Catalina Eucalyptus Sumner Alliance

December 3, 2014

CESA
PO Box 2544
Avalon, CA 90704

VIA EMAIL AND HAND DELIVERY

Denise Radde, City Clerk
City Clerk

City of Avalon

PO Box 707

Avalon, CA 90704

RE: Appeal to the City Council of the City of Avalon of actions taken by the Planning Commission
on November 19, 2014 regarding Vons Company’s New Commercial Development on an
Unspecified Parcel bordered by Sumner, Catalina, and Beacon Streets

Dear Mrs. Radde:

This appeal is filed on behalf of CESA, a group of residential homeowners and hotel owners who
will suffer significant deleterious impacts to our health, safety, welfare and quality of life and
reduced property values should the Vons Project, as proposed and approved, proceed, We
therefore hereby challienge and file this appeal to the City Council of Avalon, of all approvals and
positive actions taken by the Planning Commission on November 19, 2014 with regard to the Vons
Project.

This appeal is filed based on all of the grounds specified in the many letters filed and oral
comments made in opposition to the Mitigated Negative Declaration, the monitoring plan, and
the permits, conditions and variances that were granted or which appear to have been
conditionally granted. We ask that the City Council hear the appeal de novo as permitted under
the Avalon Municipal Code.

We are filing the Appeal Notice at this time in order to strictly conform to the fifteen day period
set forth in the Avalon Municipal Code, measured from the date of the Planning Commission
meeting at which the vote to adopt the Mitigated Negative Declaration and to
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approve various permits and use applications was made. Itis unclear to what extent the City
Attorney’s announced plan to draft a resolution or resolutions “memorializing” the Planning
Commission’s vote has on the finality of the Planning Commissions’ votes. This continuing lack of
clarity and failure to conform to CEQA substantive and procedural laws makes it extremely difficult
for the average person to understand and exercise their rights.

Enclosed please find a check for the $922 appeal fee.

Sincerely,

The Executive Committee
for CESA

Catalina Eucalyptus Sumner Alliance
cc: Chatten-Brown & Carstens LLP

Enclosure
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December 3, 2014

Via Hand Delivery

Denise Radde
City Clerk

City Council, City of Avalon
P.0. Box 707

410 Avalon Canyon Road
Avalon, CA 90704

Re: Appeal to City Council of Planning Commission Determinations on
Mitigated Negative Declaration, CUP, CDP, and MMRP for Vons Grocery
Store, 234 Sumner Avenue, APN: 7480-016-009

Dear Ms. Radde and Honorable Councilmembers:

Pursuant to Public Resources Code section 21151, the Catalina Sumner
Eucalyptus Alliance (CESA) hereby appeals the Planning Commission’s decisions to
grant approvals and entitlements for a proposed Vons store at 234 Sumner Avenue {(“the
Project™) to the City Council. Public Resources Code section 21151 requires that the
City permit CESA to appeal the Planning Commission’s determinations regarding the
Project’s compliance with the California Environmental Quality Act (CEQA) to the
highest elected decisionmaking body in the City.

Despite the information contained in the presentation given by the Project
representative, the mitigated negative declaration (MND) prepared by the City failed to
adequately analyze and disclose the Project’s potential significant impacts on the
environment. For example, the MND failed to disclose the baseline for analysis with
regard to several impact areas, including noise, greenhouse gas emissions, and water
supply. Without information regarding noise generation, greenhouse gas emissions, and
water use of the existing Vons stores, the MND’s conclusions that the proposed Project
will not increase these impacts lack support. Further, with regard to some impact areas,
the MND claims that certain impacts will be mitigated by the Project, but few concrete
and enforceable mitigation measures are included in the MND or the Project conditions.

As the City has not made any minutes, resolutions, or Planning Commission
Actions publicly available since the November 19, 2014 meeting, CESA is unable to
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further specify the entitlements that are being appealed to the City Council.

This appeal is based on the letters submitted by CESA on November 12, 2014, the
other letters contained in this packet, and the oral testimony given by CESA members
and other members of the public discussing the MND’s failure to analyze and mitigate
the Project’s potential impacts on Avalon and the flats and requesting the imposition of
more specific and enforceable mitigation measures.

I Alternative Project Sites Remain Available.

Nearly all of the Project’s public opposition and its potentially significant impacts
are derive from its siting at the busy corner of Beacon and Sumner, very close to
residences, vacation rentals, a bed and breakfast, and a small motel. Many of these
potential impacts could be eliminated if the Project is moved to another Jocation.

For example, it does not appear that the City has considered renovation and
retrofitting of the existing Vons sites. At the Planning Commission hearing, the Project
representative mentioned this as a possibility, stating that if the proposed Project is not
approved, “we will do serious improvements to the sandwich layout that we have in our
existing store now.” This option must be explored further, preferably in an
environmental impact report (EIR).

Another feasible alternative that could reduce the Project’s adverse impacts on
noise, traffic, and quality of the visitor experience, while providing for a new, larger
store, involves reconfiguration of the Project site parcel. The new market could be
flipped nearer to the existing “Little Vons” store into a downtown location nearer to the
beach and existing visitor services such as the Tour Plaza and those located on the pier.
Refrigerated trucks could head in and back out into loading bays from the Tour Plaza,
instead of the Beacon Street artery. Entrances and exits would be available onto both
Sumner and Catalina Avenues. Plenty of parking space is available. If more space is
required for the Tour Plaza or the “future park” included in early Project drawings, those
uses could be accommodated at the other end of the parcel where the Project is now
proposed.

[I.  An Environmental Impact Report is Required.

As discussed in greater detail in the November 12, 2014 CESA letter attached as
Exhibit A, a fair argument exists that the Project will have significant impacts on the
environment that have not been mitigated, especially with regard to water use,
greenhouse gas emissions, noise, and traffic — both traffic safety and congestion.
However, the MND fails to disclose the Project’s contributions to any of these impact
areas, concluding without evidence that one store will be less impactful than two. As
made available to the public prior to the November 19 Planning Commission hearing,
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concrete and enforceable mitigation measures were not included in the Project to reduce
its greenhouse gas emissions, noise emissions, and potential for traffic congestion. While
several potential measures to reduce noise associated with the loading bays were
discussed at the Planning Commission hearing, including a fully enclosed loading bay,
loading hours, and disabling of vehicle reverse warning sounds, it does not appear to have
been determined if any of these measures are feasible. An EIR is therefore required.

The MND’s failure to provide detailed information and mitigation for the Project’s
potential environmental impacts may have occurred because the Project simply has not
yet been designed. But if this is the case, then it is premature for the City to grant
entitlements and approvals for building the Project. Useful environmental analysis
cannot be conducted until sufficient detail about the Project is known. That detail does
not appear to have been a part of the environmental review process conducted here. At
the meeting, the Project representative displayed renderings depicting skylights designed
to decrease energy use and greenhouse gas emissions. Nothing in the MND or proposed
conditions of approval mentioned these skylights. These project design features must be
included in the environmental review so that their effectiveness can be analyzed, and so
that they can be included as enforceable and mandatory portions of the Project. The City
must repeat, or at the very least, update, its environmental review once the Project has
been designed.

IHl. The City Has Not Evaluated the Environmental Impacts of Proposed
Conditions of Approval.

Prior to the Planning Commission meeting, additional Project conditions were
proposed in an effort to reduce the Project’s impacts on traffic congestion and parking.
These conditions included additional 1-hour parking restrictions on streets adjacent to the
Project site, as well allowing grocery carts to leave the immediate supermarket area. As
detailed in several letters and public comments at the hearing, the MND failed to analyze
the potential impacts of these changes to the Project. Those residing on streets impacted
by the new 1-hour parking restrictions will be displaced to nearby blocks, thereby
increasing the parking impacts on those streets. The MND also does not evaluate the
aesthetic and blight impacts of permitting grocery carts to be used throughout town.
Until Vons implemented the system used at the current stores, grocery carts littered the
streets, with significant adverse impacts on aesthetics in town. As Avalon relies almost
wholly on tourist revenue, this potentially significant impact is especially important here
and requires analysis in an EIR. (San Joaquin Raptor Rescue Center v. County of
Merced (2007) 149 Cal.App.4th 645; CEQA Guidelines s. 15126.4.)

IV. The Project Cannot Go Forward Without Concrete and Enforceable
Mitigation Measures to Reduce Known Project Impacts.
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Although the conditions of approval actually issued by the Planning Commission
have not been made publicly available, it is clear that the Project does not include
sufficient concrete and enforceable mitigation measures to permit its approval with an
MND. (Pub. Res. Code 21081.6(b); Lincoln Place Tenants Ass’nv. City of Los Angeles
(2007) 155 Cal. App. 4th 425, 445 [“mitigation measures must be feasible and
enforceable™]).

The Project’s potential noise impacts are particularly important to those residing
and conducting business on streets surrounding the Project site. Additional mitigation
measures for noise that must be adopted by the City include, but are not limited to:

- Restrictions on construction during the tourist season: As Avalon’s busy
season is relatively short, construction of the Project could reasonably be
restricted to months when tourist visitation is lower. The Project site is
adjacent to a bed and breakfast, and small hotel, and a great many short-term
rental properties.

- Restrictions on construction on weekend mornings: The City permits
construction after 8 a.m. on Saturdays. Loud construction noise at 8 a.m. will
be jarring to island visitors who have enjoyed Avalon’s nightlife, as well as to
island residents who work in tourist-serving businesses.

- Funding for triple-paned windows and noise retrofits: It is common for noise-
producing Projects to provide funding for noise retrofits of affected homes and
businesses.

Thank you for your consideration of this matter. CESA’s members look forward
to discussing the Project with the City Council.

Sincerely,

Michelle BlacR;on behalf of
CESA
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Tuly 28, 2015

Via Hand Delivery and Email: dradde@cityofavalon.com

Ms. Denise Radde

Chief Administrative Officer/City Clerk
City of Avalon

P.O. Box 707

410 Avalon Canyon Road

Avalon, CA 90704

City Council,

City of Avalon

P.O. Box 707

410 Avalon Canyon Road
Avalon, CA 90704

Re:  Appeal of Actions Taken on November 19, 2014 regarding Proposed Vons
Grocery Store; Mitigated Negative Declaration, CUP, CDP, and MMRP for Vons
Grocery Store, 234 Sumner Avenue

Dear Ms. Radde and Honorable Councilmembers:

We submit these comments on behalf of Appellant Catalina Eucalyptus Sumner Alliance
(CESA). CESA is composed of residents, small businesses, and property owners who have
come together to preserve the charm and character of ‘the flats’, Avalon’s central neighborhood.
“The flats” currently exists as an eclectic mixture of houses and small businesses that co-exist
and complement each other. Everyone in Avalon wants and deserves a better grocery shopping
experience. However, it is the City’s job to ensure that its quest to procure a better Vons does
not destroy existing neighborhoods and businesses. As proposed, in the previous and the revised
mitigated negative declaration (MND), the Vons Project will irreversibly alter the character of
the flats by imposing one of the City’s largest buildings on a block otherwise characterized by
low-rise buildings and the golf gardens, increasing traffic congestion at the busiest intersection in
Avalon, and walling off residences and businesses on Catalina Avenue into a narrow canyon,
among other impacts. These impacts are not fully mitigated as required by the California
Environmental Quality Act (CEQA) for a project that relies on an MND. Just as important, this
appeal hearing comes as the City evaluates strategies designed to avoid Stage III water rationing
and as other construction projects are stalled due to a lack of water for construction and
operation. Until the City’s long-term water outlook has changed significantly, the Project cannot
be approved.
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Additionally, CESA’s appeal is of the Planning Commission’s actions taken on
November 19, 2014, These actions conditionally approved the Project based upon the 2014
MND. However, the notice on the City’s website for the August 4, 2015 hearing states:

In connection with the appeal of the adopted Mitigated Negative Declaration and
Mitigation Monitoring Plan, the City Council will consider adopting a revised Mitigated
Negative Declaration that was circulated for public comment earlier in 2015, after the
filing of the present appeal, and which addresses public comments on the adopted
Mitigated Negative Declaration.

(City of Avalon website, http://www.ciWofavaion.com/controis/NewsFeed.aspx?F cedlD=883.)
A hearing has not yet been held on the revised MND. The Planning Commission has not had an
opportunity to review the changes to the Project and to evaluate any revisions to the proposed
mitigation measures and conditions of approval. Considering that the Planning Conumission
voted to require that Vons evaluate enclosed loading bays in order to reduce the Vons Project’s
impacts on residents and businesses of Catalina, Eucalyptus, and Sumner Avenues, any changes
to the Project should be presented to the Planning Commission before they are presented to the
City Council for final approval. Thus, the City should consider this appeal separately. If the
City denies this appeal, only then s it appropriate for the City Council to consider a new
environmental document and revised Project.

L The Revised MND Does Not Remedy the Project’s Failure to Comply with
CEQA.

Although CESA appreciates the City’s revision of the Mitigated Negative Declaration
prepared for the Project, the revised MND fails to ameliorate the concerns raised in CESA’s
November 12, 2014 letter to the Planning Commission. This letter is attached for the Council’s
review as Attachment 2. CESA’s primary concern is that the Applicants and City have chosen to
continue with a MND instead of admitting that the Project will have significant adverse
environmental impacts on the City and the flats and preparing an environmental impact report
(EIR). An EIR would include a discussion of project alternatives and locations, as well as a
comparative analysis of the environmental impacts of those alternatives.

In order to go forward with an MND and comply with CEQA, the City and Applicant
must have included feasible and enforceable mitigation measures that reduce all of the Project’s
likely significant environmental impacts below the applicable thresholds of significance.
However, based on the documents that are currently available, this has not yet occurred.

For example, with regard to aesthetics and the Project’s impacts on Catalina Avenue, the
Project proposes a solid wall along the entirety of the Project’s Catalina Avenue frontage. Based
on the story poles placed on the site, this wall will be as tall or taller than many of the buildings
currently located on Catalina Avenue. As articulation is limited, the Project will result in the
creation of a tall, bleak corridor on Catalina Avenue. Views of the island’s ridgelines from
homes and businesses along Catalina Avenue will be destroyed, including public views from
Catalina Avenue. The revised MND contains no mitigation for these impacts and, instead,
dismisses these valid concerns entirely. (Revised MND, Explanations, pp. 1-2.) The only
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mitigation measure included in the Project relates to nighttime lighting. Building articulation is
not adjusted, and no heed is paid to the building’s mass. Thus, the MND has failed to disclose or
mitigate the Project’s significant aesthetic impacts.

Likewise, the MND fails to include any mitigation measures aimed at protecting sensitive
receptors located near the Project site from construction noise. Many primary residences,
vacation homes, and other places of lodging are located directly across Beacon Street, Sumner
Avenue, and Catalina Avenue from the Project site. These sensitive receptors will not be
adequately protected by construction restrictions that end at 8:00 a.m. and prohibit construction
only on Sundays. Avalon’s economy ;s based on tourism, and the City must protect the tourist
experience. These impacts could potentially be mitigated with prohibitions on construction until
10:00 a.m. and on Saturdays.

The Project also presents difficulties with regard to water supply. As discussed
previously and in other letters submitted to the City on this Project, the water right transfer
proposed to satisfy this Project does not comply with the City’s rules or time limits for
transferring water rights. The desalination expansion under consideration has not been fully
funded, and the Project’s approvals and construction permits are not tied to the desalination
plant’s delivery of new water supplies. Further, the exploratory deep water wells proposed by
the Island Company have not yet been sunk, and the results of their investigation are not yet
available. At this time, it is speculative whether these wells will be able to produce sufficient
water to both stave off Phase II[ water restrictions and enable the future growth envisioned by
the Island Company. Also, the environmental impacts and aquifer recharge rates of these wells
have not yet been determined, and their availability for the Project carmot be assumed.

CESA appreciates the inclusion of mitigation measures aimed at protecting nesting birds
on the same block as the Project. However, CESA is concerned about efforts to drive the night
herons away from the eucalyptus trees adjacent to the Project. The MND’s mitigation measures
protecting these birds are meaningless if the night herons and other species utilizing the trees at
the golf gardens are removed from their habitat.

Although CESA understands that July 28 is the deadline to submit comments that will be
included in the City’s materials for the August 4, 2015 hearing, the stafl report and proposed
conditions of approval for the Project have not yet been released to the public. CESA reserves
the right to submit additional comments to the City once these documents have been released and
evaluated.

IL The Island Company Commissioned a Study of Alternatives That Determined
the Project Site Would Negatively Affect Nearby Properties.

CESA members recently discovered a Santa Catalina Island Company-commissioned
study of alternative locations and configurations for the Vons Project and for redevelopment of
two parcels in downtown Avalon, prepared by Katalyst. (Attachment 1.) This study included
four alternatives and configurations for the proposed Vons store, and assessed reuse of the
existing Vons buildings, expansion of Little Vons, the current proposed site at Beacon and
Sumner, and a storefront on Sumner Avenue. While the study did not assess the potential
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environmental impacts of each alternative site and configuration, the study did foreclose
alternatives based on noncompliance with the Island Company’s future development plans. The
proposed Project is closest to the Study’s Alternative 1. (Attachment 1, pp. 7-13.) In the list of
pros and cons developed for Alternative 1, the Island Company’s consultants determined that a
Vons store in the current location “[h]as potential negative impacts to residential property values
adjacent to Vons.” (Attachment 1, p. 13.) Thus, any claims that the Project will improve
property values are without support. The Island Company is aware that the Project may
negatively impact its neighbors.

The Study also notes the proposed Project site’s isolation and detachment from other
retail uses and the likely difficulty of stretching the retail corridor up Sumner through the
existing residential uses. (fbid.) Thus, the Study agrees that the existing neighborhood is chiefly
residential, despite the Project site’s zoning. Finally, the Study notes the difficulty of placing a
large grocery store along a park since the consultants were “not aware of any analogs where
grocery stores are a primary frontage in a park or where it is done well.” (Attachment 1,p. 13)
These are important considerations for the City as it considers the appropriateness of this Project
location and how the proposed Vons will integrate into the neighborhood.

MII. The Project is Improperly Segmented From the Island Company’s Plaza
Redevelopment Project, in Violation of CEQA.

Tn addition to a new Vons store, the Island Company-commissioned study provided for:

- The repositioning of the Tour Plaza transit facilities;

- The inclusion of new workforce, single occupancy housing, as well as marking rate
housing; '

- Complimentary new retail one block in from and parallel to Front Street, to create a loop
retail experience connecting the two largest hotels;

- A new public park space;

- A major parking facility; and

. General amenities that expand upon the concept of Avalon being 2 “resort without walls.”

Attachment 1, p. 2. The study claims that, “Through this broader vision, the proposed Vons site,
as well as additional site locations within the study area, are able to be evaluated to understand
how best to integrate Vons.” (/bid.) Additionally, “Each alternative creates a comprehensive
development plan around each Vons’ location that provides the greatest economic value for
existing and future development.” (Ibid, emphasis added.) Thus, the Island Company clearly
envisions a comprehensive development plan that inchudes a Vons. The City’s failure to require
analysis of this entire development plan violates CEQA.

CEQA requires environmental review to evaluate the “whole of a project” and not simply
its constituent parts when determining whether it will have a significant environmental effect.
(CEQA Guidelines § 15003(h).) This ensures that, “environmental considerations do not
become submerged by chopping a large project into many little ones -- each with a minimal
potential impact on the environment -- which cumulatively may have disastrous consequences.”
(Bozung v. Local Agency Formation Commission (1975) 13 Cal. 3d 263.) As the Santa Catalina
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Island Company-commissioned study makes clear, the Vons Project is part of a much larger
project. Each of these projects will have environmental impacts alone and in combination with
the Vons Project that are not discussed in this MND. And the elimination or replacement of the
golf gardens would have significant impacts on aesthetics, since they comprise the City’s
primary tree canopy. The entirety of this comprehensive development plan, including the Vons,
the extension of Third Street through the plaza to create Main Street, and new housing, parking,
and retail must be studied in a single environmental impact report.

IV.  The Katalyst Study Demonstrates the City’s Improper Precommitment to a
Vons Location Along Beacon Street Between Catalina and Sumner Avenues.

The study of alternatives commissioned by the Santa Catalina Island Company begins
with the explanation, “The study was initiated by a deal with Vons to locate a new 19,098 square
foot grocery store and support surface parking lot along Beacon Street between Catalina and
Sumner Avenues.” In Save Tara v. City of West Hollywood, the California Supreme Court held:
“[We apply the general principle that before conducting CEQA review, agencies must not ‘take
any action’ that significantly furthers a project ‘in a manner that forecloses alternatives or
mitigation measures that would ordinarily be part of CEQA review of that public project.””’
(Save Tara v. City of West Hollywood (2008) 45 Cal.4th 116, 138, citations omitted.) As this
study obviously predates the City’s 2014 and 2015 MNDs, and as the City has not yet formally
approved the Project, any preexisting “deal with Vons” for a grocery store and surface parking
along Beacon Street between Catalina and Sumner Avenues improperly committed the City to
the Project prior to the completion of environmental review. Under these circumstances, “Rather
than a ‘document of accountability’ [citation], the EIR may appear, under these circumstances, &
document of post hoc rationalization.” (/d. at 136.)

The residents and businesses of CESA respectfully requests that the City take their future
well being and quality of life into account as it continues to review this important Project. While
everyone in Avalon wants and deserves an improved grocery experience, the proposed Project
will adversely impact the residents and businesses of the flats. If the City votes to approve this
Project in its current location, the members of CESA ask that the City mitigate the Project’s
impacts due to construction, aesthetics, traffic congestion, parking, and noise to the greatest
extent feasible.

Sincerely,

Michelle BlacRwon behalf of
the Catalina Eucalyptus Sumner Alliance

Enclosures 1. Katalyst Design Alternative Study
2. CESA letter to Planning Commission, November 12, 2014
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Ce: amarshall@cityofavalon.com
wiolsen{@cityofavalon.com
ceassidy(@cityofavalon.com
rhermandez@cityofavalon.com
isampson(citvofavalon.com
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November 12, 2014

Via U.S. Mail and email: planning(@cityofavalon.com

Ms. Amanda Cook

Planning Director, City of Avalon
P.O. Box 707

410 Avalon Canyon Road
Avalon, CA 90704

Planning Commission, City of Avalon
P.O. Box 707

410 Avalon Canyon Road

Avalon, CA 90704

Re: Mitigated Negative Declaration, Variance, CUP, CDP, and MMRP for
Vons Grocery Store, 234 Sumner Avenue

Dear Ms. Cook and Honorable Planning Commissioners:

We submit this letter on behalf of the Catalina Eucalyptus Sumner Association
(CESA). CESA is composed of residents, small businesses, property owners who have
come together to preserve the charm and character of “the flats’, Avalon’s central
neighborhood. “The flats” currently exists as an eclectic mixture of houses and small
businesses that co-exist and complement each other. Although no real project description
is provided in the City’s environmental documents, the Project appears to propose a 34-
foot tall, 23,044-square foot full-service grocery store, restaurant, bar, and café on
Reacon Street between Catalina and Sumner Avenues (the Project). The Project site has
served as the City’s only nursery and a parking lot and is developed only with a small,
single-story building at the comer of Catalina and Beacon previously used for nursery
operations. The Project’s environmental documentation fails to disclose the sizes of the
existing Vons locations, resulting in the failure of the MND to use a proper
environmental baseline and prechuding any real comparison of existing and with-Project
conditions.

Members of CESA have many concerns about the Project’s location at what is
already the busiest and most dangerous intersection in town. Despite its commercial
designation, the site is closer to homes than the current grocery store site. In fact, the
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Project proposes to dock delivery adjacent to residences in the flats. The Project will also
introduce new sources of noise, light, and odors to these homes, as well as to nearby
lodging tourism-serving businesses, including bed and breakfasts, vacation rentals,
motels. Over 100 Avalon residents and visitors have signed petitions opposing the
relocation of the Vons store to the Project site.

Due to the difficulty of fitting the Project’s components on this site and its adverse
impacts on the flats, the City has previously rejected its use for a replacement grocery
store. Despite this, alternative sites to the Project were never seriously considered during
this iteration of the grocery store discussion, and the community has been largely barred
from participating in decisions about the town’s only grocery store until now. Alternative
sites proposed by community members that have not been evaluated in the environmental
process include remodeling the existing Vons sites and sites along Avalon Canyon Road
nearer to future residential developments. The insufficiency of the proposed mitigated
negative declaration (MND) and the Project’s inconsistencies with adopted land use plans
are discussed in greater detail below.

Additionally, CESA asks the City to carefully consider the impacts of the
proposed Project on local businesses. Unlike the existing Vons stores, the Project would
include a restaurant, bar, and café. Since Vons began selling alcohol in Avalon, several
long-held, local liguor stores have been forced to close. Similar impacts on independent
cafes, bars, and restaurants can be expected if the new Vons is permitted to sell coffee
and prepared food. The last few years have already been tough on the island’s tourist-
serving businesses. The Project will only increase these stresses, likely driving additional
independent businesses out of the market and reducing the charm and variety of options
available to Avalon residents and tougists.

I The City’s Use of a Mitigated Negative Declaration Instead of an EIR
Violates the California Environmental Quality Act.

The California Environmental Quality Act (CEQA) requires the City to evaluate
the Project’s potential environmental consequences in an environmental document to
foster informed and environmentally-friendly decisionmaking by City leaders, to
encourage disclosures to the public, and to promote public participation in City processes.
Here, the City chose to prepare a mitigated negative declaration for the Project, instead of
an environmental impact report (EIR), despite the Project’s almost assured impacts on
traffic congestion and safety and additional impacts discussed below. As proposed, the
mitigated negative declaration prepared for the Project fails to satisfy the requirements of
the California Environmental Quality Act. More investigation into the Project’s
foreseeable impacts must occur, and more feasible and enforceable mitigation is required
before the Project may be lawfully approved.
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A lead agency prepares an initial study in order to determine whether an EIR, a
negative declaration, or an MND is the appropriate environmental review document. (14
CCR § 15365, herein “CEQA Guidelines™.) “All phases of project planning,
implementation, and operation must be considered in the initial study.” (CEQA
Guidelines§ 15063(a)(1).) The initial study must consider whether any aspect of a
project, either individually or cumulatively, may cause a significant adverse impact.
(CEQA Guidelines§ 15063(b)(1).) The purpose of the initial study is to provide the lead
agency with adequate information regarding a project to determine the appropriate
environmental review document and “documentation of the factual basis for the finding
in a negative declaration that a project will not have a significant effect on the
environment.” (Ctr. for Sierra Nevada Conservation v. County of El Dorado (2012) 202
Cal. App. 4th 1156, 1170, citations omitted.)

There must be a basis within the record to support the conclusions reached by the
initial stud?/. (Lighthouse Field Beach Rescue v. City of Santa Cruz (2005) 131
Cal.App.4™ 1170, 1201.) “Where an agency. .. fails to gather information and undertake
an adequate environmental analysis in its initial study, a negative declaration is
inappropriate.” (El Dorado County T axpayers for Quality Growth v. County of El
Dorado (2004) 122 Cal. App. 4th 1591, 1597, citations omitted.) Failure to adequately
analyze all of a project’s potentially significant impacts or provide evidence to support
conclusions reached in the initial study is a failure to comply with the law.

When a project may have a significant impact on the environment, it necessitates
the preparation and certification of an EIR, not an MND. “[S]ince the preparation of an
EIR is the key to environmental protection under CEQA, accomplishment of the high
objectives of that act requires the preparation of an EIR whenever it can be fairly argued
on the basis of substantial evidence that the project may have significant environmental
impact.” (No Oil, Inc. v. City of Los Angeles (1974) 13 Cal.3d 68, 75.) Courts emphasize
that the fair argument standard is a “low threshold™ test for requiring the preparation of
an EIR. (No Oil, supra, 13 Cal.3d 68, 84.) Review is de novo, with a “preference for
resolving doubts in favor of environmental review.” (Architectural Heritage Assh. v.
County of Monterey (2004) 122 Cal. App.4th 1095,1110, emphasis added; Quail
Botanical Gardens Foundation, Inc. v. City of Encinitas (1994) 29 Cal.App.4th 1597,
1602-1603.)

A. The Project’s Size and Scale is Out of Character for the Surrounding
Neighborhood.

The MND entirely fails to consider the Project’s potentially detrimental impacts
on the flats, instead concluding that the Project’s aesthetic impacts will be offset because
the Project will be more attractive than the existing dirt lot and will include landscaping.
This is problematic for several reasons. Including height added to avoid the floodplain,
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the Project will be 34-feet high and 23,044 square feet in size. This building will be
much larger than surrounding areas, including the Golf Gardens (which contain only the
ticket office) and adjacent housing across Beacon Street. The Project will therefore be
out of scale and character with the neighborhood, which is called “the flats” for a reason.
With regard to the landscaping referenced in the MIND, 92 percent of the grocery lot will
be covered, so it appears unlikely that landscaping will be able to screen views of this 34-
foot-tall building. The current drought situation also prevents the availability of water to
maintain landscaping.

At 34 feet higher than the existing Project site, the building will also obscure
treasured public views of the hills from Catalina and Sumner Avenues, as well as private
views of the hills from homes and businesses located on those streets. These views will
be replaced by views of a grocery store, parking lot, and refrigerator units. CEQA
requires consideration of the loss of these views and mitigation of any impacts. (Ocean
View Estates Homeowners Ass'n, Inc. v. Montecito Water Dist. (2004) 116 Cal.App.4th
396, 400.)

Away from the lights of Los Angeles, Catalina is known for its dark sky and
stargazing. The Project admits that it will introduce additional nighttime lighting to the
site, including facade lighting, streetlights, parking lot lighting, security lighting, way
finding lighting, and automobile headlights. This is also a significant impact that must be
mitigated. Residents of the flats and visitors to the island will lose views of the stars that
contribute to the island’s appeal. The MND concludes that impacts will be less than
significant because the Project will adhere to the City’s municipal code. No mitigation is
proposed, nor are specifications or standards for the Project’s lighting are not included.
Accordingly, no evidence supports the conclusion that lighting impacts will not be
significant. An EIR must be prepared.

B. The Project’s Impacts on Traffic, Safety, and Emergency Response Times
Are Significant.

The Project will utilize intersection of Beacon Street and Sumner Avenue as its
entrance and exit. This intersection is heavily traveled, as it is on the route to the Mole,
the route to Metropole to access the Casino, and the route needed to access residences
and businesses on front street (Crescent Avenue), Descanso, Hamilton Cove, and the
interior.

The intersection of Beacon and Sumner is also dangerous, as it is a blind
intersection. It is not a traditional 90-degree angle, 4-way stop. Even in a golf cart,
which has far fewer blind spots than a typical vehicle, it is frequently difficult or
impossible to determine whether the intersection is clear to cross until a vehicle is already
in the path of oncoming traffic. Accidents and near-accidents are very, very Commorl.
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This intersection will be even more dangerous with trucks using the intersection and
increased traffic as residents of northern areas of town travel to reach the grocery store.

The use of this intersection for the Project’s ingress and egress also brings the
potential for traffic obstructions as groceries fall off the backs of golf carts accelerating
uphill on Beacon or Sumner, & uniquely Avalon problem not disclosed or mitigated in the
EIR. The intersection is blocked due to this type of obstruction at least once per day with
the Vons in its current location. These instances will only increase as residents of the
City’s northern hillier areas off Marilla and Whitley must travel to the flats for groceries.

The MND fails to disclose the Project site’s unique traffic circulation problems or
provide any analysis of their potential impacts or how they could be mitigated. Instead,
In reliance on “project features”, such as relocation of a stop sign and the installation of a
crosswalk, that should be considered mitigation measures, the MND concludes that the
Project will not have significant impacts on traffic circulation and safety. The Court of
Appeal recently held that features such as these project design features must be
considered mitigation measures when they are relied upon to reduce a project’s impacts.
(Lotus v. Dep't of Transp. (2014) 223 Cal. App. 4th 645.) Environmental review must
disclose the Project’s potential impacts, without mitigation measures, so that the public
and decisionmakers may fully evaluate the efficacy of proposed mitigation. (/bid.)
Furthermore, CEQA requires mitigation measures to be concrete and enforceable. CEQA
does not tolerate attempts to sweep important public safety issues “under the rug.”
(Concerned Citizens of Costa Mesa v 32" Dist. Ag. Ass’n. (1986) 42 Cal. 3d 929, 935.)

Other traffic problems not disclosed or mitigated include:

o Near-exclusive reliance on the Level of Service standard, which is almost entirely
inapplicable to a City such as Avalon, which does not contain any stoplights;

o By repositioning the stop sign on Sumner Avenue, no traffic control will exist for
vehicles traveling from City Hall and Tremont Street unti! the Project parking lot.
This will result in blockages of traffic as vehicles try to enter on Beacon Street.

e Foot races, triathlons, and motorcycle races all use Sumner & Beacon as their
finish lines. During these times, vehicles are encouraged to stay home. How will
the grocery store accommodate this if the only entrance requires the use of Beacon
Sreet? The traffic study never took this into consideration;

e Traffic cameras used for the traffic study were located so as to understate existing
traffic patterns, Moreover, a commenter should not be required to “ferret out”
information in technical appendices of an EIR. (Vineyard Area Citizens for
Responsible Growth, Inc. v. City of Rancho Cordova (2005) 40 Cal.4th 412, 442.)
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Information from the traffic study should have been disclosed in the MND and
was not; and

s The Project will interfere with fire access and emergency response times if this
busy intersection is blocked by congestion.

C. Noise Impacts Are Significant, With Significant Impacts on Land Use.

As anyone who has ever spent time at the corner of Beacon Street and Sumner
Avenue knows, it is incredibly loud. Residents must close all windows and doors in
order to carry a conversation or hear the television. Needless to say, sleeping through the
night is difficult. The intersection is plagued by high levels of golf cart traffic, shouts of
people walking home from nighttime establishments, and the loud beeps of garbage
trucks, construction vehicles, and other large vehicles that pass through the area. In
recognition of the incredible noise produced by golf carts, the City has recently
implemented noise limits for their operation. Studies have long recognized the health
dangers that high levels of noise have on humans by interrupting sleep, interfering with
speech, and increasing anxiety.

According to the U.S. Environmental Protection Agency, exposure to high noise
levels presents a “health risk in that noise may contribute to the development and
aggravation of stress related conditions such as high blood pressure, coronary disease,
ulcers, colitis, and migraine headaches. . .Growing evidence suggests a link between noise
and cardiovascular problems. There is also evidence suggesting that noise may be related
to birth defects and low birth-weight babies. There are also some indications that noise
exposure can increase susceptibility to viral infection and toxic substances.”’

Potentially deadly cardiovascular impacts can be triggered by long-term average
exposure 1o noise levels as low as 55 decibels.? Exposure to even moderately high levels

of noise during a single 8 hour period triggers the body’s stress response. In turn, the

body increases cortisol production, which stimulates vasoconstriction of blood vessels
that results in a five to ten point increase in blood pressure. Over time, this noise-induced

1 EPA Noise Effects Handbook, htt;n://www.n.oneise.01'2/1ibrarv/handhoo.k/hand.book.hhn,
incorporated by reference; see also EPA Noise: A Health Problem
http://www.nonoise.org/}ibrarv/epahith/epah}th.htm#heart%ZOdisease, incorporated by reference.

» World Health Organization Media Centre,
http://www,euro.who.int/emise/main/WHO/MediaCentrefPR/Z009/2009 1008 17language
[elevated blood pressure and heart attacks], incorporated by reference;
hitp://whalibdoc.who.int/hq/1999/a68672 pdf [finding demonstrated cardiovascular impacts,
including ischemic heart disease and hypertension after long-term exposure to 24 hour average
noise values of 65-70 dBA], incorporated by reference.
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stress can result in hypertension and coronary artery disease, both of which increase the
risk of heart attack death.® Studies on the use of tranquilizers, sleeping pills,
psychotropic drugs, and mental hospital admission rates suggest that high noise levels
cause adverse impacts on mental health. 4

High noise levels also have dramatic developmental impacts on small children,
many of whom might one day reside in the Project. Children who are exposed to higher
average noise levels bave heightened sympathetic arousal, expressed by increased stress
hormone levels, and elevated resting blood pressure.

In addition to the health and quality of life of residents, noise levels adversely
affect tourism-dependent businesses that provide lodging. At a June 2014 City meeting,
the owner of the Metropole Hotel described 25 years of refunding money to hotel guests
who were so disturbed by the noise generated by the existing Vons store, associated
equipment, and truck movements, that they could not sleep. Despite repeated requests
and complaints, Vons never engaged with him to cooperate or resolve these problems.

The Project will introduce additional noise due to traffic, as the trips to two
grocery stores all redirected to one location; additional noise due to loading and reversing
of trucks; and additional noise due to refrigerator units, at the very least. But this noise is
never quantified. The MND concludes that because the Project will not double traffic
trips and because the City does not have standards regulating the other types of noise that
may be emitted, impacts will not be significant. This conclusion lacks support. The
MND never discloses existing or predicted levels of noise, so it cannot be determined if
the increases will be significant, regardless of the threshold of significance used.
Additionally, the fact that an emitted noise may not be regulated by City ordinance does
not prevent its emission from being significant. In fact, it is likely that the existing noise
levels at the Project site already exceed safe levels and those permitted by the City,
World Health Organization, and public health experts. Thus, any additional noise impact
will be cumulative and must be disclosed, analyzed, and mitigated. (Los Angeles Unified
School District v. City of Los Angeles (1997) 58 Cal.App.4th 1019, 1024-1025; Kings

3 Attachment 1, Excerpts of World Health Organization, Guidelines for Community Noise, p. X
and pp. 47-48. The report is available in its entirety online at
http://whalibdoc.who,int/ha/1999/a68672.pdf; see also, Maschke C (2003). “Stress Hormone
Changes in Persons exposed to Simulated Night Noise”. Noise Health 5 (17): 35-45. PMID
12537833, http://www.noiseandhealth.org:/articie.asv?issn—"—i463—

1741 vear=2002;volume=5:issue=17:spage=35 :epage=45 -aulast=Maschke, incorporated by
reference; Attachment 2, Franssen EA, van Wiechen CM, Nagelkerke NJ, Lebret E (2004).
«Ajrcraft noise around a large international airport and its impact on general health and
medication use”. Occup Environ Med 61 (5): 405-13. doi:10.1136/0em.2002.005488. PMID
15090660.

4 Attachment 1, p. x. and pp. 48-49.
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County Farm Bureau v. City of Hanford (1990) 221 Cal. App.3d 692, 718.)

The MND includes noise mitigation measures, but since the Project’s likely levels
of impact are never disclosed, the decisionmakers cannot evaluate the effectiveness of
these measures. Additionally, these mitigation measures are not concrete or enforceable,
as required. (Pub. Res. Code 21081.6(b); Lincoln Place Tenants Ass'nv. City of Los
Angeles (2007) 155 Cal. App. 4th 425, 445 [“mitigation measures must be feasible and
enforceable”].) MM-Noise 1 claims that the Project’s mechanical system will meet the
County Noise Standards, but commitment is not made to any specific method of
achieving these standards. Further, given the short distance between refrigerator units
and homes, it is unclear whether these systems could possibly attenuate noise sufficiently.
MM-Noise 1.2 states that the loading area will be enclosed. Based on the site plan, this is
not possible. This mitigation measure also cannot prevent the beeps emitted by delivery
trucks as they reverse into position onto Beacon Street, a move that essentially requires
execution of a U-turn. Until the trucks enter the speculative enclosed loading dock,
significant noise impacts will result. The Project’s noise impacts will almost certainly
remain significant. Preparation of an EIR is required.

D. Air Quality and Odors are Inadequately Discussed.

The MND fails to include information necessary to supporting its conclusions that
all Project impacts will be mitigated. For example:

e The MND asserts that fugitive dust will be controlled, but no source of
reclaimed water is currently available on the island.

e The MND fails to include the senior housing complex on Beacon Street as
a sensitive receptor.

s Project trash will be stored in a room along the loading dock driveway that
does not appear large enough to accommodate a store of the size.

E. Biological Resources were not Analyzed.

The MND claims that the Project will not have significant impacts on biological
resources because the site is located in an existing urbanized area. However, the Project
is located adjacent to the Golf Gardens and many tall trees used by birds and other
wildlife whose nesting and foraging might be adversely impacted by construction and
operation of the site and by the introduction of nighttime lighting to the site. In
particular, the MND omits any mention of the black crowned night heron that has nested
in trees adjacent to the Project site for many years. Black-crowned night herons have
been declining in California and are rare on the Channel Islands.
(https:/nrm.dfg.ca.gov/F ileHandler.ashx?DocumentID=1581.) Any impacts to this
nursery should be analyzed and mitigated. Absent an inventory of the birds and other
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wildlife present in adjacent trees and the golf gardens that might be disturbed by Project
construction and operation, the MND lacks support for its conclusion that impacts to
biological resources are insignificant.

F. Cultural and Historic Resources Have Been Associated with the Site.

The Project will remove an existing building that was formerly used for Avalon’s
previous “Tent City,” an irreversible and unmitigable impact on a historic resource. The
MND concludes that MM-Cultural-1, which requires future engagement of an
archaeological monitor who will prepare a future monitoring plan. This mitigation
measure entirely fails to mitigate the loss of the historic resource located on the site,
rendering the Project’s historic impact significant. An EIR is required. Additionally, the
mitigation measure is improperly deferred, because standards and plans will not be
formulated until after Project approval. “Impermissible deferral of mitigation occurs
when an EIR puts off analysis or orders a report without either setting standards or
demonstrating how the impact can be mitigated in the manner described in the EIR.”
(Clover Valley Foundation v. City of Rocklin (2011) 197 Cal. App.4th 200, 236.)

G. The Project’s Greenhouse Gas Emission Analysis is Inadequate.

The MND’s discussion of greenhouse gas emissions (GHG) assumes, without any
evidence, that the Project’s single grocery store will use less energy than the existing
Vons stores, thereby preventing significant impacts. However, the Project never
quantifies the existing stores” GHG generation or that expected from Project construction
and operation. It is likely that the new, larger store, with its expanded restaurant, café,
and bar uses, will generate as must if not more emissions than the existing stores. This is
especially true given the amount of GHG emissions associated with constructing a new
store. The two existing stores will not generate any construction emissions. Further, all
construction on Catalina Island requires importing construction materials and equipment
from the mainland by hydrocarbon-fueled barge, meaning that construction on Catalina
causes an especially high emission of GHGs.

Additionally, compliance with AB 32 requires the State of California to decrease
its GHG emissions 80 percent below 1990 levels by 2050. (MND p. 12.) This will
require the implementation of energy-efficiency mitigation measures such as roottop
solar, Energy Star appliances, and lights that automatically shut off when not in use. As
proposed, the Project does not contain any mitigation, resulting in a Project that will have
significant unmitigated impacts due to GHG emissions. Catalina relies exclusively on the
burning of hydrocarbons to generate electricity. Specifically, Southern California Edison
generates “clectricity for Catalina Island using six diesel generators and 23 propane-
powered microturbines, and we distribute that power using three distribution circuits that
serve the entire island.” (See, Southern California Edison Website,
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https://www.sce.com/wps/portal/h0me/customer—service/faqs/catalina—
island/1ut/p/b1/he9BDoIWEA X Qs3gAGUA] ImUxCEUUCOaxG40mVhKkiESubllcad T
Z72eT972D7iqECEKR-

VLPIKNWU7twSmCSelcuABe8IwLx17JuxBWvPOmCvAXwZ v yO8TvBLbmtj-
NplbMLPNDxDaMw2CLM030Y Qr ATuAH4YIcCCbYgB4RTWGaUY wHmBHO9GI
MtalTX Xhn¥ d4 1 7bDi Y 7VaHPER QgL OOQOIMZF3XtUDMN oSKVEKLYvTugl2WkDTp
nwhlsMa DD4dO!/d14/dS/L2dBISEvZOFBIS9nQSEN/ ?from=catalina, hereby
incorporated by reference.) An EIR is required.

HL. No Water js Available for Project Construction or Operation.

The California Supreme Court has declared, “CEQA’s informational purposes are
not satisfied by an EIR that simply ignores or assumes a solution to the problem of
supplying water to a proposed land use project. Decision makers must, under the law, be
presented with sufficient facts to evaluate the pros and cons of supplying the amount of
water that the [project] will need.” (Vineyard, supra, 40 Cal.4™ at 431, internal citations
and quotations omitted.) By simply relying on an undisclosed allocation from Southern
California Edison, the MND fails to provide any analysis of the Project’s potential
impacts on the City’s dire water situation.

Catalina Island is almost entirely dependent on rainfall for its water supply, save
for contributions by the Pebbly Beach desalination plant during emergencies. Almost all
of the island’s freshwater supply is held in the Middle Ranch Reservoir, which holds
1,149 acre-feet of water. Catalina is one of the locations most impacted by the state’s
continuing drought. Conditions are the driest in 123 years. (Avalon Bracing for Even
More Severe Water Restrictions, Los Angeles Times, June 1, 2014,
hitp://www latimes.com/local/la-me-catalina-drought-201 40602-story.html, herein
incorporated by reference.) Stage 1 water rationing was triggered in June 2013 when the
reservoir fell below 600 acre-feet. Stage 2 water rationing was triggered on August 11,
2014, when the reservoir fell below 300 acre-feet. As of October 16, the reservoir level
was at 277 acre-feet, State 2 water rationing requires mandatory 25 percent reductions in
water use. (See, Southern California Edison Fact Sheet, Exhibit A.)

In response to these restrictions, many hotels have shut down or reduced
occupancy, and visitors to the island have been asked to bring their own linens or to
curtail showering until they return to the mainland. Restaurants are prohibited from
serving fresh water unless on request. When requested, water is bottled water imported
from the mainland. Lawns all over Avalon have long since gone brown, and much of the
remaining landscaping is being hand watered with reused greywater. Island camps are
relying on water trucks. Wells have gone dry; others can no longer be used due to
saltwater intrusion. While Avalon’s reductions in water use are to be commended, they
are insufficient to offset the Project’s water needs, particularly the water needed during
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construction. The Southern California Air Quality Management District’s fugitive dust
rules require frequent watering. Projects currently under construction on the island have
been required to bring water trucks from the mainland for this purposed.

Despite this, however, the MND does not even declare the Project’s potential
water impacts to be potentially significant. Instead, it claims there will be “No Impact”
because the Project will utilize a pre-existing water allocation of 0.28 acre-feet from
Southern California Edison. (MND pp. 24-25.) First, no evidence of this allocation is
provided; nor is there evidence that a private party has a legal right to obtain a specific
“water allocation.” Residents and businesses have State 2 drought allocations based on a
25 percent reduction of their 2013 water use, but this is not a legal entitlement. Second,
based on the lack of actual water available in Avalon, the water supply claimed by the
MND appears to be no more than “papet water,” entitlements which exist in contract, but
which are not available to actually serve a project. “[T]he future water supplies identified
and analyzed must bear a likelihood of actually proving available; speculative sources
and unrealistic allocations (‘paper water’} are insufficient bases for decisionmaking under
CEQA. [Citation.] An EIR for a land use project must address the impacts of likely
futare water sources, and the EIR's discussion must include a reasoned analysis of the
circumstances affecting the likelihood of the water's availability. [Citation.]” (Vineyard
Area Citizens, supra, at 432.)

Without support, the MND also claims that the Project will not have a significant
impact on water supply because the Project will consolidate two separate grocery store
sites into one building. “As such, the amount of water consumption.. .is projected to be
less than the current two-store condition.” (MND p. 25.) Zero support is provided for
this important assumption. Construction of a new store will consume copious and
undisclosed amounts of water that the existing stores will not. Further, since the
proposed Project will be so large and will provide restaurant, bar, and café services not
currently provided by the existing stores, the Project’s water use will likely exceed that of
the existing stores. The required landscaping will also require water that is not currently
used at either existing store. An EIR must be prepared that discloses the existing Vons’
water use, the amount of water that will be needed from construction, the sources of this
water, and the impacts of providing this water. If water will be trucked from the
mainland to the barge, the greenhouse gas emissions associated with this and the truck
trips needed for this endeavor must be disclosed and mitigated in this EIR.

This Project cannot be built without having a significant impact on water supply in
Avalon. This impact is both direct and cumulative. The Project’s impacts on Avalon’s
water supply — and the impacts of obtaining alternate supplies in the current drought
must be thoroughly analyzed in an EIR.
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1. The Project May Have Significant Impacts Related to Hazards and
Hazardous Materials that Have Not Been Disclosed or Mitigated in the
MND.

The MND claims, “a hazardous materials survey has been performed” and that
any materials identified wiil be removed. (MND p. 12.) However, this study has not
been disclosed to the public or to decisionmakers. Further, it is unknown whether this
survey was conducted on both the grocery and parking parcels. The entire site has been
used as long term parking and likely has hydrocarbon contamination that must be
disclosed and properly remediated under California law. Additionally, the parking parcel
has a history of additional automotive uses that have likely resulted in additional
contamination. Without proper study of the site, the MND’s conclusion of no significant
impact lacks substantial evidence.

J. Hydrology and Water Quality Issues.

In order to comply with requirements for building in the 100-year floodplain, the
Project’s building pads will be raised two feet above Sumner Avenue and four feet above
Catalina Avenue. While this may protect the Project from the impacts of flooding, the
MND fails to disclose the potential impact that the Project will have on nearby properties
in the event of a flood event. Like the k-rails that were erected after the 2007 fires to
redirect dangerous mud flows away from homes and businesses, the Project will act as a
berm and redirect floodwaters away from both it and the Golf Gardens’ existing drainage
system. Further analysis of whether these redirected floodwaters will endanger residents
or businesses along Catalina, Beacon, and Sumner is required before a conclusion of no
significant impact may be supported. The City “cannot hide behind its own failure to
gather relevant data” on the Project’s potential flood impacts. (Sundstrom v. County of
Mendocino (1988) 202 Cal.App.3d 296, 311.)

The MND's discussion of the potential for inundation by seiche, tsunami, or
mudflow also lacks substantial evidence. The justification for the finding of no
significant impact is that the Project is located over one mile inland. (MND p. 16.) The
Project is located less than one block from the Pacific Ocean. This conclusion must be
revised and supported in an EIR.

K. The MND Fails to Disclose or Analyze the Cumulative Impacts of other
Developments Under Consideration by the City.

The MND fails to properly analyze the Project’s foreseeable cumulative impacts.
For example, the MND does not account for traffic, noise, and other impacts of other
developments being considered by the City. These developments include proposals for



Honorable Planning Commissioners
City of Avalon

November 12, 2014

Page 13

additional residences in Avalon Canyon, the museum complex that is currently
underway, and the facilities that will be developed on sites vacated by the two existing
Vons stores. Under CEQA, “[A]ny future project where the applicant has devoted
significant time and financial resources to prepare for any regulatory review should be
considered as probable future projects for the purposes of cumulative impact.” (Gray v.
County of Madera (2008) 167 Cal. App.4th 1099, at 1127-28.)

II.  The City Cannot Make the Findings Required to Grant a Variance for the
Project. '

Since the Project will cover 92 percent of the lot, a greater percentage than is
otherwise permitted by the City, the applicant has requested a variance to permit parking
on an adjacent parcel owned by another entity.

The California Government Code permits variances from the terms of the City’s
zoning ordinances only:

[When, because of special circumstances applicable to the property, including
size, shape, topography, location or surroundings, the strict application of the
zoning ordinance deprives such property of privileges enjoyed by other property in
the vicinity and under identical zoning classification.

(Government Code § 65906.) Pursuant to state law and to the Avalon Municipal Code,
the City cannot grant a variance unless it makes specific findings that (1) there are
exceptional circumstances or conditions applicable to the property; (2) the strict
application of the zoning code would result in practical difficulties or unnecessary
hardship; (3) the granting of the variance will not be materially detrimental to the public
welfare; and (4) the granting of the variance will not be contrary to the objectives of the
zoning code. (Avalon Municipal Code § 9-8.405.) Further, the City’s findings when
granting a variance must be supported by substantial evidence. (Topanga Assn. for a
Scenic Community v. County of Los Angeles (1974) 11 Cal.3d 506, 515-18.) Substantial
evidence is defined generally defined as “fact, a reasonable assumption predicated upon
fact, or expert opinion supported by fact.” (Public Resources Code § 21080(e)(1).)
Substantial evidence supporting a finding is not “argument, speculation, unsubstantiated
opinion or narrative, [or] evidence that is clearly inaccurate or erroneous.” (Public
Resource Code § 21080(e)2).)

The City’s findings for granting a variance for the Project cannot be supported by
substantial evidence and therefore the variance cannot be granted.
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a. The Strict Application of the Zoning Code Would Not Result in Practical
Difficulties or Unnecessary Hardship.

The application for the variance claims that denial of a variance would cause
unnecessary hardship because “the Project cannot proceed without the parcel utilized for
parking being considered as part of the grocery store developed parcel.” Although CESA
agrees with this concept, no evidence has been provided for why the applicant cannot
purchase the parcel that is required for the Project’s parking or downsize the proposed
grocery store so that the parcel can accommodate the required parking area. Ina town of
only 4,000 year-round residents, a grocery store of this size is not necessary.

b. There Are No Exceptional Circamstances or Conditions Applicable to the
Property.

The application claims that exceptional circumstances exist that do not apply to
other neighborhood property because Vons® budget for the Project only allocated
sufficient funding for the grocery parcel. There is nothing unique about this situation.
Many people have been prevented from realizing projects because they could not afford
to purchase the property required. Anyone seeking to obtain entitlements based on the
square footage of two parcels must control both parcels. Moreover, this argument
appears to boil down to either a claim that Vons could not afford to purchase both parcels
from the Island Company or that it chose not to purchase both parcels. It is difficult to
believe that a corporation of Vons’ size cannot afford to purchase the parking lot parcel.
A variance cannot be granted simply because the applicant chose not to purchase the
amount of land needed to construct the Project. The parking parcel owner is the co-
applicant, and this is an issue of purchase price more appropriately worked out between
co-applicants. Neither of these considerations presents an exceptional circumstance for
which the City should grant a variance from its land use controls.

¢. The Granting of the Variances would be Materially Detrimental of the
Public Welfare.

According to the variance, “the intended use for the both parcels is unchanged.”
This is not true. While the parking parcel itself will remain used for parking, it will be
finished and reconfigured. More importantly, the variance will permit the construction of
a grocery store, restaurant, bar, and café on the Project site, which is a change in use from
the site’s current use as a nursery and parking. Also, as detailed above, the Project will
have significant adverse impacts on residents and businesses in the flats in ways that are
materially detrimental to the public welfare. The proposed use of Beacon Street as the
Project entrance and exit and the increase in traffic at the intersection of Beacon Street
and Sumner Avenue is inherently unsafe.
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d. The Granting of the Variance Would be Contrary to the Objectives of the
Zoning Code.

The City’s zoning code was established to promote compatibility in land uses and
to discourage conflict resulting from incompatible land uses. This includes the location
of dense, massive, and tall buildings next to single-story single family homes, as well as
increases m quality of life impacts on businesses catering to the City’s tourism industry.
The City’s planning documents were adopted to protect the general health, welfare, and
comfort of Avalon residents and the prosperity of tourism. Granting these variances
would permit a Project that does not properly protect the health and welfare of the City’s
residents, and that would damage tourism. As substantial evidence does not support the
findings required for a variance, the Planning Commission cannot grant this variance.

HI. The City Cannot Make Required Findings for Issuance of the Conditional
Use Permit.

The Project requires a conditional use permit (CUP) to allow its proposed
restaurant, bar, and café uses. Section 9.8-4.4 of the Avalon Municipal Code requires the
Planning Commission to make certain findings, supported by substantial evidence:

1) The proposed conditional use shall conform with and carry out the certified Land
Use Plan for the area.

2) The nature, condition, and development of adjacent uses, buildings and structures
shall be considered and no proposed conditional use shall be permitted where such
use will adversely affect or be materially detrimental to said adjacent uses,
buildings and structures.

3) The site for a proposed conditional use shall be adequate in size and shape to
accommodate the yards, walls, fences, parking and loading facilities, landscaping
and other development features prescribed in this chapter or as required as a
condition in order to integrate said use with the uses in the neighborhood.

4) The site for a proposed conditional use shall be served by highways and streets
adequate in width and improved as necessary to carry the kind and quantity of
traffic such use would generate.

5) The proposed conditional use shall be consistent with and carry out the purpose
and intent of the underlying zone.

The City cannot make findings (2), (3), and (4). First, as discussed above, the
Project’s commercial zoning belies the area’s nearby residential uses. The flats is a dense
residential neighborhood, and adjacent homes across Catalina and Sumner Avenues and
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Beacon Street will be adversely affected by the Project’s noise, traffic generation (and
traffic noise), as well odors generated by grocery trash. Vacation rentals and lodging
uses will be especially affected by early morning and late-night beeps from delivery
trucks as the sleep of island visitors is interrupted. Second, the site is inadequate in size
to accommodate the proposed uses, ingress and egress, loading, landscaping, and parking,
This is conclusively demonstrated by the request for a variance from the City’s lot
coverage requirements to accommodate Project parking. The inability to fit the Project
on this site is why the Vons was not located on this site decades ago. Third, the Project’s
circulation plan is dangerous and inadequate. The non-standard design of the intersection
of Beacon and Sumner would require near U-turns for traffic exiting onto Beacon away
from Sumner Avenue — at a blind intersection that already experiences multiple collisions
and near-collisions per day. The loading dock location will also require delivery truck
drivers to execute expert and potentially impossible maneuvers in reverse. As the City
cannot make the required findings for the required CUP, it must be denied.

Conclusion

For the reasons described above, we respectfully request that the City deny the
Project’s approvals. Additionally, we request that the Project undergo subsequent or
supplemental environmental review addressing its potentially significant environmental
impacts on area traffic, noise, land use, and human health before required entitlements are
granted or reinstated. Thank you for your consideration of these comments, and we look
forward to the outcome of the November 19, 2014 hearing on this matter.

Sincerely,

Michelle Black;on behalf of
CESA
Ce: amarshall@cityofavalon.com
wiolsen@cityofavalon.com
ceassidy(@cityofavalon.com
rhernandez@cityofavalon.com
isampson(@cityofavalon.com




Project Description

Bevelop. several design aiternatives to create the highest and best use for two
redevelopment sites totally approximately 4.6-acre iny the core of Downtovn Avalon
on Catalifia Island. The study was initiated by a deal with Vons to locate a new
19,098 sguare foot grocery store and support surface parking lot along Beacon
Street beétween Catalina and Sumner Avenues. With limited available land for new
development in downtown, each slternative sets:a broader vision for the entire site
that has the ability to be phiased over time. Each alternative includes the following
elements:

« The repositioning of the Tour Plaza transit facilities

The inclusion of new workforce, single occupanty room {SRO) housing, as well

as market rate housing; to address housing needs on the island

« Complimentary new retail one block in from and paraltel to Front Street, the
main waterfront retail and commerciat promenade.aiong_ the beach, to create
a loop retail experience connecting the two largest hotels

« Anew public park space

« Maximizes parking, including a major parking Facility

» General amenities that expand upon the concept of Avalon being @ “resort
without walls”

Through this broader vision, the proposed Vons site, as well as additional site
locations within the study area, are able to be evaldated to understand how best to
integrate Vons, Each aitérnative createsa comprehensive development ptan around
each Vons' [ocation that provides the greatest economic value for existing and future
development. Each plan includes public open space and public reatm improvements
that respect and enhance the unigue character of Avalon.
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Site Location & Context
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Tour Plaza Master Plan

DESIGN ALTERNATIVES 1
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Alternative 1
Concept Sketch & Diagram
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Alternative 1

Plan Components

¢ 30 160 0
] FEET
Fulare Catalina Iskind Miseum
Hote) Velicular Dropoff

BCICO Difices

Two-Siory Parking Facility (Utilizing Natiral Geade
Changes)

Hotel Lobby w Laminate Retail
Preserved Mature Trees from Mini-Golf Course

Main Street (Mixed Use Ped Zone)

Tour Transit $reet

Public Park

Outdoor Performing Arts Pavilion

Treserved Public Restrooms

Farmers Markel Plaza (Vons Activator)

Business incubalors

Vons & Surface Parking Lot

Expanded Ped Zong Terminate by Retail Pavilion

Existing Avalen Trolley Stop
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Alternative 1 - Land Use Matrix

T R T SR A T R : b CECLEEL R S SHe B
Areal Vans 19,098 sfVons Stare Area 8 Retail -
Retail 2,400 8 incubator Units SCHCo Owned Residential -
Residential 24 Park Units Parking 163 129 Golf, 34 Car
Parking 52 40 Golf, 12 Cars Area 9 Retaif 3,000 sf Retail
Publc - Existing Office 4,00C sf Office
Area 2 Retail 2400 & Incubator Units City/County Parking - 16 Goif
Retail 3,000 sf Retail Area 10 Retail 2,000 sf Retail
Residential - SCiCo Owned Farking ¢ Golf
Public - Public 2,500 sf Hatel Drop OFf
Area 3 - Park Retail Public 4,500 sf Plaza
Public 26,000 sf Park Area 11 Retail 1,200 sFRetait
Area & - Trarisit Retail “ SCICa Owned Residential 34 SRO
Residential - Area 12 Residential 34 SRO
Public 12,000 sfTransit St Areas 13 Restdential 34 SRO
Area 5 Retail 10,000 sf Retail Area 14 Retail 1,000 sf Retail
Retail - SCiCe Owned Public 12,000 Ped Plaza
Residential » Subtatal 30,200
Public 3,400 sf Performance Building & Stage
Public 10,000 sf Pedestrian Plaza i
Area 6 Retail 6,500 sfRetail Vons
Retail - Retail
Residential - Office
Parking 18 [13 Golf, 7 Cars Public
Public 7,500 sf Plaza Subtetal 136,498 sf
Area ¥ Retail 1,500 sf Retail Pavillion Residential 136 Units
Public 2,500 sf Public Plaza Parking 259 206 Golf, 53 Cars
Subtotal 106,298

i & WL AN katalyst



Alternative 1 - Pros & Cons

Pros

»  Utilizes existing site for proposed Vons grocery store: currently under negotiations
»  Repositions the grocery store while maintaining propesed gross square footage to place main ehtey of Voss and its
surface parking on Cotalina Ave
»  Creatas urban frontege for Yons on Catalina Ave
+  Brovides alarger surface parking Iot than was proposed b last grocesy stere scheme for Vons
» 24 more spaces [Odginally induded: 19 actoette spaces fgolf carts or vehicles under 5% inches] and S1ull
size car spaces B Plan proposes: 3§ gutoette sprces and 158 full sie car spaces)
»  Vons grocery store and parking lot placement has minimal impactsto existing mink-go¥f site, allawing it to remaln
untit relocated and the ares is epen for redevelopment
o Ancipates cresting s market piaza edge to the public park when Faink-Gell course is relocated to provide a
Farmar's market foel te edge of Vans and & more civie/public edge to park
= Heedstobe planned into the design of the Vons te aflow for futura activated edge
«  Allows for the crestion of aworkforcs housing (SRO) building on the backside of Vons at the corner of Bracon
Streat and Metrogols Avenue

Maip Strest
«  Creztes u podestsian-only mein street posadlef to Front Street, creating = retellfcommerdal loag from Catalina to
putropele Ave

v Provides a vistaterminus to pedesteian area fading from the pier to direct traffic away from predominently
residential housing on Cotuling Ave

= Preserves most of exdsting retell bulldings, lacluding part of the existing Vons Express huildiag, and peblic
restroom fadlities

»  Provides infill retadl, restaurant, commercial, and cutdoor space protectad from the ocean breexe, szpedally in
the evening

+  ndudes an eutdoor perdormance stage wrapped by retall
«  Smal stoge areafacing Main $trect
»  targe stage facing future public park

+ Provides o lingar transit street on tha backside of Muin Strest facing the fink-Golf $ite & futurs peblic park
s Street tresfed as apart of the pk
o Curbesida parking for various tour vebicles
«  Use of vutdeor peHformance stage as staging area for tours
v Easy access to retall end public restroom facifities on Main Street
+  Street dosed to vehicular trafic n svaning and for eventsin the park

“Requizes buyin from Vonsto rewark design sch

rPR2B&0DPHO0CREHAEBRCSD

Public Park/Minl-Golf Site

Treates & centraiized park linking Vons/farmers market plazato outdosr paddorming ats venus and Main Street

» Two retnil/restavrant paviions framing both ends of (armers morket plara

{ine By smail business incuhutors nthe park

Preserve some of the teeas around small business incubators but removes trees te create aprogrammable events/
recreation fmvn

Utilizes grade change internal 1o the block to focates atwo stoty parking structure sccessed from Sumner and
Metropols Avenues
+ includes .
o Froposed car/eart share: Golf carts and autoettes provided for 2l single reom ceeupancy workforce and renlal
hrusing
+  Eiminates need ond costfor parking
»  promotes use of carfcart share program, bicydles, trolley, or walking
+  Gainsmose land For development of nousing in the ¢ore of Avalon
Relocstes SCICO offices to kbrary complex freeing up ground Eoor for commerciel and hotel uses
Focusas SROMental Housing along Sumnes Avenus
o gonsider prefab construcion methods for housing
«  Frovide no parking for housing wiibizing casfeart share program
«  Consider at mimimum stwo stary beusing development to increase density
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our Plaza Master Plan

DESIGN ALTERNATIVES 2




Alternative 2
Concept Sketch & Diagram
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Alternative 2

TNlustrative Plan
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Alternative 2

Plan Components

0 oW1 E
] FEET

Futuré Catalina Island Museam
Hotel Vehicular Dropofl

SCICO Offices

Twa-Story Parking Fecility (Utilizing Natural Grade
Chariges)

Hoél Lobby w Laminate Retail

Bt T ensh

ST _1_°._ ;i

T

Main Street {Mixed Use Pad Zone)

“Feur Transit Street

Proserved Mature Trees front Mini-Golf Course
Pablic Park

Outdoor Performing Arts Pavillon

Farmers Market Plaza (Vins Activator)

Vons & Surface Parking Lot

Park Restaurants/Cafes

Expanded Ped Zone Terminate by Retad Pavilion

Existing Avalon Trolley Stop
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Alternative 2
Land Use Plan
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Alternative 2 - Land Use Matrix

: TR e ] e S ia i SHe B
Area 1 Retail - Area 8 Retail -
Retail - SCICo Owned Residential "
Residential 110 Park Units Parking 163 129 Golf 34 Car
Parling 52 40 Golf, 12 Cars Area 9 Retail 3,000 sfRetail
Public . Existing Office 4,000 sf Office
Area 2 Retatl 2,600 8 Incubator Units City/County Parking 16 Golf
Retail 300G sf Retafl Area 10 Retail 2,000 sf Retail
Residential - S5CICo Owned  § Parking 9 Golf
Public B Public 2,500 sf Hotel Drop Off
Area 3 - Park Pubfic 3,400  sf Performance Building & Stage Puhlic 4,500 sf Plaza
Public 24,000 sfPark Area 1l Retail 1,200 sf Retail
Area 4 - Transit Retaif - SCICo Owned Residential 34 SRO
Residential - Area 12 Residential 34 SRO
Public 12,000 sfTransit St Arga 13 Residential 34 SRQ
Area § Retail 11,500 sf Retail Area 14 Retail 1,000 =f Retail
Retail SCICo Owned Pubkic 12,000 Ped Plaza
Residential 25 Park Units Subtotal 30,200
Public 7,000 sf Public Plaza
Public : Lot otals ;
Area & Vons 19,098 sfVons Store Vons 19,008 sf
Retait - Retail 25,600 sf
Residential - Office 4,000 sf
Parking Public 75,800 sf
Public 7,500 sfPlaza Subtotal 124,008 sf
Area 7 Retail 1,500 sf Retail Pavillion Residential 237 st
Public 2,500 sf Public Plaza Parking 240 194 Golf, 46 Cars
Subtotal 53,808
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Alternative 2 - Pros & Cons

Pros

-
*

L3

.

simllar to Alernative 3, focates Vons inthe vicinity of existing Vons Express

vens is more tied into existing retall fabric

« Terminus of new Main Street

«  Visible signage Erom pedestrian connection o pler on Catatina Avenue

Additionat retall added on the Tace of Yons facing the Transit Street and Main Streat

* Need to only arkiculate entry onta Main Street & fong fagade facing Catallna Averse and pedestrisn
spine éonnection te pler

Pushing Vons box further inte Main Street allows for a jump ramp to be created to park on the roof of

Vons

Abso provides susface parking lot next to Vans, similar to Alternative 1

Creates a pedestrlan-cniy ntain street paraifel to Front Street, creating 2 retall/commercial Joop from
Catalina to Metropoie Ave
+  Provides a retall pavilion ag the vista terminus to pedestrian area leading from the pler on Catafina
Ave .
*  Provides infll retall, restaurant, commercial, and outdoor space protected from the ocean breeze,
especially inthe evening

Provides a Hinear transit street on the backslde of Main Steeet facing the Mink-Golf Site & future public
park

Street trested as a part of the park

Curb-side parking for various tour vehlcles

Easy access to retail and public restrocm tacilities on Main $treet

.
.
.
*  Street closed to vehicular traffic In evening and for events in the park

Public Park/Mink-Golf Si

Creates a centralizad park Snddng ovtdoor performing arts venie Lo Maln Straet
*  Twe retaflfrestaurant pavillons framing both ends of farmers marke! piaza
Inciudes an outdeor performance stage Nanked by retail facing the park
Line by smaf! business incubators i the park
Preserve sore of the trees around small business Incubators but removes trees to treate a
programmable events/recreation lawn
Inciudes new residenttal fronting onto the park on hoth Seacon Street and Catalina Avenue

21

eoe-ﬂocooaaseeea_a

$CICO Block

utilizes grade change internal te the block to locates a two story parking structure accessed from Sumner
and Metropole Avenues
+ Inthdes . .
+  Proposed catfcart share: Golf cans and autcettes provided For 2/l singhe room ootupany workforce
and rentat housing
»  Eliminates need and cost for parking
= Promotes use of car/cart share program, blcyeles, trofley, or walking
+ Galns more fand for development of housing in the core of Avalon
Refocates SCICO oHfices to library complex freeing up ground fAicor for commeercial and hote) uses
Focuses SROfRental Housing along Sumner Avenue
» Consider prefab construction metheds for housing
»  Provide no parking for housing utilizing car/cart share program
+ Consider at minimum a two story housing development 1o increase density
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Alternative 1 & 2 - Grocery Store Analogs
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Alternative 1 & 2 - Grocery Store Analogs

QQUUQﬂOUﬁﬂbﬂBDDQDQQ#GQQOGQ@GQHNDﬂﬂﬂﬂﬁﬂﬂﬂ&

: '_-Charactenst:cs for Vons

: !conic &Arrfu! Architectura Treatment

Vemcal&wsual Eleme_ 5 (Ssg ; ge, Tower Features,

_-Intereshng Mate il ¢

: -:_Mural Walls : :
'Quahty Landscapmg & Screemng Elements (Nu:ie
. Serv:ce Area}

' gﬁ"it_di_n_g As An A'ct_ivai'tdr

'Mulnpie Pomts of Entry . R
Opérable Doors - Bmldmg Part of the Outdoors i
'Oixtdoor Merchandusang and Dmmg Areas {Prod::ce,
: '.F!owers etc}

oa-nqceaenogp.neroooooooa_o_qn_aneavaee«ee_aea

RN B G aP OB DO EBRBAPENOODOBOODOOOOELE LG

mp:ffposg Jveholetood ploy h hasg:ff charlene com/ Tond hepatkf
basts compar o resignatonicnes/

. SANTA CATALINA
& @ LN kata'yst



our Plaza Master Plan

DESIGN ALTERNATIVES 3
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! JJllI j Concept Sketch & Diagram
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Alternative 3

Tustrative Plan
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Alternative 3

Plan Components

Future Catalina Tsland Museum
Hotel Velsiculor Dropoff

SCECO Offices

Teve-Story Parking Facility (Utilizing Wateral Grade
Changes)

Hotel Lobby s Laminatc Retail

Expanded Ped Zone to Main Street

Proserved Matere Teees from Mini-Golf Course
Main Street (Mixed Use Ped Zone)

“Fouy Transit Street

Public Park

Main Streel (Mixed Use Ped Zone}

Vons {Malu Buitding}

Residentinl over Vons Farmers Market (Produce/
DelifBakery)

Expanded Ped Zone Terminate by Retail Favilion

Existing Avaton Trofley Stop
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Alternative 3
Land Use Plan
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Alternative 3 - Land Use Matrix

Areal

Area 8

Retail

Retail - -
Retail - 5CICo Owned Residential -
Residential 110 Park Units Parking 163 129 Golf, 24 Car
Parking 22 22Golf Area D Retail 3,000 sf Retail
Public - Existing Office 4,000 sf Office
Area 2 Retail - City/County Parking 16 Golf
Retait - Area 10 Relail 2,000 sfRetall
Residential 44 Park Units sCiCo Owned | Parking 9 Golf
Public 9,600 sfpublic gardens Public 2,500 sf Hotel Drop Off
Area 3 - Park Retail Public 4,500 sf Plaza
Public 24,000 sfPark Area 11 Hetall 1,200 sf Retafl
Area & - Tranisit Retail - SCICo Owned Residential 34 SRO
Residential - Area 12 Residential 34 SRO
Pubiic 12,000 sfTransit5t Area 13 Residential 24 SRO
Area & Vons 4,000 sfVons Store 2 Area 14 Retail 1,000 sf Retail
Retail 11,000 sfretall sCiCo Qwned Public 12,000 Ped Plaza
Residential 22 Park Units Subtotal 30,200
Public 7,000 sf Ped Plaza
Public B Motalsn i
Area & Vons 15,058 |sf Vons Store 1 Vons 19,098 sf
Retail 400 sf Café Retaill 20,100 sf
Residential Office 4,000 sf
Parking Public 22,100 units
Public 8000 sfflaza Subtotal 125,298 sf
Ares 7 Retail 1,500 sfRetail Pavillion Residential 278 sf
Public 2,500 sf Public Plaza Parking 210 154 Golf, 56 Cars
Subtotal 95,028
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Alternative 3 - Pros & Co

Pros

Similar to ARernative 4, Alternative 3 creates the grestast opportunities and housing densities arcund the pubic
perkwith the combination of SRO and rentat housing

*  Hoparking provided

Cer/Cert Share Program within a § minute walk of all new housing proposed

*  LoctesVonson site where exising Vens xpress is Jocated
Fo minkmize the impacts a large tarmat grocery store box, Vons consists of two building clustered next to tach
other

*  Vpnsismore Hed into existing rebail emvirariment

*

«  Currently is operating out of two facitées, but concentrates the facilies into 2 singular location
o Crestes a Farmers Market Povilion mnd Mair Grocery Store
»  Main Grocery Store buildisg utilizes existing Vons Express Bulldlag and bullds new spece onto .
»  Heusas dey gsody
+  Creates aVons Matkel Pavilion terminating Main Street for produce, bakery, and deli
»  Walls consisting of sliding doors that aflow the buiding to hecoma open te Main Street for a more cutdeor
EXperience
+  Buoth fadities can continue to service gratery wore heeds until new buidings are completed
It Strew

+  Creates 3 pedestrian-onty main stract poradlel to Front Steact, cresting u retallfcommercial loop from Coteling to
Mwopole Ave

Provides avista terminus to padestrian area leading from the plerto direct traffic away from predominamtly
residentizd housing on Catalins Ave

Provides infill retol], rastaurant, commercisl, and autdoor space protected from the ocean breere, espedially in
the evening

Includes an new SRO/Rents] Bowsing over retall on Molh Strest

i
Provides a linear transit street on the beckside of Magn Strest facing the MintGoff Site & future public park
Strent troated s 8 part of the park
Lurb-side parking for various tour vehicles
Easy recess to retail on Main Street
Styeet dosed to vehicular traffic in evening and for events in the park

NS

Publle Park/Minl-Golf Site

+  Crestes a centratized perk fronted by new SRO/rental rasideetial uses

Praserve some of the treesto create a buffer between new housing and the public park
s Removestreesto treate aprogrammable evertsfrecreation lawe

.

§CICO gfogk
titilizes grade chunge internad to the block to locates atvro story porking stiucture sccessed from Sumaer and
Metropole Avenues
+  Indudes
Proposed carfcart share: Golf carts and autoettes provided for ai single Toom occupancy workforce snd rental
housing
Eiminates naed and cost For parking
Promaotes use of car/cart share program, bicycles, brolizy, or watking
Gains more fand for development of housing in the cere of Avalon
RelaratesSCICO ofces to library complex freeing up ground floor for commercisl and hotel uses
Focuses SAG/Rentel Housing along Sumner Avenue
=  Constder prefab construction methedsfor housing.
Pravide no parking for fiousing ulilzing car/cert share program
Consider at minimum atwo stery hewsing development to Increase density
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Grocery Store Analogs

Alternative 3

fyst

N kata®

& IR




Alternative 3 - Grocery Store Analogs
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haractenstxcs for \lons B

Grocery smre As Multlple Venues

Smalier Collectlon of Bunldmgs rather than One Large Retalt Box
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2. BuildlngAsAnActnrator

Some Grocerv Departments Fun:ﬁon as Stnrefronts Facmg Out Versus -
Focused___l_n Part ‘of, and Anchorta the Maln Street Expenence {ExAbility to
- Access. Deli fmm Main Street ﬂ“sﬁ.wlng Grab—and Go Lunch to. Take tothe Park’ i
or Beach) BN S ; :
Stand Afone Farmers Market Venue Ssmilar to How Plke Market Operates in,

: Seatt!e tu Create a desnnattcm pawtaon where produce becomes 3 unique - 2
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Tour Plaza Master Plan
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Alternative 4

THustrative Plan
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Alternative 4

Plan Components

Tuture Catalina Ishnd Musetim

Hoted Vehicular Dropofl

SCICO Ollices

Vons Grocery Store W/ Residential Above Aong
Sumner Ave (Parking ok Roof - Access from
Metropole) '

Hotef Lobby with Laminate Retail

Expanded Ped Zone 10 Main Strect

Business Incubators i the Park
Mixed Use {Reskdential over Retall)

Pagsive Park {Preserved Mature Trecs from Mini-
Golf Course)

Retail Pavilions

Pablic Park (fivents Space)

Mixed Use Main Street (Tnel. Tour Transit Dropoff)

Retait Building

Mixed Use - Residential ovéy Retait

Expanded Ped Zone Terminate by Rotali Pavilion

Existing Avalon Troliey Stop
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Land Use Plan
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Alternative 4 - Land Use Matrix

Area l

Retail

Area B

Vons

sf\ons

Retail - SCICo Owned Residential 44 SRO Units
Residential 110 Park Units Parking 108 108 Golf on Roof
Parking 30 20 Golf, 20 Cars Area 9 Retail 3,000 sf Retail
Public 9,600 sf Residential St Existing Office 4,000 sfOffice
Area 2 Retail 3580 10 Incubator Units City/County Parking 16 Golf
Retail - Area 1D Retail 2,000 sf Retail
Residential . . SCICo Owned | Parking g Golf
Public - Pulslic 2,500 sf Hotel Drop OF
Area 3 - Park Retall 800 sf Retail Pubtlic 4,500 sf Plaza
Public 32,000 sfTree Reserve Avea 11 Retail 1,200 sf Retail
Area 4 - Transit Retail 10,000 sf Retail SCICo Cwned Residential 24 SRO
Residential 24 Park Units Area 12 Residential 34 SRO
Public 12,000 sfTown Square/Green Area 13 Residential 24 SRO
Ares S Retail 3,000 sf Retail Area 14 Retail 1,000 sf Retail
Retait SCICo Owned Puhtic 12,000 Ped Plaza
Residential Subtotal 49,298
Pubfic 7,000 sf Main St/Transit
Public 16,000 sf Public Plaza el Ui Tetals
Area 6 Retail 10,000 sf Retall Vons 19,098 sf
Retail 400 sFCafé Retail 35,900 sf
Residential 20 Park Units {Over retail) Offite 4,000 sf
Parking Public 99,600 units
Public 7,500 sf Plaza Subtotal 158,598 sf
Area 7 Retail 1,500 sf Retail Pavillion Residential 300 sf
Public 2,500 sf Public Plaza Parking 163 153 Golf, 10 Cars
108,300
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Alternative 4 - Pros & Cons

Pros

Maln Street/Transit Facilities

"

Locates Vons on the SCICO block site wtiiting grade to put the Vons on the geound fioer accessed from Sumaey

Avenue, and parking on s roof accessed from Metropole Avenue.

»  provides proximat parking for the grovery stors

«  Urben trga:maxi! to grocery store with residential sbove faring onto Sumner Avenug

+  Opportunity to treat the front of the procery store asan activated frontage or utiliee a Eurspean model where
Becass s provided through 4 loap, whers the entrance 2nd exit are on saparste sides alicwing for retsil to froat
the street

Reducesthe imphet 8 large format retaf box has within & smatier buitding contextin the heart of Avalon, by

burying it Internaito the site {(hiding thres of the four facades)

Vons proposed location is adjacent to strang retail experience with good visbility, bet not = deminant presence on

#zin Street’s retoll saperiance

ks creating & retailf

Creates o vehicular main street porallel to Front Street, with kread d reiat loop

from Catafinate Metropole Ave

+  Provits avista terminus to pedestrian arealeading from the piee to direct tralfic away from predominantly
residentis) housing ¢ Cateling Ave

o $rovides nfill retil, restaurant, commercial, and outdosr space protected from the ocean brecze, espedially in
the evening .

= Includesan evr SRO/Rents Housiag over retail on Main Street

Provides o steging araz in front of the public perk and on the same sidé of the public park to minimize negative

Impacks to retal} and restaurants on Matn Street

s Streattreated s pazt of the park put better integratad with Muin Steeet expericace and commezdel gses

o Curhestde parking for various towr vehicles

*  Fasy sccass to retail an Main Street:

o Street closed to vehicular trafix for events in the perk

Creates o cartralized parkwith an Events Lown and Possive wark

»  The Events Lawn fronts on Main Street and bacomesthe programmable public space for concerts, events,
movle nights, etc.
v Fanked by mixed use buildings along Catplina snd Sumner Avenves
+  Ywa retadl pavilions terminate the Events Lewn and serve 35 the transition point 1o the Passive Park

«  The Pastive Park preserves aimost sl of the extsting mature traes within the mink-goll course to qreate a
shaded passtve park and garden surrounded by residomial on Cataling Avenue snd Beacen Street, and business
incubaters on Sumasr Avenue,
+  Central promennde cutting through the center linking Beacon Streat to the Events Lawn and Main Straet

420 80RABGDDAORADER

FeosEDNREORADRADEODADDER:

- the stree
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+  Passtve Park siows for fand banking that alews for the size of the Passive Park to be reduced as necessary
ta accomradate fiture Sevelopment w the core

SCIC0 Block

Utilizes grode changs internal to the ilock to focates Vons with parking on the ros! aeeessed feom Metropele
Avanue

+  Ingludes
»  Proposed arfcart shore; Goff carts and auvtoettes provided for all single rnom occupancy workforce and rantal
heusing

»  Efiminates need and cost for parking

+  Promotes use of carfeart share program, bicydes, troliey, orwaiking

»  Gains more land for develppment of Bousingin the core of Avelon
Relocates SRCO offites to Hhrary complex fresing up ground fioor for commercial shd hotel uses
< o/itental Houslng stong Avenut incuding i 8 mixed use copdition above Vons

+  Constder prefah construction matheds for housing

«  Provide no parking for housing uidlizing. carfcast share program

«  Consider st minimum atwo story housing development b increase density

3 1 cept residential 2nd perking ehove, which requiresmort: cost struckurnlly .0
Ta Becommodate Vons I thiz condition, the current ek wrould have to be ravistted and existing SRO housing
emolished befare able to move forward with new Vons grogery store A s
Removes some of wisting retell b ddings on and aroung Main St !
crapke new rrtml environmient : e S
Bapeading on Frequericy and staping tire for xisting resort transit tour vehic
e pedestrian and retell Main Street experience -5 -

Vetioylar traffic and spead may have negoiive impa&s 6I‘ti:w_ P ﬁqﬂﬁan expetl Ac
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Alternative 4 - Grocery Store Analogs




Alternative 4 - Grocery Store Analogs
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| and Use Matrix

EX@CUtiV@ Sum mary (All Alternatives)

Flan 1 Plan 2 Plan 3 Flan &
Aread Betall 51 vors $tame - - -
Ratail ¥ tscubator Unks - - -
Residertin Fark Ui 30 Fatk b 370_FaPALDRY TID_bati GRS
Farking 53 40GOR, X2 Chis 32 2040k, 11 Lan- Zr_trGoh 0 mgol, 10Ces
Fuble - - - 9,500 $f brridetisi St
Area2 Rutall 2,400 E Miybator brt 3,500 3 Incubator sty - 3000 3¢ Incubator ity
Retalt 2000 3 Artal F000 yERab - .
Rasigrennist - - 23 warh Unil -
[Fublic = - .00 51 pubik gardem ~
Aran 3 -Park antall - - - 120 <1 priail
. Public T SA05 7 PeriofeRnct EOISIng B SEE N -
Fublit 28000 5 Park 21000 1t Fark 14,000 5T Fark IL000 31T Prakioe
AreadTransi | Retal B - - 40,000 31 Retuit
Residentia - - - 23 ATk UnAs [Over el
Public 23,000 T g i St 22,000 sfTiimksy 12,006 Nt Transi st 12,000 3f Town 3qaaGress
Arca & Rarail 30,000 31 Ratad 11300 1f Fetsil 300 sfvom Som 2 2,000 3! manall
atail - - 1,000 ¢ mad -
Residential - 35 Fark Uit I3 Farkuni -
Publi¢ Y500 sf performarce Buieg & Sge 7,000 VIS Plzn 7,000 3t Red P23 7,000 stiazin sy Tamh
Brbii T 3F Peduitrian piua 30,060 3 PRblE Phza
Ares & Rtz 6200 3f Peiai 10, 00% sivom Sk 2%, 00% 4§ Vo Stored 30000 1 Pt
Retall - - ao0 sTCak a0 sicai
Restdertmb - - 70 Ferkinm {Ovwr etad)
Farkin, 39 39cok 7 ten ) - -
Fublic 7500 sf Plaza TE00 $f Pl 8,600 1f Phara 7,500 31 Plkis
Area 7 Retail 1500 §f hetal Pavilon 1500 11 Retkil Pavilion 1500 5t ety E Pavitan 2,500 ¢ etk Fauilon
Fobikc 2500 11 FobiE Pheo 3500 ¥ Pubie PECA 7500 £ PUbIE FRea 3500+ PUbIK PEia
Subtotal st gy3y5 1t wsone 3 10,300 st
Arca B Reteif - - - 2508031 vor
SCiCa Owned Residentin - - - A3 5RO Units
Parking T5) A58 Goll, M Can 63 175 GoH, 3adan T80 329 Gof, B O 300208 408 on koal
Ares Ratasi 3000 sinenall 1,000 31 petall 3000 ¥ REIA 3000 3f Retl)
Existing Bffice. a000 5foMke 2000 +f offke 4000 solke 4000 st clice
City/Corperty. Farking 3E Gof 15 Golf I6 Gall 1% Gak
Aroa 10 Retail 2000 1f et 2.000 3t Pefoil 2000 51 hetail 2000 31 Petnks
5CICo Ovmed Pasking 9 colf & Lol EXL 9 Gok
Pablig Z500 3f Holel Drop ot 1500 11#ols | Drop O 2500 st ol Dop ol 2500 31 Hose) Drop OH
Public 4,300 3Pl 4500 ek 4503 sfrhea 4500 51rhae
Arez 11 Retall 1,200 tf Ratail 3,550 o Retell 3,200 sf Fetall 3,200 81 etalh
§5HCo Gwned Aesidantial 33 £RD 3 SRy [ 3 se0
Arna 12 Hesidantiol 3 SFEO H 3 » SRO 3 SR
Area 13 Retiduntiat A 5pO 1 $RD 35 SRO 5t 50
hteald Aetail 1,00 1f Ratait 1,000 3f Retail 3,000 of Retil 1,000 3 mEak
$CICo Bwned Funlic 32,000 P #lra 42000 Ped Pl 15000 Fad Pl 13000 Fad Phia
Subietal 10, 200 30,200 30,204 49, 1%
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#ant Plan2 Plan 3 Flan 4
9,050t 18,008 3f 1oor ¥ 1p.09k 31
33000 1f 2,800 3t 300 3t x5, 300 st
0K st 4,00 4.000 5T 400 4
oA F T5A00 §1 E2100 $¢ 59,600 5t
Subtotal 136391 5 Azaat st 20,208 1t asessl 5
Lo b
Residential 135 Lni FL 8 _umhe 309 units
Parking 2% 20FLDL,SECan 240 3vaged, 445 7o a34Gok, Secan 143 as3gol, iocan




Tour Plaza Master Plan
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Character Imagery - Main Street
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Character Imagery - Main Street




Character Imagery - Main Street

& TN Katalyst




Character Imagery - Main Street
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Character Imagery - SRO & Market Rate Housing

Hitpffnencbobviia cnm,f Brticles/24
slirg-prefob-modular-house/

G D WHHR kata'yst

Mmoo ents

o
s




Character Imagery - SRO & Market Rate Housing
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it Street & Car Share
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Character Imagery - Public Park

ke fereduc-gs/STETTIOS prefab_
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haracter Imagery - Public Park




Character Imagery - Public Park
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Avalgn, CA SOTOM .
TelfFax: 310,510.2000, ext 1522
Contact: Kris Witheim
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CITY OF AVALON CITY COUNCIL

MEETING DATE: October 7, 2014 AGENDA ITEM: \ &

ORIGINATING DEPT:  Planning CITY MANAGER: Egﬁ:_.

PREPARED BY: Amanda Cook

SUBJECT: Consideration of a Water Conservation/Rationing Planning and Building
Application Policy and Direction to Clarify Policy by Amendment to Municipal Code

RECOMMENDED ACTION(S: That the City Councit adopt the proposed Water
Conservation/Rationing Planning and Building Application Policy and Direct Staff to

Clarify the Municipal Code.

BACKGROUND: The City has the responsibility of processing entitlement
applications and issuing ministerial permits for development during all stages of water
conservation. Under the Administration Section of the City’s Municipal Code, the
Code provides that “no application for any project which creates any additional living
or fransient units shall be approved unless the Southern California Edison Company
confirms in writing that water is available to serve the project if approved by the City.”
Technically, speaking, and read literally, this section only applies fo development that
involves the creation of additional housing units and not commercial developments
where, as a condition of approval, the City requires additional housing units to be

constructed.

In the past, the City as a matter of policy has not processed, let alone approve,
applications when there was not water allocation. The Planning Commission .
discussed this policy af the September 24 meeting and decided to recommend that
the City allow all applications for entiiements, including those involving housing units,
to be processed even when no water allocations are available. Further, the Planning
Commission recommended that owners of properties be allowed to construct the
buildings, even if no water allocations existed, as long as the certificate of occupation
were not issued until water was available and any required fire protection sefrvices, ie.
sprinklers, were provided.

If the City Council approves this péﬁcy, staff will implement it and will return with an
ordinance allowing housing units to be constructed as long the protections discussed

in the _policy were implemented.

£5055.00000\8122647.1



The Policy reads as follows:

Water Conservation/Rationing
Planning and Building Application Policy

WHEREAS, Southern California Edison (SCE) serves as the urban water
supplier for and to the City of Avalon; and

WHEREAS, the City of Avalon seeks 0 coordinate with SCE in its
administration of planning applications and/or ministerial permits for development
projects.

NOW, THEREFORE, the City Council of the City of Avalon (the City) does hereby
adopt the following policy:

During any stage of water conservation/rationing as defined by SCE where SCE
prohibits new water aliocations or prohibits connections o its water system,

s The City Department of Planning and Building will accept and process
applications for entitlement(s) for development, whether or not a fresh
water allocation is provided at the time the application is filed.

« The City Department of Building and Planning will process applications for
building permits, whether or not a fresh water allocation is provided at the
time the permit is issued, only if any of the following applies to the work
being permitted:

1) The project does not require installation of a fire sprinkler system;

2) The project does require a fire sprinkler system and SCE confirms
in writing they will provide sufficient fresh water fo charge the
sprinkler system while the structure is unoccupied; or

3) The applicant has certified that no connection to SCE's fresh water
system is necessary because the applicant will supply all fresh
water and that all discharge permits into the sewer system have
been received prior to the commencement of construction.

4) No water allocation is needed for the Project.

The City Department of Building will only issue a certificate of occupancy if SCE
provides proof of water allocation or the appropriate discharge permits have been
issued.

FISCAL IMPACTS: No Fiscal Impact

GOAL ALIGHMENT: Tobe determined.

£5059.00000\9122647.1



CONSEQUENCES OF NOT FOLLOWING RECOMMENDED ACTION: Several
projects that have Planning entitlements will not be able fo begin construction and
applications for additional residential units that reguire water allocations will not be

able to be processed..

FOLLOW UP ACTION: Implement the Policy and amend the Municipal Code.
ADVERTISING, NOTICE AND PUBLIC CONTACT: Brown Act.

ATTACHMENTS: None

65050.00000\0122647.1



CITY OF AVALON CITY COUNCIL

MEETING DATE: May 5, 2015 AGENDA ITEM: \; )
ORIGINATING DEPT: Planning CITY MANAGER: E&;,
PREPARED BY: Amanda Cook Pianning Director

SUBJECT: Consideration of a Water Conservation/Rationing Planning and Building
Application Paolicy

RECOMMENDED ACTION(S: That the City Council review the current Water
Conservation/Rationing Planning and Building Application Policy and advise staff of any

changes.

BACKGROUND: The City has the responsibility of processing entitlement appilications and
issuing ministerial permits for development during all stages of water conservation. The City
Council reviewed the Water Policy at the October 7, 2014 meeting and adopted the current
policy. The Policy is attached as Exhibit A.

Currently the City has several projects that are proceeding with construction under this
policy. The projects are listed below:

Catalina Island Museum

Six new single family dwellings at Hamiiton Cove
New single family dwelling on Olive

New duplex on Olive

Second unitremodel on Clarissa

Second unit/remodel ori Upper Terrace

FISCAL IMPACTS: None
GOAL ALIGHMENT; Fresh Water Resources.

CONSEQUENCES OF NOT FOLLOWING RECOMMENDED ACTION: None
FOLLOW UP ACTION: None

ADVERTISING, NOTICE AND PUBLIC CONTACT: Brown Act.
ATTACHMENTS:

e \Water Conservation/Rationing Policy
e October 7, 2014 Staff report



Exhibit A

Water Conservation/Rationing
Planning and Building Application Policy

WHEREAS, Southern California Edison (SCE) serves as the urban water supplier for
and to the City of Avalon, and

WHEREAS, the City of Avalon seeks to coordinate with SCE in its administration of
planning applications and/or ministerial permits for deve!opment projects.

NOW, THEREFORE, the City Council of the City of Avalon {the City) does hereby adopt the
following policy.

During any stage of water conservation/rationing as defined by SCE where SCE
prohibits new water allocations or prohibits connections to its water system,

« The City Department of Planning and Building wili accept and process
applications for entitlement(s) for development, whether or not a fresh water
allocation is provided at the time the application is filed.

s The City Department of Building and Planning will process applications for
building permits, whether or not a fresh water allocation is provided at the time
the permit is issued, only if any of the following applies to the work being
permitted:

1) The project does not require instaliation of a fire sprinkler system;

2) The project does require a fire sprinkler system and SCE confirms in
writing they will provide sufficient fresh water to charge the sprinkler
system while the structure is unoccupied; or

3) The applicant has certified that no connection to SCE's fresh water system
is necessary because the applicant will supply all fresh water and that all
discharge permits into the sewer system have been received prior to the
commencement of construction.

4) No water aliocation is needed for the Project.

The City Department of Building will only issue a certificate of occupancy if SCE
provides proof of any required water allocation and/or any appropriate discharge
permits have been issued.



CITY OF AVALON CITY COUNCIL

MEETING DATE: October 7, 2014 AGENDA ITEM:
ORIGINATING DEPT:  Planning CITY MANAGER:

PREPARED BY: Amanda Cook

SUBJECT: Consideration of a Water Consetvation/Rationing Planning and Building
Application Policy and Direction to Clarify Policy by Amendment to Municipal Code

RECOMMENDED ACTION(S: That the City Couincil adopt the proposed Water
Conservation/Rationing Planning and Building Application Policy and Direct Staff to
Clarify the Municipal Code. :

BACKGROUND: The City has the responsibility of processing entitlement
applications and issuing ministerial permits for development during all stages of water
conservation. Under the Administration Section of the City’s Municipai Code, the
Code provides that “no application for any project which creates any additional living
or transient units shall be approved unless the Southern California Edison Company
confirms in writing that water is available to serve the project if approved by the City.”
Technicaily, speaking, and read literally, this section only applies to development that
involves the creation of additional housing units and not commercial developments
where, as a condition of approval, the City requires additional housing units to be

constructed.

In the past, the City as a matter of policy has not processed, let alone approve,
applications when there was not water aliocation. The Planning Commission
discussed this policy at the September 24 meeting and decided to recommend that
the City aliow all applications for entitlements, including those involving housing units,
to be processed even when no water allocations are available. Further, the Planning
Commission recommended that owners of properties be allowed to construct the
buildings, even if no water allocations existed, as long as the certificate of occupation
were not issued until water was available and any required fire protection services, ie.
sprinklers, were provided.

I the City Council approves this policy, staff will implement it and will return with an
ordinance allowing housing units to be constructed as long the protections discussed
in the policy were implemented.

£5050.00000\9122647.1



The Policy reads as follows:

Water Conservation/Rationing
Planning and Building Application Policy

WHEREAS, Southern California Edison {SCE) serves as the urban water
supplier for and to the City of Avalon; and

WHEREAS, the City of Avalon seeks to coordinate with SCE in its
administration of planning applications and/or ministerial permits for development
projects. .

NOW, THEREFORE, the City Council of the City of Avalon (the City) does hereby
adopt the following policy:

During aﬁy stage of water conservation/rationing as defined by SCE where SCE
prohibits new water allocations or prohibits connections to its water system,

s The City Department of Planning and Building will accept and process
applications for entitlement(s) for development, whether or not a fresh
water allocation is provided at the time the application is filed.

¢ The City Department of Building and Planning will process applications for
building permits, whether or not a fresh water allocation is provided at the
time the permit is issued, only if any of the following applies to the work
being permitted:

1) The project does not require installation of a fire sprinkler system;

2) The project does require a fire sprinkler system and SCE confirms
in writing they will provide sufficient fresh water to charge the
sprinkler system while the structure is unoccupied; or

3) The applicant has certified that no connection to SCE's fresh water
system is necessary because the applicant will supply all fresh
water and that all discharge permits into the sewer system have
been received prior to the commencement of construction.

4) No water allocation is needed for the Project.

The City Department of Building will only issue a certificate of occupancy if SCE
provides proof of water allocation or the appropriate discharge permits have been
issued.

FISCAL IMPACTS: No Fiscal Impact
GOAL ALIGHMENT: To be determined.

65059.00000\9122647.1



CONSEQUENCES OF NOT FOLLOWING RECOMMENDED ACTION: Several
projects that have Planning entitlements will not be able to begin construction and
applications for additional residential units that require water allocations will not be

able to be processed..

FOLLOW UP ACTION: . Implement the Policy and amend the Municipal Code.
ADVERTISING, NOTICE AND PUBLIC CONTACT: Brown Act.

ATTACHMENTS: None

£65059.00000\9122647.1



