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 San Diego Staff 
 
Subject: Addendum to Item 17b, Coastal Commission Revised Findings LCPA No. 

IMB-MAJ-2-12 (Commercial Mixed Use) for the Commission Meeting 
of December 12, 2013 

________________________________________________________________________ 
 
Staff recommends the following changes be made to the above-referenced staff report.  
Underlining indicates new additions to the document: 
 
1. On the top of Page 2, after the first paragraph, the following new paragraph shall be 

inserted: 
 

Since distribution of the staff report, the City of Imperial Beach submitted a letter on 
December 4, 2013 and an unofficial transcript of the October 10, 2013 Commission 
hearing on the subject item (see attached). The City is requesting that changes be made 
to the findings to specify that the Commission found that the City’s existing Bernardo 
Shores RV Park does not constitute a lower-cost, overnight, visitor-serving or 
recreational facility. Based on Commission staff’s review of the record, staff does not 
believe this determination was made as part of the Commission’s action on the subject 
LCPA, but rather, that such a determination would be made at the time a permit 
application was made to the Commission and/or the City. Therefore, staff is not 
recommending that the City’s changes be incorporated into the findings. 
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 November 21, 2013 
 
 
TO: COMMISSIONERS AND INTERESTED PERSONS 
 
FROM: SHERILYN SARB, DEPUTY DIRECTOR, SAN DIEGO COAST DISTRICT 
 DEBORAH LEE, DISTRICT MANAGER, SAN DIEGO COAST DISTRICT 
 DIANA LILLY, COASTAL PROGRAM ANALYST, SD COAST DISTRICT 
 
SUBJECT: REVISED FINDINGS ON CITY OF IMPERIAL BEACH LCP AMENDMENT 

NO. IMB-MAJ-2-12 (Commercial Mixed-Use) for Commission Meeting of 
December 12, 2013 

              
 

SUMMARY OF COMMISSION ACTION 
 
At the Commission meeting of October 10, 2013, the Commission approved the City of 
Imperial Beach Local Coastal Program Amendment #IMB-MAJ-2-12 making a variety of 
changes to the permitted uses and development standards to the C-1 General Commercial 
District, the C-2 Seacoast Commercial District, and the C-3 Neighborhood Commercial 
District (see Exhibits #3 and #4). Currently, commercial uses are required on the ground 
floor of all lots fronting Palm, Seacoast, and a small portion of 13th Street/Imperial Beach 
Boulevard, as well as for several lots deep on either side of these streets. In each district, 
the proposed amendment would allow areas currently designated for commercial uses to 
be developed with residential uses, and significantly reduce the amount of parking 
required for mixed use projects. The majority of the approved suggested modifications 
are corrections and clarifications that were developed in consultation with City staff. In 
addition, several of the policies defining where commercial uses must still occur were 
included in the IP only; suggested modifications added these requirements to the LUP as 
well, to ensure that they continue to remain the standard of review for any change to the 
IP that could be proposed in the future. 
 
In its action, the Commission revised staff’s suggested modification adding new policy 
language to the Land Use Plan specifically requiring the protection of RV parks, and 
requiring that public recreation and lower-cost commercial recreational development, 
including RV parks, not be removed unless either replaced with a comparable facility or a 
mitigation fee to provide funding for the establishment of lower cost overnight visitor 
accommodations within Imperial Beach. The Commission also removed suggested 
modifications that would have expanded by approximately two blocks the area along 
Palm Avenue where commercial uses are required on the ground floor of buildings 
fronting Palm. The Commission determined that the proposed suggested modifications 
were not required to protect the City’s lower cost visitor and recreational facilities, 
because the language of Section 30213 of the Coastal Act is included in the existing LCP, 
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which specifically requires that lower cost visitor and recreational facilities be protected, 
encouraged, and, where feasible, provided, and that developments providing public 
recreational opportunities are preferred. 
 
All changes to the findings and suggested modifications from the original staff 
recommendation are shown in double-underline and double-strike-out. 
 
COMMISSION VOTES 
 
City of Imperial Beach LCPA #IMB-MAJ-2-13, approved with suggested 
modifications: 
 
Commissioners Voting “Yes”: Bochco, Brennan, Cox, Garcia, Groom, Kinsey, 

McClure, Mitchell, Vargas, Zimmer, and 
Chairperson Shallenberger  

 
The appropriate motions and resolutions can be found on Page 9. The main findings 
for approval of the amendment as modified begin on Page 20. 
 
SUMMARY OF AMENDMENT REQUEST 
 
The subject LCP land use plan and implementation plan amendment was submitted and 
filed as complete on November 19, 2012. A one-year time extension was granted on 
February 6, 2013. The last day for Commission action would be February 17, 2014. 
 
The City is proposing to amend its certified LCP land use plan and implementation plan 
to expand and encourage the development of mixed use and multi-family residential 
projects in the City’s three existing commercial land use designations and zones. The 
proposed amendment would make a variety of changes in the permitted uses and 
development standards to the C-1 General Commercial District, the C-2 Seacoast 
Commercial District, and the C-3 Neighborhood Commercial District (see Exhibits #3 
and #4). Currently, commercial uses are required on the ground floor of all lots fronting 
Palm, Seacoast, and a small portion of 13th Street/Imperial Beach Boulevard, as well as 
for several lots deep on either side of these streets. In each district, the proposed 
amendment would allow areas currently designated for commercial uses to be developed 
with residential uses, and significantly reduce the amount of parking required for mixed 
use projects.  
 
As proposed, the only areas where commercial uses would be required would be for lots 
fronting Seacoast Drive, a limited stretch of Palm Avenue, and a small portion of 13th 
Street/Imperial Beach Boulevard. In these locations, 60% of the ground floor would be 
required to be “Active Commercial Uses.” However, in all cases, only the portion of the 
lot actually fronting Seacoast, Palm, or 13th Street/IB Boulevard would be required to be 
developed with commercial uses; the remainder of the lot could be developed with 
residential uses. Thus, the proposed amendment would allow for a significant reduction 
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in the amount of commercial facilities and/or space in the city, in favor of residential 
uses. 
 
The City’s existing MU-2 Overlay, which is applied to existing single-family residential 
uses in the Seacoast District, would be converted to the “Seacoast Residential Overlay.” 
Unlike the existing overlay, which encourages the conversion of the existing single-
family residential uses to commercial uses, the proposed Residential Overlay would 
“preserve opportunities” for single-family residences, as well as allowing multi-family 
and commercial uses. 
 
Increases in allowable heights and density for residential uses in the Seacoast and 
Neighborhood Commercial Districts are also proposed. In the Seacoast District, on 
properties located on the east side of Seacoast Drive, or Palm Avenue, east of Seacoast 
Drive, maximum heights would increase from three stories and 30 feet to three stories 
and 35 feet. Maximum permitted density would be increased from 1 unit per every 1,500 
gross sq.ft. to 1 unit per every 1,210 gross sq.ft. feet of lot area. In the Neighborhood 
Commercial District, permitted height would be increased from 2 stories or 28 feet to 3 
stories and 30 feet, and density from one unit per every 2,000 sq.ft. feet of land to as 
much as 1 unit per every 1,210 gross sq.ft. of lot area. 
 
The amendment would also significantly reduce the amount of parking required for new 
mixed use development. The standards for retail stores (currently one space for each 250 
sq.ft. of floor area plus one space per two employees) and office uses (currently one 
space for 300 sq.ft. of floor area plus one space per two employees), would both be 
revised to require only one space for each 500 sq.ft. of floor area. Further reductions in 
parking would be allowed for mixed use projects, “vertical” mixed use projects, and hotel 
projects. Small commercial uses (less than 1,000 sq.ft.) would be eligible for a waiver 
eliminating any parking requirements. 
 
The proposed amendment also includes new commercial/mixed use zones design 
guidelines. These include preserving and creating view corridors to the oceanfront, 
pedestrian orientation, building articulation, landscaping, and providing active uses on 
ground floors. 
 
SUMMARY OF STAFF RECOMMENDATION 
 
Staff recommends that, following a public hearing, the Commission approve the 
proposed City of Imperial Beach Land Use Plan Amendment and Implementation Plan 
Amendment subject to the suggested modifications listed below. 
 
Allowing a reduction in the amount of land designated for commercial uses in favor of 
low-priority residential uses, particularly in the City’s main tourist-commercial area, the 
Seacoast District, raises serious concerns with regard to the protection and preservation 
of high-priority visitor-serving uses. However, according to the City, Imperial Beach has 
long had difficulty attracting the amount and scope of commercial uses the City would 
ideally like to have seen develop in its core commercial districts. By redesignating areas 
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currently restricted to commercial uses on the ground floor, the City is hoping to spur 
redevelopment and provide a residential base to support the remaining commercial areas. 
Additionally, if there were an increase in the City’s mixed use development, that could 
potentially reduce the reliance on automobiles and reduce traffic. To this end, the 
amendment would allow for substantially more multi-family residential uses in the City’s 
commercial districts, including the C-1 Commercial District, and the C-2 Seacoast 
District. The reduction in parking standards for mixed uses is intended to take advantage 
of the City’s existing infrastructure, reduce sprawl, and provide for a more pedestrian 
environment.  
 
Thus, staff is in agreement with the majority of the proposed amendment. The majority of 
the suggested modifications are corrections and clarifications that have been developed in 
consultation with City staff. In addition, several of the policies defining where 
commercial uses must still occur were included in the IP only; suggested modifications 
have added these requirements to the LUP as well, to ensure that they continue to remain 
the standard of review for any change to the IP that could be proposed in the future. 
 
The most significant suggested modifications relate to the proposed LCPA’s impact on 
the existing Bernardo Shores RV Park. This 124-space RV park is located on Palm 
Avenue, a major coastal access route and the gateway to Imperial Beach from the Silver 
Strand and the City of Coronado. The site is an ideal location for a visitor-serving use; 
adjacent to San Diego Bay, overlooking the wildlife refuge, within walking/biking 
distance of the beach, and near the amenities of the Seacoast District and the City of 
Coronado. The property is currently designated C-1; however, the proposed amendment 
would redesignate the site to allow it be developed entirely with multi-family residential 
uses. The City is currently reviewing a proposal to remove the RV Park and construct a 
203 unit condominium project.    
 
This site has historically provided visitor-serving accommodations, which is one of the 
highest priority uses identified in the Coastal Act. The City, based on information 
provided by the operator, has indicated that the RV Park is typically used for long-term 
stays, not overnight accommodations (see Exhibit #9) and there are no facilities, such as 
showers or restrooms, provided on-site.  All recreational vehicles have to therefore be 
self-contained vehicles. Nonetheless, Bernardo Shore’s own website states that the Park 
provides “Affordable RV Sites Year-Round,” including daily, weekly, and monthly rates. 
Testimonials provided on Bernardo Shore’s website and other RV Park review sites also 
clearly establish that tourists are visiting Bernardo Shores for at least weekend stays, as 
well as weekly and monthly stays. 
 
Section 30213 of the Coastal Act requires that lower cost visitor and recreational 
facilities be protected and retained, encouraged, and where feasible, provided. The 
Commission has the responsibility to both protect existing lower-cost facilities, and to 
ensure that a range of affordable facilities be provided in new development along the 
coastline of the state. Imperial Beach does not currently have an abundance of existing 
lower cost overnight accommodations within close access to the coast; in fact, the City 
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currently only has one hotel, the Seacoast Inn, which is in the process of being remodeled 
and expanded into a high-end hotel. 
 
The City has suggested that multi-family residential uses should be considered high-
priority uses, because they can be used as vacation rentals. Vacation rentals can provide a 
valuable source of overnight accommodations, particularly in cities such as Imperial 
Beach where traditional overnight facilities are limited. However, the availability of 
vacation rentals is totally dependent on the interest of individual homeowners, and short-
term rentals are also often controversial and are frequently restricted by community 
interest groups. Thus, while the Commission typically encourages vacation rentals in 
existing residential zones, they have never been seen as equal to facilities that 
consistently offer short-term rentals, such as hotels and RV parks. Residential vacation 
rentals also do not provide the types of visitor-serving uses such as retail stores and 
restaurants that are often associated with commercially-zoned properties. 
 
Imperial Beach does not have any land area specifically designated and reserved only for 
visitor-serving uses; all of its commercial areas, including the shoreline adjacent Seacoast 
District, allow mixed use commercial/residential development, including commercial 
uses that are not typically considered visitor-serving, such as professional offices. The 
Commission has historically found this approach to be appropriate for Imperial Beach, 
given the City’s development patterns and difficulty in attracting commercial tenants. 
However, since Imperial Beach’s visitor-commercial facilities are already extremely 
limited, and the subject amendment will allow for a significant reduction in the amount of 
land designated for commercial-only uses, identifying and preserving the few parcels that 
do contain visitor-serving uses is critical. 
 
In such circumstances, the Commission has typically required that when removal of 
existing lower or moderate cost overnight accommodations is proposed, the inventory be 
replaced with units that are of comparable cost and recreational value to the public as the 
existing units being removed. Otherwise, allowing removal of the 124 RV spaces and 
replacement with residential uses, a low-priority use, without providing any mitigation 
for the loss of the existing commercial recreational use, would have a significant adverse 
impact on public access and recreation, and would be inconsistent with the Coastal Act 
requirements that private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation, have priority 
over private residential development.  
 
In addition, even if the RV Park is removed, the subject site should include a minimum 
amount of commercial development be provided on the Palm Avenue street frontage.  As 
proposed, the amendment would require that all buildings with frontage on the north and 
south sides of Palm Avenue/SR 75 between Florida Street and 7th Street include “active 
commercial uses” at a minimum of sixty percent of each building’s ground floor square 
footage, as well as direct pedestrian access from the Palm Avenue sidewalk or a plaza. 
However, this requirement would not extend to the RV Park site, or the area across the 
street from the RV Park, on the south side of Palm. 
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The western terminus of Palm Avenue (which includes the area where the RV Park is 
located) is the main entry way to the City from the Silver Strand. Visitors to Imperial 
Beach’s shoreline from Coronado would likely never travel inland on Palm Avenue to the 
area where the City is proposing must retain some commercial development. The western 
end of Palm Avenue is ideally suited for visitor-serving commercial development—and 
in fact, is almost entirely developed with commercial uses currently, not just on the Palm 
Avenue frontage, but throughout the lots.  
 
Staff had originally proposed that the requirement for commercial uses on ground level of 
Palm Avenue be extended along the entire length of Palm Avenue. However, after 
discussions with the City, staff has revised its recommendation to require only a minor 
revision to the City’s proposal that would extend the commercial requirement only two 
blocks further west, on the area of Palm Avenue closest to the shoreline. Specifically, 
Suggested Modifications #3 and #10 require that all buildings with frontage on the north 
and south sides of Palm Avenue/SR 75 between Florida Street and Rainbow Drive, have 
the requirement for ground level commercial on the Palm Avenue frontage, to ensure this 
important area remains as a visitor-serving node. Thus, the proposed suggested 
modification would prioritize commercial uses in the areas most likely to generate the 
demand for tourist-commercial uses, as well as being consistent with the bulk of the 
existing uses along Palm Avenue. 
 
Since the amendment would allow for a significant increase in low-priority residential uses 
into the City’s commercial zones, suggested modifications have been added to provide 
specific protection for higher-priority visitor serving uses; in particular, the City’s existing 
RV park. Suggested Modification #3 adds language to the definition of the new General 
Commercial and Mixed-Use land use to protect and encourage existing high-priority uses 
such as the RV park. Suggested Modification #7 adds a requirement that public recreation 
and lower-cost commercial recreational development, including RV parks, campgrounds, 
hostels, and hotels, not be removed, unless replaced with a facility comparable in function, 
location, and cost to the public, or an in-lieu mitigation fee is provided. 
 
In summary, the proposed amendment will result in a reduction in commercial uses and 
development throughout the city. However, the intent is to concentrate and hopefully 
support more successful commercial enterprises in core areas. As modified, high-priority 
visitor-serving uses will not be adversely affected, as the areas most likely to serve 
tourists—the Palm Avenue and Seacoast Drive street frontages—will provide 60% active 
commercial uses on the ground floor. The City’s existing RV Park will be protected and 
affordable overnight accommodations must be maintained, or mitigation provided. 
Additional trip demand reduction policies in the LUP will ensure that access to the coast 
continues to be supported. Therefore, the proposed amendment, if modified as suggested, 
can be found consistent with the certified LUP. 
 
The appropriate resolutions and motions begin on Page 9. The suggested modifications 
begin on Page 12. The findings for denial of the Land Use Plan Amendment as submitted 
and approval if modified begin on Page 20. The findings for denial of the Implementation 
Plan Amendment as submitted and approval if modified begin on Page 29.  
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ADDITIONAL INFORMATION 
 
Further information on the City of Imperial Beach LCP Amendment #2-12 may be 
obtained from Diana Lilly, Coastal Planner, at (619) 767-2370. 
 
              
 
PART I. OVERVIEW 
 
 A. LCP HISTORY 
 
On June 30, 1981, the City of Imperial Beach formally submitted its Land Use Plan 
(LUP) for Commission approval. The plan, as originally submitted, comprised the City’s 
entire General Plan (10 elements and a policy plan). Since the plan contained a large 
volume of material that was not coastal-related and policies addressing coastal issues 
were found throughout many of the elements, staff summarized the coastal policies into 
one document. This policy summary along with the Land Use Element was submitted to 
the Commission as the LCP Land Use Plan. 
 
On September 15, 1981, the Commission found substantial issue with the LUP, as 
submitted, denied and then conditionally approved the LUP with recommended policy 
changes for all policy groups. The City resubmitted the LCP Land Use Plan in early 
1982, incorporating most of the Commission’s suggested policy modifications. This 
included modification language related to the preservation and protection of Oneonta 
Slough/Tijuana River Estuary and South San Diego Bay, preservation and enhancement 
of coastal access and the provision for visitor-serving commercial uses in the Seacoast 
District. On March 16, 1982, the Commission certified the City of Imperial Beach LCP 
Land Use Plan as submitted. The Commission on November 18, 1982 effectively 
certified the land use plan. In 1983, prior to certification of the Implementation Plan, the 
Commission approved an amendment to the LUP to correct a mapping error. 
 
On August 15, 1983, the City began issuing coastal development permits pursuant to 
Section 30600.5 (Hannigan provisions) of the Coastal Act based on project compliance 
with its certified LUP. The City then submitted its entire Zoning Ordinance in order to 
implement the provisions of the certified Land Use Plan. The zoning ordinance was 
completely rewritten in order to implement the LUP. On September 26, 1984, the 
Commission approved the LCP/Implementation Plan as submitted. As of February 13, 
1985, the City has been issuing coastal development permits under a certified local 
coastal program. Subsequent to the Commission’s actions on the land use plan and 
implementation plan, there have been approximately thirty-one amendments to the 
certified local coastal program.  
 
B. STANDARD OF REVIEW 
 
The standard of review for land use plans, or their amendments, is found in Section 
30512 of the Coastal Act. This section requires the Commission to certify an LUP or 
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LUP amendment if it finds that it meets the requirements of and conforms with Chapter 3 
of the Coastal Act. Specifically, it states: 
 
 Section 30512 
 

(c) The Commission shall certify a land use plan, or any amendments thereto, 
if it finds that a land use plan meets the requirements of, and is in conformity 
with, the policies of Chapter 3 (commencing with Section 30200). Except as 
provided in paragraph (1) of subdivision (a), a decision to certify shall require a 
majority vote of the appointed membership of the Commission. 

 
Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning 
ordinances or other implementing actions, as well as their amendments, on the grounds 
that they do not conform with, or are inadequate to carry out, the provisions of the 
certified land use plan. The Commission shall take action by a majority vote of the 
Commissioners present. 
 
In those cases when a local government approves implementing ordinances in association 
with a land use plan amendment and both are submitted to the Commission for 
certification as part of one LCP amendment, pursuant to Section 13542(c) of the 
Commission’s regulations, the standard of review of the implementing actions shall be 
the land use plan most recently certified by the Commission. Thus, if the land use plan is 
conditionally certified subject to local government acceptance of the suggested 
modifications, the standard of review shall be the conditionally certified land use plan.  
 
 C. PUBLIC PARTICIPATION 
 
Section 30503 of the Coastal Act requires local governments to provide the public with 
maximum opportunities to participate in the development of the LCP amendment prior to 
its submittal to the Commission for review.  The City has held City Council meetings 
with regard to the subject amendment request. All of those local hearings were duly 
noticed to the public. Notice of the subject amendment has been distributed to all known 
interested parties. 
  



 Revised Findings IB LCPA #2-12 (Commercial Mixed Uses) 
 
 

 
9 

 

PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTIONS 
 
Following a public hearing, staff recommends the Commission adopt the following 
resolutions and findings. The appropriate motion to introduce the resolution and a staff 
recommendation are provided just prior to each resolution. 
 
I. MOTION: I move that the Commission adopt the revised findings in 

support of the Commission’s action on October 10, 2013 
concerning City of Imperial Beach LCPA #IMB-MAJ-2-12. 

 
STAFF RECOMMENDATION OF APPROVAL: 
 
Staff recommends a YES vote on the motion. Passage of this motion will result in the 
adoption of revised findings as set forth in this staff report. The motion requires a 
majority vote of the members from the prevailing side present at the October 10, 
2013 hearing, with at least three of the prevailing members voting. Only those 
Commissioners on the prevailing side of the Commission’s action are eligible to vote 
on the revised findings. The Commissioners eligible to vote are: 
 
Commissioners Bochco, Brennan, Cox, Garcia, Groom, Kinsey, McClure, Mitchell, 
Vargas, Zimmer, and Chairperson Shallenberger  
 
 
RESOLUTION TO ADOPT REVISED FINDINGS: 
 
The Commission hereby adopts the findings set forth below for approval of the City 
of Imperial Beach LCP Amendment as modified on the grounds that the findings 
support the Commission’s decision made on October 10, 2013 and accurately reflect 
the reasons for it. 
 
I. Denial of LUP Amendment as Submitted 
 
 MOTION: I move that the Commission certify Land Use Plan Amendment 

#2-12 as submitted by the City of Imperial Beach. 
 
STAFF RECOMMENDATION TO DENY: 
 
Staff recommends a NO vote.  Failure of this motion will result in denial of the 
amendment as submitted and adoption of the following resolution and findings.  The 
motion passes only by an affirmative vote of a majority of the appointed Commissioners. 
 
RESOLUTION TO DENY: 
 
The Commission hereby denies certification of the Land Use Plan Amendment #2-12 as 
submitted by the City of Imperial Beach and adopts the findings set forth below on the 
grounds that the amendment does not conform with the policies of Chapter 3 of the 
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Coastal Act.  Certification of the Land Use Plan amendment would not comply with the 
California Environmental Quality Act because there are feasible alternatives or mitigation 
measures which could substantially lessen any significant adverse impact which the Land 
Use Plan Amendment may have on the environment. 
 
 
II. Approval with Suggested Modifications 
 
 MOTION: I move that the Commission certify Land Use Plan Amendment 

#2-12 for the City of Imperial Beach if it is modified as suggested 
in this staff report. 

 
STAFF RECOMMENDATION TO CERTIFY WITH SUGGESTED 
MODIFICATIONS: 
 
Staff recommends a YES vote.  Passage of the motion will result in the certification of 
the land use plan amendment with suggested modifications and adoption of the following 
resolution and findings.  The motion to certify with suggested modifications passes only 
upon an affirmative vote of the majority of the appointed Commissioners. 
 
RESOLUTION TO CERTIFY WITH SUGGESTED MODIFICATIONS: 
 
The Commission hereby certifies the Land Use Plan Amendment #2-12 for the City of 
Imperial Beach if modified as suggested and adopts the findings set forth below on the 
grounds that the Land Use Plan amendment with suggested modifications will meet the 
requirements of and be in conformity with the policies of Chapter 3 of the Coastal Act.  
Certification of the land use plan amendment if modified as suggested complies with the 
California Environmental Quality Act because either 1) feasible mitigation measures 
and/or alternatives have been incorporated to substantially lessen any significant adverse 
effects of the plan on the environment, or 2) there are no further feasible alternatives or 
mitigation measures that would substantially lessen any significant adverse impacts 
which the Land Use Plan Amendment may have on the environment. 
 
III. Reject IP Amendment as Submitted 
 
 MOTION: I move that the Commission reject the Implementation Program 

Amendment #2-12 for the City of Imperial Beach as submitted. 
 
STAFF RECOMMENDATION OF REJECTION: 
 
Staff recommends a YES vote.  Passage of this motion will result in rejection of 
Implementation Program and the adoption of the following resolution and findings.  The 
motion passes only by an affirmative vote of a majority of the Commissioners present. 
 
RESOLUTION TO DENY CERTIFICATION OF THE IMPLEMENTATION 
PROGRAM AS SUBMITTED: 
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The Commission hereby denies certification of the Implementation Program submitted 
for the City of Imperial Beach and adopts the findings set forth below on grounds that the 
Implementation Program as submitted does not conform with, and is inadequate to carry 
out, the provisions of the certified Land Use Plan.  Certification of the Implementation 
Program would not meet the requirements of the California Environmental Quality Act as 
there are feasible alternatives and mitigation measures that would substantially lessen the 
significant adverse impacts on the environment that will result from certification of the 
Implementation Program as submitted 
 
IV. Certify with Suggested Modifications 
 
 MOTION: I move that the Commission certify the Implementation Program 

Amendment #2-12 for the City of Imperial Beach if it is modified 
as suggested in this staff report. 

 
STAFF RECOMMENDATION: 
 
Staff recommends a YES vote.  Passage of this motion will result in certification of the 
Implementation Program with suggested modifications and the adoption of the following 
resolution and findings.  The motion passes only by an affirmative vote of a majority of 
the Commissioners present. 
 
RESOLUTION TO CERTIFY THE IMPLEMENTATION PROGRAM WITH 
SUGGESTED MODIFICATIONS: 
 
The Commission hereby certifies the Implementation Program Amendment for the City 
of Imperial Beach if modified as suggested and adopts the findings set forth below on 
grounds that the Implementation Program with the suggested modifications conforms 
with, and is adequate to carry out, the provisions of the certified Land Use Plan.  
Certification of the Implementation Program if modified as suggested complies with the 
California Environmental Quality Act, because either 1) feasible mitigation measures 
and/or alternatives have been incorporated to substantially lessen any significant adverse 
effects of the Implementation Program on the environment, or 2) there are no further 
feasible alternatives and mitigation measures that would substantially lessen any 
significant adverse impacts on the environment. 
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PART III.   SUGGESTED MODIFICATIONS  
 

Land Use Plan Modifications 
 
The underlined sections represent language that the City of Imperial Beach proposes be 
added to the certified LUP, and the strike-through sections represent language which the 
City proposes to delete from LUP. The red underlined sections represent language that 
the Commission suggests be added to the City’s proposal, and the red strike-through 
sections represent language which the Commission suggests be deleted from the City’s 
proposal. 
 
1. On Page I-9 of the Introduction, the second checklist item under the description of 

key features of the Land Use Element is amended as follows: 
 
 Reducing the highest density apartment/condominium areas from a maximum 

density of one unit per 1,000 square feet of lot area to one unit per 1,500 square 
feet of lot area, except where specified development incentives are offered. 

 
2. On Page C-23 continuing onto Page C-24 of the Circulation Element, the following 

new policies shall be added: 
 
C-22 Parking 
 

i. Shared Public/Private Parking 
Where feasible, public use of private parking facilities currently underutilized on 
weekends and holidays (i.e., serving office buildings) shall be permitted in all 
commercial zones located within ¼ mile of the beach. 

 
j. Balanced Development 

All new commercial and higher density residential development shall be located 
and designed to facilitate provision or extension of transit service to the 
development to the extent feasible. Residential, commercial, and recreational uses 
should be located in relationship to each other so as to encourage walking, 
bicycling, and transit ridership. Major employment, retail, and entertainment 
districts and major coastal recreational areas should be well served by public 
transit and easily accessible to pedestrians and bicyclists. 
 

k. Employer Support of Transit 
The City shall actively encourage convenient alternatives to automobile use 
throughout the Commercial Districts by requiring employers to provide incentives 
for alternative transit use such as providing employee transit passes or subsidies, 
ridesharing programs, preferred parking for carpooling and on-site shower 
facilities. 
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3. On Page L-8 of the Land Use Element, Table L-2: Land Use Designations and 
Specifications is amended as follows: 
 

C-1C/MU-1 General Commercial and Mixed-Use (4 stories)  
The General Commercial and Mixed-Use land use designation provides for commercial 
development, mixed-use development, multiple-family dwellings, and land businesses to 
meet the local demand for commercial goods and services, as opposed to the goods and 
services required primarily by the tourist population. Nevertheless, existing high-priority 
uses such as RV parks shall be protected and encouraged. It is intended that the dominant 
type of commercial activity in thise C/MU-1 designation will be community- and 
neighborhood-serving retail and office uses. Such as markets, specialty stores, 
professional offices, personal service department stores, restaurants, liquor stores, 
hardware stores, etc. Multi-family Rresidential uses may be permitted above the first 
floor at a maximum density of 1 one unit per every 1,000 square sq. feet. of land, per the 
City of Imperial Beach Zoning Ordinance. Discretionary permit review by the City shall 
be required for such residential use. 
 
For all buildings with frontage along the north and south sides of Palm Avenue/SR 75 
between the Florida Street and Rainbow Drive Palm Avenue between 7th Street and 
Florida Street, including those with multiple-family dwelling units, “active commercial 
uses” are required to be provided at a minimum of sixty percent of each building’s 
ground floor square footage with direct pedestrian access from the Palm Avenue sidewalk 
or a plaza. The remaining 40% must either be primarily related to the commercial use, 
such as parking, access, or other non-active commercial purpose or, if related to non-
commercial use, must be designed either to encourage and promote pedestrian activity or 
to visually screen required on-site parking. 
 
 
4. On Page L-8 of the Land Use Element, Table L-2: Land Use Designations and 

Specifications is amended as follows: 
 
C-2 C/MU-2 Seacoast Commercial and Mixed-Use (3 stories, except for hotels, 
where 4 stories may be permitted by specific plan) 
The C/MU-2 Seacoast Commercial land use designation provides for land to meet the 
demand for goods and services required primarily by as well as the tourist population, as 
well as by local residents who use the beach area. It is intended that the dominant type of 
commercial activity in this designation will be visitor-serving retail such as specialty 
stores, surf shops, restaurants, and hotels and motels, etc. In order. tTo promote a more 
pedestrian-oriented community character, as well as to reduce the high volume of vehicle 
trips attracted by drive- throughu establishments, drive-throughu services for restaurants, 
banks, dry cleaners, and other similar auto-related business establishments shall be 
prohibited in this zone. 
 
Per the City of Imperial Beach Zoning Ordinance, multi-family residential uses shall be 
permitted at a maximum density of 1 unit per every 1,500 gross sq. ft. of lot area; if 
located on Palm Avenue or the east side of Seacoast Drive or on Palm Avenue, east of 
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Seacoast Drive, multi-family residential uses may be increased to a maximum density of 
1 unit per every 1,210 gross sq. ft. of lot area, subject to the compliance with specified 
development incentives and the approval of a conditional use permit. 
 
Residential uses may (included below) be permitted above the first floor at a maximum 
density of one unit per every 1,500 square feet of land. Discretionary permit review by 
the City shall be required for such residential use. 
 
Additionally, the Seacoast Mixed Use/Residential Overlay was established to preserve 
opportunities for single-family residences to provide for the future expansion of 
commercial uses allowed in the C/MU-2 designation while preserving opportunities for 
the continuation of single-family residential uses within the overlay area. Mixed-use and 
multi-family residences are permitted in the C/MU-2 area, as well as in the Seacoast 
Mixed Use/Residential Overlay Zone. 
 
5. On Page L-8 of the Land Use Element, Table L-2: Land Use Designations and 

Specifications is amended as follows: 
 
MU-2 Mixed Use Overlay 
The Mixed Use Overlay land use designation provides for future expansion of uses 
allowed in the C-2 Land Use Designation in an orderly way without requiring the 
amendment of the General Plan. In this overlay designation, commercial activities would 
be allowed to expand into areas otherwise designated as Residential. Discretionary permit 
review by the City shall be required for such commercial use. 
 
Seacoast Mixed Use/Residential Overlay 
The purpose of the Seacoast Mixed Use/Residential Overlay land use designation is 
to preserve opportunities for the continuation of single-family residential uses provide for 
the future expansion of commercial uses allowed in the C/MU-2 designation, while 
preserving opportunities for the continuation of single-family residential uses, in the area 
bounded by Ocean Boulevard (the beach) to the west, Ocean Lane on the east, Imperial 
Beach Boulevard on the south, and Palm Avenue on the north. In this area, single-family 
land uses shall be permitted, in addition to all uses permitted within the C/MU-2 
designation. 
 
 
6. On Page L-9 of the Land Use Element, Policy L-4e is amended as follows: 

 
Policy L-4e Seacoast Commercial and Mixed-Use (C-2 & MU-2MU-2) 
The Seacoast commercial aArea shall serve as a commercial and mixed-use visitor-
serving, pedestrian-oriented commercial area. A Residential Overlay Zone was 
established to preserve the opportunity for single-family residences to remain in a 
designated portion of the project area.  Existing residential uses shall be slowly 
transitioned to new visitor-serving commercial uses. Existing residential uses shall be 
slowly transitioned to new visitor serving commercial uses. To ensure that the existing 
character is maintained and enhanced, the zoning for this area shall incorporate standards 
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for setbacks and stepbacks, and encourage pedestrian activity through the design and 
location of building frontages and parking provisions. As part of the design review, 2nd or 
3rd stories may be required to be set-back from Seacoast Drive. 
 
For all buildings with frontage along Seacoast Drive, including those with multiple-
family dwelling units, “active commercial uses” are required to be provided at a 
minimum sixty percent of each building’s ground floor square footage and have direct 
pedestrian access from the Seacoast Drive sidewalk or a plaza. The remaining 40% must 
either be primarily related to the commercial use, such as parking, access, or other non-
active commercial purpose or, if related to non-commercial use, must be designed either 
to encourage and promote pedestrian activity or to visually screen required on-site 
parking. 
 
Per the City of Imperial Beach Zoning Ordinance, tTimeshares shall require approval of a 
conditional use permit and shall be prohibited on the first 1st floor, unless 25% are 
reserved for overnight accommodation. 
 
7. On Page L-12 of the Land Use Element, the Policy L-9 is amended as follows: 
 
L-9 Lower Cost Visitor and Recreational Facilities 
 
Lower cost visitor and recreational facilities shall be protected, encouraged, and, where 
feasible, provided.  Developments providing public recreational opportunities are 
preferred. 
 
Public recreation and lower-cost commercial recreational development, including RV 
parks, campgrounds, hostels, and hotels, shall not be removed, unless replaced with a 
facility comparable in function, location, and cost to the public. If replacement of lower 
or moderate cost units is determined to be infeasible (either on-site or elsewhere in 
Imperial Beach or within 5 miles of the coast), then the new development shall be 
required to pay, as a condition of approval for a coastal development permit, a mitigation 
payment to provide significant funding for the establishment of lower cost overnight 
visitor accommodations within Imperial Beach, preferably, or within the South Bay, for 
each of the low or moderate units removed/converted on a 1:1 basis. 
 

Implementation Plan Modifications 
 
The underlined sections represent language that the City of Imperial Beach proposes be 
added to the certified LUP, and the strike-through sections represent language which the 
City proposes to delete from LUP. The red underlined sections represent language that 
the Commission suggests be added to the City’s proposal, and the red strike-through 
sections represent language which the Commission suggests be deleted from the City’s 
proposal. 
 
8. 7. On Page 1 of the Proposed New and Amended Definitions, the following 

amendments shall be made: 
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19.04.400. Height, Measurement of 
Height shall be measured from existing grade at all points of the site to a warped plane an 
equal height above all points on the site the average level of the highest and lowest point 
of that portion of the building site (at existing grade) covered by the building or structure 
to the highest point of the building or structure. 
 
Active Commercial Uses 
“Active commercial uses” mean commercial uses that are oriented along the street wall 
facing the main street at ground level. Active commercial uses should shall be accessible 
to the general public, generate walk-in pedestrian clientele, and or contribute to a high 
level of pedestrian activity. Property entrances will be oriented to the street, which will 
facilitate sidewalk traffic and active streets. Uses that generate pedestrian activity include 
retail shops, grocery stores, restaurants, bars, theaters and the performing arts, personal 
convenience services, hotels, banks, travel agencies, child care services, libraries, 
museums and galleries, and commercial recreation and entertainment. 
 
Open Space, Public Common 
“Public Common open space” means those usable outdoor spaces commonly accessible 
to all residents and users of the building for the purpose of passive or active recreation. 
 
 
9. 8. Chapter 19.23, the table of land uses permitted in the proposed C/MU-1, C/MU-2, 

and C/MU-3, shall be amended as followed. As proposed by the City, “P” means 
“Expressly permitted,” “C” means “Permitted with conditional use permit,” and 
“N” means “Not permitted.” 

 
Highlighted text indicates that the use is a newly defined regulated use by the City, or 
the City is proposing to change or add permissions. 
 
[C] or [P] or [N] text indicates land use permission in the existing ordinance that the 
City is proposing to change. 

 
Chapter 19.23 COMMERCIAL/MIXED-USE USE REGULATIONS 
 
Commercial Uses C/MU-1  C/MU-2 C/MU-3 Notes   
 
Liquor store  P [C] C  P [C] C N  See definition. 
 
Hostel    N C   C  N  See definition. 
 
Single-family  N   N*[P]  N  *Only permitted in 
detached          Seacoast Mixed-Use/ 
           Residential Overlay Zone 
 
Campsites   N C   N  N  See definition. 
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10. 9. Chapter 19.26, the proposed C/MU-1 General Commercial and Mixed-Use Zone 

shall be amended as follows: 
 
Chapter 19.26. C/MU-1 GENERAL COMMERCIAL AND MIXED-USE ZONE 
 
19.26.020. Permitted uses. 
 

A. The following commercial uses (excluding light manufacturing or 
industrial uses) shall be permitted subject to subsections C and D of this section as 
appropriate:  Specified commercial, residential, light industrial, public and semi-public, 
green building utilities, and open space and recreation uses allowed in the C/MU-1 zone 
are listed in Chapter 19.23, including those requiring a conditional use permit, and shall 
also comply with the following land use regulations: 
 
 1. Stores, shops and offices supplying commodities of performing services 
for residents of the City as a whole such as retail rood stores, restaurants, department 
stores, specialty shops, banks, business or professional offices and other financial 
institutions, personal service enterprises, hotels and motels; 
 
  1. For all buildings with frontage along Palm Avenue between 7th Street and 
Florida Street   the north and south sides of Palm Avenue/SR 75 between Florida Street 
and Rainbow Drive Palm Avenue between 7th Street and Florida Street, including those 
with multiple-family dwelling units, “active commercial uses” as defined in Chapter 
19.05 are required to be provided at a minimum of sixty percent of each building’s 
ground floor square footage, have direct pedestrian access from the Palm Avenue 
sidewalk or a plaza, and have a minimum building depth of twenty-five feet. Exceptions 
would require approval of a conditional use permit. The remaining 40% must either be 
primarily related to the commercial use, such as parking, access, or other non-active 
commercial purpose or, if related to non-commercial use, must be designed either to 
encourage and promote pedestrian activity or to visually screen required on-site parking. 
 
 
 
11. 10. In Chapter 19.27 of the proposed C/MU-2 Seacoast Commercial and Mixed-

Use Zone, Section 19.27.010 shall be amended as follows: 
 
Chapter 19.27. C/MU-2 SEACOAST COMMERCIAL AND MIXED-USE ZONE 
 
19.27.010. Purpose of zone. 
 
The purpose of the C/MU-2 zone is to provide land to meet the demand for goods and 
services required primarily by the tourist population, as well as local residents who use 
the beach area. It is intended that the dominant type of commercial activity in the C/MU-
2 zone will be visitor-serving retail such as specialty stores, surf shops, restaurants, and 
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hotels and motels. Additionally, the Seacoast Residential Overlay Zone has been 
established to preserve opportunities for single-family residences within the overlay area. 
Mixed-use and multiple family residences are also permitted in the C/MU-2 zone and in 
the Seacoast Mixed Use/Residential Overlay Zone. The development standards of the 
C/MU-2 zone encourage pedestrian activity through the design and location of building 
frontages and parking provisions.  
 
 
12. 11. Section 19.27.020 shall be amended as follows: 
 
19.27.020. Permitted uses. 
 

A. The following commercial uses shall be permitted subject to subsections 
B, C, and D of this section as appropriate: Specified commercial, residential, light 
industrial, public and semi-public, green building utilities, and open space and recreation 
uses allowed in the C/MU-2 zone are listed in Chapter 19.23, including those requiring a 
conditional use permit, and shall also comply with the following land use regulations: 
 

1. For all buildings with frontage along Seacoast Drive, including those with 
multiple-family dwelling units, “active commercial uses” as defined in Chapter 19.04 are 
required to be provided at a minimum sixty percent of each building’s ground floor 
square footage and have direct pedestrian access from the Seacoast Drive sidewalk or a 
plaza. Exceptions would require approval of a conditional use permit.  The remaining 
40% must either be primarily related to the commercial use, such as parking, access, or 
other non-active commercial purpose or, if related to non-commercial use, must be 
designed either to encourage and promote pedestrian activity or to visually screen 
required on-site parking. 
 
 […] 
 

5. Multiple-family residential dwelling units are permitted at a maximum 
density of one unit per every one thousand five hundred gross square feet of lot area; or if 
located on Palm Avenue and the east side of Seacoast Drive or Palm Avenue, east of 
Seacoast Drive, residential dwelling units may be increased to a maximum density of one 
dwelling unit for each one thousand two hundred and ten gross square feet of lot area 
with approval of a conditional use permit by the City Council that demonstrates 
compliance with two or more of the following development incentives: 
 

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

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

c. Entire project provides a minimum of seventy-five percent “active 
commercial uses” on the ground floor; 
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d. At least twenty-five percent of proposed residential units must be three-
bedroom units;  

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

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

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

 
 
13. 12. Section 19.27.040(B) Yards shall be amended as follows: 
 
B. For properties within the Seacoast Mixed Use/Residential Overlay Zone, the 
setbacks shall be as required in Section 19.27.140(B); and, […] 
 
 
14. 13. Section 19.27.070 shall be amended as follows: 
 
19.27.070. Building Height. 
 

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

 
1. [...] 
2. Properties east of Seacoast Drive shall have a height limit not to exceed three 

stories and thirty-five feet with approval of a conditional use permit that 
demonstrates compliance with the following: 

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

b. tTwo or more of the development incentives listed in Section 
19.27.020(A)(5), and […] 

 
 
15. 14. Section 19.27.140 shall be amended as follows: 
 
19.27.140. Seacoast Commercial Mixed-Use/Residential Overlay Zone. 
The area located between Ocean Boulevard on the west, Ocean Lane on the east, and 
between Imperial Beach Boulevard on the south and Palm Avenue on the north is 
designated as a Commercial- the Seacoast Mixed-Use Residential Overlay zZone (MU-
2). The purpose of this overlay zone is to preserve opportunities for continuation of 
single-family residential uses in this area. this transition zone is to allow for the gradual 
commercial expansion in an area which is currently used for residential purposes. this 
transition zone is to allow for the gradual commercial expansion in an area which is 
generally used for residential purposes while preserving opportunities for the 
continuation of single-family residential uses. 
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A. The following uses shall be permitted in the MU-2 Seacoast Mixed-
Use/Residential Overlay Zone: 

1. RSingle-family residential; 
2.  Short-term rentals as defined in Section 19.040.692 of this code.; and 
3.  Any use listed in Chapter 19.27.020 as a permitted use in the C/MU-2 

zone is a permitted use in the Seacoast Residential Overlay Zone. 
 
 
16. 15. Section 19.48.035 shall be amended as follows: 
 
19.48.035. Required spaces for Mixed-Use Projects in the C/MU-1, C/MU-2, and 
C/MU-3 zones. 
 
 
17. 16. Section 19.48.050 shall be amended as follows: 
 
19.48.050. Required spaces — for Stand-Alone Commercial and other uses. 
 
 
18. 17. On Page 2 of the proposed new DESIGN GUIDELINES, Section 5.0 Ground 
Floor Uses and Street Level Design shall be amended to add the following new guideline: 
 
 5.6 Public views towards the ocean from public vantages shall be protected 

and preserved through the use of setbacks and stepbacks.  
 
Detailed design standards and criteria should be developed for the Seacoast area. The 
standards and criteria should provide specific direction as to the design quality and image 
desired by the community.  
 
 
PART IV.  FINDINGS FOR REJECTION OF THE CITY OF IMPERIAL 

BEACH LAND USE PLAN AMENDMENT, AS SUBMITTED, AND 
APPROVAL IF MODIFIED 

 
A. AMENDMENT DESCRIPTION  
 
The proposed amendment would make a variety of changes in the permitted uses and 
development standards, including required parking and design guidelines, to the City’s 
three commercial land use designations. The City’s three existing commercial areas are 
the C-1 General Commercial District, the C-2 Seacoast Commercial District, and the C-3 
Neighborhood Commercial District (see Exhibits #3 and #4). In each district, the 
amendment would allow areas currently designated for commercial uses to be developed 
with residential use and significantly reduce the amount of parking required for mixed 
use projects.    
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1. C-1 General Commercial (4 stories) 
 
The General Commercial land use designation is applied to a several-block area on the 
north and south side of Palm Avenue/Highway 75, roughly from the freeway to where 
Palm Avenue curves into the City of Coronado. Although the C-1 district is not along the 
shoreline, it is the main entry way into the City and a major coastal access route. The 
existing LUP describes the use of the area as follows: 
 

The General Commercial land use designation provides land to meet the local 
demand for commercial goods and services, as opposed to the goods and services 
required primarily by the tourist population. It is intended that the dominant type 
of commercial activity in this designation will be community and neighborhood 
serving retail and office uses such as markets, specialty stores, professional 
offices, personal service department stores, restaurants, liquor stores, hardware 
stores, etc. Residential uses may be permitted above the first floor at a maximum 
density of one unit per every 1,000 square feet of land. Discretionary permit 
review by the City shall be required for such residential use. 

 
The proposed amendment would allow multi-family residential uses throughout the 
designation, including on the ground level, and would redesignate the area as C/MU-1 
General Commission and Mixed Use (4 stories). The existing Mixed Use 1 Overlay in the 
area, which was designed to encourage commercial uses on existing residential lots in the 
C-1 designation, would be removed, as both commercial and residential uses would be 
allowed throughout the district.   
 

2. C-2 Seacoast Commercial (3 stories, except for hotels where 4 stories may be 
permitted by specific plan) 

 
The Seacoast Commercial district is the City’s tourist commercial, visitor-serving region. 
It includes the area along Seacoast Drive, which the main street paralleling the shoreline 
from Palm Avenue to Imperial Beach Boulevard, as well as a small stretch of Palm 
Avenue east of Seacoast Drive. The area is currently designated in the LUP as follows: 

 
C-2 Seacoast Commercial (3 stories, except for hotels where 4 stories may be 
permitted by specific plan) 
The Seacoast Commercial land use designation provides for land to meet the 
demand for goods and services required primarily by the tourist population, as 
well as local residents who use the beach area. It is intended that the dominant 
type of commercial activity in this designation will be visitor-serving retail such 
as specialty stores, surf shops, restaurants, hotels and motels, etc. In order to 
promote a more pedestrian-oriented community character, as well as to reduce the 
high volume of vehicle trips attracted by drive-thru establishments, drive-thru 
services for restaurants, banks, dry cleaners, and other similar auto related 
business establishments shall be prohibited in this zone. Residential uses may 
(included below) be permitted above the first floor at a maximum density of one 



 Revised Findings IB LCPA #2-12 (Commercial Mixed Uses) 
 
 

 
22 

 

unit per every 1,500 square feet of land. Discretionary permit review by the City 
shall be required for such residential use. 

 
The Seacoast District is currently developed with a mix of commercial, multi-family 
residential, and mixed use developments. However, many of the lots immediately 
adjacent to the shoreline are developed with single-family residents. There is an existing 
overlay designation in the Seacoast District, the Mixed Use 2 Overlay, which is designed 
to promote and facilitate the expansion of visitor-serving commercial uses along the 
shoreline: 
 

MU-2 Mixed Use Overlay 
The Mixed Use Overlay land use designation provides for future expansion of 
uses allowed in the C-2 Land Use Designation in an orderly way without 
requiring the amendment of the General Plan. In this overlay designation, 
commercial activities would be allowed to expand into areas otherwise designated 
as Residential. Discretionary permit review by the City shall be required for such 
commercial use. 

 
The proposed amendment would redesignate the area C/MU-2 Seacoast Commercial and 
Mixed Use. It would allow residential uses on the ground floor throughout the district. It 
would allow multi-family residential uses to be located on the east side of Seacoast 
Drive, and on Palm Avenue, east of Seacoast Drive, to develop at a density of 1 unit per 
every 1,210 gross sq.ft. of lot area, rather than the existing 1 per 1,500 sq.ft of lot area.  
 
The MU-2 Overlay would be converted to the “Seacoast Residential Overlay.” Rather 
than encourage the conversion of the single-family residential to commercial uses, as the 
existing overlay does, the proposed Residential Overlay would “preserve opportunities 
for single-family residences,” as well as allowing multi-family and commercial uses. 
 

3. C-3 Neighborhood Commercial (2 stories) 
 
The C-3 Neighborhood Commercial District is a several-block area at the corner of 13th 
Street and Imperial Beach Boulevard, several parcels at the northeast corner of Imperial 
Beach Boulevard and 9th Street, and several parcels on the northeast corner of 13th Street 
and Iris Avenue. These lands are intended to provide for businesses which meet the local 
neighborhood demand for commercial goods and services, as opposed to the goods 
services required primarily by the tourist population or City-wide. The current maximum 
height is 2 stories or 28 feet, and residential uses are permitted only above the first floor 
at a maximum density of one unit per every 2,000 sq.ft. feet of land. 
 
This designation would be changed to C/MU-3 Neighborhood Commercial and Mixed 
Use (3 Stories), allowing heights up to 30 feet. With approval of a condition use permit 
that demonstrates compliance with various development incentives, three stories or 35 
feet in height would be permitted. The proposed amendment would allow residential uses 
in the C/MU-3 area at a maximum density of 1 unit per every 1,500 gross sq.ft., (or up to 
1 unit per every 1,210 gross sq.ft. of lot area if the development incentives are provided), 
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and residential uses would not be limited to above the ground floor. In addition, since the 
area on the corner of 13th Street has been developed with multi-family residential, the 
amendment includes redesignating this area to High Density Residential to match the 
existing use. 
 

4. Parking 
 
The City’s IP includes detailed parking standards; however, the following general 
parking standards are included in the LUP: 
 
Policy C-22h Detailed Parking Standards Shall Be Included In the Zoning 
Ordinance 
The Standards shall use the following guidelines: 
Residential - 1.5 to 2.0 spaces per dwelling unit. 
Hotel/Motel - 1 space per guest room. 
Commercial - varies from 1 space per 50 sq. ft. to 1 space per 300 sq. ft. of building. 
Bars and Restaurants - 1 space for each seventy-five square feet of net floor area, plus 
one per two employees at largest work shift. 
 
The proposed amendment would add the following new standards for mixed use 
development: 
 
Policy C-22h Detailed Parking Standards Shall Be Included In the Zoning 
Ordinance 
Per the City of Imperial Beach Zoning Ordinance, parking standards for the 
commercial/mixed-use zones shall use the following guidelines: 

• Commercial – C/MU-1 and C/MU-3 zones: 1 space per 500 gross sq. ft. of 
commercial use. 

• Commercial – C/MU-2 zone: 1 space per 1,000 gross sq. ft. of commercial use. 
• Multiple-family residential – C/MU-1, C/MU-2, and C/MU-3 zones: 1.5 spaces 

per dwelling unit. 
• Hotel without cooking facilities – C/MU-1, C/MU-2, and C/MU-3 zones: 1 space 

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

per guest room. 
 
In the commercial/mixed-use zones, parking reductions, shared parking, waivers, or other 
strategies may be employed in order to facilitate pedestrian oriented activity and mixed-
use development, and shall be subject to Policies C-22b, C-22e, and C-22f, which 
describe various requirements for pedestrian-oriented design, shared parking, and off-site 
parking requirements (see Exhibit #6, “AECOM, Page 1-2). 
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B. CONFORMITY OF THE LAND USE PLAN WITH CHAPTER 3  
 
Relevant Coastal Act policies include the following: 

 
Section 30210 
 
In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all the people consistent with public 
safety needs and the need to protect public rights, rights of private property owners, 
and natural resource areas from overuse. 
 
Section 30211 
 
Development shall not interfere with the public's right of access to the sea where 
acquired through use or legislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 
 
Section 30213 
 
Lower cost visitor and recreational facilities shall be protected, encouraged, and, 
where feasible, provided.  Developments providing public recreational opportunities 
are preferred… 
 
Section 30221 
 
Oceanfront land suitable for recreational use shall be protected for recreational use 
and development unless present and foreseeable future demand for public or 
commercial recreational activities that could be accommodated on the property is 
already adequately provided for in the area. 
 
Section 30222 
 
The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall have 
priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry. 

 
Section 30250 

 
 (a) New residential, commercial, or industrial development, except as otherwise 
provided in this division, shall be located within, contiguous with, or in close 
proximity to, existing developed areas able to accommodate it or, where such areas 
are not able to accommodate it, in other areas with adequate public services and 
where it will not have significant adverse effects, either individually or cumulatively, 
on coastal resources. […]  
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Section 30253 
 
 New development shall: 
 
 (1) Minimize risks to life and property in areas of high geologic, flood, and fire 
hazard. 
 
 (2) Assure stability and structural integrity, and neither create nor contribute 
significantly to erosion, geologic instability, or destruction of the site or surrounding 
area or in any way require the construction of protective devices that would 
substantially alter natural landforms along bluffs and cliffs. 
 
 (3) Be consistent with requirements imposed by an air pollution control district or 
the State Air Resources Control Board as to each particular development. 
 
 (4) Minimize energy consumption and vehicle miles traveled. 
 
 (5) Where appropriate, protect special communities and neighborhoods which, 
because of their unique characteristics, are popular visitor destination points for 
recreational uses. 

 
1. Findings For Denial 
 
As described, the proposed revisions to the plan would substantially reduce the 
commercial space requirement and thus allow expanded residential use in areas of the 
City’s commercial districts that are currently required to be developed with commercial 
uses. The City’s small Neighborhood Commercial District (currently designated C-3) is 
more than a mile and half away from the shoreline, is very limited in size, and is intended 
to serve only local commercial needs. The proposed revisions to this land use designation 
would not impact coastal access or resources. However, as proposed, the revisions to the 
General Commercial and Seacoast Commercial could potentially impact high-priority 
visitor-serving commercial uses.  
 
As certified in the LUP, the existing C-1 General Commercial district is also oriented 
mainly towards the needs of locals, not visitors. However, although the area is not 
specifically designed with tourists in mind, it contains the City’s primary access road to 
the coast (Palm Avenue), and commercial uses in this area serve people travelling from 
the freeway to the shoreline. In addition, there is an existing recreational vehicle 
park/campground in the C-1 area on the north side of Palm Avenue/SR-125, at the corner 
of SR-125 and Rainbow Drive, that provides lower cost visitor-serving overnight 
accommodations, which is one of the highest priority uses identified in the Coastal Act. 
The RV site is immediately adjacent to San Diego Bay, and is within easy biking distance 
of the Bayshore Bikeway and the shoreline. The western end of Palm Avenue, where the 
RV park is located, is also the main entryway to the city and the city’s beaches from the 
Silver Strand and Coronado. 



 Revised Findings IB LCPA #2-12 (Commercial Mixed Uses) 
 
 

 
26 

 

 
The amendment is intended to concentrate viable commercial development in the core 
areas of the City while allowing for additional residential uses to support those 
commercial uses. However, as proposed, the LUP would could allow the entire C-1 
District, including the existing RV site, to be redeveloped solely with multi-family uses. 
(The City’s proposed IP amendment includes a requirement that lots fronting Palm 
Avenue between 7th Street and Florida Street would be required to be at least 60% active 
commercial uses. However, this requirement is not proposed to be included in the Land 
Use Plan and thus, would not be the standard of review should the City want to reduce or 
remove it in the future). The City is currently reviewing a development proposal to 
remove the RV park and replace it entirely with condominiums. The proposed 
redesignation from Commercial to Mixed Use is likely to significantly could reduce the 
overall amount of commercial facilities along Palm Avenue, and would potentially allow 
for the elimination of the City’s only existing lower-cost overnight accommodations 
facility RV Park, which could be inconsistent with the priority use policies of the Coastal 
Act. 
 
The existing C-2 Seacoast Commercial District parallels the beach, and constitutes the 
Imperial Beach’s visitor-serving area. However, unlike most coastal cities, the City’s 
tourist-commercial land area is not specifically reserved for tourist-commercial uses only, 
but is more of a mixed use area, with commercial uses required on the ground floor 
(including uses that are not strictly visitor-serving, such as professional offices, financial 
institutions, real estate offices, and child day care centers), and residential uses permitted 
on the upper floors. Furthermore, as noted above, many of the oceanfront lots in the 
Seacoast District are currently single-family residences. The existing Mixed Use Overlay 
in the Seacoast District acknowledges the presence of these low-priority single-family 
residential uses, but encourages their conversion into high-priority commercial uses. 
Thus, a wide range of uses are currently permitted in the Seacoast District. 
 
As with the proposed changes to the C-1 District, the proposed amendment would further 
de-emphasize tourist-commercial uses in the Seacoast District by allowing the entire C-2 
area to be built out with multi-family residential uses. (As with the C-1 District, the 
proposed IP amendment includes a requirement that lots fronting Seacoast Drive be a 
minimum of 60% active commercial uses, but this limitation is not included in the LUP). 
Allowing all residential uses in the City’s only tourist-commercial oriented area is not 
consistent with the priority use provisions of the Coastal Act. In addition, the proposed 
replacement of the existing Mixed Use Overlay in the Seacoast District with a “Seacoast 
Residential Overlay” would reverse the intent of the existing overlay—to encourage new 
tourist commercial uses—to encouraging continuation of the single-family residential 
uses. This approach is not consistent with the Section 30221 requirement that private 
lands suitable for visitor-serving commercial recreational facilities designed to enhance 
public opportunities for coastal recreation have priority over private residential 
development. 
 
Thus, the subject amendment significantly deprioritizes all kinds of commercial uses in 
multiple areas of the City, in favor of residential use. The City’s intent with the subject 
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amendment is to encourage development and redevelopment in more focused areas which 
may be able to support higher occupancies and improved business in the commercial 
leaseholds, rather than broader mixed use districts. In addition, if there were an increase 
of mixed use development, that could potentially reduce the reliance on automobiles and 
reduce traffic.  
 
However, the City’s commercial zones already permit mixed commercial and residential 
development; despite the proposed “Commercial Mixed-Used” label, the proposed LUPA 
would give residential uses equal emphasis with commercial. The Commission 
recognizes the City’s interest in stimulating development in underutilized areas and 
avoiding high vacancy rates in commercially zoned areas. However, it is important that a 
minimal amount of land area for commercial uses be preserved along major coastal 
access corridors and in shoreline areas in order to ensure visitor-serving commercial 
facilities for tourists are available, such that beach communities do not become entirely 
bedroom communities accessible only to residents. In addition, if the City is going to 
allow more residential use at the expense of commercial uses, the City’s few highest 
priority commercial uses—lower-cost commercial facilities including the City’s RV 
parks—should be protected and preserved.  
 
The City’s IP includes detailed parking standards; however, general parking standards are 
included in the LUP. Thus, the detailed discussion of parking impacts is included in the 
findings for the IP amendment, which are incorporated herein. However, the proposed 
LUP changes in parking requirements for Mixed Use developments are generally 
consistent with the public access policies. However, since the parking requirements will 
be reduced, and given the overall amendment’s shift towards pedestrian orientation, 
increased heights and density, the LUP should include some specific trip demand 
reduction strategies. However, as proposed, no specific strategies are included, only a 
general commitment to “transportation demand management strategies.” 
 
As proposed, the LUP Amendment does not adequately protect the City’s existing high-
priority uses, does not require a minimum amount of commercial uses in the C-1 or C-2 
districts, and prioritizes the protection of single-family residences on the shoreline. 
Therefore, as submitted, the amendment cannot be found consistent with the public 
access, recreation, and priority use policies of the Coastal Act. 
 
2. Findings For Approval if Modified 
 
Since the amendment would allow a significant increase in low-priority residential use 
within the City’s mixed use zones, suggested modifications have been added to provide 
specific protection for high-priority visitor serving uses; in particular, the City’s existing 
RV park. Suggested Modification #3 adds language to the definition of the new General 
Commercial and Mixed-Use land use to protect and encourage existing high-priority uses 
such as the RV park. Suggested Modification #7 adds a requirement that public recreation 
and lower-cost commercial recreational development, including RV parks, campgrounds, 
hostels, and hotels, not be removed, unless replaced with a facility comparable in 
function, location, and cost to the public, or an in-lieu mitigation fee is provided. With 
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regard to the in-lieu fee, in past years, the Commission has most typically required a 
mitigation fee of $30,000 for each lower-cost unit lost (e.g., the Solana Beach LUP). This 
amount could vary for moderate cost accommodations. However, rather than include a 
specific number in Imperial Beach’s LCP at this time, given the City’s particular 
challenges with attracting and retaining commercial development, specifically overnight 
accommodations, the Commissions finds that the appropriate mitigation would be best 
determined at such a the time that a specific project is approved, taking into consideration 
the current economics and circumstances of the particular project in question. In any 
case, as modified, appropriate mitigation to off-set the loss of overnight visitor 
accommodations would be required. 
 
To ensure that a minimum amount of lower-cost and visitor-serving commercial uses are 
preserved along the City’s main coastal access route,. Suggested Modification #3 and #6 
require that all buildings with frontage on the north and south sides of Palm Avenue/SR 
75 between the border with the City of San Diego and Rainbow Drive 7th Street and 
Florida Street including those with multiple-family dwelling units, include “active 
commercial uses” at a minimum of sixty percent of each building’s ground floor square 
footage, as well as direct pedestrian access from the Palm Avenue sidewalk or a plaza. 
(“Active Commercial Uses” is a new definition proposed in the IP, and described below 
in the findings for the Implementation Plan). This is essentially the same requirement that 
the City is proposing to include in the proposed IP, with several important 
modifications. First, the suggested modifications requires that the area along Palm 
Avenue that is subject to the 60% active commercial uses standard includes Palm Avenue 
from Florida Street west to Rainbow Drive, or roughly to the location of the RV park (see 
Exhibit #7). The City’s (IP) proposal for ground level commercial covers only 
approximately 5 city blocks in the middle of Palm Avenue, and excludes the portions of 
Palm Avenue on the eastern border of the city and the portion of the Palm Avenue on the 
Coronado side of the city. As noted, the western terminus of Palm Avenue is the main 
entry way to the City from the Silver Strand. Visitors to the Imperial Beach’s shoreline 
from Coronado would mostly likely never travel inland on Palm Avenue to the area 
where the City is proposing retain some commercial development. This area currently 
consists largely of commercial development now, including the RV Park on the north 
side of Palm Avenue, and various commercial retail uses on the south side. There is also 
an existing mobile home park on the south side of Palm Avenue. Thus, the proposed 
suggested modification would prioritize commercial uses in the areas most likely to 
generate the demand for tourist-commercial uses, and would be generally consistent with 
the existing uses along Palm Avenue. 
 
Second, as proposed in the IP, the requirement for 60% active commercial uses could be 
removed or modified with approval of a conditional use permit. However, if this 
requirement could simply be removed without any conditions, or standards, or offsets, it 
would remove the emphasis on commercial uses on Palm Avenue altogether. Thus, this 
exception provision is not included in the suggested modification (and is deleted in the IP 
by Suggested Modification #10 and #12).  
 



 Revised Findings IB LCPA #2-12 (Commercial Mixed Uses) 
 
 

 
29 

 

Suggested Modifications #3 and #6 also clarify that the requirement for “60% active 
commercial uses” on the Palm Avenue street frontage means that the remaining 40% of 
the lot frontage would generally be commercial, but not necessarily “active” uses; that is, 
it could be parking, or back of the house space, or stairwells associated with upper story 
residential uses. The intent of this requirement is not to suggest or allow the other 40% of 
the lot to be used for parking associated with residential uses. The City has indicated this 
clarification is consistent with their intent in adopting the provision. All of these revisions 
have been made to the corresponding IP policies (see Suggested Modifications #10 and 
#12). 
 
Suggested Modifications #4 and #5 revise the City’s proposed Seacoast Residential 
Overlay to largely retain the same language and emphasis on visitor-serving commercial 
uses as in the existing certified LUP. The suggested modifications do not require that any 
existing single-family uses convert to commercial, or prohibit the future development of 
single-family residences in the overlay. As modified, the overlay zone allows for the 
development of oceanfront land suitable for visitor-serving commercial recreational uses, 
with such uses, consistent with the visitor-serving commercial protection policies of the 
Coastal Act. These revisions have been made to the corresponding IP policies (see 
Suggested Modifications #11 and #15). 
 
Suggested Modification #2 adds new policies supporting balanced development between 
commercial, residential, and recreational uses to support alternative forms of transit and 
walkability. Suggested Modification #2 also requires shared public/private parking where 
feasible to support beach users. 
 
Suggested Modification #4 clarifies the location where the proposed increase in density 
would apply. Suggested Modification #1 adds a clarification in the introduction section of 
the LUP to include in the overall LUP goals the proposed allowance for an increase in 
density with the development incentives. 
 
One potential concern with the project is the impact the amendment would have on the 
City’s existing RV Park, Bernardo Shores. This 124-space RV park is located on Palm 
Avenue, a major coastal access route and the gateway to Imperial Beach from the Silver 
Strand and the City of Coronado. The site is an ideal location for a visitor-serving use; 
adjacent to San Diego Bay, overlooking the wildlife refuge, within walking/biking 
distance of the beach, and near the amenities of the Seacoast District and the City of 
Coronado. The property is currently designated C-1; however, the proposed amendment 
would redesignate the site to allow it be developed entirely with multi-family residential 
uses. The City is currently reviewing a proposal to remove the RV Park and construct a 
203 unit condominium project.    
 
This site has historically provided lower cost visitor-serving accommodations, which is 
one of the highest priority uses identified in the Coastal Act. The City, based on 
information provided by the operator, has indicated that the RV Park is typically used for 
long-term stays, not single-night overnight accommodations (see Exhibit #9) and there 
are no facilities, such as showers or restrooms, provided on-site.  All recreational vehicles 
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have to be self-contained vehicles. Nonetheless, Bernardo Shore’s own website states that 
the Park provides “Affordable RV Sites Year-Round,” including daily, weekly, and 
monthly rates. Testimonials provided on Bernardo Shore’s website and other RV Park 
review sites also clearly establish that tourists are visiting Bernardo Shores for weekend 
stays, as well as weekly and monthly stays. 
 
Section 30213 of the Coastal Act requires that lower cost visitor and recreational 
facilities be protected and retained, encouraged, and where feasible, provided. The 
Commission has the responsibility to both protect existing lower-cost facilities, and to 
ensure that a range of affordable facilities be provided in new development along the 
coastline of the state. Imperial Beach does not currently have an abundance of existing 
lower cost overnight accommodations within close proximity to the coast; in fact, the 
City currently only has two hotels, including the Seacoast Inn, which is in the process of 
being remodeled and expanded into a high-end hotel. 
 
The City has suggested that multi-family residential uses should be considered high-
priority uses, because they can be used as vacation rentals. Vacation rentals can provide a 
valuable source of overnight accommodations, particularly in cities such as Imperial 
Beach where traditional overnight facilities are limited. However, the availability of 
vacation rentals is totally dependent on the interest of individual homeowners, and short-
term rentals are also often controversial and are frequently restricted by community 
interest groups. Thus, while the Commission typically encourages vacation rentals in 
existing residential zones, they have never been seen as equal to facilities that 
consistently offer short-term lower cost overnight accommodations, such as motels and 
RV parks. Residential vacation rentals also do not provide the types of visitor-serving 
uses such as retail stores and restaurants that are often associated with commercially-
zoned properties. 
 
Imperial Beach does not have any land area specifically designated and reserved for 
visitor-serving uses; all of its commercial areas, including the shoreline adjacent Seacoast 
District, allow mixed use commercial/residential development, including commercial 
uses that are not typically considered visitor-serving, such as professional offices. The 
Commission has historically found this approach to be appropriate for Imperial Beach, 
given the City’s development patterns and difficulty in attracting commercial tenants. 
However, since Imperial Beach’s visitor-commercial facilities are already extremely 
limited, and the subject amendment will allow for a significant reduction in the amount of 
land designated for commercial-only uses, identifying and preserving the few parcels that 
do contain visitor-serving uses is critical. 
 
The Commission considered suggesting modifications that would have specifically 
required that if public recreation or lower-cost commercial recreational development, 
including RV parks, were removed, they would have to be replaced or a mitigation fee 
provided to offset the loss of the high-priority use. However, the City’s existing LUP 
includes the language of Section 30213 of the Coastal Act, in Policy L-9, which states: 
“Lower cost visitor and recreational facilities shall be protected, encouraged, and, where 
feasible, provided.  Developments providing public recreational opportunities are 
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preferred.” Thus, these uses are provided protection under the existing LUP, and thus, no 
further suggested modifications are necessary. At such time when a project is proposed in 
the City that would impact the City’s existing RV Park, the project must be reviewed to 
determine if the use provides lower cost visitor and recreational facilities, and if it is 
consistent with this policy, including any necessary and appropriate mitigation for 
replacement of the use if removal of lower cost visitor and recreational facilities is 
proposed.     
 
In summary, the proposed amendment will result in a reduction in commercial uses and 
development throughout the city. However, the intent is to concentrate and hopefully 
support more successful commercial enterprises in core areas. As modified, high-priority 
visitor-serving uses will not be adversely affected, as the areas most likely to serve 
tourists—Palm Avenue and Seacoast Drive street frontages—will provide 60% active 
commercial uses on the ground floor. The City’s existing RV Park will be protected and 
affordable overnight accommodations must be maintained lower cost visitor and 
recreational facilities and public recreational opportunities will be protected, encouraged, 
and where feasible, provided, as required by Section 30213 of the Coastal Act.  
Additional trip demand reduction policies in the LUP will ensure that access to the coast 
continues to be supported. Therefore, the proposed amendment, if modified as suggested, 
can be found consistent with the certified LUP. 
 
 
PART V. FINDINGS FOR REJECTION OF THE CITY OF IMPERIAL BEACH 

IMPLEMENTATION PLAN AMENDMENT, AS SUBMITTED, AND 
APPROVAL IF MODIFIED 

 
A. AMENDMENT DESCRIPTION  
 
The proposed changes to the implementation plan/zoning code would add new 
definitions, revise the permitted uses in the City’s commercial zones, increase height 
limits in the Seacoast zone, and significantly reduce the parking requirements for all 
mixed use projects. 
 

1. Definitions 
 
The City is proposing to add definitions of many use types that are not currently defined 
in the code, as well as making minor adjustment to existing definitions, from Religious 
Assemblies, to Health Clubs to Mixed Use Development. The amendment includes a new 
definition of “Active Commercial Uses,” which, as noted previously, would be required 
on a percentage of the ground floor of developments fronting a portion of Palm Avenue 
and Seacoast Drive. Active Commercial Uses would be defined as follows: 
 

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

 
2. Permitted Uses 

 
The amendment would add a new table to the code identifying uses in the three 
commercial/mixed use districts that are expressly permitted, uses that require a 
Conditional Use Permit (CUP), uses that are permitted with specific location 
requirements, and unpermitted uses. Most of the uses listed in the proposed table are 
unchanged from the existing certified plan, but as previously described, most of the 
restrictions on multi-family uses on the ground floor would be eliminated. 
 
The City has identified an error in the proposed amendment that identifies liquor stores as 
permitted outright rather than only with a CUP in the proposed C/MU-1 (General 
Commercial/Mixed Use) and C/MU-2 (Seacoast Commercial/Mixed Use) zones. Liquor 
stores are currently only permitted with a CUP in these zones. Suggested Modification #9 
corrects the permitted use table to require a CUP for liquor stores. 
 

3. Commercial Zone Revisions 
 
Consistent with the LUP Amendment, the IP amendment would revise the existing 
General Commercial, Seacoast Commercial, and Neighborhood Commercial zones to 
allow multi-family uses on the ground floor in each district, with the following 
exceptions.  
 
The C-1 Zone would be rezoned as the “C/MU-1 General Commercial and Mixed-Use 
Zone.” As described under the Land Use Plan findings, in addition to commercial uses, 
the amendment would allow multi-family residential through most of the area, on both 
upper and ground level development. However, for buildings with frontage along Palm 
Avenue between 7th Street and Florida Street, the following requirements would apply: 
 

 “Active commercial uses” are required to be provided at “a minimum of 60% of 
each building’s ground floor square footage, have direct pedestrian access from 
the Palm Avenue sidewalk or a plaza, and have a minimum building depth of 
twenty-five feet. Exceptions would require approval of a conditional use permit.” 

 
The C-2 zone would be rezoned as the “C/MU-2 Seacoast Commercial and Mixed-Use 
Zone.” Consistent with the proposed changes to the LUP, the proposed zoning would 
allow multi-family residential development throughout the district, except that for all 
buildings with frontage along Seacoast Drive, the same requirement as along Palm 
Avenue for 60% active commercial uses and pedestrian access from Seacoast Drive, 
would apply. 
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The proposed amendment would also allow an increase in the residential density and 
heights in the Seacoast district. Currently, residential dwelling units are permitted above 
the first floor at a maximum density of one unit per every 1,500 sq.ft. of lot area. The 
amendment would allow a maximum density of one dwelling unit for each 1,210 sq.ft. of 
lot area, with approval of a CUP that demonstrates compliance with two or more of the 
following development incentives: 
 

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

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

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

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

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

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

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

 
In addition, the maximum height limit in the Seacoast district would increase. The 
certified IP limits building heights in the Seacoast district to three stories or thirty feet in 
height, whichever is less, with an exception for hotels, which can be up to 40 feet with 
approval of a Specific Plan. As proposed, properties located on the east side of Seacoast 
Drive would have a height limit of three stories or 35 feet, with approval of a CUP that 
demonstrates compliance with two or more of the above development incentives. 
 
The C-3 zone would be rezoned as the C/MU-3 Neighborhood Commercial and Mixed 
Use zone. Permitted uses would be expanded to allow multi-family residential uses 
throughout the district, except that for all buildings with frontage along Imperial Beach 
Boulevard and 13th Street, the 60% active commercial uses and direct pedestrian access 
requirement would apply. The same multi-family density increase as in the Seacoast 
district (from 1 dwelling unit per 1,500 sq.ft.  of lot area to 1 dwelling unit per 1,210 with 
two development incentives) would also apply. 
 
The maximum height limit in the Neighborhood zone would also increase, from two 
stories and 28 feet, to three stories and 30 feet in height, whichever is less. Three stories 
and 35 feet height would be permitted if two of the same above-listed development 
incentives are included in the project. 
 
  



 Revised Findings IB LCPA #2-12 (Commercial Mixed Uses) 
 
 

 
34 

 

4. Parking 
 
The proposed amendment involves significant reductions in the amount of off-street 
parking required for new or expanded development in the three newly designated 
Commercial/Mixed Use zones. The existing standards for stand-alone residential uses 
and most individual commercial uses would remain the same. However, several 
significant changes are proposed to individual commercial uses, including revising the 
standards for retail stores (currently one space for each 250 sq.ft. of floor area plus one 
space per two employees) and office uses (currently one space for 300 sq.ft. of floor area 
plus one space per two employees), both of which would be revised to require only one 
space for each 500 sq.ft. of floor area. 
 
The following new standards would apply for mixed use (commercial/residential) and 
hotel development: 
 
19.48.035. Required spaces in the C/MU-1, C/MU-2, and C-MU-3 zones. 
 

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

 
Zone/Land Use Standard 25% Reduction 

for Vertical 
Mixed-use 

Eligible for 
Waiver for 
Commercial 
Uses Less Than 
1,000 SF 

Eligible for 
Additional 
Parking 
Reduction for 
Shared Parking 

C/MU-1 and 
C/MU-3 

1 space per 500 
gross SF of 
commercial 

X X X 

C/MU-2 1 space per 1,000 
gross SF of 
commercial 

X X X 

Multiple-family 
Residential 

1.5 spaces per 
dwelling unit 

X  X 

Hotel without 
Cooking 
Facilities 

1 space per guest 
room 

X   

Hotel with 1.5 spaces per X   
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Cooking 
Facilities 

guest room 

 
 
To clarify what types of developments the proposed new parking standards apply to, the 
City has requested that the title for the above “Section 19.48.035 Required spaces in the 
C/MU-1, C/MU-2, and C/MU-3 zones” be revised to indicate these requirements apply 
to mixed-use projects, and the title for “Section 19.48.050 Required spaces – 
Commercial and other uses” be revised to indicate this section applies to stand-alone 
projects. Suggested Modifications #16 and #17 make these revisions. 
 

5. Design Standards 
 
The proposed amendment also includes new commercial/mixed use zones design 
guidelines. These include preserving and creating view corridors to the oceanfront, 
pedestrian orientation, building articulation, landscaping, and providing active uses on 
ground floors. These guidelines will be added in a separate section of the IP titled 
“Proposed Commercial/Mixed-Use Zones Design Guidelines.” 
 

B. CONFORMANCE WITH THE CERTIFIED LAND USE PLAN  
 
The standard of review for LCP implementation submittals or amendments is their 
consistency with and ability to carry out the provisions of the certified LUP.   
 
The certified LUP has a number of goals and policies relevant to the proposed 
amendment. 
 

C-22 Parking 
 
Parking for both residents and visitors shall be provided as part of new development. 
[…] 

 
 

GOAL 2 NATURAL RESOURCES – KEY FOUNDATION OF THE CITY 
 
The ocean, beach, bay, estuary, weather and related ecosystems set much of the 
image of Imperial Beach.  Conservation and protection of these resources shall 
be a key focus of the General Plan.  The unique physiographic characteristics of 
Imperial Beach are recognized as the foundation for all other aspects of the 
community.  These characteristics enhance the quality of life of residents and 
visitors and shall not be wasted, destroyed, or neglected.  They are generally 
nonrenewable and provide many of the scenic, historic, economic, recreation, 
open space and ecological values for the community. 
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CO-1 The Beach 
 
Imperial Beach has few industries and must, therefore, rely on the attraction of 
tourists for economic development.  The beach area is most critical and the City 
should: 

 
1. Designate the beach as open space. 

 
2. Retain public ownership of the beaches. 
 
3. Insure continued public access to beaches and, where possible, provide 

additional access, as well as increased public parking opportunities in the beach 
area (see Parks, Recreation and Access Element). 

 
4. Require landscaping of properties near the beach area to attain a pleasant visual 

image. 
 
5. Assure continued replenishment of sand. 

 
 
 GOAL 4 VISUAL QUALITY IS IMPORTANT  
 

The visual quality of the City's environment shall be preserved and enhanced 
for the aesthetic enjoyment of both residents and visitors and the economic 
well-being of the community. Development of neighborhoods, streets and 
individual properties should be pleasing to the eye, rich in variety, and 
harmonious with existing development. The feeling of being near the ocean and 
bay should be emphasized even when the water is not visible. Designs reflective 
of a traditional California seaside community should be encouraged. 
 
 
D-8 Project Design  
 

a. The design of development projects should respect, work with and enhance the 
natural features of the land.  

 
• Natural scenic amenities such as mature trees; watercourses and views should 

be integrated into the project design  
 

• Structures should be oriented and constructed so they may take advantage of 
the beneficial features of the climate and be protected from the negative ones 
in order to reduce energy consumption and increase the enjoyment of the 
residents.  

 
b. Projects should be designed so there is a harmonious relationship with adjoining 

uses.  
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• The pattern of existing neighborhoods should be respected. A development 

should be integrated with the adjacent neighborhood if the project size or 
natural boundaries dictate, or the design should create one or more separate 
and strong neighborhood identities.  

 
• Structures should relate to neighborhood structures both within and adjacent 

to the development and not create a harsh contrast of scale, style or color.  
[…]  

 
 
L-6 Tourist Commercial Uses 
 
Imperial Beach should provide, enhance and expand tourist commercial uses to the 
extent that they can be compatible with the small beach oriented town character of 
the City. 
 
 
L-9 Lower Cost Visitor and Recreational Facilities 

 
Lower cost visitor and recreational facilities shall be protected, encouraged, and, 
where feasible, provided.  Developments providing public recreational opportunities 
are preferred. 

 
 

P-2 Ocean and Beach Are The Principal Resources 
 
The ocean, beach and their environment are, and should continue to be, the principal 
recreation and visitor-serving feature in Imperial Beach.  Oceanfront land shall be 
used for recreational and recreation-related uses whenever feasible. 
 
 
P-7  Increase Tourist Related Commercial Land Uses 
 
The City and its business community should take direct action to increase the 
amount of tourist-oriented businesses both along the beachfront, South San Diego 
Bayfront and inland areas. 

 
 

GOAL 14 SHORELINE ACCESS 
 
To provide physical and visual access in the City's five coastal resource areas for 
all segments of the population without creating a public safety concern, 
overburdening the City's public improvements, or causing substantial adverse 
impacts to adjacent private property owners. 
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1. Findings For Denial 

 
As described, the proposed amendment would allow expanded multi-family residential use 
to be located throughout all of the City’s commercial zones, with the exception of the 
ground level street frontages on a portion of Palm Avenue and Seacoast Drive, where 60% 
active commercial uses must be provided on the ground floor. However, as proposed, this 
requirement could be removed with approval of a conditional use permit, and thus, no 
commercial uses at all would necessarily be required. In addition, as proposed, only a very 
limited stretch of Palm Avenue is covered by the requirement for 60% active commercial 
uses. 
 
As discussed in the findings for the LUP, which are incorporated herein, it is important that 
a minimum level of commercial development is provided both on the Palm Avenue, which 
is the major coastal access route into the City, and particularly in the Seacoast District, to 
ensure that lower cost visitor and recreational facilities are protected, encouraged, and, 
where feasible, provided. The LUP encourages the City and its business community “to 
take direct action to increase the amount of tourist-oriented businesses both along the 
beachfront, South San Diego Bayfront and inland areas.”  
 
Furthermore, the requirement for 60% active uses on the ground floor is somewhat 
ambiguous; as proposed, it could be interpreted as allowing 60% site to be developed with 
commercial uses, with the remaining street frontage occupied by residential parking, which 
would not promote a visitor-serving or pedestrian oriented environment. 
 
The proposed definition of the “Active Commercial Uses” which must be provided is also 
written in such a way that the requirements could be considered optional, rather than 
mandatory. Specifically, the definition states that active commercial uses “should” (not 
shall) be accessible to the general public, generate walk-in pedestrian clientele, and 
contribute to a high level of pedestrian activity. Thus, as proposed, the active commercial 
use requirement might not actually result in any tourist or pedestrian-oriented development. 
 
The proposed redefinition of how height is measured is unclear, as it does not specify 
whether height should be measured from existing grade, or after grading or fill occurs. 
Thus, as proposed, the definition could result in significantly greater heights than under 
the current LCP, which could adversely impact the visual quality of the City's 
environment, inconsistent with the visual protection policies of the LCP. 
 
The proposed new definition of “Open Space, Public” could also be misleading, as 
“public open space” is typically used to describe publically owned lands available for 
access or recreation, while the City’s proposed definition refers to outdoor recreation area 
available for the use of residents and users of a private building or business.   
 
Several of the City’s proposed use regulation changes, as submitted, could adversely 
impact tourist-oriented businesses and lower cost visitor and recreational facilities. 
Specifically, the amendment would prohibit hostels and campsites in C-1 zone, which, as 
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tourist-oriented businesses and lower cost visitor accommodations, the policies of the 
certified LCP specifically encourage along the beachfront, South San Diego Bayfront and 
inland areas. The City has suggested that campsites are not an appropriate use in a 
commercial zone, and that campsites are not pedestrian oriented. However, as previously 
described, there is an existing RV Park in the C-1 zone, on a site adjacent to San Diego 
Bay and near the Bayshore Bikeway. This use currently offers overnight RV camping, 
and is within easy biking distance of the Bayshore Bikeway and the shoreline, thus 
providing a low-cost commercial recreation use that is both very appropriate for the site, 
and compatible with alternative forms of recreational transportation. 
 
As discussed in detail in the LUP findings, the proposed changes in the existing Seacoast 
District overlay zone would shift the emphasis on shoreline development from 
commercial to residential, inconsistent with the LUP policies promoting visitor-serving 
uses along the shoreline. 
 
The LCP policies call for providing visual access to the coast, preserving and enhancing 
the aesthetic quality of the city, and preserving the feeling of being near the ocean and 
bay should be emphasized even when the water is not visible. In the Seacoast District, the 
proposed amendment would allow an increase in height for properties east of Seacoast 
Drive from 3 stories or 30 feet, to 3 stories and 35 feet, when certain development 
incentives are met. The amendment also allows an increase in density on the inland side 
of Seacoast Drive and a portion of Palm Avenue. Most of the public shoreline and ocean 
views in the city are from the east/west streets inland of Seacoast Drive. Thus, as 
proposed, the increase in height and density could potentially impact public views of the 
water and shoreline area from these streets, inconsistent with the visual resource 
protection policies of the LCP. 
 
Therefore, as proposed, the amendment would have adverse impacts on the provision of 
tourist-commercial related uses and visual quality, inconsistent with the certified LCP. 
Therefore, the amendment must be denied as submitted. 
 
2. Findings For Approval if Modified 
 
As discussed in detail in the findings for the LUP, Suggested Modifications have been 
added that would ensure that while as proposed, most of the C-1 District could be 
developed entirely with multi-family residential uses, a minimum amount of lower-cost 
and visitor-serving commercial uses will be preserved along the ground level of 
development along Palm Avenue, the City’s main coastal access route, and on Seacoast 
Drive, the first coastal roadway and the spine of the near-shore area (see Suggested 
Modifications #10 #9, and #15 #14). Suggested Modifications #10 #9 and #12 #11 
removes the option to delete the requirement 60% active commercial uses on the ground 
floor frontage on Palm Avenue through approval of a conditional use permit, and the 
definition of Active Commercial Uses has been modified to make the requirement 
mandatory, not optional (see Suggested Modification #8 #7). Thus, as modified, active 
commercial uses will be required along the City’s main coastal access corridors, Palm 
Avenue and Seacoast Drive. 
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In addition, at the City’s request, Suggested Modification #8 #7 makes a minor revision 
to the definition of Active Commercial Uses to state that these uses shall be “accessible 
to the general public, generate walk-in pedestrian clientele, or [not and] contribute to a 
high level of pedestrian activity,” to clarify that while any particular development may 
not be able to meet all of these criteria, each project must provide at least one, in order to 
achieve the goal of creating an active, pedestrian oriented streetscape.  
 
As described in the LUP findings, Suggested Modifications #11 #10 and #15 #14 revise 
the City’s proposed Seacoast Residential Overlay to largely retain the same language and 
emphasis on visitor-serving commercial uses as in the existing certified LUP. The 
suggested modifications do not require any existing single-family uses to convert to 
commercial, or prohibit the future development of single-family residences in the 
overlay. As modified, the overlay zone allows for the development of oceanfront land 
suitable for visitor-serving commercial recreational uses, with such uses, consistent with 
the visitor-serving commercial protection policies of the Coastal Act. 
 
Suggested Modification #8 #7  clarifies that the measurement of height begins from 
existing, not finished, grade. Suggested Modifications #8 #7 and #5 also replace the 
City’s proposed new term “Open Space, Public” with “Open Space, Common” to more 
accurately reflect the private use being defined. 
 
Suggested Modification #9 #8 revises the list of uses allowed in commercial districts to 
allow hostels and campgrounds in the C-1 zone, with approval of a CUP. Thus, high 
priority uses will be permitted, as deemed appropriate and compatible with the 
surrounding uses through the conditional use permit process. 
 
As the amendment would allow an increase in height for properties east of Seacoast 
Drive from 3 stories or 30 feet, to 3 stories and 35 feet, Suggested Modification #18 #17 
adds language requiring that public views towards the ocean be protected through the use 
of setbacks and stepbacks. Thus, as modified, the increase in density and height 
associated with the amendment will not adversely impact public views or the visual 
quality of the area. 
 
As described, the proposed amendment significantly reduces the amount of parking 
required for new mixed use development throughout the city. The intent of the reductions 
is to rely on shared parking opportunities associated with mixed use development, and to 
also shift away from a reliance on automobile traffic in favor of pedestrian, bicycle, and 
other forms of alternative transit. However, when private development does not provide 
adequate on-site parking, users of that development who arrive by automobile are forced 
to occupy public parking that would otherwise be used by visitors to the beach. Thus, the 
Commission typically requires all private development to provide adequate on-site 
parking or alternative public transportation to minimize adverse impacts on public access. 
In addition, the City’s LUP specifically requires that parking for both residents and 
visitors be provided as part of new development. 
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Development in the City of Imperial Beach is well positioned to take advantage of 
alternative forms of public transportation. Just outside of the City’s borders to the east, 
the San Diego Trolley line has stations at Palm Avenue on the north side of the Imperial 
Beach, and Iris Avenue on the southern side. The City’s main accessways—Palm 
Avenue, Seacoast Drive, and Imperial Beach Blvd—are well served by bus lines. 
According to information from SANDAG submitted by the City, ridership on the 
Imperial Beach bus lines is among the highest in the region. In addition, in recent years 
the City has been improving bicycle routes through and around the city. For example, in 
July 2009, the approved minor LCP Amendment #1-09 allowing for improvements to the 
City's existing Ecoroute Bikeway, loop through the City west along Palm Avenue, down 
the entire length of Seacoast Drive, east along the City’s southern border next to the TJ 
Estuary, and north along Connecticut/7th Avenue to the Bay.  
 
In the City of Imperial Beach, the Seacoast District is the area where inadequate parking 
would be most likely to adversely impact beach goers. There is currently free street end 
parking available at most of the street ends in the Seacoast District, and several large paid 
parking lots operated by the Port District. Although no formal parking studies have been 
conducted, City staff have indicated that these spaces are typically underutilized the 
majority of the time. 
  
A “Parking Strategy Memo” prepared for the City in December 2008 by Fehr & Peers 
reviewed various parking issues in Imperial Beach, focusing on implementing a shared 
parking strategy. The study did not specifically assess the City’s supply of or demand for 
public beach parking, but made general recommendations regarding parking requirements 
for commercial/residential mixed-use development. The study recommends the adoption 
of 1 parking space per 1,000 sq.ft. of commercial development (as part of a mixed use 
project) requirement in the Seacoast Drive area, and 1 parking space per 500 sq.ft. of 
commercial development (as part of a mixed use project) in the Palm Avenue area. These 
are the parking ratios proposed in the subject amendment.  The study also concludes, 
based on a brief parking study, that on Seacoast Drive, there is a general availability of 
on-street parking and off-street parking at the several mixed use developments surveyed. 
In addition, the study notes that “there are few physical impediments to walking in 
Imperial Beach, with generally pleasant weather and few topographical limitations, 
especially along Seacoast Drive.” Although the parking study is specifically suggesting 
that off-site parking for commercial development is feasible in these circumstances, the 
fact that the city streets are flat and laid out in a grid, results in a fair amount of easy to 
access, unrestricted street parking in the residential area surrounding Seacoast Drive, 
which provides a reservoir of parking for beach visitors, as well.  
 
The policies of the certified LCP are generally supportive of smart growth development, 
which can include concentrated density, mixed use development, and, where appropriate, 
implementing shared parking. The LUP policies also require that public access to the 
shoreline be provided and maintained. The intent of the proposed revisions to the parking 
standards are intended to spur development of pedestrian-oriented, mixed use projects 
that will require fewer overall parking lots, fewer vehicle miles traveled and shift 
circulation patterns away from individual vehicles towards the use of alternative means of 
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transit. Given the City’s existing transit infrastructure, the current availability of public 
parking in the nearshore area, the proposed reduction in parking standards is not expected 
to adversely impact beach parking. However, as suggested in the parking study, the City 
should continue to monitor the parking supply and demand along Seacoast Drive, ideally 
through regular counts, particularly during the peak summer months. Should counts 
indicate public parking is becoming impacted, private off-street parking requirements 
may need to be adjusted, or additional public spaces secured. 
 
With the suggested modifications, the proposed LCP amendment is consistent with the 
public recreation, access, and shoreline protection policies of the certified LUP.  The 
proposed amendment,  if modified as suggested, conforms to the certified land use plan, 
as amended, and the proposed ordinance can be found in conformance with and adequate 
to implement the certified LUP. 
 
 
PART VII. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL 

QUALITY ACT (CEQA) 
 
Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local 
government from the requirement of preparing an environmental impact report (EIR) in 
connection with its local coastal program. The Commission's LCP review and approval 
program has been found by the Resources Agency to be functionally equivalent to the 
EIR process. Thus, under CEQA Section 21080.5, the Commission is relieved of the 
responsibility to prepare an EIR for each LCP. 
 
Nevertheless, the Commission is required in an LCP submittal or, as in this case, an LCP 
amendment submittal, to find that the LCP, or LCP, as amended, does conform with CEQA 
provisions. In the case of the subject LCP amendment, the Commission finds that approval 
of the subject LCP amendment, if modified as suggested, would not result in significant 
environmental impacts under the meaning of the California Environmental Quality Act. 
 
As described above, for the most part, the proposed amendments to the City of Imperial 
Beach’s Land Use Plan and Implementation Plan are consistent with the environmental 
protection policies of the Coastal Act. Suggested modifications have been added that 
ensure no impacts to public recreational, access, or visual resources will result from the 
proposed revisions. If modified as suggested, no impacts to coastal resources will result 
from the amendment. 
 
Any specific impacts associated with individual development projects would be assessed 
through the environmental review process, and, an individual project’s compliance with 
CEQA would be assured. Therefore, the Commission finds that no significant 
unmitigatable environmental impacts under the meaning of CEQA will result from the 
approval of the proposed LCP amendment as modified. 
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