




Palm Avenue
COMMERCIAL CORRIDOR MASTER PLAN

Volume One

February 2009

Moore Iacofano Goltsman, Inc.

KOA
KTU+A

Hon Consulting, Inc.
Walk San Diego





P A L M  A V E N U E  C O M M E R C I A L  C O R R I D O R  M A S T E R  P L A N

i

V O L U M E  O N E

table of contents
TABLE OF CONTENTS ................................................................................................ I

ACKNOWLEDGEMENTS ............................................................................................. II

CHAPTER 1: INTRODUCTION .................................................................................... 3

PROJECT BACKGROUND & PURPOSE ..................................................................... 4

PLANNING PROCESS ................................................................................................. 7

DOCUMENT OVERVIEW .............................................................................................. 8

CHAPTER 2: EXISTING CONDITIONS ....................................................................... 11

REGIONAL & LOCAL CONTEXT ................................................................................. 12

HISTORY & DEVELOPMENT PATTERN ..................................................................... 13

ASSETS ........................................................................................................................ 14

CHALLENGES & OPPORTUNITIES ............................................................................ 20

CHAPTER 3: PLANNING FRAMEWORK ................................................................... 29

PLANNING STRATEGIES ............................................................................................ 30

CHAPTER 4: URBAN DESIGN CONCEPT ................................................................. 37

CORRIDOR SECTORS .................................................................................................. 42

SECTOR A: EAST GATEWAY ....................................................................................... 44

SECTOR B: MID-TOWN ................................................................................................ 50

SECTOR C: PARK ........................................................................................................ 58

SECTOR D: MIXED USE RESIDENTIAL...................................................................... 66



C H A P T E R  O N E   I N T R O D U C T I O N

P A L M  A V E N U E  C O M M E R C I A L  C O R R I D O R  M A S T E R  P L A N

ii

CITY OF IMPERIAL BEACH

CITY COUNCIL

Jim Janney, Mayor

Laurie Bragg, City Council Member

Patricia McCoy, City Council Member

Fred McLean, City Council Member

Jim King, City Council Member

DESIGN REVIEW BOARD

Shirley Nakawatse, Chair

Janet Bowman

Dan Lopez

Harold Phelps

Tom Schaaf

CITY STAFF

Gary Brown, City Manager

Greg Wade, Community Development Director

Elizabeth Cumming, Assistant Project Manager, 
   Redevelopment Agency

Hank Levin, Public Works Director

Peter Lau, Public Works Superintendent

Tina Barclay, Administrative Secretary II

Jim Nakagawa, City Planner

CALTRANS

Michael Powers

Bob James

CONSULTANT TEAM

MIG, INC.

Steve Lang, Principal & Project Director

Mukul Malhotra, Project Manager & Urban Designer

Chris Fullmer, Landscape Designer

Emily Kiefer, Landscape Designer

Jeff  Liljegren, Landscape Designer and Planner

KOA

Ryan Zellers, Senior Engineer

KTU+A

Mike Singleton, Principal

HON CONSULTING, INC

Katherine Hon, President

WALK SAN DIEGO

Kristen Mueller, Program Manager

acknowledgements




