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Planning Environment

What We’ve Heard...

Use Types

Streetscapes

Identity

Mixed-Use Single-Use

Pro Development No Development

Neighborhood Highway

Challenges Assets

More Chain Restaurants

More Hospital/
Doctor’s Offices

More  Parking Structures 
“park once” scenario

Building Reuse 
and Renovation

No Pigeon-holing 
to one type

THINK OUTSIDE THE BOX

Rezone the Pacific Coast 
Highway Need businesses to attract 

tourists

North and South need 
shopping areas

South should 
remain quaint

No housing on 
top of retail

A Beach community 
“all to myself”

Develop the centers, Don’t 
smear all over PCH.

Need areas of unrestricted 
development

Urban density to the North, 
TOD Zone at Transit Station

Taller Building Heights

Nodes for Development

Add density, not height

Narrowing PCH won’t 
matter to some businesses

101 is an archival history of 
SoCal - preserve the structures

Traffic diminishes 
businesses

Need a Gateway Location

Walkable communities

Narrow the PCH, Widen the 
sidewalks and add bike lanes Road diet, add bulb-outs and 

angled parking

Eliminate Palms, add shade trees

“Gateway to San Diego County”No Eminent Domain, 
Freedom from Government 
Interference

Military Playgroud, “Rough and 
Tough” Town

Our beaches and harbor 
are our identity

“Funky Beach” - Old Beach Charm

Coastal Commission is an 
obstacle

Concerns with Security, Gang 
Violence

Bad Zoning
No Mixed-Use allowed

Beach Republicans - 
Conservative with an 
Environmental Appreciation

Relaxed and Laid Back

Density

Over the course of 3 days, Torti Gallas and Partners conducted over 40 interviews with stakeholders, city officials, city councilmembers, representatives, neighborhood associations, 
business owners and residents.  Based on this information as well as on comments from other interested parties received through the Planning Department, Torti Gallas created this 
conceptual spectrum of public opinion, which illustrates the existing planning environment for the Coast Highway Vision Plan.

Hotel District in the North

Taller Buildings along 
Mid and South on 
Coast Highway

Parking Requirements for 
mixed use are excessive


