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Any writings or documents provided to a majority of the City Council/RDA/Planning 
Commission/Public Financing Authority/Housing Authority 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. 

SPECIAL MEETING 
AGENDA 

IMPERIAL BEACH CITY COUNCIL 
REDEVELOPMENT AGENCY 

PLANNING COMMISSION 
PUBLIC FINANCING AUTHORITY 

HOUSING AUTHORITY 
 

DECEMBER 14, 2011 
 

Council Chambers 
825 Imperial Beach Boulevard 

Imperial Beach, CA  91932 
 

SPECIAL MEETING – 6:00 P.M. 
 

THE CITY COUNCIL ALSO SITS AS THE CITY OF IMPERIAL BEACH REDEVELOPMENT AGENCY, 
PLANNING COMMISSION, PUBLIC FINANCING AUTHORITY, AND HOUSING AUTHORITY 

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 City Council meetings, 

please contact the City Clerk’s Office at (619) 423-8301, as far in advance of the meeting as possible. 

SPECIAL MEETING CALL TO ORDER 
ROLL CALL BY CITY CLERK  
PLEDGE OF ALLEGIANCE 
AGENDA CHANGES  
MAYOR/COUNCIL REIMBURSEMENT DISCLOSURE/COMMUNITY ANNOUNCEMENTS/ 
REPORTS ON ASSIGNMENTS AND COMMITTEES 
COMMUNICATIONS FROM CITY STAFF 
PUBLIC COMMENT - Each person wishing to address the City Council regarding items not on the posted 

agenda may do so at this time.  In accordance with State law, Council may not take action on an item not 
scheduled on the agenda.  If appropriate, the item will be referred to the City Manager or placed on a future 
agenda. 

PRESENTATIONS (1) 
None.  

CONSENT CALENDAR (2.1-2.2) - All matters listed under Consent Calendar are considered to be 

routine by the City Council and will be enacted by one motion.  There will be no separate discussion of these 
items, unless a Councilmember or member of the public requests that particular item(s) be removed from the 
Consent Calendar and considered separately.  Those items removed from the Consent Calendar will be 
discussed at the end of the Agenda.   

2.1 ROTATION OF MAYOR PRO TEM DUTIES.  (0410-13) 
City Manager’s Recommendation:  Appoint Councilmember Ed Spriggs as Mayor Pro Tempore 
for a one-year period pursuant to rotational requirements and be seated at the first Council 
meeting in January pursuant to requirements as stated under Council Policy No. 112. 

Continued on Next Page 
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CONSENT CALENDAR (Continued) 
2.2 FINAL MAP (FM 110020) FOR A NEW MIXED-USE PROJECT THAT WOULD 

PROVIDE 30 RESIDENTIAL UNITS (29 AFFORDABLE UNITS, 1 MANAGER UNIT) 
AND 3,600 SQUARE FOOT AMERICAN LEGION POST AT 1252 1268 PALM 
AVENUE AND 655 FLORENCE STREET IN THE C-1 (GENERAL COMMERCIAL 
ZONE) ZONE.  MF 1072.  (0600-20) 

 City Manager’s Recommendation:  Approve Final Map for recordation with the County 
Recorder. 

ORDINANCES – INTRODUCTION/FIRST READING/PUBLIC HEARING (3.1) 
3.1 ORDINANCE 2012-1124 AND ADOPT RESOLUTION OF INTENTION 2011-

7135 RELATING TO SECOND TIER RETIREMENT BENEFITS FOR ALL 
EMPLOYEE GROUPS AND ADOPT RESOLUTION 2011-7134 RESCINDING 
PREVIOUS CALPERS RESOLUTION 2011-7118 AND EXPLAINING WHY 
ORDINANCE 2011-1123 WILL NOT BE ADOPTED DUE TO REQUIRED 
REVISED CALPERS PAPERWORK.  (0540-95) 
City Manager’s Recommendation:  
1. Consider adoption of Resolution No. 2011-7134 rescinding previous CALPERS 

Resolution No. 2011-7118 and explaining why Ordinance No. 2011-1123 will not be 
adopted; 

2. Consider adoption of Resolution No. 2011-7135 approving the City’s intention to 
amend its CALPERS contract in order to add second tier plans for all employees; 

3. Mayor calls for the first reading of the title of Ordinance No. 2012-1124;  
4. City Clerk to read title of Ordinance No. 2012-1124 “An Ordinance of the City Council 

for the City of Imperial Beach, California, authorizing an amendment to the contract 
between the City Council of the City of Imperial Beach and the Board of 
Administration of the California Public Employees’ Retirement System”; and 

5. Motion to waive further reading and dispense introduction by title only and set the 
matter for adoption at the next regularly scheduled City Council meeting. 

ORDINANCES – SECOND READING & ADOPTION (4) 
None. 

PUBLIC HEARINGS (5.1-5.2) 
5.1 SUDBERRY–PALM, LLC (APPLICANT); ADMINISTRATIVE COASTAL PERMIT (ACP 

110024), DESIGN REVIEW CASE (DRC 110025), SITE PLAN REVIEW (SPR 110026), 
TENTATIVE MAP (TM 110027), MITIGATED NEGATIVE DECLARATION (EIA 110028 
AND SCH #2011111018) AND VACATION OF PORTIONS OF 8TH AND DELAWARE 
STREETS TO CONSTRUCT A NEW COMMERCIAL CENTER BETWEEN 7TH AND 9TH 
STREETS IN THE C-1 (GENERAL COMMERCIAL) ZONE.  MF 1062.  (0600-20) 
City Manager’s Recommendation:  
1. Open the public hearing;  
2. Consider public testimony; 
3. Close the public hearing; 
4. Adopt Resolution No. 2011-7131, approving Administrative Coastal Permit (ACP 

110024), Design Review Case (DRC 110025), Site Plan Review (SPR 110026), 
Tentative Map (TM 110027), and Mitigated Negative Declaration (EIA 110028 and 
SCH #2011111018) and Mitigation Monitoring and Reporting Program which makes 
the necessary findings and provides conditions of approval in compliance with local 
and state requirements; and 

5. Adopt Resolution No. 2011-7133 which makes the necessary findings to vacate a 
portion of 8th Street and Delaware Street so that the properties no longer constitute a 
street, highway, or public service easement.  

Continued on Next Page 
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PUBLIC HEARINGS (Continued) 
5.2 RESOLUTION NO. 2011-7132 APPROVING A DISPOSITION AND DEVELOPMENT 

AGREEMENT BY AND BETWEEN SUDBERRY- PALM LLC AND THE CITY OF 
IMPERIAL BEACH FOR THE BREAKWATER RETAIL DEVELOPMENT PROJECT 
LOCATED AT 735-849 PALM AVENUE (APN 626-250-03, 04, 05 & 06) AND 
FUNDING FOR PUBLICLY OWNED IMPROVEMENTS IN CONNECTION THEREWITH 
AND AUTHORIZING THE CITY MANAGER TO SIGN ALL DOCUMENTS 
NECESSARY AND APPROPRIATE TO CARRY OUT AND IMPLEMENT THE 
AGREEMENT AND TO ADMINISTER THE CITY’S OBLIGATIONS, 
RESPONSIBILITIES, AND DUTIES TO BE PERFORMED UNDER SAID 
AGREEMENT.  (0600-20) 
City Manager’s Recommendation:  
1. Declare the public hearing open; 
2. Receive public input; 
3. Adopt Resolution No. 2011-7132 approving a Disposition and Development 

Agreement (DDA) by and between Sudberry – Palm LLC and the City of Imperial 
Beach for the Breakwater Retail/Commercial Development Project located at 735-
849 Palm Avenue(APNs: 626-250-03, 04, 05 & 06); and  

4. Authorize the City Manager to sign all documents necessary and appropriate to carry 
out and implement the DDA and to administer the City’s obligations, responsibilities, 
and duties to be performed under the DDA. 

REPORTS (6) 
None.  

ITEMS PULLED FROM THE CONSENT CALENDAR (IF ANY) 
ADJOURNMENT 

The Imperial Beach City Council welcomes you and encourages your continued interest and 
involvement in the City’s decision-making process. 

FOR YOUR CONVENIENCE, A COPY OF THE AGENDA AND COUNCIL MEETING PACKET MAY BE 
VIEWED IN THE OFFICE OF THE CITY CLERK AT CITY HALL OR ON OUR WEBSITE AT 

www.cityofib.com. 
 
 

          /s/    
Jacqueline M. Hald, MMC 
City Clerk 

http://www.cityofib.com/
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46,200 square feet of commercial space composed of a market, retail shops, and a financial 
institution.  The project would include approximately 238 surface parking spaces, on-site 
improvements, landscaping, signage, lighting, and utilities.  In addition to the on-site 
development with its associated internal circulation and utilities, the project would include the 
vacation of portions of Delaware Street and 8th Street traversing the project site.  Also proposed 
with the project is the improvement of the existing alley along the southern portion of the site.  
All but a portion of the alley at the southeast corner of the project site will be dedicated to the 
City.  The portion of the alley remaining on the site will be reconfigured to allow parking and 
vehicular access to and from 9th Street.  The project also proposes off-site improvements to 
Palm Avenue between 7th and Delaware Streets immediately south of SR-75, which would 
include the reconfiguration of the Palm Avenue/SR-75 intersection to improve traffic flow, the 
closure of Delaware Street at Palm Avenue, and modification of existing traffic signals along 
SR-75 and Palm Avenue.  The property is designated C-1 (General Commercial) by the City’s 
General Plan and Zoning Code.   

 
 
PROJECT EVALUATION/DISCUSSION: 
The project proposes seven commercial buildings with 46,200 square feet of commercial space 
composed of a market, retail shops, and a financial institution.  The site abuts a commercial 
property to the west, Highway 75/Palm Avenue to the north, 9th Street to the east, and 
residential property to the south.  The designs of the proposed buildings include unique 
architectural detailing and relief through the incorporation of varied rooflines, building recesses, 
varying materials, colors, awnings, and canopies.  The project would provide an outdoor plaza 
between Buildings C and D and separate outdoor patios at Buildings B and E.  A variety of 
landscaping including King, Queen, and Date palms is proposed along the Highway 75/Palm 
Avenue ingress/egress areas and throughout the outdoor plaza.  Canopy trees are also 
proposed throughout the parking lot, with small accent trees, shrubs, hedges, and groundcover 
proposed throughout the project site and along all property lines.  In addition, a stormwater 
treatment garden is proposed near the northwest property line along highway 75/Palm Avenue.  
The overall design of the commercial center would be a substantial improvement from the 
former Miracle Shopping Center.  However, staff feels strongly and, therefore, recommends that 
the project incorporate a more unique and distinctive focal point and architectural statement at 
the corner of 9th Street and Palm Avenue.  This could be accomplished by variations in building 
materials, architectural details, a curved or angled corner, and/or a varied or elevated roofline or 
tower element.  Additionally, all buildings, especially those fronting public rights-of-way and 
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pedestrian pathways, should incorporate urban design elements that promote and enhance the 
pedestrian experience including transparent windows, architectural details, awnings, display 
cases, and other similar features.   
 
Ingress and egress to and from the site is proposed via two driveways on Highway 75/Palm 
Avenue, one driveway on 9th Street, and a separate entry off of the alley south of the project 
site.  Parking for the commercial center would be provided throughout the site.  Because most 
of the buildings would be adjacent to the northern property line, a majority of the parking would 
not be viewable from Highway 75/Palm Avenue.  Some parking spaces are proposed along the 
northern property line between buildings A and B and Buildings F and G, however, these 
spaces would be screened by landscaping and the stormwater treatment garden.  As previously 
mentioned, landscaping is proposed throughout the site and in the adjacent public right-of-way 
including king, queen and date palms, and other drought tolerant and low water trees, shrubs, 
and ground covering. 
 

 
Public Use Easement Vacation 
The project will be developed under the terms of Disposition and Development Agreement 
(DDA) that is the subject of a companion item on this City Council agenda.  As part of the 
project, a tentative map is proposed to subdivide the property into six new lots.  As the City has 
worked with the developer to finalize the DDA and the tentative map for the project, various title 
reports have demonstrated conflicting information whether the City has public use easements 
on the streets commonly known as 8th Street (formerly 12th Street) and Delaware Street 
(formerly 13th Street) that run though the project.  These two streets were dedicated to the 
County of San Diego for public use on Map 1145 on January 9, 1908.  Map 1145 was vacated 
on March 22, 1923, except for Lots 1 to 10 in Block 6, pursuant to Superior Court Decree 38686 
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as recorded in San Diego County Deed Book 935 at page 181.  The court vacation is identified 
only by a handwritten note on Map 1145 with reference to the court order.  The court order is 
also recorded.   
 
The court order vacates Map 1145 except for certain lots.  The court order, however, does not 
specifically state that the public use easements were vacated.  Furthermore, the process of 
having a court vacate a public street or public use easement is not currently the process by 
which such vacation may occur.  Accordingly, staff recommends that the City Council vacate 
any and all rights to any public use easements that it may have to make sure that the vacation 
of the public use dedication of these two streets is clear in the title history so that the project 
may proceed.   
 
Because the property was developed several decades ago, the streets no longer exist.  They 
are part of the parking lot for the shopping center.  The City may summarily vacate the public 
streets because they have not been used for the purpose of their dedication for more than five 
years pursuant to Chapter 4 of Part 3 of Division 9 of the Streets and Highways Code.  Included 
with this staff report is Resolution 2011-7133 which must be adopted by the City Council and 
then recorded in order for the vacation to become effective. 
 
Quiet Title Action 
The Imperial Beach Redevelopment Agency (the “Agency”) acquired the subject property as a 
redevelopment project with the good faith belief and understanding that the prior owner had title 
to the property free and clear of any encumbrances which would prohibit transfer of title.  During 
title research necessary to prepare the DDA, however, the Agency discovered that Davies 
Motors, Inc. has an adverse claim to the property based on a prior deed.   In order to proceed 
with the redevelopment of this site, the City must clear title to these sections of the project site.  
Therefore, the City filed a quiet title action so that the City may obtain a court order vacating any 
interest in the property that Davies Motors, Inc. may have.  

 
The City seeks to quiet title in its favor for the east one-half of 8th Street, the west one-half of 
9th Street, and an easement appurtenant to the 8th Street property along the northeast 40 feet 
portion of the property against Davies Motors, Inc. in San Diego Superior Court (Case No. 37-
2011-00079079-CU-OR-SC).  The City acquired title to the shopping center with the street 
address of 741-849 Palm Avenue pursuant to a grant deed from the Agency via a Cooperation 
Agreement.  It is expected that this quiet title action will be resolved early next year. 
 
Signage 
The applicant has proposed a comprehensive sign program for the commercial center.  Imperial 
Beach Municipal Code (IBMC) Section 19.52.100, Comprehensive Signage Plan, states that a 
25% increase in the maximum total sign area shall be allowed with the approval of a 
Comprehensive Signage Plan, and that this bonus shall be allocated on the lot as the owner 
elects, and subject to approval by the City.  The applicant has proposed a Comprehensive 
Signage Plan with the following design and construction requirements: 

 No exposed conduits or raceways will be allowed. 

 Signs must be made of durable rust-inhibiting materials that are appropriate and 
complimentary to the building. 

 Joining of materials shall be finished in a way as to be unnoticeable. 
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 Finished surfaces of metal shall be free from oil canning and warping.  All sign finishes 
shall be free from dust, orange peel, drips, and runs and shall have a uniform surface 
conforming to the highest standards of the industry. 

 Manufacturer’s labels shall not be visible from the street from normal viewing angles. 

 Exposed raceways are not permitted unless they are incorporated into the overall sign 
design. 

 Exposed junction boxes, lamps, tubing or neon crossovers of any type are not permitted. 
 
Because the tenants for the commercial center are unknown, signage criteria are proposed to 
encourage creativity and individuality of each tenant while maintaining overall design 
compatibility with the center.  The applicant proposes the following types of signage: 

 Acrylic face channel letters. 

 Through face and halo channel letters. 

 Reverse pan channel letters. 

 Open pan channel letters (in an artistic letter style/font). 

 Push thru letters and logos in aluminum cabinets. 

 Flat cut out dimensional shapes and accents. 

 Exposed skeleton neon accents. 

 Logo modules to be clouded. 
 
Elevations facing residential areas shall not be illuminated, and will only allow the following sign 
construction: 

 Acrylic face channel letters. 

 Reverse pan channel letters. 

 Push thru letters and logos in aluminum cabinets. 

 Flat cut out dimensional letter shapes and accents.  
 
The applicant proposes to prohibit the following signs: 

 Signs constituting a traffic hazard. 

 Signs in proximity to utility lines. 

 Signs painted directly on a building surface. 

 Wall signs projecting above the top of a parapet, the roof line at the wall, or roof line. 

 Flashing, moving, or audible signs. 

 Vehicle signs. 

 Light bulb strings. 

 Banners, pennants, and balloons for advertising purposes. 

 Billboard signs. 

 Permanent “sale” signs. 

 Standard plex faced cabinet signs.  
 
As previously mentioned, a 25% increase in the maximum total sign area would be allowed with 
the Comprehensive Signage Plan, which would include wall signs (signs attached or parallel to 
an outside wall).  Typically one square foot of signage per lineal foot of wall face would be 
allowed for wall signs, though 1.25 square feet of signage per lineal foot of wall face would be 
allowed as part of this Comprehensive Sign Plan as long as the signage meets the design and 
construction requirements.   
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In addition to the tenant/building signage described above, the applicant proposes four 
aluminum framed, two-faced freestanding tenant identification monument signs with tile accents, 
ground uplighting, and white illumination at night.  The two larger freestanding monument signs 
would measure 10 feet in height and 7.17 feet in width, which would total approximately 287 
square feet of signage for the four sign faces.  The two smaller freestanding monument signs 
would be five feet in height and four feet in width, with approximately 14 square feet of sign 
area, totaling 56 square feet of signage for the four sign faces.    The total amount of signage 
area for the four freestanding monument signs would be approximately 343 square feet.   
 
Typically, one 40 square foot monument sign would be allowed per lot frontage.  The project is 
proposing six lots, one of which would front two streets, and thus would be allowed seven 
freestanding monument signs totaling 280 square feet of signage.  Under a Comprehensive 
Signage Plan, however, a 25% increase in the maximum total sign area would allow for up to 
350 square feet of sign area for the freestanding monument signs.  Therefore, the 343 square 
feet of signage proposed for the freestanding signs would meet the maximum total sign area 
requirement.  Again, this increase in sign area is subject to City Council approval. 
 
Imperial Beach Municipal Code Section 19.52.050, Signs Allowed on Private Property, 
establishes a height limit of eight feet for freestanding monument signs.  In order to provide an 
adequate amount of signage for all tenants and to limit the total number of freestanding 
monument signs to four instead of seven, the applicant is requesting that a 25% adjustment be 
provided for the height of the two larger monument signs, which would allow for these two signs 
to be 10 feet in height.  IBMC Section 19.52.100 states that a 25% increase in the maximum 
total sign area shall be allowed as the owner elects, subject to City review.  Because the intent 
of the Comprehensive Signage Plan is to improve the overall aesthetic of a commercial center 
while providing sufficient signage, it is staff’s recommendation that the 25% increase in signage 
height for the two monument signs be provided because it would assist in allowing the applicant 
to meet the required maximum total sign area allowed while limiting the amount of freestanding 
monument signs on the project site.  It should be noted that although the applicant would 
typically be allowed to provide seven monument signs of eight feet in height, only four 
monument signs are proposed (two at 10 feet in height and two at five feet in height). 
 
The project also proposes a “Breakwater” gateway display that would be approximately 6’5” in 
height and 41’-6” in width and would span above the open courtyard between buildings C and 
D.  It is staff’s recommendation that the gateway display be treated as an architectural feature 
and not considered signage because no commercial message for the commercial tenants would 
be provided.  However, if the City Council prefers to consider the gateway display as signage, 
then it should be considered a building sign because it would be attached to two separate 
buildings, as opposed to a freestanding sign that would be anchored in the ground independent 
from any building or other structure.  The actual signage portion of the display reading 
“Breakwater” measures 89 square feet, and the applicant would have to allocate 89 square feet 
of total sign area from the overall building signage allowance, which is well within the maximum 
allowable sign area. 
 
Staff recommends approving the Comprehensive Signage Plan prepared by the applicant and 
requiring that separate design and zoning review be provided by staff as necessary for 
individual signs proposed under the comprehensive signage program requirements described 
above.   
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General Plan/Zoning Consistency 
The proposed development is subject to C-1 (General Commercial) zoning requirements.  The 
intent of the C-1 zone is to provide areas for business to meet the local demand for commercial 
goods and services.  It is also intended that the dominant type of commercial activity in the C-1 
zone be community and neighborhood serving retail and office uses (IBMC 19.26.010).  The 
proposed project will provide seven commercial buildings that meet the intent of this land use 
designation.  
 

STANDARDS PROVIDED/PROPOSED 

There are no front, side and rear yard setbacks in 
the C-1 zone (Section 19.26.040) 

Five buildings will locate near the north 
property line, one building will locate near 
the south property line, and the western 
building will be a minimum of twenty-five 
feet from all property lines.  

Minimum lot size of 3,000 square feet (Section 
19.26.050) 

Lot 1: 63,598 square feet. 
Lot 2: 22,651 square feet. 
Lot 3: 30,056 square feet. 
Lot 4: 29,185 square feet. 
Lot 5: 11,326 square feet. 
Lot 6: 50,094 square feet. 

Minimum street frontage of 30 feet (Section 
19.26.060). 

Lot 1: 250 feet. 
Lot 2: 111 feet. 
Lot 3: 227 feet. 
Lot 4: 30 feet. 
Lot 5: 86 feet. 
Lot 6: 217 feet. 

Maximum building height of four stories or 40 feet 
(Section 19.26.070) 

Building A: 28 feet. 
Building B: 30.5 feet. 
Building C: 39 feet. 
Building D: 28.5 feet. 
Building E: 32.75 feet. 
Building F: 33.6 feet. 
Building G:  28 feet. 

Commercial landscaping: not less than 15% of 
total site shall be landscaped and maintained 
(Section 19.50.040). 

Total landscaping = 35,190 square feet 
(15.95%). 

Required parking spaces for commercial centers 
shall not exceed one space per two hundred and 
fifty square feet of net floor area, plus one space 
per two employees (Section 19.48.051). 

The net floor area for each building has 
not been calculated.  However, the 
applicant proposes 238 parking spaces 
for 46,200 gross square feet of building 
area.  Using the gross floor area of 
46,200 square feet, 185 spaces would be 
required (46,200/250 = 185).  Because 
the project exceeds the parking 
requirement when using the gross floor 
area square footage, and because the net 
floor area will be significantly less than 
the gross floor area, the commercial 
shopping center will exceed the parking 
requirement. 
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Storm Water/Landscaping/Open Space 
The project site area totals approximately 206,910 square feet for the six proposed lots, which 
would require 31,037 square feet of landscaping to meet the commercial landscaping 
requirement that no less than 15% of the total site shall be landscaped and permanently 
maintained (IBMC 19.50.030).  The applicant proposes 21,255 square feet of landscaping on 
the project site, which would total approximately 10.27% of landscaping.  The applicant also 
proposes to provide approximately 13,965 square feet of landscaping on City property north of 
the project site and south of Palm Avenue/Highway 75.  This landscaped area would include a 
stormwater treatment garden, catch basin, and miscellaneous trees, shrubs, and ground cover.  
The applicant is proposing this as a stormwater “demonstration area” and a project amenity and 
is, therefore, requesting that this area count towards meeting their landscaping requirement 
because of the significant amount of landscaping being provided throughout the site.  If this 
request is approved, the project would provide approximately 35,220 square feet of total 
landscaped area, comprised of 21,255 square feet of landscaping on the six private lots and 
13,965 square feet of City right-of-way, for 220,875 square feet of total site area (206,910 
square feet for the six private lots, and 13,965 square feet of City-owned property), which would 
total approximately 15.95% of landscaping.  Staff recommends that, because the off-site 
landscaped area is provided as a stormwater treatment amenity, the landscaping in the City-
owned property be allowed to count towards the landscape requirement.  Staff further 
recommends that all landscaping including that proposed in the City right-of-way be 
permanently maintained by the applicant.   
 
The City requires new development to conform to the state water quality/urban runoff 
requirements.  This is a priority project subject to Standard Urban Stormwater Mitigation Plan 
(SUSMP) regulations because the parking lot surpasses 5,000 square feet and provides more 
than fifteen parking spaces.  The applicant has submitted the required SUSMP Report and the 
City Engineer has determined that the project is in substantial compliance with all requirements.  
The plans provide drainage patterns that demonstrate storm water will be directed to 
landscaped areas (bioswales) or to filters before it is discharged into the city’s storm drain 
system.   
 
Surrounding Land Use and Zoning 

 Surrounding Zoning Surrounding Land Use 
North C-1 Commercial 
South R-1-6000 Residential 
East C-1 Commercial 
West C-1 Commercial 

 
ENVIRONMENTAL IMPACT:  
This project complies with the requirements of the California Environmental Quality (CEQA) as a 
Mitigated Negative Declaration (MND) had been prepared for this project and was routed for 
public review from November 7, 2011 to December 7, 2011 and submitted to the State 
Clearinghouse (SCH #2011111018) for agency review.  The City conducted an Environmental 
Initial Study (IS) that determined the proposed project could have a potentially significant 
environmental effect in the following areas: Aesthetics, Biological Resources, Cultural 
Resources, Geology and Soils, Hazards and Hazardous Materials, Hydrology /Water Quality, 
Noise, and Transportation/Traffic.  The MND identifies mitigation measures that will avoid or 
reduce all potentially significant environmental effects to below a level of significance.  Any 
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comments received will have responses prepared that will constitute the Final MND.  A 
Mitigation Monitoring and Reporting Program (MMRP) will also be adopted. 
 
COASTAL JURISDICTION:   

This project is located in the coastal zone as defined by the California Coastal Act of 1976.  The 
City Council public hearing will serve as the required coastal permit hearing and the City Council 
will consider the findings under the California Coastal Act.  Pursuant to the City of Imperial 
Beach Zoning Ordinance Section 19.87.050, review of the proposal will consider whether the 
proposed development satisfies the required findings prior to the approval and issuance of a 
Coastal Development Permit.  The project is not 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 not appealable to the California Coastal 
Commission under Section 30603(a) of the California Public Resources Code. 
 
FISCAL ANALYSIS:  
The applicant has deposited approximately $11,500.00 in Project Account Number 110024 to 
fund the processing of this application.   
 
DESIGN REVIEW BOARD RECOMMENDATION: 
At the Design Review Board meeting of November 17, 2011, the Board recommended approval 
of the project with a vote of 5-0 with the following recommendations:   
 

1. Soften the elevation of the northeast corner of Building A, address public space usage 
and architectural statement and examine pedestrian access at this location.   
 

2. Pedestrian crosswalk between Buildings D & G should be moved south so that the 
sidewalk/pathway follows continuous/straight path.   
 

3. Look at alternative pedestrian pathway at southeast entrance, formerly alley access.   
 

4. Soften west vehicular entrance.   
 
Additionally, the DRB requested that staff provide an update to the Design Review Board if 
significant alterations for the project were proposed. 
 
Staff has requested that the applicant study and/or implement all the above-listed 
recommendations.  The Developer has already revised plans to address items 2 and 4 above, 
however, staff is concerned that the crosswalk has not been moved far enough south to provide 
a straight enough pedestrian pathway and adequate safety for pedestrians utilizing this 
crosswalk.  Additionally, staff has requested that the Developer provide more defined/painted 
crosswalks at the 9th and Palm intersection and that the design and installation of a median 
refuge in the western crosswalk within Highway 75/Palm Avenue be pursued.  This has been 
included in the conditions of approval for the project and will be subject to Caltrans approval. 
 
DEPARTMENT RECOMMENDATION:  
Staff recommends that the City Council: 

1. Consider public testimony at the advertised public hearing. 
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The intent of this sign criteria is to provide the guidelines necessary to 
achieve a visually coordinated, balanced and appealing sign environment, 
harmonious with the architecture of the project, while maintaining 
provisions for individual graphic expression. 

Performance of this sign criteria shall be rigorously enforced and any 
nonconforming sign shall be removed by the tenant or his sign contractor 
at their expense, upon demand by the Landlord.

Exceptions to these standards shall not be permitted without approval from 
the Landlord and will require approval of a modification to the sign 
program application by the City.  

Accordingly, the Landlord will retain full rights of approval for any sign 
used in the center.

No sign shall be installed without the written Landlord approval and the 
required City permits.

1. Each Tenant shall submit to Landlord for written approval, three (3) 
copies of the detailed shop drawings of this proposed sign, indicating 
conformance with the sign criteria herein outlined.

2. The Landlord shall determine and approve the availability and position 
of a Tenant name on any ground sign(s).

3. The Tenant shall pay for all signs, related materials and installation fees 
(including final inspection costs).

4. The Tenant shall obtain all necessary permits.

5. The Tenant shall be responsible for fulfillment of all requirements of this 
sign criteria.

6. It is the responsibility of the Tenant’s sign company to verify all conduit 
and transformer locations and service access prior to fabrication.

7. Should a sign be removed, it is the Tenant's responsibility to patch all 
holes, paint surface to match the existing color, and restore surface to 
original condition.

INTRODUCTIONA B LANDLORD/TENANT REQUIREMENTS

PAGE 3
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1. All signs and their installation shall comply with all local building and 
electrical codes.

2. All electrical signs will be fabricated by a U.L. approved sign company, 
according to  U.L.  specifications and bear U.L. Label.

3. Sign company to be fully licensed with the City and State and shall have 
full Workman's Compensation and general liability insurance.

4. All penetrations of building exterior surfaces are to be sealed waterproof 
in color and finish to match existing exterior.  

5. Internal illumination to be 30 milliamp neon, installed and labeled in 
accordance with the "National Board of Fire Underwriters Specifications".

6. Painted surfaces to have a satin finish.  Only paint containing acrylic 
polyurethane products may be used.

7. Logo and letter heights shall be as specified and shall be determined by 
measuring  the normal capital letter of a type font exclusive of swashes, 
ascenders, and  descenders.

8. All sign fabrication work shall be of excellent quality.  All logo images 
and type-styles shall be accurately reproduced. Lettering that 
approximates type-styles will not be acceptable. The Landlord reserves the 
right to reject any fabrication work deemed to be below standard.

9. All lighting must match the exact specification of the approved  working 
drawings. No exposed conduits or raceways will be allowed. 

10. Signs must be made of durable rust –inhibiting materials that are 
appropriate and complimentary to the building.

11. Color coatings shall exactly match the colors specified on the approved 
plans.  

12. Joining of materials (e.g., seams) shall be finished in way as to be 
unnoticeable. Visible welds shall be continuous and ground smooth. 
Rivets, screws, and other fasteners that extend to visible surfaces shall 
be flush, filled, and finished so as to be unnoticeable.

13. Finished surfaces of metal shall be free from oil canning and warping. 
All sign finishes shall be free from dust, orange peel, drips, and runs and 
shall have a uniform surface conforming to the highest standards of the 
industry.

14. In no case shall any manufacturer’s label be visible from the street from 
normal viewing  angles.

15. Exposed raceways are not permitted unless they are incorporated into 
the overall sign design.
  
16. Exposed junction boxes, lamps, tubing or neon crossovers of any type 
are not permitted.

17. All raceways, conduits, etc... installed on rock background, corrugated 
metal and/or back of parapets to be painted a specific color to be obtained 
from the architect.

GENERAL SIGN CONSTRUCTION REQUIREMENTS:C

PAGE 4
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D

The intent of this criteria is to encourage creativity to ensure the individuality of 
each tenant sign as opposed to similar sign design, construction, and colors 
repeated throughout the project.  Signs must be architecturally compatible with 
the entire center.

STOREFRONT SIGNAGE
1.25 square feet of sign area to one foot of lineal storefront space.

The following types of construction will be allowed:
   • Acrylic face channel letters (see photo 1)
   • Through face and halo channel letters  (see photo 2)
   • Reverse pan channel letters  (see photo 3)
   • Open pan channel letters( Only in an artistic letter style/font)  (see photo 4)
   • Push thru letters and logos  in aluminum cabinets  (see photo 5)
   • Flat cut out dimensional shapes and accents  (see photo 6)
   • Exposed skeleton neon accents  (see photo 7)
   • Logo modules to be clouded (contoured copy)  (see photo 8)

The idea of using dissimilar materials and creating signs with varying colors, 
layers, and textures will create an exciting and appealing retail environment.

In order to allow creativity and artistic designs, ascending and descending 
shapes will be allowed to extend up to 25% beyond the envelope limits 
provided that the overall allocated square footage is not exceeded.  In other 
words, these areas shall be calculated individually and added to the “boxed” 
area for the main sign body.   (See diagram below)

SHOP TENANT SIGNAGE SPECIFICATIONS:

Descending letter element

Descender:  (The part of the lowercase letters, such as g, p, and y,  which 
extends below the other lowercase letters)

Irregular shaped icons & logos should be considered in sign 
design for increased visual  impact.

ELEVATIONS FACING RESIDENTIAL AREAS 
The following types of NON ILLUMINATED construction will be allowed:
   • Acrylic face channel letters
   • Reverse pan channel letters
   • Push thru letters and logos in aluminum cabinets
   • Flat cut out dimensional letter shapes and accents

PHOTO 1 PHOTO 2 PHOTO 3 PHOTO 4 PHOTO 5 PHOTO 6 PHOTO 7 PHOTO 8
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9. Banners, Pennants & Balloons Used for Advertising Purposes:
Temporary flags, banners, or pennants, or a combination of same 
constituting an architectural feature which is an integral part of the design 
character of a project may be permitted subject to Municipal Code 
requirements, Landlord's,  and City approval.

10. Billboard Signs  are not permitted.

11. The use of permanent “sale” signs are prohibited.  The temporary use 
of these signs are limited to a thirty-day period and is restricted to signs 
affixed to the interior of windows which do not occupy more that 20% of 
the window area.  Each business is permitted a total of not more than 
ninety (90) days of temporary window sale signs per calendar year.

12. No standard plex faced cabinet construction allowed.

Any tenant sign left after thirty (30) days from vacating premises shall 
become the property of Landlord.

Landlord reserves the right to hire an independent electrical engineer at 
the Tenant's sole expense to inspect the installation of all Tenant's signs and 
to require the Tenant to have any discrepancies and/or code violations 
corrected at the Tenant's expense.

It is the Tenant's responsibility to maintain their signs in proper working 
and clean conditions at all times . Otherwise, landlord reserves the right to 
hire his own contractor, make the necessary corrections, and bill tenant  
should it be deemed necessary.

1. Signs constituting a Traffic Hazard:
No person shall install or maintain, or cause to be installed or maintained, 
any sign which simulates or imitates in size, color, lettering or design any 
traffic sign or signal, or which makes use of the words "STOP", "LOOK", 
"DANGER" or any words, phrases, symbols, or characters in such a 
manner as to interfere with, mislead or confuse traffic.

2. Signs in Proximity to Utility Lines:
Signs which have less horizontal or vertical clearance from authorized 
communication or energized electrical power lines that are prescribed by 
the laws of the State of California are prohibited.

3. Signs painted directly on a building surface will not be permitted.

4. Wall signs may not project above the top of a parapet, the roof line at the 
wall, or roof line.

5. There shall be no signs that are flashing, moving or audible.

6. No sign shall project above or below the sign-able area.  The sign-able 
area is defined in the attached exhibit for tenants. 

7. Vehicle Signs:
Signs on or affixed to trucks, automobiles, trailers, or other vehicles which 
are use for advertising, identity, or provide direction to a specific use or 
activity not related to its lawful activity are prohibited.( I.e. Delivery trucks 
with tenant signage is OK!)

8. Light Bulb Strings:
External displays, other than temporary decorative holiday lighting which 
consists of unshielded light bulbs are prohibited.  An exception may be 
granted by the Landlord when the display is an integral part of the design 
character of the activity to which it relates.

PROHIBITED SIGNS:

INSPECTION:

MAINTENANCE:

ABANDONMENT OF SIGNS:

E

F

G

H

PAGE 6
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Section HSection G
FLAT CUT OUT GRAPHICS WITH
HALO ILLUMINATION

FLAT CUT OUT GRAPHICS WITH
EXPOSED NEON ILLUMINATION

NOTE: All signs may utilize digital vinyl printing on faces of 
illuminated or non illuminated surfaces.

Section F
Illuminated OPEN PAN CHANNEL display with 
EXPOSED NEON ILLUMINATION.
Use standard aluminum construction with Matthews (or equivalent) 
satin acrylic polyurethane finish.
Illuminate with 30 ma neon. 
Paint face and returns any color.

Section D
Illuminated ALUMINUM FACED CHANNEL display with 
THROUGH FACE AND HALO ILLUMINATION.
Use standard aluminum construction with Matthews (or equivalent) 
satin acrylic polyurethane finish.
Route out aluminum faces where graphics occur and
push through lexan graphics. 
Illuminate with 30 ma neon or fluorescent tubes. 
Paint face and returns any color.

Section E
Illuminated ALUMINUM FACED CHANNEL display with 
THROUGH FACE AND HALO ILLUMINATION.
Use standard aluminum construction with Matthews (or equivalent) 
satin acrylic polyurethane finish.
Route out aluminum faces where graphics occur and back up with 
lexan graphics. 
Illuminate with 30 ma neon or fluorescent tubes. 
Paint face and returns any color.

Section C
Illuminated LEXAN FACED CHANNEL display with THROUGH 
FACE AND HALO ILLUMINATION.
Use standard aluminum construction with Matthews (or equivalent) 
satin acrylic polyurethane finish.
Faces use Lexan with trim cap. 
Illuminate with 30 ma neon or fluorescent tubes. 
Paint returns any color.

Section B
Illuminated REVERSE PAN CHANNEL display with 
HALO ILLUMINATION.
Use standard aluminum construction with Matthews (or equivalent) 
satin acrylic polyurethane finish. 
Illuminate with 30 ma neon or fluorescent tubes. 
Paint faces and returns any color.

Section A
Illuminated LEXAN FACED CHANNEL display with THROUGH 
FACE ILLUMINATION.
Use standard aluminum construction with Matthews (or equivalent) 
satin acrylic polyurethane finish. 
Faces use translucent Lexan with trim cap.
Illuminate with 30 ma neon or fluorescent tubes. 
Paint returns any color.

Section H
Illuminated FLAT CUT OUT GRAPHIC display with 
HALO ILLUMINATION.
Use standard aluminum, acrylic or sintra construction with 
Matthews (or equivalent) satin acrylic polyurethane finish. 
Illuminate with 30 ma neon halo. 
Paint faces and returns any color.

Section G
Illuminated FLAT CUT OUT GRAPHIC display with EXPOSED 
NEON ILLUMINATION.
Use standard aluminum, acrylic or sintra construction with Matthews 
(or equivalent) satin acrylic polyurethane finish. 
Illuminate with 30 ma neon overlays. 
Paint faces and returns any color.

Section A Section B Section C

Section F

Section D
LEXAN FACED CHANNEL WITH
THROUGH FACE ILLUMINATION.

LEXAN FACED CHANNEL WITH
THROUGH FACE AND HALO ILLUMINATION.

REVERSE PAN CHANNEL WITH
HALO ILLUMINATION

OPEN PAN CHANNEL WITH EXPOSED
NEON ILLUMINATION

ALUMINUM FACED CHANNEL WITH
PUSH THROUGH GRAPHICS AND
THROUGH FACE & HALO ILLUMINATION

Section E
ALUMINUM FACED CHANNEL WITH
BACKED UP GRAPHICS AND
THROUGH FACE & HALO ILLUMINATION
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SITE PLAN                                                                                                                                   SCALE: AS NOTED
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MAJOR 1MAJOR 1

MAJORMAJOR

MAXIMUM 70% 
OF ADJACENT SURFACE

70% OF ADJACENT 
SURFACE OR 8’-8” MAX 
(WHICHEVER IS LESS)

TYPICAL MAJOR TENANT ELEVATION                SCALE 1/16”=1’-0” 

SIZE:   1.25 SQUARE FOOT OF SIGN AREA PER LINEAR

FOOT OF LEASED PREMISES.

MAXIMUM OF 35

COPY:  

HEIGHT:  

0 SQUARE FEET TOTAL PER ELEVATION.

MATERIALS:  VARIETY OF TYPES PER SIGN CRITERIA,            

SINGLE TYPE OF CONSTRUCTION ALLOWED.

ILLUMINATION:  YES

TENANT NAME AND / OR LOGO

SEVENTY PERCENT OF ADJACENT SURFACE

LENGTH:  SEVENTY PERCENT OF ADJACENT SURFACE

TYPEFACE:  CUSTOM LOGO AND TYPE OK

COLORS:  CUSTOM COLORS OK

SECONDARY SIGNS:   YES  (NOT TO EXCEED 25% OF TOTAL

ALLOWABLE SIGN AREA). ONLY MAJOR SERVICES/DEPARTMENTS

ALLOWED. NO ADVERTISING OR SLOGANS.

PAGE 9

MAXIMUM 70% 
OF ADJACENT SURFACE LENGTH

70% OF ADJACENT 
SURFACE HEIGHT OR 

2’-6” MAX  (WHICHEVER IS LESS) SECONDARYSECONDARY

SECONDARY
SIGNAGE

SECONDARY
SIGNAGE
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WEST ELEVATION (BUILDING "A")               SCALE 1/16”=1’-0” 

NORTH ELEVATION (BUILDING "A")               SCALE 1/16”=1’-0” 

BUILDING "A" ELEVATIONS

PAGE 10

MAJORMAJOR SECONDARY
SIGNAGE

SECONDARY
SIGNAGE
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BUILDING "A" ELEVATIONS

PAGE 11

EAST ELEVATION (BUILDING "A")               SCALE 1/16”=1’-0” 

SOUTH ELEVATION (BUILDING "A")               SCALE 1/16”=1’-0” 

MAJORMAJOR
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MAJOR 2MAJOR 2

MAJOR

MAXIMUM 70% 
OF ADJACENT SURFACE

70% OF ADJACENT 
SURFACE OR 4'-6” MAX 
(WHICHEVER IS LESS)

TYPICAL MAJOR TENANT ELEVATION                SCALE 1/16”=1’-0” 

SIZE:   1.25 SQUARE FOOT OF SIGN AREA PER LINEAR

FOOT OF LEASED PREMISES.

MAXIMUM OF 35

COPY:  

HEIGHT:  

0 SQUARE FEET TOTAL PER ELEVATION.

MATERIALS:  VARIETY OF TYPES PER SIGN CRITERIA,            

SINGLE TYPE OF CONSTRUCTION ALLOWED.

ILLUMINATION:  YES

TENANT NAME AND / OR LOGO

SEVENTY PERCENT OF ADJACENT SURFACE

LENGTH:  SEVENTY PERCENT OF ADJACENT SURFACE

TYPEFACE:  CUSTOM LOGO AND TYPE OK

COLORS:  CUSTOM COLORS OK

SECONDARY SIGNS:   YES  (NOT TO EXCEED 25% OF TOTAL

ALLOWABLE SIGN AREA). ONLY MAJOR SERVICES/DEPARTMENTS

ALLOWED. NO ADVERTISING OR SLOGANS.

PAGE 12

SECONDARYSECONDARY

MAXIMUM 70% 
OF ADJACENT SURFACE LENGTH

70% OF ADJACENT 
SURFACE HEIGHT OR 

2’-6” MAX  (WHICHEVER IS LESS) SECONDARYSECONDARY
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TYPICAL SHOP TENANT ELEVATION                SCALE 1/16”=1’-0” 

SHOP TENANT

MAXIMUM 70% 
OF ADJACENT SURFACE

70% OF ADJACENT 
SURFACE OR 2’-6” MAX 
(WHICHEVER IS LESS)

SIZE:   1.25 SQUARE FOOT OF SIGN AREA PER LINEAR

FOOT OF LEASED PREMISES.

MAXIMUM OF 10

COPY:  

HEIGHT:  

0 SQUARE FEET TOTAL PER ELEVATION.

MATERIALS:  VARIETY OF TYPES PER SIGN CRITERIA,            

SINGLE TYPE OF CONSTRUCTION ALLOWED.

ILLUMINATION:  YES

TENANT NAME AND / OR LOGO

SEVENTY PERCENT OF ADJACENT SURFACE

LENGTH:  SEVENTY PERCENT OF ADJACENT SURFACE

TYPEFACE:  CUSTOM LOGO AND TYPE OK

COLORS:  CUSTOM COLORS OK

SECONDARY SIGNS:  NO

PAGE 13
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A2A1

MAJOR

MAJOR

TENANT

TENANT

TENANT

TENANT
10'-0”

9’-2”

11”

3”

1'-3"

1’-2”

1’-2”

1’-2”

1’-2”

1’-3”
1’-9”

1/2”

2’-5” 2’-5” 10”

1’-2”

1’-6”

2'-0”

5’-0”

6’-6”

7’-2”

7’-8”

8’-0”

TILE ACCENTS

GROUND UPLIGHTS AS REQUIRED

FABRICATED ALUMINUM STRUCTURE WITH SMOOTH 
PAINTED FINISH & UPLIGHTS TO ILLUMINATE 
BACKGROUND STRUCTURE & POLE ACCENTS
FABRICATED ALUMINUM BASE WITH SMOOTH PAINTED 
FINISH & WITH UPLIGHTS TO ILLUMINATE UPPER ACCENT

FABRICATED ALUMINUM ACCENTS WITH SMOOTH 
PAINTED FINISH

FABRICATED SEAMLESS ALUMINUM SIGN CABINETS 
WITH ROUTED OUT & PUSH-THRU 1/2” CLEAR PLEX 
WITH APPLIED VINYL OVERLAYS

PERFORATED ALUMINUM BACKGROUND WITH SMOOTH 
PAINTED FINISH

USE STANDARD ALUMINUM CONSTRUCTION WITH ANGLE FRAME AND STEEL PIPE 
SUPPORT INTO CEMENT FOOTING,
PAINT CABINET, ACCENT TRIM AND BASE STRUCTURE MATTHEWS ACRYLIC POLYURETHANE COLORS,
SEE ENGINEERS SPECS FOR STRUCTURAL CALCULATIONS,
VERIFY EXACT LOCATION OF SIGN PRIOR TO INSTALLATION.

NEW DOUBLE FACED PYLON SIGN                                                                                                    SCALE: 1/2” = 1’-0”

NIGHT TIME VIEW                  SCALE: 1/4” = 1’-0”

MAJOR

MAJOR

TENANT

TENANT

TENANT

TENANT

FABRICATED ALUMINUM ACCENT WITH SMOOTH PAINTED 
FINISH & LED LIGHT TROUGH (FOR UPLIGHT
FACE ILLUMINATION FOR “BREAKWATER”)
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NIGHT TIME VIEW                  SCALE: 1/4” = 1’-0”

MAJOR

MAJOR

TENANT

TENANT

TENANT

TENANT

FABRICATED ALUMINUM ACCENT WITH SMOOTH PAINTED 
FINISH & LED LIGHT TROUGH (FOR UPLIGHT
FACE ILLUMINATION FOR “BREAKWATER”)

12’-0” RADIUS

1” THK. FLAT CUT OUT ALUMINUM LETTERS PAINTED 
BRUSHED SILVER (TO HAVE UPLIGHT FACE ILLUMINATION).

FABRICATED ALUMINUM FRAME STRUCTURE 
WITH SMOOTH PAINTED FINISH

FABRICATED ALUMINUM FRAME STRUCTURE 
WITH SMOOTH PAINTED FINISH
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NORTH ELEVATION                                                                                                                                 SCALE: 1/32” = 1’-0”

GATEWAY SIGN DISPLAY                                                                                                                               SCALE: 3/16” = 1’-0”

52’-0” RADIUS

15’-6”
FR. FIN.
GRADE

6’-5” 3'-2"

1'-0”1'-6"

6”

2”

6”

28’-0”

41’-6” (VERIFY)

NOTE:
ACTUAL CONDITIONS TO
BE FIELD VERIFIED PRIOR
TO MANUFACTURING.

FABRICATED ALUMINUM 
ACCENTS WITH SMOOTH 
PAINTED FINISH

OPEN CHANNEL ALUMINUM 
LETTERS WITH EXPOSED 
WHITE NEON ILLUMINATION. 
INSIDE CHANNEL & RETURNS 
PAINTED BRUSHED SILVER.

FABRICATED ALUMINUM FRAME 
STRUCTURE WITH SMOOTH 
PAINTED FINISH & COVE LIGHTING

EXPOSED NEON ACCENT 
ILLUMINATION

NIGHT TIME VIEW                  SCALE: 3/32” = 1’-0”

PERFORATED ALUMINUM 
BACKGROUND WITH SMOOTH 
PAINTED FINISH

B
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SHOP

SHOP

SHOP
SHOP

SHOP
SHOP

SIGN B
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NEW SINGLE FACED DIRECTIONAL SIGN                                                                                      SCALE: 3/4” = 1’-0”C2C1

PAGE 16

NOTE:
ACTUAL CONDITIONS TO
BE FIELD VERIFIED PRIOR
TO MANUFACTURING.

1'-0"

1'-0"

4'-5"

5'-0"

1'-3"

1'-0"

3'-8"

4'-0"

3'-0"4" 4"

8"

1'-0"

2'-6"

1'-4"

TILE ACCENTS

FABRICATED ALUMINUM BASE WITH SMOOTH PAINTED 
FINISH

FABRICATED ALUMINUM ACCENTS WITH SMOOTH 
PAINTED FINISH

FABRICATED SEAMLESS ALUMINUM SIGN CABINETS 
WITH ROUTED OUT & BACKED UP PLEX GRAPHICS

ROUTED OUT & PUSH-THRU 1/2” CLEAR PLEX 
ARROW WITH APPLIED VINYL OVERLAYS

FABRICATED ALUMINUM FRAME STRUCTURE 
WITH SMOOTH PAINTED FINISH

MAJORMAJOR

MAJORMAJOR





APPENDIX APPENDIX APPENDIX APPENDIX KKKK    
 

Mitigation Monitoring and Reporting Program 

Breakwater 

ATTACHMENT 8



 



Appendix K 

Mitigation Monitoring and Reporting Program  

Breakwater 
 

Initial Study and Mitigated Negative Declaration (IS/MND)  December 2011 

Breakwater Project Appendix K 

This Mitigation Monitoring and Reporting Program (MMRP) will be used by the City of 

Imperial Beach as Lead Agency to ensure compliance with adopted mitigation measures 

associated with the development of the proposed Breakwater project within the City of Imperial 

Beach. Pursuant to the State CEQA Guidelines, the City of Imperial Beach will be responsible 

for ensuring that mitigation measures are implemented.  

The MMRP consists of a checklist that identifies the mitigation measures associated with the 

proposed project. The below table identifies the mitigation monitoring and reporting 

requirements, including the person(s) responsible for verifying implementation of the mitigation 

measure, timing of verification (prior to, during, or after construction) and responsible party. 

Space is provided for sign-off following completion/implementation of the design feature or 

mitigation measure. While neither CEQA nor the State CEQA Guidelines outline detailed 

requirements for specific content of an MMRP, the following format has been prepared in 

compliance with Public Resources Code, Section 21081.6.  
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Mitigation 
Measure 

No. Mitigation Measures/Design Features 
Method of 

Verification 

Timing of Verification 

Responsible 
Party 

Completed 

Comments 
Pre 

Const. 
During 
Const. 

Post 
Const. Initials Date 

AESTHETICS 

AE-1 Prior to installation of any lighting on the project site, the project applicant shall 
submit a lighting plan for the project, which shall be reviewed and approved by the 
City of Imperial Beach Community Development Department in compliance with 
City of Imperial Beach Municipal Code Section 19.52.040. The lighting plan shall 
address the following: 

• A detailed lighting plan of all buildings and walkways shall include details such as 
location, design, and lighting specifications 

• Design, location, and spacing of light poles and fixtures shall meet the appropriate 
City of Imperial Beach standards  

• All outdoor lighting shall be directed, oriented, and shielded to minimize light 
spillover onto adjacent residential properties, public rights-of-way, and off-site 
driveway areas consistent with City of Imperial Beach Municipal Code Section 
19.56.020 as it applies to commercial zones.  

Community 
Development 
Department 

(City of Imperial 
Beach) 

X   
City of 
Imperial 
Beach 

   

BIOLOGICAL RESOURCES 

BIO-1 To avoid any direct impacts to raptors and/or migratory birds, removal of habitat that 
supports active nests on the proposed area of disturbance should occur outside of 
the breeding season for these species (January 15 to August 31). If removal of 
habitat on the proposed project site occurs during the breeding season, the project 
applicant shall retain a qualified biologist to conduct a pre-construction survey in 
order to determine the presence or absence of nesting birds on the proposed area 
of disturbance. The pre-construction survey must be conducted within 10 calendar 
days prior to the start of construction activities (including removal of vegetation). 
The project applicant shall submit the results of the pre-construction survey to the 
City of Imperial Beach for review and approval prior to initiating any construction 
activities.  

If nesting birds are detected, a letter report or avoidance plan as deemed 
appropriate by the City of Imperial Beach, shall be prepared to include proposed 
implementation measures to ensure that disturbance of breeding activities is 
avoided. Such implementation measures shall consist of an appropriate setback 
distance determined in consultation with the project applicant, the biologist, and the 

Public Works 
Department 

(City of Imperial 
Beach) 

X X  
City of 
Imperial 
Beach 
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Mitigation 
Measure 

No. Mitigation Measures/Design Features 
Method of 

Verification 

Timing of Verification 

Responsible 
Party 

Completed 

Comments 
Pre 

Const. 
During 
Const. 

Post 
Const. Initials Date 

City of Imperial Beach. Grading and construction activities shall be avoided within 
the setback buffer area until the juvenile birds have fledged and nesting activity has 
been completed or the nest is relocated with the approval of the U.S. Fish and 
Wildlife Service and the California Department of Fish and Game. Limits on 
construction to avoid an active nest may be established in the field with flagging, 
fencing, or other appropriate barriers and construction personnel shall be instructed 
on the sensitivity of nest areas. A qualified biologist shall serve as a construction 
monitor during those periods when construction activities are to occur near active 
nest areas to avoid inadvertent impacts to these nests. The biologist may adjust the 
setback at his or her discretion, depending on the species and the location of the 
nest. The report or plan shall be submitted to the City of Imperial Beach for review 
and approval and implemented to the satisfaction of the City of Imperial Beach.  

CULTURAL RESOURCES 

CR-1 In the event that any potentially historical resources are encountered during 
construction activities (including clearing, grubbing, rough grading, or grading), all 
construction work shall cease in the vicinity of the discovery until a registered 
professional archaeologist retained by the project applicant and approved by the 
City of Imperial Beach can visit the site of discovery and evaluate the nature and 
significance of any such discoveries. If the resource is determined to be of historic 
significance, the archaeologist may make recommendations to the City of Imperial 
Beach concerning the avoidance, relocation, or preservation of any confirmed 
significant historical resources. 

Building Division 
(City of Imperial 

Beach) 
 X  

City of 
Imperial 
Beach 

   

CR-2 Prior to the issuance of any land development permits, including clearing and Prior 
to issuance of any grading permits for the proposed project, the project applicant 
shall retain a qualified archaeologist to monitor all ground-disturbing activities in 
order to identify any unknown archaeological resources. In the event that 
archaeological resources or sites containing human remains are inadvertently 
discovered during construction activities (including grading), all construction work 
shall cease in the vicinity of the discovery until a registered professional 
archaeologist and a qualified Native American monitor can visit the site of discovery 
and assess the significance and origin of the archaeological resource. If the 
resource is determined to be of Native American origin, the appropriate Native 
American tribe shall be consulted. Treatment of encountered archaeological 

Building Division 
(City of Imperial 

Beach) 
X X  

City of 
Imperial 
Beach 
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Timing of Verification 
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Pre 

Const. 
During 
Const. 

Post 
Const. Initials Date 

resources and sites containing human remains shall be conducted in accordance 
with State Health and Safety Code Section 7050.5 and Public Resources Code 
5097.98 (California Health and Safety Code 7050.5 et seq.; California Public 
Resources Code 5097.9 et seq.).  

If human remains are discovered during project activities, the City of Imperial Beach 
Redevelopment Coordinator and the San Diego County Coroner’s office shall be 
notified immediately under state law (California Health and Safety Code, Section 
7050.5) and all activities in the immediate area of the find shall cease until 
appropriate and lawful measures have been taken. If the County Coroner 
determines that the remains are Native American, the Native American Heritage 
Commission shall also be contacted per California state law (Public Resources 
Code, Section 5097.98). The Native American Heritage Commission shall designate 
a Most Likely Descendent who may make recommendations concerning the 
disposition of the remains in consultation with the City of Imperial Beach and the 
qualified archaeologist. 

CR-3 Prior to issuance of any grading permits for the proposed project, the project 
applicant shall retain a qualified paleontologist to provide professional 
paleontological services. Specifically, during grading activities, the qualified 
paleontologist shall conduct on-site paleontological monitoring for the project site. 
Monitoring shall include inspection of exposed surfaces to determine if fossils are 
present. In the event that paleontological resources are inadvertently discovered 
during construction activities (including grading), all construction work shall cease in 
the vicinity of the discovery until the qualified paleontologist can assess the 
significance of the archaeological resource. The monitor shall have authority to 
divert grading away from exposed fossils temporarily in order to recover the fossil 
specimens. 

Building Division 
(City of Imperial 

Beach) 
 X  

City of 
Imperial 
Beach 

   

GEOLOGY AND SOILS 

GEO-1 Proposed buildings shall be designed to accommodate settlement and reduce soil 
expansion through soils remediation and ground improvement or structural 
techniques, as appropriate. Remedial grading activities shall entail the removal and 
re-compaction of undocumented fill and alluvium materials. Additional remedial 
grading activities may also include overexcavation and recompaction to a specific 

Building Division 
(City of Imperial 

Beach) 
X X  

City of 
Imperial 
Beach 
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depth underneath the building pads. Examples of potential ground improvement and 
structural techniques that could be employed to support the proposed buildings may 
include conventional slab-on-grade foundations, shallow spread or continuous 
footing foundation systems, reinforced concrete flatwork and foundation design, and 
underlain compacted fill.  

Final design specifications for building foundations shall be submitted to the City of 
Imperial Beach Engineering Department for review and approval. The project 
applicant’s geotechnical and structural engineers shall coordinate with the City of 
Imperial Beach Engineering Department to certify that the remedial earthwork and 
foundation designs meet the required design standards and specifications outlined 
in the final geotechnical report(s) applicable to the buildings. 

HAZARDS AND HAZARDOUS MATERIALS 

HAZ-1 Prior to approval of final construction plans, the project applicant or its contractors 
shall prepare a hazardous materials management plan for the construction phase of 
the project, which shall be reviewed and approved by the City of Imperial Beach, 
and shall include the following components:  

• The plan shall identify all hazardous materials that would be present on any 
portion of the construction site, including, but not limited to, fuels, solvents, and 
petroleum products. The plan shall address storage, use, transport, and disposal of 
each hazardous material anticipated to be used at the site. The plan shall establish 
inspection procedures, storage requirements, storage quantity limits, inventory 
control, non-hazardous product substitutes, and disposition of excess materials.  

• The plan shall identify secondary containment and spill prevention 
countermeasures, as well as a contingency plan to identify potential spill hazards, 
how to prevent their occurrence, and responses for different quantities of spills that 
may occur. Secondary containment and countermeasures shall be in place 
throughout construction so that if any leaks or spills occur, responses would be 
made immediately.  

• The plan shall identify materials (and their locations) that would be on site and 
readily accessible to clean up small spills (i.e., spill kit, absorbent pads, and 
shovels). Such emergency spill supplies and equipment shall be clearly marked and 

Building Division 
(City of Imperial 

Beach) 
X   

City of 
Imperial 
Beach 
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located adjacent to all areas of work and in construction staging areas. The plan 
shall identify the spill-response materials that must be maintained in vehicles and 
substation sites during construction and procedures for notification to the 
appropriate authorities.  

• The plan shall identify adequate safety and fire suppression devices for 
construction-related activities involving toxic, flammable, or explosive materials 
(including refueling construction vehicles and equipment). Such devices shall be 
readily accessible on the project site, as specified by the City of Imperial Beach Fire 
Marshal and per the Uniform Building Code and Uniform Fire Code. The plan shall 
be included as part of all contractor specifications and final construction plans to the 
satisfaction of the appropriate agency. The plan shall also identify requirements for 
notices to federal and local emergency response authorities, and shall include 
emergency response plans. 

• Prior to construction, all contractor and subcontractor personnel shall receive training 
regarding the components of the hazardous materials management plan, as well as 
applicable environmental laws and regulations related to hazardous materials handling, 
storage, and spill prevention and response measures. The plan shall be submitted to the 
City of Imperial Beach at least 30 days prior to construction. 

HYDROLOGY AND WATER QUALITY 

HYD-1 Prior to approval of final construction plans, the project applicant shall develop a 
final BMP plan based on the preliminary recommendations in the Preliminary Water 
Quality Technical Report by Project Design Consultants (October 2011) and in 
compliance with City of Imperial Beach Municipal Code Section 15.54.110 and 
15.54.150. These recommendations and requirements are subject to change 
pending review by the City of Imperial Beach, implementation of future policy 
requirements, and final engineering design. The recommended post-construction 
water quality BMP plan shall include LID, source-control, and treatment-control 
BMPs. All BMPs for erosion prevention and sediment control shall be implemented 
and maintained in accordance with City of Imperial Beach Municipal Code Section 
15.54.110 and 15.54.150, which require, in part, that all source- and structural-
treatment BMPs shall be inspected prior to the rainy season and after each major 
storm to assure the functionality. 

Building Division 
(City of Imperial 

Beach) 
X X X 

City of 
Imperial 
Beach 
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BMPs shall be incorporated into the final construction and design plans to be 
reviewed and approved by the City of Imperial Beach Engineering Department and 
shall include, but not be limited to, the following: 

• All construction vehicles shall be adequately maintained and equipped to 
minimize/eliminate fuel spillage. All equipment maintenance work shall occur off site 
or within the designated construction staging area. 

• Any construction materials that need to be temporarily stockpiled or 
equipment/supplies that need to be stored on site shall be kept within the 
construction staging areas and shall be covered when not in use. 

• The parking lot and driveways shall be swept to maintain cleanliness of the 
pavement. At a minimum, the lot shall be thoroughly swept four times per year, or 
more often as necessary, with particular emphasis on thorough cleaning prior to the 
rainy season (generally from October 1 to April 30).  

• Informational materials to promote the prevention of urban runoff pollutants are 
included in the preliminary water quality technical report for the project. These 
materials include general working site practices that contribute to the protection of 
urban runoff water quality and BMPs that eliminate or reduce pollution during 
property improvements. Notification of all water quality technical report 
requirements shall be provided as part of the property disclosure statements.  

• The trash enclosure areas proposed on the project site shall be designed and 
maintained in an appropriate manner to ensure functionality. The trash enclosure 
areas shall be constructed as double-receptacle basic enclosures, enclosed on 
three sides by a minimum 6-foot-high decorative masonry wall and on the fourth 
side by an opaque and latchable gate. All trash containers shall have lids.  

• The project applicant shall perform a visual inspection annually of the project site 
to ensure that proper litter/debris controls are maintained and that proper 
landscaping, fertilizer, and pesticide practices are upheld. An annual inspection 
report as described in the preliminary water quality management report for the 
project shall be prepared and submitted to the City of Imperial Beach. 

HYD-2 Prior to approval of final construction plans, the project applicant or its contractor(s) 
shall prepare a grading and erosion control plan, which shall be reviewed and 

Building Division 
(City of Imperial 

X   
City of 
Imperial 
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approved by the City of Imperial Beach Building Division. The plan shall be 
prepared in accordance with City of Imperial Beach Municipal Code Chapter 15.54 
(Grading Permits and Plans), which shall be implemented for all activities 
associated with the proposed project.  

The plan shall include measures to stabilize the soil to prevent erosion and retain 
sediment where erosion has already occurred. Stabilization measures may include 
temporary seeding, permanent seeding, or mulching. Structural control measures 
may include silt fencing, sand bagging, sediment traps, or sediment basins. 
Additional erosion control measures (e.g., hydroseeding, mulching of straw, 
diversion ditches, retention basins) may be necessary as determined by field 
conditions to prevent erosion and/or the introduction of dirt, mud, or debris into 
existing public streets and/or onto adjacent properties during any phase of 
construction operations. Particular attention shall be given to additional erosion 
control measures during the rainy season, generally from October 1 to April 30. 
Topsoil shall be stockpiled and covered on the project site for reuse. The grading 
and erosion control plan shall be included as part of all contractor specifications and 
final construction plans to the satisfaction of the City of Imperial Beach’s Building 
Division. 

All BMPs for erosion prevention and sediment control shall be implemented and 
maintained in accordance with City of Imperial Beach Municipal Code Section 
15.54.110 and 15.54.150, which require, in part, that all source- and structural-
treatment BMPs shall be inspected prior to the rainy season and after each major 
storm to assure the functionality. 

Beach) Beach 

HYD-3 Prior to the issuance of any grading or building permits for the project, the project 
applicant or its contractors shall prepare an SWPPP pursuant to the NPDES 
General Permit for Stormwater Discharge Associated with Construction and Land 
Disturbance Activities (Water Quality Order 2009-0009-DWQ). The SWPPP shall 
include site-specific BMPs, such as desilting basins, silt fences, gravel bags, fiber 
rolls, and other erosion control measures consistent with the NPDES general 
permit. The objectives of the SWPPP are to: 

• Identify all pollutant sources, including sources of sediment that may affect the 
water quality of stormwater discharges associated with construction activity from the 

Building Division 
(City of Imperial 

Beach) 
X   

City of 
Imperial 
Beach 
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construction site 

• Identify non-stormwater discharges 

• Identify, construct, implement in accordance with a time schedule, and maintain 
BMPs to reduce or eliminate pollutants in stormwater discharges and authorized non-
stormwater discharges from the construction site during construction 

• Document the inspection and maintenance of the BMPs installed during 
construction and monitor their effectiveness. 

The project applicant’s contractor(s) shall implement the approved SWPPP and any 
amendments thereafter as required for compliance.  

NOISE 

NOI-1 Prior to issuance of any grading permit(s) for the project, the project applicant or its 
contractor(s) shall ensure that: 

• All construction equipment, fixed or mobile, shall be equipped with properly 
operating and maintained mufflers. 

• Construction noise reduction methods such as shutting off idling equipment, 
installing temporary acoustic barriers around stationary construction noise sources, 
maximizing the distance between construction equipment staging areas and 
occupied residential areas, and use of electric air compressors and similar power 
tools, rather than diesel equipment, shall be used where feasible. 

• During construction, stationary construction equipment shall be placed such that 
emitted noise is directed away from or shielded from sensitive noise receivers. 

• During construction, stockpiling and vehicle staging areas shall be located as far 
as practical from noise sensitive receptors. 

• The project shall be in compliance with the County of San Diego’s Noise 
Ordinance such that construction shall occur on the weekdays (Monday through 
Friday) between the hours of 7:00 a.m. to 7:00 p.m. Construction hours, allowable 
workdays and the phone number of the job superintendent shall be clearly posted at 
all construction entrances to allow surrounding property owners and residents to 
contact the job superintendent. In the event that the City of Imperial Beach receives 
a complaint regarding construction noise, appropriate corrective actions shall be 

Building Division 
(City of Imperial 

Beach) 
X X  

City of 
Imperial 
Beach 
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implemented and a report of the action provided to the reporting party. 

TRANSPORTATION AND TRAFFIC 

TRAF-1 Prior to the approval of final construction plans, the project applicant shall prepare a 
construction traffic control plan to be reviewed and approved by the City of Imperial 
Beach Traffic Engineering Department. The following measures shall be included as 
part of the plan to reduce or eliminate potential traffic hazards associated with 
construction activities: 

• The primary ingress/egress points to the project site during construction shall be 
from SR-75, Palm Avenue, and 9th Street, depending on which buildings are being 
constructed on the project site and the timing of the off-site improvements along 
SR-75 and Palm Avenue. Traffic to and from the project site during construction 
shall follow two primary routes, utilizing SR-75, Palm Avenue, and 9th Street to 
bring traffic to the site.  

• Parking for construction vehicles or equipment shall be prohibited on 9th Street 
south of SR-75, the alley immediately south of the project site, or within any of the 
surrounding residential neighborhoods for the duration of construction (including 
south of SR-75 on 8th Street, Delaware Street, or 7th Street). Parking on 9th Street 
north of SR-75 shall be limited to necessary construction-related vehicles and 
equipment. To the extent possible, construction equipment shall be contained within 
the construction staging area or within the project footprint. Construction workers 
shall be encouraged to carpool to the project area from maintenance yards or the 
contractor’s primary location. Additional construction vehicle parking areas may be 
designated through coordination between the project applicant and the City of 
Imperial Beach. Public residential streets shall not be used for the storage or 
staging of construction materials or equipment. 

• Haul routes shall be defined for transportation of construction materials. Hauling 
shall occur Monday through Friday between the hours of 7 a.m. and 7 p.m. 

• Traffic control and safety measures shall be outlined to provide safe circulation 
around the project site during construction of the new project access driveway off 
SR-75 and the reconfigured SR-75/Palm Avenue intersection. Such measures may 
include, but are not limited to, temporary fencing, signage, road detours, lane 
consolidation, road barriers, or appropriate traffic diversion methods to the 

Public Works 
Department 

(City of Imperial 
Beach) 

  X 
City of 
Imperial 
Beach 
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satisfaction of the City of Imperial Beach Traffic Engineering Department. All 
temporary traffic control measures shall be removed after construction activities are 
complete and related hazards are no longer present. 
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