821200;	see	PHOTO	6	for	
excerpt).		Thus,	it	seems	that	four	spaces	are	required	for	the	two	units	on	this	parcel.			

	
Moreover,	with	the	addition	of	a	third	unit,	according	to	a	strict	reading	of	the	

parking	calculations	in	the	LCP,	three	garage	spaces	and	at	least	two	onsite	spaces	
are	required	for	three	units	on	this	parcel,	at	least	two	of	which	have	2+	bedrooms.	

	
The	location	of	the	proposed	ADU	will	eliminate	one	of	two	existing	parking	

spaces	on	a	gravel	pad,	reduce	the	total	number	of	parking	spaces	for	the	two	
existing	units	to	3	spaces	which	is	at	least	one	too	few	given	the	number	and	
distribution	of	bedrooms,	and	add	an	additional	1000	sq.	ft.	dwelling	unit	with	no	
parking	space.			
	
These	parking	space	numbers	do	not	meet	the	requirements	of	the	OFF-
STREET	PARKING	REGULATIONS	for	Dwelling	Units	in	the	LCP	(page	81).		
	
Further,	the	reduction	in	on-site	parking	conflicts	with	LCP	Goal	IV-D,	
“Maximize	the	opportunity	for	access	to	beach	areas	by	minimizing	competition	
for	public	on-street	parking	spaces.”	(page	79)	

	
b. PUBLIC	VIEW	CORRIDOR	IMPACT.	The	location	of	the	proposed	ADU	will	reduce	

public	views	of	the	ocean	along	the	6th	St	view	corridor.		The	6th	St	street-end	is	a	
Public	Access	point	noted	in	the	LCP	(map,	page	86).		Public	views	along	the	
approach	to	the	access	point	will	be	reduced.		As	discussed	during	Design	Review	
for	a	project	that	would	have	replaced	both	houses	and	added	an	ADU,	this	ADU	
could	be	reconfigured	to	have	less	impact	on	public	view	corridors.	

	
The	ADU	location	and	height	conflicts	with	LCP	Goal	IV-C,	“Preserve	existing	

views	and	view	corridors	from	public	vantage	points	to	the	maximum	extent	
possible	without	preventing	reasonable	use	of	private	property.”		
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The	ADU	project	with	its	substantial	alteration	of	an	existing	structure	is	also	in	

conflict	with	LCP	Policy	IV-27,	“Continue	to	implement	the	process	of	design	
review	for	new	construction	projects	in	order	to	preserve	views	of	community-
wide	importance	and	enhance	the	small-town	village	atmosphere	of	Del	Mar.”	

	
4. CONFLICTS.		Del	Mar’s	Local	Coastal	Plan	(LCP)	(available	at	

https://www.delmar.ca.us/DocumentCenter/View/620/City-of-Del-Mar-Local-Coastal-
Plan?bidId=	)	and	DMCC	Section	30.52.120	–	Grading	Methodology	and	Practice.	

	
The	modification	to	the	existing	southern	dwelling	unit,	the	reconfiguration	of	the	
parking	pad,	and	the	ADU	construction	includes	removal	of	mature	vegetation	and	a	
grading	component	near	a	bluff	face.		The	height	above	current	grade	of	the	two-story	
ADU	will	be	16	feet.		Thus,	the	grading	will	be	at	least	2	foot	depth	removal	of	dirt	for	
the	entire	footprint	of	the	1000	sq	ft	ADU;	if	the	footprint	is	500	sq	ft,	the	dirt	removed	
will	be	at	least	37	cubic	yards		(	(500	sq	ft	*	2	ft)/27	cu	ft/cu	yd	=	37	cu	yd).	
	
According	to	DMMC	Section	30.52.120.A.1-5,	projects	located	within	a	certain	
distance	of	a	Bluff,	Slope	or	Canyon	shall	be	subject	to	certain	provisions	including	the	
following:	

1.	All	projects	involving	grading	shall	be	subject	to	the	submittal	of	an	erosion	and	
sedimentation	control	plan.		Said	plan	shall	ensure	that	the	project	will	not	result	
in	an	increase	in	peak	runoff	from	the	site	over	the	greatest	discharge	expected	
during	a	10-year,	6-hour	frequency	storm.		Runoff	control	shall	be	accomplished	by	
a	variety	of	measures	including,	but	not	limited	to,	on-site	catchment	basins,	
detention	basins,	siltation	traps,	energy	dissipaters	and	the	installation	of	
landscape	material.		The	required	erosion	and	sedimentation	control	plan,	and	any	
proposals	to	increase	flows,	shall	be	subject	to	review	and	approval	of	the	City	
Engineer.	

	
Del	Mar’s	LCP	requires	minimization	of	runoff	and	erosion	control.		Land	Use	Plan	
GOAL	III-C	seeks	to	“Protect	resources	and	property	located	downstream	from	hillside	
and	bluff	areas	from	damage	due	to	uncontrolled	runoff.”		Policies	III-10.a-d	specify	that	
a	project	must	“Minimize	damage	from	runoff	from	all	projects	within	the	City	by:	a.		
Ensuring	that	storm	drains	are	designed	and	provided	in	such	a	manner	to	carry	the	
entire	amount	of	intercepted	storm	runoff	estimated	to	occur	during	a	storm	having	a	
return	period	of	ten	years;”	(page	44)	
	
It	is	unclear	whether	an	erosion	and	sedimentation	control	plan	was	submitted,	
reviewed,	or	approved	by	the	City	Engineer.	

	
5. CONFLICTS.		Noticing.			

	
The	letter	notifying	residents	of	the	Coastal	Development	Permit	approval	used	the	
address	118	6th	St,	which	refers	to	the	house	on	the	northern	part	of	the	parcel	not	the	
southern	part	of	the	parcel	(See	PHOTO	7).		All	modifications,	reconfiguration,	and	
construction	are	on	the	southern	part	of	the	parcel	which	is	known	as	120	6th	St.		(See	
PHOTO	5)			Thus,	neighbors	were	confused	by	the	notification	letter	sent	by	the	city.	
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Appendix:	Supporting	Photos:	
	
PHOTO	1.	
No	Parking	signs	on	south	side	of	6th	St	along	western	parcels	

	
	
PHOTO	2.		
EXISTING	PUBLIC	SCENIC	VIEWS	due	west	along	6th	St	
No	Parking	signs	on	north	side	of	6th	St	along	western	parcels	

	
	

PHOTO	3.	
EXISTING	PUBLIC	VIEWS	due	west	from	the	middle	of	6th	St	
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PHOTO	4.	
6TH	ST	PUBLIC	ACCESS	–	from	map	on	page	86	of	Del	Mar’s	Local	Coastal	Program	Land	Use	Plan	

	
	
PHOTO	5.	
GOOGLE	MAPS	SCREEN	SHOT	OF	6TH	ST	WITH	HOUSE	NUMBERS	
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PHOTO	6.	
ZILLOW	SCREEN	SHOT	OF	118-120	6TH	ST	DETAILS	FROM	FEBRUARY	2018	FOR	SALE	LISTING	
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PHOTO	7.	
NOTIFICATION	LETTER	FOR	118	6TH	ST	COASTAL	DEVELOPMENT	PERMIT	
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INTERESTED	PERSONS	
	
All	owners	within	300	linear	feet	of	the	project,	including	the	following	in	Del	Mar,	CA	92014:	
	

Holley	and	Robert	Martens	 	 126		6th	St	 	 holleymartens@gmail.com	
Gwynn	Thomas	 	 	 149/151	6th	St	 gwynn.thomas@outlook.com	
Jan	and	Bill	Frieder	 	 	 132	6th	St	 	 billfrieder@aol.com	
Jeff	Sturgis	 	 	 	 150/152	6th	St	 jeffsturgis@me.com	
Robert	Boyce		 	 	 158	6th	St	 	 rb@boyce-schaefer.com	
Laura	Schaefer	 	 	 158	6th	St	 	 ls@boyce-schaefer.com	
Richard	Jacobson	 	 	 141/143	6th	St	 delmarre2020@gmail.com	
Lois	Lund	 	 	 	 135	6th	St	 	 loiselavender@gmail.cojacobs	
Mary	Roddy	and	Mark	Yeager	 133	Sherrie	Ln	 maryroddy93@gmail.com	
Mary	Lou	and	Richard	Amen	 144	Sherrie	Ln	 mlamen@nuvidaproperties.com	

	





Name: _____________________________________________________

Mailing address:  _____________________________________________________

Phone number:  _____________________________________________________

Email address:  _____________________________________________________

How did you participate in the local CDP application and decision-making process? 

Did not participate      Submitted comment  Testified at hearing  Other  

Describe:  ____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

If you did not participate in the local CDP application and decision-making process,
please identify why you should be allowed to appeal anyway (e.g., if you did not 
participate because you were not properly noticed). 

Describe:  ____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify 
why you should be allowed to appeal (e.g., if the local government did not follow proper 
CDP notice and hearing procedures, or it charges a fee for local appellate CDP 
processes). 

Describe:  ____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

1 If there are multiple appellants, each appellant must provide their own contact and participation 
information. Please attach additional sheets as necessary. 



Local government name: __________________________________

Local government approval body: __________________________________

Local government CDP application number: __________________________________

Local government CDP decision:      CDP approval        CDP denial3

Date of local government CDP decision: __________________________________

Please identify the location and description of the development that was approved or 
denied by the local government. 

Describe:  ____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

2 Attach additional sheets as necessary to fully describe the local government CDP decision, including a 
description of the development that was the subject of the CDP application and decision. 

3 Very few local CDP denials are appealable, and those that are also require submittal of an appeal fee. 
Please see the appeal information sheet for more information.



For appeals of a CDP approval, grounds for appeal are limited to allegations that the 
approved development does not conform to the LCP or to Coastal Act public access 
provisions. For appeals of a CDP denial, grounds for appeal are limited to allegations 
that the development conforms to the LCP and to Coastal Act public access provisions. 
Please clea
applicable, the LCP and Coastal Act provisions, with citations to specific provisions as 
much as possible. Appellants are encouraged to be concise, and to arrange their 
appeals by topic area and by individual policies.  

4 Attach additional sheets as necessary to fully describe the grounds for appeal. 



I attest that to the best of my knowledge, all information and facts in this appeal are 
correct and complete. 

Print name_____________________________________________________________ 

Signature 

Date of Signature  _______________________ 

While not required, you may identify others to represent you in the appeal process. If 
you do, they must have the power to bind you in all matters concerning the appeal. To 
do so, please complete the representative authorization form below and check this box 
to acknowledge that you have done so.   

I have authorized representative, and I have provided authorization for them on
the representative authorization form attached

5 If there are multiple appellants, each appellant must provide their own certification. Please attach 
additional sheets as necessary. 

6 If there are multiple appellants, each appellant must provide their own representative authorization form 
to identify others who represent them. Please attach additional sheets as necessary.

On a separate page, please provide the names and contact information (i.e., mailing 
and email addresses) of all persons whom you know to be interested in the local CDP 
decision and/or the approved or denied development (e.g., other persons who 
participated in the local CDP application and decision making process, etc.), and check 
this box to acknowledge that you have done so.   

 Interested persons identified and provided on a separate attached sheet 
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