
 

Any writings or documents provided to a majority of the Design Review Board regarding any item on this agenda 
will be made available for public inspection in the office of the City Clerk located at 825 Imperial Beach Blvd., 
Imperial Beach, CA  91932 during normal business hours. 

 

NOTICE TO THE PUBLIC 
SPEAKERS ARE REQUESTED TO COMPLETE A "REQUEST TO SPEAK" FORM PRIOR TO THE COMMENCEMENT OF 
THE MEETING AND SUBMIT IT TO THE SECRETARY.  "REQUEST TO SPEAK" FORMS ARE LOCATED IN THE BACK 
OF THE COMMUNITY ROOM.  PERSONS ADDRESSING THE COMMITTEE ARE LIMITED TO THREE (3) MINUTES. 

 
AMERICANS WITH DISABILITIES ACT 

The City of Imperial Beach is endeavoring to be in total compliance with the Americans with Disabilities Act (ADA).  If you require 
assistance or auxiliary aids in order to participate at DRB meetings, please contact Larissa Richards at (619) 628-1356, as far in  
advance of the meeting as possible. 

 
 

  

AGENDA 
 

CITY OF IMPERIAL BEACH 
DESIGN REVIEW BOARD 

REGULAR MEETING  
 

       THURSDAY, JUNE 16, 2016 – 4:00 P.M. 
 

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

 
 
 
 

   
 
 
 
 
 
 
 
 

1.0 CALL TO ORDER 
Roll Call:  Nakawatase, Pamintuan, Bowman, Smith, Voronchihin 

 
2.0 PUBLIC COMMENTS 
The Public may address the Board for up to three (3) minutes on any subject within the Design Review Board’s 
jurisdiction.  In accordance with State law, the Board may not take action on an item not scheduled on the 
agenda.  If appropriate, the item will be referred to staff or placed on a future agenda. 
 
3.0 CONSENT CALENDAR 
All matters listed under Consent Calendar are considered to be routine by the Design Review Board, and will 
be enacted by one motion.  There will be no separate discussion of these items, unless a Board Member or 
member of the public requests that particular item(s) be removed from the Consent Calendar and considered 
separately.   
NONE 
 
4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT 
4.1 REPORT: GARY ENGINEERING, INC. (APPLICANT); CONSIDERATION OF A DESIGN REVIEW CASE   
      (DRC 160027) TO REFURBISH AN AUTOMOBILE GAS/SERVICE STATION AT 1085 PALM AVENUE 
      (APNs 626-291-13-00 & 626-291-14-00).  MF 1203. 
4.2 REPORT: UNIFIED PORT OF SAN DIEGO – SOUTH SEACOAST COMFORT STATION.  MF 1209. 
4.3 REPORT: UNIFIED PORT OF SAN DIEGO – STREET ENDS.  MF 1160. 
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5.0 INFORMATIONAL ITEMS/REPORTS 

NONE.    
 

6.0 ADJOURNMENT 
 

 
 

 
 
 

  
                    /s/                             

LARISSA RICHARDS  
        ADMINISTRATIVE ASSISTANT  
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 Recommend design revisions and request further consideration at a future Design 
Review Board meeting. 

 
BACKGROUND/ANALYSIS:  

The application, originally submitted to the City on April 21, 2016, proposes a Regular Coastal 
Permit (CP 160025), Conditional Use Permit (CUP 160026), Design Review Case (DRC 
160027), Site Plan Review (SPR 160028), and Categorical Exemption pursuant to CEQA 
Guidelines 15301 (Existing Facilities) to refurbish an automobile gas/service station at 1085 
Palm Avenue (APNs 626-291-13-00 & 626-291-14-00), which is located in the C/MU-1 (General 
Commercial & Mixed-Use) Zone.   
 
The project site measures 19,544 square feet on the southwest corner of Palm Avenue and 11th 
Street.  A building with an automobile gas/service center and pump island canopy exists on the 
site and is proposed to be refurbished into a sound condition with interior renovation and 
exterior paint, stone veneer, patch, repair, and signage.  The applicant is required to obtain a 
conditional use permit and associated discretionary permits because all previous land use 
approvals have been discontinued due to inactivity of the site for a period of time exceeding one 
year.  As such, the proposal to refurbish the automobile gas/service station necessitates 
compliance with the permitted land uses within the C/MU-1 Zone, which requires a conditional 
use permit for an automobile gas/service station.  The purpose of the conditional use permit 
procedure is to authorize a particular use subject to specific conditions and give special 
consideration to the proper location of such uses in relation to adjacent uses.  The surrounding 
properties are located in the C/MU-1 Zone and consist of commercial uses to the east and west, 
and a vacant lot and multi-unit residential structure to the south.   
 
The site is currently accessed by four curb cuts (two curb cuts on Palm Avenue and two curb 
cuts on 11th Street) and by the alley.  The project proposes to remove two curb cuts, allowing for 
Palm Avenue and 11th Street one curb cut each, respectively.  In addition, one entry area off of 
the alley would be provided.  The Municipal Code requires one parking space for each pump 
island.  Four pump islands are proposed, requiring four parking spaces; however, ten parking 
spaces are proposed, including one van-accessible disabled stall.   
 
The existing site is entirely comprised of hardscape and the applicant is proposing to provide 
landscaping throughout the site to comply with the Municipal Code standard that requires 15% 
of the site to the landscaped.  The site measures 19,544 square feet in size, which requires a 
minimum of 2,932 square feet of landscaping; however, 3,160 square feet of drought tolerant 
landscaping is proposed, exceeding the minimum requirements.  The new landscaped areas 
would be provided along the perimeter of the site.  Landscaping was initially requested to locate 
between the site and the Palm Avenue sidewalk; however, the location of the existing pump 
stations restricts the ability to provide landscaping in this area because it would reduce the gas 
pump vehicle access isle below a functional width.  The applicant is instead proposing a two 
foot decorative paver strip between the site and the Palm Avenue sidewalk to provide a visual 
barrier between the property and public right-of-way.  Trees and taller shrubs would be provided 
along to south property line to provide screening from the site to the nearby residential building, 
and palm trees are proposed to locate in the Palm Avenue public right-of-way.  All landscaping 
would be required to be permanently irrigated and maintained. 
 
New signage would be comprised of one two-sided monument sign measuring eight feet in 
height and twelve feet in width.  Each face of the sign would provide 30 square feet of signage 



Design Review Board Staff Report 
Mobil (MF 1203) 

June 16, 2016 
Page 3 of 6 

 

 

per street frontage (11th Street and Palm Avenue), for a total signage area of 60 square feet.  
The remaining portion of the sign comprised of a stone veneer base/frame and fuel price 
displays, which are not counted toward signage area.  Wall signs that read “Food Mart,” “ATM,” 
“Lube Service,” Open 24 hrs.,” would be blue in color and would locate on the north and east 
building facades, and signs on the east and west elevations of the pump island canopy would 
read “Mobil” in blue and red colors.       
 
It is staff’s opinion that the project would contribute positively the Palm Avenue and 11th Street 
intersection, as significant improvements to the existing conditions of the site are proposed, 
such as refurbishing the existing building and pump island canopy, installing new landscaping 
with a stormwater basin, removing curb cuts, constructing a new trash/recycling enclosure, and 
providing new off-street parking spaces.   
 
General Plan Consistency: 

C/MU-1 (General Commercial and Mixed-use) Zone:  The purpose of the C/MU-1 zone is to 
provide areas for mixed-use development, multiple-family dwellings, and for businesses to meet 
the local demand for commercial goods and services.  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 (IBMC 19.26.10).  The proposed project meets the purpose and intent of the land 
use designation because it would provide neighborhood serving retail and services.   
 

C/MU-1 STANDARDS PROVIDED/PROPOSED

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

The property does front along Palm 
Avenue; however, the building already 
exists and the project is proposing to 
refurbish the existing building per 
IBMC 19.76.060, which allows for 
repairs, alterations, and maintenance 
of existing structures to be in sound 
condition.  

Yard requirements for the C/MU-1 zone are as 
follows (Section 19.26.040): 
 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 

 
 
A. The pump island canopy is 
approximately 2’ from the Palm Ave. 
property line and the building is 
approximately 56’ away from the Palm 
Ave. property line; IBMC 19.76.060, 
allows for repairs, alterations, and 
maintenance of existing structures to 
be in sound condition. 
B. The project proposes a 28’ 
setback from the alley side yard and a 
48’ setback from the side yard off of 
11th Street. 
C. The project proposes a 54’ 
foot rear yard setback. 
D. The project is proposing to 
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requirements as stated in Chapter 19.50 of this code 
shall be met. (Ord. 2012-1130 § 1; Ord. 94-884) 

meet the open space and landscaping 
requirements as stated in Chapter 
19.50. 

Stepback requirements for the C/MU-1 Zone are as 
follows (Section 19.26.041): 

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

 
 

The property does not abut a 
residential zone and no stepbacks are 
required.  In addition, the project 
would only provide a one-story 
building and canopy. 

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

The lots already exist, no alteration to 
lot size is proposed.  IBMC 19.42.030 
states that any lot meets the minimum 
area requirements of the zone where 
it is located when it existed as a lot for 
which a deed was of record in the 
office of the recorder of San Diego 
County prior to January 1945 and the 
subject lot was not created as a result 
of a division of land in violation of any 
law or ordinance.  The lots for parcels 
626-291-13-00 & 626-291-14-00 total 
19,544 square feet. 

Minimum street frontage of 30 feet (Section 
19.26.060). 

Parcel 626-291-13-00 provides a 
frontage of 50 feet on 11th Street. 
Parcel 626-291-14-00 provides a 
frontage of 140 feet on Palm Avenue 
and 90 feet on 11th Street. 

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

The building exists and is 16’-8” in 
height.  No additions or height 
increases are proposed. 

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

The building and pump island canopy 
are separated by 6’-4”. 
  

Required parking for an automobile service station is 
one space for each pump island (IBMC 19.48.050). 
 
 

The project would require 4 parking 
spaces for the 4 pump islands.  
However, 10 parking spaces are 
proposed.  

Commercial landscaping standards are as follows 
(IBMC 19.50.030): 
 A. Not less than fifteen percent of the 
total site shall be landscaped and permanently 
maintained. 
 B. There shall be a five-foot-wide 
landscape area between any parking area and any 

 
 
A. 16.2% of the site would be 
landscaped and permanently 
maintained. 
B. There are no parking areas 
between the private property and 
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public street right-of-way. 
 C. A portion of a property not used for 
buildings, parking, walkways, loading or storage 
areas shall be landscaped. 
 
 D. There shall be a minimum three-foot 
by fifteen-foot, or forty-five square foot, landscaped 
area within the parking area (not including perimeter 
area landscaping) for every three parking spaces or 
the equivalent. A minimum width of three feet is 
required. A four-foot by fifteen-foot area may be 
permitted for every four spaces, five-foot-wide for 
five spaces, etc. 
 E. Prior to issuance of any building 
permits, a complete landscaping plan shall be 
submitted to the Community Development 
Department for approval. Such approval shall be 
subject to appeal in the manner set forth in Sections 
19.84.070 through 19.84.090. 
 F. Landscaping and required watering 
system shall be installed prior to the use of the 
premises. All landscaping material in required 
landscaping areas shall be permanently maintained 
in a growing and healthy condition, including 
trimming, as appropriate to the landscaping material. 
  
 
 
G. A permanent irrigation system shall be 
installed to serve all landscaped areas. 
 

public street right-of-way. 
C. Portions of the property not 
used for buildings, parking, walkways, 
loading or storage areas would be 
landscaped. 
D. Four-foot by sixteen-foot 
landscaped areas are located every 
three parking spaces within the 
parking area. 
 
 
 
 
E. Prior to issuance of any 
building permits, a complete 
landscaping plan shall be submitted to 
the Community Development 
Department for approval. 
  
F. Landscaping and required 
watering system shall be installed 
prior to the use of the premises. All 
landscaping material in required 
landscaping areas shall be 
permanently maintained in a growing 
and healthy condition, including 
trimming, as appropriate to the 
landscaping material. 
 G. A permanent irrigation 
system shall be installed to serve all 
landscaped areas.  
 

Signage standards are as follows (Section 
19.52.050):  
 
One freestanding sign per lot frontage, with a 
maximum signage area of 40 square feet and 
maximum height of 8 feet, is allowed. 
 
 
 
Wall signs are allowed at a maximum signage area 
of one square foot of signage per one lineal foot of 
wall face. 

 
 
 
One freestanding sign with a height of 
8’ is proposed; one side would face 
Palm Ave. and one side would face 
11th Street.  Each side would provide 
30 sq. ft. of signage.  
  
The proposed wall signs do not 
exceed the maximum signage 
requirements.  23 sq. ft. of signage is 
proposed for the 28’6” wall face on the 
east elevation; 26.5 sq. ft. of signage 
is proposed for the 56’-6” north 
elevation wall face; 18.75 sq. ft. of 
signage is proposed on the 48’ east 
elevation of the pump island canopy; 
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18.75 sq. ft. of signage is proposed on 
the 48’ west elevation of the pump 
island canopy.  

Except as otherwise provided, any business, activity 
or use which is required to obtain a city business 
license shall conduct such business activity or use 
entirely inside a building or buildings (Section 
19.72.030). 

Service stations are listed as 
exempted uses that can operate 
outside of a building.  

 
Surrounding Land Use and Zoning: 

Surrounding Areas Surrounding Zoning 
Surrounding Land 

Use 
North C/MU-1 (General Commercial & Mixed-Use) Commercial 
South C/MU-1 (General Commercial & Mixed-Use) Vacant & Residential 
East C/MU-1 (General Commercial & Mixed-Use) Commercial 
West C/MU-1 (General Commercial & Mixed-Use) Commercial 

 
ENVIRONMENTAL DETERMINATION:  

This project is categorically exempt pursuant to the California Environmental Quality Act 
(CEQA) Guidelines Section 15301 as a Class 1 project (Existing Facilities).   

 
COASTAL JURISDICTION:   

The project is located in the Non-Appealable area of the California Coastal Commission, as 
indicated on the Local Coastal Program Post Certification and Appeal Jurisdiction Map, and, as 
such, is not appealable to the California Coastal Commission under Section 30603(a) of the 
California Public Resources Code.   
 
Attachments: 

1. Plans 
2. Design Review Checklist 

 
 
c: file MF 1203 
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DESIGN REVIEW COMPLIANCE CHECKLIST 

Citywide Design Criteria 
MF 1203  Applicant: Mobil Project Address: 1203 
 
C = Compliance  N/C = Non Compliance  N/A = Not Applicable 

 
C N/C N/A

 

 

 
A.  RELATIONSHIP OF BUILDINGS TO SITE AND SURROUNDING AREA 

 
   

     1.  The site should be planned to accomplish a desirable transition with the 
streetscape, and to provide for adequate planting, pedestrian movement, and 
parking areas. 

X   

     2.  Site planning should provide landscaped setbacks in scale with 
buildings, an inviting streetscape, usable open space areas, and buffering 
between properties. 

X   

    3.  Parking areas should be treated with decorative elements, such as, 
building wall extensions, plantings, trellises, surface patterns, berms or other 
innovative means to largely screen parking areas from view from public ways. 

 
X   

     4.  Whenever the natural or existing topography contributes to the amenity 
and utility of a proposed project, it should be preserved in a manner which 
enhances and accentuates the project.  Modifications to the topography will be 
considered only when it can be determined that they will contribute to the 
amenity and utility of the project. 

X   

     5.  Architectural styles should be made compatible or integrated with 
adjacent buildings by such means as screens, site breaks, colors and 
materials. 

X   

     6.  Attractive landscape transition to surrounding properties should be 
provided. 

 X   

     7.  Harmony in design elements, including texture, lines, and masses are 
required.  Monotony shall be avoided.  Contrasting design elements should be 
repeated where appropriate in a harmonious manner.  For example, vertical 
elements contrast with general horizontal lines and should be used where 
appropriate to make a strong statement. 

 
X   

     8.  The height, bulk, mass and scale of each building should be compatible 
with its site and buildings expected to remain or be developed in the 
surrounding area.  Monotony of architectural design is not encouraged. 

X   

     9.  A project proposed in an area deemed to be in a state of decline or 
blight infestation should be developed in a manner, which will establish and 
improve the aesthetic quality and character of the area. 

X   

 
B.  BUILDING DESIGN, COLORS, AND MATERIALS 

 
   

     1.  Evaluation of appearance of a project shall be based on the quality of its 
design and relationship to existing or future surroundings.  Inappropriate, 
incompatible designs shall be avoided. 

X   

     2.  Existing and proposed structures on the same project site should be 
architecturally and functionally integrated. 

X   

     3.  Innovative and imaginative design and architecture should be 
encouraged, and inappropriate and monotonous design should be avoided. 

X   

     4.  Variations of building details, form, line, colors and materials, and setting 
should be employed to create visual interest.     

X   
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     5.  Monotony of design in single or multiple building projects should be 
avoided.  Variation of detail, form, and siting should be used to provide visual 
interest.  In multiple building projects, variable siting of individual buildings may 
be used to prevent a monotonous appearance.  Variation in wall plan, roof line 
and direction, materials and color may be used to prevent a monotonous 
appearance in buildings.  Wall plan variation is recommended to reduce scale 
and bulk and may often be simple provided by building projections, bay 
windows, and balconies.  Color and landscape materials may be used to 
accent the variation.     

X   

     6.  Window trim, pop-outs, dormers, bay windows, and other features are 
encouraged to provide exterior variation in wall plan and materials. 

X   

     7.  New building components, such as windows, doors, eaves, and 
parapets, shall have good proportions and relationship to one another and with 
wall masses. 

X   

     8.  The architectural theme employed on a particular building should 
normally be executed on all exterior surfaces. 

X   

     9. In any design in which the structural frame is exposed to view, materials 
and finishes should be selected for architectural harmony or enhancements of 
the theme, as well as aesthetic quality, durability, and ease of maintenance.   

X   

    10.  Exterior colors which are harmonious and contribute to the aesthetic 
quality of the project should be selected. 

X   

    11.  Colors shall be harmonious yet color contrast or contrasting tone is 
encouraged to emphasize architectural detail (see examples in Planning 
Department).  Fluorescent paints and garish colors should be avoided. 

X   

    12.  Materials and colors should be varied where appropriate to provide 
architectural interest.  However, material and color combinations should be 
repeated where necessary to provide contrast and harmony (visual order) to 
the building.  The number of materials should not exceed what is required for 
contrast and accent or architectural features and may generally be limited to 
three. 

X   

    13.  Building materials should not stop abruptly at corners but continue from 
front to side elevations. 

X   

    14.  Parapet walls/mansard roofs should not stop at short distances on side 
elevations, but should continue to visually unify all building elevations, as 
appropriate. 

X   

    15.  Blank walls should be avoided by the use of windows, variation of 
surface plan and materials, and use of shrubbery or trees as landscape 
screening. 

X   

    16.  Mechanical equipment, including solar collectors and panels, or other 
utility hardware on roof, ground, or buildings should be screened from public 
view with materials harmonious with the building, or they should be located so 
as not to be visible from any public ways. 

X   

    17.  Metal fixtures, trims, and devices, exposed to the ocean environment 
are subject to abnormally high corrosion and are discouraged.  

X   
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    18.  Continued good appearance depends upon the extent and quality of 
maintenance.  The choice of materials and their use, together with the types of 
finishes and other protective measures, should be conducive to easy 
maintenance and upkeep.   

X   

    19.  Materials and finishes should be selected for their durability and wear 
as well as for their beauty.  Property measures and devices should be 
incorporated for protection against the elements, neglect, damage and abuse.   

X   

 
C.  LANDSCAPE IMPROVEMENTS AND EXTERIOR LIGHTING 
      Landscape elements included in this criteria consist of all forms of planting 
and vegetation, ground forms, rock groupings, water patterns, and all visible 
construction except buildings and utilitarian structures. 

 
   

     1.  An inviting atmosphere should be created in pedestrian oriented areas 
through the use of landscaping, walls, fencing, seating, plazas, statues, 
fountains, and other design features.     

 X  

     2.  Grades of walks, parking spaces, terraces, and other paved area should 
provide an inviting and stable appearance for walking and, if seating is 
provided, for sitting. 

X   

     3.  Landscape treatment should be provided to enhance architectural 
features, strengthen vistas and important axis, and provide shade, privacy and 
buffering, soften large surfaces and paved areas, and accent points of interest.  
Where practical, existing trees and drought tolerant plants should be preserved 
and included in the planning and design of the site. 

X   

     4.  Unity of design should be achieved by repetition of certain plant varieties 
and other materials, and by correlation with adjacent developments, where 
appropriate. 

X   

     5.  Plant material should be selected for interest in its structure, texture, and 
color and for its ultimate growth.   

X   

     6.  In locations where plants will be susceptible to injury by pedestrian or 
motor traffic, or other environmental hazards, they should be protected by 
appropriate curbs, tree guards, or other devices.   

X   

     7.  Service and storage yards, trash collection areas, exterior work areas, 
and other places which tend to be unsightly, should be screened by use of 
walls, fencing, planting, or by combinations of these. 

X   

     8.  In areas where general planting does not prosper, other materials such 
as fences, walls, trellises and pavings of wood, brick, stone, gravel, and 
cobbles, should be used.  Carefully selected plants should be combined with 
such materials where possible.  Materials should be harmonious with building 
materials. 

X   

   9.  All plant materials should be selected, arranged, and installed in 
accordance with sound horticultural and landscape architectural practices per 
landscape and irrigation plans. 

X   
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 10.  Color and texture of landscape elements should be coordinated with color 
and texture of building materials.  Coarse textures and darker or brighter colors 
may be used where appropriate to reduce perceived distance and size.  Fine 
textures and light or greyed colors may be used for the opposite effect where 
appropriate. 

X   

    11.  Miscellaneous structures (i.e., structures other then buildings: sign 
posts, railings, etc.) and street furniture located on private property should be 
designed to be integrated with, or harmonious with, the architectural building 
and landscape design proposed for the site.  Materials should be durable and 
compatible with buildings and surroundings in color and scale. 

X   

    12.  Exterior lighting should be designed to enhance the architecture of the 
building and landscape and shall be restrained in color and brightness.  Light 
standards and fixtures shall be architecturally compatible and scaled to the 
buildings with consideration for energy efficiency.      

X   

 
D.  SIGN CRITERIA 
      (The same criteria applicable to wall signs shall apply to monument signs.)  
Project, as conditioned 

 
 

 

 

 

 

 

     1.  Signs should be designed as supportive elements to land use.  They 
should be used primarily to identify businesses, professional offices and public 
and quasi-public facilities.    

X 

 

 
  

     2.  Signs should be compatible with the nature, scale, character, and 
design of the locale and land uses they serve. 

X   

     3.  Signs should be part of the architectural concept.  Size, color, lettering, 
locations, and arrangement shall be harmonious with the building design, and 
shall be compatible with approved signs on adjoining buildings.  Signs shall 
have good proportion. 

X 
 
  

     4.  Colors should be used harmoniously and with restraint.  Lighting should 
be harmonious with the design.  If external spot or floodlighting is used, it shall 
be arranged so that light source is shielded from view. 

X 
 
  

     5.  Identification and directory signs should manifest a high degree of 
artistic order and taste, as well as legibility. 

X   

     6.  Signs should be characterized by restraint.  Where practical and 
practicable, artistic graphics and fine art displays should be used in lieu of 
"commercial" signs. 

X 
 
  

     7.  Signs should place considerable emphasis upon color, harmony, size, 
shapes, letters, materials and character. 

X   

 
 E.  CIRCULATION AND PARKING   

 
   

     1.  It is recommended that parking areas be screened from view by the use 
of landscaping, walls, buildings, or other innovative and decorative concepts. 

X   

     2.  Parking areas and trafficways should be enhanced with landscaped 
spaces containing trees or tree groupings which shall be adequately irrigated 
and maintained.  Shrubs should be used only where they will not obscure 
vision. 

 

X 
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     3.  The placement of trees in parkways or paved areas is encouraged. X   

     4.  Vine covered trellises should be provided where appropriate to provide 
shading and buffering of open parking areas, particularly where tree planting is 
not provided.  

 X  

     5.  Parking bays located between the building and the street should be 
separated from buildings by landscaped areas or protected walkways. 

 
  X 

     6.  The mass of large parking areas should be improved through the 
employment of landscaping, textural variation, or structural interruption (i.e., 
walls and trellises).  Variation of paving material, texture and color is 
recommended where pedestrian and vehicular areas overlap.  The use of 
stamped concrete, stone, brick or granite pavers, exposed aggregate, colored 
concrete or other methods to divide or improve the effect of large expanses of 
pavement is encouraged. 

 
X   

     7.  Onsite circulation shall be designed to promote adequate security, police 
and fire protection; and, to facilitate postal delivery, moving, trash collection 
and trades services. 

X   

     8.  The layout of offstreet parking areas and onsite circulation systems 
should place emphasis on: 

 A) Convenience and proximity to the units served. 

X   

 B) Safety. X   

 C) Screening and separation of buffering from common uses areas, 
residential units and recreation areas. 

X   

    9.  Directional signs and graphics should be used to promote public safety 
and convenience.    

 
X   

    10.  Loading, unloading, and delivery service operations should be 
preplanned.  Parking layouts should clearly indicate that these operations 
would not adversely affect customer parking or access. 

 
X   

    11.  The plans of major commercial centers shall be responsive to the 
physical requirements of public transportation and should provide the requisite 
pedestrian ways, bus stops, benches, and shelter. 

 
  X 

    12.  Secure bicycle parking facilities are encouraged.      X  

    13.  Public or commercial parking areas should be designed for 
convenience and, where feasible, should be directly accessible from two 
streets, or a street and an alley. 

X   

    14.  Pedestrian ways within commercial parking areas should be protected 
from vehicular movements by landscaped areas, curbs, or posts. 

 X  

    15.  In multiple family developments, it shall be considered undesirable to 
locate off street parking areas between the buildings and the street.  In cases 
where this design solution is utilized by the Architectural Design Review 
Advisory Committee, the parking areas should be screened from view.  
Parking shall be considered between buildings and streets where it does not 
detract from otherwise exceptional design and neighborhood amenities. 

 
  X 



DRC 160027  Attachment 2 - Page 6 of 6 
DESIGN REVIEW COMPLIANCE CHECKLIST 

Citywide Design Criteria 
MF 1203  Applicant: Mobil Project Address: 1203 
 
C = Compliance  N/C = Non Compliance  N/A = Not Applicable 

 
C N/C N/A

 

 

    16.  It is recommended that all parking or maneuvering areas which are 
perpendicular to building walls be separated by landscaped areas. 

 
X   

 
F.  MULTIPLE-FAMILY RESIDENTIAL ENVIRONMENT 

 
   

     1.  Multiple family dwelling developers should place cardinal emphasis on 
the protection of residential privacy.  Privacy requires sensitive structural and 
landscaping design, and effective sound-proofing.  It is also dependent upon 
the selection of proper building, screening, and landscaping materials. 

  X 

     2.  The site development and design of multi-family development should be 
coordinated with that of existing or potential adjoining and adjacent 
development.  The project design should be consistent with the standards of 
good site planning and spatial relationships. 

  X 

     3.  The landscape of a multi-family dwelling should be oriented towards the 
establishment and maintenance of a high order of on and off site 
environmental and aesthetic quality. 

  X 

     4.  The design of all multiple units should promote good circulation, 
adequate exterior lighting and noise protection.  The said design should 
minimize hazards, and optimize energy conservation.  Solar orientation should 
be considered to reduce heating requirements.   

  X 

     5.  Each building site upon which a multi-family project is developed shall 
provide landscaping and usable open space.  The space developed to 
landscaping may be improved with textured flooring, fountains, ponds, kiosks, 
and sculpture, as well as plant material. 

  X 

     6.  Where practicable, large multi-family developments should provide a 
variety of building sizes and arrangements. 

 
  X 

     7.  Multiple-family dwelling development shall provide their residents private 
and/or common open space.  Private open space may take the form of patios, 
balconies, courtyards (atria), or gardens.  The establishment of game rooms, 
children's play areas, meeting rooms, and roof gardens should be encouraged 
where appropriate. 

  X 

     8.  Usable open space required by the zoning ordinance should be 
distributed throughout the project site. 

  X 

     9.  Noise effects on and from all common and private open space should be 
buffered by fences, walls, and/or barriers, which block the line-of-site of the 
noise source. 

  X 

    10.  Indoor-outdoor integration can be promoted in projects by the use of 
large windows and sliding glass doors in conjunction with patios, balconies, 
and courtyards.  The said windows and doors, however, should be effectively 
shuttered or draped in order to prevent substantial night-time energy losses. 

  X 

   11.  Common open space should be provided in large areas if feasible.  
Large areas of open space can be imaginatively landscaped, well utilized, and 
economically maintained. 

  X 
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consideration during the Port’s CIP review process.  BPC Policy 120 also addressed and 
allowed for the consideration of both On- and Off-Tidelands projects. 
 
During the City Council meeting on November 11, 2011, the City Council provided staff with 
general direction regarding specific projects for which applications should to be prepared and 
submitted to the Port for consideration and/or inclusion in the Port’s Fiscal Year (FY) 2014-2018 
CIP.   The City’s Port CIP applications were submitted to the Port on February 28, 2012. 
 
On June 7, 2012, the Unified Port of San Diego (the “Port”) adopted Resolution No. 2012-69 
approving the projects for their FY 2014-2018 CIP.  Of the projects for which Imperial Beach 
submitted applications, two were approved for funding in FY 2014 and one was approved for 
funding in FY 2015.  The project approved for funding for FY 2015 was South Seacoast 
Restroom and Shower facility.  This project, now called the South Seacoast Comfort Station (the 
“Project”) was allocated $75,000 to conduct a feasibility study to locate a new restroom and 
shower facility for the City of Imperial Beach.   
 
Throughout the years, some local residents along Seacoast Drive south of Imperial Beach 
Boulevard have expressed a desire for additional restrooms south of Pier Plaza to serve 
beachgoers and surfers. The City of Imperial beach has recognized an increase in beachgoers 
and surfers over the past few years.  Currently there are no public restrooms or showers south 
of Pier Plaza causing beachgoers and surfers to change at their cars and/or urinate in public.  
The possibility of providing a restroom and shower facility in the southern portion of Seacoast 
Drive was a topic of discussion and consideration, therefore, to address this apparent need with 
the understanding that siting such a facility would present challenges given the significant 
number of residences in this area.  As part of the Port’s FY 2014-2018 CIP, therefore, the Port 
retained Psomas to conduct a feasibility study to analyze the possibility of locating a new 
restroom and shower facility for the community in the southern portion of Seacoast Drive. 
 
The purpose of the Feasibility Study is to review and evaluate the potential locations for a new 
restroom and shower facility south of Pier Plaza and, more specifically, in the South Seacoast 
Drive area.  The goals of the Study are as follows: 
 

 Identify three possible sites for the new restroom facility 
 Evaluate site conditions and constraints 
 Work with Sillman Wright Architects to recommend facility size and type 
 Review public outreach comment/feedback on the type and location of the restroom. 
 Develop a site ranking matrix 
 Provide recommendations/conclusions to the Port 

 
After several meetings with the Port and the City of Imperial Beach staff, the following three (3) 
potential locations for the Project have been identified: 
 

 Beach Avenue 
 Descanso Avenue 
 Encanto Avenue 

 
Psomas also identified three (3) types of facilities for this restroom and shower facility; utilitarian, 
intermediate, and architectural.  The design and features of the three types vary and are 
discussed in detail in the attached Draft Feasibility Study; however, each facility type would be 
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compliant with the Americans with Disability Act (ADA), provide a minimum of two unisex stalls, 
a maintenance closet, an outdoor foot rinse and shower, internal lighting, and low-level lighting 
24 hours a day.   
 
The Draft Feasibility Study and the design renderings were presented to the Tidelands Advisory 
Committee (TAC) on May 22, 2015 and the Design Review Board (DRB) on June 1, 2015, and 
the following comments were provided: 
 
Tidelands Advisory Committee (3 members present for review of the project): 

 Two of the three TAC members supported the proposed location at Encanto Avenue but 
one strongly opposed that location. 

 Two members felt that signage at the beach identifying Public Restrooms should be 
provided at whatever street end such a facility would be located. 

 One member who preferred Encanto supported a smaller footprint and preferred the 
Intermediate Design due to safety concerns and proximity to the beach while the other 
member who preferred Encanto liked all three design concepts. 

 The member who objected to the Encanto location preferred a low-cost and uni-sex 
option. 

 
Design Review Board (3 members present for the review of the project): 

 The three DRB members reviewing the project felt that Encanto would be an optimal 
location because there would be no reduction of parking spaces or views. 

 One member noted that locations other than Encanto may create traffic impacts due to 
the facility’s location to driveways. 

 
Following these meetings, the project was temporarily put on hiatus and updates to the 
discussion of construction estimates and security and safety have been provided within the 
Draft Feasibility Study attached to this staff report.  Public Safety staff reviewed the proposed 
locations and designs and offered the following comments: 
 

 Placing the comfort station beachside instead of near the street is preferred as 
individuals are more likely to use the station prior to or after beach activity and it keeps 
users away from Seacoast Drive traffic. 

 The beachside of Beach Avenue is an optimal location because it is closest to the busier 
central beach area, it is visible from the beach for beach patrons, it would locate away 
from Seacoast Drive traffic, it would be least impacted by coastal flooding, and it would 
not impact emergency vehicle beach access.  

 The Encanto location is not easily visible from the beach and does not provide for 
parking, which would require vehicle patrons to park on Seacoast Drive and cross the 
street in order to access the comfort station. 

 Descanso is an emergency vehicle beach access location that is recommended to be 
kept clear at all times.  Vehicles may double-park in busy periods when parking is full to 
utilize a comfort station, which would obstruct emergency access. 

 The areas observed to have the greatest impacts from coastal flooding during King 
Tides have been South Seacoast, Encanto, Descanso, and Cortez. 

 The design should avoid locked private stalls with doors extending to the floor, as this 
could encourage illicit activities.  

 Bathrooms should be closed after normal park hours. 
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Due to the lapse of time and the updates to the study, the project will be reconsidered by both 
the Tidelands Advisory Committee and Design Review Board for comment and input.  A 
presentation by the Port on the selection of the 3 proposed locations for the South Seacoast 
Comfort Station and a discussion of the types of facilities will be provided at the meeting on 
June 16, 2016.   
 
ENVIRONMENTAL DETERMINATION:  

Pursuant to California Environmental Quality Act (CEQA) Section 15262, projects involving only 
feasibility studies for possible future actions are statutorily exempt from preparing an 
Environmental Impact Report (EIR) or a Negative Declaration.  Additionally, any future Project 
as a result of the Feasibility Study may also be categorically exempt from environmental review 
under CEQA Section 15303 (New Construction or Conversion of Small Structures).   

 
COASTAL JURISDICTION:   

All proposed Project sites are located in the Appeal Jurisdiction of the California Coastal 
Commission as indicated on the Local Coastal Program Post Certification and Appeal 
Jurisdiction Map and, upon approval of any Coastal Development Permit by the City Council, 
would be appealable to the California Coastal Commission under Section 30603(a) of the 
California Public Resources Code and IBMC Section 19.87.160.   
 
Attachments: 

1. Draft Feasibility Study 
2. Comfort Station Designs 
3. DRB Minutes June 1, 2015 
4. TAC Minutes May 22, 2015 

 
 
c: file MF 1203 
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1.0 Purpose of the Study 
 
The City of Imperial Beach with funding from the Unified Port District of San Diego 
initiated a study to identify, review, and evaluate the feasibility of constructing a 
new restroom and shower facility along Seacoast Drive to serve the beach-going 
community and identify suitable locations along South Seacoast Drive. 
 

The following items and factors are being considered as part of this feasibility 
study: 
 

 Develop project limits 
 Evaluate site conditions and constraints 
 Identify three potential sites for the proposed restroom facility 
 Identify restroom facility layouts 

In addition to this report, findings of this study have been presented to the 
Tidelands Advisory Committee and the Design Review Board. 

2.0 Background 
 

The City of Imperial Beach is the most southwesterly city in the continental United 
States, flanked by the Pacific Ocean on the west, South San Diego Bay on the 
north, and by the City of San Diego on the east.  South Seacoast Drive is bounded 
on the west by Imperial Beach and on the east by the Tijuana Estuary. 
 
The community advertises itself as having beaches, big surf, unparalleled open 
space and wetlands teeming with wildlife. Imperial Beach is one of the last 
untouched beach towns in California with a “Classic Southern California vibe”. Any 
proposed architectural features would need to incorporate this theme. 

There are two existing restrooms near the beach:  Dunes Park (See Figure 3.3) at 
the intersection of South Seacoast Drive and Daisy Avenue; and Pier Plaza (See 
Figure 3.3) at the intersection of South Seacoast Drive and Evergreen Avenue.  
Their locations are shown on Figure 2.1 on the next page.  

Residents living along Seacoast Drive have reported that beachgoers and surfers 
have changed clothes at their car and have urinated in public and on private 
properties.  As a result, the City of Imperial Beach has received requests from 
residents and visitors for a restroom along this portion of the beach.   
 

In addition, Imperial Beach has noticed an increase in the number of beachgoers 
over the past few years.  
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Imperial Beach 

 

Figure 2.1: Study Limits - Seacoast Drive, Imperial Beach, CA 
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The Imperial Beach Lifeguard Service provided approximate beach/ocean 
attendance numbers for the years 2013, 2014 and 2015.  This information is shown 
on a monthly basis in Figure 2.2. 

 

Figure 2.2: Approximate Beach/Ocean Attendance for 2013, 2014 & 2015 

The largest number of beach attendance occurred in the month of July with each 
year’s attendance increasing, as shown in the above graph. The increase in 
attendance from July 2014 to July 2015 was 55,000 people.  

The Imperial Beach Marine Safety Department provided a five year comparison of 
beach attendance from 2011-2015 to illustrate the increase in beach attendance 
over this period.  

 

Figure 2.3: Five Year Statistical Comparison 2011-2015 
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Figure 2.3 shows the trend over the past five years in beach attendance. With the 
exception of 2013, attendance has continued to increase year over year. 

The statistics shown in Figures 2.2 and 2.3 do not provide actual counts at the 
existing restrooms.  Employing statistical analysis method referred to as a normal 
distribution (bell curve), the restroom usage can be projected for a new facility. 
With a bell curve distribution, it is assumed that approximately 70% of attendance 
will be located near Pier Plaza and Dunes Park and 12% of attendance is located 
south of the pier to Cortez Avenue, and the remaining 3% of attendance is located 
from Cortez Avenue to the Seacoast Drive cul-de-sac. A new restroom located in 
the 12% distribution has the potential to serve the majority of the beach goers 
south of Pier Plaza. Assuming an attendance of 20,000 people on a peak summer 
day, and assuming a third deviation on the bell curve, approximately 2,400 people 
may use the proposed restroom facility during one peak day.  

 

Figure 2.4: Assumed bell curve distribution of beach attendance 

The above percentages do not account for visitors to the Tijuana Estuary. It is 
estimated that there has also been increase in attendance to this Estuary over the 
past few years. Currently, the closest restroom for these visitors is located at Pier 
Plaza. 

3.0 Study Limits and Location Criteria 

The limits for the study were established by determining the area that would benefit 
from the proposed usage for the restroom, restrictions that place limits on location 
of such facility, and proximity to other nearby restrooms.  
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The area of the study is defined as the northerly limit – Pier Plaza at South 
Seacoast Drive and Evergreen Avenue, southerly limit – end of South Seacoast 
Drive (cul-de-sac), westerly limit – Imperial Beach, and easterly limit – South 
Seacoast Drive. Most of the beach-goers do not go beyond the cul-de-sac; a 
restroom south of this location would not be as beneficial as other locations. Refer 
to Figure 2.1 for a map showing these limits.    

There are two public restrooms along the Seacoast Drive corridor, as shown in 
Figure 2.1. The northerly restroom, located at Dunes Park, has a large footprint and 
is setback from the street.  The second public restroom, located at Pier Plaza, is 
located in a busy area near shops and restaurants and is directly across from the 
lifeguard building.  See Figure 3.2 for photographs of the existing restrooms. 
 

 
 

 
 

Figure 3.1: Existing Dunes Park Restroom Facility (top), Existing Pier Plaza 
Restroom Facility (bottom) 

The criteria used to evaluate the feasibility of placing a restroom were as follows: 

 Proximity to existing restrooms 
 Availability/proximity to public parking 
 Displacement of parking 
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 ADA accessibility 
 Utilities (electrical, water, and sewage) 
 Seasonal flooding 
 Tides 
 Available public right-of-way 
 Traffic 
 Potential conflicts between pedestrians and automobiles  
 Obstruction to scenic view 
 Proximity to residences 
 Usage 
 Convenience to beach goers 
 Safety 
 Aesthetics 
 Cost 
 Site Layout 

4.0 Location Options 

The following locations were evaluated: 

Estuary/East Side of Seacoast Drive 

A restroom within the estuary is not a feasible location and would impact 
environmentally sensitive land.  Locating a restroom east of Seacoast Drive would 
encourage beachgoers to cross Seacoast Drive to access the restroom, potentially 
conflicting with vehicles.   

Imperial Beach (On Sand) 

Placing a restroom on the beach is not a feasible location due to environmental 
issues such ocean waves, sea level rise, and tides.  To accommodate such factors 
would increase the design and construction costs associated with the facility.  
Providing ADA accessibility would also increase the cost. 

Property Acquisition  

There was no available vacant property within the study limits.  Any purchase of 
real estate for a site would involve demolition of existing structures or intense 
renovation and would increase the construction cost.  This option was eliminated 
due to cost.  

The City of Imperial Beach requested that street ends be evaluated as locations for 
a restroom because no additional right-of-way would need to be acquired.  The Port 
District has easements over those street ends. 

Elkwood Avenue & Ebony Avenue 
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The spacing between Dunes Plaza Restroom and Pier Plaza Restroom is three 
blocks.  Both Ebony Avenue and Elkwood Avenue are within a three-block radius of 
Pier Plaza Park (Elder Avenue).  The benefit of spacing the restrooms is reduced by 
placing restroom in close proximity to each other.  Both locations were found to be 
infeasible. 

Imperial Beach Boulevard 

The street end of Imperial Beach Boulevard currently serves residents by providing 
garage and alley access along the street end. Two driveways are located on the 
southern portion of the street end providing residents access to underground 
garage parking. The driveway on the north end provides access to residential 
parking within the alleyway. The volume of vehicles using this street end as an 
access point for residential parking may cause potential vehicle and pedestrian 
conflict if a new restroom is located on Imperial Beach Boulevard. Additionally, this 
street end is close to existing restroom facilities. This location was not considered 
as a feasible location due to the potential conflict between vehicles and pedestrians 
and the proximity to existing restrooms. 

Seacoast Avenue cul-de-sac 

The cul-de-sac is a location prone to coastal flooding and seasonable high water  
This cul-de-sac is used as an emergency vehicle turn-around, limiting the space for 
a new restroom site. This location is not feasible. 

Admiralty Avenue 

This location is one block south of Imperial Beach Boulevard and within close 
proximity to existing public restroom facilities.  Access to multiple residential 
parking garages exists along the street end. The volume of vehicles using the street 
end as an access point for residential parking may result in traffic conflicts between 
the residents going to/from the parking garage and pedestrians accessing the 
restroom. Public parking is located on the north side of the street end and a new 
restroom would remove valuable parking at this location. The location was not 
considered feasible. 

Cortez Avenue 

Cortez Avenue is prone to coastal flooding.  Residential driveways exist on both the 
north and south side of this street, thereby limiting the potential location for a new 
restroom facility.  This location was not considered feasible. 

Beach Avenue: 

This location has the benefits of having an existing ADA accessible space, would be 
adjacent to public parking, and near a lifeguard tower.  This site is located in an 
area with multiple-level homes and no driveways accessing the street, which 
eliminates potential conflict between vehicles and pedestrians. 
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This location is considered feasible and further study is presented herein. 

 

 

Figure 4.1: Beach Avenue 

There are two feasible options for the location of the restroom on this street. The 
first option is to place the restroom on the east side of Beach Avenue close to 
Seacoast Drive (see Figure 4.2). This location is closer to street traffic and street 
lighting for safety purposes. This location may have impacts on resident’s views of 
the estuary further away from the beach.  

A second alternative is to place the restroom at the west end of Beach Avenue, 
within the parking lot, near the beach/sand (see Figure 4.3).  Beachgoers have 
expressed that having their children use a restroom that is within view from the 
beach is preferred; however, this decreases the view potential from Seacoast Drive, 
causing some concerns for safety and security.  Both options would reduce the 
number of existing parking stalls along this street by two.  

Beach Avenue has been identified as a potential location for the new restroom and 
shower facility.   
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Figure 4.2: Beach Avenue Plan View – Option 1 

1. Existing base files prepared by Nasland Engineering. 
2. Restroom building footprints prepared by Sillman Wright Architects. 

 
 

 

Figure 4.3: Beach Avenue Plan View – Option 2 

1. Existing base files prepared by Nasland Engineering. 
2. Restroom building footprints prepared by Sillman Wright Architects. 
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Descanso Avenue: 

Descanso Avenue is the second potential location identified for the new restroom 
and shower facility. 

Descanso Avenue also has the benefit of having an existing ADA accessible space 
and is close to public parking. This street end serves as entry to the beach for the 
lifeguard vehicle, providing opportunities to have “eyes on” the restroom during 

operations.  

Figure 4.4: Descanso Avenue 

The location of the restroom would be placed on the east side of Descanso Avenue 
adjacent to Seacoast Drive (see Figure 4.5). A restroom located at this location 
may obstruct resident’s views to the estuary.  The restroom users may experience 
potential traffic conflicts with motorists entering and leaving the private 
underground parking located on the south side of the street.   
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Figure 4.5: Descanso Avenue Plan View  

1. Existing base files prepared by Nasland Engineering. 
2. Restroom building footprints prepared by Sillman Wright Architects. 
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Encanto Avenue: 

Encanto Avenue is the third feasible location identified for the new restroom and 
shower facility.   

This location is a landscaped public open space, close to public street parking, has 
only a pedestrian pathway to the beach, and would not result in any loss of existing 
parking stalls. There is no vehicular traffic on Encanto Avenue, therefore, increasing 
pedestrian safety.   

Figure 4.6: Encanto Avenue 

The location of the restroom would be placed on the east side of Encanto Avenue 
adjacent to Seacoast Drive (see Figure 4.7).  Encanto Avenue has a high point, 
when looking from Seacoast Drive toward the ocean, which reduces the existing 
view to the ocean. A new restroom at this location would have minimal impact to 
the existing reduced view to the ocean, and limited impacts to resident’s views to 
the estuary.   
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Figure 4.7: Encanto Avenue Plan View  

1. Existing base files prepared by Nasland Engineering. 
2. Restroom building footprints prepared by Sillman Wright Architects. 
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The image below shows the locations of the three street ends considered to be 
feasible for a new restroom facility. 

 
 

Figure 4.8: Feasible Locations – Beach Ave, Descanso Ave, and Encanto Ave. 
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5.0 Restroom and Shower Facility Options 

Based on input received, at a minimum, the restroom should be designed to 
provide two unisex stalls, be ADA compliant, have a maintenance closet, and an 
outdoor foot rinse and shower. It will have internal lighting and low-level lighting 24 
hours a day.  Anti-graffiti coating should be inside and outside of the building.  
Fixtures and finishes for the restroom will meet the City of Imperial Beach’s 
specification.  The restrooms will be locked during off-hours and only opened during 
normal park hours.  The restroom doors may be designed not to extend to the floor 
allowing a visual aid for users, lifeguards, and maintenance crews, who need to 
access the restroom. 

Three restroom options were rendered by Sillman Wright Architects for aesthetics, 
size, and cost: utilitarian, intermediate, and architectural.  

Listed below are material selections for the proposed restroom, which would be 
made during the actual design of the facility.  The material selection was based 
upon cost, safety, and maintenance. 

 Split face CMU with integrated 
color 

 Integrated lighting: bollards and 
soffit  

 Anti-graffiti paint  
 Partitions doors designed for 

security  
 Vandal proof bathroom partitions 

 Vandal proof bathroom accessories 
 Vandal proof bathroom fixtures 
 Overflow drains  
 Lockable mechanical chase 
 Trench drain   
 Concrete seating elements  
 Metal roof  
 Galvanized metal screen 

The colors and textures were chosen to blend into the surrounding environment. 
Where we had an opportunity to choose colors, we used “Surfhenge” as our 
inspiration, as shown in Figure 5.1. Cut channel letters, matching the Asia font 
found on the pier, were implemented to allow for visual continuity.  

 

Figure 5.1: Existing “Surfhenge” 
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Utilitarian: 

This unit is a prefabricated building that can be purchased and virtually dropped 
into place. The restroom has two unisex stalls (both ADA compliant) with a small 
mechanical room and added external shower and the seating element. Split face 
CMU offers some visual interest and contrasts the precision cut block, as shown in 
Figure 5.1. 

 

 

 

Figure 5.2: Proposed Utilitarian Restroom 
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Intermediate: 
 

This is a custom designed structure that can be built on site. The restrooms have 
four stalls, two for men and two for women, with a small mechanical closet. The 
circulation takes place around the exterior of the structure. Doors that do not go all 
the way to the ground do provide privacy, maintain a degree of security, and offer 
the ability to view whether someone is using the restroom stall. The shower and 
sink are located outside for general use. The butterfly roof alludes to the 
architecture that can be found on the Portwood Pier Plaza. The bright green 
banding is a color that can be found on the surf monument. Printed tile veneer, 

with a wood look, adds texture and softens the elevation.  

Figure 5.3: Proposed Intermediate Restroom
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Architectural: 

 
This is a custom-built structure on site. The restroom has four stalls with internal 
sinks and a small mechanical closet. The circulation is more localized, as you enter 
either the men's or the women's, allowing for additional privacy.  The shower is 
outside.  A butterfly roof extends over the shower to provide shade. Bright green 
band and tile accent the wall and soften the elevations and again harken back to 
the Portwood Pier Plaza. This option has the largest footprint and the greatest cost. 
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Figure 5.4: Proposed Architectural Restroom 
This architectural design anticipates greater effort in preparing a design, a larger 
structure, and perhaps higher quality finishes and materials. 

 
Renderings: 
 
Sillman Wright Architects created the following illustrations of the three types of 
restroom facilities and placed them at each of the potential sites. 

Figure 5.5: Proposed Utilitarian Restroom at Beach Avenue – Option 1 
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Figure 5.6: Proposed Intermediate Restroom at Beach Avenue – Option 1 
 

 
 

Figure 5.7: Proposed Architectural Restroom at Beach Avenue – Option 1 
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Figure 5.8: Proposed Architectural Restroom at Beach Avenue – Option 2 
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Figure 5.9: Proposed Utilitarian Restroom at Descanso Avenue 
 

 
 

Figure 5.10: Proposed Intermediate Restroom at Descanso Avenue 
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Figure 5.11: Proposed Architectural Restroom at Descanso Avenue 
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Figure 5.12: Proposed Utilitarian Restroom at Encanto Avenue 
 

 
 

Figure 5.13: Proposed Intermediate Restroom at Encanto Avenue 
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Figure 5.14: Proposed Architectural Restroom at Encanto Avenue 

6.0 Environmental Studies and Permits 
 

This public facility will serve the community, promote recreation, and provide 
accommodations when visitors are at the beach or estuary. This facility also has 
potential, but limited, impacts to views, parking, and noise.  

This project is covered by the City of Imperial Beach Local Coastal Plan. All plan 
alternatives are within the Local Coastal Plan.  It is anticipated that under the 
California Environmental Quality Act (CEQA), the project would be categorically 
exempted and under the Coastal Development Act, the project would also be 
exempted from permitting requirements because of the size and type of the 
construction and its location within an existing City street or pathway. 

7.0 Preliminary Estimates 
 

The following is an order of magnitude cost and is considered approximate. 
Construction estimates should be performed upon the selection of a site location 
and facility type. 
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Type  Design  Building  
Site 

Improvements 
Construction 
Support 

Permits 
Regulatory 
Permits 

Project 
Management 

Total 

Utilitarian (210 sf) 
     
50,000  

        
52,500  

             
150,000  

             
20,000  

       
50,000  

         
60,000  

             
20,000  

    
402,500 

Intermediate (220 
sf) 

     
60,000  

        
66,000  

             
165,000  

             
23,000  

       
60,000  

         
60,000  

             
22,000  

    
456,000 

Architectural (440 sf) 
     
60,000  

     
132,000  

             
190,000  

             
31,000  

       
60,000  

         
60,000  

             
27,000  

    
560,000 

8.0 Public Outreach 
 

As part of this study, presentations were given to two community groups within the 
City of Imperial Beach in order to solicit feedback and comment. The first 
presentation was given to the Tidelands Advisory Committee on May 22, 2015. The 
feedback and comments from the Tidelands Advisory Committee are summarized 
below. 

 Please add signage in two languages close to the street and on the ocean 
side pointing to the location of the new restroom. 

 Please add signage to the restroom “Not a Changing Room”. 
 One member preferred Encanto Avenue because it did not impact existing 

parking spaces and there is no conflict between pedestrians using the facility 
and vehicles. 

 One member preferred the Utilitarian style. Requested that shorter doors, 
similar to the intermediate style, could be added to the utilitarian. 

 One member did not like Encanto Avenue for the placement. This member 
prefers to keep the greenspace and planting as is. 

The second presentation was given to the Design Review Board on June 1, 2015. 
The feedback and comments from the Design Review Board are summarized below. 

 There are concerns with any option that impacts the number of parking 
spaces available to the public. Many beach goers park toward the southern 
part of Seacoast Drive and walk to the beach. 

 There are maintenance cost concerns. A member inquired about fixture types 
to help with this issue. 

 Majority of Design Review Board liked the Encanto Avenue location. This 
location doesn’t impact the number of parking stalls and is close to walkers. 

9.0 Security and Safety 
 

In the context of safety and security for restroom users, the location of the 
restroom is important.  Being near areas that have activities and safety personnel 
increase security for beach goers and tourists.  Site and building illumination, 
architectural features, and visibility of the restroom can contribute to security and 
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safety.  Setbacks from traffic can also provide security from potential collisions with 
vehicles. 

The Encanto Avenue location lacks some of these ideal safety conditions.  
Furthermore, the crest on the west side of the street would obstruct the view from 
the beach.  The Encanto Avenue location is further away from most of the beach 
goers and has the potential for less foot-traffic than the Beach Avenue or Descanso 
Avenue locations. 

Placing the restroom near the beach at the Beach Avenue location allows the 
restroom to be visible from both the beach and the street.  The lifeguard tower 
nearby also provides close proximity for assistance if needed at this location. 

Architectural features for the restroom can also provide additional security and 
safety for beach goers and maintenance crews.  One of these features mentioned in 
Section 5.0 are doors that do not extend to the floor.  Another feature is to use 
interior proximity illumination that can be placed within the restroom stalls to be 
activated when someone enters.   Both of these features together would allow users 
to know whether the restroom is occupied.  The intermediate design illustrates this 
door feature.   

A third architectural design feature is to have the restroom stalls visible on the 
exterior as illustrated in both the Utilitarian and the Intermediate layout. 

A four feature that could be considered when designing the restroom is to include 
an emergency alarm that could be activated by someone if needed.  

The City of Imperial Beach opens its restrooms only during normal business hours. 

Restricting the hours that the restroom is open will discourage people to use the 
facility after hours.  If reduced-length doors (doors that do not extend to the floor), 
are located on the outside, a mesh or screen could be attached below the door to 
prevent after-hours usage or design the open distance from the door to the ground 
to a height that would prevent intrusion, crawling below the door to use the stall. 

A site improvement could be to increase the buffer around the restroom between 
motorists and restroom users to improve safety but would entail losing one or two 
more parking stalls.  This should be considered later when designing the site 
improvements.   

10.0 Conclusion/Summary 
 

The number of visitors to the beach have increased over the past several years, 
increasing the demand on the existing restrooms. A new restroom along Seacoast 
Drive would decrease the demand on the existing restrooms and address requests 
from residents and visitors for a new conveniently located restroom along this 
portion of the beach.   
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Of the eleven locations considered for this study, three street end sites are 
considered feasible for the location of a new restroom. Each feasible location offers 
advantages and disadvantages.  

The Beach Avenue street end would eliminate two parking spaces; however, it 
provides close proximity to existing ADA accessible parking, is close to public 
parking, and provides an opportunity for the restroom to be installed closest to the 
beach. Beach Avenue is within the 12% Bell Curve Distribution, as shown in Figure 
2.4. A new restroom located within the 12% distribution has the potential to serve 
the majority of the beach goers south of Pier Plaza. 

Descanso Avenue meets many of the location criteria; however, the private 
residential garage access off of this street end may cause vehicle and pedestrian 
conflicts, which includes increased traffic and the potential for residential 
complaints. This location would also eliminate two parking spaces. 

Encanto Avenue is a pedestrian walkway in its existing condition, therefore no 
existing parking spaces would be impacted with the installation of a new restroom 
facility. The absence of vehicular traffic increases safety for pedestrians. However, 
there would not be any off street parking close to the restroom due to the existing 
walkway configuration. 

Beach Avenue, Descanso Avenue and Encanto Avenue are feasible locations for a 
new restroom along Seacoast Drive. Additional funding is required to proceed with 
public input, final site selection, design, and construction of the selected site. 

 

 



Attachment 2 - Comfort Station Designs

























Attachment 3 - DRB Minutes June 1, 2015







MINUTES 

CITY OF IMPERIAL BEACH 
TIDELANDS ADVISORY COMMITTEE 

SPECIAL MEETING  

FRIDAY, MAY 22, 2015 – 3:00 P.M. 

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

1.0 CALL TO ORDER 
Chair Dedina called the special meeting to order at 3:04 p.m. 

Roll Call: 
Present:  Archer, Ellis, Van De Water, Dedina 
Absent: Doyle 

2.0 PUBLIC COMMENTS 
None.  

3.0 CONSENT CALENDAR 
3.1 MOTION TO APPROVE THE MINUTES OF THE JULY 21, 2014 MEETING AND THE 

OCTOBER 13, 2014 MEETING. 

MOTION BY VANDEWATER, SECOND BY DEDINA, TO APPROVE THE MINUTES 
OF THE JULY 21, 2014 MEETING AND THE OCTOBER 13, 2014 MEETING. 
MOTION CARRIED BY THE FOLLOWING VOTE: 
AYES:  BOARD MEMBERS:  ARCHER, ELLIS, VANDEWATER, DEDINA 
NOES:  NONE 
ABSENT: DOYLE 

4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT 
4.1 REPORT: UNIFIED PORT OF SAN DIEGO – SOUTH SEACOAST COMFORT 

STATION. 

Assistant City Manager Wade introduced the item. 

Kimberly Wender, Psomas Project Engineer, gave a PowerPoint presentation on the 
item.  She reviewed the feasibility of the restrooms at different locations on South 
Seacoast Drive.   

Larry Sillman, Principal with Sillman Wright Architects, gave brief opening remarks. 

Joe Lucido, Designer with Sillman Wright Architects, gave a PowerPoint presentation on 
the three different design options and how they would look in each of the proposed 
locations.  The three different designs being considered are Utilitarian, Intermediate and 
Architectural. Mr. Lucido discussed the different features of each restroom design and 
materials. 

Attachment 4 - TAC Minutes May 22, 2015



Tidelands Advisory Committee 
May 22, 2015 
Special Meeting Minutes - DRAFT 
Page 2 of 2 
 

Chairman Dedina suggested having signs identifying the location of the restrooms, 
having the signs face the beach and printed in both English and Spanish. 
 
Assistant City Manager Wade stated that this is a feasibility analysis only.  This item will 
be going before the Design Review Board and the City Council in the near future and 
there will be a community engagement process.   
 
Member Archer favored a smaller footprint, preferred the intermediate design on 
Encanto due to safety concerns with cars and the close proximity to the beach. 
 
Member Ellis supported the Encanto location and stated all three designs are good. 
 
Chairman Dedina preferred the less expensive model with the unisex options.  He 
expressed concern about people using the stalls as changing rooms and suggested 
having signs stating they are not changing rooms in both English and Spanish.  He 
spoke in opposition to the Encanto location noting that it is the last opening to the beach 
until the end of the cul-de-sac.  He also stated that although the location is convenient to 
people coming from the beach, there is still a traffic concern for people coming from 
Seacoast Drive. 
 
Member Archer liked the idea of signage as it’s important to show where the bathrooms 
are located.  From a safety perspective, she preferred Encanto over the two other 
locations due to traffic concerns. 
 
Assistant City Manager Wade stated this project will return to the Tidelands Advisory 
Committee as well as the street end project.  He thanked the members for their 
participation on the Tidelands Advisory Committee. 
 

5.0 INFORMATIONAL ITEMS/REPORTS 
None.  

 
6.0 ADJOURNMENT 

Chair Dedina adjourned the meeting at 3:43 p.m. 
  
 ______________________________  
 Michel Dedina 
 Chair 
 
 
______________________________  
Jacqueline M. Hald, MMC 
City Clerk 
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allowed for the consideration of both On- and Off-Tidelands projects. 
 
During the City Council meeting on November 11, 2011, the City Council provided staff with 
general direction regarding specific projects for which applications should to be prepared and 
submitted to the Port for consideration and/or inclusion in the Port’s Fiscal Year (FY) 2014-2018 
CIP.   The City’s Port CIP applications were submitted to the Port on February 28, 2012. 
 
On June 7, 2012, the Unified Port of San Diego (the “Port”) adopted Resolution No. 2012-69 
approving the projects for their FY 2014-2018 CIP.  Of the projects for which Imperial Beach 
submitted applications, two were approved for funding in FY 2014 and one was approved for 
funding in FY 2015.  Funding for the following projects was included in the Port’s FY 2014-2018 
CIP: 
 
 
 
 
 
 
 
 
On October 17, 2012, the City Council took action to reallocate the funds for the Tot Lot 
($100,000) and $50,000 of funding from the Remaining Street Ends Project to the Date Avenue 
Street End Improvements adjacent to the Pier South Hotel to supplement the funding for the 
Date Avenue Street End Improvements provided by the Former Redevelopment Agency.  A 
revised Port CIP Application was authorized by the City Council for submittal to the Port for this 
proposed reallocation of Port CIP funds and the application was subsequently approved by the 
Port with the $150,000 allocated to the Date Avenue Street End Improvements.  As such, the 
funding allocation for the Remaining Street Ends Project was reduced to $150,000. 
 
Since the action taken by the City Council on October 17, 2012, the Port engaged on-call design 
and civil engineering firms (Estrada Land Planning and Nasland Engineering) to prepare 
concept plans for landscaping and site improvements for the street ends.  There are currently 9 
unimproved street ends identified in the Remaining Street Ends Project which include, from 
north to south: 
 

1. Carnation Avenue 
2. Dahlia Avenue 
3. Elkwood Avenue 
4. Ebony Avenue 
5. Admiralty Avenue 
6. Beach Avenue 
7. Cortez Avenue 
8. Descanso Avenue 
9. Encanto Avenue 

  
As noted above, four 4 of the 9 remaining street ends are located north of Imperial Beach 
Boulevard and 5 are located south of Imperial Beach Boulevard.  Of the 4 street ends located 
north of Imperial Beach Boulevard, 3 of them (Dahlia, Elkwood, and Ebony avenues) are within 
the City’s Seacoast Commercial and Mixed-Use Zone.  All of the other remaining street ends 
are located within the City’s R-1500 High Density Residential Zone.   

Project: 
 

Funding: 
 

Fiscal Year: 
 

Imperial Beach Pier Plaza Tot Lot $100,000 FY 2014 

Imperial Beach Remaining Street Ends $200,000 FY 2014 

South Seacoast Restroom and Shower Facility $75,000 FY 2015 

North of Imperial Beach Blvd. 
R-1500 Zone 

South of Imperial Beach Blvd. 
R-1500 zone 

Seacoast Commercial & 
Mixed-Use Zone 



Design Review Board Staff Report 
Port Street Ends (MF 1160) 

June 16, 2016 
Page 3 of 5 

 

 

 
In an initial meeting with the Port’s design team, the following goals of this project were 
identified: 
 

a. Provide pedestrian access to beach; ADA access to beach if possible. 
b. Develop some defining line of continuity between street ends while maintaining 

individual character unique to I.B. 
c. Activate space by improving aesthetics 
d. Low Maintenance Design 
e. Sustainable design: utilize recycled material, stormwater BMP’s 
f. Maximize pedestrian safety and security with visibility and light 
g. Minimize impacts to surrounding driveways, doorways 
h. Utilize existing materials 
i. Provide balance between required parking spaces and pedestrian spaces 
j. Create symbolic connection from street, to access point, to beach 
k. Maintain beach storage access 
l. Minimize construction cost 

 
Staff’s response to these overall goals was as follows: 
 

 Each street end should be attractively designed, but low maintenance and all proposed 
landscaping should be native, drought tolerant and carefully selected for suitability and 
heartiness in a coastal, marine environment.  Although palm trees would be acceptable 
to the City as a plant material, the Coastal Commission has listed the Mexican Fan Palm 
as an invasive species and would not likely allow their use. 

 Shoreline protection and addressing the potential for sea level rise should be considered 
a high priority in the design of all street ends. 

 The goal for all street ends should be to maintain and/or increase the number of on-
street parking stalls.  Provisions for ADA parking should also be included where ADA 
access is considered/provided.  That said, pedestrian and bicycle access should take 
precedence in the designs. 

 Attractive bicycle racks/parking areas should be incorporated at all street ends.  Other 
street furnishings (seating, benches, trash receptacles, etc.) should be designed to 
create a consistent theme throughout all street ends. 

 Street lighting should be included in the design for all street ends and should be 
pedestrian-scaled and similar to the lighting at the Palm Avenue street end 

 Generally speaking, there should be some continuity of design and design elements, 
however, each street end should also have its own design character and/or appeal. 

 Areas for works of art should be included/planned at some of the key street ends. 

 Low Impact Development (LID) design considerations/elements must be included at all 
street ends. 

 
Additionally, City Council Policy No. 701 dated September 28, 1978 regarding “STREET-
ENDING IMPROVEMENTS” provides similar goals and objectives.  The Policy, which is 
attached to this staff report (Attachment 2), includes the following design considerations for all 
street ends: 
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a. Maximizing parking 
b. Pedestrian access to the wet sands 
c. Public access, signs 
d. Landscaping 
e. Lighting 
f. Emergency vehicle access 
g. Provisions for wheelchairs 
h. Compact cars 
i. Minimizing maintenance 
j. Bicycle racks, and 
k. Parking spaces for the handicapped 

 
After the goals of this project were identified it was decided that, prior to expending all the funds 
designing and estimating every remaining street end, it would be prudent to determine which 
street ends were the highest priority for improvement to allow for the allocated funds to be more 
appropriately focused towards fully designing only the street ends with the greatest support and 
chance for construction.  On February 4, 2015 the City Council, after considering factors related 
to land use/zoning, pedestrian activity, coastal access, and shoreline protection, identified the 
Carnation, Ebony, and Descanso street ends as the highest priorities.  The Elkwood Avenue 
street end would also be considered as an alternative.  Concept plans for these street ends 
have been prepared and the design and features of the street ends are discussed in detail in the 
attached Street End Improvement Concept Study. 
 
City staff reviewed the street end concepts and offer the following comments: 
 

 All designs should consider sea level rise and shoreline protection to determine the 
feasibility of the concept proposals. 

 If space is available, all street ends should incorporate at least one designated 5 min 
loading and unloading parking space.  Parking is often constrained by vehicles parking 
in red restricted areas or double parking to load and unload. 

 Carnation Avenue 
o Concepts A and B 

 A portable lifeguard tower pad area must be maintained. 
 The street end should provide a smooth transition from the street end o 

the beach with no walls or curbs.  During the summer months when there 
is adequate beach sand accumulation, a sand ramp may be maintained 
for safe vehicle and lifeguard beach access.   

o Concept B 
 Maintain an area for Junior Lifeguard equipment storage; ideally a 

permanent year round storage and small restroom/shower facility.   The 
nearest restrooms are at Dunes Park.  The area in front of Carnation 
Avenue is the safest area for water recreation in Imperial Beach.  
Because of this the Junior Lifeguard Program uses this area for most 
water activity.  It is also where all Junior Lifeguard equipment is stored 
during the summer season.   

 Elkwood Avenue 
o There is currently no need for a beach access ramp for vehicles at the Elkwood 

Avenue street end.  The beach access ramp one block north at Elder Avenue is 
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adequate for the needs of the area.  Concept A should consider whether 
additional parking is possible with removal of the vehicle access area 

 Ebony Avenue  
o Additional parking should be provided and the leisure accommodations should be 

reduced or removed.  Staff received comments from a neighboring property 
raising concerns that the park-like design could encourage loitering and areas to 
sleep, which could negatively impact the neighborhood.    

 Descanso Avenue 
o Concepts A and B 

 The vehicle beach access ramp should be angled north to south to 
minimize coastal flooding events. 

 
A presentation by the Port’s design team will be provided at the meeting on June 16, 2016.   
 
ENVIRONMENTAL DETERMINATION:  

Pursuant to California Environmental Quality Act (CEQA) Section 15262, projects involving only 
feasibility studies or planning studies for possible future actions are statutorily exempt from 
preparing an Environmental Impact Report (EIR) or a Negative Declaration.  Future street end 
projects will be subject to environmental review.   

 
COASTAL JURISDICTION:   

All proposed street ends are located in the Appeal Jurisdiction of the California Coastal 
Commission as indicated on the Local Coastal Program Post Certification and Appeal 
Jurisdiction Map and, upon approval of any Coastal Development Permit by the City Council, 
would be appealable to the California Coastal Commission under Section 30603(a) of the 
California Public Resources Code and IBMC Section 19.87.160.   
 
Attachments: 

1. Street End Improvement Concept Study 
2. Street End Policy 701 

 
 
c: file MF 1160 
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1.0 Purpose of the Study

The purpose of the study is to prepare 
concept plans for landscaping and site 
improvements to be used as a basis for 
further design and construction plans.  The 
study was prepared with the goals of
improving aesthetics, pedestrian access, 
lighting, emergency response, landscaping,
vehicular parking, and maintain access to 
adjacent properties. The study will further 
review and evaluate said improvements.

2.0 Project Study Area

The project limits are the following nine 
street ends between the beach and 
Seacoast Drive.  (See Figure 1):

Carnation Avenue
Dahlia Avenue
Elkwood Avenue
Ebony Avenue
Admiralty Avenue
Beach Avenue
Cortez Avenue
Descanso Avenue
Encanto Avenue

Figure 1 - Nine Street Ends
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The project limits were reduced to the following four street ends
(See Figure 2):

Carnation Avenue
Elkwood Avenue
Ebony Avenue
Descanso Avenue

Figure 2 - Four Street Ends
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3.0 Background

The City of Imperial Beach (City) is the most southwesterly city in 
the continental United States (See Figure 3), bounded by the 
Pacific Ocean on the west, south San Diego Bay on the north, and 
by the City of San Diego to the east. The community advertises 
itself as having beautiful beaches, big surf, and unparalleled open 
spaces and wetlands that are teeming with wildlife. It is one of the 
last untouched beach towns in Southern California with a “Classic 
Southern California” feel.  

Street ends for Palm Avenue, Daisy Avenue, and Date Avenue in 
the City have been improved to include landscaping, street 
furnishing, lighting, sidewalks, and public art. Both the City and 
the San Diego Unified Port District (Port District) have a goal to 
continue efforts to enhance all the street ends.

The City of Imperial Beach requested a study to prepare concept 
plans for the remaining nine street ends.  On June 7, 2012, the 
Port Board of Commissioners approved funding for the study.

Later, on February 4, 2015, the City of Imperial City Council 
recommended that Carnation 
Avenue, Elkwood Avenue, 
Ebony Avenue, and Descanso 
Avenue streets have a higher 
priority than the other streets 
and directed that these four 
streets be studied.  Because 
funding would likely not be 
available for all of the street 
ends, the City Council 
concluded that it was best to 
focus on fewer streets than all 
nine.

Figure 3 - View of Imperial Beach looking east
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4.0 Design Criteria

In preparing the concept plans, the following elements were
considered:

United Urban Design Theme
o Street Design
o Street Furnishing
o Sidewalks
o Lighting
o Landscaping

Minimize Parking Space Loss
Pedestrian and ADA Beach Access
Landscaping
Drainage, Stormwater, and Water Quality
Utilities
Shoreline protection
Sea level rise
Project Cost
Adjacent building Access
Impacts to surrounding uses

The design elements led to developing design criteria which were 
utilized to prepare the concept plans for each Street End:

Provide pedestrian access to beach; ADA access to beach,
if possible.
Develop some defining line of continuity between street 
ends while maintaining individual character unique to 
Imperial Beach.
Improve aesthetics.
Provide a Low Maintenance Design.
Prepare a Sustainable design.  Utilize recycled materials, 
stormwater BMPs and other sustainable features.

Provide a safe and secure pedestrian environment by 
keeping the sites visible and well it.
Maintain access to adjacent driveways and doorways.
Utilize existing materials.
Provide balance between parking spaces, pedestrian 
walkways, gathering spaces, and landscaped space.
Create symbolic connections from the street to the beach.
Maximize parking opportunities while maintaining a 
walkable pedestrian environment.
Install plant materials that are suitable for the coastal 
environment.
Allow for Public Art opportunities.

The City of Imperial Beach Staff provided additional criteria to be 
considered in the development of the concept plans:

Each street end should be attractively designed, but low 
maintenance and all proposed landscaping should be 
native, drought tolerant and carefully selected for 
suitability and heartiness in a coastal, marine environment. 
Although palm trees would be acceptable to the City as a 
plant material, the Coastal Commission has listed the 
Mexican Fan Palm as an invasive species and would not 
likely allow their use.
Shoreline protection and addressing the potential for sea 
level rise should be considered a high priority in the design 
of all street ends.
Maintain and/or increase the number of on-street parking 
stalls. Provisions for ADA parking should also be included 
where ADA access is considered/provided. That said, 
pedestrian and ADA access should take precedence in the 
designs.
Attractive bicycle racks/parking areas should be 
incorporated at all street ends. Other street furnishings 
(seating, benches, trash receptacles, etc.) should be 
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designed to create a consistent theme throughout all 
street ends.
Street lighting should be included in the design for all 
street ends and should be pedestrian-scaled and similar to 
the lighting at the Palm Avenue street end.
Generally speaking, there should be some continuity of 
design and design elements; however, each street end 
should also have its own design character and/or appeal.
Low Impact Development (LID) design 
considerations/elements must be included at all street 
ends to provide stormwater treatment.



8

4.0 Analysis

5.1 Existing Conditions

All the street were surveyed and a site investigation completed to 
determine the base conditions at each location.

Carnation Avenue

Carnation Avenue is in the northernmost street in of the project
study area. Figure 4 shows the existing street view facing west. 

The street is concrete paved approximately 18 feet in width.  
North of the fence is YMCA Camp Surf, which is on property 
leased from the US Department of the Navy. On the south side of 
the street are houses. There is a “dog access” entrance to the 
beach, where beach goers and dog owners can walk their dogs 
along the Navy beach frontage. A lifeguard perch, storage area, 
gate are at the end of Carnation Avenue.

The street is not wide enough to have parking, 
sidewalks, or public pathway on Carnation 
Avenue.

Previously, the City of Imperial Beach prepared 
a concept plan for the Carnation Avenue 
improvements and requested a 20- foot-wide
easement on the north side of Carnation 
Avenue from the US Department of the Navy to 
construct a landscaped public pathway and 
sound wall. This previous concept plan and 
draft of the easement are included in Appendix 
B.

Figure 4 - Carnation Avenue
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Elkwood Avenue

Elkwood Avenue from Seacoast Drive to the beach is a 36-foot-
wide ashpalt concrete, paved roadway with five foot sidewalks on 
both sides, seven parallel parking stalls, and one overhead street 
light.  The adjacent properties on both sides of the street are 
residential units.  Ocean Lane intersects Elkwood Avenue in the 
middle of the block.  The street terminates with a short wooden 
guardrail as the only barrier between the street and the sand.  
Seasonal storms bring sand onto the street end.

Figure 5 - Elkwood Avenue
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Ebony Avenue

Similar to Elkwood Avenue, Ebony Avenue from Seacoast Drive to 
the beach is a 36-foot–wide, ashpalt cocrete paved roadway with 
fivefoot-wide sidewalks on both sides, six parallel parking 
stalls,and one overhead street light. The adjacent properties on 
both sides of the street are residential units with two driveways 
on the south side of the street. Ocean Lane intersects Ebony 
Avenue on the north side of the street. The street terminates

with a short wooden guardrail as the only barrier between the 
street and the sand.  Seasonal storms bring sand onto the street 
end.  The City of Imperial Beach has received a proposal for a
hotel on the south side of Ebony Avenue.

Figure 6 - Ebony Avenue
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Descanso Avenue

Descanso Avenue, the southernmost street end in this study, is a
44 foot wide asphalt concrete paved roadway with no sidewalks, 
ten perpendicular parking stalls including one ADA accessible stall
and one overhead street light.  The adjacent uses are residential 
with a driveway and trash enclosure on the south side.  The north 
side of roadway is occupied by above ground utility boxes. A
short rock revetment marks the end of the roadway and a metal 
gate that provides emergency access to the beach.

Beach goers use this location for “dog access” to the beach.
Seasonal storms bring sand onto the street end. The intersection 
of Descanso Avenue with South Seacoast Drive is constructed of 
pavers which is consistent of the South Seacoast Drive design 
theme.

Figure 7 - Descanso Avenue
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5.2 Design Analysis

California Environmental Quality Act, California Coastal Act, and 
Port Master Plan

All of the improvements would need to comply with the 
California Environmental Quality Act (CEQA), the California 
Coastal Act, and the Port Master Plan.

Permits
Construction within the coastal zone may require the 
following permits: Public Improvement Permits from the 
City of Imperial Beach, Coastal Development Permit, 
Regional Water Quality Control Board Permit, and US 
Army Corps of Engineers Permit. It is anticipated that 
under CEQA, the project may be categorically exempted if 
the project doesn’t encroach upon the beach but stays 
within the street or a sea wall constructed

Streets
The width of the street paving was a critical consideration 
in developing the conceptual design plans. Access to 
parking facilities shall be per Port and City of Imperial 
Beach requirements for public streets. A minimum width 
of 24’ shall be required for the street width leading to 
head in parking. Emergency vehicle and trash/recycling 
truck access shall also be considered in the design. For fire 
department access, the street ends are typically between 
125 feet and 140 feet long for the streets that do not have 
a mid-block alley. Typically 150 feet is the maximum dead 
end length allowed by the fire department. For 
trash/recycling truck access, the existing dumpster 
facilities should be taken into account and access should 
not be blocked unless an alternative location can be 
provided.

Parking
The City of Imperial Beach standards for on-street parking 
shall be met for any proposed parking stalls. Head in (90°)
parking stalls shall be a minimum of 8.5’ x 18’. Accessible 
parking should also be provided that meets all applicable 
regulations (CBC, ADA, Port, and City of Imperial Beach). 
ADA parking stall size shall be 9’x18’ with an additional 8’ 
wide x 20’ deep van loading area. Parallel parking stalls 
shall be 8’ wide x 22’ long. 

The Port Master Plan for the IB Street Ends states that the 
total cumulative parking for all street ends to be improved 
shall not be decreased. There are 23 standard parking 
stalls and 1 ADA parking stalls total on the four street ends 
included in this study; no parking on Carnation Avenue, 
parallel parking on Elkwood Avenue and Ebony Avenue, 
and perpendicular parking with one ADA stall on Descanso
Avenue; however, this location does not provide an 
accessible path to the beach. All proposed accessible stalls 
will need to be designed to ensure that the slope in the 
accessible parking stall and access aisle does not exceed 
2%.

Carnation Avenue:
No existing or proposed on-street parking due to 
narrow width of the roadway.

Elkwood Avenue:
Seven existing parallel stalls
Concept A proposes no change in the number of 
parking stalls: five perpendicular stalls and two
parallel stalls
Concept B proposes five parking stalls (reduction of 
two): three perpendicular stalls (one ADA) and two
parallel stalls
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Ebony Avenue:
Six existing parallel stalls
Concept A and B propose a reduction of one 
parking stall: three perpendicular stalls and two 
parallel stalls

Descanso Avenue:
Ten total existing perpendicular stalls, one ADA
Concept A proposes nine total perpendicular stalls, 
one ADA (reduction of one stall)
Concept B proposes ten total perpendicular stalls, 
one ADA (no change in number of parking stalls)

Access
ADA accessible beach access shall be provided where 
accessible parking spaces are proposed. The accessible 
path to the beach shall extend from the accessible parking 
space and loading zone. The slope shall not be more than 
5% maximum in the direction of travel and 2% maximum 
cross fall. If the existing conditions require a pedestrian 
ramp with handrails to be constructed, the ramp shall 
follow all applicable California Building Code (CBC) and 
ADA Standards for Accessible Design (ADA) for slope, 
landings, handrail, etc. Per the Port Master Plan, existing 
beach access points shall not be removed. In addition to 
pedestrian access, emergency vehicle access shall be 
considered as it currently exists at both Carnation Avenue 
and Descanso Avenue as the end of the roadway 
terminates on the sand.  Because of seasonal changes in 
sand elevations on the beach, this emergency access 
needs to be maintained by keeping sand at the street end 
elevation.

The concepts which propose vehicular emergency access 
or ADA accessible access include constructing concrete 
ramps to extend several feet below the existing sand 

elevation.  With seasonal changes in sand elevation, the 
length and embedment of the ramps needs to be 
considered to provide protection from storm damage. 

Carnation Avenue:
There is no existing or proposed ADA accessible 
access
Existing emergency vehicle is off the end of the 
street
Emergency vehicle access would be improved with a 
concrete ramp extended to the sand

Elkwood Avenue:
There no existing ADA accessible stalls or accessible 
access to the beach
Concept A proposes an emergency vehicular access 
ramp to the beach (non-ADA accessible)
Concept B proposes one ADA accessible stall and an 
ADA accessible access ramp to the beach.  The ramp 
would preclude vehicular access.

Ebony Avenue:
There is no existing ADA access
Concepts A and B propose an ADA accessible ramp 
to the beach.
No existing or proposed emergency vehicle access

Descanso Avenue:
There is one existing ADA stall
There is no existing accessible access to the beach
Concepts A and B proposes one ADA stall
There is an existing emergency vehicle access onto 
the beach.
Concepts A and B propose an emergency access 
ramp to the sand.
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Landscaping
There is little landscaping on these street segments.
Future landscaping should be based on native vegetation, 
beach environment, water use, and aesthetics. 

Plant selection should be natives with a smaller areas set 
aside for “special landscaping” near focal points.
California coastal natives are adapted to tolerance to 
winds, salt exposure, and require less water. Plants may 
include genus’s such as: Arctostaphylos, Artemisia, Agave, 
Baccharis, Carex, Ceanothus, Cercocarpus, Encelia, Iris, 
Juncus, Lupinus, Myrica, Rhamnus, and Salvia. 

“Special landscaping” could include genus’s such as: 
Arbutus, Carissa, Coprosma, Cotoneaster, Dodonaea, 
Lantana, Lavandula, Pittosporum, Gazania, and Limonium.

Although palm trees would be acceptable to the City as 
plant material, Coastal Commission has listed the Mexican 
Fan Palm as invasive and will not allow their use. Some 
trees that could be considered include Metrosideros 
excels, Eucalyptus ficifolia, Pinus torreyana, Pittosporum 
viridiflorum, Quercus ilex, or Dracaena species.

There are water meters and backflow preventers adjacent 
to Seacoast Drive at Descanso Avenue that might supply 
irrigation water for any landscaping for Descanso Avenue 

Hardscaping
Sidewalk and pavers can be colored and have a texture to 
be aesthetically pleasing, and enhance the environment.  
The selection of material and color should be consisted
and complement the Imperial Beach Urban Theme.

Streets have asphalt pavement that require periodic 
maintenance to rejuvenate the street such as slurry seals 
or a thin asphalt concrete overly.  Street improvements 
could coincide when the street is due for maintenance.

Drainage
Almost all the rain on the street ends flow towards
Seacoast Drive (west to east). The exception is Ebony 
Avenue. The portion of the street west of the Ocean Lane 
alley drains toward the beach. Elkwood has a storm water 
drainage system that collects low-flow runoff which is 
conveyed to the City of Imperial Beach sewer system for 
treatment.

At several locations, private properties have 3” curb outlet 
drains that are cored through the curb.  The design will 
account for stormwater and irrigation run-off from private 
property to the street and migrating sand from the beach 
and meet the regional stormwater treatment 
requirements.  Designs will account for sand washed onto 
Seacoast Drive and where feasible reduce sand washing 
into the City of Imperial Beach’s storm water drainage 
system.

Seasonal Flooding
Winter seasons bring large swells along the Pacific Coast, 
eroding the beach. The elevation of the street ends is 
above the high tide line preventing tides from overtopping 
the street ends, but wind swells and storm surges have the 
potential to wash water and sand onto the streets.

Shoreline Protection
A sand replenishment project by SANDAG was completed 
in 2012 which raised shoreline sand elevations and 
widened the beach.
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Due to the proximity of the Pacific Ocean, annual high 
tides and storms create severe wave run-up which causes 
street damage near the beach. Shoreline protection was 
installed at two locations:  seawalls along the end of Date 
Avenue and Palm Avenue.

To reduce erosion and seasonal flooding, shoreline 
protection can be considered in the final design, but is 
beyond of scope of this feasibility study. The existing 
street ends have a boulders/rip rap revetment which 
should be assessed and considered for improvement.  
Additional revetments, seawalls and other measures to
protect infrastructure may be considered.  Both the Palm 
Avenue and Date Avenue Improvements Projects included 
expensive sea walls.  While providing protection, they also 
block access to the beach and their uses need to be 
carefully designed as the installation can alter the erosion
patterns for the adjacent properties.  After the Palm 
Avenue Street End sea wall was constructed, the adjacent 
property owners suited the District.  The suit stated that 
their properties were more affected by wave erosion as a 
result of the Palm Avenue sea wall.

Another measure that could be periodically used is sand 
abatement (replenishment) to provide shoreline 
protection. A Port of San Diego sand abatement project is 
in design for Descanso Avenue.

Because of the cost of these shoreline protection 
measures, it may be more cost beneficial to continue with 
regular sand removal maintenance of the street.

Existing Conditions at Buildings
Along the street ends, the adjacent residences have access 
from their existing doorways and driveways, to the street.

These existing connections shall be included for in the final
design. 

Utilities
Numerous existing utilities will need to be accounted for in 
the improvement design. Existing water mains, sewer
mains, storm drain infrastructure, electrical, telephone, 
and cable facilities all exist. The topographic information 
available indicates the location of surface utilities and 
underground utilities based on record information. Any 
relocation of utilities will be coordinated with the
appropriate utility agency, however the intent of the 
design options would be for all existing utilities to remain 
in their location. The utilities along the north side of 
Descanso Avenue may preclude a pathway.  Utilities for 
each street is identified below:

Carnation Avenue:
Electric and gas lines
SDGE vault and Cox vault

Elkwood Avenue:
Electric lines
Storm drain infrastructure with grated inlets
Water Main

Ebony Avenue:
Electric and gas lines
Storm drain line and manhole
Water Main

Descanso Avenue:
Electric lines
Above ground pedestals and vaults
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Sidewalk
Sidewalk from Seacoast Drive to the beach access point 
will be included in the proposed designs. The sidewalk will
meet CBC and ADA regulations for width, slope and cross 
slope, following the grade of the existing streets, so in 
some cases, a maximum running slope of 5% may not be 
feasible.

Traffic
Proposed parking conditions essentially remain the same.
The improvement would not affect the flow of traffic along 
South Seacoast Drive or in and out of the street ends.

Usage
The proposed site and landscape improvements are 
intended to attract crowds which can easily access the 
beach. The improvements are designed to create a 
friendly, easy to see paths towards the beach and provide 
a comfortable gathering place for families in a public open 
space, park-like setting.

Safety
Imperial Beach has a relatively low-average level of crime. 
The city has been making a continued effort to keep law 
enforcement tight. These street ends have easy access for 
police officers and emergency vehicles and are within a 
clear visual range from Seacoast Drive.

Lighting
Lighting of the street ends proposes to matches the theme 
of the existing improvements on Seacoast Drive or Old 
Palm Avenue including a pedestrian scale shepherd hook 
light.

Aesthetics
The proposed improvements will encompass a visual 
appearance consistent with that of the surrounding street 

ends. Dynamic colors, artwork, and landscaping are just 
some of the concepts to be included. The City of Imperial 
Beach has included public art in several of its street ends.

Aesthetic improvements have been constructed on Palm 
Avenue.  It is proposed to continue with this overall design 
theme for all street ends. It is important for this continuity 
to exist while maintaining some degree of individuality at 
the Street Ends.  The simplest method to insure 
cohesiveness is to utilize some of the same materials such 
as paving and street furniture.  The designs of these public
spaces result in minimal loss of existing parking stalls in 
exchange for pedestrian oriented, park or plaza like-
setting. See Figure 8, which shows some of those 
elements.

Site Layout
Street end layouts will incorporate similar parking to 
existing conditions with new and improved walkways, 
concrete decoration, lighting, etc.

Storm Water Quality
The project will need to be designed in accordance with 
the Port of San Diego BMP Design Manual in compliance 
with local Port of San Diego and regional MS4 Permit 
(California Regional Water Quality Control Board San 
Diego Region Order No. R9-2015-0100) requirements for 
storm water management including the preparation of a 
Stormwater Quality Management Plan.  Proposed post-
construction BMPs stormwater measures may include the 
pervious pavement, pavers, landscaping and collecting 
the run-off to adjacent landscaped areas, and the use of 
bio-retention basins.
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Sea Level Rise
The California Coastal Commission Policy Guidance (2013) 
quantifies sea level rise effects in California and gives
recommended sea level rise estimates to the year 2100. 

The effect of sea level rise is beyond the scope of work for 
the study.  Further analysis would be required during the 
design process.  The proposed improvements are 
enhancements to the existing street and could be 
impacted by sea level rise.
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Figure 8 - Existing Materials - Palm Avenue
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Additional building material options were evaluated and are 
included here.

Figure 9 - Additional Material Options
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Several street ends include sculpture in the public open space.
These examples are shown below.

Figure 10 – Existing Public Art
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5.0 Conceptual Layouts

The Following conceptual designs were prepared for four streets.

Carnation Avenue

The Carnation Avenue concepts focus predominately on providing 
access to the beach for only maintenance and emergency vehicles 
and hardscape improvements to enhance the pedestrian 
experience.

The adjacent YMCA leased 
property may be available 
for use by the City to 
provide a off-street path to 
the beach, a small plaza, 
and a vista overlook of the 
beach.  Concept B is based 
on encroachment onto the 
YMCA leased property will 
be allowed.  Although 
beach goers currently 
access the beach north to 
the Navy Property, the Navy 
is currently re-developing 
their Silver Strand property 
to the north to more 
intensive uses and the Navy 
may limit access to their 
property in the future.

Figure 11 - Carnation Avenue - Existing Conditions
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Figure 12 - Concept Plan Legend (for all concepts)
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Figure 13 - Carnation Avenue - Existing Base Map
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Figure 14 - Carnation Avenue - Concept A
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Figure 15 - Carnation Avenue - Concept B
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Elkwood Avenue

Elkwood Avenue 
concepts  focuses
on providing gated 
vehicular access to 
the beach with a 
vista overlook vs.
solely becoming a 
pedestrian-
oriented space.

Concept B 
maximizes the 
pedestrian space 
while Concept A 
includes more 
shared space with 
automobiles.

Figure 16 - Elkwood Avenue - Existing Conditions
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Figure 17 - Elkwood Avenue - Existing Base Map
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Figure 18 - Elkwood Avenue - Concept A
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Figure 19 - Elkwood Avenue - Concept B
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Ebony Avenue

Ebony Avenue
improvements 
maintain existing 
private circulation to 
the beach while 
providing public site 
amenities along an 
accessible pathway 
to the beach. 
Concept B 
concentrates public 
amenities in a plaza 
application allowing 
opportunity for a 
more significant 
public art focal and 
public gathering 
space. Public access 
to the beach would 
have greater 
elevation differences 
requiring pedestrian 
ramps.

Figure 20 - Ebony Avenue - Existing Conditions
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Figure 21 - Ebony Avenue - Existing Base Map



36Figure 22 - Ebony Avenue - Concept A
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Figure 23 - Ebony Avenue - Concept B
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Descanso Avenue

Descanso Avenue is 
located in a 
residential area. 
Improvements 
focus on providing 
gated, emergency 
vehicle access to 
the beach while 
maintaining access 
to a parking 
garage. Existing 
utility 
infrastructure 
limits space 
sidewalks, open 
space, and 
landscaping.

Figure 24 - Descanso Avenue - Existing Conditions



39

Figure 25 - Descanso Avenue - Existing Base Map
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Figure 26 - Descanso Avenue - Concept A



41

Figure 27 - Descanso Avenue - Concept B
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6.0 Cost Analysis
The proposed construction costs for each alternative were estimated 
utilizing 2016 unit prices for construction and based on the level of 
improvements at Date Street and Palm Avenue.  Additional project costs 
(Design, Contingency, Construction Support, and Environmental Studies) 
are included in the estimated project cost.

Table of Estimated Project Costs

DESIGN 
(15%)

CONSTRUCTION CONTINGENCY 
(15%)

CONSTRUCTION 
SUPPORT (5%)

ENVIRONMENTAL 
STUDIES, 

PERMITS & 
MITIGATION 

(25%)

Project 
Management

(10%)

TOTAL

Carnation Avenue 
(Option A)

$67,500 $450,000 $67,500 $22,500 $112,500 $36,000 $756,000

Carnation Avenue 
(Option B)

$125,250 $835,000 $125,250 $41,750 $208,750 $70,000 $1,406,000

Elkwood Avenue 
(Option A)

$120,000 $800,000 $120,000 $40,000 $200,000 $60,000 $1,340,000

Elkwood Avenue 
(Option B)

$132,000 $880,000 $132,000 $44,000 $220,000 $70,000 $1,478,000

Ebony Avenue 
(Option A)

$120,000 $800,000 $120,000 $40,000 $200,000 $60,000 $1,340,000

Ebony Avenue 
(Option B)

$121,500 $810,000 $121,500 $40,500 $202,500 $65,000 $1,361,000

Descanso Avenue 
(Option A)

$103,500 $690,000 $103,500 $34,500 $172,500 $55,000 $1,159,000

Descanso Avenue 
(Option B)

$87,000 $580,000 $87,000 $29,000 $145,000 $45,000 $973,000
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7.0 Public Outreach

Community and summary presentations can be made to the 
following groups:

City of Imperial Beach Tideland Advisory Committee 
City of Imperial Beach Design Review Board
Imperial Beach City Council

8.0 Conclusions/Recommendation

This feasibility study provides alternate conceptual plans for the 
street ends as proposed to be studied by the City of Imperial 
Beach.

Carnation Avenue
Elkwood Avenue
Ebony Avenue
Descanso Avenue

Upon selection of the preferred alternatives and input onto the 
design considerations, further design and the preparation of 
construction plans can be prepared.

9.0 References

Port of San Diego Master Plan
Port of San Diego Climate Action Plan
City of Imperial Beach/Regional Standards
Date Avenue Street End Plans
Palm Avenue Street End Plans
Carnation Avenue Street End Plans
California Coastal Commission Draft Sea-Level Rise Policy 
Guide
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