
 

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. 

 

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 Lopez at (619) 628-1356, as far in  
advance of the meeting as possible. 
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CITY OF IMPERIAL BEACH 
DESIGN REVIEW BOARD 

REGULAR MEETING  
 

       THURSDAY, APRIL 16, 2015 – 4:00 P.M. 
 

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

 

 
 
 
 
 
 
 
 
 

 
1.0 CALL TO ORDER 

Roll call of members:  Nakawatase, Schaaf, Bowman, Lopez 
 
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 MOTION TO APPROVE THE MINUTES OF THE MARCH 19, 2015 AND MARCH 26, 

2015 MEETINGS. 
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4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT 
 

4.1 REPORT: T-MOBILE (APPLICANT); CONSIDERATION OF REGULAR COASTAL 
PERMIT (CP 140046), CONDITIONAL USE PERMIT (CUP 140047), DESIGN REVIEW 
CASE (DRC 140048), SITE PLAN REVIEW (SPR 140049), AND A CATEGORICAL 
EXEMPTION PURSUANT TO CEQA GUIDELINES 15301 (EXISTING FACILITIES) 
FOR THE CONSTRUCTION OF A WIRELESS TELECOMMUNICATIONS FACILITY 
AT 800 SEACOAST DRIVE (APN 625-262-02-00).  MF 1168. 
 

4.2 REPORT: MIKE ALLEN (APPLICANT/OWNER); ADMINISTRATIVE COASTAL 
PERMIT (ACP 140019), DESIGN REVIEW CASE (DRC 140020), AND SITE PLAN 
REVIEW (SPR 140021) FOR THE CONSTRUCTION OF FOURTEEN NEW 
RESIDENTIAL RENTAL UNITS AT 640 FLORIDA STREET (APNs 626-170-09 & 626-
170-23-00).  MF 1147.  
 

4.3* REQUEST TO CITY COUNCIL TO PREPARE/UPDATE CITYWIDE DESIGN 
GUIDELINES. 
*NO STAFF REPORT.  

 

5.0 INFORMATIONAL ITEMS/REPORTS 
NONE.  

 
6.0 ADJOURNMENT 
 
 
 

 
 

 
  
 ______________/s/___________________  

LARISSA LOPEZ,  
        ADMINISTRATIVE ASSISTANT (TEMP) 
 
 
  
 
 
 
 
 
 
 
 
 
 



 

 

 
MINUTES  

 
CITY OF IMPERIAL BEACH 

DESIGN REVIEW BOARD COMMITTEE  
 

REGULAR MEETING OF THE DESIGN REVIEW BOARD OF  
THE CITY OF IMPERIAL BEACH   

 

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

 
THURSDAY, MARCH 19, 2015                       4:00 P.M. 

In accordance with City policy, all Design Review Board meetings are recorded in their entirety 
and recordings are available for review.  These minutes are a brief summary of action taken. 
 
1.0 CALL TO ORDER 
CHAIRPERSON NAKAWATASE called the meeting to order at 4:01 p.m. 

 
ROLL CALL 
 

PRESENT:   BOWMAN, LOPEZ, SCHAAF, NAKAWATASE  
 
ABSENT:   NONE 
   
STAFF PRESENT:     SENIOR PLANNER FOLTZ, RECORDING SECRETARY LOPEZ 
  
 
2.0 PUBLIC COMMENTS 
 
MIKE ALLEN proposed a project off of Florida Street with 14 units. The units would have granite 
counters and wood floors. The upstairs would be two bedrooms and the downstairs would be a 
family room, kitchen and dining area.  
 
         
3.0 CONSENT CALENDAR 

 
3.1 MOTION TO APPROVE THE MINUTES OF THE FEBRUARY 5, 2015 MEETING. 
AYES:   LOPEZ, BOWMAN, SCHAAF  
NOES:  NONE 
ABSENT: NONE 
ABSTAIN:  NAKAWATASE 
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4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT 
 

4.1 REPORT: RICHARD KEGEL (APPLICANT); CONSIDERATION OF REGULAR 
COASTAL PERMIT (CP 140023), CONDITIONAL USE PERMIT (CUP 140024), 
DESIGN REVIEW CASE (DRC 140025), SITE PLAN REVIEW (SPR 140026), AND 
TENTATIVE MAP (TM 140027), AND A CATEGORICAL EXEMPTION PURSUANT TO 
CEQA GUIDELINES 15332 (IN FILL DEVELOPMENT) FOR THE DEMOLITION OF 
ONE EXISTING RESIDENTIAL UNIT AND CONSTRUCTION OF A NEW MIXED-USE 
DEVELOPMENT WITH THREE RESIDENTIAL CONDOMINIUM UNITS ABOVE 
COMMERCIAL UNIT(S) AT 951 SEACOAST DRIVE (APN 625-352-23-00).  MF 1149. 

 
 
SENIOR PLANNER FOLTZ gave a PowerPoint presentation on the item. The project is for the 
demolition of one existing residential unit and construction of a mixed use development with 
2,279 sq. ft. of commercial space with three units above the first floor at 951 Seacoast Drive.  
 
 
Questions to Staff  
 
BOARD MEMBER BOWMAN inquired about the setback requirements for the lighthouse piece 
and whether it would have to be moved back. 
 
SENIOR PLANNER FOLTZ stated that the applicant is proposing that the board consider the 
approval of the setback as it is currently being presented.  
 
VICE CHAIR SCHAAF requested a model or samples of the colors and materials. 
 
SENIOR PLANNER FOLTZ stated that the applicant had only supplied the rendering being 
shown in the PowerPoint.  
 
APPLICANT RICHARD KEGEL stated that the location calls for something special and unique. 
He stated he is will to make any adjustments based on what the Design Review Board 
recommends.  
 
ARCHITECT JOSE PEREZ stated that the building design and colors were done based on the 
pier and new developments being developed on Seacoast Drive. The Alleyway parking is 
commercial parking only, no residential with the exception of the ADA parking off of Elder 
Avenue.    
 
BOARD MEMBER BOWMAN inquired about the total parking spots per unit.  
 
SENIOR PLANNER FOLTZ stated that the three bedroom unit will get two parking spots and 
the other two units that are two bedrooms, will get one parking spot each. 
 
BOARD MEMBER SCHAAF inquired about the copper that will be used. 
 
APPLICANT RICHARD KEGEL stated that it is sheet metal and they will be anodizing it and 
powder coating it to match the copper color.  
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BOARD MEMBER SCHAAF stated that he would need to see a sample of the finished copper.  
 
 
CHAIR NAKAWATASE expressed concern that the base metal may rot.  
 
APPLICANT RICHARD KEGEL stated that the copper will tarnish but the powder will keep it 
protected. Mr. Kegel stated that the technology today is much better than it was 20 years ago so 
the copper will actually last approximately 25-30+ years as the manufacture proclaims.  
 
BOARD MEMBER SCHAAF inquired about what the diameter on the lighthouse tubes are. 
 
ARCHITECT JOSE PEREZ stated that it is roughly about a foot. 
 
CHAIR NAKAWATASE inquired about the elevation and possibly adding some depth to the 
project facing elder.  
 
APPLICANT RICHARD KEGEL stated that he can continue the copper band around the 
building.  
 
CHAIR NAKAWATASE stated that she does not have an issue with the second and third levels 
protruding into the public right of way as it will not affect emergency vehicles or pedestrians.  
 
CHAIR NAKAWATASE CLOSED PUBLIC DISCUSSION. 
 
BOARD MEMBERS discussed the elevations; they are all in agreement that they are in favor of 
the current design for the Northside and Eastside elevations designs. However, the South 
Elevation needs to continue the design of the building in order to give it depth and a continuous 
design. The Board Members are also in support of the lighthouse design impeding on the right 
of way as to the fact that the location of it does not create a problem for any residents or the 
public. 
 
MOTION BY NAKAWATASE, SECOND BY SCHAAF, TO BRING BACK THE PROJECT 
WITH RECOMMENDATION THAT THE APPLICANT RETURN FOR ANOTHER MEETING 
WITH A RENDERING OF THE REDESIGN WITH THE SOUTH ELEVATION. ALSO, WITH 
POSSIBLE RECESSED WINDOWS, COPPER CONTINUING ON ALL 3 HORIZONTAL 
AREAS MIMICKING THE COPPER ELEMENTS ON THE WEST ELEVATIONS, A 
COMPLETE COLOR BOARD WITH ALTERNATIVE MATERIALS AND COLORS, AND 
REMOVAL OF THE COPPER ON THE FIRST LEVEL ON THE EAST ELEVATION WITH THE 
ELEMENT TO BE AT THE ARCHITECTS DISCRETION.  
MOTION CARRIED BY THE FOLLOWING VOTE:  
AYES:  NAKAWATASE, SCHAAF, BOWMAN, LOPEZ 
NOES:  NONE 
ABSENT: NONE 
ABSTAIN: NONE 
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CHAIRPERSON NAKAWATASE requested that a future meeting take place in order to discuss 
Design Review Board Guidelines with the possible replication of Delray Beach’s Design Review 
Board Guidelines.  
 
 
5.0 INFORMATIONAL ITEMS/REPORTS 

NONE. 
 

6.0 ADJOURNMENT  
CHAIRPERSON NAKAWATASE adjourned the meeting at 5:37 p.m. 
 

Approved: 
 
__________________________ 
Shirley Nakawatase, DRB 
Chairperson 

Attest: 
 

_________________________________ 
Larissa Lopez, Recording Secretary 

 
 



 

 

MINUTES  
 

CITY OF IMPERIAL BEACH 
DESIGN REVIEW BOARD COMMITTEE  

 
SPECIAL MEETING OF THE DESIGN REVIEW BOARD OF  

THE CITY OF IMPERIAL BEACH   
 

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

 
THURSDAY MARCH 26, 2015                                  4:00 P.M. 

In accordance with City policy, all Design Review Board meetings are recorded in their entirety 
and recordings are available for review.  These minutes are a brief summary of action taken. 
 
1.0 CALL TO ORDER 
CHAIRPERSON NAKAWATASE called the meeting to order at 4:01 p.m. 
 
ROLL CALL 
 

PRESENT:   BOWMAN, SCHAAF, NAKAWATASE  
 
ABSENT:   LOPEZ 
   
STAFF PRESENT:     SENIOR PLANNER FOLTZ, RECORDING SECRETARY LOPEZ 
  
 
2.0 PUBLIC COMMENTS 

NONE. 
         

3.0 CONSENT CALENDAR 
NONE. 

 

 

4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT 
 

4.1  REPORT: RICHARD KEGEL (APPLICANT); CONSIDERATION OF 
REGULAR COASTAL PERMIT (CP 140023), CONDITIONAL USE PERMIT 
(CUP 140024), DESIGN REVIEW CASE (DRC 140025), SITE PLAN REVIEW 
(SPR 140026), AND TENTATIVE MAP (TM 140027), AND A CATEGORICAL 
EXEMPTION PURSUANT TO CEQA GUIDELINES 15332 (IN FILL 
DEVELOPMENT) FOR THE DEMOLITION OF ONE EXISTING RESIDENTIAL 
UNIT AND CONSTRUCTION OF A NEW MIXED-USE DEVELOPMENT WITH 
THREE RESIDENTIAL CONDOMINIUM UNITS ABOVE COMMERCIAL 
UNIT(S) AT 951 SEACOAST DRIVE (APN 625-352-23-00).  MF 1149. 
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SENIOR PLANNER FOLTZ gave a PowerPoint presentation on item 4.1. He first showed the 
renderings provided in the previous week’s meeting (March 19th). Foltz then showed alternate 
designs that were provided in lieu of recommendations by the board during the previous week’s 
meeting.  
 
CHAIR NAKAWATASE requested that the applicant present his alternative color choices and 
materials for the project.  
 
APPLICANT KEGEL approached board members with alternative materials. He brought 
samples of painted wood, stone and stucco. 
 
BOARD MEMBERS deliberated over the materials with the applicant.  
 
MOTION BY NAKAWATASE, SECOND BY SCHAAF, TO APPROVE THE DESIGN 
MODIFICATIONS FOR THE PROJECT TO BE SENT TO CITY COUNCIL WITH THE 
FOLLOWING CONDITIONS PROVIDED BY THE DESIGN REVIEW BOARD: 
 

 WEST ELEVATION: 
o PLANTER BOXES TO BE DETERMINED BY A FUTURE CITY COUNCIL 

DECISION. 
o ON THE STREET LEVEL A BAND OF QUARTZLITE GOLD ON THE BOTTOM 

UP TO 30” 
 

 NORTH ELEVATION: 
o BLACK WOOD ON THE FASCIA WITH STUCCO ON TOP. 

 

 EAST ELEVATION: 
o STUCCO COLORS USE: DARK 11421 ~ MEDIUM GRAY 11239 ~ LIGHT 

GRAY 11243. 
o REQUESTING THAT COPPER BE REMOVED FROM THE EAST ELEVATION 

AND ONLY USE STUCCO AND WOOD TO. 
 

 SOUTH ELEVATION: 
o 3 NEW COPPER BANDS GOING AROUND BUILDING  (WEST ELEVATION 

TO BLACK WOOD ON EAST ELEVATION.) 
 

MOTION CARRIED BY THE FOLLOWING VOTE:  
AYES:   BOWMAN, SCHAAF, NAKAWATASE 
NOES:   NONE 
ABSENT:  LOPEZ 
ABSTAIN:  NONE 
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5.0 INFORMATIONAL ITEMS/REPORTS 

NONE. 
 

6.0 ADJOURNMENT  
CHAIRPERSON NAKAWATASE adjourned the meeting at 4:34 p.m. 
 

Approved: 
 
__________________________ 
Shirley Nakawatase, DRB 
Chairperson 

Attest: 
 

_________________________________ 
Larissa Lopez, Recording Secretary 
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within new screening that would locate on the southeast corner of the building.  The new screen 
would surround an exposed laundry chute flue and would be constructed to match the existing 
building beyond the new screen surrounding the laundry chute flue.  Existing stucco walls would 
be removed and replaced with fiberglass reinforced plastic screens with stucco treatments to 
match the materials, colors, texture, and architecture of the existing building.  In addition, 
rooftop equipment would be installed that would match the height of the existing air-conditioning 
units (4’-8” in height), and would be screened by the existing parapets so that no visual impacts 
would occur.  
 
The project does not propose to increase the height or expand any portion of the existing 
building.  The new screening surrounding the laundry chute flue and the concealment panels 
replacing existing portions of the walls are the only potential visual impacts for the project, 
though all screening and panels would be treated to blend in with the existing building and 
provide no detectible visual impacts.  The applicant claims that the facility is needed to cover a 
gap in service coverage, and locating the antennas in the existing walls at the top of the hotel is 
necessary to clear the surrounding building environment and provide an optimal signal.   
 
The location of the telecommunications facility was examined.  The applicant explored the 
opportunity to locate at 875 Seacoast Drive (Coronado Brewing Company; previously Jersey 
Boys Diner), but did not purse the site due to height, design, and lot/space limitations.  The 
applicant also considered locating a freestanding facility in the parking lot at the northeast 
intersection of Seacoast Drive and Elkwood Avenue, though a facility at this location would only 
receive half of the coverage than would be provided if locating in the Pier South hotel.  In 
addition, the Imperial Beach Municipal Code discourages freestanding facilities if reasonable 
alternative locations are possible.  The applicant claims that the proposed location in the Pier 
South hotel at 800 Seacoast Drive is optimal because it would provide the necessary service 
coverage and conceal all antennas and equipment.  Staff believes it is reasonable to locate the 
proposed wireless facility within the existing building as long as the facility is concealed and 
visually undetectable, as required by IBMC Section 19.90.070. 
 
A separate wireless facility for AT&T was reviewed by the Design Review Board on June 30, 
2014 and approved by the City Council on July 16, 2014.  The AT&T facility will consist of 12 
antennas and 24 remote radio units concealed within the stairwell parapets of the existing Pier 
South hotel.  Following approval of the telecommunications facility, AT&T placed a hold on new 
construction for the 2015 calendar year, though work is anticipated to take place in early-to-mid-
2016.  Both AT&T and T-Mobile would use matching screening materials that would blend in 
with the building.  
 
General Plan Consistency: 

The proposed development is subject to IBMC Chapter 19.90, “Wireless Communications 
Facilities,” Ordinance 2002-983 and Ordinance 2003-997.  The purpose of the chapter is to 
establish standards for the siting, development and maintenance of wireless communications 
facilities and antenna throughout the city.  The chapter is intended to protect and promote the 
public health, safety and welfare, as well as the aesthetic quality of the city as set forth in the 
goals, objectives and policies of the General Plan.  In addition, the project is located in the 
C/MU-2 (Seacoast Commercial & Mixed-Use) Zone.  The purpose of the C/MU-2 Zone is to 
meet the demand for goods and services required primarily by the tourist population, as well as 
local residents who use the beach area. The proposed development meets the intent of the 
C/MU-2 Zone and meets the Development and Design Standards for wireless facilities as 
outlined in IBMC Chapter 19.90.   
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 C/MU-2 STANDARDS PROVIDED/PROPOSED 

The installation of wireless communications facilities 
may not reduce the number of required parking 
spaces on a proposed site (Section 19.90.070). 

The facility would not remove existing 
parking spaces. 

Wireless communications facilities and accessory 
equipment must meet the required setbacks of the 
underlying zone, except that in a residential zone, 
the minimum setback for an antenna or equipment 
building from any property line is twenty feet (Section 
19.90.070). 

The project would not encroach within 
any setbacks of the C/MU-2 Zone. 

Wireless communications facilities must meet the 
height requirement of the underlying zone, unless a 
greater height is approved through the conditional 
use permit (Section 19.90.70). 

The facility would provide rooftop 
equipment that would match the 
height of existing air-conditioning 
equipment, screening around an 
existing laundry chute flue, and would 
locate antennas within existing walls.   
The proposed facility would not 
increase the height of the existing 
building. 

A service provider with a wireless communications 
facility in the city must obtain a city business license 
(Section 19.90.070). 

Obtaining a business license would be 
a condition of approval for the project.  

The visual impact of wireless communications 
facilities must be minimized to the maximum extent 
feasible, taking into consideration technological 
requirements, through the use of placement, 
screening, camouflage, and landscaping, so that the 
facility is compatible with adjacent uses, existing 
architectural elements, topography, neighborhood 
landscaping, building materials, and other site 
characteristics (Section 19.90.070). 

The proposed facility would provide 
three antennas that would be 
concealed behind a new screening 
wall that would surround an existing 
laundry chute flue on the southeast 
corner of the building, and six 
antennas that would locate behind 
screening that would replace existing 
walls on the northeast corner of the 
building.  The screening walls would 
be designed to match the materials, 
colors, texture, and architecture of the 
existing building. 

The colors and materials of wireless communications 
facilities must blend into their backgrounds (Section 
19.90.070). 

The proposed facility would be 
concealed and the screening walls 
would be designed to match the 
existing building. 

Facade-mounted antennae must be integrated 
architecturally into the style/character of the structure 
to which they are attached; they must be painted and 
textured to match the existing structure; and they 
may not project more than eighteen inches from the 
face of the building or other support structure unless 
approved by a conditional use permit (Section 
19.90.070). 

The proposed facility would provide 
three antennas that would be 
concealed behind a new screening 
wall that would surround an existing 
laundry chute flue on the southeast 
corner of the building, and six 
antennas that would locate behind 
screening that would replace existing 
walls on the northeast corner of the 
building.  The screening walls would 
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be designed to match the materials, 
colors, texture, and architecture of the 
existing building. 

Roof-mounted antennae may not exceed the 
minimum height necessary to serve the operator's 
service area, while complying with the building height 
requirements of this title; they must be designed to 
minimize their visibility from surrounding areas; and 
they must be painted and textured to match the 
existing structure or building (Section 19.90.070). 

The proposed facility would provide 
three antennas that would be 
concealed behind a new screening 
wall that would surround an existing 
laundry chute flue on the southeast 
corner of the building, and six 
antennas that would locate behind 
screening that would replace existing 
walls on the northeast corner of the 
building.  The screening walls would 
be designed to match the materials, 
colors, texture, and architecture of the 
existing building. 

Freestanding facilities, including towers, lattice 
towers, and monopoles, are discouraged unless no 
reasonable alternative is possible. If a freestanding 
facility is necessary, it may not exceed the minimum 
functional height and width required to support the 
proposed wireless facility (Section 19.90.070). 

No freestanding facilities are 
proposed. 

Proposed freestanding facilities must be stealth 
facilities; they must be painted and designed to blend 
in with the surrounding area; and they must be 
landscaped, if necessary, to minimize visual impacts 
(Section 19.90.070). 

No freestanding facilities are 
proposed. 

Wireless facility support structures, such as 
equipment buildings, cabinets, cables, air 
conditioning units, and fencing, must be painted and 
textured to match the surrounding physical area and 
screened with landscaping in order to minimize 
visual impacts (Section 19.90.070). 

Rooftop equipment would be installed 
that would match the height of the 
existing air-conditioning units (4’-8” in 
height), and would be screened by the 
existing parapets so that no visual 
impacts would occur. 

No advertising signs may be placed on any facility or 
equipment (Section 19.90.070). 

No advertising signs are proposed. 

Wireless communications facilities located between 
the first public roadway and the ocean, San Diego 
Bay, or the Tijuana Estuary must be visually 
undetectable from Seacoast Drive, Imperial Beach 
Boulevard, public paths, bikeways, beaches and 
public recreational facilities, and must not require the 
construction of shoreline protective devices. If there 
is no feasible alternative that can comply with this 
requirement without resulting in a significant gap in 
communication coverage, then the alternative that 
would result in the fewest or least significant impacts 
to public views, public access and recreation, and 
shoreline processes shall be selected (Section 
19.90.070). 

The proposed facility would locate 
between Seacoast Drive and the 
ocean, though it would be concealed 
on the existing building.  The 
screening walls would be designed to 
match the materials, colors, texture, 
and architecture of the existing 
building.  As such, the facility would 
be visually undetectable.  
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Surrounding Land Use and Zoning: 

Surrounding Areas Surrounding Zoning Surrounding Land Use 

North C/MU-2 (Seacoast Comm. & Mixed-Use) Commercial 

South C/MU-2 (Seacoast Comm. & Mixed-Use) Residential 

East C/MU-2 (Seacoast Comm. & Mixed-Use) Commercial 

West N/A Beach 

 
ENVIRONMENTAL IMPACT:  

This project is categorically exempt pursuant to the California Environmental Quality Act 
(CEQA) Guidelines Section 15301 (Existing Facilities: Minor alteration of existing private 
structures/facilities involving negligible or no expansion of use).   

 
COASTAL JURISDICTION:   

The project is located in the Coastal Zone and the City will need to consider evaluating the 
project with respect to conformity with coastal permit findings.   
 
FISCAL ANALYSIS:  

The Applicant has deposited $8,500.00 to fund processing of the application.   
 
DEPARTMENT RECOMMENDATION:  

1. Receive report; 

2. Consider public comment and the design of the project; and 

3. Recommend approval of the project to the City Council with recommendations provided 
by the Design Review Board. 

 
Attachments:  
1. Plans  
2. Photosimulations 
3. Coverage Maps 
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SD07447A 

Coverage Map 

RF Team San Diego Market 

April 06, 2015 
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Contents: 
Plots: 

• SD07447A  Coverage 

• Existing On-Air sites coverage without SD07447A 

•  SD07447A  with existing On-Air neighbor sites coverage 

 

 

 

 

  

 

 



SD07447A  Coverage  



Existing On-Air sites coverage without SD07447A 



Existing On-Air sites coverage with SD07447A  



Notes: 



Thank you 
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ANALYSIS: 

The project site includes two parcels that would be combined into one lot measuring 14,528 
square feet fronting Florida Street in the C/MU-1 (General Commercial & Mixed-Use) Zone.  
The surrounding properties are also located in the C/MU-1 Zone, though the land uses are 
comprised of a park to the north (Teeple Park) and residential uses to the south, east, and west.     
 
The three-story project proposes fourteen residential dwelling units, two on the ground floor and 
twelve above the first floor (see Attachments 1 - 3 for plans and proposed colors).  Pedestrian 
access for the building would locate off of Florida Street.  The entry doors for the two ground 
floor units would locate on the north and south elevations of the building, respectively, and the 
units above the first floor would be accessed from a foyer located on the east elevation.  The 
project proposes twenty-one at-grade parking spaces that would be access off the alley.  Two of 
the parking spaces are enclosed and the remaining nineteen spaces would locate in a parking 
garage.  A trash and recycling enclosure would also locate off the alley.  The second floor would 
provide a covered porch and pergola seating areas for use by the residents (see Attachment 4 
for Pergola Samples).  The twelve units above the ground floor would be provided with a 
balcony on the second floor, and all units would be provided with storage areas within the 
underground garage.  
 
Similar buildings are located in the vicinity and the project should contribute positively to Florida 
Street, and the design generally conforms to the intent and purpose of the design standards 
outlined in IBMC Section 19.83.010 and in the City’s General Plan.  The applicant’s design 
provides building projections and varied building colors and materials, which include stucco, 
shingle roofing, wrought iron railing for the balconies, textured masonry block, and stone 
veneer.  Though staff would recommend the project incorporate additional architectural 
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elements, particularly on areas with blank walls, it is the request of both the applicant and City 
staff that the Design Review Board consider the project’s design as currently proposed.  
Building materials will be provided at the Design Review Board meeting to assist in the Board’s 
review, and samples of buildings with similar design elements are provided for consideration 
(Attachment 5). 
 
Landscaping would be provided along the perimeter of the property, and additional landscaping 
would be provided within the public right-of-way on Florida Street.  The project proposes 
approximately six queen palm trees on the east elevation and grass, geranium, and rose plants 
throughout the property.  Though the queen palm trees should enhance the aesthetic appeal of 
the project, staff would recommend the project provide drought tolerant landscaping wherever 
possible.   
 
General Plan/Zoning Consistency: 

C/MU-1 (General Commercial and Mixed-use) Zone:  The purpose of the C/MU-1 zone is to 
provide areas for mixed-use development, multiple-family dwellings, and for businesses to meet 
the local demand for commercial goods and services.  The proposed residential project meets 
the purpose and intent of the land use designation because it would provide residential uses in 
an area allowing for the construction of multiple-family dwelling units.   
 

 C/MU-1 STANDARDS PROVIDED/PROPOSED 

For all buildings with frontage along Palm Avenue 
between 7th Street and Florida Street, including 
those with multiple-family dwelling units, “active 
commercial uses” as defined in Chapter 19.05 are 
required to be provided at a minimum of sixty 
percent of each building’s ground floor square 
footage, have direct pedestrian access from the 
Palm Avenue sidewalk or a plaza, and have a 
minimum building depth of twenty-five feet (Section 
19.26.020). 

The property does not front along 
Palm Avenue and, as such, is not 
required to provide an “active 
commercial use” as defined in 
Chapter 19.05.   

Residential dwelling units may be permitted at a 
maximum density of one dwelling unit for every one 
thousand gross square feet of lot area (Section 
19.26.020). 

The property measures 14,528 square 
feet and proposes 14 residential at a 
density of one unit for every 1,037 
gross square feet of lot area.   

Yard requirements for the C/MU-1 zone are as 
follows: 
 A. Front Yard. Zero feet; up to forty 
percent of the project frontage may be set back up to 
an additional five feet. Front yards facing Donax 
Avenue or Calla Avenue shall be a minimum of 
fifteen feet. 
 B. Side Yard. There shall be a minimum 
side yard of five feet. 
 C. Rear Yard. There shall be a minimum 
rear yard of ten feet. 
 D. The open space and landscaping 
requirements as stated in Chapter 19.50 of this code 
shall be met. (Ord. 2012-1130 § 1; Ord. 94-884) 

 
 
A. The project proposes a five 
foot front yard setback. 
  
 
 
B. The project proposes a five 
foot side yard setback. 
C. The project proposes a ten 
foot rear yard setback. 
D. The project is proposing to 
meet the open space and landscaping 
requirements for commercial property 
as stated in Chapter 19.50. 
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Stepback requirements for the C/MU-1 Zone are as 
follows (Section 19.26.040): 

For property with a side or rear yard abutting a 
residential zone, the second floor shall be set back a 
minimum of five feet from the abutting residential 
property line and the third floor shall be set back a 
minimum of ten feet from the abutting residential 
property line. 

 

 
 

The property does not abut a 
residential zone and no stepbacks are 
required.  However, the project does 
propose to step the building back on 
the second and third floors on the east 
elevation. 

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

The lot size measures 14,528 square 
feet.  

Minimum street frontage of 30 feet (Section 
19.26.060). 

The Florida Street frontage measures 
approximately 100 feet. 

Maximum height of four stories or forty feet, 
whichever is less (Section 19.26.070). 
 

The project proposes a height of 
approximately 34 feet. 

No buildings shall be located less than five feet from 
any other building on the same lot. (Section 
19.26.080) 

Only one building is located on the lot. 
  

Commercial landscaping: not less than 15% of total 
site shall be landscaped and maintained (Section 
19.50.030). 

The 14,528 square foot lot requires a 
minimum of 2,179 square feet of 
landscaping (14,528 x .15 = 2,179).  
2,281 square feet of landscaping is 
proposed. 

Required parking spaces for multiple-family 
residential in the C/MU-1 Zone:  1.5 spaces per 
dwelling unit.  (IBMC 19.48.035). 
 
 

14 residential units are proposed for 
the project in total, which requires a 
minimum of 21 parking spaces.  The 
project proposes 21 parking spaces to 
meet the minimum requirements. 

 
Surrounding Land Use and Zoning: 

Surrounding Areas Surrounding Zoning Surrounding Land Use 

North C/MU-1 (General Comm. & Mixed-Use) Park 

South C/MU-1 (General Comm. & Mixed-Use) Residential 

East C/MU-1 (General Comm. & Mixed-Use) Vacant Lot/Residential 

West C/MU-1 (General Comm. & Mixed-Use) Residential 

 
ENVIRONMENTAL IMPACT:  

This project would be categorically exempt pursuant to the California Environmental Quality Act 
(CEQA) Guidelines Section 15332 as a Class 32 project (In-Fill Development Projects).   
 
COASTAL JURISDICTION:   

The project is located in the Coastal Zone and the City will need to consider evaluating the 
project with respect to conformity with coastal permit findings. 
 
FISCAL ANALYSIS:  

The Applicant has deposited $6,000.00 to fund processing of the application.   
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DEPARTMENT RECOMMENDATION:  

Staff recommends that the Design Review Board: 

1. Receive report;  

2. Consider public comment and the design of the project; 

3. Recommend approval of the project to the City Council with recommendations provided 
by the Design Review Board. 

Attachments:  
1. Plans 
2. Colored Plan 
3. Building Colors 
4. Pergola Samples 
5. Building Samples with Similar Features 
 
c: file MF 1147 
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