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1.0 Introduction
The Hotel del Coronado Amended Master Plan was approved by the City of Coronado
in October 2008. The original Master Plan for the Hotel, including a new conference
center and new guestrooms, was approved in 2002. In 2003, the State of California
identified portions of Coronado, including portions of the Hotel Del site, as being
within an Alquist-Priolo Earthquake Fault Zone. This necessitated geologic testing on
site to locate the fault zone, and a reconfiguration of the site plan to locate structures
outside of this zone (the 2008 Amended Master Plan). During the course of Coastal
Commission staff review of the project, staff identified a potentially wider fault zone
and suggested that development be sited outside of this wider zone.
This project was initially heard before the California Coastal Commission on June 9,
2010, at which time a continuance was granted to allow the Hotel to continue to work
with staff to resolve the issues concerning the fault zone. The July 2010 Amended
Master Plan sites all structures outside of this staff-identified fault zone. Based upon
conversations with staff, the Hotel anticipates the project will again be heard by the
Commission at the October 2010 hearing. This submission addresses these plan
revisions along with other issues raised at the June 2010 hearing, including public
access and public views.
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2.0 Project Overview
The Amended Master Plan (“Plan”) is part of a multi-phased development plan for
the Hotel. The first phase, consisting of Beach Village cottages and villas, the Paseo
del Mar beachfront walkway, and the new entry garden connecting the Hotel with the
village of Coronado, was completed in 2006/2007. The key objective of the Plan is to
allow the Hotel, a National Historic Landmark, to remain competitive in the conference
and leisure hospitality markets for many years to come. The Plan was driven by the
need for additional meeting space and particularly a clear-span ballroom and ancillary
facilities necessary to meet the demands of meeting planners. This group business is
essential to the Hotel’s ability to fill rooms during the non-summer months. Additional
meeting space creates a need for additional guestrooms, and therefore the Plan adds
144 new guestrooms.
The Plan also includes substantial public benefits and public access improvements,
including:
•
•

•

•
•

Dedication of 2.1 acres of sandy beach to the public (as part of Phase I)
Paseo del Mar beachfront walkway providing direct beach access along Hotel
property, extended to connect with the boardwalk in front of the neighboring
Coronado Shores complex
Signalized intersection at Avenida del Sol, providing pedestrian access
from San Diego Bay to the Pacific Ocean, with signage marking the California
Coastal Trail
Continued preservation and restoration of the Historic Hotel, a National Historic
Landmark
Construction of a History Gallery open to the public with museum exhibits and
documentary history
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New Entry Garden

New Beach Village Guestrooms
(condo-hotel)

Historic Hotel
7 - Story Ocean Towers Guestrooms
3 - Story Development Area

Figure 2-A • Aerial Site View
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7 - Story Ocean Towers Guestrooms

Development Area
3 - Story Conference Center &
Guestrooms

Figure 2-B • Aerial Context View
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Coronado Shores
17 - Story Residential Towers

3.0 Revised Plans
The 2010 Amended Master Plan was re-designed to locate the foundation elements
of all new structures outside of the increased no-build zone as identified by Coastal
Commission staff. With this re-design, the north elevation of the Conference Center
moves back approximately 30 additional feet from the City-approved setback, resulting
in the loss of approximately 26,000 square feet of total building area with the following
impacts:
•
•
•

•

•
•

No changes to Paseo alignment or grade elevations
No changes to Avenida del Sol alignment or grade elevations

Technical submissions further documenting these modifications, including conceptual
building plans, revised tentative map, and revised hydrology, drainage and utility plans
have been provided to Coastal Commission staff under separate cover.

Reduction in size of the Conference Center kitchen, back-of-house facilities,
and storage areas
Reduction in Conference Center pre-function space and breakout meeting space
Reduction in size of underground parking garage necessitates reconfiguration
from self-park to valet spaces, in order to maintain city-required parking levels
(self-park remains available in other parking areas)
Reduction in overall guestroom square footage

However, with careful preliminary re-design, the following key elements of the plan
have been maintained:
• Same total number of parking spaces in the south structure (165 spaces)
• Conference Center with clear-span ballroom, pre-function space, and break-out
meeting space, with below-grade loading dock
• 144 guestrooms
• Architecture/exterior elevations remain substantially the same
In addition, these modifications have not resulted in any changes to the following
elements of the plan:
•

•

No change to any building height or grade elevations. No change to building
elevations, setbacks, or views along Avenida del Sol or the Paseo. The only
change is along the north end of the Conference Center where the building
depth was reduced by approximately 30 feet.
No changes to grading plan, other than the small area to the north of the
Conference Center which has changed from building footprint to landscape area
(increase of approximately 5,500 sq ft in landscape area)

Figure 3-A • Conference Center Front Facade (visual simulation)
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Figure 3-B • 2010 Amended Master Plan Site Plan
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Figure 3-C • 2010 Amended Master Plan Site Plan with Fault Zone
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AVENIDA DEL SOL

Figure 3-D • Conference Center Section - Looking East

Hotel Del Coronado
page 3-4

4.0 Public Access and In-lieu Fee
4.1

Introduction

The Hotel del Coronado, built in 1888, is a National Historic Landmark and one of the
most publicly accessible resorts on the west coast. Each year, the Hotel welcomes tens
of thousands of visitors, who come to experience the historic charm and glamour of
The Del and its unique location along one of the nation’s best beaches. Whether or
not they stay as a registered guest, visitors can walk through the wood-paneled lobby,
browse the shops, have a snack or a meal at one of the many food and beverage outlets,
or stroll along the Paseo beachfront walkway enjoying the ocean view. The Coronado
Historical Association offers guided tours of The Del to the public several times per
week. And at the holidays, The Del turns into a winter wonderland, with thousands of
outdoor lights, tree lighting, and a seaside ice skating rink.
Phase I of the Master Plan, already completed, included numerous public benefits and
public access improvements, including the dedication of 2.1 acres of sandy beach, a
new entry garden, widened landscaped sidewalks, and the Paseo del Mar beachfront
walkway. The Amended Master Plan provides even more public benefits and public
improvements including a new signalized intersection and pedestrian crosswalk, the
continuation of widened landscaped sidewalks around the property, and the realignment
and extension of the Paseo del Mar beachfront walkway.
In total, the Amended Master Plan provides multi-millions of dollars in public benefits
and public access improvements. In addition, the Hotel has agreed to pay an in-lieu
fee for lower cost overnight accommodations in Coronado and/or the South San Diego
County coastal area of $1,080,000, as recommended by staff, representing $30,000 per
room x 25% of new guestrooms.
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4.2

Phase I Improvements

The first segment of the Paseo del Mar public beachfront walkway was constructed as
part of Phase I, consisting of a 14-foot wide multi-use accessible path with benches and
footwashes. Previously, the walkway extended across only some portions of The Del
property and did not connect to the city walkway along Ocean Boulevard. The walkway
was extended to make this connection, and stairs were added at the end of R.H. Dana
Place to provide direct public access from the street to the beach. The Paseo provides
recreational opportunities for community residents, hotel guests, and visitors.

The first phase of development, completed in 2006/2007, focused on the north portion
of the Hotel property. A chain-link fence which served as a barrier between the Hotel
and the Village of Coronado was removed, sidewalks around the northern portion of
the property (R.H. Dana Place, and portions of Orange Avenue from R.H. Dana to
Grande Hall) were widened and a landscaped parkway added, and new public on-street
parking was added.
A beautiful new entry garden with a fountain and benches was constructed, which
creates a welcoming sense of arrival and connection between the Hotel and the visitorserving shops and restaurants in the Village. From the entry garden, a pedestrian
pathway was added to provide direct access through the Hotel property to the beach.

New Entry Garden at Orange Avenue/R.H. Dana

Orange Avenue/R.H. Dana Area before Phase I Improvements
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Beachfront Walkway before Phase I Improvements (limited coastal access opportunities)

New Paseo Beachfront Walkway
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Phase I also included Beach Village cottages and villas, 78 beachfront guestrooms
configured into 35 condo-hotel units. Beach Village was approved by the California
Coastal Commission in 2006, with owner use restrictions similar to those proposed by
staff in the condo-hotel conditions for the Amended Master Plan. Owners are limited
to 90 days use per year, no more than 25 days in any 50-day period. When owners are
occupying their unit, they must check-in through the Hotel and pay Transient Occupancy
Tax (TOT) during their stay. When owners are not occupying their unit, it must be made
available to the general public. As discussed in the June 2010 staff report, Coastal
Commission staff has reviewed data on Beach Village operations and has concluded
that the vast majority of the time the units are occupied, they are occupied by hotel
guests (Staff Report, pg. 30).
With 78 condo-hotel guestrooms at Beach Village and 144 new condo-hotel guestrooms
as part of the Amended Master Plan, the total number of condo-hotel guestrooms at the
Hotel will be 222, representing approximately 25% of the total number of guestrooms
(901)*. Proposed Special Condition 18b provides that a maximum of 226 guestrooms in
the facility as a whole (i.e., the Hotel del Coronado) may be configured as condominium
hotel units and sold for individual ownership . The Hotel has reviewed the proposed
condo-hotel conditions provided by staff at the June hearing and will not object to
imposition of these conditions by the Commission.

Beach Village

* The June 2010 staff report also notes that the City of Coronado’s Hotel-Motel zone allows a 15% residential component within hotel projects. Considering the owner use limitation of the existing and proposed condo-hotel units, owners may occupy their units
only 25% of the time, thus, only 25% of the 222 condo-hotel rooms can be strictly defined as residential, bringing the total number of “residential” units on the site to 56, or approximately 6% of the total number of units. (Staff Report, pg 30).
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4.3

Pedestrian Circulation and Public Access

Figure 4-A • Pedestrian Circulation/Public Access Diagram
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4.4

Amended Master Plan Improvements

access and pedestrian connection with Glorietta Bay. A dedicated right-turn lane will allow
for stacking of traffic accessing Avenida del Sol outside of the traffic lanes. The signalized
intersection allows for traffic exiting Avenida del Sol to turn left onto Orange Avenue, an
operation that is currently not possible.

The Amended Master Plan provides substantial public benefits and public access
improvements. Figure 4-A depicts pedestrian circulation around and through the Hotel
property (existing and future improvements) as well as areas on Hotel property which are
accessible to the public.

Additionally, the existing bus staging area along Orange Avenue, which currently
accommodates two full-size buses, will be expanded to accommodate four buses. This bus
staging area accommodates buses bringing guests to the Hotel as well as tour buses. Bus
counts conducted by the Hotel in June 2008 indicate that an average of 27 buses per day
stop that at the Hotel, and approximately 85% of these are tour buses bringing day visitors
to the Hotel.

Orange Avenue/SR-75 Intersection Improvements
Consistent with the 2002 Master Plan, the Amended Master Plan provides for relocation
of the Hotel’s main entrance to the intersection of Orange Avenue and Avenida del Sol.
Relocating the main entry drive restores the historic arrival sequence; provides a safer,
more logical, and more dramatic entrance, and serves to improve the Hotel’s vehicular

Figure 4-C • Main Entrance Intersection

Figure 4-B • Bus Staging Area on Orange Avenue
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Bay Master Plan, the City of Coronado has recently completed improvements including the
promenade walkway, new boathouse, and a public park along Glorietta Bay.

The pedestrian experience along Orange Avenue is enhanced with the continuation of street
edge improvements from Grande Hall to the Avenida del Sol intersection. This includes
an eight-foot wide sidewalk and seven-foot wide landscaped parkway, replacing a narrow
five-foot sidewalk immediately adjacent to the street. Palms planted along the parkway will
continue the street edge, pedestrian friendly theme.

The crosswalk will also provide an important connection to the Bayshore Bikeway/Silver
Strand. The Bayshore Bikeway is a 24-mile long bicycle facility around the San Diego
Bay, from Coronado to Chula Vista, including 13 miles of bicycle paths along the Strand,
also designated as part of the California Coastal Trail. As described by the Rails-to-Trails
Conservancy, the bikeway is “a long, smooth palm-tree-lined trail with stunning views of
the Pacific, San Diego Bay, and the downtown skyline, plus easy access to parks, tot play
areas and chic cafes”. The addition of a signalized intersection at Avenida del Sol, which
will provide direct access to the coast, will be a welcome enhancement to this recreational
amenity.

Currently, traffic along Orange Avenue creates a physical and psychological barrier for
pedestrians wishing to move between the Hotel and the Glorietta Bay waterfront. At present,
there is no clear, convenient way to safely cross this busy state highway. With the Amended
Master Plan, a new signalized intersection with pedestrian crosswalk will be installed at
Orange Avenue/SR-75 and Avenida del Sol. The new pedestrian crosswalk will provide for
safe beach access and also make a connection to Glorietta Bay recreational opportunities,
including golf, tennis, a public swimming pool, and the marina. As part of the Glorietta

Pedestrians Crossing Southbound Orange Avenue at Avenida del Sol

Southbound Orange Avenue at Avenida del Sol
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Avenida del Sol Improvements
Currently, the pedestrian experience along Avenida del Sol consists of traversing a narrow
five foot sidewalk between parked cars (parallel parked so that mirrors extend over the
sidewalk) and a chain-link fence with surface parking on the other side. There is no view to
the beach from this sidewalk until nearing the end of the street. The Amended Master Plan
will create a completely different and significantly improved pedestrian experience with
widened, eight-foot sidewalks. A broad, layered planting area will accent the new South
Beach Guestroom building and soften the edge along the new sidewalk and new diagonal
parking stalls. Beyond this 15-23 foot landscape buffer, the balconies and patios of the
South Beach Guestroom building will provide human scale and activate the streetscape.

ocean will open up, and the sidewalk will connect with the Paseo beachfront walkway,
realigned to provide better views to, and access to, the ocean.
To correct flooding problems which currently exist, and at the request of the City of Coronado,
the Avenida del Sol cul-de-sac (a public street) will be raised from its current elevation of
approximately 8 feet to approximately 13 feet at the highest point, while maintaining the
entrance drive to the Coronado Shores complex at its current elevation. An access ramp will
be provided near the end of the cul-de-sac for convenient pedestrian access to the beach.
This ramp will also allow for access by public safety vehicles. Additionally, new angled
public beach parking will be added along Avenida del Sol.

The inviting Victorian-esque architecture, in complement to the Historic Hotel, will draw
visitors down the street and toward the ocean. Nearing the end of the street, views to the

Sidewalk at Avenida del Sol Approaching cul-de-sac

Sidewalk at Avenida del Sol From Orange Avenue
(looking towards beach/ocean)
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As part of the Avenida del Sol street improvements, the Hotel has agreed to work with the
City of Coronado and the California Coastal Commission to coordinate the installation of
signage marking the California Coastal Trail. This Avenida del Sol link will provide direct
coastal access as part of the 24-mile Coastal Trail between Coronado and Chula Vista.

Figure 4-D - Section through Avenida del Sol
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Paseo del Mar Improvements
An important element of the Amended Master Plan is the re-alignment and extension
of the Paseo del Mar beachfront walkway along the Hotel property and around the
Avenida del Sol cul-de-sac, connecting to the continuation of the walkway in front of
the Coronado Shores property. As the June 2010 staff report notes “Currently, there is
no direct connection between the two public walkways and pedestrians usually walk
across the middle of the cul-de-sac to connect to each other which is a less than ideal
pedestrian/vehicle condition” (Staff Report, pg. 8). The portion of the sidewalk that is
on the Coronado Shores property is currently not within a dedicated public easement,
and the existing grade is not ADA-compliant.
The portion of the existing Paseo that runs along the Hotel property in front of Ocean
Towers and the future South Beach Guestrooms is separated from the beach by a 5- to
6-foot high berm, obstructing both physically and visually public access to the beach.
Realignment of the Paseo to the other side of the berm will improve public access to
the beach and provide for a continuous accessible pathway from the Hotel property,
with safe pedestrian passage around (instead of across) the Avenida del Sol cul-desac, to the public boardwalk in front of the Coronado Shores complex. A new ramp for
pedestrians and public safety vehicles will be constructed from the cul-de-sac to the
beach, replacing existing stair access. Food and beverage outlets and beach and bike
rentals will be provided, enhancing the public recreational opportunities along this
beachfront walkway.

Paseo Along Hotel Property With Existing Berm
(stairs provide access to beach)

Paseo Along Hotel Property Approaching cul-de-sac
(berm obstructs access to beach)
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Paseo at End of Hotel Property

Paseo Sidewalk Connection at Coronado Shores and Avenida del Sol

Paseo at End of Avenida del Sol cul-de-sac
(public street)

Terminus of Sidewalk and Connection to Boardwalk at Coronado Shores
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Figure 4-E • Paseo del Mar Plan
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Figure 4-F • Paseo del Mar Section

Figure 4-G • Paseo del Mar Detail Plan
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4.5

In-lieu fee

In connection with Coastal Act and LCP polices of encouraging lower cost overnight
accommodations, Coastal Commission staff has provided a formula for calculating an
in-lieu fee, consistent with other hospitality projects, as follows: $30,000 per room
x 25%, for a total fee of $1,080,000. The Hotel initially requested a reduction in the
fee based upon the public benefits and public access improvements being provided
by the project. However, the Hotel has now agreed to pay the full fee as calculated in
accordance with this formula.
The purpose of the in-lieu fee is to establish lower cost overnight visitor accommodations,
such as new hostel beds, tent campsites, cabins or campground units, at appropriate
locations within the coastal area of Coronado or South San Diego County. The Hotel
has explored, and will continue to consider, the possibility of alternative mitigation
which may include completion of a specific project that is roughly equivalent in cost to
the amount of the in-lieu fee and makes a substantial contribution to the availability
of lower cost overnight visitor accommodations in Coronado and/or the South San
Diego County coastal area, subject to the review and written approval of the Executive
Director.
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5.0 Public Views
5.1

Introduction

LCP polices require permitted development to be sited and designed to safeguard
existing public views to and along the ocean and shores of Coronado, to be visually
compatible with the character of surrounding areas, and where feasible, to restore
and enhance visual quality in visually degraded areas. Development must be generally
compatible in height and bulk with existing development to preserve the scale and
character of the community. (Local Coastal Program IV. H. 1, 2, and 10).
At the June 9, 2010 Coastal Commission hearing, Appellant Concerned Citizens for
Keeping the Hotel Del Beautiful presented excerpts from their 2002 to 2008 Comparison
Study previously submitted to staff. This study purported to address public view issues
from various vantage points and presented several design “alternatives”. The staff
report prepared for the June 9, 2010 hearing had thoroughly addressed these view
issues and concluded that there were no significant impacts to public views. However,
since public views were mentioned during Commission discussion, staff has requested
that the Hotel take this opportunity to further analyze this issue.

Hotel Del Coronado
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5.2

Views to Historic Hotel

Appellant Concerned Citizens contends that, with the Amended Master Plan, the new
Conference Center will block views to the Historic Hotel from Orange Avenue and
Avenida del Sol. However, the Hotel has carefully considered views to the Historic Hotel
and has taken care to preserve and even enhance these views.
As noted by Bruce Coons of Save our Heritage Organisation (“SOHO”), the location
planned for the Conference Center under the approved 2002 Master Plan would have
blocked the view to the Historic Hotel from various locations on Orange Avenue, from
Pomona, and from the Boathouse. With the Amended Master Plan, the Conference
Center has been relocated to the southern portion of the resort, which has the least
impact on the Historic Hotel. This has the effect of improving the public views from
many locations. Mr. Coons further states that “The view to the Hotel from Avenida del
Sol is not an important view as historically it has been blocked by accessory structures
(both constructed and planned) and/or landscaping”. (Bruce Coons, December 1,
2008).
A key element of the Amended Master Plan is the new main entry drive, restoring the
historic arrival sequence. From this new main entry, with new landscaped sidewalk
providing pedestrian access, the view to the turret is preserved. While the depiction
provided by Appellants Concerned Citizens appears to show a three-story high block
of structure along the entry drive, in fact the east elevation of the Conference Center is
stepped down to one story along the main entry drive to enhance views to the Historic
Hotel, with a landscape buffer to further soften the effect of the new building. The view
continues to open up along the entry drive approaching the Historic Hotel, providing a
grand sense of arrival.
The June 2010 staff report stated that “The new development would not block views of
the hotel from Orange Avenue any more than they are currently blocked with existing
landscaping . . . the proposed conference room will not adversely impact views of the
historic hotel from Orange Avenue, nor are there any significant views across the site
from Orange Avenue that would be impacted by the proposed development.” The staff
report further stated that “The revisions will improve some views of the historic hotel
as seen from surrounding areas”, and noted that “the proposed revisions to the Master
Plan would preserve additional historic buildings previously approved for demolition”.
(Staff Report, p 34).

Figure 5-A • View from Main Entry Drive (visual simulation)
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5.3

Views Along Avenida del Sol

The Amended Master Plan provides for a well-articulated streetscape including patios
and balconies to provide human scale. The varied articulation of the South Beach
Guestroom building adds architectural interest and provides for 15 to 23 feet of project
landscaping between the balconies and patios and the sidewalk, along Avenida del Sol.
The guestroom building is approximately 53 ½ feet from the relocated Paseo public
walkway, creating a feeling of spaciousness and openness towards the public beach.
Additionally, since the building steps from three stories, to two stories, to one story
along Avenida del Sol as it approaches the Paseo, the portion of the building closest to
the Paseo is only 15 ½ feet in height.

Appellant Concerned Citizens contends that the South Beach Guestroom building will
be a continuous wall of structure stretching along most of Avenida del Sol. Appellant
contends that the effect of this new structure will not be “welcoming” to the pedestrian
along Avenida del Sol. As noted previously, the current pedestrian experience along
Avenida del Sol consists of traversing a narrow sidewalk in between parked cars and
a chain-link fence bordering a surface parking lot. There are no ocean views currently
along this portion of Avenida del Sol.

The Amended Master Plan takes what is currently an uninviting approach to the
beach, and significantly improves it with a pedestrian crosswalk providing safe access,
widened landscaped sidewalks, and enhancements to the Paseo del Mar beachfront
walkway. Far from being uninviting or unwelcoming, Avenida del Sol will serve as the
main entry point for visitors to the Hotel. Along the new main entry, a new landscaped
sidewalk will lead pedestrians directly into the Hotel property with dramatic views to

The June 2010 staff report stated that “Avenida del Sol is not a designated view corridor,
a scenic highway, or a major coastal access route. It is, however, a public street that is
often used to access the shoreline . . . Currently, the area next to the street consists
of surface parking for the hotel. There are no views of the water down the street or
across the hotel property from the inland side of Avenida del Sol, until the crest of
the street is reached approximately half way down the street towards the ocean.”
(Staff Report, pg. 33, emphasis added)

Sidewalk at Avenida Del Sol
(looking towards beach/ocean)

Sidewalk at Avenida Del Sol
(looking across Hotel Del property)
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With the 2002 Master Plan, the balconies and patios of the South Beach Guestrooon
Building were recessed into the building, therefore the entire bulk and mass of the
building would be perceived at the setback (see Figure 5-C). With the Amended Master
Plan, the setback is to the edge of the balconies and patios, with the bulk and mass
of the building and the roofline occurring further back. Additionally, while the 2002
Master Plan Guestroom building presented essentially a continuous wall of structure,
the Amended Master Plan provides for a sawtooth building design with variations in
architecture and 15 to 23 feet of landscaping between the sidewalk and the balconies/
patios.

the Historic Hotel. The South Beach Guestroom building has been carefully designed to
provide architectural interest, with balconies and patios providing human scale and serving
to activate the streetscape. Upon reaching the cul-de-sac, the pedestrian is immediately
connected to the recreational opportunities along the Paseo del Mar beachfront walkway,
with its breath-taking ocean views.
Staff has referenced a concern about the impact the bulk of the building would have on the
public street and sidewalk at Avenida del Sol due to a lesser street setback compared to the
approved plan. Coronado city code requires a setback of 25 feet from the property line.
Based upon calculations taken from the depictions provided in the 2002 Master Plan, the
South Beach guestroom building would have been approximately 27 feet from the property
line along Avenida del Sol. The Amended Master Plan complies with city code, with a
25 foot setback from the property line. It is unlikely that this 2 foot differential would
be significant from the point of view of the pedestrian along Avenida del Sol, especially
considering the difference in building design.

Existing Conditions - View Along Avenida del Sol

Figure 5-B • South Beach Guestrooms - View Along Avenida del Sol (visual simulation)
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Figure 5-C • 2002 Master Plan - South Beach Guestrooms - View from Avenida del Sol

Figure 5-D • Amended Master Plan - South Beach Guestrooms – View from Avenida del Sol
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5.4

Views From Avenida del Sol cul-de-sac
Staff has referenced a concern regarding the impact to views from the ocean end of Avenida del Sol
given that the proposed construction would occur approximately 44 feet closer to the beach than
the approved plan and due to the elimination of the corner setback at the terminus of Avenida del
Sol. Appellant Concerned Citizens have presented the landscaped area along the end of Avenida
del Sol in the 2002 Master Plan as “perceived public space”, although they acknowledge that this
was to be a private area with a security fence. (See Figure 5-F)
Any view to the ocean from this location in the 2002 Master Plan would likely have been obscured
by project landscaping (see Figure 5-E). Although the South Beach guestroom building in the
Amended Master Plan is closer to the wide expanse of sandy beach than the 2002 Master Plan
guestroom building, it is located further from the Paseo beachfront walkway, the vantage point
from which pedestrians would experience the building. Therefore, rather than creating a landscape
area between the South Beach guestroom building and the street, as in the 2002 Master Plan,
the Amended Master Plan places a landscape buffer between the guestroom building and the
beachfront walkway.

Figure 5-F • 2002 Master Plan - South Beach Guestrooms Landscape Concept

While the 2002 Master Plan South Beach guestrooms would have presented a solid wall of three
story building, with recessed balconies and patios, the Amended Master Plan South Beach
guestroom building steps down from three stories to two stories to one story as it approaches
the Paseo, so that the portion of the building that is closest to the Paseo is only 15 ½ feet in
height. Additionally, the balconies and patios extend outward from the building so that the first
experience of the building is one of human scale.

Figure 5-G • Amended Master Plan - South Beach Guestrooms Landscape Concept

Figure 5-E • 2002 Master Plan - Section Along Avenida del Sol
Hotel Del Coronado
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Approaching the beach, the new South Beach Guestroom building steps down to one
story, and balconies and patios energize the area while providing pedestrian scale.
The realignment of the Paseo will create a more inviting (and accessible) pedestrian
experience. Visitor-serving amenities along the Paseo include food and beverage outlets
and beach and bike rentals, and public access is provided at multiple locations around
the Hotel property.

Currently, views to the ocean from the Avenida del Sol cul-de-sac are obscured with
a chain link fence, project landscaping, and the existing berm. With the Amended
Master Plan, the pedestrian experience along the Avenida del Sol cul-de-sac will be
significantly improved from the existing condition, with widened landscaped sidewalks
leading to the beach. While at present there is no sense of openness approaching the
beach, the Amended Master Plan provides for almost 55 feet of low-level landscaped
area between the relocated Paseo beachfront walkway and the South Beach Guestroom
building. Raising the grade of the Avenida del sol cul-de-sac, along with modifications
to the existing berm, should open up new views from the cul-de-sac across Hotel
property to the beach.

Existing Conditions - View from Avenida del Sol cul-de-sac

Figure 5-H • South Beach Guestrooms – View from Avenida del Sol cul-de-sac (visual simulation)
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The staff report further notes that “The proposed structure will be considerably smaller
in scale than the existing towers that will surround it. The adjacent Ocean Towers
hotel building consists of two 7-story towers, while the Coronado Shores condominium
towers on the south side of Avenida del Sol consist of ten 15-story towers. The proposed
structure will certainly be highly visible from the beach, but the bulk and scale of the
structure will be well within the community character”. (Staff Report, pg. 33)

Also important to the pedestrian experience is the view into the Hotel property from the
beach and from the Paseo beachfront walkway. The June 2010 Staff Report notes that
although the proposed structure (South Beach Guestrooms) would be located further
seaward than the approved structure, it steps down from three to two to one story
toward the beach, unlike the approved structure, which maintains three stories on the
beach side. Additionally, with the relocation of the Paseo del Mar beachfront walkway,
the setback between the Paseo and the seaward edge of the new building would be
approximately 10 feet greater than the setback between the existing walkway and the
proposed building. Thus, combined with the proposed stepping down of the building,
the new structure is not expected to “tower” above or overshadow pedestrians and
bicycles as they move along the walkway. (Staff Report, pg. 32, emphasis added)

Figure 5-I • South Beach Guestrooms - View from Beach (visual simulation)
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5.5

Master Plan is to enable the Hotel to remain competitive into the future. Currently, 73%
of the traditional hotel room inventory at the Hotel del Coronado is 350 sq. ft. or less in
size. New hotel rooms being built today are much larger, for example a minimum of 450
sq. ft. at Terranea; 500 sq. ft. at the Montage (800 sq. ft. minimum for suites); 535 sq. ft.
at the St. Regis Monarch Beach; and 850 sq. ft. at The Resort at Pelican Hill. To remain
competitive, the Hotel needs to offer a broader range of room sizes to accommodate
families and to provide larger working areas and seating areas for business travelers.

Alternatives Analysis
Appellant Concerned Citizens has proposed essentially two alternatives that it suggests
would improve public views. The first, and Appellant’s preferred alternative, is to
relocate the Conference Center to the north side of the hotel property, adjacent to
Grande Hall. Siting the Conference Center in this location would not meet the Secretary
of the Interior Standards for additions to historic structures. (David Marshall, Heritage
Architecture & Planning, December 1, 2008). Save our Heritage Organisation (SOHO)
has expressed strong opposition to siting a new structure so close to the Historic Hotel
as it would block the historically significant view approaching the Hotel from the north.
(Bruce Coons, December 1, 2008). Both historical experts agree that the currently
proposed location is the best place on the hotel’s property to locate the new Conference
Center and the one that has the least impact on the Historic Hotel.

The Hotel has carefully considered other project alternatives, however there are no
alternatives that meet the objectives of the Master Plan – to keep the Hotel competitive
in the marketplace and provide for its continued success as a group and leisure
destination. The best way to maintain a historic treasure like the Hotel Del is to ensure
that it continues to meet the needs of its guests, and the Amended Master Plan does
this by adding much needed new conference space and new guestrooms that meet
the expectations of today’s travelers. The new buildings have been carefully designed
to complement the Historic Hotel and to preserve public views, while providing
enhancements to the property that will be enjoyed by guests and public recreational
visitors alike.

The second alternative involves essentially condensing the two guestroom wings in the
current design into one wing, so that the interior pool courtyard of the current design
could be relocated to the outside, adjacent to Avenida del Sol. The two guestroom
wings consist of a single loaded corridor on the north side, with balconies and patios
facing the interior courtyard, and a double loaded corridor on the south side, with some
balconies and patios facing the courtyard and some facing Avenida del Sol. Joining these
two guestroom wings into one structure would result in an interior row of guestrooms
with no exterior windows, balconies or patios -- an infeasible condition. Eliminating this
interior row of guestrooms would result in the loss of 73 guestrooms, approximately
50% of the total new guestrooms approved by the City of Coronado.

While Appellant Concerned Citizens frames their issues around public views, the staff
report notes that: “It appears that the most significant impact the proposed Master
Plan revisions would have on views would be from some of the condominiums at the
Coronado Shores Towers inland towards the historic Hotel structure. However, these
private views are not protected under the LCP”. (Staff Report, pg. 33)
The Hotel agrees with staff’s conclusion in the June 2010 staff report: “In summary,
the proposed revisions to the Master Plan would increase the bulk and scale of
development adjacent to Avenida del Sol. However, the proposed structures will not
block any significant public views that will not be maintained from the street end,
and the project will not be out of character with the surrounding development. The
revisions will improve some views of the historic hotel as seen from surrounding areas.
Therefore, as proposed, the project can be found consistent with the visual protection
policies of the certified LCP”. (Staff Report, pg. 34)

It has been noted that the Amended Master Plan includes more square footage overall
than the 2002 Master Plan. A good portion of this is related to the retention of historic
buildings previously slated for demolition. Additionally, the Oxford Building, currently
used for administrative offices, is retained for its existing use rather than being converted
to guestrooms as provided in the 2002 Master Plan. These planned guestrooms have
been consolidated into the South Beach Guestroom building, increasing the square
footage of that structure as compared to the 2002 Master Plan.
Appellant Concerned Citizens also notes that the guestrooms in the 2008 Amended
Master Plan are larger than those in the 2002 Master Plan. The goal of the Amended
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6.0 Supporters
The Hotel del Coronado is pleased to have the support of the following organizations
for its Amended Master Plan:
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