AGENDA

CITY OF IMPERIAL BEACH
DESIGN REVIEW BOARD
REGULAR MEETING

THURSDAY, OCTOBER 20, 2016 — 4:00 P.M.

Council Chambers
825 Imperial Beach Blvd.
Imperial Beach, CA 91932

NOTICE TO THE PUBLIC
SPEAKERS ARE REQUESTED TO COMPLETE A "REQUEST TO SPEAK" FORM PRIOR TO THE COMMENCEMENT OF
THE MEETING AND SUBMIT IT TO THE SECRETARY. "REQUEST TO SPEAK" FORMS ARE LOCATED IN THE BACK
OF THE COMMUNITY ROOM. PERSONS ADDRESSING THE COMMITTEE ARE LIMITED TO THREE (3) MINUTES.

AMERICANS WITH DISABILITIES ACT
The City of Imperial Beach is endeavoring to be in total compliance with the Americans with Disabilities Act (ADA). If you require
assistance or auxiliary aids in order to participate at DRB meetings, please contact Larissa Richards at (619) 628-1356, as far in
advance of the meeting as possible.

1.0 CALL TO ORDER
Roll Call: Nakawatase, Pamintuan, Bowman, Smith, Voronchihin

2.0 PUBLIC COMMENTS

The Public may address the Board for up to three (3) minutes on any subject within the Design Review Board’s
jurisdiction. In accordance with State law, the Board may not take action on an item not scheduled on the
agenda. If appropriate, the item will be referred to staff or placed on a future agenda.

3.0 CONSENT CALENDAR

All matters listed under Consent Calendar are considered to be routine by the Design Review Board, and will
be enacted by one motion. There will be no separate discussion of these items, unless a Board Member or
member of the public requests that particular item(s) be removed from the Consent Calendar and considered
separately.

3.1 NONE.

4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT

41 REPORT: IB RESORT; CONSIDERATION OF A DESIGN REVIEW CASE (DRC 150036) TO
CONSTRUCT A NEW HOTEL (H-1 TYPE) CONSISTING OF 100 ROOMS, RESTAURANT, VIEW BAR,
COMMERCIAL SPACE, MEETING ROOMS, AND PUBLIC SPACES AT 1060 SEACOAST DRIVE (APNs
625-380-27-00). MF 1166.

5.0 INFORMATIONAL ITEMS/REPORTS
NONE.

6.0 ADJOURNMENT

/S/
LARISSA RICHARDS
ADMINISTRATIVE ASSISTANT

Any writings or documents provided to a majority of the Design Review Board regarding any item on this agenda
will be made available for public inspection in the office of the City Clerk located at 825 Imperial Beach Blvd.,
Imperial Beach, CA 91932 during normal business hours.




AGENDA ITEM NO. 4.

STAFF REPORT
CITY OF IMPERIAL BEACH

TO: DESIGN REVIEW BOARD
FROM: COMMUNITY DEVELOPMENT DEPARTMENT ED
MEETING DATE: OCTOBER 20, 2016 T
ORIGINATING DEPT.:  COMMUNITY DEVELOPMENT DEPARTMENT

SUBJECT: REPORT: IB RESORT; CONSIDERATION OF A DESIGN

REVIEW CASE (DRC 150036) TO CONSTRUCT A NEW HOTEL
(H-1 TYPE) CONSISTING OF 100 ROOMS, RESTAURANT,
VIEW BAR, COMMERCIAL SPACE, MEETING ROOMS, AND
PUBLIC SPACES AT 1060 SEACOAST DRIVE (APNs 625-380-
27-00). MF 1166.

EXECUTIVE SUMMARY:

The property owner of a 37,817 square foot site located at 1060 Seacoast Drive has initiated
the process to construct a new hotel (H-1 Type) consisting of 100 rooms, restaurant, view bar,
patio dining, pool, commercial space, meeting rooms, rooftop garden, new seawall, and
landscaping. Staff is recommending that the Design Review Board consider the proposed
project and provide recommendations on the design to the City Council.

FISCAL ANALYSIS:

The Applicant has deposited $22,000.00 to fund processing of the application.
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RECOMMENDATION:

That the Design Review Board consider the project to construct 100 rooms, restaurant, view
bar, patio dining, pool, commercial space, meeting rooms, rooftop garden, new seawall, and
landscaping at 1060 Seacoast Drive (APNs 625-380-27-00) and recommend approval of the
project’s design to the City Council.

OPTIONS
In addition to receiving this report and adopting staff's recommendations, the Design Review
Board can:

¢ Recommend approval of the project's design to the City Council with additional
conditions provided by the Design Review Board; or

e Recommend design revisions and request further consideration at a future Design
Review Board meeting.

T:\Community Development\Waster Files\MF 1166 Imperial Beach Resort - 1046 Seacoast Drive\MF 1166 IB Resort DRB
102016\102016 MF 1166 IB Resort DRB.docx
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BACKGROUND/ANALYSIS:

The application, originally submitted to the City on April 4, 2016, proposes a Lot Consolidation
(BA 150034), Coastal Development Permit (CP 150035), Design Review Case (DRC 150036),
Environmental Initial Assessment (EIA 150037), and Site Plan Review (SPR 150038) demolish
an existing duplex and construct a new hotel (H-1 Type) consisting of 100 rooms, restaurant,
view bar, patio dining, pool, commercial space, meeting rooms, rooftop garden, new seawall,
and landscaping at 1060 (previously 1046) Seacoast Drive (APN 625-380-27-00) in the C/MU-2
(Seacoast Commercial & Mixed-Use) and Seacoast Mixed-Use/Residential Overlay Zone.

The project site measures 37,817 square feet on the northwest corner of Seacoast Drive and
Imperial Beach Boulevard and is surrounded by commercial uses to the east and residential
uses to the north and south. The beach is located to the west.

The site for the proposed hotel was previously comprised of six apartment buildings, some of
which were located on, or encroached beyond, the property line. Fencing and parking spaces
for the development also encroached into the public right-of-way. Five of the buildings were
demolished in May 2015. A single-story duplex was rehabbed and remains on the site for
housing of onsite security and property management. The duplex would be removed as part of
the proposal for the new hotel. Following the demolition of the five apartment buildings, the
property owner installed a wrought iron fence and offers its use for the display of local art.

On November 19th 2015, a public open house was held to introduce the project and receive
feedback from community members. Comment cards were made available to be filled out and
requests and other informal comments have been incorporated into the final design.
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Project Description
The project consists of the demolition of the remaining duplex apartment, and the construction

of a new four-story hotel consisting of 100 rooms, restaurant, view bar, patio dining, pool,
meeting rooms, rooftop gardens (green roof) new seawall and landscaping. The new seawall
would locate along the west property line and per plans fully within he property boundaries, and
all associated development would locate east of the seawall. Currently a rock revetment exists
which extends below the beach and encroaches westward beyond the property line. Upon
completion of the new sea wall, no portion of the rock revetment would remain and no structure
would encroach beyond the property line.

The hotel would be set back from Seacoast Drive approximately 15 feet to provide a public
arcade/plaza area and new bus stop. The arcade/plaza would include landscaping, bench
seating, bike parking, and access to the commercial spaces and hotel lobby. The building
would be “U" shaped with a two story entry lobby providing a see-through view to the ocean.
Guest rooms include angled glass walls that maximize ocean views from every location and
offer privacy for neighboring properties. The angled walls add to the fenestration and complex
shadows on the exterior building facade. The retail spaces would locate on the northeast and
southeast corners with access from the public arcade and adjacent sidewalks.

A curved driveway would
provide access to the front
of the hotel with two
driveway  openings on
Seacoast Drive. A
subsurface parking garage
with a total of 93 parking
spaces, four of which would
be equipped with electric
vehicle charging stations,
would be available for
guests as well as the
general public. Access to
the garage would locate in
the approximate location of

the existing driveway on
Imperial Beach Boulevard.
The ramp access to the
parking garage would begin
approximately 13-8" into
the Imperial Beach
Boulevard public right-of-
way, with decorative wave ‘ ] T
guardrails to ensure | : ' ‘ .y
pedestrians remain on the [ . -‘-"" :
sidewalk.  The sidewalk &3 Zme Ao

would be widened to at "

least six feet with planters = ™
for aesthetic interest. Other
street improvements on .
Imperial Beach Boulevard,
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Ebony Avenue, and Seacoast Drive would include enhanced permeable paving, accessible
ramps, and landscaping. Existing curb cuts on Seacoast Drive would be removed and replaced
with three on-street parking spaces, a bike plaza, and porte cochere access. Curb cuts would
also be removed from Ebony Avenue, allowing for approximately five on-street parking spaces
instead of the two that exist today. The eight existing parking spaces on the north side of
Imperial Beach Boulevard would be replaced with new permeable pavers and restriped to allow
for trash/recycling access. No parking spaces would be removed, and the width of the spaces
would be a minimum of nine feet in width. The project would also provide public stairway
access from the hotel deck area to a walkway along Imperial Beach Boulevard with a new,
exterior public rinse-off shower on the hotel deck.

Hotel Components

The hotel lobby features a two
story atrium that affords a see-
through view to the ocean
upon entry. Within the atrium
is a staircase leading to the
2nd level which takes
advantage of ocean vistas |
during  ascent. Along |
Seacoast Drive, the exterior
hotel massing extends above
the second floor level for the
lobby and adjacent retail
components. The atrium
lobby area would be on the
east side. The lobby would !
include offices, reception desk,
luggage storage, business
center and separate elevators
for floor levels and parking
garage access. Interior access
to the retail, which is
accessible from the exterior
public arcade/plaza, is also
planned.
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The first floor includes the <|.0n
lobby, meeting rooms, public
serving amenities such as the
restaurant and cocktail lounge,
kitchen/storage/employee’s

area, hotel laundry,
administration area, restrooms, retail space and five guestrooms. A spaffithess room also looks
out over and has immediate access to the pool and deck area. The interior facade of the hotel
overlooks the patio and pool area with direct views to the ocean. The upper three floors would
each contain guest rooms and suites plus an additional cocktail “Vista Lounge” on the 4th floor.
The 4th floor, centrally located, “Vista Lounge” would be open to the public while access to the
adjacent guestroom corridors would be restricted. Each room would have a private outdoor
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deck or balcony accessible from the suite, and no guest rooms would include cooking
facilities/kitchenettes.

The hotel proposes a fully accessible public use green roof/deck that would provide gardens
and seating/observation amenities. Views would be focused toward the ocean and the estuary
to the southwest. Access to the green roof/deck would be by stairs or elevators, each of which
would have enclosures. Four mechanical areas on the roof would be screened from view.

Building Height

The project proposes a building height of 40 feet, with roof structures for the housing of
stairways and an elevator, equipment screening, and parapet walls exceeding the height limit.
The maximum allowable building height for an H-1 hotel with a Specific Plan is 40 feet;
however, the Municipal Code allows some features to exceed the height limit, as follows (IBMC
19.40.020):

e Roof structures for the housing of elevators, stairways, tanks, ventilating fans, air
conditioning equipment or similar equipment required to maintain and operate the
building;

Fire or parapet walls required by law;
Skylights chimneys, smokestacks or utility towers;
e Flagpoles, antennas, radio masts, risers and similar structures.

The proposed parapet walls (low protective wall or railing along the edge of a raised structure
such as a roof or balcony) would be 42" (3.5") in height, the mechanical equipment screening
would be 48" (4'), solar panels would be 72" (6') in height, ventilation fans would be 96” (8') in
height, stairway enclosures would be 144" (12’) in height, and the elevator enclosure would be
188" (15'-8") in height. Public, non-structural, amenities such as landscaping and seating are
also proposed to locate on the roof deck.

Pursuant to Section 19.27.150, the City Council may approve a specific plan for an H-1 hotel
allowing for deviations related to building heights (provided that a height deviation may not
exceed four stories or forty feet), building setback/stepback requirements, and parking
requirements. The project is proposing reduced setbacks for the western portion of the property
located in the Seacoast Mixed-Use/Residential Overlay Zone, which requires a 10 foot setback
from Ocean Boulevard (the beach) and 15 foot side yard setbacks. The project proposes side
yard setbacks that vary from zero to five feet, and a 10 foot setback for Ocean Boulevard for the
massing of the building, although balconies and roof overhangs project near the property line in
some areas. The project is also proposing a varied commercial floor-to-ceiling measurement
from ranging from 11 feet for the commercial spaces to 20 feet though a central two-story public
lobby providing see-through views to the ocean rather than a static 15 feet floor-to-ceiling
measurement. The applicant believes the appropriate specific findings can be met for these
deviations.

It is staff's opinion that the project's design would contribute positively the Seacoast Drive and
Imperial Beach Boulevard intersection, as significant improvements to the existing conditions of
the site are proposed. The public would benefit from the expanded public amenities, which
include a restaurant, view bar, outdoor patio, commercial uses, conference rooms, rooftop
viewing area, rinse-off area, wider ADA compliant sidewalks/ramps, outdoor seating,
landscaping, new on-street parking spaces, and new bicycle parking.
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General Plan Consistency:

C/MU-2 (General Commercial and Mixed-use) Zone: The purpose of the C/MU-2 Zone is to
provide land to meet the demand for goods and services required primarily by the tourist
population, as well as local residents who use the beach area. It is intended that the dominant
type of commercial activity in the C/MU-2 Zone will be visitor-serving retail such as specialty
stores, surf shops, restaurants, and hotels and motels. Mixed-use and multiple family
residences are also permitted in the C/MU-2 Zone and in the Seacoast Mixed Use/Residential
Overlay Zone. The development standards of the C/MU-2 Zone encourage pedestrian activity
through the design and location of building frontages and parking provisions (IBMC Section
19.27.010). The proposed hotel project meets the purpose and intent of the C/MU-2 land use
designation because mixed-use buildings are permitted in the C/MU-2 Zone and the project
would encourage pedestrian activity through the design, location, and use of the building
frontage and would provide commercial goods and services required by the tourist population
and local residents.

C/MU-2 STANDARDS PROVIDED/PROPOSED

Yard requirements for the C/MU-2 zone are as
follows (Section 19.27.040):

A. On property fronting on Seacoast Drive, the front | A. The project fronts Seacoast Drive
of each building shall be set on the front property with the porte cochere and
line. For purposes of this requirement an arcade arcade/patio.
is considered a part of the building.

In addition, the City Council may
approve a specific plan that allows
deviations from certain setback
regulations for an H-1 hotel.

Stepback requirements for the C/MU-2 Zone are as
follows (Section 19.27.041):

A. On property with a side or rear yard abutting a | A. The side or rear yards do not abut
residential zone, the second-floor stepback shall be | residential zones.

a minimum of five feet from the abutting residential
property line and the third-floor stepback shall be a
minimum of ten feet from the abutting residential

property line.

B. Stepbacks are not required where the ten-foot | B. The property lines do not abut

setback is required or observed for at least fifty | residential property. As such,

percent of the property line abutting residential | stepbacks are not required. However,

property. the exterior walls provide various
projections and recessions to provide
articulation.

C. On properties fronting Seacoast Drive, an upper- | C.  The property fronts Seacoast
story setback of five to ten feet is required for a | Drive and the upper-stories of the
minimum of fifty percent of street-facing facades | building are setback more than ten
along Seacoast Drive. feet of the Seacoast Drive street-
facing facade.

In addition, the City Council may
approve a specific plan that allows
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deviations from certain regulations for
an H-1 hotel.

Minimum lot size of 3,000 square-feet (Section
19.27.050).

The lot size measures 37,817 square
feet.

Minimum street frontage of 30 feet (Section

19.27.060).

The Seacoast Drive frontage is
approximately 210 feet and the Ebony
Avenue  and Imperial Beach
Boulevard frontages are each
approximately 180 feet.

Maximum height of three stories or thirty feet,
whichever is less, except as follows (Section
19.27.070(A)):

Hotel, as defined in Section 19.04.410 as an H-1
type hotel, shall have a height limit not to exceed
forty feet as part of an approved Specific Plan
pursuant to Section 19.27.150.

Exceptions to the height limit as follows (Section
19.40.020):

A. Roof structures for the housing of elevators,
stairways, tanks, ventilating fans, air conditioning
equipment or similar equipment required to maintain
and operate the building;

B. Fire or parapet walls required by law;

C. Skylights chimneys, smokestacks or utility
towers;

D. Flagpoles, antennas, radio masts, risers and

similar structures.

The project is proposing an H-1 hotel
with a building height of 40, with
parapet walls/railings, structures to
house/screen mechanical equipment
and elevator and stairway enclosures,
ventilation fans, and solar panels.

The project is proposing the following
projections above the 40" height limit:
42" (3.5') parapet walls (low protective
wall or railing along the edge of a
raised structure such as a roof or
balcony), 48" (4’) screening for
mechanical equipment, 72" (6') solar
panels, 96" (8') ventilation fans, 144"
(12’) stairway enclosures, 188" (15'-
8") elevator enclosure.

Public, non-structural, amenities such
as landscaping and seating are also
proposed for the roof deck.

All commercial spaces on the ground floor shall have
a minimum fifteen-foot vertical floor-to-ceiling
dimension; and single-story commercial buildings
shall have a minimum building height of twenty feet
(Section 19.27.070(B)).

The project is proposing an H-1 hotel
and is proposing a specific plan with
deviations from typical building height
regulations. The proposed floor-to-
ceiling dimension for the first floor is
approximately 10'-10'-6".

No buildings shall be located less than five feet from
any other building on the same lot. (Section
19.27.080)

Only one building is located on the lot.

Required parking spaces for hotels without cooking
facilities is 1 space per guest room. A 25% reduction
may be allowed for vertical mixed-use (Section
19.48.035).

100 guest rooms without cooking
facilities are proposed. A 25%
reduction for the vertical mixed-use
project requires 75 parking spaces. 93
parking spaces are proposed. Each
use for the hotel are not separately
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calculated, as an H-1 hotel is defined
as incorporating a variety of uses,
such as guest rooms,
conference/meeting/public  facilities,
and a full-service restaurant.

It should be noted that a cooking
facility is different from a restaurant, in
that a cooking facility would be a
kitchenette where a guest may cook
within the room, whereas a restaurant
is a separately defined use available
to the public that is specifically
required for H-1 hotels. The proposed
hotel guest rooms would not have
kitchenettes/cooking facilities.

Commercial landscape requirements are as follows
(Section 19.50.030):

A. Not less than fifteen percent of the total site
shall be landscaped and permanently maintained.

B. There shall be a five-foot-wide landscape
area between any parking area and any public street
right-of-way.

C. A portion of a property not used for buildings,
parking, walkways, loading or storage areas shall be
landscaped.

D. There shall be a minimum three-foot by
fifteen-foot, or forty-five square foot, landscaped area
within the parking area (not including perimeter area
landscaping) for every three parking spaces or the
equivalent. A minimum width of three feet is
required. A four-foot by fifteen-foot area may be
permitted for every four spaces, five-foot-wide for
five spaces, etc.

A. 37,817 sq. ft. site requires a
minimum of 5673 sq. ft. of
landscaping. 7,687 sq. ft. of
landscaping is proposed throughout
the project, not including decorative
hardscaped areas that could also be
tabulated as landscaping.

B. There shall be a five-foot-wide
landscape area between any parking
area and any public street right-of-
way.

C. A portion of a property not
used for buildings, parking, walkways,
loading or storage areas shall be
landscaped.

D. There shall be a minimum
three-foot by fifteen-foot, or forty-five
square foot, landscaped area within
the parking area (not including
perimeter area landscaping) for every
three parking spaces or the
equivalent. A minimum width of three
feet is required. A four-foot by fifteen-
foot area may be permitted for every
four spaces, five-foot-wide for five
spaces, etc.
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E. Prior to issuance of any building permits, a
complete landscaping plan shall be submitted to the
Community Development Department for approval.
Such approval shall be subject to appeal in the
manner set forth in Sections 19.84.070 through
19.84.090.

F. Landscaping and required watering system
shall be installed prior to the use of the premises. All
landscaping material in required landscaping areas
shall be permanently maintained in a growing and
healthy condition, including trimming, as appropriate
to the landscaping material.

G. A permanent irrigation system shall be
installed to serve all landscaped areas. (Ord. 94-884;
Ord. 723 §§ 2, 3, 1987; Ord. 635 § 8, 1984; Ord. 601
§ 1, 1983)
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prior to the use of the premises. All
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SMU/RO (Seacoast Mixed-Use Residential Overlay) Zone (the base zone is C/MU-2, Seacoast

Commercial & Mixed Use): The area located between Ocean Boulevard on the west, Ocean
Lane on the east, and between Imperial Beach Boulevard on the south and Palm Avenue on the
north is designated as the Seacoast Mixed-Use Residential Overlay Zone. The purpose of this
transition zone is to allow for the gradual commercial expansion in an area which is generally
used for residential purposes while preserving opportunities for the continuation of single-family
residential uses (IBMC Section 19.27.140). The proposed hotel project meets the purpose and
intent of the SMU/RO land use designation because all uses in the C/MU-2 Zone are permitted

in the SMU-RO Zone, which includes hotels.

SMU/RO STANDARDS

PROVIDED/PROPOSED

The SMU/RO Zone allows for single-family
residential, or any use listed in Section 19.27.020 as
permitted in the C/MU-2 Zone.

Hotels are listed as permitted uses in
Section 19.27.020 for the C/MU-2
Zone, meeting the requirements.

Yard requirements for residential uses in the
SMU/RO Zone are as follows (Section 19.27.140):

g ¥ Commercial uses:

a. Ocean Lane: 0’

b. Side yard: 15’

c. Ocean Boulevard (Beach): 10’

*The City Council may approve a specific plan that
allows deviations from certain regulations for an H-1
hotel, including building heights specified in Section
19.27.070.

a. Ocean Lane: 0’
b. Side yard: 0’ to 5'

c. Ocean Boulevard (Beach): 0'-
10’

*The project is proposing an H-1 hotel
and is proposing a specific plan with
deviations from typical building height
regulations.
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Properties within the Seacoast Residential Overlay
Zone are subject to a reduced single-family
residential building height of two stories or twenty-six
feet, whichever is less (Section 19.27.070(A)(1)).

*The City Council may approve a specific plan that
allows deviations from certain regulations for an H-1
hotel, including building heights specified in Section
19.27.070.

Exceptions to the height limit as follows (Section
19.40.020):

A. Roof structures for the housing of elevators,
stairways, tanks, ventilating fans, air conditioning
equipment or similar equipment required to maintain
and operate the building;

B. Fire or parapet walls required by law;

C. Skylights chimneys, smokestacks or utility
towers;

D. Flagpoles, antennas, radio masts, risers and
similar structures.

The project proposes a building height
of 40’, with parapet walls/railings,
structures to house/screen
mechanical equipment and elevator
and stairway enclosures, ventilation
fans, and solar panels.

*The project is proposing an H-1 hotel
and is proposing a specific plan with
deviations  from  typical height
regulations.

The project is proposing the following
projections above the 40’ height limit:
42" (3.5') parapet walls (low protective
wall or railing along the edge of a
raised structure such as a roof or
balcony), 48" (4°) screening for
mechanical equipment, 72" (6') solar
panels, 96" (8’) ventilation fans, 144"
(12') stairway enclosures, 188" (15-
8") elevator enclosure.

Public, non-structural, amenities such
as landscaping and seating are also
proposed for the roof deck.

Surrounding Land Use and Zoning:

. . . Surrounding
Surrounding Areas Surrounding Zoning by Y
North C/MU-2 & SMU/RO (Seacoast Comm. & Mixed-Use & | Residential

Seacoast Mixed-Use/Residential Overlay)
South R-1500 (High Density Residential) Residential
East C/MU-2 (Seacoast Comm. & Mixed-Use) Commercial &
Residential
West PF (Public Facility) Beach

ENVIRONMENTAL DETERMINATION:

The Applicant for this project is in the process of preparing environmental studies to support a
Mitigated Negative Declaration that address any potential environmental impacts that would
satisfy the California Environmental Quality Act (CEQA). The Mitigated Negative Declaration
will need to be circulated through the State Clearinghouse for a 30 day public review prior to

scheduling the project for a formal City Council hearing.
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COASTAL JURISDICTION:

The project is located in the Appeal Jurisdiction of the California Coastal Commission as
indicated on the Local Coastal Program Post Certification and Appeal Jurisdiction Map and, as
such, is appealable to the California Coastal Commission under Section 30603(a) of the
California Public Resources Code and IBMC Section 19.87.160.

Attachments:

1 Plans
2 Design Review Checklist

(o file MF 1166



A. Architectural Graphic Exhibits

Imperial Beach Resort Specific Plan
Imperial Beach Resort LLC
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Exterior Material Finish Palette
Exterior Renderings

Context Renderings

Site Plan

Floor / Roof Plans

Elevations

Encroachment / Site Public Use Plan
Colored Use Plans by Floor



1. Color Palette



C - Typical Glazing
PPG Ideascapes “Atlantica”
Solarban 60

H - Meal Fascia
Alucobond Brilliant Silver

h-\

D - Spandrel Glazing E - Guardrailing
F - Glass Acent PPG Ideascapes “Starphire”
PPG Ideascapes “Atlantica” Ultra Clear Glazing

M - Wood Panels - Prodema Rustik
N - Wood Cladding - Prodema Rustik

A - Field

J - Painted Steel Doors
Sherwin Williams SW-6063
“Nice White”

B - Accent
Sherwin Williams SW-7066
“Gray Matters”

| - Painted Steel Beams
O - Landscape Lattice
P - Masonry

Sherwin Williams SW - 6096
"Jute Brown"

LAMBARCHITECTS

7114 east stetson drive
suite 350

scottsdale, arizona 85251
480-994-5262

EXTERIOR MATERIAL FINISH PALLETTE

Imperial Beach Resort

1060 Seacoast Drive, Imperial Beach California



2. Exterior Renderings
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3. Context Renderings



SEACOAST DRIVE LOOKING SOUTH




IMPERIAL BEACH BLVD. LOOKING WEST




SEACOAST DRIVE LOOKING NORTH




4. Site Plan



F E D C B A
.
PROJECT INFORMATION
55
==
ADDRESS: 1060 SEACOAST DRIVE =F
BEACH IMPERIAL BEACH, CA 91932 =1 PRELIMINARY
=0
=8
PARCEL: 625—-380—27-00 B
LINE OF WAVE DEFLECTOR ==
(PROP. LINE) GROSS SITE AREA: +/— 37,817 S.F., +/— 0.869 ACRES =
- (e
HOLD BACK CONC. SEAWALL 2" PARCEL 1: 0.379 ACRES s
QEC;?OSEFDABEi%% ggfoﬁiiiAgo%ﬁN@) AND EXPOSE SHEET PILING TO PARCEL 2: 0.076 ACRES 25
RINSE-OFF AREA (2 ALLOW SPLICE FOR FUTURE PARCEL 3: 0.076 ACRES .
HEARS EXTENSION PARCEL 4: 0.358 ACRES Sin
~ PROPERTY LINE CEL & : = 9
(T —— -~ = — ——————————— = ﬁv TOTAL: 0.869 ACRES 5y '_8 S
. ” : . —— —— —— — \ C @(‘\)(‘\)@\ =0 88"&
= - —O
Q wﬂw EXISTING sé—ra&cr‘ LINE [ ] \‘ }—%‘ | % | \‘ }—%‘ | | E Guﬁ =" —ca8c
- [ - . T o=la A T AL = N, ‘ - ~ =R = 00 O
= \ &l /?]i i . My ‘ = HSEAGO 6T RENITAL OYER X g % i } 8 SAT] = PARCI.EF(?AL DESCRIPTION e T <%
o] o - | ~ 7“ : Z Nt
1 o I O T oo ST 0o L \N\2g] TOOLD T L [T 118 ] o e Ozg«
r - ( > { A T I 1 I I 1 I [ T [a] —
= ‘%\K\X/(/ ST /‘ RN A - I LOTS 1 THROUGH 5 INCLUIVE IN BLOCK 1 OF SOUTH SAN DIEGO BEACH, IN THE CITY OF — o< z=S3
T bumpeer DINKG \ A IMPERIAL BEACH, COUNTY OF SAN DIEGO, STATE OF CALIFORNIA , ACCORDING TO MAP THEREOF 5 <Lo<8
l } il | Teruetic) ‘ } ] \ NO. 1071, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, JULY 06, %; ) EEg'
v w ]\ \ \ \ \ 1907. = aao
A [l 1 i 2] . —
T;ELZZZTEPS P TO 5-2 ‘ y U R B RS I o | 12'-&" ALSO THE WESTERLY HALF OF THE ALLEY LYING NORTH OF CORONADO AVENUE AND SOUTH OF == E ui £ 9
EXISTING RAMP TO BEACH \ | H . wl i EBONY AVENUE, ADJOINING LOTS 1 THROUGH 5 IN BLOCK 1 OF SOUTH SAN DIEGO BEACH, IN g L3 S
| Zle THE CITY OF IMPERIAL BEACH, AS VACATED BY THE CITY COUNCIL OF THE CITY OF IMPERIAL Za -~ o A
: _— = Z BEACH IN RESOLUTION NO. 639 OF NOVEMBER 9, 1961. ZF=
‘ — 4 O ) Q I S
@3 N POOL Q87 Zli —
] ] ] - o JEST U ald < EXCEPTING THEREFROM THAT PORTION OF SAID LOTS, IF ANY, HERETOFORE OR NOW LYING BELOW [ &S - <
b B ( GUE nl THE HIGH TIDE LINE OF THE PACIFIC OCEAN. =E
S H C : 9'q S PARCEL 2: o
NEW SIDEWALK T Et? : ( D ? % 8 . 55
‘ 3 \ *% 3 S LOT 6 IN BLOCK 1 OF SOUTH SAN DIEGO BEACH , IN THE CITY OF IMPERIAL BEACH, COUNTY OF [ .=
£z O O Bes X | C O ) SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 1071, FILED IN THE OFFICE J 55
it NEW CAN RINSE AREA < OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, JULY 06, 1907. ALSO THE WESTERLY HALF 5o
0| i o GUEST OF THE ALLEY LYING NORTH OF CORONADO AVENUE AND SOUTH OF EBONY AVENUE, ADJOINING Do
% ,C PATIO LOT 6 IN BLOCK 1 OF SOUTH SAN DIEGO BEACH, IN THE CITY OF IMPERIAL BEACH AS VACATED e
v | iy D BY THE CITY COUNCIL OF THE CITY OF IMPERIAL BEACH IN RESOLUTION NO. 639 ON NOVEMBER o
] N 2 | EXISTING SETBACK LINE / —hs ey =5
SN — z | (SEACOAST RESIDENITAL OVERLAY) — ( :l:| F\ LT
. ‘iiui“ <‘ m | ﬂ EXCEPTING THEREFROM THAT THE PORTION OF SAID LOT, OF ANY HERETOFORE OR NOW LYING T
N iy ~ = *( - BELOW THE HIGH TIDE LINE OF THE PACIFIC OCEAN. “u
o o ‘ — — ‘ =
- \ . N C ‘ ‘ PARCEL 3: Ein O
\ IV 7 fualide | | =
I | =3 I D LOT 7 IN BLOCK 1 OF SOUTH SAN DIEGO BEACH, IN THE CITY OF IMPERIAL BEACH, COUNTY OF o> -
oﬂj & .0 | NI il TC 7 SAN DIEGO, STATE OF CALIFORNIA, ACCORDINT TO MAP THEREOF NO. 1071, FILED IN THE OFFICE [ &5 ™ S ~
- - L | OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, JULY 06, 1907. ALSO THE WESTERLY HALF [ &%
o ENTRY 4 qE 55 o<
/ i 0z POOL DECK OF THE ALLEY LYING NORTH OF CORONADO AVENUE AND SOUTH OF EBONY AVENUE, ADJOINING i n
/EXIT 017 s Q= O
NEW N ~ w'n | LOT 7 IN BLOCK 1 OF SOUTH SAN DIEGO BEACH, IN THE CITY OF IMPERIAL BEACH, AS VACATED [ 2~ o < 0
PERMEABLE NEW CURE — 9?@ - J ?EZMTHE CITY COUNCIL of THE CITY of IMPERIAL BEACH IN RESOLUTION NO. 639 NOVEMBER 09, 2% c 8 >
PAVERS & GUTTER AND 505 TRANSFORMER a | & -S g =
- S % -~
2 o SIDEWALK 5 XK ﬂK T i % EXCEPTING THEREFROM THAT PORTION OF SAID LOT, OF ANY HERETOFORE OR NOw LYING BELow [ B o 2 9 g
ExIeT. STREET L : (r»: 9 é THE HIGH TIDE LINE OF THE PACIFIC OCEAN. 52 Q w u:') %
LIGHT TO BE I ] N 8 = (s IR A
RELOCATED ; i > = %w PARCEL 4: =5 —1n O
sl || @ — 2 S <
NEW 8TRIPING o i HOTEL EOOTRRINT \g LOTS 8 THROUGH 11 , INCLUSIVE, IN THE BLOCK 1 OF SOUTH SAN DIEGO BEACH, IN THE CITY == -g < ]
OVER BLACK / , LOTEL FOOTPRINT %Q OF IMPERIAL BEACH, COUNTY OF SAN DIEGO , STATE OF CALIFORNIA, ACCORDING TO MAP = O o I
CONCRETE \Aﬁ . .o &f|¥ THEREOF NO. 1071, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, o= o A
APRON {EU | JULY 06, 1907. So
| K &m Q] >5 E
_ T < —
Q 25 ALSO THAT PORTION OF THE ALLEY LYING WEST OF FIRST STREET, BETWEEN LOTS & THROUGH 11 f§ 2 —
= ch IN BLOCK 1 AND ALSO THE EASTERLY HALF OF THE ALLEY LYING NORTH OF CORONADO AVENUE o
9z | AND SOUTH OF EBONY AVENUE ADJOINING LOTS 8 AND 10 AND THE ALLEY BETWEEN SAID LOTS =
< L IN BLOCK 1 OF SAID MAP AS VACATED BY THE CITY COUNCIL OF THE CITY OF IMPERIAL BEACH, g
i - e ] IN RESOLUTION NO. 639 ON NOVEMBER 09, 1961. >z
Q 9 & | =
o _ ] — — — L=
Q in ’ gug APN 625-380—27-00 Q; l_
- " © s (18
o2 = v g SITE COVERAGE: 52
" " _gl ‘ 0O = * Zﬂ g =
NEW PLANTER — 6-0 5-8 ,/ | 20 = 25
ENCROACHMENT ‘\ % =15 N NEW CURB, GUTTER GROSS SITE AREA: 37,817 S.F. = 0.869 ACRES (100%) S&
/é/ ‘\ Ol Xld uﬁ% AND SIDEWALK (A) FIRST FLOOR BUILDING FOOTPRINT: 22,534 SF. = 0517 ACRES ( 60%) = m
i 3 ‘\ iy W W (B) HARDSCAPE AREA: 13,663 S.F. = 0.31 ACRES ( 36%) = ul 0
P + Lol
O | scuLpruRED % . uo 1 [ -y (C) LANDSCAPE AREA (ON—SITE ONLY): 1,748 S.F. = 0.037 ACRES ( 4%) = m > <
@ | WAVE 5 Q ‘T‘D (D) GREEN ROOF LANDSCAPE AREA: 5,939 S.F. = 0.14 ACRES  ( 16%) == = o
GUARDRAIL. R “ZJ fé;@fﬁg}i M“ZJ Y ‘\ - m (DOES NOT INCLUDE PLAZAS, WALKWAYS, ETC) QE I n
NEW PLANTER SEE DETAIL | T — A0 S 3 B O L
— ] ¢ 5018 “ T TOTAL ON—SITE LANDSCAPE AREA (C+D): 7,687 S.F. = 0.18 ACRES (20%) = u M o
. raMP poTo (S 9| \ O z B ' 0% T ©
n FLolIo Q| m | TOTAL OFF—SITE LANDSCAPE AREA: 381 SIF. S
BARSRE y ol | | Y 7] rs 0o
> & | Z / S 0om
% : a 7 > — | W oEs
m 9 - % i ) aTORY < PARCELS 1, 2 & 3 C/MU—2 SEACOAST COMMERCIAL/MIXED = m N =
0 0 SEE - THROUGH [ USE/RESIDENTIAL OVERLAY == o g_
I i COBET ENTRY >_ PARCEL 4 (C/MU—2) SEACOAST COMMERCIAL/MIXED USE == ] O E
3 o 2 g o~
o °¢ 2 CODES: =g -
< i \ M o 2013 TITLE 24 CALIFORNIA BUILDING CODE =L m
1T 3 > 50" m 2013 TITLE 24 CALIFORNIA ELECTRICAL CODE s m
m ) NEW CURB / =10 0% 1] 2013 TITLE 24 CALIFORNIA FIRE CODE = n
N GUTTER AND O £4 2013 TITLE 24 CALIFORNIA MECHANICAL CODE 2
> (X)) [
- o SIDEWALK é z O x 2013 TITLE 24 CALIFORNIA PLUMBING CODE = E
U = ><
< 4 a / 8‘ 8 e 2013 TITLE 24 CALIFORNIA GREEN BUILDING STANDARDS CODE = —
i NEW 1 X 4 o g3 — =
: PERMEABLE @ / m‘ B ® ] o
w > PAVERS g | = BUILDING AREA =
@ o AREA S
n, / \ N k : _ HOTEL BALCONY MEETING | RETAIL RESTAURANT TOTAL =
E v \\Z g P 6-2 LEVEL 1 |12.224 SF. | 776 s.F. |3,593 s.F. |2034 sk [3,795 s, |22.422 SF. =
] i 5.0 o \ S \ ] ' LEVEL 2 |20,723 S.F. |2,442 SF. |- - - 23,165 S.F. =
S Q : LEVEL 3 (20,489 S.F. |2,773 S.F. 352 S.F. | - - 23,614 S.F. 3z
SEPLACE ExIoT® | = / / 8 LEVEL 4 (19,532 S.F. |2,784 S.F. 191 SF. |~ 1,080 S.F.  [23,587 S.F. =i
CURE N . s A %%z@ e 0100100100 p, 5 TOTAL _ |72,968 SF. |8,775 SF. |4,136 SF. | 2,034 SF. | 4,875 SF. 92,788 SF. =i
A | :{% - 4
EXISTING STREET 0o DD /@ ; | BKE\ - N PLAZA/ARCADE 8 / - O ROOF PATIO AREA = 8311 S.F. 22
LIGHT TO REMAN BE, N e = RACK EW HiGH PLANTER (RUBLICH- —+ , - BENCH —— UNDERGROUND PARKING GARAGE AREA = 34,013 S.F. 75
| m PLANTER o T ‘ CI0 — - PLAZA/ARCADE - [ SEATING L ROOFTOP GARDEN/PLAZA = 14,438 S.F. Z0
s TR | OO0 00N :
REMAIN EXISTING = ‘ Y ol ‘ [ ] &y o ABOVE e, W/_,\ B ACCESSIBLE GUEST ROOMS REQUIRED: 5 U
VK A >Q) ' . = SRV ROM. LINE 2 N s = s - e aa S RELOCATED STREET ACCESSIBLE GUEST ROOMS PROVIDED: 5 ==
2:61 \C/ R T PROPERTY LINE C P G )CH - QPCH - ) §)C) ¥ a LIGHT ROLL—IN SHOWERS REQUIRED,/PROVIDED: 1 o=
(e
EXISTING ART NN \“\PXNELU TREE WELL SETBACK LINE OE g DA GUEST ROOMS WITH COMMUNICATION FEATURES REQUIRED/PROVIDED: 9 s
> 24\:@\\ Ly
CONSTRUCTION : L=
MONUMENT TO NEW BUS STOP FUBLIC SIDEWALK . jg' NEW RiGH PLANTER TPE e e
REMAIN — (PUBLIC) = - NEW LOW PLANTER OCCUPANCY: e
—— S SicE = i EXISTING CORNER HOTEL R 1 57506 S.F e
EXISTING CURB, | =18 La D — CURB, GUTTER AND ’ o W
GUTTER AND RAMP | t PLAZA:‘:% (I EXIST. STREET LIGHT e SAMP TO REMAIN LOBBY / 1ST FLOOR CIRCULATION B 7,276 S.F. 55
4 10 REMAN : —=f TO BE RELOCATED - MEETING SPACE GREATER THAN 750 S.F. (303.1.2) A-3 2,897  SF. ol
| —ci Y MEETING SPACE LESS THAN 750 S.F. (303.1.2) B 985 S.F. e J
1\ \ \ = O OO0 OO0 = | RESTAURANT A-2 3,796  S.F. %5 <
o \ ( 4TH FLOOR LOUNGE A—2 818 S.F. o
UTILIN] Eg AULT T EXIST. PULL BOX TO NEW LOW LANDSCAPE FITNESS CENTER A=3 830 S.F. =5 E
LITES/VAULT TO NEW CURB, GUTTER REMAIN (VERIFT) NEW EIRE LYDRANT RETAIL M 2,034 SF. == >-
REMAN (VERIFY) — AND SIDEWALK << ©<% EWFIRE HYDR PARKING GARAGE S-2 33,084 SF. =g :
> ROOFTOP DECK (WALKABLE SURFACE) N,/A 8,115  S.F. = E
— TRASH ROOM S-2 308 S.F. = F
— SEACOAST DRIVE | €p2
FIRE PROTECTION: NFPA 13 28 y . <
£
=
BASE ALLOWABLE (2013 CBC TABLE 503): 16,000 S.F./ FLOOR X 4 STORIES czén E - n
el -
ALLOWABLE AREA INCREASE (2013 CBC 506.3): 200% =1 J
= >
%>o ALLOWABLE AREA: 16,000 x 200% = 32,000 S.F./FLOOR X 4 STORIES B m m
(2]
PHOJECT DIHECTOHY TOTAL ALLOWABLE AREA: (32,000x4) = 128,000 & 4 STORIES 5= E E F
=
< -
(=g
PARKING: -1, C/MU—2 ZONE (IBMC 19.48.035) ks n < m
PRELIMINARY =
OWER: HOTEL H—1 (HOTELS WITHOUT COOKING FACILITIES) i
ARCHITECTURAL SITE PLAN
10405 S EASTERN AVENUE _ o%
e iy MG
. =I'- HENDERSON, NV 89052 : = - <
NOTE: ALL OUTDOOR LIGHTING FOR PARKING AREAS SHALL BE SO SHADED AND CONTACT: KENNETH KNUDSON TOTAL PROJECT PARKING REQUIRED 75 SPACES E:
ADJUSTED THAT LIGHT THEREFROM IS DIRECTED TO FALL ONLY ON THE SAME renneth L'mudson@hhmweb com =
PREMISES WHERE SUCH LIGHT SOURCE IS LOCATED. 35" ' ' PARKING REQUIRED BASED ON PARKING ANALYSIS = 78 SPACES E=
ARCHITECT: NVIRON . (URBAN CROSSROADS 7,/28/2016) g
FOR ENCROACHMENT AREA AND PUBLIC USE CALCULATIONS SEE SHEET A1.01 o LAMB. ARCHITECTS EECORP CORSENAGL ING %w,
210 7114 E. STETSON DRIVE 3914 MURPHY CANYON ROAD TOTAL PARKING REQUIRED: /8 SPACES SE
SUITE 350 SUITE A206 ==
PERFORATED 5. PLATE SCOTTSDALE, AZ 85251 SAN DIEGO, CA 92123 PARKING PROVIDED: (INCLUDING ACCESSIBLE) 93 SPACES &
(el
oL o8 or. 27974040 PUBLIC PARKING PROVIDED: 15 SPACES =
PEN GERALD GAGNEPAIN, R.A. MELISSA WHITTEMORE wE
= °O ggagnepain@lambarchitects.com mwhittemore@ecorpconsulting.com REQUIRED ACCESSIBLE PARKING: (TABLE 11B-208.2) Hg
A N TOTAL ACCESSIBLE STALLS REQUIRED: 4 SPACES =
5 “ \ CML ENGINEER: TRAFFIC / PARKING: VAN ACCESSIBLE STALLS REQUIRED: 1 SPACE =
MICHAEL BAKER INTERNATIONAL URBAN CROSSROADS Z2 f PROJECTNO: 6016
| 9755 CLAIREMONT MESA BOULEVARD 41 CORPORATE PARK TOTAL ACCESSIBLE PARKING PROVIDED: 4 SPACES H=
H SUITE 100 SUITE 300 =2 §oae: 02006
11/2"¢ BENT 5. TUBE SAN DIEGO, CA 92124—1324 IRVINE, CA 92606 ELECTRIC VEHICLE PARKING 3 CHARGING STATIONS = '
8.8, SCREEN "o BENT 5. TUBE (858)  614-5065 (949)660—1994 = AN B
CONTACT: CONTACT: STREET PARKING ADJACENT TO PROPERTY BOUNDARY sz P By
RICHARD TOMLINSON, P.E. HASEEB QURESHI, SENIOR ASSOCIATE “y
rstomlinson@mbakerintl.com hqureshi@urbanxroads.com IMPERIAL BEACH BLVD PARKING: ;g CHECKED BY:
EXISTING PARKING: 8 SPACES 25
COASTAL ENGINEER: PROPOSED PARKING: 8 SPACES ZE SHEET No.
TERRA COSTA CONSULTING GROUP, INC. =
3890 MURPHY CANYON ROAD SEACOAST AVENUE PARKING: Br
SUITE 200 =
6016D00I SAN DIEGO, CALIFORNIA 92123 EE‘S;QSGEDPASXF‘%E‘GN:G i 2;28&2 B8
PHONE: ~ (858) 573-690 EXISTING PARKING: 2 SPACES =z
WAVE GUARDRAIL WALT CR. =g "
C5 WALT CRAMPTON, ENGINEER EBONY AVENUE PARKING: =
1/41 wcrampton@terracosta.com PROPOSED PARKING: 5 SPACES %%
—=>
F E D C B A




5. Floor / Roof Plans



NOTES

EACH PARKING SPACE SHALL BE CLEARLY MARKED AND STRIPED WITH PAINT
OR OTHER MORE DURABLE MATERIALS, CONTRASTING IN COLOR WITH THE
SURFACE TO WHICH IT IS APPLIED, 50 AS TO DELINEATE THE BOUNDARIES OF
SUCH SPACE. MARKINGS SHALL NOT BE REQUIRED WHERE THE BOUNDARIES ARE
EVIDENT BECAUSE OF CURBS, TERMINATION OF PAVING, OR SIMILAR REASONS.

PRELIMINARY

NOT FOR REGULATORY

APPROVAL, PERMITTING, OR
CONSTRUCTION.

2. ALL PARKING SPACES ABUTTING BUILDINGS OR STRUCTURES, OR LOCATED SO
THAT ACCESS AND EGRESS ARE PROVIDED FROM ONE DIRECTION, SHALL BE
PROVIDED WITH CONCRETE CURB OR BUMPER, OR ITS EQUIVALENT, AT LEAST SIX
INCHES IN HEIGHT. BUMPERS SHALL BE LOCATED NOT MORE THAN THREE FEET
FROM THE FRONT EDGE OF THE PARKING SPACE. BUMPERS SHALL BE
ADEQUATELYT ANCHORED TO THE GROUND.

3. REFER TO CIVIL DRAWINGS FOR DETAILS FOR STORM WATER MANAGEMENT.
EQUIPMENT SHOUN ON THIS PLAN FOR GENERAL REFERENCE ONLT.

LAMB ARCHITECTS
7114 E. STETSON DRIVE, SUITE 350

SCOTTSDALE, ARIZONA 85251
P: (480) 994-5262 F: (480) 994-9005
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A
/

]
]
3-0"

cquirMeNT | |]

‘
/ 2 LINE OF POOL ]
5 1o S ABOVE. 90" 90"
@ GARAGE LEVEL i é/

N — ‘ _48% SLOPE —
o ue i

TYP.

"
W
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18'-@

HOTEL SPACES REQUIRED = Tg*

PUBLIC PARKING SPACE PROVIDED = 15

* REFER TO PARKING STUDY PREPARED BY URBAN CROSSROADS DATED 1/28/20l6

1
®

CONTRACTORS SHALL VERIFY AND BE RESPONSIBLE FOR ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL BE NOTIFIED IN WRITING OF ANY

THE ARCHITECT SHALL NOT BE RESPONSIBLE FOR ERRORS OR OMISSIONS DUE TO THE CONTRACTOR'S FAILURE TO PROPERLY NOTIFY THE ARCHITECT PRIOR TO WORK BEING COMMENCED. SHOP DETAILS SHALL BE SUBMITTED TO THIS OFFICE FOR APPROVAL BEFORE PROCEEDING.
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VARIATIONS FROM THE DIMENSIONS AND CONDITIONS SHOWN ON THE DRAWINGS,
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