
Promenade Update 
 
Important outstanding item on the Promenade—Potential Flooding 
 
The area of the Promenade is in a flood plain and a floodway.  Both of these categories have 
permitting requirements per FEMA.  The Coastal Commission documented that their finding of 
“No Substantial Issue” relied on conditions as follows: “city's work permit may not be issued 
until the 100-year storm analysis is conducted and the flood plain administrator has issued a 
flood plain development building permit.”   
 
Transcript of a portion of the Coastal Commission Promenade Appeal hearing  
August 15, 2025 
 
“While the city did commission a hydrology and hydraulics report by Psomas (engineers), the 
study was limited to examining only the 25-year occurrence and determined that the current 
design of the project was adequate. However, the project is located on a flood plain and must 
demonstrate compliance with both the city's regulations and those of the Federal Emergency 
Management Agency, which required analysis of its potential capacity to handle larger storms. 
To ensure the project's consistency with FEMA and city flood plain regulations, the project is 
conditioned such that the city's work permit may not be issued until the 100-year storm 
analysis is conducted and the flood plain administrator has issued a flood plain 
development building permit.”  
 
It is unclear how the City is going to comply with this requirement. 
 
On August 27, the City Council approved a $255,750 engineering contract with Psomas that 
specifically excludes hydromodification improvements and any hydrology and hydraulic 
calculations.  Their proposal also doesn’t include issuing a floodplain permit despite the staff 
report saying that such a permit was included in the engineer’s work.   
 
The engineer’s proposal states that the existing drainage system will not be overhauled and the 
way rainwater flows in and through the area won't dramatically change.  
 
Who is preparing the 100-year flood analysis?  What if that analysis recommends changes to the 
drainage system? How will the FEMA permit be issued?  These questions are not answered so 
far. 
 
Important outstanding item on the Promenade—Cost of Construction 
 
The August 27 staff report states, “The budget includes approximately $3,500,000 for the 
project; however, final costs will be determined through the construction bidding process and are 
likely to exceed this amount, requiring an additional appropriation.” 
 
No preliminary cost estimates have been publicly reviewed.  The City’s approach to analyzing 
costs relies on completing the drawings and specifications and sending the project out to bid.  In 
addition to hundreds of thousands of dollars spent on preliminary costs, the Council approved 
over $600,000 on August 27 to complete the bidding package.  Council comments indicated that 
they would evaluate the costs and funding options when those bids come in. 


