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City Council Briefing 

PURPOSE 

 

• Brief City Council on Draft Amendments and        

Draft EIR 

• Receive input and direction prior to distributing 

documents for public review 

 

 

 



City Council Briefing 

AGENDA 

 

• Project objectives 

• Summary of Proposed Zoning and General Plan/Local 

Coastal Plan Amendments 

• Draft Environmental Impact Report process 

 

 

 



Project Objectives 

• Stimulate economic development 

• Increase economic tax base 

• Promote well designed retail and  

    mixed-use development 

• Modernize parking standards 

• Enhance pedestrian and community atmosphere 

• Provide greater design flexibility 

• Respect character of adjacent residential development 

 

 



Conceptual Existing 

SANDAG/ Urban Advantage Conceptual Rendering of Old Palm Avenue and 2nd Street  



Summary of City Council Discussion 

of Topics Included in Commercial 

Zoning Review 



Zoning Amendments include the following 

components 

• Use Regulations (Table Format) 

• New and Revised Definitions 

• Changes to C-1, C-2, C-3 Zones  

• Off-Street Parking Regulations 

• General Plan/LCP Amendments 

• Changes to additional sections to reflect above 

 

 

 



Existing Base Zones and Overlays 







Residential Overlay Zone 

• Within the C/MU-2 zone, the Residential 

Overlay Zone allows single-family residential 

units by right, as well as all other uses 

permitted in the C/MU-2 zone. 

• The Residential Overlay Zone is the same 

boundary as the existing MU-2 overlay zone. 

• Existing height and setback standards will 

continue to apply. 

 

 

 



Development Standards 

• Minimum active commercial use 

• Building height 

• First floor height 

• Setbacks 

• Stepbacks 

• Density 

 

 

 









Development Incentives 

 

 





Development Prototypes 

 

 









Development Prototypes 

• Parking Ratios 

• Development and Implementation of  

    Shared Parking Code 

• Distance to Shared Facilities 

 

 





Use Regulations 

 

 











Definitions 

 

 

Active Commercial Uses 

Active Use Area 

Antique Store 

Athletic or Health Clubs 

Courtyard 

Dwelling, Multiple-Family 

Emergency Shelter 

Garage 

Green Building Utilities 

 

 

Ground Floor Retail 

Habitable Floors 

Height, First Floor 

Height, Measurement of 

Hostel 

Hotel 

Incidental Manufacturing 

Kiosk 

Live/Work Units 

 

 



Definitions 

 

 

Live Entertainment 

Loading Area 

Main Streets 

Massage Therapy Establishment 

Mixed-Use Development 

Open Space, Private 

Open Space, Public 

Paseo 

Parapet 

 

Pedestrian Entrance 

Personal Convenience Services 

Plaza 

Public Parking Lot 

Retail Sales 

Second Hand Store or Thrift Shop 

Senior Housing 

Stepback 

Street Wall  

Urban Open Space 

 



Design Guidelines Checklist 

• Would apply to all commercial mixed-use   

    zones 

 

 

 







General Plan/ LCP Amendments 

• To ensure consistency with proposed zoning 

amendments. 

• Land Use Element only. 

 

 

 

 



Market Research and Financial Feasibility 

 

 



Source: Keyser Marston Associates 



Financial Feasibility Testing by                   

Keyser Marston Associates 

• Based on industry knowledge and experience 

with comparable projects 

• Found that draft zoning amendments would 

provide developers with greater flexibility 

• Increases to height and density limits would: 

1) improve potential for higher quality commercial 

2) enhances project’s ability to afford high land 

acquisition costs 

 



Draft Environmental Impact Report 

 

 



Environmental Impact Report Process 

• Initial Study, Notice of Preparation, Scoping 

Meeting: April 2011 

• Draft EIR Prep: June 2011-December 2011 

• 45-day Public Review Draft EIR: January-March 

2012 

• Final EIR, Mitigation Monitoring Reporting 

Program, Findings, Statement of Overriding 

Considerations: April/May 2012 

 

 

 



Draft EIR Analysis 

• Program EIR 

• Environmental Topics Addressed 

 

 

 

 

 

• Alternatives, Cumulative Impacts, Growth 

Inducement Potential 

 

 

1. Aesthetics 

2. Air Quality 

3. Cultural Resources 

4. Greenhouse Gas Emissions 

5. Hydrology/ Water Quality 

 

6. Noise 

7. Population and Housing 

8. Public Services 

9. Transportation/ Traffic 



Questions 

 

 



ADDITIONAL REFERENCE MATERIAL 

 

 

















Commercial Zoning Review 

Yard requirements in the MU-2 overlay zone are as follows: 

 a. Residential uses: 

  Ocean Lane: five (5) feet. 

  Side yard: five (5) feet. 

  Ocean Boulevard (Beach): ten (10) feet. 

 b. Commercial uses with approval of a conditional use permit: 

  Ocean Lane: zero (0) feet. 

  Side yard: fifteen (15) feet. 

  Ocean Boulevard (Beach): ten (10) feet. 

 c. Height: 

  Residential Uses. Two stories or twenty-six (26) feet, whichever 

  is less. 

  Commercial Uses. Three stories or thirty (30) feet, whichever is 

  less and subject to approval of a conditional use permit. 


