 MINUTES OF MEETING FOR PACIFIC BEACH PLANNING GROUP

OCTOBER 22, 2008

EARL AND BIRDIE LIBRARY

6:30p Call to Order, Quorum established.  Attendees:  Robert Citrano, Gary Foster, Scott Chipman, Marcie Beckett, Barry Schneider, Chris Olson, Paul Thackrey, John Shannon, Jim Krokee, Patrick O’Neill, Dean Eades, Jeton Prince, Jim Morrison and Barbara Williams
Scott Chipman made a motion to accept the agenda with changes in order of presentations for residential projects.  Barry Schneider seconded the motion.  Motion carried 13-0-0

Marcie Beckett made a motion to approve the minutes for the September 24, 2008 meeting with corrections.  Chris Olson seconded the motion.  Motion carried 11-0-2  Robert Citrano and Dean Eades were absent from the meeting and abstained.

Chair’s Report:  John Shannon reported that there seemed to be an even support for Proposition D.

Non-Agenda Public Comment – 
Don Gross reported on an update with the PB Drive Sidewalk and bicycle path around Mission Bay.  He said he will work with Thyme to get a person to our next meeting to give us information.  John Shannon will call the City Engineer to our meeting.

Government Office Reports: None
Action Items:  None

Subcommittee Reports:

Residential/Mixed Use/Commercial Subcommittee  (Chris Olson)

 The subcommittee met on October 10, 2008 and reviewed all the projects on the agenda.  There were six PBPG members and one person from the local community in attendance.  The next subcommittee will be November 14,2008 at the PB Library community room.
Projects::

#131201 – Information only.  1142 Garnet Avenue.  This is an existing 25’ wide lot with commercial on the front, apartment on the second floor and parking behind.  The applicant came before the PBPG in February 2008 with a proposal for a mixed use project with espansion of the residential component.  It was deemed not feasible due to parking requirements and the constraints of a 25’ wide lot. The applicant has presented a proposal to maintain the existing commercial space, change the living unit to personal storage and construct a 2 story personal storage structure in the back with 2 parking spaces.  The subcommittee gave mixed reviews of the idea for personal storage and it is apparently feasible to meet zoning requirements.  One suggestion was to apply for an exception of the parking requirement if they provide affordable housing.  The primary recommendation from the subcommittee was to improve the façade on Garnet Avenue in accordance with the community plan.  A proposal will be submitted to the City and then come back to the PBPG.  No vote at this time.
#163493 – 4135 Mission Boulevard.    Applicant Paul Ross was present.  Respond to public request for review of building per City approved plans/ City Code for a) parking, b) landscaping and c) residential use in front 30 feet.  
Chris Olson provided a short historical perspective on the project.  This project has been one of the more controversial and time consuming projects for the PBPG over the last decade.  It has been very divisive to put the PBPG and the developer as opponents rather that groups working together to improve the community.  The developer has completed many projects in Pacific Beach and he is a leader for sustainable building in the San Diego Community.  The PBPG voted unanimously to deny the project on July 26, 2004.  There were 7 issues with the parking, landscaping, traffic circulation, flooding and density bonus of primary concern.  Revised plans were presented and again unanimously denied on November 22, 2004.  There were 12 issues in the motion.  Subsequently City staff recommended approval and it was approved by the planning commission of June 22, 2006.  The conditions of approval required elimination alley access, increased number of parking spaces and solar panels comply with the height limit.  The project was appealed and City Council approved the project on August 7, 2006.  Conditions for approval included reducing 4 bedroom units to 3 bedroom units, changes in traffic circulation and parking spaces must be properly dimensioned per City Code.  

The project is now under construction and applying for Map Waiver to convert to residential and commercial condos.  On September 24, 2008, at the PBPG meeting there was a public presentation protesting the construction of a project that does not meet Land Development Code.  This was discussed at the Subcommittee on October 10, 2008 with Paul Ross who represents the developer.  At the meeting Olson explained that the
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 City Project Manager, Jeff Peterson, has met with persons in the community and recommended if they need to take action it should be in the form of a letter addressed to Afsaneh Ahmandi of Development Services.  The subcommittee decided to draft a letter from the PBPG to the Director of Development Services and other City persons.    Mr. Ross gave a presentation at the subcommittee and at the general meeting October 22, 2008.  Paul Ross presented several points as follows:  The project is being built per plans approved by the City and Coastal Commission.  There were special circumstances for the landscaping on the eastern property line due to a storm drain and requirements of a commercial space and the residential stairwell is required in the front 30 ft for egress of the residential units above.  The parking code for parking space dimensions requires interpretation and the columns between the spaces in this project will not cause a problem for opening front doors of vehicles.  The developer has taken a vacant and contaminated lot and a large liquor store and is converting it into a mixed use development to benefit the community.  There have been many constraints to overcome for making this a viable project.  Mac Larsen, a member of the community, spoke up to emphasize that aside from the written code the reality is that people will have a hard time parking cars in the lot.  SUVs will not fit and they will not be able to open back doors.  As a result, people will park on the neighboring streets.  Marcie Beckett stated that the Code is clear, spaces are between 7’6” and 8’6” so why did the City approve plans when parking does not meet code? 
Motion:  Chris Olson made a motion to send the letter and 3 attachments to the persons named on the letter as recipients.  Jim Krokee seconded the motion.  Motion carried 13-0-0

#163493 – 4135 Mission Boulevard.  Map Waiver to subdivide 18 under construction for rent dwelling units to condominium units and commercial space into 7 commercial condominium units.  The property is zoned CV-1-2 and currently under construction.  Applicant Paul Ross was present.  The subcommittee reviewed the issues and there was no clear agreement on how to proceed.  One suggestion was that we denied it in the past and there are still outstanding issues so we should deny it for those reasons.  Another proposal was to deny because the parking does not meet Land Development Code.  Olson stated that the City Project Manager recommended that the PBPG vote should be focused on the tentative map and not on issues such as parking that has already been approved.  Olson said that the PBPG has raised issues such as parking, landscaping and trash bins for Map Waiver projects in the past and we have been able to get changes.  Paul Ross stated that our review should focus on the tentative map in front of us and the city staff will only consider that.  
Motion:  Marcie Beckett a motion to deny the project due to finding that this project’s City approved construction documents do not meet Land Development Code in that 29 spaces that abut columns have less than 9 foot width required by code (LDC Table 142-05J).

Motion carried 11-2-0.  the votes against were due to the issue that the decision should be based solely on the tentative map.  

#144059 701 Wrelton Drive.  CDP and tentative map to demolish existing residences and construct 4 residential condominiums on a 0.17 acre site in the RM 1-1 zone.  Also requires mitigated negative declaration due to excavation at greater than 10 feet below grade for underground parking and noise mitigation from La Jolla Boulevard.  Olson further summarized that this is a 10,007 square foot site with street frontage on Wrelton Street and Sapphire Street.  They are building 4 residential condos with underground parking, 2 levels of enclosed living above the garage and a roof deck above as well as private patios areas for each unit on the ground floor.  This is a sustainable energy project.  No outstanding issues with the City.  Michael Cather represented developer and was present at the meeting.  The committee reviewed the project and had no issues.  The subcommittee felt this is a good example of the kind of projects they would like to see in the future.  Renderings were presented by the applicant Frederico Escobedo.  
Motion:  Chris Olson made a motion to approve the project and stated this is the kind of project the PBPG would like to see in the future.  Jeton Prince seconded the motion.  Motion carried 13-0-0.
#147970 4235 Cass Street. Demolish existing SFR and construct a new 2 story SFR over basement level garage in the RS 1-7 zone.  The project has a landmark from the entrance to the original Braemar development and this will be preserved.  The project will have 3208 sq ft of enclosed living space on two levels, 1570 sq ft of basement garage and 331 sq ft of a roof top deck.  The building is oriented to front on Cass Street with Reed Avenue driveway access to the underground garage.  The alley access will not be utilized for parking access and this was the primary concern of the subcommittee.  Applicant Brian Longmore was present.  The subcommittee also had concerns about the large blank wall façade on the front of the building.  Renderings were not available to give a clearer understanding of the architectural approach.  The City staff initially denied the new curb cut on reed Avenue and later during a conflict resolution with senior staff, Don Weston, he supported the new curb cut.  SDMC 142.0560 (8) (B) allows a curb cut if the property has at least 150 feet of street frontage and this property has 150 feet if you include Reed and Cass frontage.  SDMC 142.0560 (J) (7) states that in the Beach Impact Area where any redevelopment will increase the GFA by 50% and there is an abutting alley, the required off street parking spaces shall be accessible from the alley.  City staff says that since SDMC does not stipulate the (J) (7) does not supersede (8) (B) then they will support a new curb cut.  Marcie Beckett noted that an appendix in the Community Plan supports a curb cut.  Scott Chipman noted that the statement in the appendix of the Community Plan infers that the curb cut is only allowed if the street frontage is 150 feet on one street and not two streets combined.  The Community Plan should be clarified.  City Engineer Jack
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 Canning presented the rational for the City support of the curb cut.  It involved safety issues for cars entering the alley and not seen by cars exiting the residence onto the alley.  The applicant Brian Longmore presented the constraints of this corner lot and how the cur cut will allow for private outdoor space between the house and the alley.  
Motion:  Chris Olson made a motion to deny the project based upon SDMC 142.0560 (J) (7) and the PBPG has already set a precedent to not allow parking access through  curb cuts for new residential developments with available alley access.  It is also recommended to enhance the west facing façade to reduce the “blank wall effect.” Barry Schneider seconded the motion.  Motion did not pass 6-7-0.  
Motion: Marcie Beckett made a motion to approve the project with the condition that changes are made to enhance the west facing façade to reduce the “blank wall effect.”  Jim Morrison seconded the motion.  Motion passed 8-5-0.  Rational for opposition all related to the curb cut on Reed Street. (e.g. the impact to parking on Reed Street, cars in front yard and the change in precedent it makes for the PBPG to not allow parking access through curb cuts for new residential developments with available alley access.

Bob Citrano left meeting at 8:30p

#151727 – 702 Loring Street.  Construct a 1,632 sq ft addition to an existing SFR on a 6, 931 SF site in the RS 1-7 zone.  Remove and replace a 1 car garage with a 2 car garage (623 sf).  Expand a 1 story residence on first floor and add master bed/bath to 2nd story.  Total livable square feet is 2400.  Greg Knight, applicant was present.  The subcommittee reviewed the plans and had no issues and the City has no significant issues to resolve.  

Motion: Chris Olson made a motion to approve plans as submitted.  Marcie Beckett seconded the motion.  Motion carried 12-0-0.

Scott Chipman left the meeting at 8:40p

#163041 – 4535 Mission Bay Drive.  CDP to construct a 48,735 sq ft private vehicle storage facility on a 3.24 acres site in the CC 4-2 zone.  A sustainable project.  Paul Golba represented the applicant and  was present.  This is a raised and vacant lot that is behind a motel on Mission Bay Drive with a 25 foot wide alley type access and behind the San Diego Science Center (formerly Mission Bay Hospital) on Bunker Hill with a shared parking agreement for the large parking lot next to the Hwy. 5 freeway.  Historically, the lot has been used for overflow vehicle parking from car dealers along Mission Bay drive.  The proposal is for a private parking garage.  A large area will keep cars parked by valets and not accessible to the public.  Two other areas will be for showcasing vehicles to members and their guests.  

City review issues of note were there is a need for parking for visitors, access for large vehicle transport carriers.  Also, landscaping is needed at the project entrance at Mission Bay Drive.  The subcommittee had recommendations for enhancement of the entrance and requested something to present at meeting.  Also there was concern about vehicle transport carrier access.

Mr. Golba presented the project on behalf of the owner and gave a detailed explanation of the planned use for collector cars that are used infrequently such as once a month for a Sunday drive.  It will have a club type atmosphere with architecture that draws upon a 50’s theme.  Renderings were presented.  Mr. Golba responded to the visitor parking issue with a revised plan for visitor parking.  He presented a revised a circulation plan to accommodate transport vehicle staging.  He explained the constraints to enhance the entrance and he will continue to work for improvements within those constraints such as changing the road surface.  

Motion:  Chris Olson made a motion to approve with the revised plan for visitor parking and transport vehicle staging.  Jim Morrison seconded the motion..  Motion carried 11-0-0
Subcommittee Reports:  

Election Committee and Vacancy Report (Jeton Prince) – Jeton reported that there are 5 vacancies, 77.0, 79.03, 79.04, 83.01, and one commercial vacancy.  Applications are at the PB Library.  Michael Campbell who is interested in the PBPG attended the meeting.

Traffic and Parking, PB Parking District (Jim Morrison) - Jim has no email access at present.  He wants to report after the election.

Gary Foster reported that a walking flashing beacons crosswalk was approved at the Van Nuys St. and La Jolla Mesa Drive location.
ByLaws Committee – No report
Community Plan Amendments and Design Guidelines (Marcie Beckett) No Community Plan Subcommittee meeting in November.  Marcie asked for an action item at November general meeting to vote on the City’s proposed work plan for Community Plan Amendments.
Mission Bay Parks Committee (Jeton Prince) 
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Neighborhood Code Compliance (Scott Chipman) Scott was not present.  It was suggested that we hear from him earlier in the meeting.

Jim Krokee reported that the City has done nothing in regard to the granny flats.  Barbara Williams also noted we have not had a report about the oversized vehicle ordinance.  

Special Events (Barbara Williams)  There was a post event review of the Brazilian Fest.  

Airport Issues/San Diego Regional Airport Authority (Jim Krokee) No report at this time.  
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Submitted by Barbara Williams
Per Council Policy, the PBPG posts minutes within two weeks after they are approved at welovepb.org and PBplanning.org. The current minutes and upcoming agendas are also posted at these websites 72 hours before a meeting and they are also available on the community bulletin board at the Pacific Beach Library.  Previously approved monthly minutes are in a binder at the library.
