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1.0 Relationship of Buildings to Site and 
Surrounding Area 

  1.1 View corridors to the oceanfront should be preserved, or created 
where possible. This can be accomplished through the use of upper story 
breezeways or courtyards that provide a view, or at the ground fl oor with 
mid-block pedestrian connections, plazas, or paseos that are oriented 
toward the view.

3.0 Commercial and Mixed-Use Development
  3.1 All buildings located along Palm Avenue, Seacoast Drive, or the 

intersection of 13th Street and Imperial Beach Boulevard should locate 
their primary entrances facing on or toward the street or another public 
space that intersects the sidewalk. Primary entrances oriented only to 
parking lots are discouraged.

  3.2 Innovative and imaginative design and architecture is strongly 
encouraged.

4.0 Building Facades Should Be Well Articulated
  4.1 Variation and expression of building details, form, line, colors, and 

materials should be used to create visual interest.
  4.2 Variation in wall plane and roof line is strongly encouraged to reduce 

the scale and bulk of the buildings, and to add visual interest. 
  4.3 Individual units should be expressed where possible. 
  4.4 Street-facing building facades should incorporate pedestrian-scaled 

elements such as balconies, awnings, and windows, to enliven the street 
edge.

  4.5 Blank walls, or walls without windows, doors, or other articulation, are 
strongly discouraged. The maximum length of any blank wall should be 
limited to twenty feet.

2.0 Circulation and Parking
  2.1 Curb cuts or access to parking lots should be limited along Seacoast 

Drive, Old Palm Avenue, Palm Avenue/State Route 75, and 13th Street. 
  2.2 Parking lots should be placed at the rear of the building where feasible. 
  2.3 Parking lots should include shade elements such as trees, vine-

covered trellises, or overhead solar panels. The design of shade elements 
should consider safety and visibility. 
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5.0 Ground Floor Uses and Street Level Design
  5.1 Ground fl oors should consist of primarily active uses, such as active 

commercial, retail, and restaurants, as well as active residential uses 
such as building amenities, common rooms, and building lobbies. 

  5.2 A minimum of sixty percent of the street-facing facades of ground fl oor 
non-residential uses should be composed of clear non-refl ective glass 
that allows views of the indoor space. Interior blinds, drapes, posters, 
signage, and/or interior shelving for product displays may potentially 
obscure a maximum of twenty-fi ve percent of the required transparent 
area.

  5.3 The maximum height of the bottom sill of required display windows 
should not exceed thirty inches above the adjacent sidewalk. The 
minimum head height for storefronts and windows at the ground fl oor 
should be eighty inches above the adjacent sidewalk.

  5.4 Architectural features such as canopies, awnings, lighting, and other 
design features should be incorporated into the ground fl oor to add human 
scale to the streetscape and add to the pedestrian experience.

  5.5 Projects should strive to achieve three-sided or four-sided architecture 
to shield service and delivery areas, utility boxes, and associated 
infrastructure. 

6.0 Landscape Improvements and Open Space 
  6.1 The public realm should be enhanced by creating an attractive 

pedestrian atmosphere. This may include the use of landscaping, seat 
walls, seating, plazas, fountains, public art, and other high-quality design 
features.

  6.2 Common open space should be imaginatively landscaped, well 
designed, and well maintained.

  6.3 Service areas, storage, trash collection areas, and equipment should 
be located at the rear of buildings if possible, and screened from view by 
the use of walls, high-quality fencing, planting, or a combination of these 
solutions.

  6.4 Drought-tolerant, native plant materials should be used whenever 
possible. 

  6.5 Landscape plans should incorporate provisions for storm water runoff, 
including bioswales or other comparable methods.  
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