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Dear Mr. Nakagawa, 
 
Subject: Resilient Imperial Beach Local Coastal Program/General Plan Update  Task 1  Issues Analysis Report   
 
We are pleased to provide you with this Issues Analysis Report, as required under Task 1 of the Consultant Scope of 
Work and  Local Coastal Program (LCP) Grant 16-14. The report is in the form of this letter, together with the attached 
matrix.  The matrix identifies the relevant guidance from the “Coastal Commission LCP Land Use Plan Policy Update 
Guide” (Update Guide), the corresponding references from the adopted City of Imperial Beach General Plan/Local 
Coastal Program (GP/LCP), and an initial assessment of gaps between the Policy Guide and the LCP Land Use Plan 
(LUP) portion of the GP/LCP. These gaps will inform the scope of the LUP revisions required under Task 2 of the 
grant contract. In each section below the major gaps and revisions that we anticipate will be necessary are 
summarized.  Generally, the identified revisions range from revision, replacement, or insertion of sections, maps, and 
tables, to more targeted text and format changes.  This report will feed into a number of key efforts in Task 2 including 
the Policy Audit. 
 
Public Access.  The existing GP/LCP meets many of the required components of the Update Guide.  However, 
updated mapping is needed, along with policy development to address issue areas that have emerged since the last 
update including environmental justice and Complete Streets. The LCP will likely include a discussion on the City’s 
management approach to maximize access to  coastal resources, including the Imperial Beach Pier. 
 
Recreation & Visitor Serving Facilities. An inventory of facilities will be needed, along with updated policy language 
supporting lower-cost facilities and accommodations.  Additional discussion and policy development is also needed to 
integrate the City’s economic development and coastal resource protection goals. The City’s 2005 Urban Waterfront 
and Ecotourism Study, which recommended that the City focus on accommodating visitors who patronize the City’s 
coastal environmental attributes, will be a key resource.  In addition, applicable policy development regarding 
ecotourism policies developed as a part of the Port Master Plan Update (PMPU) will be reviewed for potential 
inclusion in the LCP.  Contemporary topics, including short-term vacation rentals, will also need to be addressed. 

Water Quality Protection. This section will need to be comprehensively updated to address new water quality 
regulations, including Storm Water Permit programs, and to  discuss challenges faced as a result of sewage spills and 
discharges of untreated wastewater into the Tijuana River. 

Environmentally Sensitive Habitat Areas (ESHA) & Other Natural Resources.  The City is rich in open space and 
wetlands resources, including 928 acres of the Tijuana River Natural Estuarine Research Reserve (TRNERR), and 
317 acres of Border Field State Park, which includes lagoon and salt marsh resources.  Tijuana River Valley 
resources are designated as Open Space and protected as a part of the TRNERR.  However, the GP/LCP does not 
identify ESHA or include recommended definitions.  Updating mapping will be used as the basis for discussions with 
the Coastal Commission regarding ESHA and other natural resource protections. 

New Development & Archaeological/Cultural Resources.   Existing policies, procedures and regulations pertaining 
to new development will be evaluated as a part of the development of the LUP and Implementation Program (IP).  The 
Palm Avenue Mixed Use & Commercial Corridor Master Plan will be a key resource, together with the City’s recent 
actions to amend its commercial and mixed use policies and zoning provisions.   Issues to be addressed include: 
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recommendations pertaining to active commercial uses, application of development standards for residential 
developments in commercial zones, and issues raised by the Ad Hoc Zoning Committee’s Initial Issues Report.    

The policy and code language developed through the GP/LCP update process will also  be informed by key topics 
covered in the vision document Imperial Beach - The Big Picture (2000).  In addition, AB 52 (2014) and SB 18 (2004) 
requirements regarding Native American Tribal consultation will be met. 

Coastal Hazards and Sea Level Rise (SLR).   A major component of the work program is to determine the preferred 
SLR strategies, or combination of strategies, formulated through the Imperial Beach Sea Level Rise Assessment 
(2016), then translate them into specific policy and regulatory language.   The Coastal Hazards component of the LCP 
will also be updated to address issues related to adapting to climate change and fire hazards.   

This Issues Analysis Report reflects our initial assessment of issue areas that need to be addressed to meet the 
Coastal Commission’s current guidance for LCPs.  As the work program progresses the issue areas will be further 
explored and policy responses developed. 

 

Yours sincerely, 
 
 

 
 
Nancy Bragado, AICP 
Principal Planner/Project Manager 
AECOM 
T: 619-610-7739 
M: 619-952-0365 
E: nancy.bragado@aecom.com 

  

 
 

Attachment:  Issues Analysis Report Comparison Matrix 


