
“Imperial Beach:    
The Big Picture”

Completed
on

October 4, 2000

City Council-directed, 
community-based effort 
to establish a “vision” for 
the future development 
of Imperial Beach



Major Objectives:

1. Maintain the small-town, quiet, 
casual atmosphere

2. Create economic stability -
“Sustainability”

3. Increase tourism while avoiding 
overcrowding

4. Pursue appropriate development 
opportunities

5. Pursue all available funding 
mechanisms to support the City

6. Resolve conflict between the overall 
objective of maintaining a “small 
town, quiet atmosphere” and the 
need/desire for new development: 
“Small Town” vs. Economic 
Stability/Economic Development



Questionnaire Results:

Areas in need of improvement:

1. Seacoast area and Seacoast Drive
2. 9th & Palm and Palm Avenue/SR 75
3. Seacoast Inn (renovate it or tear it 

down and build a new hotel)
4. Wally’s IGA and business center 

(redevelop this area)

Identify areas that are future 
opportunities for change:

1. Corner of 9th & Palm/Palm 
Avenue/SR 75

2. Bayfront Property, Bayview
3. Beach area & Seacoast Drive
4. Ream Field and Pond 20



Questionnaire Results:

How should these areas change:

1. New commercial and retail 
development/redevelopment along 
Palm Avenue/SR 75 and other areas

2. More people and more tourism
3. New single-family home construction 

and better tenants
4. More active Code Enforcement and 

more infrastructure improvements 
(i.e., streets, sidewalks, etc.)

If you could change one building, area 
or location:

1. Seacoast area & Seacoast Drive
2. 9th & Palm and Palm Avenue/SR 75
3. Seacoast Inn (renovate it or tear it 

down and build a new hotel)
4. Wally’s IGA and business 

center(redevelop this area)



Primary Target Areas:

• Palm Avenue Commercial Corridor

• Seacoast Drive/Waterfront

• Eco-Tourism & Recreation

• Pond 20

• Ream Field

• Inland Neighborhoods

• “Old Palm” Avenue

• Border Field State Park

• 13th Street & Imperial Beach Blvd.

• Navy Antenna Site

• “Quality of Life” Issues



Palm Avenue
Commercial Corridor

The Vision:  Palm Avenue as a 
neighborhood-friendly, active, 
beautifully landscaped, well-
designed, and vibrant 
commercial corridor, 
supporting community 
residents and visitors alike 
while generating necessary 
property tax, sales tax and 
Business Improvement District 
revenues to support future 
City improvements.



Palm Avenue Commercial Corridor

Goals:

• Attract National chain or specialty retailers and/or grocery 
store; eliminate thrift stores, adult-oriented businesses and 
tattoo parlors

• Redevelop or renovate dilapidated and vacant 
structures/buildings (i.e., Wally’s IGA)

• Initiate Commercial Façade Improvement Program
• Enhance public rights-of-way with improved sidewalks, 

landscaping, ect.
• Develop a type of entertainment/activity center (i.e., movie 

theaters,  shopping plaza) to attract more visitors/shoppers
• Channel Business Improvement District (BID) funds to better 

serve the area
• Implement traffic-calming measures to decrease traffic speeds
• Consider zoning out fast food restaurants



Palm Avenue Commercial Corridor

Achievements:

• Attract National chain or specialty retailers and/or grocery 
store; eliminate thrift stores, adult-oriented businesses and 
tattoo parlors

 DDA with Sterling Development for National chain drug store 
(CVS) adjacent to Wally’s IGA

 Ordinances adopted in 2001 prohibiting second-hand 
merchandize stores and requiring CUP’s for tattoo shops

 Negotiating DDA at 9th & Palm including Fresh & Easy grocery 
store, Starbucks and Panda Express



Palm Avenue Commercial Corridor

Achievements:

• Redevelop or renovate dilapidated and vacant structures and 
buildings

 DDA with Sterling Development for renovation of Wally’s IGA 
and retail shops and construction of a new drug store

 Façade Improvement Program implemented along Palm 
Avenue/SR 75

 Negotiating DDA at 9th & Palm for new shopping center
 Negotiating DDA for new American Legion Senior Housing 

and Legion Hall
 New projects include Imperial Beach Health Clinic and North 

Island Credit Union



Palm Avenue Commercial Corridor

Achievements:

• Initiate Commercial Façade Improvement Program
 Implemented with 12 storefronts completed, 2 in progress 

and 15 on the waiting list
• Enhance public rights-of-way with improved sidewalks, 

landscaping, ect.
 Palm Avenue Commercial Corridor Master Plan Developed
 9th & Palm Development Off-Site Improvements in design 

and partial relinquishment of SR-75 approved
• Develop a type of entertainment/activity center (i.e., movie 

theaters,  shopping plaza) to attract more visitors/shoppers
 Negotiating DDA for new 9th & Palm shopping center

• Implement traffic-calming measures to decrease traffic speeds
 Palm Avenue Commercial Corridor Master Plan completed 

which proposes significant traffic-calming measures



Seacoast 
Drive/Waterfront

The Vision:  A quaint, casual, 
pedestrian-oriented 
Waterfront District along an 
enhanced streetscape with 
widened sidewalks providing 
residents, visitors and tourists 
with recreation, shopping, and 
dining opportunities as well as 
a hotel accommodations 
within well-designed, low-
scale structures that elicit a 
common, ocean-front theme.



Seacoast Drive/Waterfront

Goals:

• Renovate or redevelop the Seacoast Inn
• Provide more commercial development to increase tourism 

(i.e., restaurants, shops, hotels, etc.)
• Provide wider sidewalks and better cross-walks to support and 

encourage pedestrian activity
• Explore and implement traffic-calming measures
• Provide additional off-street parking to support the  area
• Develop and implement a common design theme for the area
• Pursue sand replenishment/beachfront erosion prevention 

efforts
• Explore the possibility of adding parking meters to increase city 

revenues



Seacoast Drive/Waterfront

Achievements:

• Renovate or redevelop the Seacoast Inn
• Provide more commercial development to increase tourism 

(i.e., restaurants, shops, hotels, etc.)

 Specific Plan and Coastal permit approved in December 2007
 Coastal Commission approval (on appeal) in April 2008
 Existing hotel demolished in September 2010
 Construction of new Seacoast Inn, including 78 rooms, 

restaurant, roof-top patio and conference rooms commenced in 
April 2011

 CUP and Coastal Permit approved for Imperial Beach Farmers 
Market in Pier Plaza in April 2010



Seacoast Drive/Waterfront

Achievements:

• Provide wider sidewalks and better cross-walks to support and 
encourage pedestrian activity

• Explore and implement traffic-calming measures

 Streets Phase III initiated/implemented including enhanced cross-
walks and corner pop-outs for pedestrian safety and traffic calming

 Palm Avenue Street End completed in February 2009 including 
enhanced public plaza and improved sidewalks

• Provide additional off-street parking to support the  area

 Palm and Seacoast Parking Lot completed in 2001
 Palm Avenue Street End completed in February 2009 including 

additional on-street parking



Seacoast Drive/Waterfront

Achievements:

• Pursue sand replenishment/beachfront erosion prevention 
efforts

 SANDAG RBSP I completed in 2001 – 120,000 cubic yards (cy) of 
sand placed on the beach

 Nearshore Sand Placements in 2004 (350,000 cy by the Army 
Corps) and 2011 (33,000 cy by the Coast Guard)

 SANDAG RBSP II scheduled for construction in April 2012 
(120,000 to 650,000 cy)

 Army Corps of Engineers Silver Strand Shoreline – Imperial 
Beach Project (1.6 million cy at initial placement) 
Congressionally authorized and awaiting federal funding



Eco-Tourism and 
Recreation

The Vision:  Imperial Beach as 
a premier destination for eco-
tourism – and tourism in 
general – providing recreation, 
amenities and activities for 
tourists and visitors as well as 
the City’s residents.



Eco-Tourism and Recreation

Goals:

• Promote Imperial Beach as the premier destination for eco-
tourism in San Diego County

• Develop a comprehensive program to utilize school facilities 
and other park space as joint-use recreational facilities year-
round

• Encourage tourist-related uses in the Bayview area (i.e., new 
hotels, bed & breakfast, bike paths, etc.)

• Relocate the City’s Public Works Yard to Ream Field and 
develop the site for tourist/recreational use such as a new park 
and a more defined “green belt” along the bay front

• Develop a shuttle/transportation system for better access to 
beach and refuge areas, the Estuary and Border Field State Park

• Pursue sand replenishment/beachfront erosion prevention



Eco-Tourism and Recreation

Achievements:

• Promote Imperial Beach as the premier destination for eco-
tourism in San Diego County

 Completed Urban Waterfront & Ecotourism Study in April 2005 
including a Strategy and Implementation Program

• Encourage tourist-related uses in the Bayview area (i.e., new 
hotels, bed & breakfast, bike paths, etc.)

 Eco-Route Bikeway, including 7th Street connection to Bayshore 
Bikeway approved

 Bikeway Access Improvement Project at 10th Street approved 
and seeking funding



Eco-Tourism and Recreation

Achievements:

• Encourage tourist-related uses in the Bayview area (i.e., new 
hotels, bed & breakfast, bike paths, etc.)

 City of San Diego Bayshore Bikeway Connection through Salt 
Works completed

 “Habitat Heroes” native plant garden completed
 US Fish & Wildlife “Birders Point” Project designed and 

awaiting funding
 Bikeway Village project application and rezone to provide a bike 

shop, café, public plaza, a proposed hostel and enhanced 
bicycle and pedestrian access to/from the Bayshore Bikeway 
being processed



Eco-Tourism and Recreation

Achievements:

• Pursue sand replenishment/beachfront erosion prevention

 SANDAG RBSP I completed in 2001 – 120,000 cubic yards (cy) of 
sand placed on the beach

 Nearshore Sand Placements in 2004 (350,000 cy by the Army 
Corps) and 2011 (33,000 cy by the Coast Guard)

 SANDAG RBSP II scheduled for construction in April 2012 
(120,000 to 650,000 cy)

 Army Corps of Engineers Silver Strand Shoreline – Imperial 
Beach Project (1.6 million cy at initial placement) 
Congressionally authorized and awaiting federal funding



Pond 20

The Vision:  Along with 
preserved and enhanced open 
space and extension of the 
Bayshore Bikeway, the 
development of a well-
designed, community-serving 
commercial, recreation and 
entertainment facility to 
support the City’s service and 
economic needs.



Pond 20

Goals:

• Develop Pond 20 as a regional mixed-use facility including a multi-plex 
theater and recreational uses

• Build an aquatic center to provide additional recreational and child 
development opportunities in Imperial Beach

• Build a shopping plaza as part of the redevelopment of Pond 20
• Ensure that any development of Pond 20 is ecologically sound

Status:

 New Memorandum of Understanding (MOU) being drafted by the 
Port to include the Port and cities of San Diego and Imperial Beach for 
the potential redevelopment and environmental  habitat restoration 
of Pond 20



Ream Field

The Vision:  Develop a Master 
Plan for Ream Field that will 
accommodate the City’s Public 
Works Yard and will work 
towards closure of the Navy 
Base and future 
redevelopment of the site that 
will best serve the City of 
Imperial Beach.



Ream Field

Goals:

• Develop a new college campus
• Develop an industrial park
• Develop the site as a research and development facility
• Develop a resort and golf course on the site
• Develop housing on the site
• Additional eco-tourism opportunities

Status:

Since 9/11, Ream Field has seen an increase in operations and 
Navy activity and is likely no longer a Base Realignment and 
Closure (BRAC) candidate



Inland Neighborhoods

The Vision:  Neighborhoods 
that are clean, quiet and safe; 
free from gang and drug 
activity; and characterized by 
well-maintained residences 
and structures, newly-paved 
and landscaped streets, alleys 
and sidewalks and inhabited 
by friendly neighbors.



Inland Neighborhoods

Goals:

• Continue aggressive implementation of the Neighborhood Revitalization 
Strategy in the following areas:
o Gangs and Drugs
o Absentee Landlords
o Property Maintenance
o Access to Bayside Elementary School Playgrounds
o Open Space Maintenance
o Code Enforcement

• Address issues and implement programs not covered by the Strategy 
including:
o Seek additional funding to support code enforcement efforts
o Develop, fund and implement alley and sidewalk improvement projects
o Develop and implement a Residential Façade Improvement program or 

Incentives to promote rehabilitation of private property such as “IB 
Beautiful”



Inland Neighborhoods

Achievements:

• Continue aggressive implementation of the Neighborhood 
Revitalization Strategy in the following areas:

o Gangs and Drugs

 Overall crime rate has decreased during the past 11 years

o Absentee Landlords
o Property Maintenance
o Code Enforcement

 Active Code Compliance program has resulted in significant 
improvement of private property maintenance



Inland Neighborhoods

Achievements:

• Address issues and implement programs not covered by the 
Strategy including:

o Seek additional funding to support code enforcement efforts

 Abandoned Vehicle Abatement (AVA) supporting half-time 
position and AVA-related enforcement

o Develop, fund and implement alley and sidewalk 
improvement projects

 Streets Projects Phases I and II completed , Phase III in 
progress and Phase IV in design and preparing for bid



Inland Neighborhoods

Achievements:

• Address issues and implement programs not covered by the 
Strategy including:

o Develop and implement a Residential Façade Improvement 
program or Incentives to promote rehabilitation of private 
property such as “IB Beautiful”

 Clean & Green Program implemented resulting in energy 
efficient improvements to 63 owner-occupied, single-family 
homes with 18 in progress and 78 on the waiting list



“Old Palm” Avenue

The Vision:  Re-establish “Old 
Palm” as the historic, small-
scale commercial center of 
Imperial Beach complete with 
an enhanced, landscaped 
street, pedestrian-oriented 
shops, restaurants and 
boutiques supported by an 
active and effective Business 
Improvement District.



“Old Palm” Avenue

Goals:

• Encourage commercial and retail uses
• Widen sidewalks to promote pedestrian activity
• Provide diagonal parking and other measures to slow 

traffic
• Develop and implement historic identity theme – build 

an identification sign across Palm Avenue
• Rename Palm Avenue west of the Palm Avenue/SR 75 

split to “Old Palm Avenue”
• Provide additional off-street parking to serve the area



“Old Palm” Avenue

Achievements:

• Encourage commercial and retail uses

 Commercial Zoning Review underway that will provide 
more flexibility and promote well-designed 
commercial/retail space

• Widen sidewalks to promote pedestrian activity
• Provide diagonal parking and other measures to slow 

traffic

 Old Palm Avenue Streetscape Improvement Project 
completed in September 2009 including widened 
sidewalks, landscaping, new crosswalks and a surfboard 
“museum”



“Old Palm” Avenue

Achievements:

• Provide additional off-street parking to serve the area

 Palm & Seacoast Parking Lot completed in 2001



Border Field State Park

The Vision:  Border Field State 
Park as a destination for 
residents, visitors and tourists 
seeking unique recreation and 
entertainment opportunities 
with an opportunity for similar 
cross-cultural and tourist 
activities.



Border Field State Park

Goals:

• Capitalize on this area as a tourist destination
• Possible cross-cultural activity area
• Explore the potential for possible tourist-oriented development
• Cooperate with Mexico to foster beach improvements and 

pollution control in this area
• Develop transportation/shuttle system to increase the use of, 

and to allow for better access to and from this area

Status:

After 9/11, border concerns resulted in elimination of old turn-
style and construction of a double border fence altering the Park.  
Physical access to the Park has also been compromised over the 
past few years.



13th Street and Imperial 
Beach Boulevard

The Vision:  A more vibrant, 
well-maintained commercial 
activity center to serve this 
neighborhood and become a 
more noteworthy “gateway” 
into the City of Imperial Beach.



13th Street and Imperial Beach Boulevard

Goals:

• Capitalize on existing commercial zoning
• Renovate existing commercial uses
• Attract other commercial/retail uses to serve this 

neighborhood
• Monitor bars in the area for illegal activity
• Implement banner program in this area



13th Street and Imperial Beach Boulevard

Achievements:

• Renovate existing commercial uses

 Façade Improvements have been implemented for 
three existing buildings and twelve businesses and 
one application is pending for four businesses

• Attract other commercial/retail uses to serve this 
neighborhood

 Three mixed-use projects approved and constructed 
on 13th Street providing new commercial/retail space



Navy Antenna Site

The Vision:  The preservation 
of the site as designated open 
space or the development of a 
well-designed and well-utilized 
recreational, residential 
and/or tourist-related use that 
is compatible with and 
beneficial to the City of 
Imperial Beach.



Navy Antenna Site

Goals:

• Reserve site for designated open space
• Develop a destination resort and/or golf course on the 

site
• Develop Navy housing on the site as part of a mixed-

use development
• Develop senior housing on the site and part of a 

mixed-use development

Status:

Increased Navy presence and training activity in this area 
will likely preclude any future non-military use



“Quality of Life”

The Vision:  An economically 
self-sustaining, pollution-free 
City where residents can enjoy 
a clean ocean, sandy beaches 
and all of the City’s amenities 
in a quiet, productive 
environment boasting top-
notch schools, public services 
and plenty of parking. 



“Quality of Life”
Goals:

• Fiscal Health – Sustainability
• Proposed Brown Field Expansion
• Ream Field Noise Pollution and future development
• Tijuana River, Ocean and Beach Pollution
• Sand Replenishment/Beach Erosion
• Drug & Alcohol Abuse
• Increase Service Levels for needed services (i.e., police, fire, schools, 

etc.)
• Parking Problems/Concerns
• Improve and provide more lighting throughout City
• Implement City-Wide Signage and Banner Program especially at 

select entry points to the City
• Continue to encourage and implement public artworks at key areas 

within the City
• Develop more educational and youth programs within the City
• Redevelopment of Mar Vista High School



“Quality of Life”
Achievements:

• Fiscal Health – Sustainability
 Through redevelopment expansion and fiscal planning, have 

maintained balanced budget and healthy General Fund Reserve

• Proposed Brown Field Expansion
 Successfully defeated cargo airport proposal

• Ream Field Noise Pollution and future development
 On-going issue; awaiting Navy’s EA Determination

• Tijuana River, Ocean and Beach Pollution
 On-going;  secondary treatment at Boundary Treatment Plant 

implemented

• Sand Replenishment/Beach Erosion
 Several projects implemented and two on-going



“Quality of Life”
Achievements:

• Drug & Alcohol Abuse
 Responsible retailer program implemented

• Improve and provide more lighting throughout City
 Several new light poles have been installed and City is retrofitting 

existing lights with energy-efficient induction lighting

• Implement City-Wide Signage and Banner Program especially at 
select entry points to the City

 New banners recently installed along Palm Avenue and Seacoast 
Drive

 New monument signs installed at key locations and new street signs

• Continue to encourage and implement public artworks at key areas 
within the City

 Several art pieces have been installed most in coordination with the 
Port District
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