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1 Introduction 
This report describes the results of the community workshop for the San Diego 
Commercial/Imperial Corridor Master Plan held Saturday June 25, 2011 at the Sherman 
Heights Community Center. The workshop was designed to engage the attention, interest, and 
active involvement of a broad spectrum of community members, and provide opportunities for 
discussion of and input into the community’s vision of the Commercial/Imperial Corridor’s 
future. Approximately 50 participants discussed what they most like about the corridor and 
what they would like to see change or created in the future through visioning and visual 
preference activities. Input from this meeting will be used to inform subsequent phases of the 
Master Plan process.  

This report is organized as follows: Chapter 1 provides an overview of the 
Commercial/Imperial Corridor project; Chapter 2 describes the format of the workshop; and 
Chapter 3 reports key themes synthesized from the workshop. Finally, a set of appendices 
provide a record of the materials provided and feedback received during the workshop. 

PROJECT BACKGROUND 
The San Diego Association of Governments (SANDAG) is the regional government agency in 
San Diego County responsible for developing a regional transportation plan and allocating 
funds for improvements. In 2008, as part of its most recent 2030 Regional Transportation Plan, 
SANDAG designated the Commercial/Imperial Corridor as a potential “Mixed Use Transit 
Corridor.” Because this corridor contains both the Orange Line Trolley and high-frequency bus 
service, it was seen as a potential focus area for smart growth development. The corridor was 
designated as “potential,” as opposed to “planned/existing,” since its current residential density 
and land use regulations do not permit SANDAG’s target of 25 dwelling units per acre. As a 
result, the City applied for and was awarded a “Smart Growth Incentive Program” grant to 
conduct a planning study to identify potential development opportunities that could propel the 
Commercial/Imperial Corridor (depicted below) into a true Mixed Use Transit Corridor.  

Commercial/Imperial Corridor Planning Area 
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PROJECT OBJECTIVES 
As stated in the City’s grant application to SANDAG, the objectives of this study are to: 

• Reach out to the community and stakeholders to create a new long-range vision. 

• Identify areas of transition and target areas for mixed-use through new land use recom-
mendations consistent with a smart and sustainable growth strategy. 

• Develop urban design concepts and guidelines that will preserve the fabric and character of 
the community by guiding new development to establish a contextual relationship with the 
established neighborhood. 

• Analyze the existing multi-modal mobility network of infrastructure to assess deficiencies 
in the system. 

• Improve mobility and express community identity through streetscape design concepts 
unique to the community. 

• Identify opportunities for strategic investment in public improvements to improve connec-
tivity, safety, and pedestrian and bicycle connections to the 25th and Imperial and 32nd 
and Imperial transit stops and surrounding homes and businesses and the Comm22 project. 

PUBLIC OUTREACH PROGRAM 

Preparation of the Commercial/Imperial Master Plan is proceeding with an integrated 
community outreach and technical process. Through the planning process, community 
members are being offered a variety of opportunities to help develop a vision and plan for the 
corridor that reflects community’s most important values and priorities. Outreach activities 
include an advisory committee (the Project Working Group), community workshops (the 
subject of this report), an interactive charrette, community character survey, and ongoing 
updates to the project website:  

http://www.sandiego.gov/planning/community/profiles/southeasternsd/index.shtml  

PROJECT SCHEDULE AND PHASES 

This project is arranged in four phases as shown in the graphic schedule below. Community 
outreach activities are an integral part of the process, with workshops and working group 
meetings held in each phase.  

The Existing Conditions phase is currently underway, providing a foundation for the rest of the 
process. Next, the project team will work with the Working Group and other community 
members to develop goals for the Master Plan and land use and urban design principles, 
synthesizing concepts and objectives expressed during this workshop and other community 
outreach activities.  

The planning team will then prepare a Scenario Evaluation Report, analyzing up to three future 
land use, mobility, and urban design possibilities based on the opportunities and challenges 
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identified in this report and direction from community outreach activities. Based on feedback 
about the alternatives and their relative impacts, a Preferred Scenario will be prepared, which 
will outline the preferred vision, land use, mobility, and urban design direction for the corridor. 
This Preferred Scenario may be one of the alternative concepts or some combination of two or 
more concepts. 

Finally, the project team will prepare the Commercial/Imperial Corridor Master Plan, which 
will provide land use, urban design, mobility, and economic strategies for the corridor. These 
strategies will be folded into the Southeastern Community Plan update, which is expected to be 
underway in early- to mid-2012. 

  

Existing 
Conditions

April‐July 2011

Alternative 
Concepts

August‐October, 
2011

Alternative Refinement/ 
Preferred Plan

November 2011‐
January 2012

Master Plan & 
Implementation 

Strategy 

February‐May 2012

Working 
Group #1

Workshop 
#1

Working 
Group #2

Working 
Group #3 Charrette Working 

Group #4
Working 
Group #5

Workshop 
#2

Working 
Group #6
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2 Workshop Structure 
The first workshop was held on Saturday June 25, 2011 at the Sherman Heights Community 
Center. Approximately 50 participants attended Flyers publicizing the workshop were mailed 
to the 2,144 residential, commercial, and industrial addresses within one quarter-mile of the 
Planning Area. Attendees included residents, employees, business owners, and other concerned 
persons. All workshop materials were translated into Spanish.  

OBJECTIVES  
The purpose of this first workshop was to give interested members of the public an opportunity 
to brainstorm about their visions for the future of the Commercial/Imperial Corridor. The 
workshop agenda articulated the following objectives: initiate a community dialogue about the 
vision for the corridor; review the project and planning process; and provide an opportunity for 
all attendees to provide input about project objectives and issues. 

 
FORMAT  
The workshop agenda is provided in Appendix A. As participants registered, they were asked 
to orient themselves to the Planning Area by placing sticker dots on a large map depicting 
where they live or work in or around the corridor. Staff/consultants presented information 
about the project, planning process, and format of the workshop. The presentation is provided 
in Appendix B. 

As informed representatives of the community, participants were asked to identify key issues, 
opportunities, and challenges facing the corridor through three activities: 

• Exercise #1: Visioning: Participants were organized into six small groups (five English-
speaking tables and one Spanish-speaking table). They were provided an individual work-
sheet on which to record: (1) what they most like about living or working in the corridor, 
and (2) the one thing that most needs improvement. Each participant then shared their list 
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with the rest of the participants seated at their table. Next, as a small group, each table de-
termined their collective vision statement for the corridor in the next 20 years. Finally, 
each table shared their vision with the workshop as a whole.  

• Exercise #2: Visual Preference Survey: Participants were asked for their preference for a 
variety of land use type and conditions in the Commercial/Imperial Corridor. Colored dots 
were provided adjacent to maps with photographs of the corridor: green dots to record their 
“likes,” and red dots to record their “dislikes.” This exercise provided immediate feedback 
about participants’ preferences in a format conducive to the bilingual audience. Partici-
pants were encouraged to document any improvements they would like to see on post-it 
notes, which they placed on the map. Facilitators briefly summarized the results for work-
shop attendees. 



Community Workshop #1 Summary 
 

7

3 Workshop Results 
This chapter summarizes feedback from the workshop including the orientation, visioning, and 
visual preference exercises.  

ORIENTING PARTICIPANTS TO THE PLANNING AREA 
To orient themselves to the Planning Area, participants placed dots on the map depicting where 
they live or work (yellow or blue dots, respectively). Of those participants who took part in this 
activity and live or work in the Southeastern community, about equal numbers demonstrated 
that they lived or worked in the greater Southeastern community. Most participants live or 
work in Sherman Heights.  
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EXERCISE #1: VISIONING 
This section describes common themes that surfaced during the individual and group visioning 
exercise. For detailed information about comments at each table group, refer to the group 
discussion notes in the Appendix C. 

What do you like most about living or working in the corridor? 

The most common responses to what participants liked about the corridor included its sense of 
community and walkability of the neighborhood, with a diversity of stores, businesses, and 
people; and the corridor’s proximity to Downtown, waterfront, freeways and transit. 
Participants liked that the corridor is small and inclusive, with a long rich history, a diversity of 
people, and a multi-generational and family-oriented community where neighbors know each 
other. They also liked that the corridor contains culturally relevant stores and restaurants, 
industrial uses that provide jobs, unique small businesses, a variety of architectural styles and 
good access to schools, parks, churches, and the library. Small familiar businesses on active 
pedestrian streets were important to the participants’ sense of identity about the corridor. 
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What is the one thing that most needs improvement? 

Enhancing Community Character and Land Uses 
Participants described improvements to the mix and quality of land use in the corridor to 
improve quality of life and access to housing and jobs. They wanted to see more shopping and 
residential uses, including affordable housing and mixed-use buildings that allow for 
community members to live and work, as well as to own their properties. They wanted to see 
more access to fruits and vegetables, farmers markets, and grocery stores, and potentially 
limitations on liquor stores. Several participants called for the elimination for hazardous 
businesses, junkyards, and recycling facilities; others called for improvements to the 
appearance and environmental impact of industrial uses through buffers, code enforcement, 
and transitions that better separate residential uses from potential environmental hazards. 
However, the City’s current zoning policy and permit costs were cited as barriers to change 
and revitalization. One group determined that the Master Plan would need to strike a balance 
between growth/development and maintaining the existing character of the neighborhood. 
Participants generally seemed to think that buildings should be a maximum of three- to four-
stories or 30-40 feet in height, with some deviations as opportunities are presented 

Participants widely noted the need to support education at all levels in the area, including 
youth programming and activities, vocational training, creative arts programs, community 
colleges, and other higher education. Participants expressed support for more community 
cultural programs, community artwork, libraries, and public access to computers and internet. 
Several participants mentioned a need for a high school in the community, noting that many 
youth leave the area for high school and do not return. Several noted the need to address a 
perception among outsiders or visitors to the corridor that it seems unsafe and blighted.  

Improvements to the Public Realm 

Participants recommended streetscape improvements to improve the quality of streets and 
building façades, and ensure public safety. Participants described wanting to see improved 
walkability, with wide and consistent sidewalks, transit access, signage, trash and graffiti 
abatement, street trees and landscaping, more lighting on streets and alleys, preservation of 
historic buildings and significant architecture, removal of billboards, and solutions to 
homelessness in the corridor. They saw a need to improve existing green spaces and access to 
them, as well as need for plazas, a community garden, and centrally located gathering spaces. 
Participants wanted to see vacant and blighted properties redeveloped and properties in 
disrepair rehabilitated with façade improvements. Business improvement districts and parking 
programs were recommended to assist businesses in both physical improvements and technical 
assistance to increase business and foot traffic.  

Multi-Modal Transportation Improvements  
Participants recommended increased transit access and pedestrian improvements. They would 
like to see more trolley stops and public transit, particularly serving north-south connections, 
and ensure safety around the trolley line, especially for children and pedestrians. One group 
suggested implementing circulation alternatives like one-way street couplets on Imperial 
Avenue and Commercial Street. Another group recommended closing certain streets to traffic 
to create a promenade or plaza and implementing controls to reduce truck traffic.  



Commercial/Imperial Corridor Master Plan

10 

EXERCISE #2: VISUAL PREFERENCE SURVEY 
Participants demonstrated substantial consensus on their preferences concerning land use types 
and conditions in the Commercial/Imperial Corridor. Documenting elements they liked with 
green sticker dots, participants showed their preferences for single-family and affordable 
multi-family housing (on both Commercial Street and Imperial Avenue), retail stores, 
sidewalks and landscaping, playgrounds, the Orange Line Trolley, community facilities, and 
neighborhood serving businesses. Using red dots, participants showed their dislike for 
junkyards, industrial uses, auto-repair uses along Imperial Avenue (those on Commercial 
Street were deemed okay), missing sidewalks, liquor stores, and vacant parcels. Appendix D 
contains a detailed image of the survey results. 

 

Additional recommendations for facilities included: more bike lanes, lighting, art and murals, 
internet access, sidewalk and street improvements, and additional trolley stops. In terms of 
land uses and economic activity, participants recommended more education facilities, job 
opportunities, shopping around the trolley stations, medical and pharmacy services, 
restaurants, arts and culture venues, youth and sports facilities, and open spaces.   
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APPENDIX A: WORKSHOP AGENDA  

APPENDIX B: WORKSHOP PRESENTATION 

APPENDIX C: EXERCISE #1 – VISION NOTES, BY TABLE GROUP 

APPENDIX D: EXERCISE #2 – VISUAL PREFERENCE SURVEY 

 



Appendix A: Workshop Agenda
 

Community Workshop #1 

Saturday, June 25, 2011 9:00am-12:00pm  

 Sherman Heights Community Center 

2258 Island Avenue, San Diego, CA 92102 

Objectives

• Initiate a community dialogue about the vision for the Commercial/Imperial corridor 

• Review the project and planning process. 

• Provide an opportunity for all attendees to participate and provide input about project 
objectives and key issues. 

Agenda
9:00-9:30am – Registration, Coffee, and Pastries  
9:30am – Workshop begins: 
1. Welcome (Karen Bucey, City of San Diego)  
2. Overview of Workshop (Rajeev Bhatia, Dyett & Bhatia)  

• Project overview and process 
• Purpose and agenda for workshop 

3. Exercise #1: Visioning (Group)  
• Individual Worksheets  
• Discussion 

4. Exercise #2: Visual Preference Survey (Group)  
5. Conclusion and Next Steps  
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Community Workshop #1

T ll it i #1Taller comunitario #1

VISION FOR THE CORRIDOR
VISIÓN PARA EL  CORREDOR
J une   2 5 ,   2 0 11

J u n i o  2 5   d e   2 011

City of San D
iego  ●

Com
m
ercia

Agenda
Programa

1. Welcome

2. Overview of Workshop
Project overview and process 

Purpose and agenda of 
workshop

1. Bienvenida

2. Visión General del Taller 
Comunitario

Proceso y visión general del 
proyectol/Im

perial Corridor M
aster Plan

workshop

3. Exercise #1: Visioning
Individual Worksheets 

Discussion

4. Exercise #2: Visual 
Preference Survey

5. Conclusion and Next 
Steps

proyecto

Propósito y programa del taller

3. Ejercicio #1: Crear una Visión
Hojas de trabajo individuales

Discusión

4. Ejercicio #2: Encuesta de 
Preferencia Visual

5. Conclusión y Próximas Pasos

Project Overview
Repaso del Proyecto

City of San D
iego  ●

Com
m
ercia

Project Location
Lugar del Proyecto

l/Im
perial Corridor M

aster Plan

City of San D
iego  ●

Com
m
ercia

Background
Fondo/Historia

San Diego Association of 
Governments (SANDAG):

Designates planning 
area as a “Mixed Use 
Transit Corridor”

Asociación de gobiernos de 
San Diego (SANDAG) :

Denomina el área de 
planeación como 
“Corredor de transito conl/Im

perial Corridor M
aster Plan

Transit Corridor

Awards the City a 
“Smart Growth 
Incentive Program” 
grant to conduct this 
project

Corredor de transito con 
uso mixto”

Adjudica a la ciudad un 
subsidio titulado 
“Programa de incentivos 
para el crecimiento 
inteligente” para manejar 
este proyecto.

City of San D
iego  ●

Com
m
ercia

Project Objectives*
Objetivos del proyecto

Create a new long‐range 
vision for corridor

Identify transition areas 
and target areas for 
mixed‐use

Crear una larga visión para 
el ‘Corredor’ (Corridor)

Identificar áreas de 
transición y apuntar áreas 
para uso‐mixtol/Im

perial Corridor M
aster Plan

Assess deficiencies in 
transportation system

Identify opportunities 
for improvements in 
transportation, safety, 
public facilities

*From SANDAG Grant Application

Atender deficiencias en el 
sistema de transporte

Identificar oportunidades 
para el mejoramiento en 
transportación, seguridad y 
comodidades públicas

*De la aplicación para otorgaciones 
de SANDAG
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City of San D
iego  ●

Com
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ercia

Why Commercial/Imperial Corridor?
¿Por qué el Corredor Comercial/Imperial?

Orange Line Trolley (existing) 

High Frequency Bus Service (planned)

Proximity to services, public facilities, 
and Downtown 

Southeastern San Diego Community 
Plan designates corridor for multiple

La línea naranja de tranvía (existente)

Servicio de bus frecuente (planeado)

Proximidad a servicios, comodidades 
públicas, y al centro de la ciudad

Plan Comunitario del Sureste de San 
Diego (SSDCP) designa corredores l/Im

perial Corridor M
aster Plan

Plan designates corridor for multiple 
uses para usos múltiples.

City of San D
iego  ●

Com
m
ercia

Why Commercial/Imperial Corridor?
¿Por qué el Corredor Comercial/Imperial?

Potential to capitalize on transit 
access to encourage new 
development in strategic 
locations

As a result, potential increases in 
housing choices, jobs, services, 
and public facilities

Se utiliza el acceso de transito para 
estimular nuevo desarrollo en sitios 
estratégicos

Hay incrementos potenciales en las 
opciones de viviendas, empleos, 
servicios y comodidades públicas

l/Im
perial Corridor M

aster Plan

and public facilities

Comm22 Gateway 
Apartments

Los Vientos
Apts

City of San D
iego  ●

Com
m
ercia

Scope and Schedule
Esfera de acción y calendario

Existing 
Conditions

Alternative 
Concepts

C

Alternative Refinement/ 
Preferred Plan

Refinamiento de

Master Plan & 
Implementation 

Strategy l/Im
perial Corridor M

aster Plan

Condiciones 
actuales

April-July 2011

Conceptos 
alternativos

August-October, 
2011

Refinamiento de 
alternativos/ plan 

preferido
November 2011-

January 2012

Plan maestro e 
estrategias de

implementación 
February-May 

2012

Community Outreach
participación publica

City of San D
iego  ●

Com
m
ercia

Public Participation Program
Participación publica

Project Working Group (6)

Community Workshops (2)

Community Character 
Survey

Charrette

Groupo de trabajo del proyecto (6)

Talleres comunitarios (2)

Encuesta sobre el carácter 
comunitario

Colaboración para desarrollar una 
i ió i i

l/Im
perial Corridor M

aster Plan

Project Website visión comunitaria

Sitio Web del proyecto

Vision for Corridor
Visión para el Corredor

Project Location
Lugar del Proyecto
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City of San D
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Com
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Existing Land Use
Uso del suelo existente

l/Im
perial Corridor M

aster Plan

City of San D
iego  ●

Com
m
ercia

Multi‐Modal Transportation
Transportación de modos varios

l/Im
perial Corridor M

aster Plan

Public Transit
Transporte Público City of San D

iego  ●
Com

m
ercia

Commercial Street
La Calle Comercial

Insert four photosl/Im
perial Corridor M

aster Plan

Insert four photos 

City of San D
iego  ●

Com
m
ercia

Imperial Avenue
La Avenida Imperial

Insert four photosl/Im
perial Corridor M

aster Plan

Insert four photos 

Exercise #1: Visioning
Ejercicio #1: Crear una Visión
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City of San D
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Exercise #1: Individual Worksheets
Ejercicio #1: Hojas de trabajo individuales

What do you like most about 
living or working in the 
corridor?

What is the one thing that 
most needs improvement?

¿Qué le gusta más del 
vivir o trabajar acerca
del Corredor?

¿Cuál es la cosa que se 
debe mejorar más?l/Im

perial Corridor M
aster Plan

most needs improvement?  debe mejorar más?

City of San D
iego  ●

Com
m
ercia

Exercise #1: Table Discussion
Ejercicio #1: Discusión en grupos

Prepare a group vision 
statement for the corridor

Preparar una
declaración sobre una
visión para el Corredor

l/Im
perial Corridor M

aster Plan

Exercise #2: Visual Preference Survey
Ejercicio #2: Encuesta de Preferencia Visual 

City of San D
iego  ●

Com
m
ercia

Exercise #2: Visual Preference Survey
Ejercicio #2: Encuesta de Preferencia Visual

1. Document your preferences:
● = “likes”
● = “dislikes”

2. Write your ideas for how to 
improve the corridor on the 
post‐it notes provided. 
(land use transportation urban

Documentar sus preferencias:
● = “gustos”
● = “disgustos”
Escribir sus ideas sobre como se 
puede mejorar el Corredor en las
notas post‐it.

( d l l di ñ

l/Im
perial Corridor M

aster Plan

(land use, transportation, urban 
design, community 
character/amenities)

(uso del suelo, transporte, diseño
urbano, carácter comunitaria, 
comodidades públicas)

Next Steps
Próximos pasos

City of San D
iego  ●

Com
m
ercia

Next Steps
Próximos pasos

Existing Conditions Report 
(August 2011)

Community Character 
Survey (July 2011)

P j t W ki G

Reporte de Condiciones
Existentes (Agosto 2011)

Encuesta de Carácter
Comunitaria (Julio 2011)

G d t b j d ll/Im
perial Corridor M

aster Plan

Project Working Group 
Meeting #2, July 20, 6‐8pm

Grupo de trabajo del 
proyecto Reunión #2, 
Julio 20, 6‐8pm

Existing 
Conditions

Condiciones 
actuales

April-July 2011

Alternative 
Concepts

Conceptos 
alternativos

August-October, 
2011

Alternative Refinement/ 
Preferred Plan

Refinamiento de 
alternativos/ plan 

preferido
November 2011- January 

2012

Master Plan & 
Implementation 

Strategy 
Plan maestro e 
estrategias de

implementación 
February-May 

2012
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City of San D
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Public Participation Schedule
Calendario de participación publica
Meeting Tentative Dates 

Project Working Group Meeting #2
Reunión de proyecto grupo #2

7/20/2011, 5:30--8 pm

Project Working Group Meeting #3
Reunión de proyecto grupo  #3

9/21/2011, 5:30-8pm

Charrette
Colaboración para desarrollar una visión comunitaria

10/12/2011, 5:30--8 pm &
10/15/2011, 8 am-1 pml/Im

perial Corridor M
aster Plan

Project Working Group Meeting #4
Reunión de proyecto grupo  #4

12/7/2011, 5:30--8 pm  

Project Working Group Meeting #5
Reunión de proyecto grupo #5

2/15/2012, 5:30--8 pm  

Community Workshop #2
Taller comunitario #2

3/10/2012, 8 am-1 pm

Project Working Group Meeting #6
Reunión de proyecto grupo  #6

4/18/2012, 5:30--8 pm  

Community Workshop #1

T ll it i #1Taller comunitario #1

Project  Overv iew,  Vis ion & Key  Issues

Resumen del  proyecto,  su  v is ión  y  cuest iones  c laves

June 25,  2011

Junio  25 de 2011
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