AGENDA

CITY OF IMPERIAL BEACH
CITY COUNCIL
PLANNING COMMISSION
PUBLIC FINANCING AUTHORITY
HOUSING AUTHORITY
IMPERIAL BEACH REDEVELOPMENT AGENCY SUCCESSOR AGENCY

AUGUST 1, 2012

Council Chambers
825 Imperial Beach Boulevard
Imperial Beach, CA 91932

CLOSED SESSION MEETING - 5:15 P.M.
REGULAR MEETING - 6:00 P.M.

RIAL BF
‘ApE AC/,,

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

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.

CLOSED SESSION CALL TO ORDER
ROLL CALL BY CITY CLERK

CLOSED SESSION

1. CONFERENCE WITH LEGAL COUNSEL- ANTICIPATED LITIGATION (8 CASES)
Significant exposure to litigation pursuant to Govt. Code Section 54956.9(b)(3)(A)

2. CONFERENCE WITH LEGAL COUNSEL- ANTICIPATED LITIGATION (8 CASES)
Initiation of litigation pursuant to Govt. Code Section 54956.9(c)

3. CONFERENCE WITH LABOR NEGOTIATOR
Pursuant to Government Code Section 54957.6:
Agency Negotiator: City Manager
Employee organizations:  Service Employees International Union (SEIU), Local 221
RECONVENE AND ANNOUNCE ACTION (IF APPROPRIATE)

REGULAR 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 STAFFE

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.

Any writings or documents provided to a majority of the City Council/Planning
Commission/Public Financing Authority/Housing Authority/l.B. Redevelopment Agency
Successor Agency 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 durina normal business hours.
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PRESENTATIONS (1.1-1.2)

11 RECOGNITION OF GENE AND CHRISTINE HILLGER FOR THEIR VOLUNTEER
WORK THROUGH OCEAN BLUE FOUNDATION. (0410-30)

1.2 PRESENTATION ON SDG&E SUMMER PREPAREDNESS BY CLAUDIA
VALENZUELA, PUBLIC AFFAIRS MANAGER. (0820-90)

CONSENT CALENDAR (2.1-2.3) - 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 MINUTES.
City Manager's Recommendation: Approve the minutes of the Special Workshop
Meeting of February 8, 2012.

2.2 RATIFICATION OF WARRANT REGISTER. (0300-25)
City Manager's Recommendation: Ratify the following registers: Accounts Payable
Numbers 80842 through 80902 with a subtotal amount of $1,385,623.13 and Payroll
Checks/Direct Deposit 44749 through 44781 for a subtotal amount of $270,673.75 for a
total amount of $1,656,296.88.

2.3  ADOPTION OF RESOLUTION NO. 2012-7237 AUTHORIZING THE CITY MANAGER
TO SIGN AN AGREEMENT BETWEEN THE CITY OF IMPERIAL BEACH AND YMCA
CAMP SURF PERMITTING THE PLACEMENT OF ONE LIFEGUARD TOWER ON
NAVY PROPERTY CURRENTLY LEASED TO CAMP SURF. (0130-70 & 0220-10)
City Manager’'s Recommendation: Adopt resolution.

ORDINANCES — INTRODUCTION/FIRST READING (3.1)

3.1 FIRST READING / INTRODUCTION OF ORDINANCE NO. 2012-1130 AND PUBLIC
HEARING / ADOPTION OF RESOLUTION NO. 2012-7236: THE CITY OF IMPERIAL
BEACH: GENERAL PLAN AMENDMENT (GPA)/LOCAL COASTAL PROGRAM
AMENDMENT (LCPA) / ZONING CODE AMENDMENT (ZCA) 100057 / AND FINAL
PROGRAM ENVIRONMENTAL IMPACT REPORT FOR THE COMMERCIAL ZONING
AMENDMENT PROJECT. MF 935 (0610-95)

City Manager’'s Recommendation:

1. Declare the public hearing open;

2. Receive report and entertain testimony;

3. Continue public hearing to the City Council meeting of August 15, 2012;

4. Adopt Resolution No. 2012-7236 approving the proposed General Plan/Local
Coastal Program Amendment (GPA 100057), finding and certifying that the proposed
zoning amendment is consistent with the Coastal Act, and certifying the Final
Program Environmental Impact Report (SCH# 2011041048), which makes the
necessary findings and provides conditions of approval in compliance with local and
state requirements;

5. Mayor calls for the first reading of the title of Ordinance No. 2012-1130 approving the
proposed Zoning Code Amendment (ZCA 100057);

6. City Clerk to read Ordinance 2012-1130 by title only; and

7. Motion to waive further reading of Ordinance No. 2012-1130 and set the matter for
its second reading and adoption at the next regularly scheduled City Council
meeting.

ORDINANCES — SECOND READING & ADOPTION (4)
None.
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PUBLIC HEARINGS (5.1-5.2)

51

5.2

COUNCIL WORKSHOP FOR THE 5™ CYCLE (2013-2020) IMPERIAL BEACH
HOUSING ELEMENT. MF 1060. (0660-95)

City Manager's Recommendation:

1. Declare the public hearing open;

2. Receive report and entertain testimony; and

3. Close public hearing.

ADOPTION OF RESOLUTION NO. 2012-7238 FOR THE ABATEMENT OF

SUBSTANDARD AND PUBLIC NUISANCE CONDITION(S) AT 550 HIGHWAY 75.

(0470-20)

City Manager’'s Recommendation: That the City Council order the owner to complete the

abatement of the foregoing items in accordance with the June 28, 2012 and July 19,

2012 notices by taking the following actions:

1. Declare the public hearing open and receive report;

2. Entertain any objections or protests;

3. Close the Public Hearing; and

4. Adopt Resolution No. 2012-7238 finding and declaring that the Notice and Order to
Eliminate Substandard and Public Nuisance Condition(s), regarding the property at
550 Highway 75 is appropriate and assessing a $500.00 administrative fee for
nuisance abatement proceedings and $17,300.00 in accrued civil penalties, and
authorizing staff to seek legal action to either compel the property owner to clean up
the property or to obtain an abatement warrant to cause the abatement to be
completed by city forces or private contract.

REPORTS (6.1-6.3)

6.1

6.2

RESOLUTION NO. 2012-7239 AWARDING A PROFESSIONAL SERVICES
AGREEMENT WITH ATKINS NORTH AMERICA, INC. FOR A SEWER SERVICE
CHARGE AND CAPACITY FEE STUDY. (0390-55 & 0830-90)

City Manager's Recommendation:

1. Receive report and

2. Adopt resolution.

RESOLUTION NO. 2012-7240 APPROVING CITY IMPERIAL BEACH CDBG FY12-13
PROJECT NAME CHANGE AND APPROVING THE REALLOCATION OF A
PORTION OF CDBG PROJECT FUNDS FROM FY 09-10 AND FY 11-12 TO CDBG FY
12-13 PROJECT. (0650-34)

City Manager's Recommendation:

1. Receive report and

2. Adopt Resolution No. 2012-7240 authorizing the following:

a. Name change for CDBG FY 12-13 Project to “Imperial Beach Boulevard
Pedestrian Crosswalk.”

b. Transfer of $22,491.10 FY 2009-2010 CDBG Funds from the Civic Center
Crosswalk Project CIP# S09-102 to the Imperial Beach Boulevard Pedestrian
Crosswalk project.

c. Transfer of up to $18,000 from FY 11-12 13™ Street & Ebony Ave. Pedestrian
Access Ramps Project CIP# S12-103 to the Imperial Beach Boulevard
Pedestrian Crosswalk project.

Continued on Next Page
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REPORTS (Continued)

6.3

CONSIDERATION TO SUBMIT AN ALTERNATIVE INITIATIVE REGARDING
MEDICAL MARIJUANA COLLECTIVES. (0430-20 & 0610-95)
City Manager’'s Recommendation: That the City Council consider the following options:
1. If the City Council wishes to place the Alternative Initiative as a competing measure
on the November 2012 ballot:
A. Adopt Resolution 2012-7241 (Attachment 4) adding the proposed ordinance
relating to Medical Marijuana Collectives to the November 6, 2012 Election; and
B. Adopt Resolution 2012-7242 (Attachment 5), setting priorities for filing written
arguments and directing the City Attorney to prepare an impartial analysis; and
C. Adopt Resolution 2012-7243 (Attachment 6), providing for the filing of rebuttal
arguments.
2. If the City Council does not wish to submit the Alternative Initiative as a competing
ballot measure, then no action is required at this time.

[.B. REDEVELOPMENT AGENCY SUCCESSOR AGENCY REPORTS (7.1-7.4)

7.1

7.2

7.3

7.4

ADOPTION OF RESOLUTION NO. SA-12-11 OF THE IMPERIAL BEACH
REDEVELOPMENT AGENCY SUCCESSOR AGENCY DETERMINING THAT THE
HOUSING AUTHORITY’S DESIGNATIONS OF THE USE AND COMMITMENT OF
CERTAIN PROCEEDS DERIVED FROM HOUSING BONDS ISSUED PRIOR TO
JANUARY 1, 2011 FOR PURPOSES OF AFFORDABLE HOUSING ARE
CONSISTENT WITH THE HOUSING BONDS COVENANT OBLIGATIONS,
INCLUDING REQUIREMENTS RELATING TO TAX STATUS, AND THAT THERE ARE
SUFFICIENT HOUSING BONDS PROCEEDS AVAILABLE FOR THE DESIGNATED
PURPOSES. (0412-50 & 0418-50)

City Manager's Recommendation: That the Imperial Beach Redevelopment Agency
Successor Agency adopt the resolution.

ADOPTION OF RESOLUTION NO. SA-12-12 OF THE IMPERIAL BEACH
REDEVELOPMENT AGENCY SUCCESSOR AGENCY APPROVING THE
ADMINISTRATIVE BUDGET FOR THE PERIOD OF JANUARY 1, 2013 THROUGH
JUNE 30, 2013 AND RELATED ACTIONS. (0418-50)

City Manager's Recommendation: That the Imperial Beach Redevelopment Agency
adopt the resolution.

ADOPTION OF RESOLUTION NO. SA-12-13 OF THE IMPERIAL BEACH
REDEVELOPMENT AGENCY SUCCESSOR AGENCY APPROVING THE
RECOGNIZED OBLIGATION PAYMENT SCHEDULE (ROPS) FOR THE PERIOD OF
JANUARY 1, 2013 THROUGH JUNE 30, 2013. (0418-50)

City Manager's Recommendation: That the Imperial Beach Redevelopment Agency
Successor Agency adopt the resolution.

ADOPTION OF RESOLUTION NO. SA-12-14 AUTHORIZING THE EXECUTIVE
DIRECTOR TO EXECUTE A PROFESSIONAL SERVICES AGREEMENT WITH A
LICENSED ACCOUNTANT TO PERFORM A DUE DILIGENCE REVIEW PURSUANT
TO HEALTH AND SAFETY CODE SECTION 34179.5. (0418-50)

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.

Is/
Jacqueline M. Hald, MMC
City Clerk
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ITEM NO. 2.1
DRAFT SPECIAL WORKSHOP MEETING

IMPERIAL BEACH CITY COUNCIL
FEBRUARY 8, 2012
6:00 P.M.

Community Room
(Behind City Hall)
825 Imperial Beach Boulevard
Imperial Beach, CA 91932

SPECIAL WORKSHOP MEETING CALL TO ORDER BY MAYOR
MAYOR JANNEY called the Special Meeting to order at 6:00 p.m.

ROLL CALL BY CITY CLERK

Councilmembers present: Bilbray, King, Bragg

Councilmembers absent: None

Mayor present: Janney

Mayor Pro Tem present: Spriggs (arrived at 6:05 p.m.)

Staff present: City Manager Brown, City Attorney Lyon, Assistant

City Manager Wade, City Clerk Hald, Finance Director
McGrane, Public Safety Director Clark, Human
Resources Manager Leichtle, Environmental Manager
Helmer

PUBLIC COMMENTS
None.

REPORTS
1. DISCUSSION ON LIFE AFTER REDEVELOPMENT. (0100-10)

FINANCE DIRECTOR MCGRANE gave a PowerPoint presentation on the financial impact of
the dissolution of the redevelopment agency.

City Council, along with senior management staff, conducted a discussion on City Council’s
vision and goals for the City with consideration of reduced funds for services.

MAYOR JANNEY adjourned the Workshop meeting at 7:05 p.m. due to the Special City Council
meeting scheduled for 7:00 p.m. He called the Workshop meeting back to order at 7:18 p.m.

Staff was directed to return to City Council in approximately one month with another workshop
to discuss longer-term vision and actions to stimulate the local economy and to provide for
public improvements.

ADJOURNMENT
MAYOR JANNEY adjourned the Special meeting at 8:06 p.m.

James C. Janney, Mayor

Jacqueline M. Hald, MMC
City Clerk






AGENDA ITEM NO., Z - Z—

STAFF REPORT
CITY OF IMPERIAL BEACH

TO: HONORABLE MAYOR AND CITY COUNCIL
FROM: GARY BROWN, CITY MANAGER
MEETING DATE: August 1, 2012 /)/
ORIGINATING DEPT.: Michael McGrane

INTERIM FINANCE DIRECTOR/CITY TREASURER
SUBJECT: RATIFICATION OF WARRANT REGISTER
BACKGROUND:
None
DISCUSSION:

As of April 7, 2004, all large warrants above $100,000 will be separately highlighted and
explained on the staff report.

Vendor Check Amount Description
Southland Paving Inc. 80858 $515,075.65 | Street Improvement Phase 4/5

PAL General Engineering 80874 $229,153.59 | Street Improvement Phase 3B

SD County Sheriff 80877 $466,425.52 | Law Enforcement Services May 2012

ENVIRONMENTAL DETERMINATION:

Not a project as defined by CEQA.
The following registers are submitted for Council ratification.
WARRANT # DATE AMOUNT

Accounts Payable

80842-80863 07/12/12 $ 544,740.59
80864-80902 07/20/12 840,882.54

Sub-Total $ 1.385623.13




PAYROLL CHECKS/DIRECT DEPOSIT:

44749-44781 P.P.E. 07/12/12 $ 270,673.75
$ 270.673.75

TOTAL $ 1,656,296.88

FISCAL IMPACT:

Warrants are issued from budgeted funds.

DEPARTMENT RECOMMENDATION:

It is respectfully requested that the City Council ratify the warrant register.

CITY MANAGER’S RECOMMENDATION:

Approve Department recommendation.

- VS iy
Gary Brown, City Manager

Attachments:
1. Warrant Registers



PREPARED 07/23/2012, 8:10:01 A/P CHECKS BY PERIOD AND YEAR PAGE 1 ATTACHMENT 1
PROGRAM: GM350L

CITY OF IMPERIAL BEACH FROM 07/12/2012 TO 07/20/2012 BANK CODE 00
CHECK CHECK CHECK
DATE NUMBER VENDOR NAME VENDOR # AMOUNT
ACCOUNT # TRN DATE DESCRIPTION INVOICE PO # PER/YEAR TRN AMOUNT
07/12/2012 80842  AT&T 2430 2,897.08
503-1923-419.27-04 06/20/2012 3372571583448 3474967 12/2012 355.49
503-1923-419.27-04 06/20/2012 3393431504727 3473359 12/2012 177.75
503-1923-419.27-04 06/20/2012 3393439371447 3476057 12/2012 177.75
503-1923-419.27-04 06/20/2012 3393442323406 3476366 12/2012 177.75
101-1210-413.27-04 06/17/2012 6194235034 3465773 12/2012 16.20
101-5020-432.27-04 06/15/2012 6194238311966 3461634 12/2012 5.73
101-3030-423.27-04 06/15/2012 6194238322966 3461635 12/2012 5.02
503-1923-419.27-04 06/11/2012 6194243481712 3444045 12/2012 15.80
101-1230-413.27-04 06/17/2012 6196281356950 3464995 12/2012 11.79
101-1920-419.27-04 06/17/2012 6196282018442 3465001 12/2012 .10
601-5060-436.27-04 06/15/2012 C602221236777 3461626 12/2012 19.69
101-1920-419.27-04 06/15/2012 602224829777 3462697 12/2012 100.43
101-1110-412.27-04 06/15/2012 C602224831777 3462699 12/2012 122.56
101-1020-411.27-04 06/15/2012 602224832777 3462700 12/2012 60.19
101-1230-413.27-04 06/15/2012 C602224833777 3462701 12/2012 294.94
101-1130-412.27-04 06/15/2012 602224834777 3462702 12/2012 66.90
101-1210-413.27-04 06/15/2012 C602224835777 3462703 12/2012 198.35
101-6030-453.27-04 06/15/2012 602224836777 3462704 12/2012 77.69
101-6010-451.27-04 06/15/2012 €602224837777 3462705 12/2012 70.36
101-3020-422.27-04 06/15/2012 C602224838777 3462706 12/2012 289.42
101-3030-423.27-04 06/15/2012 €602224839777 3462707 12/2012 209.78
101-5020-432.27-04 06/15/2012 C602224840777 3462708 12/2012 294.32
601-5060-436.27-04 06/15/2012 ©602224841777 3462709 12/2012 149.07
07/12/2012 80843 CVA SECURITY 797 75.00
101-1910-419.30-02 05/15/2012 COMMUNICATOR ALARM INSTL 22059 120079 11/2012 75.00
07/12/2012 80844 CLEAN HARBORS 913 2,262.36
101-5040-434.21-04 05/31/2012 MAY 2012 6Y1264408 120038 11/2012 2,262.36
07/12/2012 80845 COX COMMUNICATIONS 1073 600.00
503-1923-419.21-04 06/27/2012 JUN/JUL '12 3110039780701 07-16-2012 120188 12/2012 600.00
07/12/2012 80846 FASTENAL 909 75.33
101-5010-431.30-02 06/20/2012 WASHERS & NUTS CACHU28028 120019 12/2012 75.33
07/12/2012 80847  KOA CORPORATION 611 716.65
405-1260-513.20-06 05/31/2012 MAY 2012-AS NEEDED TRAFFI JB14106X4 121054 11/2012 716.65
07/12/2012 80848  LOUNSBERY FERGUSON ALTONA AND 1624 237.00
101-1220-413.20-02 06/25/2012 STATE MANDATES CLAIM-SD C 06-25-2012 F12094 12/2012 237.00
07/12/2012 80849  MASON'S SAW & LAWNMOWER 923 811.40
101-6020-452.30-22 06/28/2012 WEED EATERS 284758 120039 12/2012 811.40
07/12/2012 80850  MONJARAS AND WISMEYER GROUP IN 2419 946.00
101-1130-412.20-06 06/13/2012 05/10-06/11/12 HR SVCS 8203 121053 12/2012 946.00
07/12/2012 80851 OFFICE DEPOT, INC 1262 567.96

101-1010-411.29-04 06/19/2012 CC SERVEWARE FOR MTGS 613317495001 120001 12/2012 44 .64



PREPARED 07/23/2012,
PROGRAM: GM350L

CITY OF IMPERIAL BEACH

8:10:01

A/P CHECKS BY PERIOD AND YEAR

FROM 07/12/2012 TO 07/20/2012

BANK CODE

PAGE 2

CHECK CHECK
DATE NUMBER
ACCOUNT #

101-1110-412.30-01
101-1010-411.29-04
101-1010-411.30-01
101-3020-422.30-01
101-3020-422.30-01
101-1210-413.30-01

07/12/2012 80852
101-1020-411.21-01
101-1130-412.21-01
101-1110-412.21-01
101-1020-411.21-01
101-1130-412.21-01
101-1110-412.21-01

07/12/2012 80853
101-6040-454.21-04

07/12/2012 80854
101-1130-412.21-04
101-1130-412.21-04

07/12/2012 80855
248-1920-519.20-06

07/12/2012 80856
101-5010-431.29-04
101-5010-431.29-04
101-5010-431.29-04

07/12/2012 80857
101-6020~452.27-01
101-5010-431.27-01
101-6020-452.27-01
101-6010-451.27-01
101-6020-452.27-01
101-6010-451.27-01
101-5010-431.27-01
101-5010-431.27-01
101-6020-452.27-01
101-6020~-452.27-01
101-5010-431.27-01
101-6020-452.27-01
101-6010-451.27-01

07/12/2012 80858
402-5000-532.20-06

07/12/2012 80859
101-1210-413.30-01

VENDOR NAME VENDOR #

TRN DATE DESCRIPTION
06/19/2012 CC SERVEWARE FOR MTGS
06/07/2012 MISC OFFICE SUPPLIES
06/07/2012 MISC OFFICE SUPPLIES
06/18/2012 MISC OFFICE SUPPLIES
06/18/2012 FLASH DRIVES
06/26/2012 INK CARTRIDGE/PENS/TAPE
OFFICETEAM 1266
06/25/2012 ARMENDARIZ,E W/E 06/22/12
06/25/2012 ARMENDARIZ,E W/E 06/22/12
06/25/2012 VEA,E W/E 06/22/2012
07/02/2012 ARMENDARIZ,E W/E 06/29/12
07/02/2012 ARMENDARIZ,E W/E 06/29/12
07/04/2012 VEA,E W/E 06/29/2012
PARTNERSHIP WITH INDUSTRY 1302
06/19/2012 P/E 06/15/2012
QWIK PRINTS 1622
07/02/2012 JUN 2012 FINGERPRINTS
06/01/2012 MAY 2012 FINGERPRINTS
RANERI & LONG BUILDING SPECIAL 2446
06/25/2012 C&G-1361 E LANE
RECLAIMED AGGREGATES, 2137
06/16/2012 JUN 2012 RECYCLE
12/25/2011 DEC 2011 RECYCLYE
11/20/2011 NOV 2011 RECYCLE
SDGE 289
07/03/2012 0175 275 3776 05/31-06/29
07/03/2012 0824 329 2041 05/31-06/29
07/03/2012 2081 689 1273 05/31-06/29
07/03/2012 2081 692 3399 05/31-06/29
07/03/2012 2083 847 9032 05/31-06/29
07/03/2012 3206 700 9265 05/31-06/29
07/02/2012 3448 930 9646 05/30-06/28
07/02/2012 5153 272 6717 05/30-06/28
07/03/2012 5456 692 8951 05/31-06/29
07/03/2012 6921 003 2109 05/31-06/29
07/03/2012 7706 795 7872 05/31-06/29
07/03/2012 9327 898 1346 05/31-06/29
07/03/2012 9956 693 6272 05/31-06/29
SOUTHLAND PAVING, 2417
05/31/2012 MAY 2012 ST IMPRVMNTS 4/5
SPARKLETTS 2341
06/30/2012 JUN 2012

613317495001
613513267001
613513267001
614557517001
614557544001
615102155001

35791462
35791462
35751461
35825067
35825067
35862890

GS04256

121841029
121531133

06-25-2012

74~ACC-00152
13139
12987

07-18-2012
07-18-2012
07-18-2012
07-18-2012
07-18-2012
07-18-2012
07-17-2012
07-17-2012
07-18-2012
07-18-2012
07-18-2012
07-18-2012
07-18-2012

5850-4

10552239 063012

120001
120001
120001
120001
120001
120001

121025
121025
121026
121025
121025
121026

120012

120099
120099

121055

120048
120048
120048

120732

120127

12/2012
12/2012
12/2012
12/2012
12/2012
12/2012

12/2012
12/2012
12/2012
12/2012
12/2012
12/2012

12/2012

12/2012
12/2012

12/2012

12/2012
06/2012
05/2012

12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012

11/2012

12/2012

1,205.99
1,205.99

120.00
100.00
20.00

7.,061.00
7,061.00

400.00
200.00
100.00
100.00

1,740.55
339.26
173.85
229.67

12.72
39.15
30.21
9.94
12.68
38.21
407.36
11.78
251.07
184.65

515,075.65
515,075.65

21.85
21.85



PREPARED 07/23/2012,
PROGRAM: GM350L

CITY OF IMPERIAL BEACH

8:10:01

A/P CHECKS BY PERIOD AND YEAR

FROM 07/12/2012 TO 07/20/2012

BANK CODE

PAGE 3

CHECK CHECK

DATE NUMBER
ACCOUNT #

07/12/2012 80860

101-3020-422.27-05

07/12/2012 80861
101-3035-423.30-02

07/12/2012 80862
101-6040-454.30-02
101-6020-452.30-02

07/12/2012 80863
101-6020-452.30-22
101-3030-423.30-02
101-3030-423.30-02

07/20/2012 80864
101-6020-452.21-04

07/20/2012 80865
101-1010-411.30-02
101-5020-432.30-02

07/20/2012 80866
101-0000-221.01-02
402-5000-532.20-06

07/20/2012 80867
101-6040-454.27-02
101-3030-423.27-02
101-5010-431.27-02
101-5010-431.27-02
101-5010-431.27-02
101-5010-431.27-02
101-5010-431.27-02
101-5010-431.27-02
101-5010-431.27-02
101-5010-431.27-02
101-5010-431.27-02
101-3030-423.27-02
405-5030-433.27-02
601-5060-436.27-02
601-5060-436.27-02
101-5010-431.27~02
101-6020-452.27-02
101-1910-419.27-02
101-6020-452.27-02
101-5010-431.27-02
101-5020-432.27-02
101-6020-452.27-02

SPRINT
06/29/2012

SURF CRAFT INTERNATIONAL,
05/31/2012

WAXIE SANITARY SUPPLY
06/26/2012
06/27/2012

WHITE CAP CONSTRUCTION SUPPLY

06/28/2012
06/27/2012
06/28/2012

AGRICULTURAL PEST CONTROL
06/26/2012

ARROWHEAD MOUNTAIN SPRING
06/22/2012
06/22/2012

BDS ENGINEERING INC
06/28/2012
06/28/2012

CALIFORNIA AMERICAN WATER
07/06/2012
07/06/2012
07/06/2012
07/06/2012
07/06/2012
07/06/2012
07/06/2012
07/06/2012
07/06/2012
07/06/2012
07/06/2012
07/10/2012
07/10/2012
07/10/2012
07/10/2012
07/16/2012
07/16/2012
07/16/2012
07/16/2012
07/16/2012
07/16/2012
07/16/2012

2040
05/26/2012-06

INC. 2448

/25/2012

JR LG UNIFORMS

802

JANITORIAL SUPPLIES
JANITORIAL SUPPLIES

1434

GENERATOR CARB
REFLECTIVE TRAFFIC CONES
REFLECTIVE TRAFFIC CONES

123
JUN 2012
WATE 1340
JUN 2012

MAY/JUN 2012

372
PLAN CHECK

JUN 2012 ST IMPRVMNTS 4/5

612
05-0092998-9
05-0093917-8
05-0094000-2
05-0094041-6
05-0094076-2
05-0094163-8
05-0094234-7
05-0094268-5
05-0094293-3
05-0094304-8
05-0094973-0
05-0155019-8
05-0155037-0
05-0392478-9
05-0505362-9
05-0110529-0
05-0111454-0
05-0111478-9
05-0111479-7
05-0111480-5
05-0424056-5
05-0477133-8

05/01-07/02
05/01-07/02
05/01-07/02
05/01-07/02
05/01-07/02
05/01-07/02
05/01-07/02
05/01-07/02
05/01-07/02
05/01-07/02
05/01-07/02
06/04-07/05
06/05-07/05
06/05-07/05
06/05-07/05
05/10-07/11
05/10-07/11
05/10-07/11
05/10-07/11
05/10-07/11
05/14-07/12
05/14-07/12

594768811-055

296

73357286
73359305

15066697
3278456-01
15066725-00

277153

02F0031149578
02F0026726646

12-02E
10-410

07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-30-2012
07-30-2012
07-30-2012
07-30-2012
08-06-2012
08-06~-2012
08-06-2012
08-06-2012
08-06-2012
08-06-2012
08-06-2012

121067

120025
120025

120027
120027
120027

120242

120098
120222

110675

12/2012

11/2012

12/2012
12/2012

12/2012
12/2012
12/2012

12/2012

12/2012
12/2012

12/2012
12/2012

12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012

149.97
149.97

3,012.38
3,012.38

1,139.40
841.93
297.47

1,433.60
922.34
235.18
276.08

95.00
95.00

235.57
40.93
194 .64

1,732.00
157.00
1,575.00

8,363.28
490.00
185.44

24 .98
28.65
28.65
46.95
28.65
72.59
35.97
79.94
530.25
21.15
12.43
12.49
145.84
24.67
17.32
109.35

5,055.30

260.02
77.22
1,075.36
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BANK CODE
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CHECK CHECK
DATE
ACCOUNT #
07/20/2012 80868

101-5040-434.21-04

07/20/2012 80869
503-1923-419.20-06

07/20/2012 80870
101-1020-411.21-06
101-1020-411.21-06

07/20/2012 80871
202-5016-531.20-06
601-5060-436.28~-07
101-0000-221.01-02

07/20/2012 80872
504-1924-519.20-06

07/20/2012 80873
402-5000-532.20-06

07/20/2012 80874
101-5000-532.20-06

07/20/2012 80875
101-5020-432.28-11
601-5060-436.30-02
101-5020-432.29-02
101-5020-432.29-02
101-6040-454.30-02
101-5020-432.28-04
101-6020-452.30-02
101-6040-454.30-22
101-6040-454.30-02
101-1910-419.30-02
101-5020-432.28-04
101-1910-419.30-02
601-5050-436.30-02
101-6040-454.10-02
101-5020-432.28-04
501-1921-~419.30~-02
101-5030-433.30-02
501-1921-419.29-04
101-5020-432.29-02

07/20/2012 80876
101-3020-422.27-01
101-1510-415.27-01
101-5010-431.27-01

CLEAN HARBORS
07/05/2012

CORODATA MEDIA STORAGE,
06/30/2012

COUNTY OF SAN DIEGO
06/29/2012
07/11/2012

EAGLE NEWSPAPER
06/06/2012
06/06/2012
06/06/2012

MISSION TRUSS
07/09/2012

PAL GENERAL ENGINEERING INC.

06/29/2012

PATRIOT GENERAL ENGINEERING IN

06/01/2012

ROBERTA OTERO-PETTY CASH

12/21/2011
01/03/2012
01/18/2012
01/24/2012
02/27/2012
02/29/2012
03/08/2012
03/12/2012
03/26/2012
04/11/2012
04/17/2012
04/18/2012
04/23/2012
05/07/2012
05/24/2012
06/18/2012
06/25/2012
06/26/2012
06/26/2012

SAN DIEGO GAS
07/09/2012
07/09/2012
07/09/2012

& ELECTRIC

INC. 2334

JUN 2012

1050
IB PETITION #102 MEDICAL
IB PETITION #102 MEDICAL

1204

RFQP SEWER/RTIP

RFQP SEWER/RTIP

LEGAL ADS/SPITZER VARIANC

2449
SPORTS PK RR TRUSS

2411
ST IMPRVMNTS PHASE 3B

2395
9TH/PALM DEMO-RETENTION

2229
NOC-COPY FEES (CROSSWALK)
LIGHT BULBS-SEWER RR
EMP CONGRATULATIONS
FOAM CUPS-BREAK ROOM
SILICONE GASKET LUBE
REFRESHMENTS FOR TRAINING
TIDELANDS KEY COPEIS -
DRILL BITS
STEEL - RECYCLE LID LOCKS
KEY COPIES-SOFTBALL SNACK
WATER & REFRESHMENTS -
GLASS-FIRE EXTINGUSHER DR
BANNER ZIP TIES
STEEL PIPE-BOLLARD REPAIR
KING,M-LUNCH AT TRAINING
#113 VEHICLE SPARE KEY
KEY COPIES-SPORTS PARK RR
POOL VEHICLE "CAR WASH"
EMP GOODBYE CARDS

1399

1008 786 9371 05/30-06/28
1008 786 9371 05/30-06/28
1008 860 4389 05/25-06/26

6Y1200206

DS1251445

2181
2181

71534
71534
71534

2240

14003-1RET

2011-0687708
06710001945781

220549
02-29-2012
03-08-2012
03-12-2012
327068
005838
04-17-2012
04-18-2012
000030
52643
1685#11-58
06-18-2012
007474

923

1338

07-25-2012
07-25-2012
07-25-2012

120038

120105

120031
120031

121043

120807

120458

12/2012

12/2012

12/2012
12/2012

12/2012
12/2012
12/2012

12/2012

12/2012

12/2012

12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012

12/2012
12/2012
12/2012

1,783.98
1,783.98

136.12
136.12

1,231.61
927.81
303.80

195.00
70.00
50.00
75.00

1,544.00
1,544.00

229,153.59
229,153.59

42,205.22
42,205.22

179.55
4.00
2.88
4.30
3.54
6.99

29.25
6.42
8.70
6.25
3.77

57.20

10.00

.93
2.00
5.23
3.76
3.77

12.50
8.06

10,477.17
32.38
137.64
37.35
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BANK CODE
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CHECK CHECK
DATE NUMBER
ACCOUNT #

101-3020-422.27-01
601-5060-436.27-01
101-6020-452.27-01
101-5010-431.27-01
101-5010-431.27-01
601-5060-436.27-01
101-6020-452.27-01
601-5060-436.27-01
101-5020-432.27-01

07/20/2012 80877
101-3010-421.20-06
101-3010-421.20-06
101-0000-338.60-03

07/20/2012 80878
101-5010-431.27-01
101-5010-431.27-01
101-6010-451.27-01
101-5010-431.27-01
215-6026-452.27-01
101-5010-431.27-01
101-5010-431.27-01
101-5010-431.27-01
601-5060-436.27-01
101-5010-431.27-01

07/20/2012 80879
101-5010-431.21-04
101-5010-431.21-04

07/20/2012 80880
503-1923-419.20-25

07/20/2012 80881
101-3030-423.28-01

07/20/2012 80882
101-3030-423.28-04

07/20/2012 80883
601-5060-436.21-04

07/20/2012 80884
101-6040-454.30-02

07/20/2012 80885
101-3020-422.21-04
601-5060-436.27-04

07/20/2012 80886
101-1130-412.28-04

07/09/2012
07/09/2012
07/09/2012
07/09/2012
07/09/2012
07/09/2012
07/09/2012
07/09/2012
07/09/2012

SAN DIEGO COUNTY SHERIFF

07/06/2012
07/06/2012
07/06/2012

SDGE
07/02/2012
06/28/2012
07/03/2012
07/03/2012
07/03/2012
07/02/2012
06/28/2012
06/28/2012
06/29/2012
07/10/2012

SOUTH WEST SIGNAL
06/27/2012
06/28/2012

SUNGARD PUBLIC SECTOR INC.

05/31/2012

TEMECOM, INC.
06/13/2012

MAY 2012
MAY 2012
MAY 2012

0646
1912
2081
2741
2819
3062
5280
5576
8773
9476

753
409
689
969
871
843
340
188
823
001

882

05/30-06/28
05/28-06/26
05/31-06/29
05/31-06/30
05/31-06/30
05/31-06/29
05/30-06/31
05/30-06/30
05/25-06/26

LAW ENFORCEMENT
LAW ENFORCEMENT
TOW FEE CREDIT

289
1938
2723
7619
9359
6315
3719
6641
0541
6424
6989

488

05/30-06/28
05/25-06/26
05/31-06/29
05/31-06/30
05/31-06/30
05/30-06/28
05/25-06/26
05/25-06/26
05/30-06/28
05/31-06/29

DIMENSION BATTERY BACKUP
JUN 2012

1370

FY 12/13 SUNGARD SOFTWARE

2372

TOWER PHONE LINES REPAIR

THE CENTRE FOR ORGANIZATION EF
WORKSHOP/STABENOW, R

05/16/2012

UNDERGROUND SERVICE ALERT OF
JUN 2012

07/01/2012

WAXIE SANITARY SUPPLY

07/06/2012

AMERICAN MESSAGING
07/01/2012
07/01/2012

CITY OF EL CAJON
07/02/2012

1499

731

802

JANITORIAL SUPPLIES

JULY 2012

1759

JUL-SEP 2012 PAGING FEES

2012/2013 CONSORTIUM TRNG

845

07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012
07-25-2012

07-06-2012
07-06-2012
07-06-2012

07-17-2012
07-13-2012
07-18-2018
07-18-2012
07-18-2012
07-17-2012
07-13-2012
07-13-2012
07-14-2012
07-26-2012

50795
50804

51004

1201

20954

620120320

73375616

L1074045MG
L1252241MG

07-02-2012

120047
120047

130106

121052

121031

120106

130016

130118
130128

12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012

11/2012
11/2012
11/2012

12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012

12/2012
12/2012

01/2013

12/2012

11/2012

12/2012

01/2013

01/2013
01/2013

01/2013

466,425.52

439,174.62

27,778.00
527.10-

4,085.11
10.12
10.30

363.09
134.88

1,824.87
12.52
70.06

9.94

1,022.90

626.43

3,990.00
3,830.00
160.00

5,380.63
5,380.63

950.00
950.00

99.00
99.00

30.00
30.00

1,260.30
1,260.30

253.39
154.11
99.28

725.00
725.00
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07/20/2012
503-1923-419.
601-5050-436.
101-6010-451.

07/20/2012
101-1130-412.

07/20/2012
101-0000~121.

07/20/2012
101-0000-221.

07/20/2012
101-1110-412
101-1110-412.
405-1260~-413
502-1922-419.

07/20/2012
101-0000-209.

07/20/2012
101-0000-209.

07/20/2012
101-1910-419.
101-1910-419.
101-1910-419.

80887
29-04
21-04
29-04

80888
20-06

80889
00-00

808390
01-05

80891

.20-06

20-06

.20~-06

20-06

80892
0l1-08

80893
01-10

80894
21-04
21-04
21-04

COX COMMUNICATIONS

1073

101-1910-419.21-04
101-1910-419.21-04
101-1910-419.21-04
101-1910-419.21-04

07/20/2012
101-5020-432.

07/20/2012
101-1020-411.

07/20/2012
101-1110-412.
101-1020-411.
101-1130-412.

07/20/2012
101-1920-~419.

07/20/2012
101-0000-209.

80895
25-01

80896
21-06

80897
21-01
21-01
21-01

80898
25-02

80899
01-08

07/02/2012 07/01-07/31 3110015533201
07/05/2012 07/04-08/03 3110091187001
07/15/2012 07/13-08/12 3110015531401
CYNTHIA TITGEN 2340

07/07/2012 06/24/2012-07/06/2012
DANIEL D DIXON 2

07/05/2012 PARKING TICKET 53007
DARYL BORNEMAN 4

06/26/2012 REFUND SECURITY DEPOSIT
DKC ASSOCIATES, INC. 2187

07/12/2012 07/01/12-17/12/12
07/12/2012 06/28/12-06/30/12
07/12/2012 06/28/12-06/30/12
07/12/2012 06/28/12-06/30/12

I B FIREFIGHTERS ASSOCIATION 214

07/19/2012 PR AP PE 7/12/2012

ICMA RETIREMENT TRUST 457 242

07/19/2012 PR AP PE 7/12/2012

LLOYD PEST CONTROL 814

06/08/2012 JUN 2012 MARINA VISTA CTR
06/14/2012 JUN 2012 CITY HALL
06/14/2012 JUN 2012 FIRE DEPT
06/14/2012 JUN 2012 SHERIFF DEPT
06/20/2012 JUN 2012 SPORTS PARK
06/21/2012 JUN 2012 PUBLIC WORKS
06/21/2012 JUN 2012 DEMPSEY CTR
MOBILE HOME ACCEPTANCE CORPORA 1533

06/23/2012 07/07/12-08/06/12

NGUOI VIET TODAY 1715

07/06/2012 NOTICE OF ELECTION
OFFICETEAM 1266

07/09/2012 VEA,E W/E 07/06/2012
07/09/2012 ARMENDARIZ,E W/E 07/06/12
07/09/2012 ARMENDARIZ,E W/E 07/06/12

PITNEY BOWES INC
06/03/2012

SEIU LOCAL 221
07/19/2012

271
JUL-SEP 12 POSTAGE METER

1821
PR AP PE 7/12/2012

07-22-2012
07-25-2012
08-03-2012

07-07-2012

MR Refund

MF 711

253
253
253
253

20120719

20120719

3438148
3437878
3437879
3738071
3418234
3420118
3420427

166066

07-06-2012

35871764
35880593
35880593

416217

20120719

130126
130126
130126

130075

130122
120117
120117
120117

120083
120083
120083
120083
120083
120083
120083

130124

F13002

130127
130127
130127

130114

01/2013
01/2013
01/2013

01/2013

01/2013

12/2012

01/2013
12/2012
12/2012
12/2012

01/2013

01/2013

12/2012
12/2012
12/2012
12/2012
12/2012
12/2012
12/2012

01/2013

01/2013

01/2013
01/2013
01/2013

01/2013

01/2013

330.67

10.93
179.00
140.74

2,600.00
2,600.00

113.00
113.00

10,000.00
10,000.00

1,320.00
920.00
136.00
132.00
132.00

300.00
300.00

28,775.15
28,775.15

325.00
53.00
36.00
36.00

36.
51.
53.
60.

296.
296.

30.
30.

1,701.
925.
339.
436.

206

206.

1,453
1,453

.88
88

.85
.85
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CITY OF IMPERIAL BEACH FROM 07/12/2012 TO 07/20/2012 BANK CODE 00
CHECK CHECK CHECK
DATE NUMBER VENDOR NAME VENDOR # AMOUNT
ACCOUNT # TRN DATE DESCRIPTION INVOICE PO # PER/YEAR TRN AMOUNT
07/20/2012 80500 SKS INC. 412 9,176.57
501-19521-419.28-15 06/28/2012 250 G DIESEL/1100 G REG 1249011-IN 120058 12/2012 4,503.48
501-1921-419.28-15 07/12/2012 187 G REG/284 G DIESEL 1249289-IN 130049 01/2013 4,673.09
07/20/2012 80501 UNION BANK PARS-#6746022400 2400 3,609.08
101-0000~-209.01-20 07/19/2012 PR AP PE 7/12/2012 20120719 01/2013 3,609.08
07/20/2012 80902 WAGE WORKS INC. 2210 113.00
101~1920-419.21-04 07/16/2012 JUN/JUL 2012 125AT0191832 130115 01/2013 113.00

DATE RANGE TOTAL * 1,385,623.13 *







AGENDA ITEM NO. g

STAFF REPORT
CITY OF IMPERIAL BEACH

TO: HONORABLE MAYOR AND CITY COUNCIL

FROM: GARY BROWN, CITY MANAGER

MEETING DATE: August 1, 2012

ORIGINATING DEPT.: PUBLIC SAFETY ﬁ]/”

SUBJECT: ADOPTION OF RESOLUTION 2012-7237 AUTHORIZING THE

CITY MANAGER TO SIGN AN AGREEMENT BETWEEN THE
CITY OF IMPERIAL BEACH AND YMCA CAMP SURF
PERMITTING THE PLACEMENT OF ONE LIFEGUARD TOWER
ON NAVY PROPERTY CURRENTLY LEASED TO CAMP SURF.

BACKGROUND:

The City of Imperial Beach, the United States Department of the Navy, and YMCA Camp Surf
have an agreement that allows the YMCA to operate their program known as Camp Surf, on an
area of federal land located north of Carnation Avenue.

DISCUSSION:

The Camp Surf corner, where their leased land and the City of Imperial Beach intersect, is the
ideal location to place a lifeguard tower that will provide needed coverage between the Palm
Avenue street end and the City limits. The attached agreement with YMCA Camp Surf
accomplishes this, and will be in effect from July 24, 2012 through October 31, 2012, after which
a longer agreement will be pursued.

ENVIRONMENTAL DETERMINATION:

Not a project as defined by CEQA.

FISCAL IMPACT:

There is no fiscal impact associated with this action.

DEPARTMENT RECOMMENDATION:

The Public Safety Department recommends adoption of Resolution 2012-7237, authorizing the
City Manager’s signature on the agreement with YMCA Camp Surf.


ncortez
Typewritten Text
     August 1, 


CITY MANAGER’S RECOMMENDATION:

Approve Department recommendation.

o

g
Gary Brown, City Manager

Attachments:
1. Resolution No. 2012-7237
2. Agreement to Use Property



ATTACHMENT 1

RESOLUTION NO. 2012-7237

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IMPERIAL BEACH,
CALIFORNIA, AUTHORIZING THE CITY MANAGER TO SIGN AN AGREEMENT
BETWEEN THE CITY OF IMPERIAL BEACH AND YMCA CAMP SURF
PERMITTING THE PLACEMENT OF ONE LIFEGUARD TOWER ON PROPERTY
CURRENTLY LEASED TO CAMP SURF.

The City Council of the City of Imperial Beach does hereby resolve as follows:

WHEREAS, The City of Imperial Beach, the Department of the Navy, and YMCA
Camp Surf are in a joint agreement for land usage and municipal services in an area of
land north of Carnation Avenue; and

WHEREAS, there is a history of cooperation between the City and YMCA Camp
Surf relating to storing lifeguard towers during the off-season; and

WHEREAS, the City of Imperial Beach Lifeguard Division is in need of a location
near Carnation Avenue for the placement of a Lifeguard tower;

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of
Imperial Beach as follows:

1. That the City Council authorizes the City Manager to sign the
agreement with YMCA Camp Surf permitting placement of a lifeguard
tower on the southwest corner of the YMCA Camp Surf property.

PASSED, APPROVED, AND ADOPTED by the City Council of the City of Imperial
Beach at its meeting held on the 1% day of August, 2012, by the following vote:

AYES: COUNCILMEMBERS:
NOES: COUNCILMEMBERS:
ABSENT: COUNCILMEMBERS:

JAMES C. JANNEY, MAYOR
ATTEST:

JACQUELINE M. HALD, MMC
CITY CLERK




ATTACHMENT 2

FOR YOUTH DEVELOPMENT
FOR HEALTHY LIVING
FOR SOCIAL RESPOMNSIBILITY

July 23, 2012

Gary Brown, City Manager
City of Imperial Beach
825 Imperial Beach Blvd.
Imperial Beach, CA 91932

Re: License to Use Property
Dear Gary:

This letter constitutes a non-exclusive License from the YMCA of San Diego
County, on behalf of YMCA Camp Surf, to the City of Imperial Beach
permitting temporary and limited use of that portion of the south west
corner of the YMCA Camp Surf, located at 560 Silver Strand Boulevard,
Imperial Beach, California, as shown on the attached map. This license is
solely for staging, storage, and operation of a lifeguard tower, and for no
other purpose. This license shall be in effect from the date this letter is
acknowledged and executed by the City through and including October 31,
2012, at which time this license and the City’s use of the property shall
cease. There shall be no fee or cost for this permitted use. However, this
permitted use is subject and subordinate to Government Lease, dated
September 17, 1998, by and between the YMCA of San Diego County and
the United States of America (Department of the Navy).

This license to use the property is specific to the City and is not
transferable or assignable, in whole or in part, to any other person or
entity. The City shall leave the property in a clean and orderly condition,
and restored it to its original condition should any alterations or changes
occur during the time of use. The City shall not bring or allow to be
brought any materials or substances onto the property that are considered
hazardous in any manner (under any governmental rule or guideline), nor
shall the City allow any open fires, consumption of alcohol or smoking on
the property.

The City of Imperial Beach shall defend, indemnify and hold the YMCA of
San Diego County, its directors and officers, employees, agents and
members, harmless from and against any and all liabilities, damages,
claims or costs that may arise, directly or indirectly, in any manner
pertaining to this licensed use of the property.

YMCA Camp Surf

560 Silver Strand Boulevard

Imperial Beach, CA 91932 www.camp.ymca.ord
Phone 619-423-5850 FAX 619-423-4141




On or before the first day of permitted use, the City of Imperial Beach shall
deliver a certificate of Commercial General Liability Insurance in the
amount of at least Ten Million Dollars combined single limit for bodily injury
and property damage, naming the YMCA of San Diego County and the
United States of America (Department of the Navy) as additional insureds,
which insurance shall be primary and noncontributing with any other
insurance in effect for the YMCA of San Diego County or the United States
of America (Department of the Navy).

The YMCA reserves the right to terminate this license at any time for good
cause, without notice and without any further obligation. This letter
contains the entire agreement between the YMCA and the City, which
supercedes any other communications or understandings.

Please sign this letter where indicated below and return it to us at your
earliest convenience.

We look forward to our continued partnership with the City of Imperial
Beach, and the improved safety that this additional Lifeguard Tower will

rovide
p W y
Tom Madeyski

Executive Director/VP
YMCA Overnight Camping Branch

The City of Imperial Beach agrees to the terms and conditions of this
license as set forth above.

Dated: July __, 2012

By:

(signature)

- Its:

(title)
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STAFF REPORT
CITY OF IMPERIAL BEACH

TO: HONORABLE MAYOR AND CITY COUNCIL

FROM: GARY BROWN, CITY MANAGER

MEETING DATE: AUGUST 1, 2012 1

ORIGINATING DEPT.: COMMUNITY DEVELOPMENT DEPARTMENT *,{j
GREG WADE, COMMUNITY DEVELOPMENT DIRECTOR”

JIM NAKAGAWA, AICP, CITY PLANNER

SUBJECT: FIRST READING/ INTRODUCTION OF ORDINANCE NO. 2012-
1130 AND PUBLIC HEARING/ ADOPTION OF RESOLUTION
NO. 2012-7236: THE CITY OF IMPERIAL BEACH: GENERAL
PLAN AMENDMENT (GPA)/ILOCAL COASTAL PROGRAM
AMENDMENT (LCPA) / ZONING CODE AMENDMENT (ZCA)
100057/ AND FINAL PROGRAM ENVIRONMENTAL IMPACT
REPORT FOR THE COMMERCIAL ZONING AMENDMENT
PROJECT. MF 935

PROJECT DESCRIPTION/BACKGROUND:

This is a City-initiated proposal to amend the Imperial Beach General Plan/Local Coastal Plan
and Zoning Ordinance (GPA/LCPA/ZCA 100057) for properties designated C-1 (General
Commercial) in the Palm Avenue study area, C-2 (Seacoast Commercial) in the Old Palm
Avenue and Seacoast Drive study areas, and C-3 (Neighborhood Commercial) in the 13th
Street Corridor study areas. Also included in the proposed project are areas zoned R-1500
(High Density Residential) that are subject to the MU-1 (Mixed Use-1) overlay designation in the
Palm Avenue study area and the MU-2 (Mixed Use-2) overlay designation in the Seacoast Drive
study area.

The General Plan/LCP and commercial zoning amendments would apply a C/MU-1 General
Plan/Zone designation to the Palm Avenue study area, a C/MU-2 General Plan/Zone
designation to the Seacoast Drive and Old Palm Avenue study areas, and C/MU-3 General
Plan/Zone designation to the 13th Street Corridor study areas. In addition, property at the
northeast corner of 9th Street and Imperial Beach Boulevard has been included in the proposed
project to change the existing C-3 General Plan/Zone designation to R-3000 (Two-Family
Residential) pursuant to GP Policy L-4h. A proposed zoning map is shown on page 2 of this
staff report.

The list of uses in C/MU-1, C/MU-2, and C/MU-3 zones would identify all potential uses as
permitted by right, by conditional use permit or site plan, as well as uses not permitted in each
zone. Attached multiple-family residences would be permitted in each of the C/MU zones at
densities ranging from 1 dwelling unit per 1,000 square feet to 1 dwelling unit per 2,000 square
feet. A proposed Residential Overlay Zone would replace the existing Seacoast Commercial
MU-2 Overlay Zone for beachfront residential properties west of Ocean Lane. The purpose of
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the Residential Overlay Zone is to preserve opportunities for the continuation of single-family
residential uses in the area. Residential units, including detached single-family units, would
continue to be permitted by right. Additionally, all uses permitted within the C/MU-2 zone would
also be permitted in the Residential Overlay Zone.

Commercial parking requirements would be changed from a standard that varies by type of
commercial use to a standard of 1 space per 500 gross square feet of commercial use in the
proposed C/MU-1 and C/MU-3 zones, and to 1 space per 1,000 gross square feet of
commercial use in the proposed C/MU-2 zone. In addition, a reduction in required parking
would be permitted for vertical mixed-use projects of commercial, multiple-family, or hotel uses;
parking requirements would be waived for commercial uses of less than 1,000 square feet; and
opportunities to satisfy parking requirements by use of shared parking or off-site parking located
within 1,000 feet (an increase from 500 feet) would be allowed for multiple-family residential and
commercial uses (except hotels).

A major focus of the Commercial Zoning Review was to provide more flexibility in the City’'s
commercial zoning to allow for or incentivize well-designed and more economically feasible
commercial, retail and mixed-use development. To that end, the proposed zoning ordinance
amendments include incentive criteria that would allow project applicants to increase building
heights and residential densities in the C/MU-2 and C/MU-3 zones by achieving two (2) of the
seven (7) established performance-based development standards. Projects seeking these
incentives would be subject to City Council approval.
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Another focus was to provide more desirable ground-floor commercial/retail space that would be
attractive to a variety of users/tenants and provide for a high level of re-use potential. To
achieve that objective, a minimum 15-foot floor-to-ceiling height would be established for the
first floor of any multi-story development. It should be noted that, in the proposed C/MU-2 and
C/MU-3 zones, this will create a design challenge in providing two floors of development above
the first floor within the proposed maximum height limit of 35 feet, staff believes that a three-
story development can nevertheless be accomplished in these zones under this proposed
regulation. Additionally, a 20-foot minimum building height would also be established for single-
story developments.

New or revised definitions would be added to the zoning ordinance for terms used in the
proposed C/MU zones, such as for active commercial uses, incidental manufacturing, live/work
units, mixed-use development, personal convenience services, and urban open space.

Project History/Rationale/Process: There was a strong demand for residential construction in
the commercial zones during the heated market period several years ago; however, our zoning
provisions did not specify a minimum amount of commercial area that needed to be developed
for mixed-use projects. Concerns arose that commercially-zone land would be developed
primarily by residential use and the City was apprehensive that there would no longer be any
feasible areas on which to have commercial development and that both local business and city
revenue leakage would worsen. This was the main issue that prompted the desire and need for
the review of our commercial zoning. In February of 2007, the City executed a contract with
EDAW (now AECOM) to conduct a review of the City's Commercial Zoning and analyze and
propose ways in which the commercial zoning could be amended to provide for more effective
and desirable commercial and retail development to serve the City.

The consultant initiated the project by engaging the community in an extensive public outreach
and participation process beginning with a series of stakeholder interviews and community
workshops (#1 on November 8, 2007 and #2 on October 2, 2008). The project goals were
provided in Working Paper #1 (Dec 2007):

Project Goals:

Maximize retail potential for commercially-zoned land

Create fiscal sustainability

Provide local shopping opportunities plus opportunities for other types of activity
Implement commercial corridors near transit (to allow the City to remain eligible
for SANDAG Smart Growth grants)

Present realistic parking strategies

o Respect land use compatibility and achieve quality design

o Implement realistic/feasible development standards

The Working Paper identified four areas that would be examined:

Zoning, General Plan, and Local Coastal Plan (LCP) Regulations. The report would explore
the regulatory constraints for development in the study areas such as height limitations, design
standards, types of land uses, parking standards and other regulations. These standards would
be evaluated for their effectiveness in guiding development to achieve the City’s vision for these
districts and for their ability to allow results that the public, staff, and development community
desire.
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Design. Design challenges and opportunities within the study areas would be highlighted in the
report. This effort would focus on identifying current weaknesses in architectural and
landscaping design in the areas, including how the lack of a cohesive design affects the visual
character of the community. Opportunities for enhanced design standards related to visual
character, landscaping, signage and the public realm are explored.

Parking Standards. A summary of existing requirements establishes the current challenges of
serving commercial and residential parking needs within the study districts. This assessment
evaluates mixed-use parking requirements by studying similar cities plus measurement of actual
parking demand at several commercial and mixed-use projects in the City, as well as a potential
shared parking option in these districts. Challenges and barriers to provision of parking are also
described.

Market/Fiscal Considerations. The report would provide an evaluation of current development
trends, including property acquisition costs. A retail needs assessment by market area is
performed, and revenue “leakage” for each area is estimated; recommendations based on
existing zoning regulations, examples from similar mixed-use projects, and other limiting
conditions are described in order to evaluate the potential for recapture of revenues through
development of specific retail businesses.

The 2" Workshop on October 2, 2008 provided suggestions on commercial zoning changes,
development concepts and design standards. The following Guiding Principles were identified
from these workshops and the stakeholder outreach effort:

1. The Big Picture is confirmed for each
Study Area
2. People want change
3. Building height limits may impede desired
development — e - .
4, Improv?ng quality and consistency of October 26, 2009 E:; E;ﬁif;;'ﬁE'ﬂgig‘.ft'ﬁ'gﬁa’;ﬂ%’ﬁé"e”s“”'
urban design Is important

5. Commercial areas should be cleaned up L N Rt
6. Pedestrians need a safer environment December 162009 PTototypes, density, floor area ratio, stepbacks,
7. More options for parking regulations ’ setbacks, and incentives
should be explored Density, floor area rafio, stepbacks, setbacks,
P February 17, 2010 and incentives
A Final Working Paper #2 was issued on May 7, March 17, 2010 Floor area ratio and incentives
2009 wherein it provided recommended General
Plan and Zoning Amendments, revised parking May 4, 2010 Land use table and definitions

standards, new design guidelines, and a financial
feasibility analysis June 2, 2010 Ground floor height and incentives

Active commercial use, design guidelines, and

June 15, 2010 NEW Z0nes

On June 24, 2009, a combined City Council and
Design Review Board (DRB) workshop was held July 13, 2010
to present the results and recommendations of :
the City's Commercial Zoning Review. At this  Juy21, 2010 :\:Oetr?llpes for Seacoast Drive and Old Palm
workshop, the consultant team headed by

AECOM, presented specific recommendations for  August4, 2010 nd Paim Avene

Z(_)nlyng amendm_ents based upon the review of the Aot 18 2010 Additional prototype for Old Palm Avenue and
City’'s commercial zones. During the workshop, g : setbacks from residentially zoned properies

Design guidelines

Prototype for Seacoast Drive, Old Palm Avenue,
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concerns were raised about the extensive amount of information provided and about some of
the specific recommendations being presented, particularly those involving proposed increases
to building height and residential densities. As such, the City Council requested that additional
City Council and DRB workshops be conducted to go over the information in more detail and to
allow for additional input from the City Council, DRB and the public.

On July 28, 2009, another City Council/DRB Workshop was held. This workshop was attended
by over 70 members of the community many of whom raised concerns about the Commercial
Zoning Review and about the process for reviewing the potential draft zoning amendments to
the City's Commercial Zoning and General Plan. Most of those who spoke during public
comment expressed specific concerns about single-family residences located along the coast in
the C-2 and MU-2 zones being “zoned out” of the area and/or becoming legal, non-conforming
uses.

On September 23, 2009, staff presented to the City Council options for the review process
moving forward for this effort. The City Council directed staff to schedule a series of “focus
discussions” at which the Council could discuss the Commercial Zoning Review
recommendations prior to proceeding with a community outreach and review process. All those
community members who attended the July 28" Workshop and an extensive list of other
interested community members were notified of every City Council focus discussion.

On October 26, 2009, the City Council held the first of a series of twelve, time-specific Focus
Discussion meetings to discuss the Commercial Zoning Review recommendations. At the
beginning of this meeting, the City Council voted to eliminate the following potential zoning
amendment recommendations from consideration:

1. A 60-foot height overlay zone along Palm Avenue from Emory westward to Rainbow
Drive.

2. Minimum residential density requirements.

3. A 40-foot height limit on the east side of Seacoast Drive and along Old Palm Avenue
from Seacoast Drive to 3" Street, subject to incentive criteria.

4. Elimination of the Mixed-Use Overlay Zone (MU-2 Zone) west of Ocean Lane.

After discussion, a majority of the City Council voted to consider and discuss the possibility of
allowing building of up to 35 feet, not 36 feet as proposed in the potential amendments, on the
east side of Seacoast Drive and along Old Palm Avenue. This increased height would be
permitted only if a proposed project met specific development incentive criteria. The
development incentives were one of the items identified by the City Council to be discussed in
more detail at the next special meeting to be held on November 18, 2009.

On November 18, 2009, staff and the consultant team made another presentation to the City
Council on the Commercial Zoning Review recommendations. Due to time constraints and the
depth of discussion, the City Council was only able to cover the parking requirements. The City
Council was generally supportive of the proposed recommended parking amendments which
included:

1) Reducing the overall parking ratios/requirements for commercial development
2) Allowing a 25% parking reduction for vertical (taller than one story) development
3) Allowing a parking waiver for commercial uses of less than 1,000 square feet

4) Allowing a shared parking reduction, subject to a project-specific study
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The proposed parking amendments are summarized as follows:

Table 14 — Summary of Parking Standard Changes

Commercial

Eligible for Waiver for E‘ﬂ“’“ for Waiver 0016 for Additional
Category Former Standard Proposed Standard | 25% Reduction for ldswm:;“ Parking Reduction for
Vertical Mixed-Use | less than 1,000 SE ' Ishared Parking
X X X

1 space per 500 SF

o Varles by use of commercial
Commercial S Varies by use 1 Spﬁﬁﬂf&;}gﬁ SF X X X
:‘;:L]Zﬂ’tg:v 1.5 spaces per unit Same X X
Hmﬂmm cooking fadiities 1.0 spaces per unit Same X
Hotel with cooking faclities 1.5 spaces per unit Same X

On Wednesday, December 16, 2009, the City Council continued its focus discussions on the
following items:

Maximum Residential Densities
Setbacks and step-backs

Floor Area Ratios (FARS)
Performance-based incentives

At the meeting on February 17, 2010, staff provided another overview of the recommendations
for which specific recommendations were needed. The recommendations were presented in a
matrix to clearly list the proposed recommendations as well as the direction given by the City
Council for each. The City Council then continued its discussion of maximum residential
densities, setbacks and stepbacks, floor area ratios and performance-based incentives. During
this meeting, the City Council appeared to reach some consensus on allowing a slight increase
in density to thirty-six (36) dwelling units per acre in both the C/MU-2 and C/MU-3 zones
through meeting identified incentive criteria. The City Council also supported the same height
increases in the C/MU-3 zone (i.e., to 35 feet through incentives). There was also specific
discussion regarding setbacks and stepbacks.

At their meeting on March 17, 2010, the City Council/Redevelopment Agency spent much of the
discussion on incentives for achieving additional height and density. An overview of the
residential density incentive was also provided by City staff to detail how the density incentive
had changed from previous Council action. After discussion, it was the general consensus of
the City Council that a list or “menu” of potential incentives be provided within the zoning code
from which developers could select for their projects in order to be considered for additional
building height and/or residential density. A developer would then have to achieve the
incentives to be granted additional height and/or density by the City Council. The following
incentives were presented as possibilities:

Lot Consolidation

Exceptional Architectural Design

Green Building Design (LEED Certified or Equivalent)
Active Street Level (Commercial) Use

Retail Design
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Provision of 3-Bedroom Units

Provision of Affordable For-Sale Units

Provision of Open Space, Plaza Space Public/Community Amenities
Public Right-of-Way Dedication

Greater Upper Floor Stepback from Residential Property

15-foot First Floor Retail Ceiling Height

The following is the list of the final recommended building height, residential densities and
performance-based incentives:

Table 9 — Maximum Building Height and Density with Incentives

Current Standard Proposed Maximum By Right* Proposed Max. With Incentives
Proposed Zone
Stories/Height Max Density Stories/Height Max DU/Acre Stories/Height Max DU/Acre

*The propesed maximums described may, as an option, be provided with incentives, and not by right.
Mote: In C/MU-2, 40 feet for hotel uses will continue to be allowed with a Specific Plan.

Table 10 — Summary of Performance-Based Standards
Qualifier Requirements for Performance-Based Standards

A project applicant could be allowed up to 36 DWacre and up to 35 feet in height (east side of Seacoast only) for achieving any two of the folfowing:

On May 4, 2010, staff presented the proposed Land Use Table and Use Definitions to the City
Council. During this discussion, the City Council/Redevelopment Agency raised questions and
expressed concerns about allowing exclusively multi-family residential (i.e., hon-commercial)
development in the City’s commercial zones. This concern led to a discussion about the
proposed “minimum active commercial use requirements.” Staff explained the reasons for
these requirements and stated that a separate focus discussion would be scheduled to discuss
these requirements further. Other questions and concerns were raised about specific land use
definitions, the conditional use permit (CUP) requirements for residential use and the overall
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objective to preserve and enhance the commercial zones for commercial uses. The following
table shows the final recommended Minimum Active Commercial Use Requirements:

Table 3 — Minimum Active Commercial Use Requirements

Proposed Zone Former Standard Proposed Standard

Active commercial uses shall be provided at 60% of the ground floor of all
parcels with frontage along Palm Avenue, between 7th Street and Florida

CMU-1 None in the former C-1zone  Street.

As indicated in Table 4, all parcels with frontage along Palm Avenue shall contain commercial uses
at the ground floor level a minimum distance of 25 feet from the front property line.

Active commercial uses shall be provided at 60% of the ground floor of all

CcMu-2 None in he former C-2 Zane parcels with frontage along Old Palm Avenue and Seacoast Drive.

Active commercial uses shall be provided at 60% of the ground floor of all

CMU-3 Nonein the former C-3zone . 01s with frontage along Imperial Beach Boulevard and 13th Street,

In order to graphically present the type of development that the existing and proposed
development regulations might create, various prototypes for each of the commercial study
areas were developed. At several of the City Council focus discussions, these prototypes were
presented and discussed. An example of a prototype for Seacoast Drive is below:

A development regulations pertaining to building setbacks and stepbacks also received much
discussion. A critical requirement was to provide adequate separation between larger, multi-
story projects developed in the city's commercial zones and adjacent residential and
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residentially-zoned property. Ultimately, the City Council agreed upon the following setback and
stepback requirements:

Table 6 — Setbacks

General: 0 feet front, 10 feet rear, 5 feet side, 0 feet street side
CiIMU-1 MNone in the former C-1 zone Exception: 15-foot front yard/landscape setback for properties facing
Donax or Calla Avenues

0 feet all sides
Exception:
0 feet in the former C-2 zone if lot
CiMU-2 fronts Seacoast Drive, otherwise 1. 10-foot rear and/or side yard setback for properties abutting any
none required property zoned R-1-6000; and
2. 5-footrear and/or side yard setback for properties abutting any
property zoned R-2000.
CI/MU-3 Mone in the former C-3 zone 0 feet front, 10 feet rear, 5 feet side, 0 feet street side

Table 7 - Stepbacks (new requirement)

Proposed Standard

5 feet at second floor and 10 feet at third floor for projects abutting

CMU-1 MNone in the former C-1 zone residentially zoned property

For properties fronting Seacoast 5 feet at second floor and 10 feet at third floor for projects abutting
Drive in the former C-2 zone, front residentially zoned property
of each building set on property line

Stepbacks are not required where the 10-foot setback is required

CMU-2 Second floor: Front yard=5 feet; or observed for at least 50% of the property line abutting residential
; 60% of frontage may be setback 0  property
feet
For properties fronting Seacoast Drive, an upper story stepback of 5 to
Third floor: Front Yard=10 feet; 40% 10 feet is required for a minimum of 50% of street-facing facades along
of frontage may be set back 5 feet Seacoast Drive
CMU-3 None in the former C-3 zone 5 feet at second floor and 10 feet at third floor for projects abutting

residentially zoned property

At the completion of the City Council Focus Discussions, the City of Imperial Beach staff and
AECOM then conducted community workshops on Tuesday, September 28, 2010 and
Thursday, October 7, 2010, to present the final Commercial Zoning Review recommendations.
An identical agenda and format were used for each workshop. The primary purpose of the
workshops was to present the draft commercial zoning amendments and to receive feedback
and comments from community members. The workshops provided valuable feedback for the
final commercial zoning recommendations. The Final Commercial Zoning Review
Recommendations was presented to the City Council on October 20, 2010.

New councilmembers were elected in November of 2010. On December 7, 2011, the City
Council was again given an overview of the commercial zoning amendment project, particularly
for the benefit of the new City Council members. A tentative schedule of next steps in the
processing of the amendments was also provided.

PROJECT EVALUATION/ DISCUSSION:

During the course of this project, a number of state laws were enacted that actually reinforced
many of the objectives of the amendments. The Complete Streets Act of 2008 required
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provisions for pedestrians and bicyclists as well as motorists when
making amendments to the circulation element. AB 97 required the
Governor’s Office of Planning and Research (OPR) to amend California
Environmental Quality Act (CEQA) Guidelines to reflect the de-
emphasis of providing for automobile parking and encourage alternative
modes of transportation to decrease the production of greenhouse gas
(GHG) emissions as mandated by AB 32. SB 375 basically required
future development to take place in developed areas (SANDAG’s Smart
Growth policy) to take advantage of existing infrastructure, reduce
sprawl, provide for a more pedestrian-oriented environment, and
eventually reduce GHG emissions to better adapt to if not mitigate the
effects of global warming and/or climate change

The proposed Commercial Zoning Review

amendments seek to provide a sufficient

amount of commercial area to support the

local and visitor needs for goods and

services. With  decreased parking

requirements and particularly with the

bonus incentives, the recommended zoning

amendments enhance Imperial Beach’s

ability to attract development interest,

compete for commercial tenants and

customers, create jobs, and generate both

business and tax revenues. By encouraging

the mix of residential and commercial uses, it provides the
opportunity for residents to walk to and/or avail themselves of
transit to reach their shopping or job destinations.

The recommended design/development standards would provide an attractive, walkable and
pedestrian-friendly environment in which to live, work, and recreate. The implementation of the
Palm Avenue/SR 75 Traffic Calming/ Master Plan Streetscape Study (MF 970) combined with
this project would further reinforce the objectives of the commercial zoning amendments.

The Financial Feasibility Study by Keyser Marston and Associates (KMA) provided some
realistic retail capture potential with the implementation of the Commercial Zoning Amendment.
This analysis demonstrated that the City has ample commercially-zoned property on which to
realize and accommodate its potential commercial/retail space build-out, even when
conservatively estimating the number of new housing units that would be constructed under the
San Diego Association of Government's (SANDAG’s) Regional Growth Forecasts. As
determined by the KMA analysis, the retail space demand for the City of Imperial Beach can be
summarized as follows:
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Sales Export Recapture Potential 55,000 SF 88,000 SF
Retail Space Demand Through 2030
Demand from New Housing Units 44 000 SF 57,000 SF

Demand from Beyond Trade Area 11,000 SF 14,000 5F

Total Retail Space
Demand Through 2030 e Lt
Sales Export Recapture Potential 110,000 SF 159,000 SF

Local Coastal Program (LCP) Amendment: This project constitutes an amendment to the
Policy and Implementation Components of the City’s certified LCP. It proposes to add and
amend provisions of the General Plan/LCP as described above. Public notice was given of the
availability of documents and request for comments pertaining to this item which began a six-
week/45-day public review period. This public review period, from April 19, 2012 to June 4,
2012, was required for the item prior to any final action being taken by the City Council on the
General Plan Amendment request, pursuant to California Code of Regulations Code 813515 (14
CCR 13515) and California Government Code 865352. Pursuant to Section 21080.5 of CEQA,
the California Coastal Commission will review the proposed amendments for compliance with
the certified LCP and CEQA. The proposed amendments must be submitted to the California
Coastal Commission for review and certification, and it will not become effective until certified by
the California Coastal Commission.

ENVIRONMENTAL INFORMATION:

As the Lead Agency, the City of Imperial Beach prepared a Draft Program Environmental
Impact Report (PEIR) in accordance with CEQA for the General Plan/Local Coastal Plan (LCP)
and Commercial Zoning Amendments Project. A 45-day public review and comment period was
provided pursuant to CEQA Guidelines Section 15105 for the Draft PEIR (SCH# 2011041048)
from April 19, 2012 to June 4, 2012. Comments from 7 agencies and 3 citizens were received
and responses to those comments were prepared as a part of the Final PEIR (Appendix F).

Significant Environmental Effects Anticipated as a Result of the Proposed Project: The
Draft PEIR determined that the proposed project could have potentially significant
environmental effects in the following areas: Air Quality, Paleontological Resources, and Noise.
Mitigation measures are identified in the Draft PEIR that would reduce the potential
environmental impacts to these resource areas to below a level of significance.

Statement of Overriding Considerations

The Draft PEIR found that Implementation of the proposed project would result in significant and
unavoidable impacts to the following issue areas: Greenhouse Gas (GHG) Emissions;
Hydrology and Water Quality, and Transportation and Traffic. Implementation of the mitigation
measures identified in the Draft PEIR would reduce impacts to an extent; however, even with
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the proposed mitigation, the GHG emissions, hydrology and water quality, and transportation
and traffic impacts would remain significant and unavoidable. Transportation Demand
Management (TDM) strategies are also proposed as mitigation.

Pursuant to Section 15093 of the State CEQA Guidelines, when the lead agency approves a
project that may result in the occurrence of significant effects that are identified in the Final
Environmental Impact Report (EIR), but are not avoided or substantially lessened, the agency
shall adopt a Statement of Overriding Considerations per CEQA stating in writing the specific
reasons to support its action based on the Final EIR and/or other information in the record.

The City has adopted Findings Regarding Significant Effects for the above project, which
identify that certain significant effects of implementing the project are unavoidable even after
incorporation of any feasible mitigation measures. The City finds that the remaining unavoidable
significant effects are acceptable due to specific economic, legal, social, technological, or other
benefits which will result from approval and implementation of the project, as listed below. All of
these benefits are based on the facts set forth in the Findings Regarding Significant Effects, the
Final PEIR, and the record of proceedings for this project.

During this review period, the Draft PEIR and proposed General Plan/LCP and commercial
zoning amendments were posted on the City's website. The City has prepared a Final PEIR for
consideration and certification by the City Council that the document is in compliance with
CEQA. It reflects changes made as a result of public and agency comments. It includes public
comments and responses to the comments and it includes the Mitigation and Monitoring
Reporting Program (Appendix G: MMRP) per CEQA Guidelines Section 15097.

FISCAL ANALYSIS:

On December 1, 2010, the City Council/Redevelopment Agency approved a contract in the
amount of $274,750 for preparation of the General Plan Amendments, the Zoning Ordinance
Amendments and the Program Environmental Impact Report associated with proposed
amendments that are the subject of this City Council item.

DEPARTMENT RECOMMENDATION:

Staff recommends that the City Council:

Declare the public hearing open;
Receive report and entertain testimony;
Continue public hearing to the City Council meeting of August 15, 2012;

Adopt Resolution No. 2012-7236 approving the proposed General Plan/Local Coastal
Program Amendment (GPA 100057), finding and certifying that the proposed zoning
amendment is consistent with the Coastal Act, and certifying the Final Program
Environmental Impact Report (SCH# 2011041048), which makes the necessary findings
and provides conditions of approval in compliance with local and state requirements;

5. Mayor calls for the first reading of the title of Ordinance No. 2012-1130 approving the
proposed Zoning Code Amendment (ZCA 100057);

6. City Clerk to read Ordinance 2012-1130 by title only;

7. Motion to waive further reading of Ordinance No. 2012-1130 and set the matter for its
second reading and adoption at the next regularly scheduled City Council meeting.

P wbdE

J\CITY COUNCIL\Paperless Agenda\2012\08-01-12\Item No. 3.1\080112 MF 935 Commercial Zoning Amendment
SR.doc



MF 935 Commercial Zoning Amendment August 1, 2012

CITY MANAGER’S RECOMMENDATION:

Approve Department recommendation.

frap 7

/

ary Brown, City-Manager

Attachments.

PN =

Resolution No. 2012-7236

Ordinance No. 2012-1130

Proposed Commercial Zoning Amendments

Final Program Environmental Impact Report (PEIR) including Responses to Comments
and the Mitigation Monitoring and Reporting Program (MMRP) but excluding technical
appendices A-E

file MF 935 Commercial Zoning Amendments
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ATTACHMENT 1
RESOLUTION NO. 2012-7236

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IMPERIAL
BEACH, CALIFORNIA, APPROVING GENERAL PLAN/ LOCAL COASTAL
PROGRAM AMENDMENT (GPA/ LCPA) 100057, AND FINAL PROGRAM
ENVIRONMENTAL IMPACT REPORT (SCH# 2011041048) AND CERTIFYING
THAT PROPOSED ZONING AMENDMENT (ORDINANCE NO. 2012-1130) IS
CONSISTENT WITH THE COASTAL ACT FOR THE COMMERCIAL ZONING
AMENDMENT PROJECT. MF 935

APPLICANT: CITY OF IMPERIAL BEACH

WHEREAS, on August 1, 2012 and on August 15, 2012, the City Council of the City of
Imperial Beach held a duly advertised public hearing to consider the merits of approving or
denying an application for General Plan/ Local Coastal Program/ Zoning Code (GPA/ LCPA/
ZCA 100057) Amendment, and

WHEREAS, the City Council finds that the proposed GPA/LCPA that would amend
Figure L-1 (Land Use Map) of the Imperial Beach General Plan/LCP for properties designated
C-1 (General Commercial) in the Palm Avenue study area, C-2 (Seacoast Commercial) in the
Old Palm Avenue and Seacoast Drive study areas, and C-3 (Neighborhood Commercial) in the
13th Street Corridor study areas; and areas zoned R-1500 (High Density Residential) that are
subject to the MU-1 (Mixed Use-1) overlay designation in the Palm Avenue study area and the
MU-2 (Mixed Use-2) overlay designation in the Seacoast Drive study area, pursuant to
Government Code Section 65300.5, is internally consistent with other policies of the general
plan/ local coastal program; and

WHEREAS, the City Council finds that the proposed Ordinance No. 2012-1130 to effect
the proposed changes would be consistent with General Plan Policies L-4f and L-6 that
encourage visitor-serving and tourist-oriented commercial uses and would, therefore, be
externally consistent pursuant to Government Code Section 65860; and

WHEREAS, the City Council finds that the amendment is in substantial compliance with
Policy D-8 of the Design Element of the General Plan/Local Coastal Plan, which promotes
project design harmonious with adjoining uses as the proposed setbacks and stepbacks
provides a buffer from residential uses and the proposed active commercial use areas creates a
more pedestrian-oriented environment and exemplifies many of the principles of form-based
codes; and

WHEREAS, the City Council of the City of Imperial Beach hereby finds and certifies that
the proposed Commercial Zoning Amendment is consistent with the California Coastal Act,
pursuant to Public Resources Code Section 30510(a) and Title 14 of the California Code of
Regulations section 13551; and

WHEREAS, the City Council of the City of Imperial Beach finds that Public notice was
given of the availability of documents and request for comments pertaining to this item that
began a six-week/45-day public review period (from April 19, 2012 to June 4, 2012) for the item
prior to any final action being taken by the City Council on this amendment request, pursuant to
California Code of Regulations Code §13515 (14 CCR 13515) and California Government Code
§65352; and
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Resolution No. 2012-7236
Page 2 of 4

WHEREAS, in compliance with Section 15063 of the California Environmental Quality

Act (CEQA) Guidelines, a Program Environmental Impact Report (PEIR) has been prepared for
this project and routed for public review from April 19 to June 4, 2012, and submitted to the
State Clearinghouse (SCH # 2011041048) in accordance with the requirements of the (CEQA)
for agency review, and

WHEREAS, the City Council has considered and heard any and all public testimony

regarding the potential environmental impacts associated with this project, and hereby
determines that:

1)

2)

4)

5)

7)

the Final Program Environmental Impact Report (SCH # 2011041048)) reflects the
decision-making body’s independent judgment and analysis;

the decision-making body has, pursuant to CEQA Guidelines Section 15074(b),
considered the information contained in the Draft and Final Environmental Impact
Reports (SCH # 2011041048) and the written comments received during the public
review period,;

The PEIR found significant and unavoidable environmental impacts to the issue areas of
greenhouse gas emissions (GHG), hydrology and water quality, and transportation and
traffic.

Pursuant to Section 21081 of the California Environmental Quality Act (CEQA) and
Section 15091 of the State CEQA Guidelines, the City found that mitigation for the
project’s greenhouse gas emissions; hydrology and water quality; and transportation and
traffic impacts would not fully reduce those impacts to below a level of significance.
Other potential measures were found to have specific economic, legal, technological,
and social considerations that otherwise render full mitigation infeasible.

Pursuant to Section 15093 of the State CEQA Guidelines a Statement of Overriding
Considerations is hereby adopted, by the City Council of the City of Imperial Beach, as
certain significant effects of implementing the project are unavoidable even after
incorporation of any feasible mitigation measures.

The City finds that the remaining unavoidable significant effects are acceptable due to
specific economic, legal, social, technological, or other benefits which will result from
approval and implementation of the project, as listed below. All of these benefits are
based on the facts set forth in the Findings Regarding Significant Effects as contained in
Exhibit “A” to this resolution, the Final PEIR, and the record of proceedings for this
project.

The City finds that the proposed Imperial Beach General Plan/Local Coastal Plan and
Commercial Zoning Amendments Project would have the following substantial
Overriding Benefits as further contained in Exhibit “B” to this resolution:

a. Increased City Revenue for Needed Municipal Services and Facilities.
Implementation of the General Plan/Local Coastal Plan and Commercial Zoning
Amendments Project will help to stimulate new commercial activity in Imperial
Beach, which will in turn generate increased local sales tax revenue for the City.
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Resolution No. 2012-7236
Page 3 of 4

Increasing sales tax revenue is essential for funding existing and future municipal
services as well as maintenance and improvements of public facilities that are
owned and operated by the City.

b. Employment Opportunities. Implementation of the General Plan/Local Coastal
Plan and Commercial Zoning Amendments Project will generate new
construction employment opportunities over the multi-year build-out.
Implementation will also stimulate new and redeveloped commercial areas that
will generate long-term employment opportunities at local commercial
establishments. This will provide an economic benefit to the community and
potentially the region as a whole.

C. Enhancement of Local Community Character and Quality of Life. The
development regulations and design guidelines associated with the project will
yield development that better meets community goals for quality design and
architecture, environmental sustainability, and pedestrian-friendliness in
comparison to the existing zoning. Furthermore, expanding the number and
diversity of local commercial businesses will allow residents and visitors to
accomplish more shopping needs in Imperial Beach, resulting in shorter trips and
opportunities to bike and walk to shopping, restaurant, and other commercial
destinations.

d. Pedestrian-Oriented Development. One of Imperial Beach’s valued assets is its
walkable environment, which is associated with reduced automobile traffic and
associated air pollutants, public health benefits, viable transit access, enjoyable
and well-connected urban form and connectivity, and overall quality of life
advantages for residents and visitors. The new development regulations and
design guidelines are intended to protect and enhance the pedestrian
environment in the City’s commercial corridors, thereby reinforcing and improving
these benefits.

NOW, THEREFORE, BE IT RESOLVED, that General Plan/ Local Coastal Program
Amendment (GPA/ LCPA 100057), as provided in Attachment 3 and made a part hereof, are
hereby approved and the Final PEIR (SCH # 2011041048) including the Mitigation Monitoring
and Reporting Program (MMRP) is hereby certified by the City Council of the City of Imperial
Beach subject to the mitigation measures provided in the Final PEIR.

Appeal Process under the California Code of Civil Procedure (CCP): The time within which
judicial review of a City Council decision must be sought is governed by Section 1094.6 of the
CCP. Aright to appeal a City Council decision is governed by CCP Section 1094.5 and Chapter
1.18 of the Imperial Beach Municipal Code.
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Resolution No. 2012-7236
Page 4 of 4

PROTEST PROVISION: The 90-day period in which any party may file a protest, pursuant to
Government Code Section 66020, of the fees, dedications or exactions imposed on this
development project begins on the date of the final decision.

PASSED, APPROVED, AND ADOPTED by the City Council of the City of Imperial
Beach at its regular meeting held on the 1% day of August, 2012, by the following roll call vote:

AYES: COUNCILMEMBERS:
NOES: COUNCILMEMBERS:
ABSENT: COUNCILMEMBERS:

James C. Janney
JAMES C. JANNEY, MAYOR

ATTEST:
Jacqueline M. Hald

JACQUELINE M. HALD, MMC
CITY CLERK

APPROVED AS TO FORM:

Jennifer M. Lyon

JENNIFER M. LYON
CITY ATTORNEY

I, City Clerk of the City of Imperial Beach, do hereby certify the foregoing to be a true and exact
copy of Resolution No. 2012-7188 A Resolution of the City of Imperial Beach APPROVING
GENERAL PLAN/ LOCAL COASTAL PROGRAM AMENDMENT (GPA/ LCPA) 100057, AND
FINAL PROGRAM ENVIRONMENTAL IMPACT REPORT (SCH# 2011041048) AND
CERTIFYING THAT PROPOSED ZONING AMENDMENT (ORDINANCE NO. 2012-1130) IS
CONSISTENT WITH THE COASTAL ACT FOR THE COMMERCIAL ZONING AMENDMENT
PROJECT. MF 935

CITY CLERK DATE
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EXHIBIT “A”
RESOLUTION NO. 2012-7236

FINDINGS REGARDING SIGNIFICANT EFFECTS

IMPERIAL BEACH GENERAL PLAN/LOCAL COASTAL PLAN
AND COMMERCIAL ZONING AMENDMENTS PROJECT
SCH: 2011041048

August 2012

The City of Imperial Beach (City), as lead agency has prepared a Program Environmental Impact
Report (PEIR) for the General Plan/Local Coastal Plan (GP/LCP) and Commercial Zoning
Amendments Project (State Clearinghouse No. 2011041048). The PEIR found significant but
mitigable impacts to air quality, paleontological resources, hydrology and water quality, and
noise. The PEIR found significant and unavoidable environmental impacts to the issue areas of
greenhouse gas emissions (GHG), hydrology and water quality, and transportation and traffic.

These findings, as well as the accompanying statement of overriding considerations have been
prepared in accordance with CEQA and the CEQA Guidelines. The purpose of these findings is to
satisfy the requirements of Sections 15090, 15091, 15092, 15093, and 15097 of the CEQA
Guidelines, all in connection with the approval of the General Plan/Local Coastal Plan and
Commercial Zoning Amendments Project.

Before project approval, an EIR must be certified pursuant to Section 15090 of the CEQA
Guidelines. Prior to approving a project for which an EIR has been certified, and for which the
EIR identifies one or more significant environmental impacts, the approving agency must make
one or more of the following findings, accompanied by a brief explanation of the rationale,
pursuant to Section 15091 of the CEQA Guidelines, for each identified significant impact:

* Changes or alterations have been required in, or incorporated into, such project which
avoid or substantially lessen the significant environmental effect as identified in the final
environmental impact report.

» Such changes or alterations are within the responsibility and jurisdiction of another
public agency and not the agency making the finding. Such changes have been adopted
by such other agency, or can and should be adopted by such other agency.

» Specific economic, legal, social, technological, or other considerations, including
provision of employment opportunities for highly trained workers, make infeasible the
mitigation measures or project alternatives identified in the environmental impact
report.



l. OVERALL FINDINGS

Pursuant to Section 21081 of the California Environmental Quality Act (CEQA) and Section
15091 of the State CEQA Guidelines, the City finds as follows:

For each significant effect identified in the Final Program Environmental Impact Report (PEIR)
other than those related to greenhouse gas (GHG) emissions, hydrology and water quality, and
transportation and traffic, changes or alterations have been required in, or incorporated into,
the project by project conditions of approval of which mitigate or avoid each significant
environmental effect, as explained below. (Public Resources Code section 21081(a)(1).)

For significant direct and cumulative impacts regarding GHG emissions associated with
construction and operation of the proposed project, feasible measures have been incorporated
in to the project to help minimize potential impacts. However, specific technical and legal
considerations render full mitigation infeasible. No other known technically feasible and legally
enforceable measures exists to reduce impacts to less than significant. In addition, at a program
level of analysis, there is no assurance that the mitigation measures would be adequately
applied to future projects or that additional, more effective Best Management Practices (BMPs)
to reduce construction-related GHG emissions should be required in the future. Thus, the GHG
impacts remain significant and unmitigated.

The potential will remain for future sea level rise due to the effects of global warming that is
not addressed by the Federal Emergency Management Agency (FEMA) Flood Insurance Rate
Maps and the Imperial Beach Municipal Code. There are no technically feasible mitigation
measures that can reduce this impact to less than significant due to the project’s location
immediately adjacent to the Pacific Ocean. Therefore, the potential impact of coastal flooding
remains significant and unmitigated.

For significant traffic impacts that would occur by Year 2030, a feasible mitigation measure has
been included in the project to consider and implement Transportation Demand Management
(TDM) strategies. However, these would not reduce the impact to less than significant. A
portion of the necessary changes or alterations to improve roadway operation are within the
responsibility and jurisdiction of another government agency and have been, or can and should
be adopted by that other agency, and specific economic, legal and social considerations render
full mitigation infeasible. (Public Resources Code Section 21081(a)(2) and (3).) While The City
will coordinate with other agencies and jurisdictions to initiate a project and establish a process
to accept fair-share contributions from project applicants at the time of permit issuance to be
directed towards the improvement, there is no guarantee of timing of implementation of the
improvements prior to the impact occurring. Other social and economic considerations, such as
removing on-street parking for roadway improvements would be in conflict with City goals to
maintain on-street parking for the benefit of local businesses or would not allow for the
pedestrian-oriented and bicycle-friendly street environment concepts of current City planning
efforts. Therefore, potential traffic impacts remain significant and unmitigated.



A Statement of Overriding Considerations is being adopted to address these significant and
unmitigated impacts.

These findings are explained below and are supported by substantial evidence in the record of
these proceedings, including materials in the City’s files for this project.

1. EXPLANATION OF FINDINGS

A. Pursuant to Section 15091(a)(1) of the State CEQA Guidelines, the City finds that, for
each of the following significant effects as identified in the PEIR, dated August 2012 for the
General Plan/Local Coastal Plan and Commercial Zoning Amendments Project (project)
changes or alterations (mitigation measures) have been required in, or incorporated into, the
project which avoid or substantially lessen each of the significant environmental effects as
identified in the PEIR. The following are brief descriptions of the impacts and mitigation
measures set forth in the PEIR and explanation of the rationale for this finding for each
impact.

1. Air Quality Impacts

Emissions from construction activities could potentially conflict with an applicable air quality
plan and could violate an ambient air quality standard, which would be a significant air quality

impact.

Mitigation Measures AQ-1 and AQ-2: Mitigation Measure AQ-1, as specified in
the PEIR has been imposed upon the project as a condition of approval, requiring a
fugitive dust control plan be developed and approved by the SDAPCD for all projects
prior to issuance of a grading permit and commencement of construction activities that
identifies measures to minimize generation of fugitive dust from all construction
activities. This measure also includes standard fugitive dust control measures to be
implemented. Mitigation Measure AQ-2, as specified in the PEIR has been imposed
upon the project as a condition of approval, requiring construction emission control

measures to be implemented.

Rationale: Alterations in the project have been required that avoid or substantially
lessen the air quality impact. Implementation of Mitigation Measures AQ-1 and AQ-2
would reduce the impact to less than significant by providing appropriate requirements
to minimize the production of both dust and equipment emissions during construction
activities. These measures are considered feasible and would reduce potential air

quality impacts to less than significant.



2. Paleontological Resource Impacts

Paleontological resources could be encountered if substantial excavation is proposed, such as
for underground parking, and result in a significant impact if the resource were to be adversely
affected.

Mitigation Measure PR-1:  Mitigation Measure PR-1, as specified in the PEIR has been
imposed upon the project as a condition of approval. This measure requires a qualified
paleontological monitor to be present during grading/excavation/trenching activities
and outlines the reporting requirements and steps to be taken in the event of a

discovery.

Rationale: Alterations in the project have been required that avoid or substantially
lessen the paleontological resource impact. Implementation of Mitigation Measures PR-
1 would reduce the impact to less than significant by requiring that a paleontological
monitor be present during ground disturbing activities and shall stop such activities,
evaluate the significance of the resource, and consult with the Community Development
Director if a paleontological resource is discovered. These procedures will ensure that
significant paleontological resources would be appropriately preserved. This measure is
considered feasible and would minimize potential air quality impacts.

3. Hydrology and Water Quality Impacts

Construction and operation of new land uses within the project study areas may result in

significant impacts to regional water quality.

Mitigation Measures HY-1, HY-2, HY-3, and HY-4: Mitigation Measures HY-1, HY-2, HY-
3, and HY-4 as specified in the PEIR has been imposed upon the project as a condition of
approval, requiring final grading and drainage plans to be reviewed for compliance with
the City SUSMP; design BMPs to be incorporated into project plans for pollutant
reduction; construction BMPs to be incorporated into project plans for pollutant
reduction; and nonstructural post-construction operational BMPs to be implemented
for pollutant reduction.

Rationale: Alterations in the project have been required that avoid or substantially
lessen this water quality impact. Implementation of Mitigation Measures HY-1, HY-2,

4



HY-3, and HY-4 would reduce the impact to less than significant by requiring
implementation of project design features and construction practices at a project level
that would reduce impacts to hydrology and water quality through actions such as
reducing runoff volumes both during construction and operation of a project and
minimizing pollutants in runoff. These measures are considered feasible and would
reduce this potential hydrology and water quality impact to less than significant.

4, Noise Impacts

Due to the potential for high short-term and instantaneous noise levels during peak
construction activity near noise-sensitive receptors, businesses and residences near
construction sites within the project study areas could be intermittently exposed to temporarily

elevated levels of noise, which would be a significant impact.

Mitigation Measures NOI-1 and NOI-2: Mitigation Measure NOI-1, as specified in
the PEIR has been imposed upon the project as a condition of approval. This measure
requires noise minimizing measures to be implemented during construction activities,
including equipment requirements, truck route requirements, and community noticing
of noise generating activities. Mitigation Measure NOI-2, as specified in the PEIR has
been imposed upon the project as a condition of approval, requiring a project-specific
noise study for all construction projects within 150 feet of existing residential uses to
determine the need for noise barriers or noise blankets to be incorporated into contract

specifications.

Rationale: Alterations in the project have been required that avoid or substantially
lessen this noise impact. Implementation of Mitigation Measure NOI-1 would reduce
the impact to less than significant by requiring feasible equipment noise minimizing
measures to be implemented, reducing noise to sensitive surrounding areas through
appropriate truck haul routes, and notifying the surrounding community of when to
expect increased noise levels. Mitigation Measures NOI-2 would serve to implement
noise reduction measures at local residences when found to be potentially impacted by
construction noise through a project-specific noise study. These measures are
considered feasible and would reduce this noise impact to less than significant.

An increase in commercial and residential development from revitalization of underutilized
properties would be expected to generate additional traffic that would result in increased noise
levels, most noticeably to properties near Palm Avenue/SR-75 and Seacoast Drive. Elevated
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traffic noise would be a permanent increase in the ambient noise levels in the project study
areas. Noise levels within 100 feet of roadways within the project study areas exceed the City’s
compatibility standards as defined in the Imperial Beach General Plan/LCP Noise Element, Thus,
residential or mixed-used development could be proposed in areas that may be subject to
existing or future traffic noise levels in excess of 60 dB CNEL, which would be a significant

operation noise impact.

Mitigation Measures NOI-3: Mitigation Measure NOI-3, as specified in the PEIR has
been imposed upon the project as a condition of approval. This measure requires site-
specific noise studies in areas where new residential development would be exposed to
CNEL of greater than 60 dBA to determine the area of impact and to present
appropriate mitigation measures, such as specific placement of outdoor areas,
mechanical ventilation to maintain interior noise levels below 45 dBA, and appropriate
sound-minimizing features in new residences.

Rationale: Alterations in the project have been required that avoid or substantially
lessen this noise impact. Implementation of Mitigation Measure NOI-3 would reduce
the impact to less than significant by requiring a site specific noise study to determine if
and where noise impacts might result with new residential development. If potential
noise impacts are identified, the resultant noise levels would be reduced to acceptable
levels through a variety of potential design and construction features in the new
residences. This measure is considered feasible and would reduce this noise impact to

less than significant.

B. Pursuant to Section 15091(a)(2) of the State CEQA Guidelines, the City finds that, for
each of the following significant effects as identified in the PEIR, changes or alterations which
would avoid or substantially lessen these significant effects are within the responsibility and
jurisdiction of another public agency and not the agency making the finding and/or specific
technical, economic, and social considerations render full mitigation infeasible; thus, these
significant impact remain significant and unavoidable. The following are brief explanations of
the rationale for this finding for each significant and unmitigated impact:

1. Greenhouse Gas Impacts

GHG emissions associated with construction of the proposed project would contribute to this
significant cumulative GHG impact.

Mitigation Measure GHG-1: Mitigation Measure GHG-1, as specified in the PEIR has
been imposed upon the project as a condition of approval. The measure requires
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projects seeking discretionary approval from the City to implement all feasible measures
for reducing GHG emissions associated with construction that are recommended by the
City and/or San Diego Air Pollution Control District (SDAPCD) at the time individual
portions of the site undergo construction. By requiring that the list of feasible measures
be established prior to the selection of a primary contractor, this measure requires that
the ability of a contractor to effectively implement the selected GHG reduction
measures be inherent to the selection process. The list provided within Mitigation
Measure GHG-1 in the PEIR will be updated as new technologies or methods become

available.

Rationale: The mitigation measure imposed upon the project as a condition of approval
does not fully avoid or reduce the impact to less than significant. However, specific
technical and legal considerations render full mitigation infeasible as no other known
technically feasible and legally enforceable measures exists to reduce impacts to less
than significant. In addition, at a program level of analysis, there is no assurance that the
mitigation measures would be adequately applied to future projects or that additional,
more effective BMPs to reduce construction-related GHG emissions should be required
in the future. Therefore, this impact would remain significant and unavoidable;
however, the unavoidable impact is overridden by the benefits of the project, as set
forth in the statement of overriding considerations.

The proposed project would generate GHG emissions, either directly or indirectly, that may
have a significant impact on the environment. The proposed project would contribute to this

significant cumulative GHG impact.

Mitigation Measure GHG-2: Mitigation Measure GHG-2, as specified in the PEIR has
been imposed upon the project as a condition of approval. The measure requires
applicants to consider and implement GHG emission reduction strategies in the
categories of Energy Efficiency, Water Conservation and Efficiency, and Solid Waste
Measures. The provided list of measures and their respective feasibility are likely to

evolve over time.

Rationale: The mitigation measure imposed upon the project as a condition of approval
does not fully avoid or reduce the impact to less than significant. Implementation of
Mitigation Measure GHG-2 would reduce operational emissions, but it is unclear to
what extent these proposed reduction strategies would be applied throughout the
project study areas. Therefore, it cannot be ensured that these proposed reduction
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measures would reduce emissions below the analysis threshold. Specific technical and
legal considerations render full mitigation infeasible as no other known technically
feasible and legally enforceable measures exists to reduce impacts to less than
significant. Therefore, this impact would remain significant and unavoidable; however,
the unavoidable impact is overridden by the benefits of the project, as set forth in the
statement of overriding considerations.

2. Hydrology and Water Quality Impacts

Development of beachfront properties that would be subject to coastal flooding due to the
potential of future GHG-related sea level rise, including all properties west of Ocean Lane and
all properties designated as within an area of special flood hazard per IBMC Section 15.50.040,
would be subject to a significant coastal flooding impact.

Mitigation Measures: No mitigation is available to be implemented by the proposed
project.

Rationale: There are no technically feasible mitigation measures that can reduce the
potential for future coastal flooding of beachfront properties that can be implemented
by this project. The important cultural, social, and historical community identity of
Imperial Beach is closely tied to the City’s location immediately adjacent to the Pacific
Ocean and the act of removing development out of potential coastal flood areas is not
feasible. Therefore, the potential impact of coastal flooding remains significant and
unmitigated; however, the unavoidable impact is overridden by the benefits of the

project, as set forth in the statement of overriding considerations.

3. Transportation and Traffic Impacts

Significant impacts to roadway segments and intersections would occur as a result of an
increase of 22,856 ADT by year 2030.

Mitigation Measure TR-1: The City shall require all future development projects
proposed under the General Plan/LCP and commercial zoning amendments to consider
and implement TDM measures during both construction activities and project
operation. TDM measures shall be based on strategies recommended by SANDAG or

other applicable documents and studies.



Rationale: The mitigation measure imposed upon the project as a condition of approval
does not avoid or reduce the impact to less than significant and the roadways and
intersections would continue to have poor future operating conditions. Full mitigation is
not feasible due to a portion of the impacts occurring outside of the City’s jurisdiction.
While The City will coordinate with other agencies and jurisdictions to initiate a project
and establish a process to accept fairshare contributions from project applicants at the
time of permit issuance to be directed towards the improvement, there is no guarantee
of timing of implementation of the improvements prior to the impact occurring.

While the capacity enhancements identified in Table 3.9-6 of the PEIR would improve
traffic operations for impacted segments and intersections within Imperial Beach and
San Diego, the capacity enhancements would require removing on-street parking and/or
increasing the number of through travel lanes along Imperial Beach Boulevard,
Coronado Avenue, and SR-75. These measures are considered infeasible due to social
and economic considerations as they would be in conflict with City goals to maintain on-
street parking for the benefit of local businesses and would not allow for the pedestrian-
oriented and bicycle-friendly street environment concepts of the Palm Avenue
Commercial Corridor Master Plan, which are intended to provide a pedestrian-oriented

and bicycle-friendly street environment.

Therefore, potential traffic impacts remain significant and unmitigated; however, the
unavoidable impact is overridden by the benefits of the project, as set forth in the

statement of overriding considerations.



EXHIBIT “B”
RESOLUTION NO. 2012-7236

STATEMENT OF OVERRIDING CONSIDERATIONS

IMPERIAL BEACH GENERAL PLAN/LOCAL COASTAL PLAN
AND COMMERCIAL ZONING AMENDMENTS PROJECT

SCH: 2011041048
August 2012

Background

The City of Imperial Beach (City), as lead agency has prepared a Program Environmental Impact
Report (PEIR) for the General Plan/Local Coastal Plan (GP/LCP) and Commercial Zoning
Amendments Project (State Clearinghouse No. 2011041048). The PEIR found significant and
unavoidable environmental impacts to the issue areas of greenhouse gas (GHG) emissions,

hydrology and water quality, and transportation and traffic.

Pursuant to Section 21081 of the California Environmental Quality Act (CEQA) and Section
15091 of the State CEQA Guidelines, the City found that mitigation for the project’s greenhouse
gas emissions; hydrology and water quality; and transportation and traffic impacts would not
fully reduce those impacts to below a level of significance. Other potential measures were
found to have specific economic, legal, technological, and social considerations that otherwise:

render full mitigation infeasible.
Statement of Overriding Considerations

Pursuant to Section 15093 of the State CEQA Guidelines, when the lead agency approves a
project that may result in the occurrence of significant effects that are identified in the Final
Environmental Impact Report (EIR), but are not avoided or substantially lessened, the agency
shall state in writing the specific reasons to support its action based on the Final EIR and/or

other information in the record.

The City has adopted Findings Regarding Significant Effects for the above project, which identify
that certain significant effects of implementing the project are unavoidable even after



incorporation of any feasible mitigation measures. The City finds that the remaining

unavoidable significant effects are acceptable due to specific economic, legal, social,

technological, or other benefits which will result from approval and implementation of the
project, as listed below. All of these benefits are based on the facts set forth in the Findings
Regarding Significant Effects, the Final PEIR, and the record of proceedings for this project.

Overriding Benefits

The City finds that the proposed Imperial Beach General Plan/Local Coastal Plan and
Commercial Zoning Amendments Project would have the following substantial Overriding

Benefits:

1.

Increased City Revenue for Needed Municipal Services and Facilities

Implementation of the General Plan/Local Coastal Plan and Commercial Zoning
Amendments Project will help to stimulate new commercial activity in Imperial Beach,
which will in turn generate increased local sales tax revenue for the City. Increasing sales
tax revenue is essential for funding existing and future municipal services as well as
maintenance and improvements of public facilities that are owned and operated by the
City.

Employment Opportunities
Implementation of the General Plan/Local Coastal Plan and Commercial Zoning

Amendments Project will generate new construction employment opportunities over
the multi-year build-out. Implementation will also stimulate new and redeveloped
commercial areas that will generate long-term employment opportunities at local
commercial establishments. This will provide an economic benefit to the community

and potentially the region as a whole.

Enhancement of Local Community Character and Quality of Life

The development regulations and design guidelines associated with the project will yield
development that better meets community goals for quality design and architecture,
environmental sustainability, and pedestrian-friendliness in comparison to the existing
zoning. Furthermore, expanding the number and diversity of local commercial
businesses will allow residents and visitors to accomplish more shopping needs in
Imperial Beach, resulting in shorter trips and opportunities to bike and walk to shopping,

restaurant, and other commercial destinations.



4. Pedestrian-Oriented Development
One of Imperial Beach’s valued assets is its walkable environment, which is associated
with reduced automobile traffic and associated air pollutants, public health benefits,
viable transit access, enjoyable and well connected urban form and connectivity, and
overall quality of life advantages for residents and visitors. The new development
regulations and design guidelines are intended to protect and enhance the pedestrian
environment in the City’s commercial corridors, thereby reinforcing and improving these

benefits.



ATTACHMENT 2
ORDINANCE NO. 2012-1130

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF IMPERIAL
BEACH AMENDING TITLE 19 (ZONING) OF THE IMPERIAL BEACH
MUNICIPAL CODE BY AMENDING THE PROVISIONS FOR THE C-1, C-2,
AND C-3 COMMERCIAL ZONES AND AMENDING THE ZONING MAP FOR
PROPERTIES DESIGNATED C-1 (GENERAL COMMERCIAL) IN THE PALM
AVENUE STUDY AREA, C-2 (SEACOAST COMMERCIAL) IN THE OLD PALM
AVENUE AND SEACOAST DRIVE STUDY AREAS, AND C-3
(NEIGHBORHOOD COMMERCIAL) IN THE 13TH STREET CORRIDOR
STUDY AREAS AND AREAS ZONED R-1500 (HIGH DENSITY RESIDENTIAL)
THAT ARE SUBJECT TO THE MU-1 (MIXED USE-1) OVERLAY
DESIGNATION IN THE PALM AVENUE STUDY AREA AND THE MU-2
(MIXED USE-2) OVERLAY DESIGNATION IN THE SEACOAST DRIVE STUDY
AREA. MF 935.

WHEREAS, on August 1, 2012, and on August 15, 2012, the City Council of the City of
Imperial Beach held duly advertised public hearings to consider the merits of approving or
denying an application for Zoning Code Amendment (ZCA) 100057 to amend the Zoning
Ordinance and Zoning Map for properties designated C-1 (General Commercial) in the Palm
Avenue study area, C-2 (Seacoast Commercial) in the Old Palm Avenue and Seacoast Drive
study areas, and C-3 (Neighborhood Commercial) in the 13th Street Corridor study areas; and
areas zoned R-1500 (High Density Residential) that are subject to the MU-1 (Mixed Use-1)
overlay designation in the Palm Avenue study area and the MU-2 (Mixed Use-2) overlay
designation in the Seacoast Drive study area; and

WHEREAS, the City Council finds that the proposed Commercial Zone changes to be
consistent with General Plan Policies L-4f and L-6 that encourage visitor-serving and tourist-
oriented commercial uses and the proposed zoning code amendment would, therefore, be
externally consistent with the General Plan/ Local Coastal Plan pursuant to Government Code
Section 65860; and

WHEREAS, the City Council finds that the proposed Commercial Zones promotes the
local and regional goals for a walkable community, implements SANDAG’s Smart Growth policy
to take advantage of existing infrastructure, reduce sprawl, provide for a more pedestrian
environment, and eventually reduce GHG to better adapt to if not mitigate the effects of global
warming.; and

WHEREAS, in compliance with Section 15063 of the California Environmental Quality
Act (CEQA) Guidelines, a Program Environmental Impact Report (PEIR) has been prepared for
this project and routed for public review from April 19 to June 4, 2012, and submitted to the
State Clearinghouse (SCH # 2011041048) in accordance with the requirements of the (CEQA)
for agency review, and

WHEREAS, the City Council has considered and heard any and all public testimony
regarding the potential environmental impacts associated with this project, and hereby
determines that:

1) the Final Program Environmental Impact Report (SCH # 2011041048)) reflects the
decision-making body’s independent judgment and analysis;
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2)

3)

4)

9)

6)

7)

Ordinance No. 2012-1130
Page 2 of 4

the decision-making body has, pursuant to CEQA Guidelines Section 15074(b),
considered the information contained in the Draft and Final Environmental Impact
Reports (SCH # 2011041048) and the written comments received during the public
review period;

The PEIR found significant and unavoidable environmental impacts to the issue areas of
greenhouse gas emissions (GHG), hydrology and water quality, and transportation and
traffic.

Pursuant to Section 21081 of the California Environmental Quality Act (CEQA) and
Section 15091 of the State CEQA Guidelines, the City found that mitigation for the
project’s greenhouse gas emissions; hydrology and water quality; and transportation and
traffic impacts would not fully reduce those impacts to below a level of significance.
Other potential measures were found to have specific economic, legal, technological,
and social considerations that otherwise render full mitigation infeasible.

Pursuant to Section 15093 of the State CEQA Guidelines a Statement of Overriding
Considerations is hereby adopted, by the City Council of the City of Imperial Beach, as
certain significant effects of implementing the project are unavoidable even after
incorporation of any feasible mitigation measures.

The City finds that the remaining unavoidable significant effects are acceptable due to
specific economic, legal, social, technological, or other benefits which will result from
approval and implementation of the project, as listed below. All of these benefits are
based on the facts set forth in the Findings Regarding Significant Effects, the Final PEIR,
and the record of proceedings for this project.

The City finds that the proposed Imperial Beach General Plan/Local Coastal Plan and
Commercial Zoning Amendments Project would have the following substantial
Overriding Benefits:

a. Increased City Revenue for Needed Municipal Services and Facilities.
Implementation of the General Plan/Local Coastal Plan and Commercial Zoning
Amendments Project will help to stimulate nhew commercial activity in Imperial
Beach, which will in turn generate increased local sales tax revenue for the City.
Increasing sales tax revenue is essential for funding existing and future municipal
services as well as maintenance and improvements of public facilities that are
owned and operated by the City.

b. Employment Opportunities. Implementation of the General Plan/Local Coastal
Plan and Commercial Zoning Amendments Project will generate new
construction employment opportunities over the multi-year buildout.
Implementation will also stimulate new and redeveloped commercial areas that
will generate long-term employment opportunities at local commercial
establishments. This will provide an economic benefit to the community and
potentially the region as a whole.
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Ordinance No. 2012-1130
Page 3 of 4

C. Enhancement of Local Community Character and Quality of Life. The
development regulations and design guidelines associated with the project will
yield development that better meets community goals for quality design and
architecture, environmental sustainability, and pedestrian-friendliness in
comparison to the existing zoning. Furthermore, expanding the number and
diversity of local commercial businesses will allow residents and visitors to
accomplish more shopping needs in Imperial Beach, resulting in shorter trips and
opportunities to bike and walk to shopping, restaurant, and other commercial
destinations.

d. Pedestrian-Oriented Development. One of Imperial Beach’s valued assets is its
walkable environment, which is associated with reduced automobile traffic and
associated air pollutants, public health benefits, viable transit access, enjoyable
and well connected urban form and connectivity, and overall quality of life
advantages for residents and visitors. The new development regulations and
design guidelines are intended to protect and enhance the pedestrian
environment in the City’s commercial corridors, thereby reinforcing and improving
these benefits.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF IMPERIAL BEACH
DOES ORDAIN AS FOLLOWS:

SECTION 1: That the zoning amendments as provided in Attachment 3 are made a
part of the ordinance herein.

SECTION 2: That the zoning classification of the properties designated C-1 (General
Commercial) in the Palm Avenue study area, C-2 (Seacoast Commercial) in the Old Palm
Avenue and Seacoast Drive study areas, and C-3 (Neighborhood Commercial) in the 13th
Street Corridor study areas; and areas zoned R-1500 (High Density Residential) that are subject
to the MU-1 (Mixed Use-1) overlay designation in the Palm Avenue study area and the MU-2
(Mixed Use-2) overlay designation in the Seacoast Drive study area are changed to C/MU-1,
C/MU-2, and C/MU-3 respectively and that the Zoning Map adopted pursuant to Section
19.06.020 shall be amended to reflect the change of zoning classification.

SECTION 3: That the development of the properties as designated above are subject to
the mitigation measures as provided in the Final PEIR.

SECTION 4: That this ordinance shall only become effective upon its certification by the
California Coastal Commission.

Appeal Process under the California Code of Civil Procedure (CCP): The time within which
judicial review of a City Council decision must be sought is governed by Section 1094.6 of the
CCP. Aright to appeal a City Council decision is governed by CCP Section 1094.5 and Chapter
1.18 of the Imperial Beach Municipal Code.
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PROTEST PROVISION: The 90-day period in which any party may file a protest, pursuant to
Government Code Section 66020, of the fees, dedications or exactions imposed on this
development project begins on the date of the final decision.

INTRODUCED AND FIRST READ at a regular meeting of the City Council of the City of
Imperial Beach, California, on the 1t day of August, 2012; and THEREAFTER ADOPTED at a
regular meeting of the City Council of the City of Imperial Beach, California, on the 15" day of
August, 2012, by the following vote: v

AYES: _COUNCILMEMBERS:
NOES: COUNCILMEMBERS:
ABSENT: COUNCILMEMBERS:

James C. Janney

JAMES C. JANNEY, MAYOR
ATTEST:

Jacqueline M. Hald

JACQUELINE M. HALD, MMC
CITY CLERK

APPROVED AS TO FORM:

Jennifer M. Lyon

JENNIFER M. LYON
CITY ATTORNEY

I, City Clerk of the City of Imperial Beach, do hereby certify the foregoing to be a true and exact
copy of Ordinance No. 2012-1130 - An Ordinance of the City of Imperial Beach approving
COMMERCIAL ZONING AMENDMENTS FOR PROPERTIES DESIGNATED C-1 (GENERAL
COMMERCIAL) IN THE PALM AVENUE STUDY AREA, C-2 (SEACOAST COMMERCIAL) IN -
THE OLD PALM AVENUE AND SEACOAST DRIVE STUDY AREAS, AND C-3
(NEIGHBORHOOD COMMERCIAL) IN THE 13TH STREET CORRIDOR STUDY AREAS.
ALSO INCLUDED IN THE PROPOSED PROJECT ARE AREAS ZONED R-1500 (HIGH
DENSITY RESIDENTIAL) THAT ARE SUBJECT TO THE MU-1 (MIXED USE-1) OVERLAY
DESIGNATION IN THE PALM AVENUE STUDY AREA AND THE MU-2 (MIXED USE-2)
OVERLAY DESIGNATION IN THE SEACOAST DRIVE STUDY AREA. MF 935

CITY CLERK DATE
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ProposedGeneral Plan/
Local Coastal Plan
Amendments



City of Imperial Beach Commercial Zoning Review: Proposed General Plan/Local Coastal Plan Consistency Amendments

Draft
Revised July 2012
Page =
Number o roposed Text Amendments to General Plan/Local Coastal
Existing General Plan/Local Coastal Plan Text Plan
1-9 Establishing mixed use zones in the Highway 75 and Establishing commercial/mixed-use zones along Palm
Seacoast areas. Avenue/State Highway 75, along Old Palm Avenue, along Seacoast
Drive, and at 13th Street/Imperial Beach Boulevard.
C-24 Policy C-22b Commercial Areas Policy C-22b Commercial/Mixed-Use Areas
In lieu parking fees, off-site parking facilities and shared In lieu parking fees, off-site parking facilities, transportation demand
parking may be used in commercial areas where they management strategies, and shared parking may be used in
encourage shared group parking, a pedestrian atmosphere or | commercial/mixed-use areas to facilitate mixed-use development,
improved commercial design. shared group parking, a pedestrian atmosphere, and/or improved
design.
The consolidation of off-street parking for several uses shall
be encouraged in order to improve pedestrian flows and The consolidation of off-street parking for several uses shall be
reduce the number of street ingress and egress points. encouraged to improve walkability, allow for a more pedestrian-
oriented environment, reduce the number of street ingress and
egress points, and to facilitate well-designed, small-lot infill
development.
C-24 Policy C-22e Shared Parking Policy C-22e Shared Parking
Shared parking shall only be approved when technical Shared parking shall only be approved when technical evidence is
evidence is presented to justify the shared use. The Urban presented to justify the shared use. The Urban Land Institute
Land Institute 1983 Shared Parking Study shall be used as a | guidebook Shared Parking Second Edition (2005) shall be used as
guideline and supplemented by additional findings where a guideline and supplemented by additional findings, where
appropriate. appropriate.
C-24 Policy C-22f Off-Site Parking Policy C-22f Off-Site Parking

Off-site parking when allowed under Paragraphs a, b, or ¢
above shall only be permitted if a sign is posted indicating the
off-site user, and the offsite parking is within 500 feet of the
use, is used exclusively for off site use and is recorded by
covenant.

Off-site parking when allowed under Policy C-22a, C-22b, or C-22c,
above, shall only be permitted if a sign is posted indicating the off-
site user, and is used exclusively for off-site use, and recorded by
covenant. When allowed under Policy C-22a or C-22b, and within
the commercial/mixed-use zones, the off-site parking shall be within
1,000 feet of the use. When allowed under Policy C-22c, the off-site
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parking shall be within 500 feet of the use.

C-24 Policy C-22h Detailed Parking Standards Shall Be Policy C-22h Detailed Parking Standards Shall Be Included In
Included In the Zoning Ordinance the Zoning Ordinance
The Standards shall use the following guidelines: Per the City of Imperial Beach Zoning Ordinance, parking standards
Residential - 1.5 to 2.0 spaces per dwelling unit. for the commercial/mixed-use zones shall use the following
Hotel/Motel - 1 space per guest room. guidelines:
Commercial - varies from 1 space per 50 sq. ft. to 1 space e Commercial — C/MU-1 and C/MU-3 zones: 1 space per 500
per 300 sq. ft. of building. gross sq. ft. of commercial use.
Bars and Restaurants - 1 space for each seventy-five square e Commercial — C/MU-2 zone: 1 space per 1,000 gross sq. ft.
feet of net floor area, plus one per two employees at largest of commercial use.
work shift. e Multiple-family residential — C/MU-1, C/MU-2, and C/MU-3

zones: 1.5 spaces per dwelling unit.

e Hotel without cooking facilities — C/MU-1, C/MU-2, and
C/MU-3 zones: 1 space per guest room.

¢ Hotel with cooking facilities — C/MU-1, C/MU-2, and C/MU-3
zones: 1.5 spaces per guest room.

In the commercial/mixed-use zones, parking reductions, shared-
parking, waivers, or other strategies may be employed in order to
facilitate pedestrian oriented activity and mixed-use development,
and shall be subject to Policies C-22h, C-22e, and C-22f.

For all other zones, the standards shall use the following guidelines:
e Residential: 1.5 to 2.0 spaces per dwelling unit.
e Hotel/Motel: 1 space per guest room.
e Commercial: varies from 1 space per 50 sq. ft. to 1 space
per 300 sq. ft. of building.
e Bars and restaurants: 1 space for each 75 sq. ft. of net floor
area, plus 1 per 2 employees at largest work shift.

C-25 Policy C-22i Interim Parking Standard in C-2 Area

In order to stimulate development in the C-2 land use
category, the City may use an interim-parking ratio for
commercial properties of 1 space per 500 sqg. ft. The interim
ratio shall no longer be in effect after the City has approved
parking for 100 parking spaces under this provision.
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D-6 Policy D-1 Design Review

new non-residential structures shall be subject to design
review.

All residential properties of 2 dwelling units or more and all

Policy D-1 Design Review

All residential properties of 2 dwelling units or more, all new mixed-
use development, and all new non-residential structures shall be
subject to design review.

D-8 Policy D-8b

a wider side yard set back for the 2nd and 3rd story, hip
roofs, or similar features.

Three story structures adjacent to existing one and two story
structures shall be designed in a way to respect the scale of
the one and two story structures. Such designs could include

Policy D-8b

Where 3- or 4-story structures are developed adjacent to existing 1-
or 2-story structures, the new development shall be designed to
respect the scale of the 1- and 2-story structures. Such designs
could include a wider side yard setback for the 2nd and 3rd story,
hip roofs, or similar features. Within the commercial/mixed-use
areas, such scale-reducing design features could include varying
wall planes, setbacks, and upper-story stepbacks that reduce
overall massing and provide roof treatments that are
complementary to adjacent properties.

D-8 and 9 | Policy D-8c

by customers should be encouraged by coordinated and
attractive signs, walkways, patios, display windows and

the parking area. Parking lots should be attractively

walking from the car or the street.

In commercial developments, safe and enjoyable browsing

entrances. Optimally, the entrance to such an enjoyable area
should be designed to be obvious to the passing motorist and
pedestrian and be linked to the public sidewalk as well as to

landscaped and safe for both the motorist and the pedestrian

Policy D-8c

In commercial and mixed-use developments, safe and enjoyable
browsing by customers should be encouraged by coordinated and
attractive signs, walkways, patios, display windows, and entrances.
Optimally, the entrance to such an enjoyable area should be
designed to be obvious to the passing motorist and pedestrian, and
be linked to the public sidewalk and parking area. Parking lots
should be attractively landscaped and safe for motorists and
pedestrians walking from their cars or the street.

Policy D-8d
Setbacks of buildings should be varied

Policy D-8d

Setbacks of buildings should be varied. Additionally, stepbacks
should be considered where transitions occur between mixed-use
development and single-family residential.

D-11 Policy D-9 Seacoast Design Standards

for the Seacoast area. The standards and criteria should
provide specific direction as to the design quality and
image desired by the community.

[Graphic]

Detailed design standards and criteria should be developed

Policy D-9 Commercial/Mixed-Use Zones Design Guidelines

All development within the commercial/mixed-use zones shall be
subject to the Commercial/Mixed-Use Zones Design Guidelines, per
the City of Imperial Beach Zoning Ordinance, which provides
specific direction for achieving high-quality, pedestrian-oriented,
mixed-use retail and commercial areas.

Adherence to the Commercial/Mixed-Use Zones Design Guidelines
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shall be in addition to adherence of other applicable design
guidelines and standards, including the Landscape Design
Guidelines for Seacoast Drive.

The development of additional, detailed design guidelines,
standards, and criteria, should be considered for all
commercial/mixed-use areas, and should provide specific direction
as to the design quality and image desired by the community.

[Graphic]

D-11 Policy D-10 Hwy 75 Commercial Area [Note: Policy D-10 has been deleted because it is addressed in
Detailed design standards and criteria should be developed Policy D-9.]
for the Highway 75 commercial area. The standards and
criteria should provide specific direction as to the
design quality and image desired by the community.

Housing | [Note: Housing Element and figures to be updated by

Element | City as part of its Housing Element update cycle.]

L-4 Figure L-1: Land Use Map [Revise to include new land use map]

L-5 Policy L-4 Commercial Uses and Areas Policy L-4 Commercial and Mixed-Use Areas
Specific policies for commercial uses and areas are: Specific policies for commercial and mixed-use areas are as

follows:

L-5 and 6 | Policy L-4a Attractive and Stimulating Surroundings Policy L-4a Attractive and Stimulating Surroundings
Commercial areas should be enjoyable places in which to Commercial and mixed-use areas should be enjoyable places in
shop and work. This means providing pedestrian scaled which to shop and work. This means providing pedestrian-scaled
design, bicycle facilities, such as racks or storage areas, design, bicycle facilities, such as racks or storage areas,
landscaping of building sites and parking lots, street trees, landscaping of building sites and parking lots, street trees,
screening unsightly storage and parking areas and banning screening unsightly storage and parking areas and banning out-of-
out-of-scale advertising. All new commercial developments scale advertising. All new commercial developments and major
and major General Plan/ Local Coastal Plan L-6 Land Use expansions of existing commercial uses should be subject to design
Element expansions of existing commercial uses should be controls.
subject to design controls.

L-6 Policy L-4b Protection of Residential Areas Policy L-4b Protection of Residential Areas

All commercial uses should incorporate a sensitive transition
to abutting residential uses by means of such techniques as
landscape buffering and setbacks, viewsheds, and careful
control of loading, storage, parking areas, and lighting.

All commercial and mixed-use areas should incorporate a sensitive
transition to abutting residential uses by means of such techniques
as landscape buffering and setbacks, upper-story building
stepbacks, viewsheds, and careful control of loading, storage,
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parking areas, and lighting.

L-6 Policy L-4d Highway 75 Commercial (C-1 and MU-1) Policy L-4d State Highway 75 General Commercial and Mixed-
This commercial area requires substantial improvement. It Use Area (C/MU-1)
serves as the major gateway to the City and carries more This commercial/mixed-use area requires substantial improvement.
traffic than any other street in the City. The area will retain a | It serves as the major gateway to the City and carries more traffic
mix of pedestrian and automobile oriented uses. than any other street in the City. It is expected that the area will
retain a mix of pedestrian- and automobile-oriented uses; however,
as redevelopment occurs, pedestrian-oriented commercial and
mixed-use development, including multi-family dwellings, are
encouraged.
L-6 Policy L-4c Fostering New Commercial Development Policy L-4c Fostering New Commercial and Mixed-Use
Commercial development should be encouraged to increase | Development
the City's tax base, and evaluated in terms of the effect it will | Commercial and mixed-use development should be encouraged to
have on the economy and quality of living in the City. increase the City’s tax base, and should be evaluated in terms of
Particular emphasis should be placed on the development of | the effect it will have on the economy, as well as its compatibility
new businesses and fostering commercial uses providing with the existing character and quality of living in the City. Particular
goods and services to residents and visitors. emphasis should be placed on the development of new businesses
and fostering commercial uses that provide goods and services to
residents and visitors.
L-8 C-1 General Commercial (4 stories) C/MU-1 General Commercial and Mixed-Use (4 stories)
Table L-2 | The General Commercial land use designation provides for The General Commercial and Mixed-Use land use designation
land to meet the local demand for commercial goods and provides for commercial development, mixed-use development,
services, as opposed to the goods and services required multiple-family dwellings, and businesses to meet the local demand
primarily by the tourist population. It is intended that the for commercial goods and services, as opposed to the goods and
dominant type of commercial activity in this designation will services required primarily by the tourist population. It is intended
be community and neighborhood serving retail and office that the dominant type of commercial activity in the C/MU-1
uses such as markets, specialty stores, professional offices, | designation will be community- and neighborhood-serving retail and
personal service department stores, restaurants, liquor office uses. Multi-family residential uses may be permitted at a
stores, hardware stores, etc. Residential uses may be maximum density of 1 unit per every 1,000 sq. ft. of land, per the
permitted above the first floor at a maximum density of one City of Imperial Beach Zoning Ordinance.
unit per every 1,000 square feet of land. Discretionary permit
review by the City shall be required for such residential use.
L-8 C-2 Seacoast Commercial (3 stories, except for hotels C/MU-2 Seacoast Commercial and Mixed-Use (3 stories, except
Table L-2 | where 4 stories may be permitted by specific plan) for hotels, where 4 stories may be permitted by specific plan)

The Seacoast Commercial land use designation provides for
land to meet the demand for goods and services required

The C/MU-2 Seacoast Commercial land use designation provides
for land to meet the demand for goods and services required
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of commercial activity in this designation will be visitor-
serving retail such as specialty stores, surf shops,

dry cleaners, and other similar auto related business

of land. Discretionary permit review by the City shall be

17, 2002, and Ordinance 98-920, February 18, 1998]

primarily by the tourist population, as well as local residents
who use the beach area. It is intended that the dominant type

restaurants, hotels and motels, etc. In order to promote a
more pedestrian-oriented community character, as well as to
reduce the high volume of vehicle trips attracted by drive-thru
establishments, drive-thru services for restaurants, banks,

establishments shall be prohibited in this zone. Residential
uses may (included below) be permitted above the first floor
at a maximum density of one unit per every 1,500 square feet

required for such residential use. [Amended by Resolution
2003-5754 on April 2, 2003, Resolution 2002-5634 on July

primarily by the tourist population, as well as by local residents who
use the beach area. It is intended that the dominant type of
commercial activity in this designation will be visitor-serving retail
such as specialty stores, surf shops, restaurants, and hotels and
motels. To promote a more pedestrian-oriented community
character, as well as to reduce the high volume of vehicle trips
attracted by drive-through establishments, drive-through services
for restaurants, banks, dry cleaners, and other similar auto-related
business establishments shall be prohibited in this zone.

Per the City of Imperial Beach Zoning Ordinance, multi-family
residential uses shall be permitted at a maximum density of 1 unit
per every 1,500 gross sq. ft. of lot area; if located on Palm Avenue
or the east side of Seacoast Drive, multi-family residential uses may
be increased to a maximum density of 1 unit per every 1,210 gross
sq. ft. of lot area, subject to the compliance with specified
development incentives and the approval of a conditional use
permit.

Additionally, the Seacoast Residential Overlay was established to
preserve opportunities for single-family residences within the
overlay area. Mixed-use and multi-family residences are permitted
in the C/MU-2 area, as well as in the Seacoast Residential Overlay
Zone.

L-8 C-3 Neighborhood Commercial (2 stories)
Table L-2 | The Neighborhood Commercial land use designation

and office uses such as markets, professional offices,

to maintain and promote a more pedestrian-oriented

provides for land to meet the local neighborhood demand for
commercial goods and services, as opposed to the goods
and services required primarily by the tourist population or
city-wide. It is intended that the dominant type of commercial
activity in this designation will be neighborhood serving retail

personal services, restaurants, hardware stores, etc. In order

community character, as well as to reduce the high volume of
vehicle trips attracted by drive-thru establishments, drive-thru

C/MU-3 Neighborhood Commercial and Mixed-Use (3 stories)
The Neighborhood Commercial and Mixed-Use land use
designation provides for mixed-use development, multiple-family
dwellings, and businesses to meet the local neighborhood demand
for commercial goods and services, as opposed to the goods and
services required primarily by the tourist population or City-wide. To
maintain and promote a more pedestrian-oriented community
character, as well as to reduce the high volume of vehicle trips
attracted by drive-through establishments, drive-through services
for restaurants, banks, dry cleaners, and other similar auto-related
business establishments shall be prohibited in this district. Per the
City of Imperial Beach Zoning Ordinance, residential uses shall be

Revised July 2012 Draft General Plan/Local Coastal Plan Amendments
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services for restaurants, banks, dry cleaners and other
similar auto related business establishments shall be
prohibited in this district. Residential uses may be permitted
above the first floor at a maximum density of one unit per
every 2,000 square feet of land. Discretionary permit review
by the City shall be required for such residential use.

permitted at a maximum density of 1 unit per every 1,500 gross sq.
ft. of lot area, and may be increased to a maximum density of 1 unit
per every 1,210 gross sq. ft. of lot area, subject to the compliance of
specified development incentives and the approval of a conditional
use permit.

L-8 MU-1 Mixed Use Overlay [Note: The MU-1 Mixed-Use Overlay has been deleted, as the
Table L-2 | The Mixed Use Overlay land use designation provides for C/MU-1 zoning allows mixed-use by right.]
future expansion of uses allowed in the C-1 Land Use
Designation in an orderly way without requiring the
amendment of the General Plan. In this overlay designation,
commercial activities would be allowed to expand into areas
otherwise designated as Residential. Discretionary permit
review by the City shall be required for such commercial use.
L-8 MU-2 Mixed Use Overlay Seacoast Residential Overlay
Table L-2 | The Mixed Use Overlay land use designation provides for The purpose of the Seacoast Residential Overlay land use
future expansion of uses allowed in the C-2 Land Use designation is to preserve opportunities for the continuation of
Designation in an orderly way without requiring the single-family residential uses in the area bounded by Ocean
amendment of the General Plan. In this overlay designation, | Boulevard (the beach) to the west, Ocean Lane on the east,
commercial activities would be allowed to expand into areas | Imperial Beach Boulevard on the south, and Palm Avenue on the
otherwise designated as Residential. Discretionary permit north. In this area, single-family land uses shall be permitted, in
review by the City shall be required for such commercial use. | addition to all uses permitted within the C/MU-2 designation.
L-9 Policy L-4e Seacoast Commercial (C-2 & MU-2) Policy L-4e Seacoast Commercial and Mixed-Use (C/MU-2)

The Seacoast commercial area shall serve as a visitor
serving, pedestrian-oriented commercial area. Existing
residential uses shall be slowly transitioned to new visitor
serving commercial uses. As part of the design review, 2nd
or 3rd stories may be required to be set-back from Seacoast
Drive.

Timeshares shall be prohibited on the first floor unless 25%
are reserved for overnight accommodation.

The Seacoast Area shall serve as a commercial and mixed-use
visitor-serving, pedestrian-oriented area. A Residential Overlay
Zone was established to preserve the opportunity for single-family
residences to remain in a designated portion of the project area. To
ensure that the existing character is maintained and enhanced, the
zoning for this area shall incorporate standards for setbacks and
stepbacks, and encourage pedestrian activity through the design
and location of building frontages and parking provisions.

Per the City of Imperial Beach Zoning Ordinance, timeshares shall
require approval of a conditional use permit and shall be prohibited
on the 1st floor, unless 25% are reserved for overnight
accommodation.
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L-9 Policy L-4f Thirteenth Street Commercial Areas (C-3) Policy L-4f 13th Street Neighborhood Commercial and Mixed-
These commercial areas should provide for pedestrian Use Area (C/MU-3)
oriented commercial centers providing goods and services The 13th Street area shall provide areas for pedestrian-oriented
primarily for neighborhood residents. commercial and mixed-use businesses that provide goods and

services primarily for neighborhood residents.

L-9 Policy L-4g 9th Street/Imperial Beach Boulevard [Note: Item G has been deleted, as this area shall be subject to
Commercial (C-3) the C/MU-1 zoning. Additionally, the half-block bounded by 9™
Commercial uses may be allowed in this area only under the | Street, Imperial Beach Boulevard, Ebony Avenue, and the
following conditions: public alley was not developed as a single commercial project
1. The entire half block bounded by 9th Street, Imperial but has been developed as a residential project. Therefore, this
Beach area will be rezoned from C-3 to R-3000.]

Boulevard, Ebony Avenue and the public alley shall be
developed as a single commercial project.

2. Discretionary permit review by the City shall be required
for such commercial uses. General Plan/ Local Coastal Plan
L-10 Land Use Element

3. No vehicular access shall be allowed from Imperial Beach
Boulevard.

4. Permitted uses shall include neighborhood retail and
service uses only. Prohibited uses shall include fast food
franchises, liquor stores, video arcades, gas stations, bars
and other similar type uses.

Until such time as the area is developed in its entirety for
commercial uses, the requirements of the R-3000 zone shall
regulate the area.

S-2 5. Indoor Public Assembly Facilities 5. Indoor Public Assembly Facilities

Public assembly facilities are defined as those in which large
numbers of people congregate in generally unfamiliar
surroundings. They include schools, theaters, churches,
temples and a variety of recreational facilities. Gatherings of
large numbers of people in these buildings create conditions
conducive to mass panic in a crisis, which only worsens and
increases casualties. Administering medical aid is made
more difficult in these situations, as well.

Public assembly facilities are defined as those in which large
numbers of people congregate in generally unfamiliar surroundings.
They include schools, theaters/assembly, religious assembly, and a
variety of recreational facilities. Gatherings of large numbers of
people in these buildings create conditions conducive to mass panic
in a crisis, which only worsens and increases casualties.
Administering medical aid is made more difficult in these situations,
as well.
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City of Imperial Beach Commercial Zoning Review: Zoning Amendments
Draft
Revised July 2012

PROPOSED NEW AND AMENDED DEFINITIONS

19.04.400. Height, Measurement of

Height shall be measured from the average level of
the highest and lowest point of that portion of the building
site covered by the building or structure to the highest point
of the building or structure.

19.04.217. Religious Assembly

“Religious assembly” means an institution organized
and operated for nonprofit purposes within the provisions of Section 501(c)(3) of the Internal
Revenue Code and Section 23701d of the California Revenue and Taxation Code and to whom
the Franchise Tax Board has issued a determination exempting the organization from tax, which
people regularly attend to participate in or hold religious services, meetings, and other activities.

19.04.410. Hotel

“Hotel” means any establishment offering commercial transient lodging accommodation
on a less than monthly basis to the general public, including any incidental services such as
eating, drinking, meeting, banquet, entertainment, or recreational services intended primarily for
the convenience of guests. Hotels shall consist of various types, which are further defined as
follows:

H-1: A site area of a minimum square footage of thirty-five thousand square feet; at least
thirty guest rooms; facilities for conference, meeting, or public use; and a full-service restaurant
on-site.

H-2: A “motel,” which is an establishment providing guest rooms for periods less than
thirty days, with most rooms gaining access from an exterior walkway.

H-3: A lot, parcel, or segment of real property dedicated to “timeshare units” as defined
in Section 19.04.756 of this Code.

H-4: A “bed and breakfast” lodging place containing no more than six guest rooms and
one kitchen. (Ord. 2003-1007 § 1, 2003; Ord. 94-884, 1994)

H-5: An “inn” means a commercial establishment that affords public lodging to travelers,
for periods less than thirty days. A kitchen and dining area may also be included to provide meal
and beverage service to guests and to the general public.
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19.04.530. Massage Therapy Establishment

“Massage therapy establishment” means a fixed location at which a massage business
engages in or carries on a commercial activity involving, in whole or in part, the recurring giving
or administering of massages on the premises, consistent with the definition in Section 4.28.020
of the Imperial Beach Municipal Code, and in compliance with SB 731. This definition
specifically excludes any adult-oriented business as defined in Section 19.60 of the Imperial
Beach Municipal Code.

Active Commercial Uses

“Active commercial uses” mean commercial uses that are oriented along the street wall
facing the main street at ground level. Active commercial uses should be accessible to the
general public, generate walk-in pedestrian clientele, and contribute to a high level of pedestrian
activity. Property entrances will be oriented to the street, which will facilitate sidewalk traffic
and active streets. Uses that generate pedestrian activity include retail shops, grocery stores,
restaurants, bars, theaters and the performing arts, personal convenience services, hotels, banks,
travel agencies, child care services, libraries, museums and galleries, and commercial recreation
and entertainment.

Active Use Area

“Active use area” means all portions of a site and buildings included in the use area,
except storage, parking, and landscaping.

Antique Store

“Antique store” means a bona fide antique store in which substantially all the
merchandise is antique. “Antique” means any collectible, object of art, bric-a-brac, curio,
household furniture, or other furnishing offered for sale upon the basis, expressed or implied,
that the value of the property, in whole or in substantial part, is derived from its age or from
historical associations.

Athletic or Health Clubs

“Athletic or health clubs” means any business that offers or provides to the public,
services, facilities, and/or instruction in bodybuilding, exercising, weight reduction, figure
development, aerobics, or any other similar physical activity. This includes physical fitness
clubs, yoga or pilates studios, and dance studios.

Courtyard

“Courtyard” means an open space unobstructed to the sky, located at or above grade level
on a lot, and bounded on two or more sides by walls of a building.

Dwelling, Multiple-Family

“Multiple-family dwelling” means a residential structure containing two or more
dwelling units that are attached vertically or horizontally.

Revised July 2012 Draft Zoning Amendments
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Emergency Shelter

“Emergency shelter” means housing with minimal supportive services for homeless
persons that is limited to occupancy of six months or less by a homeless person. No individual or
household may be denied emergency shelter because of an inability to pay.

Garage

“Garage” means an accessible and usable enclosed space of not less than nine feet by
nineteen feet for the parking of automobiles off the street.

Green Building Utilities

“Green building utilities,” also referred to as small wind turbines, residential alternative
power sources, or small alternative utilities, refers to the provision of sustainable essential
services (such as water and electricity) in the form of small infrastructure that reuses water or
generates electricity that is primarily used on-site and which support the principal development.
Examples of green building utilities include small wind turbines, solar panels, and barrels for
grey water reuse.

Ground Floor Retail (see Retail, Ground Floor, below)
Habitable Floors

“Habitable floors” are levels within a residential or mixed-use structure that permit
residential, employment, visitor, or similar uses to be developed. Habitable floors do not include
levels with rooftop, mechanical equipment, architectural treatments, stairwell entries, or similar
uses open or partially open to the environment at the highest floor of the structure. The highest
habitable floor shall not exceed the height limits defined in respective zones.

Height, First Floor

“First floor height” means the vertical distance from the average level of the highest and
lowest point of that portion of the building site covered by the building or structure, to the
highest point of the ceiling.

Hostel

“Hostel” means a place where travelers may stay for a limited duration at low cost in a
facility that is appropriately recognized by a state, national, or international hostel organization
and that may include dormitory-like sleeping accommodations.

Incidental Manufacturing

“Incidental manufacturing” means design, fabrication, and assembly of items for sale and
is incidental or secondary to the use of the premises for retail sales of the items being produced.
Manufacturing activities would involve production of individual items by hand manufacturing or
the use of electric hand tools. Floor area used for manufacturing or storage of produced goods
should not exceed the floor area used for retail sales. Typical uses would include ceramic
studios, candle-making, leather-working, or custom jewelry manufacturing.
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AECOM, Proposed New and Amended Definitions: Page 3



Kiosk

“Kiosk” means a small booth with an open window on one or more sides for selling small
consumables such as newspapers, magazines, street maps, and confections. An information kiosk
(or information booth) dispenses information in the form of maps, pamphlets, and other
literature, and/or advice offered by an attendant. An electronic kiosk (or computer kiosk or
interactive kiosk) houses a computer terminal that may store data locally, or retrieve it from a
computer network and provide an informational public service or serve a commercial purpose.
Kiosks shall be fixed in nature and may not be movable. Kiosks do not include push carts or
vending machines. Additionally, a kiosk is not to exceed twenty square feet in area and shall be
located on public plazas or private leaseholds.

Live/Work Units

A “live/work unit” means a structure or portion of a structure combining a residential
living space for a group of persons including not more than four adults in the same unit with an
integrated work space principally used by one or more of the residents of that unit.

Live Entertainment

“Live entertainment” includes live music, recorded music, music played by a DJ,
comedy, karaoke, readings, dancing, acting, or other entertainment performed on a site three or
more days during a calendar year. This includes dancing by patrons to live music, recorded
music, or music played by a DJ or disk jockey.

Loading Area

“Loading area” means an area of adequate size for the delivery vehicles expected to be
used, logically and conveniently located for bulk pickup and delivery, readily accessible when
required parking spaces are filled, and located totally outside of any street or alley right-of-way.

Main Streets

“Main street” is defined as the primary street adjacent to a parcel that carries the largest
amount of pedestrian and automotive traffic. For the commercial zones within the City, the main
streets are considered Palm Avenue, Old Palm Avenue, State Route 75 (SR-75), Seacoast Drive,
Imperial Beach Boulevard, and 13th Street.

Mixed-Use Development

“Mixed-use development” means a development consisting of one or more lots
developed as a cohesive project and designed with a blend of various compatible uses such as
commercial, residential, and institutional. The uses may be located in the same building or in
separate buildings on the same site plan. A mixed-use development should not consist
exclusively of live/work units.

Open Space, Private

“Private open space” means an area connected or immediately adjacent to a dwelling
unit. The space can be a balcony, porch, ground or above grade patio, or roof deck used
exclusively by the occupants of the dwelling unit and their guests.
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Open Space, Public

“Public open space” means those usable outdoor spaces commonly accessible to all
residents and users of the building for the purpose of passive or active recreation.

Paseo

“Pase0” means a path set aside for pedestrian walking that may pass through any part of a
parcel to access points away from the main street edge.

Parapet

“Parapet” means a low protective wall or railing along the edge of a raised structure such
as a roof or balcony.

Pedestrian Entrance

“Pedestrian entrance” means a functional entrance or door that is accessible to the general
public from an enclosed occupied space. This does not include entrances to mechanical
equipment or storage areas, emergency exits, or decorative nonfunctional doors and entrances.

Personal Convenience Services

“Personal convenience services” include commercial establishments such as, but not
limited to, dry cleaners, shoe repair, drug stores, convenience stores, barber shops, hair salons,
nail salons, mailing centers, ticket sales, and travel agents, excluding any adult uses as defined in
Section 19.04 of the Municipal Code.

Plaza

A “plaza” is a type of public open space usually located near urban buildings and often
featuring walkways, trees and shrubs, places to sit, and sometimes smaller shops.

Public Parking Lot

A “public parking lot” means a parking area that contains parking spaces available to all
members of the public on a free or for-fee basis, for purposes of parking a motor vehicle while
accessing other areas in the city.

Retail Sales

“Retail sales” refers to establishments primarily engaged in the sale or rental of goods or
merchandise for personal or household use. Typical uses would include department stores,
variety stores, drug stores, jewelry stores, apparel stores, and furniture stores.

Retail, Ground Floor

“Ground floor retail” is considered a general commercial use that is oriented along the
street wall facing a main street with pedestrian movement, serves as a component of a mixed-use
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or multi-story project, and is suitable for a broad range of retail types that add to and benefit
from a pedestrian retail context.

Second-Hand Store or Thrift Shop

“Second-hand store” or “thrift shop” means a place of business that engages in buying
and selling, trading, or accepting for sale on consignment previously sold property, excluding
bona fide antique stores (see definition).

Senior Housing

“Senior housing” or “senior units” means a housing development as defined in State of
California Civil Code Section 51.3.

Stepback

“Stepback” means the minimum horizontal distance between the building line of a
developed floor beneath and the building line of a floor above the ground floor along any side of
a structure as defined in the respective zones in this code.

Street Wall

“Street wall” means the building facade along a property line adjacent to any public
street. The street wall may include arcades, colonnades, recessed entrances, private open space,
and urban open space.

Urban Open Space

“Urban open space” means any usable space accessible to the general public that is one
thousand square feet or greater in size such as plazas, parks, etc.

Revised July 2012 Draft Zoning Amendments
AECOM, Proposed New and Amended Definitions: Page 6



City of Imperial Beach Commercial Zoning Review: Zoning Amendments
Draft
Revised July 2012

Chapter 19.23. COMMERCIAL/ MIXED-USE USE REGULATIONS

The following land uses are allowed in the C/MU-1, C/MU-2, and C/MU-3 zones as uses that
are expressly permitted, uses that require a conditional use permit, or uses that are permitted
only if in compliance with specific location requirements. Any use not listed is prohibited unless
the City Council determines it to be compatible with the zone.

Key to Land Use Tables

P Expressly permitted
C Permitted with conditional use permit
N Not permitted

Notes

Per the City’s zoning code, hotels consist of various types and are defined as follows:

H-1 A site area of a minimum of thirty-five thousand square feet; at least thirty guest rooms;
facilities for conference, meeting, or public use; and a full-service restaurant on-site.

H-2 A “motel,” which is an establishment providing guest rooms, for periods less than thirty
days, with most rooms gaining access from an exterior walkway.

H-3 A lot, parcel, or segment of real property dedicated to “timeshare units,” as defined in
Section 19.04.756 of the Imperial Beach Municipal Code.

H-4 A “bed and breakfast” lodging place containing no more than six guest rooms and one
kitchen.

H-5 An “inn” means a commercial establishment that affords public lodging to travelers, for
periods less than thirty days. A kitchen and dining area may also be included to
provide meal and beverage service to guests and to the general public.

Commercial Uses C/MU-1 | C/MU-2 | C/MU-3 | Notes
Adult bookstore, adult
hotel/motel, adult mini-motion See definitions.
picture theater, adult motion = N N Subiject to requirements for
picture arcade, adult motion adult-oriented businesses in
picture theater, sexual encounter Chapter 19.60.
studio, rap parlor, model studio
Antique store P P P See definition.
Arcades and game centers C C C See definition.
Art studio, gallery, museum P P P See definition.
Athletic and health clubs P [C] P [C] P [N] | See definition.
Bars or cocktail lounges C C N See definition.
with live entertainment C C N See definition.
Beach equipment rental, bike
rental, surf shop, fishing supply P P N
Body piercing establishment C N N ggiti% iﬁ;g'gg OSZ%b(Jg)C(tlSO
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Bookstore P P P
Boutique P P P
See definition. Subject to
Cabaret c N N Section 19.60.
Child day care center P P P See definition.
Clinic P P P See definition.
See definition. Subject to
Dancehall c N N | section 19.60.
Department store P N N
Drive-in restaurant P P N See definition.
Drive-through establishment C N C See definition.
. : See definition. Subject to
Fortune telling establishment C N N Section 19.26.020(B)(3).
See definition. Subject to
Kennel c N N | Section 19.74.050.
See definition. In C/MU-2:
Kiosk P [C] P P [C] | Subjectto Section
19.27.020(A)(2).
Liquor store P P N See definition.
Massage therapy establishment P P P Eﬁﬁg‘iﬁmtlon Per Senate
Mortuary C N N
. Subject to Section
Motor vehicle sales C N N 19.74.070.
. . See definition. Subject to
Palm reading establishment C N N Section 19.26.020(B)(3).
Pawnshop C N C See definition.
Personal convenience services P P P See definition.
Pool or billiard hall C C N See definition.
with live entertainment C C N See definition.
Postal services, private P P P [C]
_Profes_smnal offices, financial p P[C] p
institutions, and real estate
Restaurant P P P See definition.
with live entertainment C C C See definition.
Retail food store P P P
Retail sales P P P See definition.
Sales of sgcondhand or used N N N See definition.
merchandise
. See definition. Subject to
Tattoo establishment C N N Section 19.26.020(B)(4).
Residential and Similar Uses C/MU-1 | C/MU-2 | C/MU-3 | Notes
Accessory building, structures, See definition of accessory
. C C C g
private garages building.
Boarding house C[P] N N See definition.
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Emergency shelter P N N See definition.

Hostel N C N See definition.

Hotel, motel, bed and breakfast

lodging, inn (H-1, H-2, H-3, H4, P P P [C] | See definitions above.

H-5)

Live/work unit P P P See definition.

Mixed-use development P P P See definition.

Moto_r home/mangfactured N See definitions.

housing community
See definition. See
requirement for active
commercial uses on ground

Multiple-family dwellings P P P floor per Sections
19.26.020(A)(1),
19.27.020(A)(2),
19.28.020(A)(1).

Second-family units N N N

Senior housing, nursing home, C C See definitions (definition of

retirement home senior housing added).

Short-term rental P P P See definition.

Single-family detached N N* [P] N *Onl_y permitted in Seacoast
Residential Overlay Zone.

Timeshare C C N See definition.

Light Industrial Uses C/MU-1 | C/MU-2 | C/MU-3 | Notes

Autorr_loblle dismantling or N N N See definition.

wrecking yard

Automobile repair or automobile C N N See definitions.

body shop

Automobile sales lot C N N See definition.

Autgmoblle service station/gas C N C See definition.

station

Energy facility C N N See definition.

Equipment rental yard C N N

Incidental manufacturing C C [N] C [N] | See definition.

Light manufacturing, N N N

manufacturing, industrial

Public and Semi-public uses C/MU-1 | C/MU-2 | C/MU-3 | Notes

Campsites N N N See definition.
Subject to Sections

CIubsz fra_ternal/veteran/service C C CN] 19.26.020(B)(2),

organizations 19.27.020(A)(3),
19.28.020(A)(2).

with live entertainment C C C
Educational institutions C C N
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Governmental or quasi-public

building P
Library P
See definition. Subject to
- Sections 19.26.020(B)(2),
Religious assembly C C C 19.27.020(A)(3),
19.28.020(A)(2).
Public parking lot P P [C] P
Theatre/Assembly C C C
. L - See definition. Subject to
Wireless communication facility C C C Section 19.90.
Green Building Utilities C/MU-1 | C/MU-2 | C/MU-3 | Notes
. - See definition. Subject to
Green Building Utilities P P P Section 19.92.
Open Space and Recreation C/MU-1 | C/MU-2 | C/MU-3 | Notes
Passive public parks P P P
Permitted if incidental and
Playground and recreation areas C C C accessory to a permitted
use.
Public riding and hiking trails P P P

Notes:

[C] or [P] or [N] text indicates land use permission in the existing ordinance that is

proposed to be changed.
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City of Imperial Beach Commercial Zoning Review: Zoning Amendments
Draft
Revised July 2012

Chapter 19.26. C/MU-1 GENERAL COMMERCIAL AND MIXED-USE ZONE
19.26.010. Purpose of 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. It is intended that the dominant type of commercial activity in the C/MU-1 zone
will be community and neighborhood serving retail and office uses. (Ord. 94-884, 1994)

19.26.020. Permitted uses.

A. Specified commercial, residential, light industrial, public and semi-public, green
building utilities, and open space and recreation uses allowed in the C/MU-1 zone are listed in
Chapter 19.23, including those requiring a conditional use permit, and shall also comply with the
following land use regulations:

1. 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. Exceptions would require
approval of a conditional use permit.

2. Residential dwelling units may be permitted at a maximum density of one unit per
every one thousand gross square feet of lot area.

3. A kiosks shall not exceed twenty square feet in area, and shall be located on
public plazas or private leaseholds. Kiosks shall not exceed ten locations in the C/MU-1 zone.

4. Time shares require approval of a conditional use permit and shall be prohibited
on the first floor unless twenty-five percent of the units are restricted to overnight
accommodations.

B. The following uses are permitted subject to the approval of a conditional use
permit and in compliance with requirements specified below:

1. Body piercing establishments may be permitted, subject to the approval of a
conditional use permit; however, it is unlawful to establish any such body piercing establishment
if the location is within one hundred feet of any property that is zoned R-1-6000, R-1-3800, R-
3000-D, R-3000, R-2000 or R-1500, or any other area that is primarily residential in character, as
evidenced by letter designation in the zoning law of the City; or within two hundred feet of any
of the following:

a. Bar, cocktail lounge, or liquor store;
b. Body piercing establishment;
C. Religious assembly;
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d Educational institution;
e. Public park; or
f Tattoo establishment.

2. Religious assemblies, clubs, fraternal organizations (e.g., Masons, Moose, Elks,
and Eagles), service organizations (e.g., Rotary, Kiwanis, Lions Club, and Jaycees), and veterans
organizations (e.g., American Legion, VFW, FRA, and Disabled American Veterans), may be
permitted, subject to the approval of a conditional use permit and to subsections E, F, G, and H
of this chapter as appropriate.

3. Fortune telling or palm reading establishments may be permitted, subject to the
approval of a conditional use permit; however, it is unlawful to establish any such fortune telling
or palm reading establishment if the location is within:

a. One hundred feet of any property that is zoned R-1-6000, R-1-3800, R-3000-D,
R-3000, R-2000, or R-1500, or any other area that is primarily residential in character, as
evidenced by letter designation in the zoning law of the City; or

b. Five hundred feet of any mobilehome park, manufactured housing community, or
senior housing development; or

C. One thousand feet of any similar establishment.

4. Tattoo establishments may be permitted, subject to the approval of a conditional

use permit; however, it is unlawful to establish any such tattoo establishment if the location is
within one hundred feet of any property that is zoned R-1-6000, R-1-3800, R-3000-D, R-3000,
R-2000, or R-1500, or any other area that is primarily residential in character, as evidenced by
letter designation in the zoning law of the City; or within two hundred feet of any of the
following:

a. Bar, cocktail lounge, or liquor store;
b Body piercing establishment;

c Religious assembly;

d. Educational institution;

e Public park; or

f Tattoo establishment.

C. Site plan review by the City Council will be required if any of the following
applies to proposed uses located in the C/MU-1 zone:

1. All proposed developments involving new construction.

2. Any addition, construction, or alteration of existing buildings resulting in an
increase of ten percent or greater of the gross floor area of a commercial structure or in an
individual commercial space within the structure or within a commercial shopping center.

3. Any proposed use or structure requiring the approval of a conditional use permit.
4, Any development including residential dwelling units.
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D. Site plan review by the community development director (administrative
approval) will be required if any of the following applies for proposed uses located in the
C/MU-1 zone:

1. Any addition, construction, or alteration of existing buildings resulting in a one-
time increase of less than ten percent of the gross floor area of a commercial structure or in an
individual commercial space within the structure or within a commercial shopping center.
Multiple additions to existing commercial buildings that cumulatively result in an increase of ten
percent or greater of the originally approved gross floor area of a commercial building shall
require site plan review by the City Council.

2. Exterior facade alterations to existing buildings located on a design review
corridor as identified in subsection 19.83.020(A)(1) of this code.

3. The building or site or a portion of the building or site that is proposed to be
occupied has been vacant for a period of two years or greater.

4. Public parking lots.

E. Notice to adjoining property owners of any application for conditional use permit
for a religious assembly, club, fraternal organization, service organization, or veteran’s
organization, under subsection (B)(2) of this section shall be given pursuant to Section 19.86.050
of this code. Additionally, notice of hearing shall be made by mailing a postal card or letter to all
the business owners within three hundred feet of the exterior boundary of the property involved,
such business owners and their addresses being established for this purpose by the latest business
licenses issued by the City; provided, however, that in the case where the ownership or address
has recently changed and such knowledge is available to the Community Development
Department, notice shall also be sent in this manner to the current business owners. Such notice
shall include the nature of the proposal, a description of the property under consideration, and the
time and place of the public hearing. In certain cases where mailed notice of hearing is deemed
impractical, notice may be affected by posting upon the subject property and within the area of
the subject property a notice bearing the same information as contained in the notice to be
mailed. The notice shall be posted at least ten days prior to the date set for the public hearing,
and the Community Development Department shall sign an affidavit of posting to be held in the
record. No defect or irregularity in the giving of such notice shall invalidate the public hearing.

F. The report prepared by staff for the City Council on the conditional use permit
application for a religious assembly, club, fraternal organization, service organization, or
veteran’s organization under subsection (B)(2) of this section, shall provide a listing of the
number of property owners, business owners, and types of businesses located within three
hundred feet of the exterior boundaries of the subject property. Prior to the scheduled public
hearing, the applicant shall attempt to contact the property owners and business owners located
within three hundred feet of the exterior boundary of the subject property to determine how
many support and how many oppose the application for the conditional use permit on the subject
property. The results of the survey of the property owners and business owners shall be
forwarded to City staff for inclusion in the staff report to the City Council.

G. Prior to the issuance of a conditional use permit for a religious assembly, club,
fraternal organization, service organization, or veteran’s organization under subsection (B)(2) of
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this section, the applicant must demonstrate and the City Council must make a finding that the
parking requirements of Chapter 19.48 of this code are met and that sufficient parking exists to
accommodate the proposed uses.

H. Any conditional use permit issued for a religious assembly, club, fraternal
organization, service organization or veteran’s organization under subsection (B)(2) of this
section shall, at a minimum, specifically address the following:

1. Proposed uses or activities;
2. Hours of operations, uses, and activities;
3. The days of the week and times for meetings or gatherings and the number of

people attending those meetings or gatherings;

4, The number, time, and days of the week of any proposed musical activities,
performances, or entertainment;

5. The number, time, and days of the week of activities involving infants, pre-teens,
teens, or young adults;

6. The dates, times, and number of persons in attendance for any special meetings,
events, or gatherings not included in the normal hours of operation, that are directly related to the
operation, uses, and activities of the facility, or are attended by the principal membership of the
facility;

7. The dates, times and number of persons in attendance for any special meetings,
events, or gatherings not included in the normal hours of operation, if any, that are not directly
related to the operation, uses, and activities of the facility, nor are attended by the principal
membership of the facility; and

8. No child care services by persons unrelated to the parent or child, child day care
center, or educational institution shall be operated on the premises unless specifically provided
for under the conditional use permit issued for the religious assembly, club, fraternal
organization, service organization, or veteran’s organization. Nothing in subsections E, F, G, or
H of this section shall supersede or preempt the issuance criteria for a conditional use permit as
set forth in Chapter 19.82 of this code. (Ord. 2003-1013 § 4, 2003; Ord. 2002-986 8§ 2, 3,
2002; Ord. 2002-983 8§ 21, 22, 2002; Ord. 2001-973 8§ 3—=6, 2001; Ord. 2001-971 8§88 3—5,
2001; Ord. 2001-960 8§ 3—38, 2001; Ord. 94-884, 1994)

19.26.040. Yards.
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.
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19.26.041. Stepbacks

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.

19.26.050. Minimum lot size.

The minimum lot size for any new lot created in the C/MU-1 zone shall be three thousand
square feet (for related provisions concerning small lots, see Chapter 19.42.). (Ord. 94-884,
1994)

19.26.060. Frontage.

Every new lot created in the C/MU-1 zone shall have a minimum width along a street of
thirty feet (for related provisions concerning small lots, see Chapter 19.42.). (Ord. 94-884, 1994;
Ord. 601 § 1 (part), 1983)

19.26.070. Building height.

No building in the C/MU-1 zone shall exceed four stories or forty feet in height,
whichever is less. (Ord. 94-884, 1994; Ord. 601 8§ 1 (part), 1983). All commercial spaces on the
ground floor shall have a minimum fifteen-foot floor-to-ceiling height; and single-story
commercial buildings shall have a minimum building height of twenty feet.

19.26.080. Separation of buildings.

No buildings shall be located less than five feet from any other building on the same lot.
(Ord. 94-884, 1994; Ord. 601 8§ 1 (part), 1983)

19.26.110. Parking.

For provisions on parking applicable in the C/MU-1 zone, see Chapter 19.48. (Ord. 94-
884, 1994; Ord. 601 § 1 (part), 1983)

19.26.120. Signs.

For provisions on signs applicable in the C/MU-1 zone, see Chapter 19.52. (Ord. 94-884,
1994; Ord. 601 § 1 (part), 1983)

19.26.130. Uses conducted outside buildings.

For provisions on uses conducted outside buildings applicable in the C/MU-1 zone, see
Chapter 19.72. (Ord. 94-884, 1994)
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City of Imperial Beach Commercial Zoning Review: Zoning Amendments
Draft
Revised July 2012

Chapter 19.27. C/MU-2 SEACOAST COMMERCIAL AND MIXED-USE ZONE
19.27.010. Purpose of 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.
Additionally, the Seacoast Residential Overlay Zone has been established to preserve
opportunities for single-family residences within the overlay area. Mixed-use and multiple-
family residences are also permitted in the C/MU-2 zone and in the Seacoast 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. (Ord. 94-884, 1994)

19.27.020. Permitted uses.

A. Specified commercial, residential, light industrial, public and semi-public, green
building utilities, and open space and recreation uses allowed in the C/MU-2 zone are listed in
Chapter 19.23, including those requiring a conditional use permit, and shall also comply with the
following land use regulations:

1. For all buildings with frontage along Seacoast Drive, including those with
multiple-family dwelling units, “active commercial uses” as defined in Chapter 19.04 are
required to be provided at a minimum sixty percent of each building’s ground floor square
footage and have direct pedestrian access from the Seacoast Drive sidewalk or a plaza.
Exceptions would require approval of a conditional use permit.

2. Kiosks are not to exceed twenty square feet in area each, shall be located on
public plazas or private leaseholds, and shall not exceed ten locations in the C/MU-2 zone.

3. Religious assemblies, clubs, fraternal organization (e.g., Masons, Moose, EIks,
and Eagles), service organizations (e.g., Rotary, Kiwanis, Lions Club, and Jaycees), and veterans
organizations (e.g., American Legion, VFW, FRA, and Disabled American Veterans) require
approval of a conditional use permit and are subject to subsections D, E, F, and G of this section
as appropriate.

4. Time shares require approval of a conditional use permit and shall be prohibited
on the first floor unless twenty-five percent of the units are restricted to overnight
accommodations.

5. Multiple-family residential dwelling units are permitted at a maximum density of
one unit per every one thousand five hundred gross square feet of lot area; or if located on Palm
Avenue and the east side of Seacoast Drive, residential dwelling units may be increased to a
maximum density of 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 of the following development incentives:
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a. Project sites that are consolidated to a final size greater than twenty thousand square feet;

b. Entire project achieves Leadership in Energy and Environmental Design (LEED) Green
Building Rating System certification, a comparable green building certification, or can
demonstrate the ability to achieve certification;

c. Entire project provides a minimum of seventy-five percent “active commercial uses” on
the ground floor;

d. At least twenty-five percent of proposed residential units must be three-bedroom units;

e. Provide an additional one hundred square feet of public open space or plaza space with
minimum dimensions of six feet by ten feet;

f. Dedicate a minimum of one foot of private property frontage to public use (creates a one-
foot front setback dedicated to public use);

g. Floors above first floor provide additional stepback of five feet beyond required stepback.

B. Site plan review by the City Council will be required if any of the following
applies for proposed uses located in the C/MU-2 zone:

1. All proposed developments involving new construction;

2. Any addition, construction, remodeling or alteration of existing buildings
resulting in an increase of ten percent or greater of the gross floor area of a commercial structure
or in an individual commercial space within the structure or within a commercial shopping
center;

3. Any proposed commercial use, residential use, or structure requiring the approval
of a conditional use permit;

4. Any development including residential dwelling units; and
5. Public parking lots.

C. Site plan review by the community development director (administrative
approval) will be required if any of the following applies for proposed uses located in the
C/MU-2 zone:

1. Any addition, construction, remodeling, or alteration of existing buildings
resulting in a one-time increase of less than ten percent of the gross floor area of a commercial
structure or in an individual commercial space within the structure or within a commercial
shopping center. Multiple additions to existing commercial buildings that cumulatively result in
an increase of ten percent or greater of the originally approved gross floor area of a commercial
building shall require site plan review by the City Council;

2. Exterior facade alterations to existing buildings located on a design review
corridor as identified in subsection 19.83.020(A)(1) of this title;

3. The building or site or a portion of the building or site that is proposed to be
occupied has been vacant for a period of two years or greater; and

4. Kiosks.
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D. Notice to adjoining property owners of any application for conditional use permit
for a religious assembly, club, fraternal organization, service organization, or veteran’s
organization, under subsection (A)(3) of this section shall be given pursuant to Section 19.86.050
of this code. Additionally, notice of hearing shall be made by mailing a postal card or letter to all
the business owners within three hundred feet of the exterior boundary of the property involved,
such business owners and their addresses being established for this purpose by the latest business
licenses issued by the City; provided, however, that in the case where the ownership or address
has recently changed and such knowledge is available to the Community Development
Department, notice shall also be sent in this manner to the current business owners. Such notice
shall include the nature of the proposal, a description of the property under consideration, and the
time and place of the public hearing. In certain cases where mailed notice of hearing is deemed
impractical, notice may be affected by posting upon the subject property and within the area of
the subject property a notice bearing the same information as contained in the notice to be
mailed. The notice shall be posted at least ten days prior to the date set for the public hearing,
and the Community Development Department shall sign an affidavit of posting to be held in the
record. No defect or irregularity in the giving of such notice shall invalidate the public hearing.

E. The report prepared by staff for the City Council on the conditional use permit
application for a religious assembly, club, fraternal organization, service organization, or
veteran’s organization under subsection (A)(3) of this section, shall provide a listing of the
number of property owners, business owners, and types of businesses located within three
hundred feet of the exterior boundaries of the subject property. Prior to the scheduled public
hearing, the applicant shall attempt to contact the property owners and business owners located
within three hundred feet of the exterior boundary of the subject property to determine how
many support and how many oppose the application for the conditional use permit on the subject
property. The results of the survey of the property owners and business owners shall be
forwarded to City staff for inclusion in the staff report to the City Council.

F. Prior to the issuance of a conditional use permit for a religious assembly, club,
fraternal organization, service organization, or veteran’s organization under subsection (A)(3) of
this section, the applicant must demonstrate and the City Council must make a finding that the
off-street parking requirements of Chapter 19.48 of this code are met and that sufficient parking
exists to accommodate the proposed uses.

G. Any conditional use permit issued for a religious assembly, club, fraternal
organization, service organization, or veteran’s organization under subsection (A)(3) of this
section shall, at a minimum, specifically address the following:

1. Proposed use or activities;
2. Hours of operations, uses, and activities;
3. The days of the week and times for meetings or gatherings and the number of

people attending those meetings or gatherings;

4, The number, time, and days of the week of any proposed musical activities,
performances, or entertainment;

5. The number, time, and days of the week of activities involving infants, pre-teens,
teens, or young adults;
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6. The dates, times and number of persons in attendance for any special meetings,
events, or gatherings not included in the normal hours of operation, that are directly related to the
operation, uses, and activities of the facility or are attended by the principal membership of the
facility;

7. The dates, times, and number of persons in attendance for any special meetings,
events, or gatherings not included in the normal hours of operation, if any, that are not directly
related to the operation, uses, and activities of the facility, nor are attended by the principal
membership of the facility; and

8. No child care services by persons unrelated to the parent or child, child day care
center, or educational institution shall be operated on the premises unless specifically provided
for under the conditional use permit issued for the facility. Nothing in subsections D, E, F, or G
of this section shall supersede or preempt the issuance criteria for a conditional use permit as set
forth in Chapter 19.82 of this code. (Ord. 2003-1013 § 5, 2003; Ord. 2002-983 8§ 23, 24,
2002; Ord. 2001-960 88 9—13, 2001; Ord. 98-930 § 1, 1998; Ord. 98-920 § 1 (part), 1998: Ord.
97-910 8 1, 1997; Ord. 94-888 § 1, 1994, Ord. 94-884, 1994)

19.27.040. Yards.
Yard requirements of the C/MU-2 zone are as follows:

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. For lots not fronting on Seacoast Drive there are no front, side, or rear yard setbacks in
the C/MU-2 zone except as follows:

1. A ten-foot rear and/or side yard setback is required for properties abutting any
property zoned R-1-6000;

2. A five-foot rear and/or side yard setback is required for properties abutting any
property zoned R-2000; and

B. For properties within the Seacoast Residential Overlay Zone, the setbacks shall be as
required in Section 19.27.140(B); and

1. The open space and landscaping requirements as stated in Chapter 19.50 of this code
shall be met.

.19.27.041. Stepbacks.

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.
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19.27.050. Minimum lot size.

The minimum lot size for any new lot created in the C/MU-2 zone shall be three thousand
square feet (for related provisions concerning small lots, see Chapter 19.42). (Ord. 98-920 § 3
(part), 1998; Ord. 94-884, 1994)

19.27.060. Frontage.

Every new lot created in the C/MU-2 zone shall have a minimum width along a street of
thirty feet (for related provisions concerning small lots, see Chapter 19.42). (Ord. 94-884, 1994;
Ord. 601 § 1 (part), 1983)

19.27.070. Building height.

A. No building in the C/MU-2 zone shall exceed three stories or thirty feet in height,
whichever is less, except as follows:

1. Properties within the Seacoast Residential Overlay Zone are subject to a reduced
single-family residential building height of two stories or twenty-six feet, whichever is less, per
Section 19.27.140(C);

2. 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 demonstrates
compliance with two or more of the development incentives listed in Section 19.27.020(A)(5);
and

3. Hotel, as defined in Section 19.04.410 as an H-1 type hotel, shall have a height
limit not to exceed forty feet as part of an approved Specific Plan pursuant to Section 19.27.150.
(Ord. 2003-1007 § 2, 2003: Ord. 94-884, 1994).

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

19.27.080. Separation of buildings.

No buildings shall be located less than five feet from any other building on the same lot.
(Ord. 94-884, 1994)

19.27.110. Parking.

For provisions on parking applicable in the C/MU-2 zone, see Chapter 19.48. (Ord. 94-
884, 1994)

19.27.120. Signs.

For provisions on signs applicable in the C/MU-2 zone, see Chapter 19.52. (Ord. 94-884,
1994)

19.27.130. Uses conducted outside buildings.

For provisions on uses conducted outside buildings applicable in the C/MU-2 zone, see
Chapter 19.72. (Ord. 94-884, 1994)
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19.27.140. Seacoast Residential Overlay Zone.

The area located between Ocean Boulevard on the west, Ocean Lane on the east, and
between Imperial Beach Boulevard on the south and Palm Avenue on the north is designated as
the Seacoast Residential Overlay Zone. The purpose of this overlay zone is to preserve
opportunities for continuation of single-family residential uses in this area.

A. The following uses shall be permitted in the Seacoast Residential Overlay Zone:
1. Single-family residential,
2. Short-term rentals as defined in Section 19.040.692 of this code; and

3. Any use listed in Chapter 19.27.020 as a permitted use in the C/MU-2 zone is a
permitted use in the Seacoast Residential Overlay Zone.

B. Yard requirements in the Residential Overlay Zone are as follows:
1. Residential uses:
Ocean Lane: five feet.
Side yard: five feet.
Ocean Boulevard (Beach): ten feet.
2. Commercial uses:
Ocean Lane: zero feet.
Side yard: fifteen feet.
Ocean Boulevard (Beach): ten feet.
C. Height requirements in the Seacoast Residential Overlay Zone are as follows:
Single-family uses. Two stories or twenty-six feet, whichever is less.
All other uses. As permitted per Section 19.27.070.
19.27.145. Conditional Use Permit.

Conditions for a conditional use permit may include, but shall not be limited to,
requirements for special yards, open spaces, buffers, fences, walls, and screening; requirements
for installation and maintenance of landscaping and erosion control measures; requirements for
street improvements and dedications, regulations of vehicular ingress and egress and traffic
circulation; regulations of signs; regulations of hours of operation; establishment of development
schedules or time limits for performance or completion; requirements for periodic review; and
such other conditions as may be deemed necessary to ensure compatibility with existing
surrounding uses, and to preserve the public health, safety, and welfare. (Ord. 2003-1013 88 6, 7,
2003; Ord. 94-884, 1994)

19.27.150. Specific Plan.

A. The City Council may approve a specific plan for an H-1 hotel as defined in
Chapter 19.25 of this code that allows deviations from the following regulations in the C/MU-2
zone:
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1. Building heights specified in Section 19.27.070, provided that a height deviation
may not exceed four stories or forty feet, whichever is less;

2. Building yard requirements specified in Section 19.27.040 and building stepbacks
specified in Section 19.27.041. The specific plan shall establish setbacks and stepbacks to create
public view corridors to and along the beach and to avoid impacts to existing public ocean views.
The specific plan shall set back private development from public use areas to maximize public
access, create open space buffers, and avoid conflicts between public and private uses;

3. Parking requirements specified in Section 19.48.035 may be reduced to one
parking space per unit if a site-specific parking study, taking into account the demand for parking
associated with ancillary uses such as conference areas and restaurants, establishes that parking
demand will not exceed one parking space per unit.

B. The intent of this section is to accommodate, to the greatest extent possible, an
equitable balance of project design, project amenities, public improvements, and community and
city benefits. The purpose of the specific plan is to provide flexibility in the application of
development regulations for hotel projects where strict application of those regulations would
restrict design options and result in a less desirable project.

C. All of the following findings must be made before a specific plan may be
approved under this section:

1. The proposed project will not adversely affect the general plan or the local coastal
program;

2. The proposed project will not be detrimental to the public health, safety, or
welfare;

3. The proposed project, when considered as a whole, will be beneficial to the

community and the city; and

4. The proposed deviations are appropriate for the location and will result in a more
desirable project than would be achieved if designed in strict conformance with zoning
regulations in the C/MU-2 zone.

E. A specific plan approved under this section must state the ways in which the
project benefits the community and the city and the ways in which the resulting project is
preferable to what the existing regulations would have allowed. (Ord. 2003-1002 § 1, 2003: Ord.
2002-984 § 1, 2002)
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City of Imperial Beach Commercial Zoning Review: Zoning Amendments
Draft
Revised July 2012

Chapter 19.28. C/MU-3 NEIGHBORHOOD COMMERCIAL AND MIXED-USE ZONE
19.28.010. Purpose of zone.

The purpose of the C/MU-3 zone is to provide areas for businesses to meet the local
neighborhood demand for commercial goods and services. It is intended that the dominant type
of commercial activity in the zone will be neighborhood-serving retail and office uses such as
markets, professional offices, personal convenience services, restaurants, and hardware stores.
Multiple-family residences are also permitted in the C/MU-3 zone. (Ord. 94-884, 1994)

19.28.020. Permitted uses.

A. Specified commercial, residential, light industrial, public and semi-public, green
building utilities, and open space and recreation uses allowed in the C/MU-3 zone are listed in
Chapter 19.23, including those requiring a conditional use permit, and shall also comply with the
following land use regulations:

1. For all buildings with frontage along Imperial Beach Boulevard and 13th Street,
including those with multiple-family dwelling units, “active commercial uses” as defined in
Chapter 19.04 are required to be provided at a minimum of sixty percent of each building’s
ground floor square footage and have direct pedestrian access from the Imperial Beach
Boulevard and 13th Street sidewalks or a plaza. Exceptions would require approval of a
conditional use permit.

2. Religious assemblies, clubs, fraternal organization (e.g., Masons, Moose, EIks,
and Eagles), service organizations (e.g., Rotary, Kiwanis, Lions Club, and Jaycees), and veterans
organizations (e.g., American Legion, VFW, FRA, and Disabled American Veterans) require
approval of a conditional use permit and are subject to subsections D, E, F, and G of this section
as appropriate.

3. Multiple-family residential dwelling units at a maximum density of one unit per
every one thousand five hundred gross square feet of lot area; or one dwelling unit for each one
thousand two hundred and ten gross square feet of lot area and subject to approval of a
conditional use permit that demonstrates compliance with two or more of the following
development incentives:

a. Project sites that are consolidated to a final size greater than twenty thousand square feet;

b. Entire project achieves Leadership in Energy and Environmental Design (LEED) Green
Building Rating System certification, a comparable green building certification, or can
demonstrate the ability to achieve certification;

c. Entire project provides a minimum of seventy-five percent “active commercial uses” on
the ground floor;

d. At least twenty-five percent of proposed residential units must be three-bedroom units;
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e. Provide an additional one hundred square feet of public open space or plaza space with
minimum dimensions of six feet by ten feet;

f. Dedicate a minimum of one foot of private property frontage to public use (creates a one-
foot front setback dedicated to public use);

g. Floors above first floor provide additional stepback five feet beyond required stepback.

4. Kiosks are not to exceed twenty square feet in area each, shall be located on
public plazas or private leaseholds, and shall not exceed ten locations in the C/MU-3 zone.

B. Site plan review by the City Council will be required if any of the following
applies for proposed uses located in the C/MU-3 zone:

1. All proposed developments involving new construction;

2. Any addition, construction, remodeling, or alteration of existing buildings
resulting in an increase of ten percent or greater of the gross floor area of a commercial structure
or in an individual commercial space within the structure or within a commercial shopping
center;

3. Any proposed commercial use or structure requiring the approval of a conditional
use permit;
4, Any development including residential dwelling units; and

5. Public parking lots.

C. Site plan review by the community development director (administrative
approval) will be required if any of the following applies for proposed uses located in the C/MU-
3 zone:

1. Any addition, construction, or alteration of existing buildings resulting in a one-
time increase of less than ten percent of the gross floor area of a commercial structure or in an
individual commercial space within the structure or within a commercial shopping center.
Multiple additions of the originally approved gross floor area of a commercial building shall
require site plan review by the City Council;

2. Exterior facade alterations to existing buildings located on a design review
corridor as identified in subsection 19.83.020(A)(1); and

3. The building site or a portion of the building or site that is proposed to be
occupied has been vacant for a period of two years or greater.

D. Notice to adjoining property owners of any application for conditional use permit
for a religious assembly, club, fraternal organization, service organization, or veteran’s
organization, under subsection (A)(2) of this section shall be given pursuant to Section 19.86.050
of this code. Additionally, notice of hearing shall be made by mailing a postal card or letter to all
the business owners within three hundred feet of the exterior boundary of the property involved,
such business owners and their addresses being established for this purpose by the latest business
licenses issued by the City; provided, however, that in the case where the ownership or address
has recently changed and such knowledge is available to the Community Development
Department, notice shall also be sent in this manner to the current business owners. Such notice
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shall include the nature of the proposal, a description of the property under consideration, and the
time and place of the public hearing. In certain cases where mailed notice of hearing is deemed
impractical, notice may be affected by posting upon the subject property and within the area of
the subject property a notice bearing the same information as contained in the notice to be
mailed. The notice shall be posted at least ten days prior to the date set for the public hearing,
and the Community Development Department shall sign an affidavit of posting to be held in the
record. No defect or irregularity in the giving of such notice shall invalidate the public hearing.

E. The report prepared by staff for the City Council on the conditional use permit
application for a religious assembly, club, fraternal organization, service organization, or
veteran’s organization, under subsection (A)(2) of this section, shall provide a listing of the
number of property owners, business owners, and types of businesses located within three
hundred feet of the exterior boundaries of the subject property. Prior to the scheduled public
hearing, the applicant shall attempt to contact the property owners and business owners located
within three hundred feet of the exterior boundary of the subject property to determine how
many support and how many oppose the application for the conditional use permit on the subject
property. The results of the survey of the property owners and business owners shall be
forwarded to City staff for inclusion in the staff report to the City Council.

F. Prior to the issuance of a conditional use permit for a religious assembly, club,
fraternal organization, service organization, or veteran’s organization, under subsection (A)(2) of
this section, the applicant must demonstrate and the City Council must make a finding that the
off-street parking requirements of Chapter 19.48 of this code are met and that sufficient parking
exists to accommodate the proposed uses.

G. Any conditional use permit issued for a religious assembly, club, fraternal
organization, service organization, or veteran’s organization, under subsection (A)(2) of this
section shall, at a minimum, specifically address the following:

1. Proposed uses or activities;
2. Hours of operations, uses, and activities;
3. The days of the week and times for meetings or gatherings and the number of

people attending those meetings or gatherings;

4. The number, time, and days of the week of any proposed musical activities,
performances, or entertainment;

5. The number, time, and days of the week of activities involving infants, pre-teens,
teens, or young adults;

6. The dates, times, and number of persons in attendance for any special meetings,
events, or gatherings not included in the normal hours of operation, that are directly related to the
operation, uses, and activities of the facility, or are attended by the principal membership of the
facility;

7. The dates, times, and number of persons in attendance for any special meetings,
events, or gatherings not included in the normal hours of operation, if any, that are not directly
related to the operation, uses, and activities of the facility, nor are attended by the principal
membership of the facility; and
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8. No child care services by persons unrelated to the parent or child, child day care
center, or educational institution shall be operated on the premises unless specifically provided
for under the conditional use permit issued for the facility. Nothing in subsections D, E, F, or G
of this section shall supersede or preempt the issuance criteria for a conditional use permit as set
forth in Chapter 19.82 of this code. (Ord. 2002-986 88 7, 8, 2002; Ord. 2002-983 8§ 25, 26,
2002; Ord. 2001-973 88 11, 13, 14, 2001; Ord. 2001-972 88 1, 2, 2001; Ord. 2001-971 8§ 8, 9,
2001; Ord. 2001-960 8§88 14—18, 2001; Ord. 94-884, 1994)

19.28.030. Yards.
Yard requirements for the C/MU-3 zone are as follows:

A. Front Yard and Side Street. Zero feet; up to forty percent of the project frontage
may be set back up to an additional five 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.
19.28.031. Stepbacks.

For 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.

19.28.040. Minimum lot size.

The minimum lot size for any new lot created in the C/MU-3 zone shall be three thousand
square feet. (For related provisions concerning small lots, see Chapter 19.42). (Ord. 94-884,
1994)

19.28.050. Frontage.

Every new lot created in the C/MU-3 zone shall have a minimum width along a street of
thirty feet. (For related provisions concerning small lots, see Chapter 19.42). (Ord. 94-884, 1994)

19.28.060. Building height.

No building in the C/MU-3 zone shall exceed three stories and thirty feet in height,
whichever is less; or three stories or thirty-five feet in height and subject to approval of a
conditional use permit that demonstrates compliance with two or more of the development
incentives listed in Section 19.28.020(A)(3). All commercial spaces on the ground floor shall
have a minimum fifteen-foot floor-to-ceiling height; and single-story commercial buildings shall
have a minimum building height of twenty feet. (Ord. 94-884, 1994).

19.28.070. Separation of buildings.

No buildings shall be located less than ten feet from any other building on the same lot.
(Ord. 94-884, 1994)
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19.28.080. Parking.

For provisions on parking applicable in the C/MU-3 zone, see Chapter 19.48. (Ord. 94-
884, 1994)

19.28.090. Signs.

For provisions on signs applicable in the C/MU-3 zone, see Chapter 19.52. (Ord. 94-884,
1994)

19.28.100. Uses conducted outside buildings.

For provisions on uses conducted outside buildings applicable in the C/MU-3 zone, see
Chapter 19.72. (Ord. 94-884, 1994)

Revised July 2012 Draft Zoning Amendments
AECOM, Chapter 19.28: Page 5


http://qcode.us/codes/imperialbeach/view.php?topic=19-19_28-19_28_080&frames=on�
http://qcode.us/codes/imperialbeach/view.php?topic=19-19_28-19_28_090&frames=on�
http://qcode.us/codes/imperialbeach/view.php?topic=19-19_28-19_28_100&frames=on�

City of Imperial Beach Commercial Zoning Review: Zoning Amendments
Draft
Revised July 2012

Chapter 19.48. OFF-STREET PARKING

19.48.010. Purpose of provisions.

The parking regulations contained in this chapter are intended to provide space off public
streets for automobiles and other vehicles, to prevent traffic congestion, to encourage safe
vehicular travel, and to provide for the welfare and convenience of residents and shoppers. This
chapter recognizes that adequate off-street parking facilities should be provided in accordance
with the type of land use, and the standards set forth in this Title should be the minimum
required to provide reasonable assurance that the public health, safety, and welfare will be
maintained. (Ord. 94-884, 1994; Ord. 601 § 1 (part), 1983)

19.48.020. Requirements generally—Existing buildings and additions.

A. The parking requirements of this chapter shall be observed only for proposed uses
or developments requiring site plan review by the City Council or Community Development
Director as identified in chapters 19.26, 19.27, and 19.28, provided that in no case shall the
number of existing parking spaces be reduced and that any new and all existing parking spaces
shall be permanently available and be permanently maintained for parking purposes.

B. Cumulative alterations or additions to existing residential structures that are not
new dwelling units of up to five hundred square feet, or a combined total (existing square
footage plus new square footage) of up to fifteen hundred square feet, neither of which is
exceeded, shall be allowed without providing additional off-street parking as required by this
chapter, provided that in no case shall the number of existing off-street parking spaces be
reduced and that any new and all existing off-street parking spaces shall be made permanently
available and be permanently maintained for parking purposes.

The parking exemption shall not be allowed for multifamily structures where the addition
consists of a new bedroom or would be located on a portion of the lot that could otherwise be
used for parking, on lots west of Seacoast Drive, and on lots fronting on the east side of Seacoast
Drive.

C. Cumulative alterations or additions greater than five hundred square feet to
existing residential structures, that are not new dwelling units, or a combined total (existing
square footage plus new square footage) greater than fifteen hundred square feet, may be allowed
without providing additional off-street parking as required by this chapter with the approval of a
site plan and design review application by the community development department that
demonstrate that there are inadequate side yards or areas to provide the additional parking, that
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there is no adjacent alley to provide access for the additional parking, and that substitute tandem
parking in the driveway will be provided. (Ord. 2007-1052, 2007; Ord. 2005-1032, 2005; Ord.
94-888, 1994)

19.48.030. Required spaces—Residential uses.
The number of required off-street parking spaces for residential uses shall be as follows:

A. R-1-6000, R-1-3800, R-3000, and R-3000-D: two spaces per dwelling unit, one
hundred percent enclosed:;

B. R-2000 and R-1500: two spaces per dwelling unit, fifty percent enclosed.
19.48.035. Required spaces in the C/MU-1, C/MU-2, and C/MU-3 zones.

For new development or expansion of existing structures designed to accommodate a variety of
shops, stores, offices, restaurants, personal convenience services, and athletic and health clubs in
the C/MU-1, C/MU-2, and C/MU-3 zones, off-street parking shall be provided in accordance
with the standard listed in the following table. During site plan review, the City would determine
whether the standard for required parking could be reduced based on the types of proposed land
uses and existing land use, and the availability of parking (both private and public parking) in the
project area. Shared parking shall be permitted and shall only be approved when technical
evidence is presented to justify the shared use. The Urban Land Institute guidebook Shared
Parking Second Edition (2005) shall be used as a guideline and supplemented by additional
findings, where appropriate.

Eligible for
. Eligible for Waiver Additional
Zone/Land Use Standard \2/5e0rA'J[|§ale\l/lj(|::<|§(?-L(; for Commercial Uses Parking
Less Than 1,000 SF Reduction for
Shared Parking
1 space per
C/MU-1 and C/MU-3 500 gross SF X X X
of commercial
1 space per
C/IMU-2 1,000 gross SF X X X
of commercial
Multiple-family 1.5 spaces per X X
Residential dwelling unit
Hotel without Cooking 1 space per X
Facilities guest room
Hotel with Cooking 1.5 spaces per X
Facilities guest room
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19.48.040. Required spaces—Other residentially oriented uses.

The number of required off-street parking spaces for other residentially oriented uses
shall be as follows:

A. Boarding houses, retirement homes, and clubs having sleeping rooms: two spaces
plus one space for each three beds;

B. Hostels: one space per five beds, plus two total employee spaces;
C. Mobile home parks, trailer parks: one and one-half spaces for each trailer space;
D. Hospitals, sanitariums: one and one-half spaces for each bed. (Ord. 2002-986

88 9, 10, 2002; Ord. 94-888, 1994; Ord. 601 § 1 (part), 1983).

19.48.050. Required spaces—Commercial and other uses.

The number of required off-street parking spaces for commercial and other uses shall be
as follows:

A. Automobile service stations: one space for each pump island,;

B. Bowling alleys: two spaces for each lane;

C. Car washes, self-service or attendant-operated: three spaces for each stall;

D. Educational institutions: five spaces plus one for each employee;

E. The following uses require one space for each fifty square feet of net floor area;

plus one space per two employees at largest work shift:
1. Drive-in restaurants, drive-through establishments, and food stands.

F. The following uses require one space for each seventy-five square feet of net floor
area, plus one per two employees at largest work shift:

1. Establishments for the sale and consumption on the premises of food and
beverages (minimum four spaces).

G. The following uses require one space for each one hundred square feet of net floor
area, plus one space per two employees:

1. Auditoriums;
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2. Funeral home;

3. Mortuaries;

4, Sports arenas;

5. Stadiums;

6. Theaters.

H. The following uses require one space per each one hundred square feet of net
floor area, plus one space per two employees minimum. When a conditional use permit is

required for any of these uses, applicant shall provide a report by a qualified Civil Engineer or
other specialist that shows the proposed uses and maximum required parking:

1. Religious assemblies;

2. Fraternal organizations (Masons, Moose, Elks, Eagles, etc.);

3. Service organizations (such as Rotary, Kiwanis, Lions Club, Jaycees, etc.);
4, Veterans organizations (American Legion, VFW, FRA, Disabled American

Veterans, etc.).

I All other commercial uses require one space for each five hundred square feet of
net floor area.

J. 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 this requirement 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. (Ord. 2005-1032 § 3; Ord.
2001-960 § 19, 2001; Ord. 94-888 § 3, 1994; Ord. 94-884, 1994; Ord. 640 § 1, 1984; Ord. 635
8§ 3, 1984; Ord. 601 § 1 (part), 1983)

For mixed-use development of multiple-family residential over commercial use, required parking
may be reduced by up to twenty-five percent with approval of a conditional use permit.

19.48.060. Required spaces—Uses not listed.
Where parking requirements for a use are not specifically defined in this chapter, the
parking requirements for such use shall be determined by the community development

department, subject to approval by the City Council. Such determination shall be based upon the
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requirements for the most comparable use specified in this chapter or professionally accepted
standards. (Ord. 94-884, 1994; Ord. 601 § 1 (part), 1983)

19.48.070. Required spaces—Fractional requirements.

Where computation of required off-street parking results in a fractional requirement, the
requirement shall be calculated as follows:

A. If the fraction is one-half or more, it shall be calculated as one space;

B. If the fraction is less than one-half, it shall be disregarded. (Ord. 94-884, 1994;
Ord. 601 8 1 (part), 1983)

19.48.090. Size of spaces.

Each parking space shall be not less than eight and one-half feet in width, eighteen feet in
length, and seven feet in height, except as follows:

A. Alley Spaces. Off-street parking spaces aligned perpendicular to an alley and
accessing directly off an alley such that the alley is used for back-out shall be a minimum of
twenty-two feet in length.

B. Parallel Spaces. Parallel spaces are those located parallel to a property line,
accessway, building, or structure in such manner that a vehicle occupying the space must
maneuver from a parallel position to the parking space. Parallel spaces shall not be less than
twenty-two feet in length by eight feet in width.

C. Each parking space adjoining a wall, column, or other obstruction higher than
0.75 feet shall be increased by one foot on each obstructed side.

D. Disabled parking requirements as established under State law and the California
Building Code shall be satisfied. (Ord. 94-884, 1994; Ord. 690 8§ 13 (part), 1986; Ord. 635 § 4,
1984; Ord. 601 § 1 (part), 1983)

19.48.100. Access.
A. No parking area in a C/MU-1, C/MU-2, or C/MU-3 zone shall be located so as to
require or encourage the backing of automobiles or other vehicles across any street lot line to

effect egress from the place of parking.

B. Parking areas in R zones shall meet the following standard:
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1. Where properties abut both an alley and a street designed as a collector, major, or
prime arterial, no new street curb cuts or parking layouts requiring backing into the street shall
be allowed,;

2. Where properties abut both a collector, major, or prime arterial and a local street,
access shall be taken only from the local street;

3. Properties abutting both an alley and residential street shall take access from the
alley with the exception that one sixteen-foot-wide curb cut allowing no more than two vehicles
to back into the street may be allowed.

C. Each parking space shall be provided with adequate ingress and egress to a public
street or alley. “Adequate ingress and egress” means a driveway meeting the following
conditions:

1. Minimum width of nine feet;

2. Surfaced as required in this chapter;

3. No part included in the area of a required parking space;

4 Minimum width of driveway serving more than two dwelling units or a

commercial use shall be twelve feet;
5. Minimum width of driveway providing two-way access shall be eighteen feet;

6. Minimum width of driveway providing two-way access to a parking area serving
nine or fewer spaces on a fifty-foot-wide or smaller lot shall be twelve feet, when the parking
area is not between a structure and a street subject to site plan approval by the community
development department;

7. Any driveway also used for back-out and maneuvering for adjacent parking shall
provide a width required under subsection D of this section.

D. The free-and-clear back-out and turning radius from a parking space to a drive
aisle shall be no less than twenty-four feet.

E. All accessways shall be kept free and clear of any obstructions for a height of not
less than seven feet.

F. Notwithstanding lesser setback requirements or other provisions of this title, the
minimum distance from the street lot line to the door of a garage or the entrance of a carport
shall be twenty feet where the garage or the entrance of a carport faces the street and the

driveway is perpendicular to the street; this setback distance may be reduced to fifteen feet
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subject to site plan and design review approval by the community development department.
(Ord. 2005-132 § 5; Ord. 94-884, 1994; Ord. 635 § 5, 1984; Ord. 628 § 1, 1984; Ord. 690 § 13
(part), 1983; Ord. 601 § 1 (part), 1983)

19.48.110. Location.
Off-street parking facilities shall be located as follows:

A. Same Building Site. Required off-street parking spaces shall be located on the
same lot they are required to serve.

B. Tandem Parking. Every required parking space shall have unrestricted ingress and
egress that does not require the moving of another vehicle. This restriction may be modified by
the community development department for those projects subject to Section 19.48.020(C).

C. Angle Parking. Where required parking spaces are located at an angle to the
required access way of greater or less than ninety degrees, the one-way drive aisle width for a
sixty degree angle shall be eighteen feet, for a forty-five degree angle thirteen feet six inches, and
for a thirty degree angle twelve feet.

D. The minimum two-way aisle width shall be twenty-four feet in all cases.

E. Commercial Parking. Required off-street parking facilities serving commercial or
mixed commercial-residential buildings or uses may be located in any part of a lot except within
five feet of any street lot line.

F. Residential Dwellings. Required off-street parking facilities serving dwelling
units shall be located as follows:

1. Unenclosed and uncovered parking spaces shall be permitted in any portion of a
lot, except the required front yard of any lot (in any case not within fifteen feet of the front
property line) and the required street side yard of a corner or reversed corner lot. This restriction
may be modified by site plan/design review approval pursuant to Section 19.48.020(C). Any
parking enclosure or cover shall respect structural yard requirements as established under this
title.

2. No parking area, the location of which is not regulated by the requirements
enumerated in this section, shall be located any closer than three feet from any side property line
except for parking in a rear yard accessing off an alley. (Ord. 205-1032 § 5; Ord. 94-884, 1994,
Ord. 690 88 14, 15, 1986; Ord. 635 § 6, 1984; Ord. 601 8 1 (part), 1983)
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19.48.120. Surfacing.

All parking spaces, parking areas, and driveways shall be surfaced with Portland cement
concrete on a suitable base as determined by the building official or may be surfaced with
alternative paving materials approved by the community development department such as, but
not limited to, turf pavers, ribbon driveways, and pervious concrete. Urban runoff from
imperviously surfaced driveways and parking areas shall be designed to drain toward approved
biofiltration areas or media filtration mechanisms. Parking spaces and parking areas shall be part
of or adjacent to the paved driveway. Parking off a paved driveway, on lawns or on unpaved
areas, shall not be allowed. (Ord. 2005-1032 8 5; Ord. 98-933 § 4, 1998; Ord. 98-931 § 9 1998:
Ord. 94-884, 1994; Ord. 601 § 1 (part), 1983)

19.48.130. Marking.

A. Each parking space shall be clearly marked and striped with paint or other more
durable materials, contrasting in color with the surface to which it is applied, so as to delineate
the boundaries of such space. Markings shall not be required where the boundaries are evident
because of curbs, termination of paving, or similar reasons.

B. Parking spaces serving multiple family buildings (more than two dwelling units)
shall be marked with the apartment number (or other designation) of each dwelling unit, so that
each dwelling unit is assigned a parking space. Additional parking spaces, required or optional,
need not be marked. (Ord. 2005-1032 § 5; Ord. 94-884, 1994; Ord. 601 § 1 (part), 1983)

19.48.140. Bumpers.

All parking spaces abutting buildings or structures, or located so that access and egress
are provided from one direction, shall be provided with concrete curb or bumper, or its
equivalent, at least six inches in height. Bumpers shall be located not more than three feet from
the front edge of the parking space. Bumpers shall be adequately anchored to the ground. (Ord.
94-884, 1994; Ord. 601 § 1 (part), 1983)

19.48.150. Fences.

Where parking areas abut property zones for residential uses they shall be separated from
such property by a solid fence, wall, or building six feet in height, provided that in the required
front yard the fence or wall shall not exceed four feet in height. (Ord. 94-884, 1994; Ord. 601 § 1
(part), 1983)

19.48.160. Landscaping.

For landscaping provisions applicable to off-street parking, see Chapter 19.50. (Ord. 94-
884, 1994; Ord. 635 § 7, 1984; Ord. 601 § 1 (part), 1983)
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19.48.170. Lighting.

All outdoor lighting for parking areas shall be so shaded and adjusted that light therefrom
is directed to fall only on the same premises where such light source is located. (Ord. 94-884,
1994; Ord. 601 § 1 (part), 1983)

19.48.180. Refuse and recycling container storage prohibited.

No required parking spaces shall be used for storage of refuse and recycling containers.
(Ord. 94-884, 1994; Ord. 601 § 1 (part), 1983)

19.48.190. Regulation of other parking areas.

Any area regularly used for the parking of vehicles shall be developed, improved, and
maintained in the same manner as required parking areas. (Ord. 94-884, 1994; Ord. 601 § 1
(part), 1983)
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City of Imperial Beach Commercial Zoning Review: Zoning Amendments
Draft
Revised July 2012

ZONING ORDINANCE AMENDMENTS
19.06.010. Zones established.

The several zones established and into which the City is divided are designated as
follows:

A. R-1-6000 — Single-family residential zone, one single-family detached dwelling
unit per lot with a minimum lot size of six thousand square feet.

B. R-1-3800 — Single-family residential zone, one single-family detached dwelling
unit per lot, with a minimum lot size of three thousand eight hundred square feet.

C. R-3000-D — Medium density or two-family detached residential zone, one
detached dwelling unit for every three thousand square feet of lot area.

D. R-3000 — Medium density or two-family residential zone, one dwelling unit for
every three thousand square feet of lot area.

E. R-2000 — Medium density residential zone, one dwelling unit for every two
thousand square feet of lot area.

F. R-1500 — High density residential zone, one dwelling unit for every one
thousand five hundred square feet of lot area.

G. PF — Public Facilities zone.

H. C/MU-1 — General Commercial and Mixed-use zone, one dwelling unit for every
one thousand gross square feet of lot area.

I C/MU-2 — Seacoast Commercial and Mixed-use zone, one dwelling unit for
every one thousand five hundred gross square feet of lot area.

J. C/MU-3 — Neighborhood Commercial and Mixed-use zone, one dwelling unit
for every one thousand five hundred gross square feet of lot area.

K. OS — Open Space zone.
L. UR — Urban Reserve zone.

(Ord. 94-884, 1994)
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19.44.020. Access.

A No parking area in the C/MU-1, C/MU-2, or C/MU-3 zone shall be located so as
to require or encourage the backing of automobiles or other vehicles across any street lot line to
effect egress from the place of parking.

B. Parking areas in R zones shall meet the following standard:

1. Where properties abut both an alley and a street designed as a collector, major, or
prime arterial, no new street curb cuts or parking layouts requiring backing into the street shall
be allowed.

2. Where properties abut both a collector, major, or prime arterial and a local street,
access shall be taken only from the local street.

3. Properties abutting both an alley and residential street shall take access from the
alley with the exception that one sixteen-foot-wide curb cut allowing no more than two vehicles
to back into the street may be allowed. (Ord. 94-884, 1994)

19.50.031. Requirements generally—Existing buildings.

The commercial landscaping requirements of this Chapter shall be observed only for
proposed commercial uses or developments requiring Site Plan Review by the City Council, as
identified in Section 19.26.020, 19.27.020, and 19.28.020, provided that in no case shall the
amount of existing landscaping be reduced and that any new and all existing landscaping shall be
permanently maintained. (Ord. 94-884, 1994)

19.52.050. Signs Allowed on Private Property.

Signs shall be allowed on private property in the City in accordance with and only in
accordance with Table “A”. If a “Yes” appears for a sign type in a column, such a sign is
allowed in the zones represented by that column. If a “No” appears for a sign type in a column,
such a sign is not allowed in the zones represented by that column under any circumstances.

Although permitted under the previous paragraph, a sign designated by a “Yes” in Table
“A” shall be allowed only if:

A. The sum of the area of all building and freestanding signs on the lot conforms
with the maximum permitted sign area as determined by the formula for the zone in which the lot
is located as specified in Table “A”;

B. The size, location, and number of signs on the lot conform with the requirements
of Table “B”, which establishes permitted sign dimensions by sign type, and with any additional
limitations listed in Table A; and

C. The characteristics of the sign conform with the limitations of Tables “A” and
“B”. (Ord. 94-884, 1994)

Revised July 2012 Draft Zoning Amendments
AECOM, Zoning Ordinance Amendments: Page 2


http://qcode.us/codes/imperialbeach/view.php?topic=19-19_44-19_44_020&frames=on�
http://qcode.us/codes/imperialbeach/view.php?topic=19-19_50-19_50_031&frames=on�
http://qcode.us/codes/imperialbeach/view.php?topic=19-19_52-19_52_050&frames=on�

Table“A”

R-1-6000
R-1-3800
R-1-3000-D R-2000,

Sign Type R-1-3000 R-1500 C/MU-1 C/IMU-2 C/MU-3
Freestanding
Monument Yes Yes Yes Yes Yes
Incidental No Yes Yes Yes Yes
Pole No No No No No
Building
Banner No No Yes Yes Yes
Canopy No Yes Yes Yes Yes
Incidental No Yes Yes Yes Yes
Marquee No Yes Yes Yes Yes
Projecting No Yes Yes Yes Yes
Roof No No No No No
Roof Integral No No Yes yes Yes
Suspended No No Yes Yes Yes
Wall No Yes Yes Yes yes
Window No No Yes Yes Yes
Miscellaneous*
Balloons and inflatable No No No No No
signs
Banner No No Yes Yes Yes
Beacons No No No No No
Billboards No No No No No
Flag Yes Yes Yes Yes Yes
Pennants No No No No No
Portable No No No No No
Other
Animated No No No No No
Changeable copy No No No No No
IHlumination internal No Yes Yes Yes Yes
IHlumination external No No Yes Yes Yes
IHlumination neon No No Yes Yes Yes
Time and temperature No No Yes Yes Yes
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Table“B”

R-1-6000
R-1-3800
R-1-3000-D | R-2000
Sign Type R-1-3000 | R-1500 C/MU-1 C/MU-2 C/MU-3
Freestanding
Area (sq. ft) N.A. 12 40 40 40
Height (feet) N.A 6 8 8 8
Number N.A. 1 1 1 1
permitted per
lot frontage
Building signs
(except
window)
Area (max N.A. 32 1 per lineal ft. | 1 per lineal ft. | 1 per lineal ft.
sg.ft.) of wall face of wall face of wall face
Window signs N.A. N.A. | 35% of total 35% of total 35% of total
window area | window area | window area

Chapter 19.60. ADULT-ORIENTED BUSINESSES
19.60.010. Allowed in C/MU-1 zone only.

A. The following described businesses shall only be permitted within the C/MU-1 zone:
Adult bookstores;

Adult motion picture theaters;

Adult mini-motion picture theaters;

Adult motion picture arcades;

Adult hotels or motels;

Model studios;

N g bk~ 0w NP

Sexual encounter studios and rap parlors.

B. The following described businesses shall only be permitted within the C/MU-1 zone,
and shall require the approval of a conditional use permit:

1. Dance halls
2. Cabarets
(Ord. 94-884, 1994; Ord. 601 § 1 (part), 1983)
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19.60.020. Establishment and location.

A An adult-oriented business shall only be located in a C/MU-1 zone. It is unlawful
to establish any such adult-oriented business if the location is:

1. Within five hundred feet of any religious assembly, public school, park, or
playground;

2. Within two hundred feet of any area that is denominated as an R-1-6000, R-1-
3800, R-3000-D, R-3000, R-2000, or R-1500 zone, or any other area that is primarily residential
in character, as evidenced by letter designation in the zoning law of the City.

3. Within five hundred feet of another adult-oriented business.

B. The establishment of any adult-oriented business shall include the opening of
such a business as a new business, relocation of such business, or the conversion of an existing
business location to any adult-oriented business use. (Ord. 94-884, 1994; Ord. 601 § 1 (part),
1983)

Chapter 19.62. BARS AND COCKTAIL LOUNGES

19.62.010. Purpose of provisions.

The purpose of this Chapter is to provide for the location of bars and cocktail lounges in
the City and to provide minimum regulations designed to protect the health, safety, and welfare
of the general public. The purpose is not to regulate alcoholic beverage sales or in any way to
conflict with the State in its control of alcoholic beverages. (Ord. 601 § 1 (part), 1983; Ord. 94-
884, 1994

19.62.020. Conditional Use Permit—Required.

Bars or cocktail lounges shall be permitted in the C/MU-1 and C/MU-2 zones with
approval of a conditional use permit. (Ord. 94-884, 1994)

19.62.030. Conditional Use Permit—Issuance criteria.

In considering the granting of a conditional use permit for a bar or cocktail lounge, the
City Council shall use the following criteria as guidelines:

A. Establishments should not be less than two hundred feet from a residential zone;

B. Establishments should not be less than two hundred feet from an existing
residential building;

C. Establishments should not be less than three hundred feet from a religious

assembly or public school, playground, or park;
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D Amount of existing and proposed off-street parking;
E. Hours of operation of the proposed establishment;
F The type of business proposed;

G. The number of bars or cocktail lounges in close proximity to the proposed
establishment;

H. The possible effect of the operation of the proposed establishment on health,
safety, and welfare of the neighborhood. (Ord. 94-884, 1994; Ord. 601 8 1 (part), 1983)

19.74.070. Motor vehicle sales.

A. Establishment of businesses designed for the sale, lease, or rental of new and/or
used motor vehicles shall require approval of a conditional use permit and shall be permitted
only in the C/MU-1 zone.

B. Before approval of a conditional use permit, the City Council shall consider the
following, to be submitted by the applicant:

1. A site plan showing the parking alignment, the location of all structures, and the
proposed on-site traffic flow;

2. A sign program showing all existing and proposed signing;

3. A landscape plan showing at least a ten-foot strip of permanently maintained

landscaping abutting each street, except for approved areas of ingress and egress.
4, A lighting plan for display areas. (Ord. 601 8§ 1 (part), 1983; Ord. 94-884, 1994)

19.83.050. Design guidelines.

The Design Review Board in its project review, and the Community Development Department in
its review of projects which do not appear before the Design Review Board, shall both use the
“Design Manual and Design Review Guidelines” as adopted by the City Council on June 19,
1984, as a guide in reviewing projects throughout the community, with the exception of those
areas for which specific unique design criteria have been established. In these cases the specific
criteria will be used by the Design Review Board or the Community Development Department.
(Ord. 97-917 § 1 (part), 1997) Specific design criteria for the C/MU-1, C/MU-2, C/MU-3
Commercial/Mixed-Use Zones (Commercial/Mixed-Use Zones Design Guidelines) that are
adopted by the City Council are to be used by the Design Review Board and the Community
Development Department when reviewing commercial and mixed-use projects.
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19.92. Green Building Utilities.
Applicable standards:

1. Setbacks:

a. Green building utilities associated with, or mounted to, a building/structure
shall respect the setbacks of the established building/structure of the parcel;
where encroachment is necessary for the function or design of the system, no
portion of the system shall be closer than two feet to any property line and/or
adjacent building/structure.

b. Green building utilities shall be set back a minimum of ten feet from any
property line abutting a street or public right-of-way. Where devices include
moving parts, the measurement shall be taken from the outermost edge of the
moving portion of the device.

c. Stand-alone, ground-mounted small energy utility units are prohibited.

2. Height: Small wind turbine shall be roof mounted, with a height not to exceed
fifteen feet from base/mount of the unit to the top of the unit (including blade
length in vertical position where applicable). Small wind turbines shall be
permitted to exceed the height limitations of the applicable zones. All other
devices shall conform to the height limitations of the applicable zones.

3. Size/Coverage: A green building utility shall not exceed thirty percent area
coverage of the surface to which the system is mounted; this standard shall apply
to single or multiple system installations.

4. Noise: The green building utility shall be operated in such manner that it does not
exceed the City’s noise standards in Chapter 9.32 of the Municipal Code.

5. Design of wind system units shall be of a white, grey, or other non-obtrusive
color. Design of non-solar/non-wind units shall complement the design of the
associated building/structure.

6. Standard drawings and an engineering analysis of the green building utility are
required showing compliance with latest version of the California Building Code.

7. Applicant shall submit line drawing of electrical components of the energy system
in sufficient detail to demonstrate compliance with the applicable electrical code.

8. Applicant shall submit plan and elevation diagram of the utility and placement
showing compliance with the standards identified herein.
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9. Any non-operational energy systems shall be removed within twelve months after
becoming non-operational.
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Summary

SUMMARY

This Program Environmental Impact Report (PEIR) has been prepared by the City of Imperial
Beach (City) to address the environmental effects of proposed amendments to the City’s General
Plan/LCP and Zoning Ordinance. The proposed amendments are intended to provide more
effective direction for development and improvement of properties within the City’s commercial
corridors of Palm Avenue (State Route 75), Old Palm Avenue, and Seacoast Drive, and for the
commercial areas on 13th Street at Imperial Beach Boulevard and at Iris Avenue. The proposed
amendments seek to facilitate infill development and revitalization in these commercial areas by
allowing a mix of compatible businesses and multiple-family residences. The development
standards in the proposed amendments reflect objectives for pedestrian-oriented development
and enhancement of local community character.

S.1  PROJECT DESCRIPTION AND LOCATION

The City proposes to amend the Imperial Beach General Plan/LCP and Zoning Ordinance for
properties currently designated C-1 (General Commercial) in the Palm Avenue study area, C-2
(Seacoast Commercial) in the Old Palm Avenue and Seacoast Drive study areas, and C-3
(Neighborhood Commercial) in the 13th Street Corridor study area. Also included in the
proposed project are areas currently zoned R-1500 (High Density Residential) and subject to the
MU-1 (Mixed Use-1) overlay designation in the Palm Avenue study area and the MU-2 (Mixed
Use-2) overlay designation in the Seacoast Drive study area. The study areas are delineated on
Figure 2-2 in the Chapter 2 of this PEIR.

The General Plan/LCP and commercial zoning amendments would apply a C/MU-1 General
Plan/Zone designation to the Palm Avenue study area, a C/MU-2 General Plan/Zone designation
to the Seacoast Drive study area, and a C/MU-3 General Plan/Zone designation to the 13th Street
Corridor study area. In addition, property at the northeast corner of 9th Street and Imperial Beach
Boulevard has been included in the proposed project to change the existing C-3 General
Plan/Zone designation to R-3000 (Medium Density or Two-family Residential). See Figure 2-3
in Chapter 2 of this PEIR.

The proposed list of uses in C/MU-1, C/MU-2, and C/MU-3 zones identify all potential uses as
permitted by right, by conditional use permit or site plan, as well as uses not permitted in each
zone. Attached multiple-family residences would be permitted uses in each of the C/MU zones at
densities ranging from 1 dwelling unit per 1,000 square feet to 1 dwelling unit per 2,000 square
feet. A proposed Residential Overlay Zone would replace the existing Seacoast Commercial
MU-2 Overlay Zone for beachfront residential properties west of Ocean Lane.
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The purpose of the Residential Overlay Zone is to preserve opportunities for the continuation of
single-family residential uses in the area. Residential units, including detached single-family
units, would continue to be permitted by right. Additionally, all uses permitted within the C/MU-
2 zone would also be permitted in the Residential Overlay Zone.

Commercial parking requirements would be changed from a standard that varies by type of
commercial use to a standard of 1 space per 500 gross square feet of commercial use in the
proposed C/MU-1 and C/MU-3 zones, and to 1 space per 1,000 gross square feet of commercial
use in the proposed C/MU-2 zone. In addition, a reduction in required parking would be
permitted when technical evidence is presented to justify shared use for vertical mixed-use
projects of commercial, multiple-family, or hotel uses; parking would be waived for commercial
uses of less than 1,000 square feet; and opportunities to satisfy parking requirements by use of
shared parking or off-site parking located with 1,000 feet (an increase from 500 feet) would be
allowed for multiple-family residential and commercial uses (except hotels).

New or revised definitions would be added to the zoning ordinance for terms used in the
proposed C/MU zones, such as active commercial uses, incidental manufacturing, live/work
units, mixed-use development, personal convenience services, and urban open space.

S.2 SUMMARY OF SIGNIFICANT EFFECTS AND MITIGATION MEASURES
THAT REDUCE OR AVOID THE SIGNIFICANT EFFECTS

Table S.1 provides a brief summary of each potential environmental effect found to be
significant with implementation of the proposed project, the mitigation measures that would
reduce or avoid that effect, and the conclusion as to whether the effect is reduced to below a
level of significance by applying the mitigation measures. The Mitigation Monitoring and

Reporting Plan prepared for this project is included as Appendix G to this PEIR.

S.3  NOTICE OF PREPARATION

The Notice of Preparation for the PEIR was distributed on April 12, 2011, for a 30-day comment
period and a public scoping meeting was held at City Hall on April 26, 2011. Comments
received during this comment period and the scoping meeting have been considered in the
evaluation of environmental impacts in this PEIR. The scoping process identified the following
topic areas as issues of concern: Aesthetics, Air Quality, Cultural Resources, Greenhouse Gas
Emissions, Hydrology and Water Quality, Noise, Population and Housing, Public Services, and
Transportation/Traffic.
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S.4  ISSUES TO BE RESOLVED BY THE DECISION-MAKING BODY

This PEIR identifies potential significant impacts and mitigation measures for air quality,
paleontological resources, greenhouse gas emissions, hydrology and water quality, noise, and
transportation/traffic. Impacts to aesthetics, population and housing, and public services were
determined to be less than significant. The City Council, as lead agency for the project under the
California Environmental Quality Act, will be required to make findings that the project will not
have a significant impact on the environment or has eliminated or substantially lessened all
significant effects on the environment, or any remaining significant effects on the environment
are unavoidable but are acceptable due to overriding considerations that are supported by
substantial evidence in the record.

S.5 PROJECT ALTERNATIVES

Alternatives to the proposed project are required to be identified and evaluated to determine if
they would lessen or avoid the significant impacts identified in Chapter 3.0 of the PEIR. These
alternatives are described and evaluated in Chapter 6.0. The No Project Alternative would not
adopt the proposed General Plan/LCP and commercial zoning amendments and would allow
continued development in accordance with existing development regulations. The Vehicular
Capacity Enhancement Alternative would install improvements on three roadway segments
within Imperial Beach to increase their traffic capacity. The segments are Palm Avenue/State
Route 75 from 13th Street to the east city limits; Imperial Beach Boulevard from 11th Street to
12th Street; and Imperial Beach Boulevard from 13th Street to the east city limits.

In addition to these alternatives evaluated in detail in Chapter 6.0, the PEIR determined that
alternatives that would improve operations on all roadway segments and intersections to level of
service (LOS D) or better would be infeasible. The impact of additional traffic from housing and
population growth projected by the San Diego Association of Governments would cause 11
roadway segments and five intersections to operate at LOS E or F by year 2030. Only three of
the 11 impacted segments and none of the five impacted intersections are located within Imperial
Beach. While the population growth within Imperial Beach would contribute to traffic impacts
east of the city limits, up to 21,600 future average daily traffic levels would be contributed by
land uses within San Diego and would require action by San Diego or the California Department
of Transportation (Caltrans) to install the improvements to these roadway segments and
intersections. No funding to construct the improvements by San Diego or Caltrans has been
identified and, therefore, this PEIR finds that these improvements are “within the responsibility
and jurisdiction of another public agency.”
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Table S.1
Summary of Significant Effects and Mitigation Measures

Conclusion and
Mitigation
Description of Impact Mitigation Effectiveness
Air Quality
Emissions from construction activities AQ-1. The City and project contractors shall Less than
could potentially conflict with an implement the following measures during all significant
applicable air quality plan and could construction activities involving demolition or
violate an ambient air quality standard, exterior construction. Furthermore, a fugitive dust
which would be a significant air quality | control plan shall be developed and approved by the
impact. SDAPCD for all projects prior to issuance of a
grading permit and commencement of construction
activities. The fugitive dust control plan shall
specifically identify measures that would minimize
generation of fugitive dust from all construction
activities. In addition, the following standard
measures shall be implemented:
e Comply with and implement all applicable
SDAPCD rules and regulations that pertain to
construction activities (e.g., asphalt paving ROG
requirements, administrative requirements,
fugitive dust management practices). Implement
all construction-related requirements
recommended by SDAPCD and the City of
Imperial Beach.
e  Water all exposed surfaces three times a day or
sufficiently to prevent visible dust emissions.
e Apply water, nontoxic chemical stabilizers, or
dust suppressants, or use tarps or other suitable
material in all disturbed areas that will not be
utilized for 10 days or more.
e Prevent carryout and trackout of fugitive dust on
construction vehicles. Methods to limit carryout
and trackout include, but are not limited to,
using wheel washers, sweeping any trackout on
adjacent public streets at the end of each
workday, and lining access points with gravel,
mulch, or wood chips.
e Cover or wet the filled cargo compartment of all
transport trucks to limit visible dust emissions
during transport, and maintain at least 2 feet of
freeboard space from the top of the cargo
compartment.
e Install sandbags or other erosion control
measures on sites with a slope greater than 1% to
prevent silt runoff to public roadways.
AQ-2. In addition to mitigating fugitive PM dust
emissions, construction activities would also
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Description of Impact

Mitigation

Conclusion and
Mitigation
Effectiveness

generate exhaust ozone precursors (among other
exhaust pollutants), for which the region is also
nonattainment. The City and project contractors shall
implement the following mitigation measures:

e Maintain all construction equipment according
to the manufacturers’ specifications. The
equipment must be checked by a certified
mechanic and determined to be running in
proper condition before it is operated.

e Use diesel-powered construction equipment that
meets ARB’s 1996 or newer certification
standard for off-road heavy-duty diesel engines.

e Minimize idling time either by shutting off
equipment when it is not in use or reducing the
time of idling to no more than 5 minutes.
Provide clear signage regarding idling at site
access points.

e Use alternative fueled (e.g., compressed natural
gas, liquefied natural gas, propane), or electric-
powered construction equipment where feasible.

e Use equipment with diesel oxidation catalysts,
catalyzed diesel PM filters, or other applicable
SDAPCD-approved emission reduction retrofit
devices where feasible.

Paleontological Resources

Paleontological resources could be

encountered if substantial excavation is

proposed, such as for underground
parking, and results in a significant

impact.

PR-1. For future projects with the study areas, a
paleontological monitor (PM) determined by the City
Community Development Director to be qualified,
shall be present during grading/excavation/trenching
activities to perform the following activities:

e  The PM shall document field activity and shall
maintain a daily site visit until completion of
grading/excavation/trenching activities and shall
notify the Community Development Director of
the start and completion of site
grading/excavation/trenching activities and
provide documentation of monitoring activities
and results.

e In the event of a discovery, the PM shall direct
the contractor to temporarily divert
grading/excavation/trenching activities in the
area of discovery and immediately notify the
Community Development Director.

e The PM shall evaluate the significance of the
resource. If the resource is significant, the PM
shall submit a Paleontological Recovery
Program and obtain written approval from the

Less than
significant
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Description of Impact

Mitigation

Conclusion and
Mitigation
Effectiveness

Community Development Director. Impacts to
significant resources must be mitigated before
ground-disturbing activities in the area of
discovery would be allowed to resume. Upon
completion of grading/excavation/trenching
activities, the PM shall submit a letter to the
Community Development Director of the results
of the monitoring. The letter shall indicate that
fossil resources will be collected, curated, and
documented.

e If the resource discovered is not significant (e.g.,
small pieces of broken common shell fragments
or other scattered common fossils) the PM shall
notify the Community Development Director
that a nonsignificant discovery has been made
and shall continue to monitor the area until
completion of grading/excavation/trenching
activities.

Greenhouse Gas Emissions

Existing regulatory efforts and new
regulations that are expected to be
enacted under AB 32 will help reduce
GHG emissions generated by
construction activity throughout the
state. However, given the information
available today, GHG emissions
associated with construction of the
proposed project would contribute to this
significant cumulative GHG impact.

GHG-1. Measures for Reducing Construction-
Related GHG Emissions. To reduce construction-
generated GHG emissions, projects seeking
discretionary approval from the City shall implement
all feasible measures for reducing GHG emissions
associated with construction that are recommended
by the City and/or SDAPCD at the time individual
portions of the site undergo construction.

The project applicant(s) for any particular
discretionary project may submit to the City a report
that substantiates why specific measures are
considered infeasible for construction of that
particular discretionary project and/or at that point in
time. By requiring that the list of feasible measures
be established prior to the selection of a primary
contractor, this measure requires that the ability of a
contractor to effectively implement the selected
GHG reduction measures be inherent to the selection
process.

The recommended measures for reducing
construction-related GHG emissions at the time of
writing this PEIR are listed below. The list will be
updated as new technologies or methods become
available. The project applicant(s) shall, at a
minimum, be required to implement the following:

e Improve fuel efficiency of construction
equipment:
0 reduce unnecessary idling (modify work
practices, install auxiliary power for driver

Significant and
unavoidable
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Description of Impact

Mitigation

Conclusion and
Mitigation
Effectiveness

comfort);

0 perform equipment maintenance
(inspections, detect failures early,
corrections);

0 train equipment operators in proper use of
equipment;

0 use the proper size of equipment for the job;
and

0 use equipment with new technologies
(repowered engines, electric drive-trains).

e Use alternative fuels for electricity generators
and welders at construction sites such as propane
or solar, or use electrical power.

e Use an ARB-approved low-carbon fuel, such as
biodiesel or renewable diesel for construction
equipment. Emissions of NOy from the use of
low carbon fuel must be reviewed and increases
mitigated. Additional information about low-
carbon fuels is available from ARB’s Low
Carbon Fuel Standard Program (ARB 2009).

e Reduce electricity use in the construction offices
by using compact fluorescent bulbs, powering
off computers every day, and replacing heating
and cooling units with more efficient ones.

e Recycle or salvage nonhazardous construction
and demolition debris.

e Use locally sourced or recycled materials for
construction materials (goal of at least 20%
based on costs for building materials, and based
on volume for roadway, parking lot, sidewalk,
and curb materials).

e Develop a plan to efficiently use water for
adequate dust control. This may consist of the
use of nonpotable water from a local source.

The proposed project would generate

GHG-2. Implement Measures to Reduce Long-

Significant and

GHG emissions, either directly or Term Operational GHG Emissions. GHG emission | unavoidable
indirectly, that may have a significant reduction strategies and their respective feasibility
impact on the environment. The are likely to evolve over time. The applicants shall
proposed project would contribute to this | consider and implement, as feasible, the following
significant cumulative GHG impact. nonexclusive and nonexhaustive list of measures.
These measures are derived from multiple sources,
including Appendix B of the CAPCOA white paper,
CEQA & Climate Change (CAPCOA 2008);
CAPCOA’s Quantifying Greenhouse Gas Mitigation
Measures. A Resource for Local Government to
Assess Emission Reductions from Greenhouse Gas
Mitigation Measures (CAPCOA 2010); the
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California Attorney General’s Office publication
entitled The California Environmental Quality Act:
Addressing Global Warming Impacts at the Local
Agency Level (California Attorney General’s Office
2008); and the BAAQMD’s CEQA Guidelines
(BAAQMD 2010).

Energy Efficiency

Install clean alternative energy features to
promote energy self-sufficiency (e.g.,
photovoltaic cells, solar thermal electricity
systems, small wind turbines).

Install solar water heaters.

Buildings shall exceed by 20% the Title 24
Energy Efficiency Standards for Residential and
Nonresidential Building of the California Code
of Regulations.

Require smart meters and programmable
thermostats.

Require heating, ventilation, and air conditioning
(HVAC) duct sealing and periodic inspection.

Site buildings to take advantage of shade and
prevailing winds and design landscaping and sun
screens to reduce energy use. Plant shade trees
within 40 feet of the south sides or within 60 feet
of the west sides of properties.

Install efficient lighting in all project buildings.
Also install lighting control systems, where
practical. Maximize daylight as an integral part
of lighting systems in all buildings.

Install cool roof materials (albedo > 30).

Install light-colored cool pavements, and
strategically locate shade trees along all bicycle
and pedestrian routes.

Water Conservation and Efficiency

With the exception of ornamental shade trees,
use water-efficient landscapes with native,
drought-resistant species in all public areas and
commercial residential landscaping. Use water-
efficient turf in parks and other turf-dependent
spaces.

Install the infrastructure and necessary treatment
to use reclaimed water for landscape irrigation
and/or washing cars, including installation of
rainwater collection systems.

Install water-efficient irrigation systems and

Page S-8 Imperial Beach General Plan/LCP and Commercial Zoning Amendments Project PEIR

11280121 IB GPLCP & Commercial Zoning Amendments EIR.doc  7/18/2012




Summary

Description of Impact

Mitigation

Conclusion and
Mitigation
Effectiveness

devices, such as soil moisture-based irrigation
controls.

e Design buildings and lots to be water-efficient.
Install only water-efficient fixtures and
appliances.

e Restrict watering methods (e.g., prohibit systems
that apply water to nonvegetated surfaces) and
control runoff. Prohibit businesses from using
pressure washers for cleaning driveways,
parking lots, sidewalks, and street surfaces.
These restrictions should be included in the
Covenants, Conditions, and Restrictions of
property-owner associations.

e Provide education about water conservation and
available programs and incentives.

e To reduce stormwater runoff into the City’s
wastewater treatment system, construct
residential driveways and parking lots with
pervious surfaces such as porous concrete turf
blocks or pervious pavers.

Solid Waste Measures

e Provide interior and exterior storage areas for
recyclables, food waste, and green waste at all
buildings; and create food waste and greenwaste
curbside pickup.

e Provide adequate recycling containers in public
areas, including parks, school grounds, and
pedestrian zones in areas of commercial and
mixed-use development.

e Provide education and publicity about reducing
waste and available recycling services.

H

drology and Water Quality

Although existing ordinances and

procedures are in place to comply with
federal, state, and regional water quality
goals and standards, construction and
operation of new land uses within the

project study areas may result in

significant impacts to regional water

quality.

HY-1. Prior to City approval of construction permits,
final grading and drainage plans shall be reviewed
for compliance with the City SUSMP.

HY-2. Design BMPs shall be incorporated into
project plans for pollutant reduction to the
satisfaction of the City Public Works Director. These
BMPs may include, but are not limited to, the
following:

o  Wherever possible, runoff from parking areas
and impervious surfaces shall be directed
through landscaped areas before entering storm
drains, so that vegetation would provide bio-
filtration to remove pollutants and prevent motor
vehicle-related pollutants such as grease and oil

Less than
significant
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being washed into storm drains.

e Landscaping shall be installed as may be needed
to prevent soil erosion and sediment generation.

e  Trash storage areas and pick-up bins shall be
located or designed to prevent runoff from
contacting trash, debris, and other pollutants.

e Ifbelow-grade parking is proposed, channel
drains shall be installed at the parking entrance
and be equipped with fossil filters to prevent
runoff-borne pollutants from reaching the storm
drain system; and an oil and grease separator
sump pump shall be installed so that any runoff
draining into the garage or being carried by
vehicles would be collected and directed to a
fossil filter for pollutant removal.

e Impervious areas such as driveways, parking
surfaces, and other common areas shall be kept
free of trash, debris, oil, and other pollutants

through regular and pre-storm cleanup programs.

e Adjacent drain inlets shall be stenciled with a
message such as “I live downstream” in Spanish
and English.

e An efficient irrigation system with a timer and
rain shutoff valves shall be installed.

e Pesticides shall be used only when other means
of pest control have failed.

e Pollutants from rooftop runoff shall be collected
by downspouts and private storm drain systems
that would allow treatment for pollutants in
sediment runoff and for removal of trash and
debris by downspout filters (FloGard® or
similar) or flow-through planter boxes.

e  For projects with private storm drain systems
that direct runoff to on-site catch basins, the
basins shall use inlet inserts, such as
ClearWater”™ inlet filters, prior to being
discharged into the public storm drain system.

e For projects with lawn areas, signs shall be
posted to clean up pet waste; and plastic bag
dispensers and waste containers shall be made
available in each area.

HY-3. Construction BMPs shall be incorporated into
project plans for pollutant reduction to the
satisfaction of the City Public Works Director. These
BMPs may include, but are not limited to, the
following:
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Placement of gravel bags as needed to prevent
pollutant-laden runoff from the project site to
reach adjacent streets and downstream storm
drain systems.

Grate inlet protection with fiber rolls or other
suitable runoff containment devices are to be
installed at storm drain inlets adjacent to project
sites.

During demolition, grading, and construction, a
stabilized construction entrance to reduce
sedimentation caused by vehicle tracking is to be
installed. All vehicles stored on-site are to use
drip pans to minimize oil and grease pollution.

Material storage, solid waste management,
hazardous material management, concrete waste
management, and sanitary waste are to be placed
at the easterly side of the construction sites
located west of Seacoast Drive.

HY-4. Nonstructural post-construction operational
BMPs shall be implemented for pollutant reduction
and may include, but are not limited to, the
following:

A public/employee education program to raise
the level of awareness of shoreline/ocean water
quality issues, including elements such as new
employee indoctrination and annual employee
formal training consistent with the City’s
JURMP commercial training plan, inlet and
catch basin stenciling, and public awareness
signs placed in or adjacent to grass-lined runoff
infiltration swales as directed by the City.

A material use control program for materials
with a potential to contaminate stormwater
including guidelines for proper storage and
disposal practices for potential pollutants

(e.g., motor oils, paints, pool chemicals, cleaning
supplies), prohibiting the storage of uncovered
hazardous substances in outdoor areas,
prohibiting the use of pesticides and herbicides
listed by the USEPA, and spill
prevention/response procedures and
shipping/receiving practices;

A hardscape sweeping and cleaning program for
all pedestrian and vehicle use areas.

A landscape management plan designed by a
horticulturalist that includes herbicide/pesticide
management.
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Description of Impact Mitigation Effectiveness
Development of beachfront properties No mitigation is available to be implemented by the Significant and
that would be subject to coastal flooding, | proposed project. unavoidable
including all properties west of Ocean
Lane and all properties designated as
within an area of special flood hazard
per IBMC Section 15.50.040, would be
subject to a significant coastal flooding
impact.
Noise
Construction Noise. Due to the potential | NOI-1. The City shall require the following Less than
for high short-term and instantaneous measures to be incorporated into contract significant
noise levels during peak construction specifications for all construction projects
activity near noise-sensitive receptors, implemented under the proposed General Plan/LCP
businesses and residences near and commercial zoning amendments:
construction sites within th? project e All internal combustion-engine-driven
study areas could be intermittently equipment shall be equipped with mufflers that
exposed to temporarily elevated levels of are in good operating condition and appropriate
noise, which would be a significant for the equipment.
tropact. e “Quiet” models of air compressors and other
stationary construction equipment shall be
employed where such technology exists.
e Stationary noise-generating equipment shall be
located as far as reasonable from sensitive
receptors when sensitive receptors adjoin or are
within 150 feet of a construction site.
e Unnecessary idling of internal combustion
engines (i.e., in excess of 5 minutes) shall be
prohibited.
e Foundation pile holes shall be predrilled, as
feasible based on geologic conditions, to
minimize the number of impacts required to seat
the pile.
e Construction-related traffic shall be routed along
major roadways and away from noise-sensitive
receptors.
e Construction activities, including truck
movements and the loading and unloading of
materials, shall be limited to the hours specified
in the City Noise Ordinance (Section 9.32.020).
e Residences and other noise-sensitive land uses
within 150 feet of construction sites shall be
notified of the construction in writing. The
notification shall describe the activities
anticipated, provide dates and hours, and provide
contact information with a description of the
complaint and response procedure.
NOI-2. Based on a project-specific noise study, the
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City shall determine the need to require the
following measures to be incorporated into contract
specifications for all construction projects within 150
feet of existing residential uses implemented under
the proposed project:

e Temporary noise barriers to be constructed

around construction sites adjacent to, or within
150 feet of, residences or other noise-sensitive
land uses. Temporary noise barriers shall be
constructed of material with a minimum weight
of 4 pounds per square foot with no gaps or
perforations. Noise barriers may be constructed
of, but are not limited to, 5/8-inch plywood,
5/8-inch oriented strand board, or hay bales.

e Erect a temporary sound control blanket barrier,
if necessary, along building fagades facing
construction sites. This mitigation would only be
necessary if conflicts occurred that were
irresolvable by proper scheduling and other
means of noise control were unavailable. The
sound blankets are required to have a minimum
breaking and tear strength of 120 pounds and 30
pounds, respectively. The sound blankets shall
have a minimum sound transmission
classification of 27 and noise reduction
coefficient of 0.70. The sound blankets shall be
of sufficient length to extend from the top of the
building and drape on the ground or be sealed at
the ground. The sound blankets shall have a
minimum overlap of 2 inches.

Operation Noise. An increase in
commercial and residential development
from revitalization of underutilized
properties would be expected to generate
additional traffic that would result in
increased noise levels, most noticeably
to properties near Palm Avenue/SR-75
and Seacoast Drive. Elevated traffic
noise would be a permanent increase in
the ambient noise levels in the project
study areas. Noise levels within 100 feet
of roadways within the project study
areas exceed the City’s compatibility
standards as defined in the Imperial
Beach General Plan/LCP Noise Element,
Thus, residential or mixed-used
development could be proposed in areas
that may be subject to existing or future
traffic noise levels in excess of 60 dB

NOI-3. In areas where new residential development
would be exposed to CNEL of greater than 60 dBA,
the City shall require site-specific noise studies prior
to issuance of building permits to determine the area
of impact and to present appropriate mitigation
measures, which may include, but are not limited to,
the following:

e Utilize site planning to minimize noise in shared
residential outdoor activity areas by locating the
areas behind the buildings or in courtyards, or
orienting the terraces to alleyways rather than
streets, whenever possible.

e Provide mechanical ventilation in all residential
units proposed along roadways or in areas where
noise levels could exceed 60 dBA CNEL so that
windows can remain closed at the choice of the
occupants to maintain interior noise levels below
45 dBA CNEL.

Less than
significant
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CNEL, which would be a significant
operation noise impact.

e Install sound-rated windows and construction
methods to provide the requisite noise control for
residential units proposed along roadways or in
areas where noise levels could exceed 60 dBA
CNEL.

Transportation and Traffic

Significant impacts to roadway segments
and intersections would occur as a result

TR-1. The City shall require all future development
projects proposed under the General Plan/LCP and

Significant and
unavoidable

of an increase of 22,856 ADT by year

commercial zoning amendments to consider and

2030.

implement to the City’s satisfaction, Transportation
Demand Management (TDM) measures. This shall
include TDM measures to be implemented during
both construction activities and project operation.
TDM measures shall be based on strategies
recommended by SANDAG or other applicable
documents and studies.

TDM measures shall also be included as part of any
project development agreements negotiated during
the City’s project permitting process.

Significant impacts to roadway segments
and intersections would occur as a result
of an increase of 22,856 ADT by year
2030. Of the roadway segments that
would be significantly impacted by local
and regional growth, only the segment of
SR-75 between 13th Street and the
Imperial Beach city limits and two
segments of Imperial Beach Boulevard
are within Imperial Beach.

No_additional feasible mitigation measures are
currently available to enable the City to avoid the
impacts to roadway segments and intersections
identified in Tables 3.9-4 and 3.9-5 for year 2030
with the proposed project. While the capacity
enhancements identified in Table 3.9-6 would
improve traffic operations for impacted segments
and intersections within Imperial Beach and San
Diego, the capacity enhancements listed in Table
3.9-6 would require removal of on-street parking
and/or increasing the number of through travel lanes
along Imperial Beach Boulevard, Coronado Avenue,
and SR-75.

Table 3.9-7 identifies a lesser level of road widening
and intersection improvements that would improve
operations to LOS D or better at four of the eleven
significantly impacted segments and at one of the
three impacted intersections. However, only one of
these improvements would be within Imperial Beach
and improvement of the other facilities would require
that San Diego construct the improvements or
establish a TIF program for their impacted facilities.
Similarly, Caltrans would need to participate in the
improvement program within the I-5 right-of-way.

Significant and
unavoidable
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1.0 Introduction

CHAPTER 1.0
INTRODUCTION

This Program Environmental Impact Report (PEIR) is a first-tier evaluation of the environmental
effects associated with the adoption and implementation of the proposed Imperial Beach General
Plan/Local Coastal Plan (General Plan/LCP) and Commercial Zoning Amendments Project
(project) by the City of Imperial Beach (City). The proposed amendment of the City’s General
Plan/LCP and Zoning Ordinance (City Municipal Code Title 19) constitutes a project for the
purposes of the California Environmental Quality Act (CEQA) of 1970 and the Guidelines for
Implementation of CEQA.

This PEIR has been prepared in accordance with CEQA (Public Resources Code [PRC] Section
21000 et seq.) and the CEQA Guidelines (California Administrative Code Section 15000 et seq.)
published by the Resources Agency of the State of California. It is intended to provide
information to public agencies, the general public, and decision makers regarding potential
environmental impacts related to adoption and implementation of the project.

The purpose of an environmental impact report (EIR) under the provisions of CEQA is “to
identify the significant effects on the environment of a project, to identify alternatives to the
project, and to indicate the manner in which those significant effects can be mitigated or
avoided” (PRC Section 21002.1[a]). This PEIR provides a first-tier analysis of the environmental
effects of the proposed project. Section 15152 of the CEQA Guidelines indicates that tiering is
appropriate when the sequence of analysis is from an EIR prepared for a general plan, policy, or
program to an EIR or negative declaration for another plan, policy, or program of lesser scope, or
to a site-specific EIR or negative declaration.

Subsequent activities that rely on the actions of this project must be examined in light of this
PEIR to determine whether additional environmental analysis is needed. If a subsequent project
or later activity would have effects that were not examined in this PEIR or were not examined at
an appropriate level of detail to be used for the later activity, an initial study would need to be
prepared, leading to a negative declaration, addendum, or EIR. If the City finds that, pursuant to
Section 15152 of the CEQA Guidelines, no new effects could occur or new mitigation measures
would be required on a subsequent project, the City can approve the activity as being within the
scope of the project covered by this PEIR and no new environmental documentation would be
required.
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1.1 PROJECT BACKGROUND

The City is undertaking this General Plan/LCP and zoning amendment process to provide more
effective direction for development and improvement of properties within the City’s commercial
corridors of Palm Avenue (State Route [SR]-75), Old Palm Avenue, and Seacoast Drive, and for
the commercial areas on 13th Street at Imperial Beach Boulevard and at Iris Avenue. The
proposed project seeks to facilitate infill development and revitalization that would encourage
long-term sustainable commercial, retail, and mixed-use activity in these commercial areas. In
time, this would create a mix of compatible businesses and multiple-family residences. The
development standards in the proposed amendments reflect objectives for pedestrian-oriented
development and enhancement of local community character.

1.2 EIR PREPARATION AND REVIEW PROCESS

Preparation and processing of this PEIR was conducted in accordance with Article 7, EIR
Process, of the CEQA Guidelines (Sections 15080—15097). This portion of the CEQA Guidelines
specifies the following procedures:

Preparation of Draft EIR

e [ssuance of a Notice of Preparation (NOP)

e Public consultation during EIR preparation

e Filing a Notice of Completion with the California Office of Planning and Research
e Consultation with affected local, state, and federal agencies

e Providing notice of a public review period for the draft EIR

Preparation of Final EIR

e Evaluation of and response to public comments on the draft EIR

e Preparation of a final EIR

e Certification of the final EIR

e Adoption of Findings and MMRP in accordance with Section 15091 of the CEQA
Guidelines

| Thets public review draft PEIR wasill be-available at the City Hall for a 45-day public review
period from April 19, 2012 through June 4, 2012. City Hall is located at 825 Imperial Beach
| Boulevard, Imperial Beach, California 91932. The documents are-were also available for public
review at the Imperial Beach Public Library, located at 810 Imperial Beach Boulevard, Imperial
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Beach, California 91932. Documents smay-were available to be reviewed during regular business
hours. The PEIR wil-was also be—available on the City’s website at www.cityofib.com.
Following the public review period, public notice wil-was again-be-provided of a public hearing
by the City Council.

Comments regarding the environmental analysis presented in the PEIR sheuld—were to be
postmarked by June 4, 2012 and submitted in writing to:

Jim Nakagawa

City of Imperial Beach, Community Development Department

825 Imperial Beach Boulevard

Imperial Beach, CA 91032

jnakagawa@cityofib.org

A total of ten comment letters were received during the public comment period. The public

comment period was extended two days per the request of the California Department of

Transportation in order to allow for receipt of their comment letter. A list of persons, public

agencies, and organizations that provided comment on the draft PEIR is provided in Appendix F.

Appendix F also contains all of the comments letters received and the response to each comment.

1.3 SCOPE OF THIS PEIR

The initial identification of general areas of environmental impacts to be addressed in this PEIR
is contained in the NOP and Initial Study issued by the City. The comments received in response
to the NOP were used to determine the scope of the PEIR. The NOP, Initial Study, and
comments received are attached as Appendix A, and identified the following issues to be
evaluated for potential significant effects:

e Aesthetics

e Air Quality

e (ultural Resources

e Greenhouse Gas Emissions

e Hydrology and Water Quality
e Noise

e Population and Housing

e Public Services

e Transportation/Traffic
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1.4

ORGANIZATION OF THIS REPORT

This PEIR is organized to provide a comprehensive and programmatic analysis of the significant

environmental impacts, mitigation measures, and alternatives for the proposed project. To

describe the impacts (direct, indirect, and cumulative), mitigation measures, and alternatives, this

PEIR is organized in the following manner:

Chapter 2.0 Project Description — Describes the proposed General Plan/LCP and zoning
ordinance amendments, study area and environmental setting, objectives, project
construction activities, and beach replenishment.

Chapter 3.0 Environmental Analysis — Provides an analysis of the significant
environmental impacts and mitigation measures.

Chapter 4.0 Analysis of Cumulative Impacts — Includes a comprehensive discussion of
potential and planned cumulative projects and an analysis of their potential cumulative
effects on the environment, combined with the project’s effects.

Chapter 5.0 Other Considerations Required by CEQA — Provides a discussion of growth-
inducing impacts, significant irreversible environmental changes, significant unavoidable
environmental impacts, and effects found not to be significant.

Chapter 6.0 Project Alternatives — Discusses the following project alternatives: the No
Project alternative and the Vehicular Capacity Enhancement alternative. It also provides a
discussion of the alternatives rejected as infeasible.

Chapter 7.0 References and Contributors — Provides a list of sources cited in the PEIR
and persons responsible for preparation of the PEIR.
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2.0 Project Description

CHAPTER 2.0
PROJECT DESCRIPTION

The City proposes to amend the Imperial Beach General Plan/LCP (updated October 2010) and
Zoning Ordinance to revise existing land use designations and zoning regulations for properties
designated C-1 (General Commercial) in the Palm Avenue study area, C-2 (Seacoast
Commercial) in the Old Palm Avenue and Seacoast Drive study areas, and C-3 (Neighborhood
Commercial) in the 13th Street Corridor study area. Also included in the proposed project are
areas zoned R-1500 (High Density Residential) and subject to the MU-1 (Mixed Use-1) overlay
designation in the Palm Avenue study area and the MU-2 (Mixed Use-2) overlay designation in
the Seacoast Drive study area. The General Plan/LCP and commercial zoning revisions are based
on the City’s Commercial Zoning Review document, together with the proposed Zoning
Ordinance amendments. All associated zoning review and amendment documents are available
at the City’s Community Development Department office as well as on the City website, as
described in Section 1.2. A regional location map is shown in Figure 2-1 and a map of the project
study areas showing existing General Plan/LCP and zoning designations is provided as Figure 2-
2. The General Plan/LCP and zoning designations in Imperial Beach have coincident boundaries.

The proposed General Plan/LCP and zoning designations are shown in Figure 2-3 and would
apply the proposed C/MU-1 General Plan/Zone designation to the Palm Avenue study area, the
proposed C/MU-2 General Plan/Zone designation to the Seacoast Drive study area, and the
proposed C/MU-3 General Plan/Zone designation to the 13th Street Corridor study area. In
addition, property at the northeast corner of 9th Street and Imperial Beach Boulevard has been
included in the proposed project to change the existing C-3 General Plan/Zone designation to R-
3000 (Medium Density or Two-family Residential) This property has been fully developed with
residential use and the proposed R-3000 zone reflects the existing development on the site and
on the adjacent properties to the north and east.

2.1 PROJECT OBJECTIVES

The City has established the following objectives for the project:

e Establish zoning regulations that will help achieve the City’s economic and community
development goals.
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e Promote more commercial and mixed-use development and ensure that commercial and
mixed-use development projects are appropriately designed.

e Facilitate active, pedestrian-oriented commercial uses as development projects are
proposed.

e Maintain the health and safety of adjacent residential neighborhoods.

e [Establish development incentives to improve the quality of projects and allow developers
to reach maximum permissible development size.

e Reduce required parking for vertical mixed-use projects and small commercial businesses
through increased reliance on shared parking.

e Improve the City’s existing Design Guidelines to require more emphasis on ground floor
retail, pedestrian orientation, and the public realm in commercial and mixed-use districts.

2.2 ZONING AMENDMENTS AND PERMITTED USES

The proposed project would amend the City Zoning Ordinance in Chapters 19.26 (C-1 General
Commercial zone), 19.27 (C-2 Seacoast Commercial zone), and 19.28 (C-3 Neighborhood
Commercial zone). Other chapters of the City Zoning Ordinance would also be amended to be
consistent with the above-listed chapters of the Zoning Ordinance or with amendments to the
General Plan/LCP. The proposed Zoning Map amendment is shown in Figure 2-3 and the
complete proposed Zoning Ordinance Amendment is available at the City’s Community
Development Department office as well as on the City website, as described in Section 1.2. The
effect of the zoning ordinance amendments would be to rezone the properties within the study
areas. Following are summaries of the proposed amendments to the City Zoning Ordinance and
Zoning Map.

C-1 Zone and R-1500/MU-1 Zone to C/MU-1 Zone: General Commercial and Mixed-Use

The City Zoning Ordinance would be amended in Chapter 19.26 to consolidate both the R-
1500/MU-1 and C-1 designations into the new C/MU-1 zone. This would concurrently amend
the City General Plan/LCP and Zoning Map to designate properties within the Palm Avenue
study area to C/MU-1.
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C-2 Zone and R-1500/MU-2 Zone to C/MU-2 Zone: Seacoast Commercial and Mixed-Use

The City Zoning Ordinance would be amended in Chapter 19.27 to consolidate both the R-
1500/MU-2 and C-2 designations into the new C/MU-2 zone. This would concurrently amend
the City General Plan/LCP and Zoning Map to designate properties within the Old Palm Avenue
and Seacoast Drive study areas to C/MU-2.

C-3 Zone to C/MU-3 Zone: Neighborhood Commercial and Mixed-Use

The City Zoning Ordinance would be amended in Chapter 19.28 to create the new C/MU-3 zone.
This would concurrently amend the City General Plan/LCP and Zoning Map to designate
properties within the 13th Street Corridor study area to C/MU-3.

Residential Overlay Zone

The Residential Overlay Zone would replace the existing Seacoast Commercial MU-2 Overlay
Zone for beachfront residential properties west of Ocean Lane. The purpose of the Residential
Overlay Zone is to preserve opportunities for the continuation of single-family residential uses in
the area. Residential units, including detached single-family units, would continue to be
permitted by right. Additionally, all uses permitted within the C/MU-2 zone would also be
permitted in the Residential Overlay Zone.

Permitted and Conditional Uses

Zoning Ordinance regulations for land uses permitted by right, by conditional use permit (CUP),
or by site plan would be revised for the proposed zones described above. The list of uses in
C/MU-1, C/MU-2, and C/MU-3 zones would be modified to be inclusive of all potential land
uses by replacing the lists of uses in each chapter of the Zoning Ordinance with the tables of land
uses found in the complete proposed Zoning Ordinance Amendment. Following is a partial list of
the proposed changes in land use requirements:

e Attached multiple-family residences, including live-work units, would be permitted uses
in the C/MU-2 zone. The C/MU-1 and C/MU-3 zones would al