
 

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

SPECIAL MEETING  
 

       TUESDAY, JUNE 30, 2015 – 2:00 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 JUNE 1, 2015. 
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4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT 

 
4.1 REPORT:  KEGEL (APPLICANT); CONSIDERATION OF DESIGN REVIEW CASE 

(DRC 140025) 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. 

 

4.2 REPORT:  ERIC WILSON (APPLICANT); CONSIDERATION OF DESIGN REVIEW 
CASE (DRC 150008) FOR THE DEMOLITION OF ONE EXISTING BUILDING AND 
CONSTRUCTION OF EIGHT NEW RESIDENTIAL CONDOMINIUM UNITS AT 808 
13TH STREET (APN 626-342-15-00).  MF 1178. 

 

5.0 INFORMATIONAL ITEMS/REPORTS 
NONE.    

 
6.0 ADJOURNMENT 
 
 
 

 
 

 
  
 ______________/s/___________________  

LARISSA RICHARDS  
        ADMINISTRATIVE ASSISTANT  
 
 
  
 
 
 
 
 
 
 
 
 
 



 

SPECIAL MEETING  
 

MINUTES  
 

CITY OF IMPERIAL BEACH 
DESIGN REVIEW BOARD COMMITTEE  

 
 

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

 
MONDAY, JUNE 01, 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 Special meeting to order at 3:08 P.M. 
 
ROLL CALL 
 

BOARDMEMEBERS PRESENT: Bowman, Schaaf, Nakawatase    
 
BOARDMEMBERS ABSENT:  Lopez  
   
STAFF PRESENT: Assistant City Manager Wade, Senior Planner Foltz, Recording 

Secretary Richards  
 
2.0 PUBLIC COMMENTS 
 None. 

         
3.0 CONSENT CALENDAR 
 
3.1 MOTION BY SCHAAF, SECOND BY NAKAWATASE, TO APPROVE THE MINUTES FOR THE 
APRIL 16, 2015 DESIGN REVIEW BOARD MEETING. 
MOTION CARRIED BY THE FOLLOWING VOTE:  
AYES:  BOWMAN, SCHAAF, NAKAWATASE 
NOES:  NONE 
ABSENT: LOPEZ 
ABSTAIN: NONE 
 

4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT 
 

4.1 REPORT: UNIFIED PORT OF SAN DIEGO – SOUTH SEACOAST COMFORT STATION. 

 
ASSISTANT CITY MANAGER WADE introduced the South Seacoast Comfort Station project and stated 
the first phase of the project being a feasibility study to look at potential for locating a comfort station on 
South Seacoast Drive.   
 
KIMBERLY WENDER, PSOMAS PROJECT ENGINEER, gave a PowerPoint presentation on the study of 
the feasibility of the restrooms in different locations of the city. Ms. Wender discussed the three most 
viable locations, which are Beach Avenue, Descanso Avenue and Encanto Avenue which were based on 
parking, residential impact and safety and proximity to the other restrooms. 
 
LARRY SILLMAN, PRINCIPAL WITH SILLMAN WRIGHT ARCHITECTS, gave a brief opening for Joe 
Lucido, Designer with Sillman Wright Architects.  

DRAFT 
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JOE LUCIDO, DESIGNER WITH SILLMAN WRIGHT ARCHITECTS, gave a PowerPoint presentation on 
the three different design possibilities and how they would look in each of the proposed feasible locations. 
The three different designs being considered are Utilitarian, Intermediate and Architectural. Mr. Lucido 
discussed the different features of each restroom design, materials and how they used the surrounding 
elements in order to create each design. 
 
ASSISTANT CITY MANAGER WADE stated that the facility still has to be discussed with the residents. 
Mr. Wade discussed how staff took into consideration that there were a few design elements that the 
community would benefit from as well as safety and impact on residents. Wade stated that the comments 
from the Design Review Board would be very helpful to the Port and staff.  
 
CHAIRPERSON NAKAWATASE stated that Encanto Avenue is the only location where you will not lose 
parking which is very scarce during summertime.   
 
BOARD MEMBER BOWMAN stated that she agrees that Encanto Avenue is the only location that will not 
lose parking or a view.  
 
CHAIRPERSON NAKAWATASE stated that the main concern with a restroom would be the cost of 
maintenance and she would like to know if there is a way to reduce costs in the interior of the bathroom.  
 
VICE CHAIRPERSON SCHAAF also stated that Encanto Avenue has the least impact on parking which 
would be beneficial to the area because parking is a premium. 
 
ASSISTANT CITY MANAGER WADE commented on the residential trash enclosure on Encanto Avenue 
located to the north that intrudes into the right of way. He stated that staff would have to do research to 
find out if there is an encroachment permit for it.  
 
BOARD MEMBER BOWMAN noted that on some of the renderings will have traffic issues because some 
residents exit their driveways near the proposed location, however, Encanto would not impact driveways.  
 
CHAIRPERSON NAKAWATASE asked if any more comments or discussion was needed by the board for 
the Port or staff.  
 
ASSISTANT CITY MANAGER WADE stated that of the comments the Board satisfy the comments 
needed and they can move it forward with the council. 
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4.2 REPORT:  DEMOLITION OF AN EXISTING LIBRARY AND COMMUNITY ROOM AND 

CONSTRUCTION OF A NEW LIBRARY AND COMMUNITY ROOM AT 810 IMPERIAL BEACH 
BOULEVARD (THE COMMUNITY ROOM IS CURRENTLY LOCATED AT 1075 8

TH 
STREET) (APN 

626-400-54-00 & 626-400-71-00).  MF 1067. 
 
 
JEFF KATZ, PRESIDENT OF JEFF KATZ ARCHITECTURE, gave a PowerPoint presentation on the 
design of the new library and how it would impact the area around it. He also stated that 16 parking 
spaces would be added. 
 
VICE CHAIRPERSON SCHAAF inquired about the wood color outside and the glass on top. 
 
MR. KATZ stated that the wood color is a metal acoustic deck material that would be painted and the 
glass has a gray tint so that during the day the interior would be darker. The reason for the tinting on the 
glass is to reduce the glare during the day.  
 
VICE CHAIRPERSON SCHAAF stated that the dark glass will make you lose the open feeling of the 
room.  
CHAIRPERSON NAKAWATASE stated that on the South and North Elevations there can be very light tint 
because it would be low impact. However, she cautioned that on the East and West Elevations as the tint 
decreases, your cooling element becomes more costly because it will get hot much faster.   
 
MR. KATZ presented the different materials being proposed for the project. He stated that they chose the 
dark color for the wave roof to represent a wave breaking from the back view. 
 
VICE CHAIRPERSON SCHAAF stated that darker colors do not fit in with our community.  
 
CHAIR NAKAWATASE CLOSED THE DISCUSSION TO THE PUBLIC AT 4:04 P.M. 
 
CHAIRPERSON NAKAWATASE stated that the roof is supposed to be representative of a breaking wave 
and the dark color presented does not convey that image.   
 
BOARD MEMBERS agreed that they are all in favor of the materials being presented for the project with 
the exception of the tint on the glass and the color of the material for the roof.  
 
MOTION BY NAKAWATASE, SECOND BY SCHAAF, TO APPROVE THE DESIGN AS PRESENTED 
FOR THE NEW LIBRARY WITH THE CONDITION THAT ALTERNATIVE COLORS FOR BOTH THE 
WINDOWS AND THE ROOF BE BROUGHT BACK AT A LATER TIME WITH LIGHTER A COLOR.  
MOTION CARRIED BY THE FOLLOWING VOTE:  
AYES:  BOWMAN, SCHAAF, NAKAWATASE 
NOES:  NONE 
ABSENT: LOPEZ 
ABSTAIN: NONE 
 
5.0 INFORMATIONAL ITEMS/REPORTS 

SENIOR PLANNER FOLTZ stated that staff is aware of the Board’s request to update the 
guidelines and staff continues to work on it.  
 
CHAIRPERSON NAKAWATASE requested an update on the 9

th
 and Palm corridor. 

 
SENIOR PLANNER FOLTZ stated that the project is still being reviewed by engineers and they 
are still working on a grading plan.  
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6.0 ADJOURNMENT  

CHAIRPERSON NAKAWATASE adjourned the meeting at 4:12 P.M. 
 
 

Approved: 
 
__________________________ 
Shirley Nakawatase, DRB Chairperson 

Attest: 
 

_________________________________ 
Larissa Richards, Recording Secretary 
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The application, originally submitted to the City on April 8, 2014, proposes a Regular Coastal 
Permit (CP 140023), Conditional Use Permit (CUP 140024), Design Review Case (DRC 
140025), Site Plan Review (SPR 140026), Tentative Parcel Map (TPM 140027), and 
Categorical Exemption pursuant to CEQA Guidelines 15332 (In-fill Development) for the 
demolition of one existing residential unit and the construction of a new, mixed-use development 
with three residential condominium units above approximately 2,118 square feet of 
commercial/retail space at 951 Seacoast Drive (APN 625-352-23-00), which is located in the 
C/MU-2 (Seacoast Commercial & Mixed-Use) Zone.   

 
ANALYSIS: 
The Design Review Board reviewed the project twice.  At the March 19, 2015 meeting, the 
Board recommended modifications to the southern elevation and requested that the project 
return to the Board the following week.  The applicant was receptive of the Board’s 
recommendations, made revisions to the plans, and the project was scheduled to be heard by 
the Design Review Board on March 26, 2015.  At the March 26, 2015 Design Review Board 
meeting, the Board recommended conditional approval of the project with a vote of 3-0 (1 
absent).  The conditions recommended by the Design Review Board included minor revisions to 
the building elevations that were incorporated into the plans (Attachment 2).   
 
The project was then reviewed by the City Council on May 20, 2015 and June 3, 2015.  At the 
May 20, 2015 meeting the City Council recommended that the project provide lighter colors and 
remove the tubes from the rooftop mechanical equipment structure at the northwest corner of 
the building.  Revised plans were made available at the June 3, 2015 City Council meeting, and 
the project was approved with a vote of 5-0 (Attachment 1).  Following these meetings, it was 
discovered that notice was not sent to some occupants within the vicinity, and it was determined 
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that the project should be noticed for a new review by the Design Review Board meeting, 
followed by a new City Council public hearing. 
 
The project site includes one lot measuring 4,765 square feet fronting Seacoast Drive at the 
northeast corner of Seacoast Drive and Elder Avenue in the C/MU-2 Zone.  The property to the 
north of the site is mixed-use, the property to the west is Pier Plaza, and the properties to the 
south and east are comprised of residential uses on commercially zoned land.   
 
Off-Street Parking 

The three-story project proposes approximately 2,118 square feet of commercial space on the 
ground floor and three residential dwelling units located above the first floor each providing a 
roof deck.  The building would provide pedestrian access to the commercial space from 
Seacoast Drive.  Pedestrian access to the residential units would be provided from Seacoast 
Drive and also from the parking spaces off the alley to the north of the site on the ground floor.  
The Municipal Code requires 1.5 parking spaces per dwelling unit, though mixed-use projects 
may receive a 25% reduction in parking (IBMC Section 19.48.035).  As such, a minimum of 
three parking spaces are required for the residential units.  However, the applicant is proposing 
five enclosed parking spaces that would be accessed off the alley to serve the residential units. 
 
For the ground-floor commercial space, the C/MU-2 Zone requires one (1) parking space per 
1,000 gross square feet of commercial space, though the Municipal Code allows for commercial 
uses less than 1,000 square feet to be eligible for parking waivers (IBMC Section 19.48.035).  
Although no tenants have been confirmed for the commercial space, the applicant is anticipating 
a maximum of two commercial units, one of which measuring approximately 908 square feet 
would be eligible for a parking waiver with the second unit measuring approximately 1,210 
square feet.  One parking space would be required for the second unit, though it would have to 
be designed to meet Americans with Disability Act (ADA) standards.  As such, one parking 
space designed to meet ADA standards would be provided and would be accessed from a 
proposed curb cut on Elder Avenue.  The proposed curb cut would require the elimination of 
one on-street parking space, however there are no alternative locations for a curb cut or van-
accessible ADA stall due to the limited site constraints.  
 
If a future tenant is interested in occupying the entire 2,118 square feet of commercial/retail 
space, off-site parking within one thousand feet of the project site may be used to satisfy the 
parking requirements with approval of a conditional use permit and implementation of 
transportation demand management (TDM) strategies (IBMC Section 19.48.050).  Two parking 
lots are located within one thousand feet of the project site and the TDM strategy proposed by 
the applicant includes the provision of bicycle parking.  In addition, the commercial tenants 
would be required to encourage employees to use transit and other forms of active 
transportation such as bicycling and walking to commute to and from work. 
 
Building Height 

The maximum allowable building height in the C/MU-2 Zone is typically 30 feet; however, the 
Municipal Code allows properties east of Seacoast Drive to have a height limit of up to three 
stories and 35 feet with approval of a conditional use permit that demonstrates compliance with 
side yard setbacks and/or stepbacks that protect street-end public views towards the ocean, 
and provided the project meets two or more specified development incentives (IBMC Section 
19.27.070).  As such, the project applicant is requesting a conditional use permit for a building 
height of 35 feet.  The project would not impact street-end public views toward the ocean by 
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incorporating the required setbacks and stepbacks, and the applicant is proposing to meet the 
following two development incentives specified in IBMC Section 19.27.020(A)(5): 

1. At least 25% of the proposed residential units would be three-bedroom units (100% 
proposed); and 

2. The project would provide a minimum of seventy-five percent “active commercial uses” 
on the ground floor.   

 
As defined in the IBMC Section 19.40.020, the building heights specified in the C/MU-2 Zone, 
either the base height limit of 30 feet or of 35 feet on the east side of Seacoast Drive with 
approval of a Conditional Use Permit, do not include the following structural elements of a 
building:   

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

 Fire or parapet walls required by law; 

 Skylights chimneys, smokestacks or utility towers; 

 Flagpoles, antennas, radio masts, risers and similar structures.  
 
As allowed under the IBMC, portions of the project are proposing to extend above the height 
limit.  A roof structure housing mechanical equipment proposed for the northwest corner of the 
roof would measure approximately 43 feet in height.  In addition, elevator and stairwell 
enclosures providing access to the upper stories and the roof decks measure approximately 44 
feet in height.  Finally, parapet walls extend 42 inches above the roof deck for safety purposes.  
Due to these height exceptions, the proposed parapet walls and mechanical, elevator, and 
stairwell enclosures may extend above the height limit.  It should be noted that the City does not 
have a view protection ordinance and the property is not burdened by a covenant or restriction 
that would prohibit the development or height of this project in any way. 
 
Roof Projections 

Portions of the roof eave for the proposed mechanical equipment enclosure on the northwest 
corner of the roof are proposed to extend approximately one foot over the public right-of-way at 
an elevation of approximately 37 feet.  Buildings are typically required to remain within the 
confines of private property; however, this design proposal may be considered because the City 
would be requiring dedication of portions of the property for pedestrian access (accessible 
sidewalk on Elder Avenue and pedestrian ramp at Elder Avenue and Seacoast Drive).  Typically 
roof extensions and similar architectural features may extend into required setbacks.  However, 
the C/MU-2 Zone does not provide a required front yard setback, and encourages buildings to 
locate on the front property line.  The northwest portion of the building is located on the property 
line and the proposed roof overhang of one foot is requested for aesthetic purposes.  The 
proposed roof extension should not provide any significant impacts to the public. 
 
Ground-Floor Retail Floor-to-Ceiling Dimension 

The applicant is requesting approval of an administrative adjustment of 10% to reduce the 
commercial/retail vertical floor-to-ceiling dimension from 15 feet to 13.5 feet, as provided for in 
IBMC Section 19.84.150, which allows for an adjustment of up to 10% for certain development 
standards listed in the Municipal Code.  The applicant is requesting the administrative 
adjustment to allow for more desirable/livable vertical floor-to-ceiling dimensions above the first 
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floor.  A vertical floor-to-ceiling dimension of 13.5 feet at the first level allows for a vertical floor-
to-ceiling dimension of approximately nine feet for both the second and third floors of the 
residential units. 
 
Safety 

The City has received inquiries regarding the safety of the building due to its proximity to the 
property line.  Public Safety staff has reviewed the plans and have determined that the project 
would not create any undue safety hazards.  The project would not encroach upon any required 
roadway dimensions and would not obstruct the line of sight of emergency vehicles.  With 
regard to pedestrian safety, vehicles traveling westbound on the alley would be driving on the 
right-hand side of the road and should be able to observe pedestrians entering the alley from 
the southern pedestrian ramp.  Vehicles heading northbound on Seacoast Drive that turn into 
the alley would have a clear view of any pedestrians on Seacoast Drive.  As such, the proposed 
project would not create any safety concerns.   
 
The proposed project design would contribute positively in making an architectural statement 
along this mixed-use, commercial corridor, which incorporates both natural stone and modern 
elements along with a signature “lighthouse” design element.  It is staff’s opinion that the 
proposed design conforms with the intent and purpose of the design standards outlined in IBMC 
Section 19.83.010 and the City’s Design Guidelines for Commercial/Mixed-Use Zones.  The 
applicant’s design provides varied rooflines and architectural relief through the incorporation of 
building pop-outs, vertical articulation, and façade variation.  In addition, the project would 
provide architectural interest on all elevations with varied building materials such as glass, 
copper, board siding, and stone elements. 
 
Due to the narrow lot size and required parking and pedestrian accessibility requirements, there 
are limited areas to provide on-site landscaping.  In order to comply with the landscaping and 
drainage requirements, the applicant is proposing a ground floor landscape basin near the 
eastern property line and landscaped roof decks.  Street trees are proposed on the Seacoast 
Drive and Elder Avenue public rights-of-way, though the final design would depend on the 
eventual Seacoast Drive Aesthetic Improvement plan approved by the City.  
 
General Plan Consistency: 

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

Maximum density of one dwelling unit for every one 
thousand five square feet of lot area, or if located on 
the east side of Seacoast Drive or Palm Avenue, 
east of Seacoast Drive, one dwelling unit for each 
one thousand two hundred and ten gross square feet 
of lot area with approval of a conditional use permit 
by the City Council that demonstrates compliance 
with two or more development incentives (Section 
19.27.020(A)(5)). 

The property measures 4,765 square 
feet and proposes three units at a 
density of one unit for each 1,500 sq. 
ft. of lot area.  A density bonus is not 
being requested for the project.   

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

A. On property fronting on Seacoast Drive, the front 
of each building shall be set on the front property 
line. For purposes of this requirement an arcade 
is considered a part of the building. 

 
 

A. The project fronts Seacoast Drive 
with the building and arcade/patio. 

 
 

Stepback requirements for the C/MU-2 Zone are as 
follows (Section 19.27.041): 
A.  On property with a side or rear yard abutting a 
residential zone, the second-floor stepback shall be 
a minimum of five feet from the abutting residential 
property line and the third-floor stepback shall be a 
minimum of ten feet from the abutting residential 
property line. 

B.  Stepbacks are not required where the ten-foot 
setback is required or observed for at least fifty 
percent of the property line abutting residential 
property. 

 

C.  On properties fronting Seacoast Drive, an upper-
story setback of five to ten feet is required for a 
minimum of fifty percent of street-facing facades 
along Seacoast Drive. 

 
 
A.  The property abuts commercially 
zoned properties.  As such, stepbacks 
are not required.  Though a majority of 
the building is located on the property 
lines, various stepbacks are provided 
on the east and west elevations. 

B.  The property abuts commercially 
zoned properties.  As such, stepbacks 
are not required.  Though a majority of 
the building is located on the property 
lines, various stepbacks are provided 
on the east and west elevations. 

C.  The property fronts Seacoast 
Drive and the building provides an 
upper-story setback of five to ten feet 
for at least fifty percent of the 
Seacoast Drive street-facing facade. 

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

The lot size measures 4,765 square 
feet.  

Minimum street frontage of 30 feet (Section 
19.27.060). 

The Seacoast Drive frontage is 
approximately 95 feet and the Elder 
Avenue frontage is approximately 50 
feet. 

Maximum height of three stories or thirty feet, 
whichever is less, except as follows (Section 
19.27.070(A)): 
 
Properties east of Seacoast Drive shall have a height 
limit not to exceed three stories and thirty-five feet 
with approval of a conditional use permit that 

 
 
 
 
The project proposes a building height 
of 35 feet and is requesting a 
conditional use permit.   
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demonstrates compliance with the following: 

 a. Side yard setbacks and/or stepbacks 
have been incorporated into the project to protect 
street-end public views towards the ocean; 
 

 b. Two or more of the development 
incentives listed in Section 19.27.020(A)(5). 
 
 
 
 
 
 
 
Exceptions to the height limit as follows (Section 
19.40.020):   

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

B. Fire or parapet walls required by law; 

C. Skylights chimneys, smokestacks or utility 
towers; 

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

 

a. The project incorporates the 
required setbacks and stepbacks and 
would not impact street-end public 
views.  

b. The project is proposing the 
following development incentives:  1) 
At least 25% of the proposed 
residential units will be three-bedroom 
units (100% proposed); 2) The project 
would provide a minimum of seventy-
five percent “active commercial uses” 
on the ground floor. 
 
 
 

The project is proposing a roof 
structure that would house 
mechanical equipment that would 
measure approximately 43 feet in 
height.  In addition, elevator and 
stairwell enclosures measure 
approximately 44 feet in height.  Also, 
parapet walls that would also serve as 
guard rails extend 42” above the roof 
deck.  Due to the height exceptions, 
the proposed parapet walls and 
mechanical, elevator, and stairwell 
enclosures may extend above the 
height limit.   

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

The project is requesting an 
administrative adjustment of 10% to 
deviate from the typical 15 foot ground 
floor vertical floor-to-ceiling dimension 
(Section 19.84.150). As such, the 
project is proposing a vertical floor-to-
ceiling dimension of 13.5 feet for the 
ground floor commercial space.   

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

Only one building is located on the lot. 

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

The 4,765 square foot lot requires a 
minimum of 714.75 square feet of 
landscaping (4,765 x .15 = 714.75).  
Approximately 1311 square feet of 
landscaping is proposed. 
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Required parking spaces for multiple-family 
residential in the C/MU-2 Zone:  1.5 spaces per 
dwelling unit.  A 25% reduction may be allowed for 
vertical mixed-use (Section 19.48.035). 
 
  
 
 
 

The C/MU-2 Zone requires 1 space per 1,000 gross 
square feet of commercial space.  A 25% reduction 
may be allowed for vertical mixed-use.  In addition, 
commercial uses measuring less than 1,000 square 
feet are eligible for a parking waiver (Section 
19.48.035). 
 
 
 
 
 
 
 
 
 
 
 
 

In the C/MU-1, C/MU-2, and C/MU-3 zones, shared 
parking or off-site parking within one thousand feet of 
the project site may be used to satisfy the parking 
requirements with the approval of a conditional use 
permit.  Projects in these zones shall be reviewed to 
determine the suitability and feasibility of 
implementing one or more transportation demand 
management strategies that may be approved 
through a development agreement (Section 
19.48.050).  

Three residential units are proposed 
for the project in total, which would 
require 4.5 parking spaces.  A 25% 
reduction would allow for a minimum 
of three parking spaces (4.5 x .25 = 
1.125; 4.5 – 1.125 = 3.375 required 
spaces).  However, five parking 
spaces are proposed for the 
residential units.   

The project proposes 2,118 square 
feet of commercial space, which 
would typically require two parking 
spaces.  A 25% reduction would still 
require two commercial parking 
spaces (2 x .25 = .50; 2 – .50 = 1.5 
required spaces; the Municipal code 
requires parking fractions of .5 or 
greater to be rounded up to one 
space).  However, one commercial 
unit would is proposed to measure 
approximately 908 square feet, which 
would be eligible for a waiver in 
parking.  The second unit would 
measure approximately 1,210 square 
feet, which would require one parking 
space.  As such, one parking space is 
proposed. 

If a commercial tenant utilizes the 
entire 2,118 square feet of 
commercial space, two parking lots 
are located within one thousand feet 
of the project site and the 
transportation demand management 
strategy proposed by the applicant 
includes bicycle parking.  In addition, 
the commercial tenants would be 
required to encourage employees to 
use bicycling, walking, and other 
forms of active transportation.  These 
transportation demand management 
strategies would be a condition of 
approval for the project. 

 
Surrounding Land Use and Zoning: 

Surrounding Areas Surrounding Zoning Surrounding Land Use 

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

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

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

West PF (Public Facility) Pier Plaza 
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ENVIRONMENTAL IMPACT:  

The project is categorically exempt pursuant to the California Environmental Quality Act (CEQA) 
Guidelines Section 15332 (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 $11,000.00 to fund processing of the application.   
 
DEPARTMENT RECOMMENDATION:  

1. Receive report; 

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

3. Provide recommendations to the City Council. 

 
Attachments: 
 

1. Photosimulations (Current Design) 
2. Photosimulations (Previous Design) 
3. Plans 
4. Public Comment 
 

c: file MF 1149 
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commercial space and 6 parking spaces on
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above the first floor.  The project requests an
administrative adjustment of 10% to provide
a floor-to-ceiling dimension for the
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use on the ground floor). Lot  Coverage:   92%
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two incentives are proposed (100% of
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Occupancy:  R-2
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phone:    (619) 408-9090
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Apn: 625-352-2300
Legal description:
Map:1139       Blk: 20        Lot:1
Address:    951 SeaCoast Drive,
                    Imperial Beach Ca 91932
Zone: C/MU-2
Lot area: 4,763 SF/ .011 Acres
Construction type:   V-B
Occupancy:  R-2
Owner:    R.S. INVESTMENTS
phone:    (619) 408-9090
address:  951 Seacoast Drive,
                  Imperial Beach  91932

UNIT 1
Living Space    2,365 ft²
Decks                     178 ft²

Demolition of an existing residence and
construction of a 3-story mixed-use
commercial/residential building with
commercial space and 6 parking spaces on
the ground floor and three residential units
above the first floor.  The project requests an
administrative adjustment of 10% to provide
a floor-to-ceiling dimension for the
commercial space.  A conditional use permit
is proposed for a 35’ building height; at least
two incentives are proposed (100% of
residential units are 3-bedroom & project
provides minimum 75% active commercial
use on the ground floor). Lot  Coverage:   92%

F.A.R.:           N/A

UNIT 2
Living Space   2,331 ft²
Decks                    218 ft²
UNIT 3
Living Space   2,112 ft²
Decks                    214 ft²

COMMERCIAL
1: 908 ft²
2: 1210 ft²

COMMON SPACE
1 st Flr :        631 ft²
2 nd Flr:      621ft²
3rd Flr:        477 ft²

 TOTAL  LIVING  SPACE :   6,808 SF
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Landscape
1,311.59 SF  >   714.45 SF

REQUIRED LANDSCAPE
                         15%  =  714.45 SF
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Shrubs

1 Regal Mist Deer Grass -Muhlenbergia rigens 5 Gal             ---

Sherwood Gladiator
daylily -Hemerocallis 5 Gal             ---2

Creeping Lily Turf -Liriope Spictata 1 Gal             ---3

3" THICK MULCH ON ALL LANDSCAPE AREA

Ground Cover

COMMON NAME/BOTANICAL

PLANT LIST
QUANTITY

MATURE SIZE/
SPREAD DETAIL No.

Equisetaceae4 Horsetails - 3 Gal             ---

Festuca arundinacea Tall Festuca
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Attachment 4 - Public Comment 





























































Design Review Board Staff Report 
 Donax Garden (MF 1178) 

June 30, 2015 
Page 2 of 5 

 

 

ANALYSIS: 

The project site includes one parcel measuring 18,900 square feet fronting 13th Street and 
Donax Avenue at the southwest corner of 13th Street and Donax Avenue in the R-2000 Zone.  
The property to the north of the site is commercial and the properties to the east, south, and 
west are comprised of residential uses.  The overall design should contribute positively to the 
corridor that transitions from commercial uses to the north into residential zones to the south.  
The applicant’s design provides varied rooflines, building projections, and varied building 
materials such as wood fascia and trim, stucco, and siding.  However, staff would recommend 
the project provide additional visual interest on the street facing facades or entryways and 
should also set the fence back along Donax Avenue to allow for landscaping between the fence 
and sidewalk.  Lighting should also be used in a creative manner to increase the aesthetics of 
the landscaping and buildings. 
 
The proposed building orientation provides pedestrian access off of 13th Street and Donax 
Avenue.  Trees, shrubs, and ground covering would be provided on the north and east street-
fronting property lines to provide screening and a buffer between the public sidewalk and the 
buildings.  Vehicular ingress and egress occurs through a drive aisle located off of the alley on 
the west portion of the project site.  Each unit would be provided with a two-car garage to meet 
the parking requirements, and the drive aisle accessing the garages would be comprised of 
permeable interlocking pavers.  In addition, a refuse enclosure would be attached to the 
northwest building and is would be accessed off the alley.   
 
General Plan Consistency: 

R-2000 (Medium-Density Residential) Zone:  The purpose of the R-2000 Zone is to provide for 
the development of detached and attached single family and multi-family dwellings in a 
moderately intense residential living environment in typically one and two story dwelling units.  
Typical of this zone are detached and attached single family dwellings, duplexes, apartments, 
condominiums and townhomes (IBMC Section 19.16.010).  The project proposes two duplexes 
and four detached units for a total of eight residential units.  The residential project meets the 
purpose and intent of the R-2000 land use designation.   
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R-2000 STANDARDS PROVIDED/PROPOSED 

The maximum allowable density in the R-2000 zone 
shall be one dwelling unit for each two thousand 
square feet of lot area, not to exceed a maximum 
density of twenty-one dwelling units per net acre 
except as provided for in Section 19.11.095 (Section 
19.16.190). 

The property measures approximately 
18,900 square feet and proposes 
eight units at a density of one unit for 
each 2,362 square feet of lot area.   

Yard requirements for the R-2000 zone are as 
follows (Section 19.16.030): 

 

A.  Front Yard. There shall be a minimum front yard 
of fifteen feet, provided that the front of a garage 
shall be setback a minimum of twenty feet. 

B.  Side Yard. There shall be a minimum side yard 
on each side of five feet. 

C.  Rear Yard. There shall be a minimum rear yard 
of five feet if on an alley and ten feet if no alley. 

 

 

D.  Street Side Yard. There shall be a minimum 
street side yard of ten feet. 

 

E.  Additional yard requirements in relation to single 
family homes. In considering site plan review or 
design review for projects adjacent to a single family 
house, consideration shall be given to increased 
yard set-backs for upper floors in order to preserve 
the values of the single family home. 

 
 

 

A. The front yard for the project is 
located off of 13th Street and 
maintains a fifteen foot setback. 

B. The project maintains a five foot 
side yard setback. 

C. The project maintains a five foot 
rear yard setback off the alley.  
The refuse enclosure may locate 
within the rear yard setback as 
allowed by IBMC 19.54.020. 

D. The project maintains a minimum 
street side yard of ten feet from 
Donax Avenue. 

E. The majority of surrounding 
properties are comprised of 
commercial or multiple-family 
structures.  However, one single-
family residence is located to the 
west, though no impacts are 
anticipated since the alley 
provides a 20-foot buffer between 
the properties and an open 
parking space for the single-family 
residence is located off the alley 
providing an additional buffer 
between the project and single-
family residence. 

Minimum lot size of 6,000 square-feet (Section 
19.16.040). 

The parcel measures 18,900 square 
feet.  

Minimum street frontage of 50 feet (Section 
19.16.050). 

The 13th Street frontage is 
approximately 135 feet and the Donax 
Avenue frontage is approximately 140 
feet. 

No principal building or structure shall exceed two 
stories or twenty-six feet in height, whichever is less. 
No accessory building or structure shall exceed 

The project proposes a maximum 
building height of 26 feet for each 
principal building.  No accessory 
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fifteen feet in height (Section 19.16.060). 
 

buildings are proposed and the refuse 
enclosure would measure 
approximately six feet in height.  

No buildings shall be located less than ten feet from 
any other building on the same lot (Section 
19.16.070). 

All buildings provide a minimum 10 
foot separation. 

At least one distinct ground level, street facing 
pedestrian entryway shall be provided to a 
residential dwelling unit for each fifty feet of linear 
street frontage and a minimum of twenty percent of 
the first floor of that portion of a residential structure 
facing a front or side street shall consist of clear 
glass windows allowing visibility into the dwelling unit 
(Section 19.16.120). 

Pedestrian entryways are provided off 
of 13th Street and Donax Avenue, but 
it is staff’s opinion that the project 
should provide additional visual 
interest on the street facing facades or 
entryways. 

The maximum floor area ratio shall be 75% in the R-
2000 Zone (Section 19.16.125). 

The four single-family residences 
provide 1,734 square feet of habitable 
space per unit and each duplex unit 
provides 1,690 square feet of 
habitable space per unit for a total of 
13,696 square feet of habitable space.  
13,696 square feet of habitable space 
for the 18,900 square foot property 
would provide a floor area ratio of 
72.5%. 

The maximum lot coverage shall be 50% in the R-
2000 Zone (Section 19.16.125). 

The buildings cover approximately 
8,336 square feet of the 18,900 
square foot parcel for a lot coverage 
of approximately 44%. 

Residential landscape requirements are as follows 
(Section 19.50.040): 

A.  Not less than fifty percent of the required front 
yard and street side yard setbacks shall be 
landscaped and permanently maintained. The 
remainder of the required yard may be used for 
driveways and walkways. 
 
B.  Landscaping shall be provided within the parking 
area or immediately abutting it. 
 
 
 

C.  There shall be a minimum four-foot landscaped 
area between the structure an any parking located in 
front of the structure. 
 
D.  There shall be a minimum three-foot-wide 
landscaped area between the parking area and each 
side lot line when parking is located between the 
structure and the street. 

 
 

A. Approximately 90% of the front 
yard is landscaped and the 
remaining areas are used for 
walkways. 

 

B. The parking area is accessed from 
a common driveway located off the 
alley.  Landscaping and walkways 
are proposed for areas outside of 
the drive aisle. 

C. Parking is located within garages 
and not in front of the structures. 

 

D. Parking areas are not located 
between the structure and the 
street. 
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The R-2000 Zone requires two parking spaces per 
dwelling unit, fifty percent enclosed (Section 
19.48.030).  

The project proposes two parking 
spaces per dwelling unit, one hundred 
percent enclosed (one two-car garage 
per unit).  

 
Surrounding Land Use and Zoning: 

Surrounding Areas Surrounding Zoning Surrounding Land Use 

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

South R-2000 (Medium-Density Residential) Residential 

East R-3000 (Two-Family Residential) Residential 

West R-2000 (Medium Density Residential) Residential 

 
ENVIRONMENTAL IMPACT:  

The project is categorically exempt pursuant to the California Environmental Quality Act (CEQA) 
Guidelines Section 15332 (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 $11,000.00 to fund processing of the application.   
 
DEPARTMENT RECOMMENDATION:  

1. Receive report; 

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

3. Recommend design revisions and continue the project to a future Design Review Board 
meeting; or 

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

 
Attachments: 
 

1. Renderings 
2. Colored Elevations 
3. Plans 
 

c: file MF 1178 
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Attachment 3 - Plans
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