
 

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

 

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

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

SPECIAL MEETING  
 

       MONDAY, JUNE 1, 2015 – 3:00 P.M. 
 

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

 

 
 
 
 
 
 
 
 
 

 
1.0 CALL TO ORDER 

Roll call of members:  Nakawatase, Schaaf, Bowman, Lopez 
 
2.0 PUBLIC COMMENTS 
The Public may address the Board for up to three (3) minutes on any subject within the Design Review Board’s 
jurisdiction.  In accordance with State law, the Board may not take action on an item not scheduled on the 
agenda.  If appropriate, the item will be referred to staff or placed on a future agenda. 

 
3.0 CONSENT CALENDAR 
All matters listed under Consent Calendar are considered to be routine by the Design Review Board, and will 
be enacted by one motion.  There will be no separate discussion of these items, unless a Board member or 
member of the public requests that particular item(s) be removed from the Consent Calendar and considered 
separately.   

 
3.1 MOTION TO APPROVE THE MINUTES OF APRIL 16, 2015. 

 
 
 
 
 
 
 
 

 



DRB Agenda 
JUNE 1, 2015 
Page 2 of 2  
 
 
4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT 
 

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

 

4.2 REPORT:  DEMOLITION OF AN EXISTING LIBRARY AND COMMUNITY ROOM 
AND CONSTRUCTION OF A NEW LIBRARY AND COMMUNITY ROOM AT 810 
IMPERIAL BEACH BOULEVARD (THE COMMUNITY ROOM IS CURRENTLY 
LOCATED AT 1075 8TH STREET) (APN 626-400-54-00 & 626-400-71-00).  MF 1067. 

 

 

5.0 INFORMATIONAL ITEMS/REPORTS 
NONE.    

 
6.0 ADJOURNMENT 
 
 
 

 
 

 
  
 ______________/s/___________________  

LARISSA RICHARDS  
        ADMINISTRATIVE ASSISTANT  
 
 
  
 
 
 
 
 
 
 
 
 
 



 

 

MINUTES 
 

CITY OF IMPERIAL BEACH 
DESIGN REVIEW BOARD COMMITTEE  

 
REGULAR MEETING OF THE DESIGN REVIEW BOARD OF  

THE CITY OF IMPERIAL BEACH   
 

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

 
THURSDAY APRIL16, 2015                                        4:00 P.M. 

In accordance with City policy, all Design Review Board meetings are recorded in their entirety 
and recordings are available for review.  These minutes are a brief summary of action taken. 
 
1.0 CALL TO ORDER 
CHAIRPERSON NAKAWATASE called the meeting to order at 4:04 P.M. 
 
ROLL CALL 
 
PRESENT:   BOWMAN, SCHAAF, NAKAWATASE  
 
ABSENT:   LOPEZ 
   
STAFF PRESENT:     SENIOR PLANNER FOLTZ, RECORDING SECRETARY LOPEZ 
 
2.0 PUBLIC COMMENTS 

NONE. 
         

3.0 CONSENT CALENDAR 
 

3.1 MOTION BY NAKAWATASE, SECOND BY SCHAAF, TO APPROVE THE MINUTES AS 
PRESENTED FOR THE MARCH 19, 2015 MEETING AND APPROVAL OF THE MARCH 26, 
2015 MEETING WITH THE FOLLOWING CORRECTION: REMOVAL OF THE WORD “TO” 
FROM THE LAST SENTENCE UNDER THE “EAST ELEVATION” PARAGRAPH ON PAGE 
2.  
MOTION CARRIED BY THE FOLLOWING VOTE:  
AYES:  BOWMAN, SCHAAF, NAKAWATASE 
NOES:  NONE 
ABSENT: LOPEZ 
ABSTAIN: NONE 
 
4.0 BUSINESS FROM THE COMMUNITY DEVELOPMENT DEPARTMENT 
 
4.1 REPORT: T-MOBILE (APPLICANT); CONSIDERATION OF REGULAR COASTAL 
PERMIT (CP 140046), CONDITIONAL USE PERMIT (CUP 140047), DESIGN REVIEW CASE 
(DRC 140048), SITE PLAN REVIEW (SPR 140049), AND A CATEGORICAL EXEMPTION 
PURSUANT TO CEQA GUIDELINES 15301 (EXISTING FACILITIES) FOR THE 
CONSTRUCTION OF A WIRELESS TELECOMMUNICATIONS FACILITY AT 800 
SEACOAST DRIVE (APN 625-262-02-00).  MF 1168. 

DRAFT 
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SENIOR PLANNER FOLTZ gave a PowerPoint presentation on the item. The project is to 
construct a new T-Mobile wireless facility at the Pier South Hotel. The project would include nine 
antennas and two pieces of separate equipment in total. 

 
ADAM STONE, representing T-Mobile, answered questions from the board regarding why 
Mobile companies cannot share wireless cell towers. 

 
MOTION BY NAKAWATASE, SECOND BY SCHAAF, TO APPROVE AND ACCEPT THE 
PROJECT AS PRESENTED.  
MOTION CARRIED BY THE FOLLOWING VOTE:  
AYES:  NAKAWATASE, SCHAAF, BOWMAN 
NOES:  NONE 
ABSENT: LOPEZ 
ABSTAIN: NONE 
 
4.2 REPORT: MIKE ALLEN (APPLICANT/OWNER); ADMINISTRATIVE COASTAL PERMIT 
(ACP 140019), DESIGN REVIEW CASE (DRC 140020), AND SITE PLAN REVIEW (SPR 
140021) FOR THE CONSTRUCTION OF FOURTEEN NEW RESIDENTIAL RENTAL UNITS 
AT 640 FLORIDA STREET (APNs 626-170-09 & 626-170-23-00).  MF 1147.  
 
SENIOR PLANNER FOLTZ gave a PowerPoint presentation on the item. He stated that the 
project being proposed by applicant Mike Allen for 14 new residential rental units on Florida 
Street and combining two parcels into one. 
 
BOARD MEMBERS deliberated over the colors 3A. La Habra X-475 Viejo and 3B. La Habra X-
97 Pacific Sand. 
 
CHAIR NAKAWATASE OPENED DISCUSSION TO PUBLIC 
 
APPLICANT MIKE ALLEN presented his reasons for selecting the colors and materials that is 
proposed for the project. 
 
BOARD MEMBER BOWMAN inquired about the consideration of solar panels.  
 
APPLICANT MIKE ALLEN stated that it would not be feasible for the number of units to put in 
solar panels and it would be difficult to distinguish usage of power between units.  
 
VICE CHAIR SCHAAF clarified with Mike Allen that the trash enclosure would be in the back of 
the building and that the decks would include drainage.  
 
CHAIR NAKAWATASE recommended signage on the East Elevation state the name of the 
building.   
 
VICE CHAIR SCHAAF AND BOARD MEMBER BOWMAN agreed with Nakawatase’s 
recommendation.  
 
CHAIR NAKAWATASE recommended that on the South Elevation the stone element be taken 
from location number six on the plans and be extended to location number three adjacent to the 
door. On the North Elevation she recommended that the stone element be taken from location 
number twenty-four on the plans and be extended to match the South Elevation. She also 
recommended that two different colors of stucco be used on the outside elevations.  
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BOARD MEMBERS all agreed that they recommend the darker stucco color for the pop outs on 
the building. 
 
SENIOR PLANNER FOLTZ indicated that the applicant is proposing grass and six queen 
palms. He stated that staff recommends draught tolerant plants and vertical trees; stating grass 
may not be possible with the new rules being put in place by the state of California.  
 
APPLICANT MIKE ALLEN spoke about the possibility of using artificial turf.  
 
BOARD MEMBERS stated that if the applicant proposed artificial turf, they will allow it as long 
as it is allowable by the code.   

 
MOTION BY NAKAWATASE, SECOND BY SCHAAF, TO APPROVE THE DESIGN AS 
PRESENTED WITH THE FOLLOWING CONDITIONS:  
 

 NORTH ELEVATION & SOUTH ELEVATIONS: 
o The stone for both the North Elevation and the South Elevation continues 

to extended toward the East Elevation.  
o The darker stucco to be used for the pop-outs on both the North and South 

Elevations.  
 

 EAST ELEVATION: 
o The upper right blank area to be used for signage. 

 

 WEST ELEVATION: 
o Three areas are of different colors/elements. Stone element on the first 

level and the second and third levels to have stucco of different colors 
from one another.  
 

 PERGULA will be left to the applicants discretion to match the design of the 
project as he completes it 

 LANDSCAPING can include artificial turf if the applicant chooses it as long as the 
code allows artificial turf as being landscaping. 

 
MOTION CARRIED BY THE FOLLOWING VOTE:  
AYES:  NAKAWATASE, SCHAAF, BOWMAN 
NOES:  NONE 
ABSENT: LOPEZ 
ABSTAIN: NONE 
 
4.3* REQUEST TO CITY COUNCIL TO PREPARE/UPDATE CITYWIDE DESIGN 
GUIDELINES. 
*NO STAFF REPORT.  
 
MOTION BY SCHAAF, SECOND BY NAKAWATASE, TO FURTHER PURSUE MAKING A 
PLAN FOR CITY WIDE GUIDELINES FOR THE CITY OF IMPERIAL BEACH. 
 
Upon clarification the motion was modified. 
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MOTION BY SCHAAF, SECOND BY NAKAWATASE, TO REQUEST CITY COUNCIL 
PREPARE AND UPDATE CITY WIDE DESIGN REVIEW GUIDELINES. 
 
MOTION CARRIED BY THE FOLLOWING VOTE:  
AYES:  BOWMAN, SCHAAF, NAKAWATASE 
NOES:  NONE 
ABSENT: LOPEZ 
ABSTAIN: NONE 
 
5.0 INFORMATIONAL ITEMS/REPORTS 

VICE CHAIR SCHAAF stated McDonalds needs to update the acrylic on their pole sin 
which was agreed upon during the Design Review Board meeting when the project was 
first presented.  
 

6.0 ADJOURNMENT  
CHAIRPERSON NAKAWATASE adjourned the meeting at 5:02 P.M. 
 

Approved: 
 
__________________________ 
Shirley Nakawatase, DRB 
Chairperson 

Attest: 
 

_________________________________ 
Larissa Lopez, Recording Secretary 

 
 









3111 Camino Del Rio North 
Suite 702 
San Diego, CA 92108-5727 
 
Tel  619.961.2800 
Fax 619.961.2392 
www.Psomas.com 

 

 

April 10, 2015 

 

 

Mr. Armando Mora 

Unified Port District of San Diego 

3165 Pacific Coast Highway 

San Diego, CA 92101 

 

 

Subject: South Seacoast Restroom & Shower Facility 

 Draft Feasibility Study April 10, 2015 

 

 

Dear Mr. Mora: 

 

Psomas is very pleased to submit the Draft Feasibility Study for the South Seacoast Restroom & 

Shower Facility.  

 

The Draft Feasibility Study identifies (3) three potential sites for the location of a new restroom and 

shower facility. Continued coordination is required with Sillman Wright Architects to develop 

estimates for the sites. Research to determine required environmental studies and permits will be 

addressed during the next submittal.  

 

Should you have any questions about submittal, please do not hesitate to contact me at (619) 961-

2835.  

 

Respectfully submitted, 

 

  
      

 
 

Kimberly Wender 
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South Seacoast Restroom & Shower Facility 

Imperial Beach, California 

 Feasibility Study  

D R A F T 
April 10, 2015 

 

 

 

 

 

 

 

 

 
Prepared for: 

Unified Port District of San Diego 
 

Prepared by: 

 

 
 

kimberly.wender
Text Box
D   R   A   F   T



2 | P a g e  

 

Study Background 
 

Local residents along Seacoast Drive in Imperial Beach 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 Unified Port of San Diego (the Port) retained Psomas to conduct a feasibility study to locate a 

new restroom and shower facility for the community. 

   

Figure 1.1: Project Location - Seacoast Drive, Imperial Beach, CA 

 

Psomas has attended the following meeting to further understand the background of the project and 

options moving forward; 

November 11, 2014 – Meeting with the Unified Port of San Diego 

December 9, 2014 – Meeting with the Unified Port of San Diego and various members of the City of 

Imperial Beach. 

January 14, 2015 – Meeting with the Unified Port of San Diego and the City of Imperial Beach 
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Purpose of the Study 
 

The purpose of this study is to review and evaluate the feasibility of constructing a new restroom and 

shower facility south of Pier Plaza for use by beachgoers and the surfing community. The goals of this 

study are, as follow: 

 

• 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 

Location Considerations 
 

Psomas identified the location of existing restrooms available to the public. The figure below shows the 

location of the two existing public restrooms along the beach corridor, one at Dunes Park, and the other 

located at Pier Plaza. After meeting with the City of Imperial Beach, a future public restroom located at 

the end of Imperial Beach Boulevard may be in discussion with future hotel developers.  

 

Figure 3.1: Existing public restrooms at Dunes Park and Pier Plaza, Imperial Beach, CA. 
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Psomas obtained Lifeguard Statistics for year 2013. These statistics provide an approximate number of 

beachgoers daily, monthly, and yearly. The Imperial Beach Lifeguard Service 2013 Monthly Statistical 

Comparison shows that July 2013 had the largest number of beach attendance, 394,000 people, in July 

with attendance reaching 20,000 people per day.  

Figure 3.2: Approximate Beach/Ocean Attendance for 2013 

The lifeguard statistics, however, do not provide counts at each lifeguard tower per day. We have 

utilized a bell curve distribution of attendance to approximate the number of users for the 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 15% of attendance is located south of the pier. Assuming an attendance 

of 20,000 people and assuming a third deviation on the bell curve, approximately 600 people may need 

to use this restroom facility on a peak usage day. 

Figure 3.3: Assumed bell curve distribution of beach attendance. 
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Given the location of the existing restrooms and the statistics from the lifeguard reports, the Port, the 

City of Imperial Beach, and Psomas developed a location envelope to narrow down potential locations 

and proximity to existing facilities. This envelope starts south of Imperial Beach Blvd. extending to the 

Seacoast Drive cul-de-sac. 

Figure 3.4: Seacoast Drive location envelope 

A number of features were then considered for the proposed location of the new restroom and shower 

facility within the location envelope. These included; environmental impacts, safety, ADA accessibility, 

displacement of and proximity to existing parking, areas prone to seasonal high water, the potential for 

crime/ vandalism, and proximity to connect to existing utilities. All streets within this location envelope 

are adjacent to residences. Impacts to these residence’s viewers were taken into consideration. 

Psomas considered, but ultimately found the following locations less desirable and therefore were not 

considered as a candidate site; 

East side of Seacoast Drive: 

Locating a restroom east of Seacoast Drive would encourage beachgoers to cross Seacoast Drive to 

access the restroom resulting in safety concerns. Additionally, there was a limited space to place this 

restroom without impacting environmentally sensitive lands. 

Seacoast Ave Cul-de-sac: 
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The cul-de-sac has been identified as a location prone to coastal flooding and seasonable high water. 

This cul-de-sac is used as an emergency vehicle turn-around limiting space a new restroom site. 

Admiralty Ave.: 

This location in one block south of Imperial Beach Blvd. and within proximity to existing public restroom 

facilities. Access to residential parking garages exist along this street, having the potential for more 

traffic on this street than others and a higher potential for traffic conflicts for residences going to/from 

the parking garage. 

Cortez Ave.: 

Cortez Avenue has been identified as a location prone to coastal flooding. Residential driveways exist on 

both the north and south side of this street limiting the potential location for a new restroom facility. 

Location Options 
 

After review of all sites within the study envelope, we have narrowed the options down to our 

recommended potential sites for the new restroom and shower facility; Beach Avenue, Descanso 

Avenue, and Encanto Avenue.  

Beach Avenue: 

Beach Ave., has been identified by Psomas as a potential location for the new restroom and shower 

facility.  This location has an existing ADA accessible space, close to public parking, and close proximity 

to a lifeguard tower and existing street light that may help reduce crime/ vandalism at this location. 

Figure 4.1: Beach Avenue 
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The location of the restroom would be placed on the east side of Beach Ave. toward Seacoast Drive. A 

proposed layout of the restroom is shown in Attachment A. While it satisfies many of the previously 

identified features, the restroom would have an impact to the existing number of parking stalls, loss of 2 

standard stalls, and would have an impact of some residence views to the estuary to the east. 

Descanso Avenue: 

Descanso Ave., has also been identified by Psomas as a potential location for the new restroom and 

shower facility.  This location has also has an existing ADA accessible space, close to public parking, and 

serves as the lifeguard vehicle access point, that may help reduce potential crime/vandalism if the 

restroom is located here. 

Figure 4.2: Descanso Avenue 

The location of the restroom would be placed on the east side of Descanso Ave. toward Seacoast Drive. 

A proposed layout of the restroom is shown in Attachment A. While it satisfies many of the previously 

identified features, the restroom would have an impact to the existing number of parking stalls, loss of 2 

standard stalls, and would have an impact of some residence views to the estuary and to residence 

going to/from the underground parking located on the south side of the street. This site has potential 

traffic conflicts between residents, lifeguards, and pedestrians using the new restroom facility.  

Encanto Avenue: 

Encanto Ave., has been identified by Psomas as a potential location for the new restroom and shower 

facility.  This location is close to public parking, is pedestrian access only to the beach, and would not 

result in any loss of existing parking stalls. No vehicular traffic increases safety for potential users of the 

new restroom facility.  

The location of the restroom would be placed on the east side of Encanto Ave. toward Seacoast Drive. A 

proposed layout of the restroom is shown in Attachment A. Encanto Ave. has a high point when looking 

from Seacoast Drive toward the ocean, limiting the views to the ocean. A new restroom facility at this 

kimberly.wender
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location would have minimal impact to the existing reduced views to the ocean compared with the 

other two site locations.   

While it satisfies many of the previously identified features, the restroom would have a limited impact of 

some residence views to the estuary to the east.  

Figure 4.3: Encanto Avenue 

Restroom and Shower Facility Options 

There are a number of amenities and sizes available for the new restroom facility. Three restroom 

options were explored for aesthetics, size, and cost.  

Utilitarian: 

At a minimum the restroom should have a relatively small footprint with two uni-sex 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 open when the Public Works Director’s team is 

working. This option of restroom will have a minimum design and construction cost. A sample restroom 

floor plan is attached and used as a guide. 

Intermediate: 

In addition to the minimum requirements above, the men’s restroom will be one stall and one urinal 

and two stalls for the women.  This option will have a larger footprint than the utilitarian option with a 

slightly higher construction cost. 
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Architectural: 

In addition to the utilitarian and intermediate amenities, the architectural configuration should continue 

the motif from the existing facility at the Imperial Beach Plaza or Dunes Park.  This option requires the 

largest footprint, the highest level of design, and highest construction costs. 

Figure 5.1: Existing Dunes Park Restroom Facility 

The Port retained Sillman Wright Architects to create illustrations of the above mentioned facilities at 

each of the three identified potential locations.  

Required Permits and Environmental Studies 
 

Psomas began coordination with the Coastal Commission during the month of November 2014. 

Coordination will continue with recommended site locations. 

(To be completed after first draft submittal.) 

Public Outreach 
 

Public outreach will  be scheduled for spring 2015 and led by the Port of San Diego along with the City of 

Imperial Beach. 

 

Preliminary Estimates 

(To be completed after first draft submittal with input from Sillman Wright Architects) 
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Analysis 

Psomas developed a site ranking matrix of the three locations. The site ranking matrix scores the 

location options by assigning a point to the desired items. For example, if a site does not require the loss 

of parking, this site will receive a point. The points are added to develop a site score. The score is used 

to rank the potential sites. The site with the highest score is the preferred site for the new restroom 

facility.  

 

 

 

 

 

  

Site Ranking Matrix
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Reduced Impact to Views 1

ADA Space Available 1 1

No impact to Residential Parking 1 1

No Loss of Existing Parking Spaces 1

Proximity to Public Parking 1 1 1

High Pedestrian/lifeguard Traffic (May 

Reduce Potential Crime/Vandlism) 1 1

Not Prone to Seasonable High Water 1 1 1

Pedestrian Safety (No Vehicle Access) 1

Sub-Total Score 5 4 6

Positive Public Opinion

Opinion Probable Cost  (Utilitarian Facility)

Req'd Permitting/ Environment Studies

Total Site Score
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Conclusions/ Recommendations 

As part of this study, Psomas reviewed and evaluated the feasibility of constructing a new 

restroom and shower facility south of Pier Plaza for use by beachgoers and the surfing community. The 

study identified three potential locations for the new restroom facility, evaluated site conditions and 

constraints for the locations, conducted public outreach, and developed a site ranking matrix.  

(A final recommendation will be provided upon completion of estimates and public outreach) 
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ATTACHMENT A 

 

• Beach Avenue Proposed Layout 

• Descanso Avenue Proposed Layout 

• Encanto Avenue Proposed Layout 

• Example utilitarian pre-fabricated restroom drawings 
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UNIFIED PORT OF SAN DIEGO

SOUTH SEACOAST RESTROOM

& SHOWER FACILITY

IMPERIAL BEACH, CALIFORNIA

BEACH AVENUE

SITE PHOTOS

SITE PLAN

LOCATION ASSESSMENT PROS CONS

LIMITED IMPACT ON RESIDENTIAL VIEWS X

ADA ACCESSIBLE SPACE NEARBY  X

NO IMPACT TO RESIDENTIAL PARKING X

LOSS OF (2) TWO PUBLIC PARKING STALLS X

PROXIMITY TO PUBLIC PARKING X

VEHICULAR/ LIFEGUARD TRAFFIC X

         (MAY REDUCE CRIME/VANDALISM)

NOT PRONE TO SEASONABLE HIGH WATER X

PEDESTRIAN SAFETY (FROM VEHICLES) X

RESTROOM FACILITY NOTE:

1. APPROXIMATE FOOTPRINT DIMENSIONS FROM

PRE-FABRICATED MANUFACTURER ASSUMING TWO

STALLS AND MAINTENANCE CLOSET SEE ROMTEC

PRE-FABRICATED RESTROOM FACILITY DRAWINGS.

BENCHMARK:

PORT OF SAN DIEGO GPS CONTROL MONUMENT. 3" BRASS DISC STAMPED

SPUPD-24 PER ROS 16668. BRASS PLUG IN SET CONCRETE SIDEWALK,

SOUTH SIDE OF RAISED PLANTER. ELEVATION = 12.435 FEET MLLW.



UNIFIED PORT OF SAN DIEGO

SOUTH SEACOAST RESTROOM

& SHOWER FACILITY

IMPERIAL BEACH, CALIFORNIA

DESCANSO AVENUE

SITE PHOTOS

SITE PLAN

RESTROOM FACILITY NOTE:

1. APPROXIMATE FOOTPRINT DIMENSIONS FROM PRE-FABRICATED

MANUFACTURER ASSUMING TWO STALLS AND MAINTENANCE

CLOSET SEE ROMTEC PRE-FABRICATED RESTROOM FACILITY

DRAWINGS.

BENCHMARK:

PORT OF SAN DIEGO GPS CONTROL MONUMENT. 3" BRASS DISC STAMPED

SPUPD-24 PER ROS 16668. BRASS PLUG IN SET CONCRETE SIDEWALK,

SOUTH SIDE OF RAISED PLANTER. ELEVATION = 12.435 FEET MLLW.

LOCATION ASSESSMENT PROS CONS

LIMITED IMPACT ON RESIDENTIAL VIEWS X

ADA ACCESSIBLE SPACE NEARBY  X

NO IMPACT TO RESIDENTIAL PARKING X

LOSS OF (2) TWO PUBLIC PARKING STALLS X

PROXIMITY TO PUBLIC PARKING X

VEHICULAR/ LIFEGUARD TRAFFIC X

         (MAY REDUCE CRIME/VANDALISM)

NOT PRONE TO SEASONABLE HIGH WATER X

PEDESTRIAN SAFETY (FROM VEHICLES) X



UNIFIED PORT OF SAN DIEGO

SOUTH SEACOAST RESTROOM

& SHOWER FACILITY

IMPERIAL BEACH, CALIFORNIA

ENCANTO AVENUE

SITE PHOTOS

SITE PLAN

RESTROOM FACILITY NOTE:

1. APPROXIMATE FOOTPRINT DIMENSIONS FROM PRE-FABRICATED

MANUFACTURER ASSUMING TWO STALLS AND MAINTENANCE

CLOSET SEE ROMTEC PRE-FABRICATED RESTROOM FACILITY

DRAWINGS.

BENCHMARK:

PORT OF SAN DIEGO GPS CONTROL MONUMENT. 3" BRASS DISC STAMPED

SPUPD-24 PER ROS 16668. BRASS PLUG IN SET CONCRETE SIDEWALK,

SOUTH SIDE OF RAISED PLANTER. ELEVATION = 12.435 FEET MLLW.

LOCATION ASSESSMENT PROS CONS

LIMITED IMPACT ON RESIDENTIAL VIEWS X

ADA ACCESSIBLE SPACE NEARBY  X

NO IMPACT TO RESIDENTIAL PARKING X

NO LOSS OF PUBLIC PARKING STALLS X

PROXIMITY TO PUBLIC PARKING X

VEHICULAR/ LIFEGUARD TRAFFIC X

         (MAY REDUCE CRIME/VANDALISM)

NOT PRONE TO SEASONABLE HIGH WATER X

PEDESTRIAN SAFETY (FROM VEHICLES) X



8" MORTAR JOINT CMU WALL
REINFORCED & GROUT FILLED
6" MORTAR JOINT CMU WALL
REINFORCED & GROUT FILLED



8" x 16" PRECISION GROUND
REINFORCED MORTAR JOINT
CMU CONCRETE BLOCK WALL



Feasibility Study For Future Comfort Station 
South Seacoast Drive, City of Imperial Beach 

Design Review Board 
June 1, 2015 



Feasibility Study Overview 

2 

• Study Background 

• Part of the Unified Port of San Diego’s CIP 

• Local residents have expressed desire for restrooms 

south of Imperial Beach Boulevard 

• Key goals of the study 

• Develop project limits 

• Evaluate site conditions and constraints 

• Identify potential locations 

• Identify potential comfort station types 
 

 



South Seacoast Drive 

3 

Dunes Park 

Pier Plaza 
• Establish Project Limits 

• Existing Restroom Locations 

 

• Imperial Beach Blvd 

 

• Seacoast Drive cul-de-sac 

 

• Project Limits 

 
 

Imperial Beach Blvd 

Cul-de-sac 

Project Limits 



Considerations/ Concerns 

4 

• Proximity to existing comfort stations 

• Views from residences 

• Impact to private driveways 

• ADA Compliance 

• Displacement of existing parking spaces 

• Proximity to public parking 

• Crime / Vandalism 

• Areas prone to seasonal high water 

 

 

 

 
 



Locations considered but found less feasible 

5 

• Imperial Beach Blvd 

 

• Estuary / East side of 

Seacoast Dr. 

 

• Sand 

 

• Admiralty Avenue 

 

• Cortez Avenue 

 

• Seacoast Cul-de-sac 

 

 
 

Imperial Beach Blvd 

Cul-de-sac 



Feasible Locations 

6 

• Beach Avenue 
Imperial Beach Blvd 

Cul-de-sac 

• Descanso Avenue 

• Encanto Avenue 



Comfort Station Facility Types 

7 

• 3 Facility Types 

Utilitarian, Intermediate, Architectural 

 

 

 

 
 

 

 

 

 
 

Larry Sillman, AIA 

Joe Lucido, M .Arch LEED AP 



Utilitarian Design – Option #1 

Floor Plan 

3D Elevation 

Custom bike racks 
Ready to order bike racks vs. 



Intermediate Design – Option #2 
 

Floor Plan 

3D Elevation 

Floor Plan 



Architectural Design – Option #3 
 

Floor Plan 

3D Elevation 



Beach Avenue 



Beach Avenue 
Utilitarian Design 



Beach Avenue 
Intermediate Design 



Beach Avenue 
Architectural Design 



Beach Avenue - Alternate 



Beach Avenue - Alternate 
Architectural Design 



Beach Avenue - Alternate 
Architectural Design 



Descanso Avenue 



Descanso Avenue 
Utilitarian Design 



Descanso Avenue 
Intermediate Design 



Descanso Avenue 
Architectural Design 



Encanto Avenue 



Encanto Avenue 
Utilitarian Design 



Encanto Avenue 
Intermediate Design 



Encanto Avenue 
Architectural Design 
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ANALYSIS: 

The library project is located in the Public Facilities (PF) Zone, which allows for development 
standards to be determined by the City during the site plan review process.  The project site 
measures approximately 24,000 square feet.  The parcel the library is currently located on 
measures approximately 16,000 square feet and the remaining 8,000 square feet would include 
City-owned land to the north where the existing Marina Vista Center is located, which would be 
subject to a boundary adjustment.  A boundary adjustment would be necessary to incorporate a 
new community room as part of the library project.  The proposed library is one story and 
measures 30’-6” in height with 14,250 square feet of floor area.  The applicant’s design provides 
varied rooflines, building projections, diverse building materials and colors, and drought tolerant 
landscaping. 
 
The proposed floor plan includes a community room with an outdoor patio on the eastern 
portion of the building and various indoor rooms inherent to and typical of a library.  The main 
entrance for the library would be located on 8th Street and would also be accessible from the 
park.  City staff and the Design Review Board initially recommended an additional entrance be 
provided on Imperial Beach Boulevard, particularly to accommodate pedestrian and transit 
users that frequently use Imperial Beach Boulevard.  However, the County has stated that only 
one entrance is proposed due to staffing and safety concerns since increasing the amount of 
entrances can limit the ability for library staff to adequately monitor library patrons, particularly 
children. 
 
Parking for the proposed library expansion was evaluated.  The Municipal Code does not 
provide specific parking requirements for libraries, though it does state that parking 
requirements should be based upon professionally accepted standards.  As such, the County 
has utilized the Institute of Transportation Engineers (ITE) parking demand rate for libraries to 
determine the number of recommended parking spaces for the Imperial Beach library, which 
would require 38 parking spaces.   
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The applicant is proposing to provide 16 new parking spaces on the east side of 8th Street within 
the public right-of-way, which would be accomplished by restriping the parking spaces along 8th 
Street.  The project is also proposing 22 parking spaces that would be located within the 
existing parking lot located at St. James Church at 866 Imperial Beach Boulevard.  In addition, 
multiple bike-racks are proposed that would park approximately 30 bikes.  
 
It is staff’s opinion that the proposed conceptual design conforms to the intent and purpose of 
the design standards outlined in IBMC Section 19.83.010.  However, staff would recommend 
considering alternate colors that may replace the red and orange stucco facades.  
 
General Plan Consistency: 

PF (Public Facilities) Zone:  The proposed development is subject to PF Zone requirements.  
The purpose of the PF Zone is to designate land devoted to public facilities and utilities. This 
designation includes public schools, parks, civic and public parking facilities.  All lands under 
public or quasi-public ownership and lands utilized for public recreational purposes may be 
zoned in the public facilities classification.  A public library would comply with the zoning 
designation and General Plan/Local Coastal Plan.   
 

STANDARDS PROPOSED 

The PF Zone does not provide specific 
development standards.  The site plan 
review process determines all applicable 
setbacks, lot coverage, building height, 
parking, siting, signs and other standards 
required to assure compatibility with the 
surrounding lands and uses. The project 
must conform to the applicable elements of 
the City of Imperial Beach General Plan 
and the Coastal Land Use Plan (Section 
19.24.030). 

The structure would locate near all property 
lines and a boundary adjustment will be 
required to accommodate portions the project 
(e.g. poet’s patio and boardwalk).  The building 
height measures 30’-6” with a lot coverage of 
approximately 60%.  The use is consistent with 
the General/Coastal Plan, and the City Council 
would determine applicable development 
standards.  

Parking requirements for libraries are not 
specifically provided in the Municipal Code.  
The parking requirements for this use shall 
be determined by the community 
development department, subject to 
approval by the City Council. The 
determination shall be based upon 
professionally accepted standards (Section 
19.48.060). 

The County has analyzed the parking impacts 
of a new library and is proposing new parking 
spaces on 8th Street and shared parking at St. 
James Church to be consistent with 
professionally accepted standards.  

 
Surrounding Land Use and Zoning: 

Surrounding Areas Surrounding Zoning Surrounding Land Use 

North PF (Public Facilities) Park 

South PF (Public Facilities) City Hall 

East R-1-6000 (Single-Family Residential) Church 

West R-1-3800 (Single-Family Residential) Residential 
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ENVIRONMENTAL IMPACT:  

The applicant is required to comply with the requirements of the California Environmental 
Quality Act (CEQA).  The County prepared and certified a Mitigated Negative Declaration that 
assessed potential environmental impacts and mitigation measures.   

 
COASTAL JURISDICTION:   

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

There would be no fiscal impact to the City.   
 
DEPARTMENT RECOMMENDATION:  

1. Receive report; 

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

3. Provide recommendations to the City Council. 

 
Attachments:  
1. Plans  
2. Colored Plans 
3. DRB & City Council Minutes 

 
c: file MF 1067 
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PLUMBING
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ELEN CONSULTING
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Contact:  Tim Locklear
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PARTERRE
12212 HAYES AVENUE
SAN DIEGO, CA 92103
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CIVIL
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Contact:  Matt Semic
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McPARLANE & ASSOCIATES
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Contact: Ken McClendon
kmcclendon@mcparlane.com

DESIGN-BUILD CONTRACTOR

T.B. PENICK & SONS
15435 INNOVATION DRIVE, SUITE 100
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(858) 558 -1800
Contact:  Owen Bingham
owen@tbpenick.com

INTEROR DESIGN

DELAWIE
2265 INDIA STREET
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Contact: Adel Smith-Chapman
asmithchapman@delawie.com

OWNER
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Contact:  Mark Zabonik
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DESIGN ARCHITECT

domusstudio architecture
2150 WEST WASHINGTON, SUITE 303
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Checker

Approver

Author

DIRECTORY

VICINITY MAP WITH PARKING

IMPERIAL BEACH LIBRARY
810 IMPERIAL BEACH BLVD
IMPERIAL BEACH, CA 91932

APN: 626-400-54

Project Description: Replace existing Library with new 14,250 SF Library
with off site street improvements.

Parking:

Existing Parking
Standard Spaces: 38
Accessible Spaces: 2

Proposed Parking
Standard Spaces: 48
Accessible Spaces: 8

Church Parking Lot
Standard Spaces: 22

PROJECT DESCRIPTION

COASTAL DEVELOPMENT PERMIT / DESIGN REVIEW

Attachment 1
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LEVEL 1

0' - 0"

BLDG. HT.

30' - 6"

METAL BUILDING
SIGNAGE (TYP.)

LEVEL 1

0' - 0"

BLDG. HT.

30' - 6"

PORCELAIN WOOD-LOOK TILE (TYP.)

PAINTED STUCCO (TYP.)

THERMOPLASTIC ROOF (TYP.)

SOLARBAN 60 GLASS (TYP.)

WROUGHT IRON FENCE (TYP.)

ACRYLIC ENTRY TRELLIS (TYP.)

METAL CANOPY (TYP.)

LEVEL 1

0' - 0"

BLDG. HT.

30' - 6"

LEVEL 1

0' - 0"

BLDG. HT.

30' - 6"
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3 SOUTH

SCALE:  1/8" = 1'-0"A3.1
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