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This is a project of the City of Indio with funding provided by the Southern California Association of Governments’ (SCAG) Compass Blueprint Demonstration Project 
Program. Compass Blueprint assists Southern California cities and other organizations in evaluating planning options and stimulating development consistent with the 
region’s goals.  The preparation of this report was funded in part through grants from the United States Department of Transportation - Federal Highway Administration and 
Federal Transit Administration. Additional assistance was provided by the State of California Business, Transportation and Housing Agency through a California Regional 
Blueprint Planning Grant. 
 
The contents of this report reflect the views of the author who is responsible for the facts and accuracy of the data presented herein. The contents do not necessarily reflect 
the official views or policies of SCAG, USDOT or the State of California. This report does not constitute a standard, specification or regulation. 
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P R E F A C E   
 

 
In June of 2004 the Southern California 
Association of Governments (SCAG), the 
region's Metropolitan Planning 
Organization, adopted the Compass 
Growth Vision intended to “accommodate 
the 6 million new residents expected to 
live in the region by 2030 while balancing 
valuable quality of life goals.” The 
Compass 2% Strategy Opportunity Areas 
identify key areas adding up to 2% of the 
entire region which are singled out for the 
implementation of such a Vision. It is 
expected that the cumulative effect of 
small actions concentrated on these 2% of 
the land will greatly contribute to improving 
the quality of life for Southern California 
residents. The Compass Growth Vision 
identifies the City of Indio as a Compass 
Principles Priority Area that is encouraged 
to take local actions consistent with the 
Compass Blueprint Principles.   
 
This Highway 99 / Indio Boulevard Study - 
a Compass Blueprint Demonstration 
Project - intends to reach local decision-
makers and the public at large to 
demonstrate how minor changes in land 
use and transportation decision-making 
can effectively contribute to the overall 
Compass Blueprint 2% Strategy.  

SCAG’s Compass Blueprint Principles 
include: 
 

 Improving Mobility for all residents 
by promoting a variety of travel 
choices and encouraging 
transportation investments and land 
use decisions that are mutually 
supportive; 

 
 Fostering Livability by preserving 

stable communities, promoting 
mixed-use walkable communities 
and promoting infill developments 
that revitalize existing 
neighborhoods; 

 
 Enabling Prosperity by supporting 

job creation and accessibility, 
education and workforce 
improvement and development ; 

 
 Promoting Sustainability by 

focusing development in urban 
centers, utilizing public and private 
resources efficiently to minimize 
waste and pollution, and by 
fostering “green” development 
techniques.  
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I N T R O D U C T I O N   
 

 
The goal of the Highway 99 / Indio 
Boulevard Study is to provide the City of 
Indio with land use and economic 
development direction along Indio 
Boulevard between the I-10 Freeway 
(Jefferson Street exit) and Golf Center 
Parkway.  This four-mile stretch of the 
Boulevard encompasses over 200 parcels, 
36% of which are vacant and 7% 
underutilized, and provides opportunities 
to address the Compass Blueprint 
Principles through in-fill development 
focused on land use and transportation 
relationships.  
 
The consultant team retained by SCAG for 
this project includes Gruen Associates as 
the prime contractor responsible for 
planning, urban design, outreach 
facilitation and overall management. Sub-
consultants include KOA Corporation with 
responsibilities for transportation planning 
and traffic/access analysis, and Economic 
Research Associates (ERA) with 
responsibilities for economic and market 
demand analysis.   
 
 
 

Funding for this project was provided by 
SCAG Compass Blueprint Demonstration 
Project Program in part through grants 
from the United States Department of 
Transportation (DOT) - Federal Highway 
Administration and the Federal Transit 
Administration - under provisions of the 
Transportation Equity Act for the 21st 
Century (TEA-21).  Additional assistance 
was provided by the State of California 
State Business, Transportation and 
Housing Agency through the California 
Regional Blueprint Planning Grant.   
 
Part I of this Report outlines the Study 
Area’s understanding and profile as well 
as its existing conditions within regional 
and local contexts; Part II summarizes the 
main issues, opportunities and constraints; 
Part III describes the development 
strategy including the identification of 
alternative scenarios and the presentation 
of a detailed Preferred Alternative based 
on recommendations of the City of Indio 
Community Development Department and 
stakeholders’ comments; and delineates 
the next steps towards implementation.

 
 

 
 
 

The Study Area encompasses over 200 
parcels, 36% of which are vacant and 7% 
underutilized, and provides opportunities 
to address the Compass Blueprint 
Principles through in-fill development 
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I M A G I N E …   
 

 
 

Indio Boulevard as a vibrant corridor where the 
Compass Blueprint Vision Principles 
materialize, improving mobility, fostering 
livability, enabling prosperity and promoting 
sustainability. 
 

 
 

Then Envision Indio Boulevard as  
 
 the main attractor corridor for Indio’s 

future economic growth, 
 anchored by catalytic projects that 

provide plenty of new job opportunities, 
 complemented by a multi-modal 

circulation network that supports 
existing and new businesses 
connecting people between their 
homes and jobs, education and 
leisure, 

 in a pleasant and safe setting that 
enhances the beauty of the natural 
environment while providing a unique 
sense of pride and belonging to 
citizens and visitors alike.  

 

…What would it take to get there?  
 
An important first step to transform Indio 
Boulevard from a historic service highway 
into a contemporary vibrant corridor is to 
craft a realistic vision supported by the 
City and its stakeholders.  
 
For the vision to turn into reality, it takes a 
long-term dynamic process that: 
 
1. Incorporates a deep understanding of 

the Study Area in the context of the 
City’s social and economic profile… 

2. Recognizes the current fast-changing 
economy that presents great 
challenges but also great 
opportunities…  

3. Fosters an inter-agency strategy that 
shapes Indio’s future, embraces 
shared responsibilities and risks, and 
above all, promotes a deep sense of 
mission and respect for the 
aspirations of Indio’s citizens. 
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1  
… a deep understanding of the Study Area in the context of the Region’s 

and the City’s social and economic profile… 
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1 .  C O N T E X T  A N D  E X I S T I N G  C O N D I T I O N S   
 

 
REGIONAL SETTING_____________  
 
Located at the easternmost edge of 
Riverside County in Southern California, 
the City of Indio is Coachella Valley’s 
largest city with a population of 81,152, 
and has experienced the highest rate of 
population growth in the Coachella Valley 
(5.6 percent) between 2007 and 2008. 
Indio is regionally accessible through four 
exits off Interstate 10, and is linked to 
Palm Springs and other desert cities 
through Highway 111. It is internationally 
accessible to Mexico via Highway 86, 
known as NAFTA Highway (Figure 1).  
 
Its beautiful natural setting and mild winter 
climate provides year-round resort 
opportunities, drawing people to the desert 
as tourists and part-time residents. 
Sustained by irrigation water provided by 
the Colorado River through the All 
American Canal, western Coachella Valley 
has developed a remarkable resort 
industry since the early 50’s, composed of 
verdant luxury hotels, country clubs, golf 
courses , spas and casinos. 
 
 

 
 
 

 
SOURCE: SCAG GIS DATA, GRUEN ASSOCIATES 

 
Figure 1: Regional Location Map 
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The service sector has grown accordingly 
providing employees for hotels, golf 
courses and restaurants, as well as for the 
construction industry, most of which reside 
within the City of Indio’s boundary.  
 
Renowned as “the City of Festivals,” Indio 
hosts several major events every year; 
notable among them are the Riverside 
County Fair & National Date Festival, Indio 
International Tamale Festival, Indian 
Powwow, Coachella Valley Music & Arts 
Festival, Stagecoach Music Festival, and 
bimonthly street fairs held in downtown 
Indio.   
 
As shown in Figure 2, the City of Indio is 
an active urban and industrial hub within 
the predominantly tourism-oriented and 
agricultural desert communities in the 
Coachella Valley. According to the City of 
Indio, there are 1,241 acres in the city 
limits zoned for industry, including 20 
industrial parks. 
 
As the waters of the Colorado River bring 
life to this otherwise arid land, the tracks of 
the Union Pacific Railroad bring economic 
vitality to the region surrounding the City of 
Indio. Against a beautiful backdrop of 
nearby mountain ranges coupled with 
sunny and blue skies, rail tracks and yards 
host one of the busiest freight railroads in 

California, connecting the Ports of Los 
Angeles and Long Beach to the eastern 
states. For the City of Indio however, the 
rail tracks function mostly as a local barrier 
that limits the integration between its north 
and south sides.  

 
SOURCE: GOOGLE EARTH, GRUEN ASSOCIATES 

 
Figure 2: Regional Assets 
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LOCAL SETTING________________ 
 
Running parallel to the railroad tracks, 
Indio Boulevard is four lanes wide with a 
raised median.  Once California’s main 
north-south highway (Historic Route US 
99), it is today the major street leading to 
downtown Indio from the I-10 Freeway. 
The Boulevard is a cross between an 
urban avenue and a service highway. 
What is left from its previous days since it 
was decommissioned in 1964 are mostly 
industrial plants and yards, fading signs, 
vacant buildings and empty land.  
 
The presence of the Union Pacific railroad 
tracks on its northern side constitutes the 
main challenge to boast the Boulevard’s 
image and to fully incorporate it into the 
city’s urban fabric.  The railroad right-of-
way forces Indio Boulevard into a single-
loaded roadway thus limiting its potential 
for development. Three north-south 
overcrossings occur along the four-mile 
stretch of the Study Area at Monroe 
Street, Jackson Street, and Golf Center 
Parkway.   
 
The City of Indio has recently made 
investments in landscaping the median 
along Indio Boulevard with drought-
tolerant planting and decorative lighting.    
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STUDY AREA PROFILE___________ 
 
The Study Area (Figure 3) encompasses 
510 acres of developed and vacant land 
on both sides of the four-mile stretch of 
Indio Boulevard between the I-10 
Jefferson Street Interchange on the west 
and Golf Center Parkway on the east. 
Thirty six percent or 185 acres of the 
Study Area are vacant.  From the total 
vacant land, 114 acres are already 
planned for a variety of projects, as shown 
in Table 1 and on Figures 4 and 5.  
 

 
 
 
Part 1 and Part 2 of this Report summarize the 
findings of an Existing Conditions and Issues, 
Opportunities and Constraints Memorandum 
that was compiled by the Consultant Team on 
January 26, 2009 and revised on April 15, 2009. 
The Memorandum contains an existing land use 
analysis based on site reconnaissance and 
parcel-by-parcel inventory, a discussion of City-
approved projects within the Study Area, an 
analysis of existing transportation 
infrastructure and economic conditions, a 
review of existing plans, and a discussion of 
issues, opportunities, and constraints.  The full 
Memorandum is included as Appendix A. 

 

CHARACTER AND LAND USE_______ 
 
Indio Boulevard’s four-lanes of traffic and 
landscaped median project a boulevard 
character while service yards, industrial 
buildings, small retail buildings, motels and 
gas stations keep the older highway 
function as the predominant character 
throughout the Study Area. 
 
Although the Study Area’s character is still 
predominantly highway-oriented, land 
uses as well as the age, scale, and 
condition of structures within the project 
area vary widely. Older buildings spread 
along Indio Boulevard date back to the 
1940s and a few are dilapidated structures 
in need of improvements and repair.  

In contrast, industrial parks recently built 
on the south side of Indio Boulevard add a 
contemporary image. Buildings are 
generally one story high except some of 
the motels and recently built industrial 
parks which are two stories.  
 
As shown in Figure 6, most developments 
fronting Indio Boulevard are either 
commercial or industrial except for the 
Elms Mobile Park, Arabian Gardens 
Mobile Home Park, and ABC Recovery 
Center which are residential 
developments.  
 
For more detail on existing land use and 
planned projects, see Appendix A.  
 

 
Table 1: Vacant and Underutilized Parcels in the Study Area 

 
Classification Number of Parcels Acreage Percent of Total 
Vacant Parcels 58 185 36% 
Underutilized Parcels 23 38 7% 
Subtotal 81 223 44% 
Planned Projects1 21 115 23% 
Projects Recently Constructed/ 
Partially Leased 2 

16 10 2% 

Total Project Area 222 510 100% 
 
1.  Projects include: Northgate, Jefferson Street Business Center, Mitchell Mini Storage, Mount Zion Church 

and Senior Condominiums, and the Indio Transportation Center 
2.  Projects include: Spectra Novae, Beaty Pacific Industrial Park, and Madison Street Business Center 
 
Source: Gruen Associates 
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Figure 3: Study Area Boundary 
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Figure 4: Planned and Recently Constructed Developments within the Study Area 
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Figure 5: Infill and Redevelopment Opportunities 
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Figure 6: Existing Land Uses within the Study Area 
 
 



 
H I G H W A Y  9 9 / I N D I O  B O U L E V A R D  S T U D Y   13 COMPASS BLUEPRINT DEMONSTRATION PROJECT  

EXISTING BUSINESSES__________ 
 
The following discussion of existing 
businesses within the Study Area was 
prepared by ERA.  
 
Approximately 120 businesses are located 
within the general Study Area. The service 
industry makes up the bulk of the business 
along the corridor, followed by industrial 
businesses, and finally professional 
services.  Industrial businesses are 
located north of the rail road line while 
service businesses line Indio Boulevard 
south of the rail road tracks.  
 
The businesses are summarized by 
industry type in Table 2.  
 
Retail and Service Businesses 
 
Retail and services businesses are 
clustered closer to downtown Indio along 
Indio Boulevard between Deglet Noor 
Street and Golf Center Parkway. 
 
 

 

 Retail makes up a little under one-third 
of the businesses along the corridor 

 Retailers along the corridor are 
primarily small-scale specialty shops.   

 Professional services and health 
providers make up approximately 17 
percent of businesses. 

 Real estate businesses, including 
storage, make up the bulk of 
professional services in the area.  
 

Accommodations 
 
Hotel and motel accommodations line 
Indio Boulevard from Monroe to Palm 
Street.  There are approximately eight 
hotels and motels located in the study 
area that generate approximately $6 
million in sales, according to InfoUSA. 
 
 
 

Existing businesses are primarily 
economy-level accommodations. 
 
Public Administration 
 
Both the County of Riverside and the City 
of Indio have facilities near the corridor, 
just beyond the reach of the Study Area.  
There are a total of 270 public employees 
within these public administration facilities.  
 
 Riverside County has a social service 

building employing almost 160 just 
outside the study area. 

 The City of Indio Street Maintenance, 
Special Events, and City Yards are 
also just beyond the Study Area. 

 
 
 
 
 



 
H I G H W A Y  9 9 / I N D I O  B O U L E V A R D  S T U D Y   14 COMPASS BLUEPRINT DEMONSTRATION PROJECT  

Table 2: Existing Businesses within the Study Area 
 
Business Type No. of Businesses Sales Volume (000) Est. Employees No. of Businesses Sales Volume Est. Employees 
 Share of Total 
Manufacturing 
 

9 70,497 280 7% 12% 18% 

Wholesale Trade, 
Transportation and 
Warehousing 

19 402,211 561 16% 70% 35% 

       
Professional Services, 
Real Estate, Management 
& Administration 
 

19 8,085 47 16% 1% 3% 

Health Industry 2 742 4 2% 0% 0% 
       
Food Service & Drinking 
Places 
 

14 5,954 81 11% 1% 5% 

Arts and Entertainment 2 195 1 2% 0% 0% 
 
Accommodations 

 
8 

 
5,537 

 
63 

 
7% 

 
1% 

 
4% 

       
Food & Beverage  Stores 3 2,036 8 2% 0% 1% 
 
Retail, other than F&B 
Stores 1 

 
38 

 
75,752 

 
85 

 
1% 

 
13% 

 
18% 

       
Public Administration 2 

 
8 - 266 7% 0% 17% 

Total 122 571,009 1,596 100% 100% 100% 
 

1. Also excludes gas stations 
2. It should be noted that all these public facilities are located just outside the boundaries of the Study Area 

Source: Info USA, ERA 
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Industrial  
 
Manufacturing, wholesale trade, 
transportation, and storage uses are 
concentrated to the north of Indio 
Boulevard and are separated from Indio 
Boulevard by the railroad tracks.  These 
industries make up almost a quarter of 
business within the Study Area.  Despite 
the fact that retail businesses have the 
greatest representation along the corridor, 
manufacturing, and wholesale trade, 
transportation, and storage, have the 
greatest sales volume and employment of 
all business categories.    
 
 Together the two categories, represent 

23 percent of businesses, but make up 
more than 80 percent of the sales 
volume and approximately half of the 
employment along the corridor, 
according to InfoUSA data.   

 It should be noted that a few firms, 
such as PHB Contracting Inc, Lindsey 
Doors, Heimark Distributing Company, 
and Di Mare California, make up 
almost 80 percent of these industries’ 
sales volume. 

 

 
 

 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Manufacturing, wholesale trade, 
transportation, and storage uses make up 
almost a quarter of business within the 
Study Area, and have the greatest sales 
volume and employment of all business 
categories.   
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The public realm includes urban elements 
primarily within public right-of-way.  The 
transportation network including streets and 
sidewalks is the most recognized component of 
the public realm.  Other highly visible urban 
elements including sidewalks, streetscape, 
signage, and public spaces also belong to the 
public realm. 

PUBLIC REALM______________ 
 
Indio Boulevard is a four-lane arterial 
roadway with two lanes in each direction, 
raised median, and median breaks 
(Figures 7 and 8). The existing roadway 
and vehicular circulation along Indio 
Boulevard is consistent with the 
recommended General Plan Circulation 
sub-element of the City of Indio and is 
currently operating at an acceptable level 
of service based on the average daily 
vehicular traffic volumes included in the 
Transportation Project Priority Study 
(TPPS) dated February 2006. In addition, 
vehicular circulation and connectivity 
patterns will be improved by the 
implementation of transportation mitigation 
measures required by the approved 
developments within the City of Indio and 
the proposed improvements for the I-10 
Freeway interchanges.  
 
While the overpasses on Monroe Street, 
Jackson Street, and Golf Center Parkway 
eliminate at-grade crossing of the railroad 
tracks, they prohibit free circulation and 
result in indirect connections between 
Indio Boulevard and these major north-
south streets which connect to the I-10 
Freeway in the north. 
 
 

Bicycle Connectivity 
 
The existing roadway network within the 
Study Area does not provide delineated 
bike lanes. In addition, the General Plan 
Roadway Cross-sections do not identify 
any bike lanes as part of their lane 
configurations.  A bicycle feasibility study 
recently prepared for the City proposes 
bicycle facilities along Indio Boulevard, 
Burr Street, Jackson Street, Monroe Street 
and Golf Center Parkway.  
 
Pedestrian Connectivity 
 
Sidewalk width along the southern side of 
Indio Boulevard is typically 5’-6”. 
Sidewalks are generally in fair condition 
and located at the curb with no landscape 
buffer, however most of the corridor’s 
sidewalks are not constructed to City of 
Indio standards.  They are often 
discontinuous, with some portions of the 
streetscape consisting of only a curb. 
There is no curb and sidewalk along the 
undeveloped parcels, as well as adjacent 
to the railroad tracks.  Overpasses at 
Monroe Street, Jackson Street and Golf 
Center Parkway currently provide limited 
sidewalk areas and may not meet 
accessibility requirements to provide 
pedestrian accommodations in the future. 
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Stairs have been provided for pedestrian 
access to the Jackson Street 
overcrossing. 
 
Landscaping  
 
Besides landscaping on raised medians 
along Indio Boulevard, landscaping along 
the sidewalk is generally limited to private 
property consisting mainly of drought-
tolerant trees and shrubs except in the 
segment along the Arabian Gardens 
Mobile Home Park where tall palm trees 
line Indio Boulevard’s south side.  
 

 
 
Land adjacent to the Monroe Street and 
Jackson Street overcrossings is 
landscaped with flowering shrubs and 
palms. In some locations, shrubs on the 
north side of the street screen the railroad 
tracks from Indio Boulevard.  

 
 

Figure 7: Existing Conditions along Indio Boulevard in downtown Indio 
 

 
 
Figure 8: Existing Conditions along Indio Boulevard near Madison Street 
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Jefferson Street Interchange at I-10 
Freeway  
 
The City of Indio developed three designs 
for the Jefferson Street Interchange at I-
10. Recommended Alternative #1 includes 
a new partial cloverleaf interchange as 
proposed by Caltrans Project Study 
Report/Project Development Support 
(PSR/PDS). The environmental 
documentation is pending approval with 
construction slated to being in Year 2012. 
Once built, the new interchange will 
greatly impact and improve the current 
access to Indio Boulevard from Interstate 
I-10 (Figure 9).  
 
Public Transit  
 
The City of Indio is serviced by SunLine 
Transit Agency bus lines 80, 90 and 111. 
Bus route 80 is the only bus line that 
provides services on the north and south 
sides of the railroad tracks (Figure 10). 
The 90 and 111 bus routes provide service 
to the south of the tracks. Additional bus 
services are being proposed by Sunline 
Transit Agency to better service the City of 
Indio. All existing and proposed bus routes 
service the project area.   
 
 

 
Figure 9: Planned Jefferson Street Interchange at I-10 
 

 
Figure 10: Existing SunLine Transit Routes 
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Signage/Wayfinding 
 
Decorative signage from the 1950s is used 
for a few businesses located off Indio 
Boulevard.  However, much of the Study 
Area lacks wayfinding and identity signage 
and gateways.  
 
Public Art 
 
Promoted by the Indio Chamber of 
Commerce and funded by private 
businessmen, the Historic Mural Project 
aims to help revitalize the city’s economy 
through art. Eight murals have been 
installed in the Old Town area to instill a 
new image and spirit to the area. Prints of 
each mural are available for purchase. 
 
 
 
 
 
 

 
The murals are envisioned by the City of 
Indio to become a monument to the City’s 
past and a vision for its future. 
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CURRENT ECONOMIC CONDITIONS_ 
 
A Base Economic Conditions 
Memorandum was prepared by ERA for 
this project. The following discussion of 
current economic conditions represents a 
summary of the Memorandum. The full 
Memorandum is included in Appendix A-3.   
 
The housing market meltdown and the 
following credit and banking crisis have 
severely affected the US and Southern 
California economy. The nation officially 
slipped into recession as of December 
2007, and had negative GDP growth of 
0.5 percent in 3rd quarter 2008. Riverside 
and San Bernardino counties have been 
particularly affected by the recession 
given their economies’ dependence on 
housing growth.   
 
The current economic situation should be 
taken into consideration in formulating a 
development strategy for the Indio 
Boulevard Corridor. In the short-term (next 
1 to 3 years), reduced consumer spending 
and foreclosures (which could mean the 
loss of residents) may reduce demand for 
new development along the corridor and 
the general reduction in consumer 
spending may reduce the demand for 
warehouse and distribution space in the 
area as well.  In addition, even where 

there is existing unmet local demand for 
services/development, the credit crunch 
may hinder developers from financing new 
commercial and residential product. 
 
Thus, current efforts should plan for 
development within the mid- to long-term 
(the next 4 to 10+ years).  There is a lack 
of housing within the Southern California 
region and this lack of supply is unlikely to 
be eliminated by the recession. As the 
economy recovers, developers and 
residents will be drawn to areas, such as 
the Coachella Valley, that have open, 
developable land.  Similar to recent 
growth patterns, new residents will require 
services and will draw new employment 
industries to the area across the mid- to 
long term. 
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2  
…recognizes the current fast-changing economy that presents great 

challenges but also great opportunities… 
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2 .  I S S U E S  A N D  O P P O R T U N I T I E S   
 

 
PLANNED DEVELOPMENTS________  
 
As shown in Figures 4 and 5 in Part 1 of 
this Report, the largest concentrations of 
vacant land are located at the two ends of 
the Study Area and in the center between 
Clinton Street and Monroe Street. Some of 
these areas are already planned for a 
variety of projects and once the projects 
are built they will drastically change the 
current character of Indio Boulevard. Major 
planned projects along Indio Boulevard 
include: 
 
Jefferson Street Business Park   
 
The 16.2-acre project site is located north 
of Indio Boulevard and Jefferson Street 
intersection, and west of the All American 
Canal.  The project is planned to include 
17 buildings for showroom service 
commercial and light industrial uses, 
totaling 159,790 square feet.   
 
Northgate  
 
The Northgate master-planned community 
will occupy an approximately 82-acre 
vacant site on the south side of Indio 
Boulevard adjacent to Jefferson Street.  It 

is planned as a mixed-use development 
consisting of 398 residential units (118 
single-family and 280 multi-family), 
approximately 180,850 square feet of 
commercial/office space, approximately 
173,100 square feet retail/restaurant 
space, a hotel/motel, and a day-care 
center.  Approximately 10 acres of open 
space areas would also be provided on 
the site.  Residential uses are planned 
toward the rear of the project site so that 
they are located away from Indio 
Boulevard. 
 
Indio Transportation Center  
 
A multi-modal Transportation Center is 
planned on the north side of Indio 
Boulevard near Jackson Street. The 
project site is owned by the City’s 
Redevelopment Agency.  The project will 
consist of an 18,000 square-foot multi-
modal facility including service facilities for 
Amtrak, Greyhound and charter bus 
operators, Sunline Transit, automobile 
rental, a taxi service, limousine service, 
and casino shuttle services.  Passenger 
waiting areas, public parking, a Route 99 
Historical Museum, and restaurant and 
professional office uses are also planned.   

 
Conceptual Site Plan of the Northgate Development 
 

 
 

 
Rendering and the currently vacant site of the 
planned Indio Transportation Center 
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Vacant land adjacent to Monroe Street 
 

 
Miles Avenue Park and its vicinity 
 

 
Site of the future Indio Transportation Center 
 
 
 
 
The Northgate development and Jefferson Street 
Business Park alone account for 91 percent of the 
total vacant land planned for future development 
within the Study Area.   
 

REDEVELOPMENT OPPORTUNITIES_  
 
Development projects have been 
approved by the City of Indio on 
approximately 114 acres of vacant land 
which constitute 22 percent of the total 
Study Area. The Northgate development 
and Jefferson Street Business Park alone 
account for 91 percent of the total vacant 
land planned for future development.  The 
multi-modal Indio Transportation Center 
will utilize another 6 percent of vacant land 
planned for future development.  
Assuming these projects develop as 
planned; the net area available for new 
infill development is 71 acres, or 14% of 
the total Study Area (Figure 11). 
 

Developed 
Parcels

55%

Projects 
Recently 

Constructed/ 
Partially 
Leased

2%

Underutilized 
Parcels

7%

Planned 
Projects

22%

Net Vacant 
Parcels

14%

Vacant 
Parcels

36%

 

Figure 11: Study Area Statistics 
 
Monroe Street 
 
The largest vacant unplanned area is 
located in the center of the Study Area at 
Monroe Street, one of the three north-

south connections between the I-10 
Freeway to the north and Highway 111 to 
the south. The vacant area also fronts 
Fred Waring Drive, a major east-west 
connection that links downtown Indio to 
the City of Palm Desert to the west. Indio’s 
Workforce Development Center is located 
immediately south of the Study Area on 
Fred Waring Drive, attracting a significant 
amount of people from the region to this 
area. 
 
Downtown 
 
The parcels located between King Street 
and Oasis Street are particularly important 
for their proximity to Miles Avenue, Indio’s 
main downtown commercial street located 
just one block south of Indio Boulevard. 
Oasis Street is the main north-south 
connection between Indio Boulevard and 
Highway 111 through downtown and its 
intersection with Indio Boulevard has the 
potential to become an anchor to this 
important street.  
 
The area on the south side of Indio 
Boulevard across from the planned multi-
modal Indio Transportation Center holds 
potential for redevelopment into a transit 
supportive mixed-use hub once the 
Transportation Center is in operation.  
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MARKET ASSESSMENT___________ 
 
A Market Study was prepared by ERA and 
is included in Appendix B.  The following 
represents a summary of their findings.  It 
should be noted that while the market 
absorption is presented in the periods 
between 2008-2013 and 2013-2018, given 
the current economy, ERA anticipates that 
full absorption of demand estimates will be 
pushed back 3 to 5 years. Full absorption 
may extend to 2023.   
 
Office Demand 

 Using employment projections 
developed by the SCAG, 3,500 new 
jobs are expected to be added to 
the Study Area between 2008 and 
2013, and an additional 3,000 new 
jobs are expected between 2013 
and 2018.  

 Approximately 72,100 square feet 
of general office space would be 
supportable in the Study Area due 
to the employment growth 
anticipated between 2008 and 
2013. 

 An additional 63,300 square feet of 
office space is estimated to be 
supported due to the employment 
growth between 2013 and 2018. 

 
 

Retail Demand 
 ERA estimates new residents 

entering the primary and secondary 
markets between 2008 and 2013 
will support approximately 50,300 
square feet of new retail space in 
the Study Area. By 2018, the new 
residents will support an additional 
43,700 square feet, for a total of 
93,900 square feet of retail space in 
the Study Area.  

 Approximately 110,000 square feet 
of new store space in the Study 
Area would be supportable by 
current residents of Indio. 
 

Industrial Demand 
 The Study Area is estimated to 

support approximately 212,000 
square feet of industrial space by 
2013.  

 By 2018, the Study Area is 
estimated to support an additional 
225,000 square feet. 

MARKET ABSORPTION___________ 
 
Using the Market Study prepared by ERA, 
Gruen Associates compared the office, 
retail, and industrial demand within the 
Study Area with the square footages of the 
projects that have been approved/entitled 
by the City within the Study Area (Table 
3).  Table 3 indicates: 

 Approved developments near the 
western edge of the corridor will 
absorb almost 100% of the 
estimated new demand for 
commercial development in the next 
10-15 years 

 Limited 10-15 year market 
absorption for additional 
commercial uses 

 Potential for industrial uses on 
approximately 12 acres of land (17 
percent of the parcels within the 
Study Area). 

Table 3: Market Absorption 
  Office Retail  Industrial 
Market Study 2008-2018 (SF) 135,400 203,900 437,000 
Planned Projects (SF) 1, 2 192,734 175,449 220,559 
Balance (SF) -57,334 28,451   216,441 
Lot Coverage Assumed 30% 40% 
Site Area Required (SF) 94,837 541,103 
Site Area Required (acres)  2.2   12.4 

1. Include planned Northgate development, Jefferson Street Business Park, Mitchell Mini Storage.  
2. Square footage for office use in the Northgate development includes flexible space for 

retail/office/ showroom use.  
Source: ERA, Gruen Associates
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ISSUES AND OPPORTUNITIES_____ 
The following table summarizes main 
issues and opportunities. 

 
 
 

 

 
Table 4: Summary of Main Issues and Opportunities 

 Issues/Constraints Opportunities 
CONNECTIVITY   
 Vehicular  
  Railroad tracks divide the project area into two separate 

areas and limit north-south connectivity. 
 The overpasses on Monroe Street, Jackson Street, and 

Golf Center Parkway result in indirect connections between 
Indio Boulevard and these major north-south streets.  

 Vehicular circulation along Indio Boulevard is currently 
operating at an acceptable level of service. 

 Additional studies are required to develop feasible 
alternatives to achieve accessibility between the north 
and south sides of the railroad tracks  

 Transit   
  Limited bus transit lines do not cover the entire Study Area. 

 Transit lines do not operate along Indio Boulevard. 
 

 The planned Transportation Center provides opportunity 
for better integration of existing and new transit lines. 

 Future transit could serve Indio Boulevard. 
 Bicycle  
  No bicycle lanes exist along Indio Boulevard. 

 No bicycle lanes are identified as a part of the 
recommended General Plan Roadway Cross-sections. 

 A bicycle feasibility study for the City of Indio is 
underway which includes bike lanes along Indio 
Boulevard. 

LAND USE   
  Low-intensity auto-oriented development does not promote 

efficient use of land. 
 Inconsistency between the General Plan Land Use 

Diagram and the Zoning Map.  
 

 Approximately 43 percent of the land in the Study Area 
is vacant or underutilized that has the potential for infill 
catalytic development.   

 A few of these parcels are owned by the City and the 
Redevelopment Agency that may facilitate 
implementation of key projects.   

 Some contiguous parcels are under same ownership 
that may facilitate implementation of larger catalytic 
projects.  

 Parcels near the Transportation Center can be 
redeveloped to accommodate transit-supportive uses.  

 The City is amending the General Plan Land Use 
Diagram and the Zoning Map to make them consistent. 
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 Issues/Constraints Opportunities 
Image   
  Existing development is low intensity and auto-oriented and 

project a highway image instead of an urban boulevard.  
 Some developments are run down and have an 

unattractive appearance. 
 The raised landscaped median provides some uniformity to 

the corridor’s image, but there is not enough building 
massing or landscaping along both sides of the boulevard 
to create a strong image throughout.  

 Murals, decorative signage, and artwork could be used 
throughout the corridor to enliven Indio Boulevard. 

 The Jefferson Street Business Park and the Northgate 
project offers opportunity for a gateway image when 
exiting the I-10 Freeway into Indio Boulevard.    

 The Transportation Center Indio creates an opportunity 
for a gateway to downtown Indio. 

Economy   
  Current economic conditions may reduce the pace and 

demand for new development along the corridor. 
 General reduction in consumer spending may reduce the 

demand for warehouse and distribution space in the area 
as well. 

 The credit crunch may hinder developers from financing 
new commercial and residential products.  
 

 There is a lack of housing within the Southern California 
region and, this lack of supply is unlikely to be 
eliminated by the recession. 

 As the economy recovers, developers and residents will 
be drawn to areas, such as the Inland Empire, that have 
open, developable land. 

 Similar to recent growth patterns, new residents will 
require services and will draw new employment 
industries to the area. 
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3  
…fosters an inter-agency strategy that shapes Indio’s future, embraces 
shared responsibilities and risks, induces political commitment and 
above all, promotes a deep sense of mission and respect for the 
aspirations of Indio’s citizens.  
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3 .  V I S I O N  A N D  D E V E L O P M E N T  S T R A T E G Y   
 

 
 

 
 
 
 
 
 
 
 
 
 
 
THE VISION 
 
 
“Indio Boulevard: 
The Green Business Corridor of 
the Coachella Valley” 
 

 

Indio Boulevard is envisioned as a pleasant 
and safe boulevard and the main attractor 
corridor for Indio’s future economic growth, 
connecting the planned mixed-use 
developments, business parks and 
Transportation Center to downtown, and 
anchored by catalytic projects that provide 
new job opportunities to Indio’ s residents. 
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The four-mile segment of Indio Boulevard 
offers invaluable assets and opportunities 
to materialize and consolidate the vision 
expressed above. Major planned 
developments at both ends of the corridor 
will add the necessary vitality to energize 
the Study Area. Moreover, the concept of 
concentrating key businesses and 
institutions along the Boulevard should be 
connected to the idea of bringing more 
residents to downtown through the offering 
of new mixed-use developments that are 
not only transit-supportive but also 
planned to take advantage of pedestrian 
and other non-motorized modes of 
connectivity such as bicycle paths.  
 
As the Study Area is centered in the most 
important active industrial hub in 
Coachella Valley, it is fundamental to 
maintain and strengthen this unique asset 
and build upon it as a means to secure 
revenues for the City of Indio and to 
expand the job market for its residents.  
 
The emerging market economy focused 
on the development of “green 
technologies” offers an unprecedented 
opportunity for Indio to redefine its 
economic profile and set up a new solid 
foundation for its future growth. For 
instance, new businesses centered around 
the remodeling of existing buildings to 

reduce energy consumption will certainly 
offer a new market for Indio’s workforce, 
vitality for existing businesses and a sound 
platform for the attraction of new 
businesses. 
 
The emerging economy requires not only 
the development and testing of new 
technologies; it also requires skill-
enhancement of the existing workforce. 
Therefore education and job training are 
key components of any sound economic 
strategy today. Through education and 
skill-building, new jobs will flourish and 
construct the basis of the new economy 
for the City of Indio and the region.   
 
In order to materialize the Vision of 
Indio Boulevard as a vibrant and 
dynamic corridor, the Local 
Development Strategy: 

 
 Organizes the corridor into five 

complementary “activity nodes” 
designed to produce synergy 
throughout the boulevard and 
beyond; 

 
 Plans each activity node around a 

predominant use identified to 
strengthen existing assets; 

 

 Emphasizes the maintenance of 
existing jobs and the expansion of 
the job market; 

 
 Delineates a framework for long-

term economic development with 
the creation of a clean-tech 
manufacturing industrial cluster 
beyond the Coachella Valley; 

 
 Improves the physical conditions of 

the corridor by improving land use 
and mobility patterns to include all 
modes of travel, without affecting 
adversely the need for movement of 
goods (in accordance with recent 
legislations SB 375 and AB 
1358/Complete Streets); 

 
 Improves the overall image of the 

corridor to shift its predominant 
highway character into an active 
and unique urban boulevard. 
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LOCAL DEVELOPMENT STRATEGY___ 
 

Recognizing that many of the Study Area’s 
vacant parcels are already planned for 
development, and that infill and 
redevelopment opportunities are limited by 
the reality of current market absorption 
scenarios, this study proposes a 
development strategy designed to 
concentrate efforts on five activity nodes 
spaced approximately one-mile apart 
along the four-mile long Study Area.  
 
The five activity nodes presented in Figure 
12 constitute the focus areas in which to 
concentrate catalytic projects and prioritize 
public and private investments thus 
creating “anchors” able to induce and 
energize development between each 
node. They have been selected based on 
planning opportunities (Figure 13) that 
include land availability, predominant 
character, level of connectivity to 
surrounding areas, market absorption 
opportunities and significance to the 
overall economic development strategy. 
 

ALTERNATIVE SCENARIOS________ 
 
Based on the concept of activity nodes, 
two alternative scenarios were developed 
by the Consultant Team during earlier 
phases of the project. Given the limited 
percentage of available and unplanned 
vacant land, for the most part, variations 
among scenarios were small in scope and 
focused mostly on the intensity and kind of 
land uses, as well as on the possibility of 
utilizing adjacent vacant and underutilized 
land to enhance the development potential 
within the activity nodes and the Study 
Area as a whole.  
 
The alternative scenarios shown in 
Figures 14 and 15 were presented and 
discussed with City of Indio Community 
Development Department staff on March 
10, 2009.  
 
Alternative 1: Status Quo was confined to 
parcels within the Study Area boundary.  
Main elements of this alternative included: 
 
 Focus on existing market trends;  
 Include approved developments within 

the Study Area as part of the market 
absorption forecast;  

 Continue planned transit lines; 
 Add bike lanes and improve pedestrian 

connections; 

 Improve landscaped screening of 
railroad tracks; 

 Create space for temporary displays of 
festival art.  

 
Alternative 2: Industrial Cluster 
incorporated major adjacent undeveloped 
parcels in addition to the ones within the 
Study Area to support the overall strategy.  
Main features of this alternative included: 
 
 Emphasize job creation along the 

Corridor; 
 Delineate a long-term economic 

development strategy with the creation 
of a value-chain industrial cluster; 

 Plan activity nodes to strengthen 
existing assets, create competitive 
advantage, promote collaborative 
public private partnerships and avoid 
predatory competition among local 
businesses;  

 Add bike lanes and improve pedestrian 
connections; 

 Improve landscaped screening of 
railroad tracks. 
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Figure 12: Proposed Activity Nodes 
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Figure 13: Planning Opportunities 
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Figure 14: Alternative 1 – Status Quo 
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Figure 15: Alternative 2 – Industrial Cluster 
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Based on the initial alternative scenarios 
presented above, ERA developed 
economic strategies and general 
recommendations for the five activity 
nodes.  ERA supported the concept of 
clustering of development along the 
corridor.  According to ERA, by starting 
with clustered development, the City will 
be able to build and encourage a critical 
mass of development that may attract 
more demand as a whole to the area and 
will catalyze additional developments.   
 
ERA also analyzed the industrial activity of 
the Study Area as well as a number of 
regions of increasing size in order to 
develop recommendations for an industrial 
development strategy along the Indio 
Boulevard Corridor. Public administration 
and wholesale trade of non-durable goods 
are recommended as “growth target 
industries” for Indio as they offer the 
highest potential for economic growth and 
expansion in Indio.  Hospitality, real-estate 
and construction related industries, and 
agriculture are recommended as 
“maintenance targets” as they are 
important to the local economy.   
 
The Draft Development Strategies and 
Recommendations memorandum is 
included in Appendix C.  

Elements of each of the two alternative 
scenarios were combined to develop a 
third alternative.  Two land use sub-
options were proposed for Activity Nodes 
3 and 5.  The third scenario with sub-
options is shown in Figure 16.   
 
This alternative was presented to 
Community Development Department staff 
and a group of stakeholders on April 28, 
2009.  Main features of Alternative 3 
included: 
 
 Delineate a long-term economic 

development strategy with the creation 
of a clean-tech manufacturing cluster; 

 Plan activity nodes to strengthen 
existing assets;  

 Add bike lanes and improve pedestrian 
connections; 

 Improve landscaped screening of 
railroad tracks. 

 Create space for temporary displays of 
festival art.  

 
The Preferred Alternative is a refinement 
of the third alternative.   

PREFERRED ALTERNATIVE________  
 
The Preferred Alternative follows 
recommendations from the City of Indio 
Community Development Department staff 
and a stakeholder meeting held on April 
28, 2009. In addition to the main features 
included in Alternative 3, the Preferred 
Alternative includes the following: 
 
 Development is restricted to parcels 

located within the boundary of the 
Study Area; 

 Local transit lines are integrated into 
the multi-modal Indio Transportation 
Center; 

 Activity Node 4 is designed to be 
consistent with and integrated into the 
City’s planning effort for the 
revitalization of Downtown Indio; 

 Indio Central Park, a planned regional 
sports facility north of the Study Area, 
is acknowledged into the project; 

 Besides all other travel modes, the 
alternative considers recreational 
electric vehicles to circulate safely 
along Indio Boulevard.  
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Figure 16: Alternative 3 with Land Use Sub-options for Activity Nodes 3 and 5 
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Public Realm 
 
A part of the strategy for the revitalization 
of the Study Area is to enhance Indio 
Boulevard’s public realm. The City of Indio 
has begun this process through 
implementation of the landscaped median 
and the planned new Transportation 
Center.  
 
The Preferred Alternative envisions Indio 
Boulevard as a multi-modal transportation 
facility, a “complete street” with space for 
automobile, pedestrians, bicycles, transit 

and perhaps electric vehicles, as well as 
greening of the Boulevard with drought-
tolerant trees.  
 
Figure 17 illustrates proposed 
improvements along Indio Boulevard near 
downtown. The plan envisions the 
maintenance of four traffic lanes and 
widened sidewalks to attain the character 
of a “downtown urban street” between 
Oasis Street and the Indio Transportation 
Center. Bicycle lanes run adjacent to the 
railroad right-of-way, behind the new 
proposed developments on the existing 

sliver of land between Indio Boulevard and 
the railroad tracks. 
 
West of downtown Indio, proposed 
streetscape improvements include addition 
of Class II bicycle lanes along Indio 
Boulevard within the existing pavement 
width, addition of landscaping in parkways 
adjacent to the Boulevard to shade the 
sidewalk areas and form an edge along 
the Boulevard, and the addition of 
circulator bus stops on the south side of 
the street. Landscaped screening of 
parking lots located adjacent to Indio 
Boulevard should also be considered. 
 
Proposed Streetscape Improvements along Indio 
Boulevard in downtown Indio include: 

 
 Four travel lanes (traffic calming) 
 Wide sidewalks with street trees and 

pedestrian lighting 
 Circulator Bus stops on south side of Indio 

Boulevard 
 Enhanced median landscaping 
 Downtown entry statement in median 

 

 

 
Figure 17: Proposed Conditions along Indio Boulevard east of Oasis Street near downtown 
Indio 
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The area adjacent to the railroad tracks 
could be a place for temporary or 
permanent display of art such as the 
display of the large sculptures which were 
previously displayed at the Coachella 
Valley Music & Arts Festival. Figure 18 
illustrates the urban design concept for 
Indio Boulevard west of downtown. 
 
Figure 19 illustrates streetscape 
improvements along Indio Boulevard to 
accommodate six lanes of traffic (as 
shown in the Circulation Element of the 
General Plan) plus a Class I bicycle path 
in the future. 
 
Figure 20 illustrates the proposed 
circulation plan. The planned 
Transportation Center affords the 
opportunity for transit routes to be 
reoriented or new shuttles to serve 
downtown and new developments along 
Indio Boulevard.  A one-way circulator 
shuttle is proposed to connect the planned 
Indio Transportation Center to the planned 
future developments within the Study 
Area. 
 
Activity Nodes  
 
The five Activity Nodes (Figure 12) and 
proposed land uses shown in Figure 21 
are:  

 Activity Node 1: Regional Gateway 
includes the planned Northgate 
Community and the Jefferson Street 
Business Park and proposes a new 
green business incubator hub.  

 
 Activity Node 2: Green Business 

Industrial Incubator includes existing 
warehouses and light industrial parks 
and promotes the development of new 
ventures based on green technologies. 

 
 Activity Node 3: Workforce 

Development Hub builds upon the 
adjacent Workforce Development 
Center to build a regional training and 
business development center that 
incorporates hands-on technical 
training center, small green industry 
incubators, a commercial village and 
apartment living. 
 

 Activity Node 4: Downtown Gateway 
Village builds upon the existing plans 
for Indio’s downtown and the adjacent 
Miles Avenue Park to create a village 
setting composed of small scale retail 
and cafes that announces the 
presence of the adjacent historic 
downtown. 

 
 Activity Node 5: Transportation 

Gateway builds upon the planned 

Indio Transportation Center to induce 
mixed-use pedestrian-oriented 
development as a means to attract 
new businesses and residents to areas 
near downtown.  

 
A brief description of existing conditions, 
planned developments and 
recommendations for each activity node 
follows. 
 
Trip Generation 
 
KOA calculated trip generation of the 
proposed land uses for the Preferred 
Alternative.  The Preferred Alternative 
would generate approximately 38,000 trips 
above the existing trips generated by land 
uses currently located within the Study 
Area (See Appendix D).  KOA concluded 
that a transition of Indio Boulevard to a six-
lane configuration would be required to 
accommodate the additional trips 
generated by the Preferred Alternative.  
The Preferred Alternative will be 
consistent with the Circulation Element of 
the General Plan which recommends an 
ultimate classification of Indio Boulevard 
as a six-lane arterial roadway. In addition, 
the existing right-of-way of Indio Boulevard 
would accommodate future widening of 
the roadway from a four-lane arterial to a 
six-lane arterial.   
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Figure 18: Proposed Conditions along Indio Boulevard west of Miles Avenue Park (Phase I) 
 
 
 

 
 
Figure 19: Conditions along Indio Boulevard west of Miles Avenue Park (Phase II) 

 
Proposed Streetscape Improvements along Indio 
Boulevard (Phase I) 
 
 Four travel lanes (same as existing) 
 Parkway adjacent to the curb with street 

trees 
 Class II bike lanes 
 Circulator Bus stops on south side of Indio 

Boulevard 
 Landscaped screening of parking areas 

along the sidewalk 
 
 
 
 
 
 
Proposed Streetscape Improvements along Indio 
Boulevard (Phase II) 
 
 Six travel lanes (General Plan) 
 Parkway adjacent to the curb with street 

trees 
 Class I bike path on north side of Indio 

Boulevard 
 Circulator Bus stops on south side of Indio 

Boulevard 
 Landscaped screening of parking areas 

along the sidewalk 
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Figure 20: Preferred Alternative / Proposed Transit Routes 
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Figure 21: Preferred Alternative / Activity Nodes 
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A C T I V I T Y  N O D E  1 :  R E G I O N A L  G A T E W A Y   
 

 
Activity Node 1 is located immediately off 
the westernmost access to the City of 
Indio from the I-10 Freeway. Striking views 
of the Indio Hills and the Little San 
Bernardino Mountains to the north and the 
Santa Rosa Mountains to the south offer a 
powerful welcome to the City of Indio.  
 
Such a powerful welcoming image offered 
by nature needs to be supported by a 
similarly powerful manmade image when 
exiting the I-10 Freeway and entering Indio 
Boulevard. The planned reconfiguration of 
the Jefferson Street Interchange in 
combination with planned large-scale 
developments for the currently vacant land 
on both sides of Indio Boulevard offers a 
great opportunity for creating the much 
needed positive impact on this important 
gateway into the City of Indio.  
 
Figure 22 shows existing land uses in 
Activity Node 1.  Except for an existing gas 
station, all parcels are currently vacant. 
Some of the vacant parcels have planned 
developments approved by the City of 
Indio as indicated below.  
 

 
 
 

 

 
Figure 22: Activity Node 1 – Existing Land 
Use 

 
 
 

 
 

 



 
H I G H W A Y  9 9 / I N D I O  B O U L E V A R D  S T U D Y   46 COMPASS BLUEPRINT DEMONSTRATION PROJECT  

As mentioned in Part 2 of this report, the 
Northgate development will include a mix 
of single and multi-family residential 
development, retail establishments, 
offices, and a hotel / motel on the 82-acre 
currently vacant land, 10 acres of which 
will be dedicated to open space.  
 
According to its conceptual site plan, 
large-scale commercial buildings face 
Indio Boulevard with a significant area 
adjacent to the right-of-way dedicated to 
landscaping while parking lots are located 
inward between buildings. This 
configuration is compatible with the 
gateway image proposed for this activity 
node, as it will provide a building edge and 
a potentially beautiful park-like image on 
the south side of Indio Boulevard. 
 
The planned Jefferson Street Business 
Park located across Northgate, on the 
north side of Indio Boulevard is equally 
compatible as a gateway into the City of 
Indio. The 16.2 acre vacant land is 
planned to be developed to include 17 
buildings for showroom service and light 
industrial uses totaling 159,790 square 
feet.  
 

According to the conceptual plan, a row of 
industrial / commercial buildings face Indio 
Boulevard providing a building edge.  
 
 

 
 

 
 

In contrast to the Northgate development, 
parking lots face directly onto Indio 
Boulevard however they are partially 
screened by a strip of land partially located 
within Indio Boulevard’s right-of-way.   
 
The only vacant land not yet slated for 
development in Activity Node 1 is located 
on the south side of Indio Boulevard 
between Burr Street and the All American 
Canal (shown as the dotted area in Figure 
23).  This piece of land (approximately 44 
acres) is also among the largest vacant 
sites in the Study Area, and therefore 
offers the best opportunity for a “green 
industry” incubator.  

 

Figure 23: Activity Node 1 – General Plan Land Use and Proposed Land Use 
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RECOMMENDATIONS____________ 
 
Land Use 
 The land use concept for Activity Node 

1 supports the business-oriented 
quality of this node.  The vacant land 
between Burr Street and the All 
American Canal includes three 
parcels. It is recommended that the 
parcel along Burr Street be considered 
for Business Park uses, and the two 
easternmost parcels be considered for 
Industrial Park uses to allow the site to 
be dedicated to the development of 
green technologies. A Business Park 
use would allow for the transition from 
residential uses on the west side of 
Burr Street to industrial uses to the 
east.  The vacant land also provides 
an opportunity for Avenue 42 to be 
extended to the east to loop into Indio 
Boulevard. 
 

 The All American Canal is highly 
visible from Indio Boulevard but it is 
secured by a chain link fence which 
minimizes its importance as the 
provider of life for the entire region. It is 
recommended that upon the 
development of the adjacent parcel, a 
linear open space connect the 
residential neighborhoods to the south 
to Indio Boulevard, anchored by a 

celebratory art piece on Indio 
Boulevard that cherishes water and its 
benefits to the entire Coachella Valley.  
 

Public Realm  
 Landscaping and setback design 

guidelines for the right-of-way and 
adjacent private property should be 
developed to ensure that the 
Northgate, Jefferson Street Business 
Park and other future developments 
between Burr Street and the All-
American Canal work together in 
providing a strong and unified image 
for this activity node.  Examples of 
such guidelines include: 
o To complement the Northgate 

development, provide a wide 
pedestrian-friendly landscaped 
parkway along Indio Boulevard. 

o Orient building entrances to the 
street frontage. 

o Locate on-site parking at the rear 
of the parcels. 

o Provide clearly defined pedestrian 
connections between land uses, 
parking and the building entries, 
and to future transit stops along 
Indio Boulevard.  

 
 The City should encourage the 

property owners of Northgate and 
Jefferson Street to work with the City 

and the local transit agency to provide 
transit connections and amenities to 
the Transportation Center, downtown, 
and surrounding residential areas as 
well as safe bicycle lanes, pedestrian 
and recreational electrical vehicle 
connectivity between the several 
business and industrial parks. 

 
A Pro Forma was created by ERA for the 
two “green industry” parcels adjacent to 
the All American Canal.  The Pro Forma is 
included in Appendix E.  

 
 

 
The large vacant piece of land in Activity Node 1 
offers an opportunity to be developed into a 
“green industry” incubator. 
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A C T I V I T Y  N O D E  2 :  G R E E N  B U S I N E S S  I N D U S T R I A L  I N C U B A T O R  

 

 

 
 

 
 

 

Activity Node 2 spans between the All 
American Canal and the Whitewater Storm 
Channel. Although recently built industrial 
parks on the south side of Indio Boulevard 
add an active and contemporary 
character, the predominant image of 
Activity Node 2 is still a mix of highway-
oriented uses reminiscent of the old 
Highway 99 days. 
 
Concentration of signage and lack of 
consistent setbacks, discontinuous curbs 
and sidewalks, plus parking lots located 
directly adjacent to the right-of-way 
produce a visually polluted and unpleasant 
image that becomes more extreme at the 
edge of the Whitewater Channel where the 
Elms Mobile Park deeply contrasts with 
the beauty of its surrounding natural 
environment.  
 
Figure 24 shows existing land uses on 
Activity Node 2. Parcels are mainly 
occupied by light industrial buildings or 
yards, except the parcel occupied by the 
Elms Mobile Home Park. Six parcels are 
currently vacant, one of which is a planned 
storage and commercial facility. 
 

 

 
 
Figure 24: Activity Node 2 – Existing Land 
Use 
 
Vacant and underutilized parcels in this 
activity node have the opportunity to 
capitalize on the existing industrial uses 
and green business opportunities.  
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RECOMMENDATIONS____________ 
 
Land Use 
 To build upon the existing industrial 

activities in Activity Node 2 land use is 
proposed to remain as Industrial Park, 
same as that designated in the existing 
General Plan (Figure 25) and the 
Zoning Map. 

 

 
 

Public Realm 
 Some of the recently built buildings in 

this activity node have been designed 
with a contemporary industrial park 
character and a few include 
sustainable landscaping practices. It is 
recommended that design guidelines 
for redevelopment are developed to 
induce a more homogenous character 
for the entire Activity Node 2 similar to 
that of the newer developments.  
 

 On the north side of Indio Boulevard, a 
tall row of Tamarix trees creates a 
visual buffer screening the industrial 
uses on the north side of the railroad 
tracks. These trees should be 
complemented with more landscaping 
 

within the public right-of-way.  
 
 Most of the short-term and mid-term 

actions to ameliorate the image on 
Activity Node 2 can be accomplished 
with interventions within the public 
right-of-way, such as completion of 
curbs and sidewalks and addition of 
shade trees and landscaped screening 
of parking lots along the sidewalk on 
the south side of Indio Boulevard. 

 
 The area adjacent to the railroad 

tracks on the north side of Indio 
Boulevard can be utilized to host 
temporary exhibits of large-scale 
sculptures such as the ones installed 
during the Coachella Valley Music & 
Arts Festival. Activity Node 2 can 
become a linear ‘Open Air Art Gallery’ 
along Indio Boulevard that will attract 
visitors beyond the festival period and 
consolidate the new character of Indio 
Boulevard as a destination, and not 
merely as a route for trains, cars and 
trucks. 
 
 
 

Figure 25: Activity Node 2 – General Plan Land Use and Proposed Land Use 
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A C T I V I T Y  N O D E  3 :  W O R K F O R C E  D E V E L O P M E N T  H U B  

 

 

 
 

 
 

 

Activity Node 3 is located between the 
Whitewater Channel and Monroe Street, 
one of the three north-south connections 
bridging over Indio Boulevard. Parallel to 
Indio Boulevard and one block to the 
south, Fred Waring Drive is one of the 
most important east-west connections 
within the City of Indio. Besides its 
privileged location at the intersection of 
two of the most important arterials, this 
activity node is particularly important 
because it offers a large expanse of 
unplanned vacant land within the Study 
Area.  
  
The initial image of Activity Node 3 is the 
remarkable view of the Whitewater 
Channel anchored by the views of the 
nearby Santa Rosa Mountains to the 
south. Beyond the Channel, the image is 
predominantly determined by the powerful, 
tall palm trees within Indio Boulevard’s 
right-of-way along the residential 
community of Arabian Garden Mobile 
Home Park. In contrast, beyond the palm-
lined stretch, the dominant image is an 
arid expanse of vacant parcels framed by 
the Monroe Street overcrossing spanning 
across the Boulevard.  
 

Figure 26 shows existing land uses within 
Activity Node 3. The only two businesses 
on the south side of Indio Boulevard in 
Activity Node 3 are the Best Western Date 
Tree Hotel and Campanario Restaurant. 
 

 

 
Figure 26: Activity Node 3 – Existing Land 
Use 
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Both are well utilized and in good condition 
but are shadowed by the emptiness of 
their surroundings and by views of 
industrial service/storage yards on the 
north side of Indio Boulevard. A 
landscaped median along Indio Boulevard 
mitigates this arid image.  
 
Mount Zion Church and Senior 
Condominiums are planned along Indio 
Boulevard west of Clinton Street.  
 
This activity node is envisioned to include 
a business development center that 
incorporates a technical training center 
and a green business incubator building 
upon the adjacent Workforce Development 
Center located south of Fred Waring 
Drive.  
 
 
 

RECOMMENDATIONS____________ 
 
Land Use 
 The north side of Indio Boulevard 

should remain as Industrial Park.  
Parcels located south of Indio 
Boulevard, are shown as Community 
Commercial, the same designation as 
the General Plan (Figure 27) and 
Zoning Map.  
 

 On the south side, it is recommended 
that most parcels remain Community 
Commercial as currently designated in 
the General Plan, except the parcel 
located east of Clinton Street which 
 

should be considered for Institutional 
uses, and the parcels north of Fred 
Waring Drive and Clinton Street 
intersection that should be considered 
for medium density residential use.  
Residential uses are proposed along 
Fred Waring Drive to complement the 
single family development to the west 
and to the south.  A zone change 
should be considered from the current 
zone classification of CC (Community 
Commercial) to P (Public) and RM 
(Residential Medium) to allow for 
institutional and residential uses.   

 
 
 

Figure 27: Activity Node 3 – General Plan Land Use and Proposed Land Use 
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Public Realm 
 As shown on the illustrative plan in 

Figure 28 new developments should 
be designed to create a building edge 
along Indio Boulevard complemented 
by landscaping within the right-of-way. 
An institutional facility such as a job 
training center or a business incubator 
located at the corner of Indio 
Boulevard and Clinton Street, would 

provide activity to this area and attract 
people locally and regionally. 
 

 A small plaza containing steps, special 
landscaping and water feature would 
anchor the pedestrian connection to 
create a garden setting that provides a 
gathering centerpiece for a village-like 
hub of restaurants on the west side of  
the Monroe Street overcrossing.  

 Because of its high visibility, the 
Monroe Street overcrossing should be 
refurbished with the addition of special 
lighting, railing details, as well as 
incorporating a friendlier pedestrian 
connection between the north and 
south side of Indio Boulevard (Figure 
29). Figure 30 shows the suggested 
massing for Activity Node 3. 

 

 
Figure 28: Illustrative Concept for Activity Node 3 
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A small public plaza with restaurants as shown in 
the photographs (above) and illustrative sketch 
(right) would provide a gathering place adjacent to 
the Monroe Street overcrossing 
 
 
 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

 

 
North Side (Before) 

 
North Side (After) 

 
South Side  
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Figure 29: Proposed Plaza Image and Pedestrian Crossing on Monroe Street Bridge  
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Figure 30: Activity Node 3 – Suggested Massing of Workforce Development Hub 
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A C T I V I T Y  N O D E  4 :  D O W N T O W N  V I L L A G E   
 

 
Activity Node 4 is located at the edge of 
Indio’s historic downtown from Palm Street 
to the Jackson Street overcrossing. 
Besides its proximity to downtown, Activity 
Node 4 includes some key features that 
make it unique and interesting. First, the 
adjacency of Miles Avenue Park provides 
a relevant “theme” which has the potential 
of being explored in many different ways; 
from sports facilities to cultural centers. A 
vacant parcel with landscaping at the 
southwest corner of Deglet Noor Street 
and Indio Boulevard allows visibility of 
Miles Avenue Park one block to the south 
from Indio Boulevard. 
 
Second, this is the only segment within the 
Study Area that presents a sliver of land 
on the north side of Indio Boulevard 
between the railroad right-of-way and Indio 
Boulevard that offers the opportunity for 
creating a double-loaded street.  
 
Third, Oasis Street connecting Indio 
Boulevard to Highway 111 and the main 
entry to downtown Indio is located within 
Activity Node 4.   
 
Figure 31 shows existing land uses within 
Activity Node 4. It is mostly composed of 

small parcels, most of which are 
underutilized and occupied by highway-
oriented uses such as small motels, gas 
stations and other small retail businesses. 
Parking lots make up the dominant 
character along Indio Boulevard up to 
Smurr Street, where the Indio Chamber of 
Commerce is located.  

 

 
Figure 31: Activity Node 4 – Existing Land 
Use 
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RECOMMENDATIONS____________ 
 
Land Use 
 This study recommends that two 

vacant parcels located on the north 
side of Indio Boulevard and currently 
designated Manufacturing in the 
General Plan Map and the Zoning Map 
be considered for Regional 
Commercial uses to allow for an iconic 
building and uses to complement the 
planned Indio Central Park north of the 
Study Area (Figure 32).  
 

 On the south side of Indio Boulevard, 
Institutional use should be considered 
for the parcels north of Miles Park to 
allow for cultural and sports facilities 
such as a museum, covered courts, 
and fitness facilities to complement 
Miles Avenue Park as well as 
Coachella Valley Historical Society 
Museum and Cultural Center planned 
by the City at Deglet Noor Street and 
Miles Avenue.    

 

 
 

 
 

 Business Park uses should be 
considered for the parcels located east 
of Deglet Noor Street to take 
advantage of their proximity to the 
Miles Avenue Park on the west and 
downtown Indio to the east. These 
parcels are currently designated 
Downtown Commerce in the General 
Plan and zoned M (Manufacturing).  
 

 To support the cultural and sports 
facilities and the business park, small-
scale neighborhood commercial uses 
are proposed for the parcels along 
Oasis Street and for the sliver of land 
adjacent to the railroad right-of-way.   
 

 The recent Downtown Development 
Program of the City of Indio proposes 
a Museum District adjacent to Miles 
Avenue Park and a Business Campus 
off King Street between Indio 
Boulevard and Miles Avenue. The 
Downtown Development Program also 
brings the Miles Avenue Park to front 
Indio Boulevard to include open air 
exhibit spaces (Figure 33). In addition, 
east of Oasis Street along Miles 
Avenue, the Downtown Development 
Program includes a retail core.  These 
uses are compatible with the proposed 
uses for Activity Node 4 in this study.  
 Figure 32: Activity Node 4 – General Plan Land Use and Proposed Land Use 
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Figure 33: Downtown Development Program 

Public Realm 
 Activity Node 4 is the gateway to 

downtown Indio. Miles Avenue Park is 
an important asset for the image 
building of this activity node. Cultural 
and sports facilities adjacent to Miles 
Avenue Park should be designed and 
sited to create a festive and 
contemporary character including 
outdoor exhibit plazas near the park 
entrance. 
 

 The blocks between Oasis and Towne 
Streets should be developed to create 
a village-like setting connected to the 
historic downtown. The sliver of land 
south of the railroad right-of-way 
should be developed with small scale 
retail buildings such as cafes, tourist 
shops, bakeries, fashion and 
accessories shops, art galleries, etc. to 
generate activity on both sides of Indio 
Boulevard.  
 

 It is recommended that Indio 
Boulevard become a narrower street 
east of Oasis Street with wider 
sidewalks and a landscaped median to 
reduce speeds and to transform the 
highway into an active commercial 
street.  Figure 34 shows an illustrative 
concept of Activity Node 4 following 
the recommendations above.   
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Figure 34: Illustrative Concept for a portion of Activity Node 4 
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 A bicycle path should be located in a 
linear park setting on the north of Indio 
Boulevard between the railroad right-
of-way and retail buildings.  

 
 Beyond the railroad right-of-way on the 

north side of Indio Boulevard, walls 
that incorporate art, landscaping, 
signage, murals and lighting, should be 
used to screen the industrial area 
transforming it into a colorful, creative 
and interesting backdrop.  
 

 An iconic building or tower should be 
developed in the only vacant site 
located among industrial buildings on 
the north side of Indio Boulevard 
beyond the railroad right-of-way as a 
means to draw attention and visually 
link both sides of Indio Boulevard 
(Figure 35). 

 

 The entire area should utilize green 
features such as wind turbines, solar 
collectors and drought-tolerant planting 
to promote the Green Business 
Corridor.  

 
Figure 36 shows a rendering of suggested 
massing in Activity Node 4.   

  
IMAGE SOURCE: FLICKR 
 

 

Figure 35: Examples of an iconic building or tower to draw attention to the north side of Indio 
Boulevard and visually link both sides of the roadway   
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IMAGE SOURCE: FLICKR 

Contemporary Image 
Business Park 

 
 
 

 
IMAGE SOURCE: FLICKR 

 Village-like Image 
 

 
 
 
 

 
 
Figure 36: Aerial View Rendering and Proposed Massing for Activity Node 4 – Downtown 
Village with Buildings located along Indio Boulevard and Oasis Street 
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A C T I V I T Y  N O D E  5 :  T R A N S P O R T A T I O N  G A T E W A Y   
 

 
Activity Node 5 is located near downtown 
between two important north-south 
connections, Jackson Street and Golf 
Center Parkway. Its prime location and the 
prospect of the implementation of a new 
multi-modal transportation center make 
this area one of the most important activity 
nodes in the Study Area. Currently, the 
character of Activity Node 5 is largely 
determined by the vacant parcel on the 
north side of Indio Boulevard, site of the 
future Indio Transportation Center, and by 
the two overcrossings over Indio 
Boulevard. A grove of palms on the vacant 
transportation center site and a well kept 
landscaped median add a sense of place 
and minimize the scale of the bridges.  
 
Figure 37 shows existing land use within 
Activity Node 5. Automobile-oriented 
commercial developments occupy the 
parcels on the south side of Indio 
Boulevard, leaving virtually no vacant 
parcel for new development. Commercial 
businesses on the south side are generally 
in good condition and landscaped except 
for a storage facility near Golf Center 
Parkway overcrossing. The connectivity 
between Jackson Street and Indio 
Boulevard is poor. Integration of Activity 

Node 5 with downtown lacks building 
edges, landscaping, way finding signage, 
and other amenities that help to create a 
pleasant walking environment. 
 
This activity node is envisioned to include 
transit-supportive and pedestrian-friendly 
development to capitalize on the planned 
Transportation Center and attract new 
businesses and residents to downtown.  
 

 

 
Figure 37: Activity Node 5 – Existing Land 
Use 
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RECOMMENDATIONS____________ 
 
Land Use 
 The planned multi-modal Indio 

Transportation Center will transform 
the current character of Activity Node 5 
and adjacent businesses. It is 
recommended that upon 
redevelopment, the parcels located 
between Civic Center Drive and Flower 
Street incorporate mixed-use with 
ground floor retail and office on upper 
levels fronting Indio Boulevard plus 
multi-story residential buildings fronting 
Requa Avenue (Figure 38).  These 
parcels are currently designated 
Downtown Commerce in the General 
Plan and zoned RC (Regional 
Commercial).   

 
 

 
 

 Community commercial uses to 
support the Transportation Center and 
the proposed mixed use development 
should be considered on the parcels 
located on the south side of Indio 
Boulevard between Grace Street and 
Jackson Street.   
 

Public Realm 
 The new Transportation Center would 

provide seamless integration between 
regional and local transit lines.  The 
Transportation Center as currently 
planned shows the main terminal 
building and its entrance facing away 
from downtown Indio (See Figure 2.14 
in Appendix A).  It is recommended 
that the building be re-oriented to face 
downtown Indio to maximize 
pedestrian integration with downtown 
(Figure 39).  
 

 The segment of Indio Boulevard 
between Civic Center Drive and Grace 
Street should be redesigned to 
facilitate safe and comfortable 
pedestrian crossings, minimizing 
conflicts generated by bus and 
automobile traffic.  
 

Figure 38: Node 5 – General Plan Land Use and Proposed Land Use 
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Figure 39: Illustrative Plan showing the Indio Transportation Center Building facing 
Downtown 

 It is recommended that Grace Street 
be the main bus and automobile 
access to the Transportation Center 
from the south, allowing Civic Center 
Drive to become the primary 
pedestrian route to downtown. The 
new “Civic Center Promenade” is 
envisioned to include wide tree-lined 
sidewalks furnished with pedestrian 
lighting, benches and other amenities 
plus small retail businesses on both 
sides to enhance the area’s character 
and pedestrian connectivity with 
downtown (Figure 40). 

 Easy access to information about 
locations (including available parking), 
destinations, and surrounding 
businesses increases the value and 
attractiveness of an area to both locals 
and visitors. Therefore, improved 
wayfinding signage should be 
considered to help individuals find their 
way around downtown Indio.  
 

Figure 41 shows a rendering of Activity 
Node 5 following the above 
recommendations.   
 
A Pro Forma was prepared by ERA for the 
mixed-use site located east of Grace 
Street.  The Pro Forma is included in 
Appendix E.   
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Civic Center Drive is envisioned to include tree-
lined sidewalks furnished with pedestrian 
amenities as shown in the photos above 
 
 
 
 
 
 
 
 
 

Civic Center Drive (Before) 
 

 
Civic Center Drive (After) 

 
Figure 40: Proposed Image of Civic Center Drive 
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Figure 41: Activity Node 5 - Aerial View Rendering (looking east) 
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C O N C L U S I O N  /  N E X T  S T E P S  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The overall goal of the Highway 99 / Indio 
Boulevard Study is to provide the City of Indio 
with land use and economic development 
direction along Indio Boulevard between the I-10 
Freeway (Jefferson Street exit) and Golf Center 
Parkway. 

This report focuses on developing a broad 
understanding of the Indio Boulevard 
corridor including major issues/constraints 
and opportunities.  The report also 
presents ideas, illustrative concepts and 
general guiding principles to revitalize the 
corridor, while preserving those attributes 
that make Indio a great place to live and 
work.  
 
In addition to recommendations for each 
node, below is a summary of the overall 
recommendations for the Study Area: 
 
GREEN ECONOMY_______________ 

 
 Create incentives and opportunities for 

application of green practices on all 
sectors of the economy. 

 Catalyze additional developments 
through economic activity clusters or 
“nodes.” 

 Build upon existing skills through 
education and training of current 
workforce. 

 Require the entire Study Area when 
developed to include green features 
such as solar energy, green roofs, and 
drought-tolerant landscaping to 
promote the green technology image.  

 
 

 
IMAGE SOURCE: OREGON WIND, http://oregonwind.com/gallery.html 
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LAND USE_____________________ 
 

 Consider current vacant parcels 
located within and adjacent to the 
study area boundary as a “land bank.” 

 Review and revise designated uses in 
the General Plan to reflect and support 
the overall strategy for Indio’s 
economic revitalization. 
 

CONNECTIVITY_________________ 
 

 Develop transit hubs incorporated into 
community retail hubs to offer better 
and safer transit line integration. 

 Provide clear pedestrian connectivity 
to link adjacent communities to 
commercial hubs. 

 Integrate downtown to the planned 
multi-modal Transportation Center. 

 
IMAGE________________________ 
 
 Develop a consistent image throughout 

the Corridor with theme variations at 
each activity node. 

 Provide area for temporary Festival Art 
displays along Indio Boulevard. 

 Build upon historic “Highway” image, 
signage, and existing murals to 
strengthen traditional desert character. 
 
 

 

 
 

 
 

 
PHOTO SOURCE: METBRANCH TRAIL, www.silverspringtrails.org 

 

 

 
ARTIST: MIKE ROSS, NY; PHOTO SOURCE: FLICKR 

 
IMAGE SOURCE: COMPREHENSIVE DEVELOPMENT GUIDE,  
INDIO CENTRAL BUSINESS DISTRICT 
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NEXT STEPS___________________ 
 
The following are recommendations for 
implementing and funding the Activity 
Nodes along the Indio Boulevard corridor.  
 
 Prioritizing the Activity Nodes. The 

City should prioritize its efforts with 
regard to each activity node. The City’s 
resources may be stretched thin in 
attempting to undertake the 
development of each activity node at 
once. 
 
Given the current economy, the City 
should initially focus its resources on 
those activity nodes in which 
institutional players play a significant 
role, such as in Activity Node 5 and 
Activity Node 3.  
 
The recession has increased vacancy 
rates in all land use categories and the 
banking crisis has made it difficult for 
any developer to obtain construction 
loans and permanent financing. 
Government and other public 
institutions have been one of the few 
industries with employment growth 
across the past year in the Inland 
Empire. 
 

o There are a number of options in 
delivering the public components. 
There could be joint development 
opportunities including a private 
developer and a public lease-back 
(where by the public entity 
becomes a tenant). 
 

o The City should continue to work 
with SunLine, Amtrak and other 
regional transportation agencies to 
develop the Transportation Center 
proposed in Activity Node 5. 

 
- While the State of California’s 

financial difficulties are limiting its 
bonding capacity and ability to get 
out federal infrastructure funds, 
infrastructure developments and 
transit oriented developments are 
likely to get additional support in 
the coming years. 

 
- Prop 1C (November 2006) 

authorized $300 million in General 
Obligation bonds to fund for the 
Transit-Oriented Development 
Housing Program (TOD) and $850 
million for development of public 
infrastructure projects that facilitate 
infill housing construction, including 
water, sewer, and transportation 
improvements (Infill Infrastructure 

Grant Program). TOD Funds will 
be exhausted by the end of this 
fiscal year, but there is a possibility 
that they may be renewed in the 
future. 

 
- TOD Program 

http://www.hcd.ca.gov/fa/tod/ 
 

- Infrastructure Infill Grant Program 
http://www.hcd.ca.gov/fa/iig/ 

 
o When the economy rebounds and 

the regional transit center is in 
place, the mixed use project 
proposed in Activity Node 5 may 
be developed with minimal public 
support. It may also be included in 
a joint development opportunity. 

 
o The City should explore 

partnership opportunities with 
workforce agencies and non-profit 
training organizations to find a 
partner interested in developing the 
Job Training Center in Activity 
Node 3. The City may also explore 
partnership with specific industries, 
such as hospitality or food and 
kindred products. 

 
- Hospitality is a significant industry 

in Indio as well as throughout the 
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Coachella Valley. Residents can 
be trained to work in the City as 
well as throughout the Coachella 
Valley / Palm Springs area. 

 
 Considering initiating the formation 

of an Industrial Improvement 
District (IID).  In both Activity Node 1 
and Activity Node 2, industrial uses 
play a significant role. An IID is formed 
to maintain the quality of the industrial 
district and to develop programs that 
enhance tenant attraction, retention 
and marketing. They are financed 
through special assessments placed 
on commercial property within the 
designated district.  The key 
component of IIDs is that property or 
business owners decide to ‘self 
assess’ themselves through a 
commonly agreed upon formula.  

 
o Formation and Operation of 

District: Similar to a Business 
Improvement District, passage of 
an IID requires majority approval 
by affected property owners. Once 
formed, IID’s are governed by a 
board of directors who are elected 
by property owners in the district 
rather than by residents. The board 
is responsible for ensuring that all 
IID property owners contribute to 

the district, though their powers are 
often limited to an annual budget 
review. 
 

o IID Fees: IID revenues serve as 
additional revenue to an area 
rather than a replacement for 
general funding from the city. For 
this reason, IID assessments must 
be used within the IID boundaries. 
Although IID fees are collected 
from the city, all assessment funds 
are then returned to the district 
through annual contract 
agreements. Fees vary among 
businesses and are often assessed 
according to a subject property’s 
size and location. 
 

o Forming the IID is a consensus 
building process. Given the current 
economy and glut of industrial 
properties, industrial property 
owners may currently have limited 
revenue capacity to support 
additional assessments, but with 
economic recovery and, as existing 
vacant spaces is absorbed, the 
area may be able to support a low 
level of assessments. It is helpful if 
the process is initiated in advance 
of economic recovery as it often 

takes a couple of years to form the 
District. 

 
 Attracting Green Industries. As 

energy resources become scarcer, 
clean-tech will be an increasingly 
valuable industry within Southern 
California and the nation as a whole. 
The current Economic Stimulus Bill 
provides funding for green industries 
and additional funding initiatives are 
likely to continue for the next three to 
four years. The City of Indio may be 
able to grab some share of the growing 
clean tech industry by understanding 
the City businesses’ place in this 
developing industry and being 
prepared with “shovel-ready” projects. 

 
o Identify Clean Tech Industry Focus 

& Evaluate Incubator 
 

- Create a committee or task force 
across the City to first identify a 
green industry focus for the City 
and to recruit and develop new 
businesses within. 
 

- The task force or committee may 
include City officials, existing 
businesses and chambers of 
commerce. 
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- The task force or committee should 
further research existing 
businesses and how they can be 
related to green industries. For 
instance, the fabricated metal 
industry (which is fairly strong in 
Indio) can play a role in supplying 
parts to the green manufacturing 
industries or, construction 
contractors who are feeling the 
impact of the recent housing 
meltdown can become part of the 
green technology installation 
industry. 

 
o Once a focus is identified, the City 

should consider subsidizing a 
clean-tech incubator. To fully 
evaluate this option, the City may 
consider bidding out for a 
specialized firm that can create a 
business plan for a clean-tech 
incubator and operate an incubator 
if the City decides to proceed. 

 
 Initiating a Green Economy within 

the City. The City can initiate green 
industry development within the City, 
by: 
 
o Become green itself and hire local 

firms to install renewable 

technologies in government 
buildings. 

 
o Applying for Federal Economic 

Stimulus package funds for Energy 
Efficiency and Conservation Block 
Grants that can be applied to a 
variety of uses which would 
encourage energy efficiency 
throughout the City, including: 

 
- Grants to nonprofit organizations 

and governmental agencies for the 
purpose of performing energy 
efficiency retrofits; 
 

- Energy efficiency and conservation 
programs for buildings and 
facilities; 

 
- Energy efficient traffic signals and 

street lighting; 
 

- Renewable energy technologies on 
government buildings; and 

 
- Any other appropriate activity that 

meets the purposes of the program 
and is approved by DOE. 

 
- Eligible Activities 

http://www.eecbg.energy.gov/soluti
oncenter/eligibleactivities/default.ht
ml 
 

- Application 
http://www.cacities.org/resource_fil
es/27861.EECBG DE-FOA- 
00000131.pdf 
 

- $400 million will go out nationwide 
in competitive energy grants to 
cities with populations over 35,000 
 

- State and local governments have 
until June 25 to submit their 
application for funding 

 
o Attracting Federal Economic 

Stimulus dollars by encouraging 
residents to apply for 
Weatherization Funds from the 
California State Department of 
Community Services and 
Development. This is another 
source of funding from the Federal 
Stimulus Bill that provides funding 
for cost-effective energy efficiency 
measures for existing residential 
and multi-family housing with low 
income residents. 
 

- Measures include building 
envelope, heating and cooling 
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systems, electrical systems and 
electric appliances 
 

- http://www.energy.gov/california.ht
m 

 
 Considering keeping the tax 

increment generated by the new 
investment focused along the corridor 
to finance additional public 
infrastructure as the corridor begins to 
redevelop. 
 
As the corridor transitions in the mix 
and intensity of land uses, there will be 
a corresponding requirement for 
incremental public improvements that 
can support and facilitate the 
development. Currently, all of the 
Corridor Study Area falls within the 
City’s existing redevelopment project 
area boundaries and therefore will be 
eligible to access tax increment 
financing as part of the overall 
redevelopment strategy for the plan 
funding priorities. 
 
o Net available tax increment (less 

affordable housing set-aside where 
relevant) that is generated directly 
by the project capital investment 
should be redirected towards 
providing public improvements to 

facilitate implementation of the 
Indio Boulevard Development 
Strategy. The value of net new tax 
increment generated by private 
investments within the corridor 
should not be directed towards 
public improvements elsewhere in 
the redevelopment project area 
outside of the Study Area 
boundaries. 

 
o Further, the Study Area should be 

identified as the development 
priority for the redevelopment 
project area and any net new 
increment generated by private 
investment or any existing 
unencumbered free cash flow 
available to the Redevelopment 
Agency that is currently being 
generated within the Project Area 
should be directed to support 
public improvements within the 
Study Area. 
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