
  

 
MEETING DATE: September 23, 2015    

PREPARED BY: Greg Shields, Deputy 
City Engineer 

 DEPT. DIRECTOR: Glenn Pruim 

DEPARTMENT: Public Works  CITY MANAGER: Karen P. Brust 

 
SUBJECT:   
 
THE PACIFIC VIEW 90% PRELIMINARY DESIGN REPORT AND LETTERS OF INTEREST  
 
RECOMMENDED ACTION: 
 
Council take the following actions: 

1. Accept Westberg+White, Inc.’s 90% draft Preliminary Design Report (PDR) for the 
rehabilitation of the Pacific View site (WF15A). Provide any direction as to desired 
modifications to the draft report for incorporation into the final draft; and 

2. Accept the Letters of Interest, provide direction regarding the most likely Operating 
Partner(s) and request a complete proposal based on the criteria listed in the solicitation 
for Letters of Interest. 

 
STRATEGIC PLAN: 
 
Arts and Culture Focus Area: 
 

Embrace great places to gather that showcase the City’s arts and culture, history, and 
community charm and character. 

 
Goals: 

 Expand arts and performance venues that provide more diverse opportunities. 

 Partner with groups to expand and leverage opportunities to grow the arts and culture 
venues. 

 
FISCAL CONSIDERATIONS:  
 
Westberg+White’s Project Design Report provides three (3) options with their estimated costs. 
The cost estimates to restore the Pacific View school buildings and site range from $3.9 million 
to $4.4 million. The cost estimates provided by Westberg+White also provide alternative 
additions and deductions for review; this information can be found in Appendix F of the report. A 
copy of the summary of the costs is included as Attachment 4 of this report. 
 
There are no costs associated with the evaluation of the Letters of Interest.  Depending on 
Council direction, the costs associated with the selection of an Operating Partner will be 
discussed at a future date. 
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BACKGROUND: 
 
Preliminary Design Report 
 
On April 20, 2015, Westberg+White was selected and contracted to prepare a Preliminary 
Design Report, including three options, to bring the existing structures to a habitable, code 
compliant shell, that a future Operating Partner can further improve as necessary to occupy for 
the intended use(s). 
 
On June 24, 2015, Westberg+White’s 50% Draft Pacific View Rehabilitation and Reuse Project 
Design Report (PDR) was presented to the Pacific View Subcommittee for review and 
comments were received.  
 
On August 10, 2015, City staff received Westberg+White’s 90% PDR for review and comments 
and it is currently under review by staff. The PDR includes a building rehabilitation assessment 
for Civil, Architectural, Structural, Mechanical, Electrical and Sustainable Opportunities; together 
with the scope of work required for each.  An estimate of probable costs for each of the three 
options is also provided. An electronic copy of the 90% Draft PDR is available on the City’s 
website at: http://encinitasca.gov/modules/showdocument.aspx?documentid=6070 

 
Letters of Interest 
 
On April 8, 2015, the Subcommittee reported to the Council that the City will consider a wide 
range of possible arrangements for use of the site so as not to constrain the creativity of 
prospective Operating Partners. Financial considerations will be one, but not the only, criterion 
for selecting the partner.  
 
The Subcommittee, working through staff, then published a solicitation on July 10, 2015 that 
invited organizations to submit Letters of Interest for the purpose of becoming the Operating 
Partner, responsible for the design, rehabilitation, scheduling, maintenance and management of 
the buildings and grounds of the Pacific View site.  It was proposed that the site be identified for 
use as an Arts, Education and Community Gathering Place with an emphasis on theaters, 
museums, education, outdoor sales/swap meets and park/recreation space, consistent with 
uses permitted in the Public/Semi Public zone either by right or with a Minor or Major Use 
permit. 
 
Staff received and accepted five (5) Letters of Interest. An additional one (1) Letter of Interest 
was submitted past the deadline established in the solicitation.  

 
ANALYSIS:   
 
Preliminary Design Report 
 
Westberg+White, Inc. have been engaged in the preliminary data accumulation, compilation 
and analysis necessary for the preparation of the PDR. The completion of the PDR and 
Westberg+White, Inc.’s return to City Council for the acceptance of the final PDR can occur 
after incorporating any changes or modifications desired by the City Council. 
 
The PDR included three alternatives for the renovation of the existing buildings and three 
alternatives for the exterior of the site, along with the associated costs.  In addition to the 
building work described below, each option would require plumbing, electrical, HVAC, ADA and 
other improvements, the costs of which are included in the estimates.  Following is a brief 
explanation of the alternatives. 
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Building Option 1 includes minor modifications to the classroom buildings, including upgrading 
and relocation of the bathrooms.  The classroom building would have six tenant spaces and one 
break room with restrooms.  In the administration buildings, most interior walls are removed, the 
spaces reconfigured and the bathrooms consolidated.  There would be three tenant spaces, 
restrooms and several support offices. The estimated building rehabilitation cost for this option 
is $2.22M. 
 
Building Option 2 includes renovation of the classroom building interiors, reconfiguration of 
bathrooms and offices and the removal of the interior non-load bearing demising walls.  This 
option would result in four tenant spaces, with three of them being rather large.  In the 
administration building, most interior walls are removed and reconfigured and new bathrooms 
would be constructed.  This option would provide one small tenant space and one large tenant 
space.  The estimated building cost for this option is $2.53M 
 
Building Option 3 includes removing all interior walls in the classroom building and removal of 
the walled in atrium at the east end of the building.  This would result in one very large space 
that essentially is the size of existing classrooms one through six.  The administration building 
would have most interior walls removed and new offices/bathrooms constructed.  There would 
be one large tenant space generally where the old kindergarten classroom was.  The estimated 
construction cost for this option is $2.54M. 
 
The three site options include combinations of areas for parking, passive use, walkways, 
landscaping, public plazas and emergency access for fire vehicles.  The costs of these 
improvements range from $594,152 to $738,333.  One issue that needs to be addressed in the 
final PDR is to reflect the incorporation of the existing historic school site into the Pacific View 
property.  The current exhibits show the school site separated from the PV site by vegetation 
and fencing. 
 
Letters of Interest 
 
The City advertised a solicitation for Letters of Interest to determine how many parties are 
interested in becoming the Operating Partner for the Pacific View site.  In addition to gauging 
the level of interest, the intent of the solicitation was to perform a high level evaluation of the 
submittals and develop a short list of Potential Operating Partners.  The evaluation was 
accomplished by rating each letter of interest against the criteria listed in the solicitation letter 
and assigning a point value for each criteria. The zoning compliance of the proposed uses for 
the site was excluded from this evaluation as it was done separately. 
 
The evaluation of the Letters of Interest resulted in the conclusion that there are only two 
Potential Operating Partners, both of which have obstacles with the current zoning. The other 
three firms submitting Letters of Interest are more appropriate as being a part of the future use 
of the property.  
  
The consistency with uses permitted in the Public/Semi Public zone, either by right or with a 
Minor or Major Use permit, is a critical issue for the development of the site. The Public/Semi 
Public zone includes many uses, including one as an “educational institution.”  Attachment 3 is a 
document summarizing the uses allowed in the Public/Semi Public zone.  The current zoning of 
the property does not support the desire for a cultural arts center. None of the proposals 
submitted meet the criteria established by the zoning designation in place. 
 
Both of the Potential Operating Proposals included instructional/educational components. The 
Land Use designated as an “educational institution” refers to regular academic instruction at 
kindergarten, elementary, secondary, collegiate levels including graduate schools, universities, 
non-profit research institutions, and religious institutions.  This analysis does not consider arts 
classes, dance instruction, ceramics classes, or similar to fit within this definition because they 
are not regular academic instruction at any of the levels/institutions mentioned. 
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The two highest ranking Letters of Interest submitted are “The Encinitas Arts, Culture and 
Ecology Alliance” and “Pacific View Cultural Center.” 
 
The Encinitas Arts, Culture and Ecology Alliance proposal was submitted by Garth Murphy and 
consists of a large group of individuals, civic entities, foundations and community leaders.  
Review of the Letter of Interest against the criteria established in the solicitation for Letters of 
Interest indicated that the plan, as submitted, does not meet the existing zoning. The financial 
strategy relies on crowd funding, grants, donor solicitations, etc.  The Letter of Interest did not 
include a secured source of funding, but included numerous methods for potentially obtaining 
funding. This group of foundations and non-profits has individual experience on smaller scale 
projects, and has shown a willingness to participate in the larger alliance. Detailed information 
regarding project financing and zoning issues could be developed in a formal partnership 
process. 
 
The second proposal was submitted by a collaborative of Radlab Designs and Sequoian 
Investments. This Letter of Interest had the same concerns regarding the inability to meet the 
current zoning for the site. The proposal states the uses as an outdoor commercial, dining and 
entertainment venue to showcase local artists, live music events, retail, private events, food 
trucks and farmer/art markets.  Although the proposal showed other similar existing projects that 
are operating, there is the question of meeting the “character of the neighborhood.” The zoning 
issues are significant and may require a rezone of the property.  This Letter of Interest did 
provide a letter of intent from Sequoian for $2.875 Million in project financing. The Potential 
Operating Partner would need to identify their plans to resolve project zoning issues during a 
formal partnership solicitation.  
 
The Potential Operating Partner, or Partners, seen by the City Council as the closest to meeting 
the desires of the City Council should be requested to furnish a formal proposal that specifically 
addresses how the organization plans on addressing the zoning issues, the financing capability 
to bring the site into the habitable structure and also to enable the specific proposal to come to 
fruition.  The formal proposal should also include the organizational structure to show the 
technically responsible persons for the various disciplines involved in the design, construction, 
maintenance and operational controls of the site.  The formal proposal should also include a 
financial strategy, not only to rehabilitate the site, but the operation and maintenance of the 
facilities. The development of a solicitation for the potential partner, preparation of a proposal, 
and the review of the proposal will likely require 3 to 4 months to complete. 
 
 
ENVIRONMENTAL CONSIDERATIONS:   
 
There are no environmental considerations associated with this agenda report. 
 
ATTACHMENTS:   
 
1. Solicitation for a Letter of Interest 

2. Letters of Interest 

3. Public/Semi Public Zone Allowable Uses 

4. 90% Draft Preliminary Design Report - Summary of Estimated Rehabilitation Costs 
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City of Encinitas 
505 S. Vulcan Avenue, Encinitas, CA 92024 

NOTICE FOR LETTER OF INTEREST 
 

 
July 10, 2015: 
 
Notice inviting Letters of Interest to be the Operating Partner of the Pacific 
View site at 608 Third Street, Encinitas CA 
 
To be considered for future selection as the Operating Partner, a Letter of 
Interest must be submitted no later than 2:00 PM on Monday, August 3, 
2015 to:  City of Encinitas, Attn: City Clerk, 505 S. Vulcan Avenue, 
Encinitas, CA 92024. 
 
The City is inviting organizations to submit Letters of Interest for the purpose of 
becoming the Operating Partner, responsible for the design, rehabilitation, scheduling, 
maintenance and management of the buildings and grounds known as the Pacific View 
site at 608 Third Street, Encinitas CA. (APN 258-151-22-00).  
 
BACKGROUND: 
In December 2014 the City of Encinitas closed escrow on its purchase of the Pacific 
View property, a 2.8-acre site downtown that used to be home to an elementary 
school. The property also houses the historic schoolhouse from 1883, which is 
maintained by the Encinitas Historical Society.  The City obtained the services of the 
architectural firm of Westberg+White to prepare a preliminary design report and cost 
estimates for rehabilitation and re-use of the former elementary school buildings. 
Preliminary analysis from the Westberg+White study was presented at a Pacific View 
subcommittee meeting on June 29 2015 and is available on the City’s website at 
http://encinitasca.gov/index.aspx?page=404, along with the preliminary analysis, 
additional information pertaining to the City’s vision and objectives for the site in reports 
from the PV Site Activation Subcommittee and City Council reports. 
 
PARTNERSHIP INFORMATION: 
The City seeks to enter into contract with one entity (Operating Partner) that will take 
responsibility for the operation and management (O&M) of the site. The O&M 
responsibilities include, but are not limited to, the design and rehabilitation/renovation of 
the buildings and grounds, incorporating the historic schoolhouse into the site, schedule 
and manage activities on the site consistent with the underlying Public/Semipublic 
zoning, for uses within the scope of arts, education, and community gathering places. 
 
The Subcommittee recommended, and the Council approved, the following evaluation 
criteria in the ultimate selection of an Operating Partner (in no particular order): 
 

• Financial viability of organization 
• Initial cost to the City  
• Revenue-earning potential 
• Investment by proposer (resources OP brings to the City) 
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• Technical competence (relevant experience in design, construction, site 
management, arts administration) 

• Governance model; relationship with City Arts Administration 
• Local involvement (Encinitas residents/organization) 
• Consistency with relevant zoning 
• Serving diversity of users and types of uses 
• Design and innovation, including compatibility with local ecosystem and 

community character and site heritage 
• Green/sustainability attributes 
• Unique need for this space (i.e., no comparable alternative sites readily 

available) 
 
As indicated in the April 8 Subcommittee report to the Council, the City will consider a 
wide range of possible arrangements so as not to constrain the creativity of prospective 
Operating Partners. Financial considerations will be one, but not the only criterion for 
selecting the partner.  There is no guarantee of City funding for the construction or 
operation of the facility. Organizations that are invited to submit full proposals will be 
expected to provide a detailed operations plan as part of the proposal. 
 
LETTER OF INTEREST: 
A Letter of Interest MUST be submitted to the City in order to participate in future 
Operating Partner solicitation processes. Quoting from the April 8 subcommittee report, 
the fundamental criterion for selection will be the benefits to the community relative to 
the cost to the City.  The Letter of Interest should be no longer than five (5) pages, not 
including attached illustrations/exhibits, and should include a brief description of the 
following: 
 

• Intended uses and users (indoors and out) 
• High-level financial strategy 
• Governance structure (who’s in charge; relevant expertise and qualifications to 

be the Operating Partner) 
• High-level design concept 
• Experience with similar projects 

 
Letters of Interest will be reviewed in light of the above criteria and organizations with 
concepts that are deemed viable will be invited to submit a full proposal according to a 
schedule that has yet to be determined. The City will respect markings of confidentiality, 
but encourages proposers to authorize release of information from the Letters of Interest 
to further enable collaboration within the community. 
 
Collaboration Workshop: 
In order to facilitate collaboration between prospective Operating Partners and 
prospective tenants of the space, the City will convene a collaboration workshop on July 
20, 2015 in the Poinsettia Room at the Encinitas City Hall from 10:00am to 12:00pm. 
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Pacific View Site 
 
Zone: Downtown Encinitas Specific Plan, Public/Semi-Public (D-P/SP) 
 
The D-P/SP Zone is intended to provide for activities operated by the City, county or other 
governmental agencies such as the Encinitas Fire Protection District, school districts, water 
districts, and sewer districts.  Other semi-public and private uses, such as hospitals and 
recreational facilities, are also allowed. 
 
The D-P/SP Zone references Chapter 30.28 for allowed uses and development standards.  
Please see below for a listing of the uses permitted in the D-P/SP Zone by right, with a minor 
use permit, or with a major use permit.  Uses permitted by right but not located within an 
enclosed building require a minor use permit.  Design Review may also be required. 
 
Additionally, there may be uses that are similar to the uses listed below that are not expressly 
permitted in the D-P/SP Zone.  If the Planning Commission is able to make a positive 
Determination of Allowable Use for uses similar to the uses listed below, those similar uses 
could be allowed and regulated in the same manner as the use(s) to which it is similar.  
However, and importantly, use types that are otherwise listed as prohibited in the P/SP cannot 
be found to be allowable as a primary use through the Determination of Allowable Use process. 
 
Following the list of uses are definitions for the uses in bold italic. 
 
Uses Permitted by Right 
 
Ambulance Service (private) 
Athletic Field (public gathering) 
Auditorium (public gathering) 
Educational Institution, Public (education) 
Fire Station 
Library (arts/culture) 
Medical/Dental Office 
Museum (arts/culture) 
Parks and Recreational Areas (recreation) 
Police/Sheriff Station/Jail 
Post Office 
Public Utilities, Office 
Recreational Facilities, Public (recreation) 
Schools, Public (K-12) (education) 
Sewage Treatment Plant 
Theaters and Places of Public Assembly (public gathering) 
 
 
Uses Permitted with a Minor Use Permit 
 
Courts, Commercial (Badminton, Tennis, Racquetball, Other) (recreation) 
Fish Hatchery 
Hazardous Household Materials Collection Center (see EMC Ch. 30.57) 
Hiring Hall 
Outdoor Sales 
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Surf Shop, Retail, with or without manufacturing 
Swap Meet 
 
 
Uses Permitted with a Major Use Permit 
 
Animal Shelter 
Camps 
Cemetery 
Church/Temple/Religious Institution 
Convent and Monastery 
Educational Institution, Private 
Electrical Distribution Substation 
Electrical Transmission Substation 
Equestrian Establishment 
Fleet Storage 
Garage, Public Parking 
Golf Driving Range (recreation) 
Horses, Raising 
Hospital 
Hospital, Convalescent 
Hospital, Nursing 
Hospital, Mental 
Medical Complex 
Observatory (arts/culture) 
Open Air Theater (public gathering) 
Public Utility Service Yard 
Recycling Facilities 
Residential Care, General (7 or more) 
Schools, Private (K-12) (education) 
Schools, Technical (education) 
Stable, Commercial 
Stadium (public gathering) 
Storage of Sand, Gravel, Etc. 
Terminals and Stations (Taxi, Bus, Limousine, etc.) 
Towing/Impounding of Vehicles 
Transient Habitation 
 
 
Definitions 
 
EDUCATIONAL INSTITUTION shall mean an institution conducting regular academic 
instruction at kindergarten, elementary, secondary, collegiate levels and including graduate 
schools, universities, non profit research institutions, and religious institutions. 
 
FLEET STORAGE shall mean storage or parking of one or more vehicles used regularly in 
business operations.  Excluded from this use type are automotive and equipment; sales/rentals; 
and the incidental parking of vehicles as an accessory use to a permitted use on the same 
premise.  Typical uses include taxi fleets, mobile catering, truck storage or delivery truck fleets. 
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HOSPITAL shall mean an institution for the diagnosis, care, and treatment of human illness, 
including surgery and primary treatment. 
 
MEDICAL COMPLEX shall mean a development including several medical services under one, 
integrated complex typically with a medical hospital as the most significant principal use; other 
principal uses may include doctors' offices, laboratories, medical research facilities, out-patient 
clinics, pharmacies, and other out-patient services.  All uses are integrated functionally on the 
single complex with shared parking, ingress/egress, building design and landscaping. 
 
MUSEUM shall mean a non-profit institution displaying or preserving objects of artistic, 
scientific, cultural or historic value, and optionally creating objects with these values for the 
purpose of display on site. 
 
RECYCLING FACILITY shall mean a center for the collection and/or processing of recyclable 
material. 
 
RECREATIONAL FACILITIES, PUBLIC AND SEMI PUBLIC shall mean swimming pools, tennis 
courts, paddle tennis courts, and other similar uses as determined by the Planning and Building 
Director, which are available for use by persons who do not reside in the project (includes 
membership clubs.) 
 
SCHOOL shall mean any institution of learning for minors, whether public or private, offering 
instruction in those courses of study required by the California Education Code and/or which is 
maintained pursuant to standards set by the Board of Education of the State of California.  This 
definition includes a nursery school, kindergarten, elementary school, middle or junior high 
school, senior high school, or any special institution of education under the jurisdiction of the 
California Department of Education.  For the purposes of this Section, “school” does not include 
a vocational or professional institution of higher education, including a community or junior 
college, college, or university. 
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