











RKING

Objective
Supply parking for new and existing development while
reducing overall ‘auto dominated’ district character.

STRATEGY 1

Adopt progressive parking policies that sup-
port existing and future business.

1.1 Maximize on-street parking supply. As-
sess potential to remove unnecessary
curb cuts where possible.

1.2 Create incentives for employees to park
in auxiliary lots and off-street locations.

1.3 Establish an optional, cost-neutral resi-
dential parking permit program.

1.4 Create a parking in-lieu fee program to
subsidize future parking programs and
capital improvement projects.

1.5 Replace parking meters with a more at-

STRATEGY 2

Adopt shared parking regulations to maximize
parking efficiencies throughout the district.

2.1 Create incentives for shared parking
agreements for business owners.

2.2 Seek opportunities to utilize private park-
ing lots for shared parking during non-
business and ‘off-peak’ hours.

2.3 Establish minimum parking requirements
consistent with Park Street south of Lin-
coln Avenue. Consider adopting maxi-
mum parking standards for surface lots
along Park Street.

STRATEGY 3

Establish short-term and long-term parking
supply strategies.

3.1 Assess district-wide parking demand in
consideration of anticipated development.

3.2 ldentify sites for establishment of public
parking lots and/or parking structure.

3.3 Encourage the development of a park-
ing structure centrally located within the
Gateway District. A parking structure in
the district should maintain a maximum
height that is appropriate for its location.

tractive and user-friendly parking system.

Concept illustration of reconfigured parking lots near Park
Street and Eagle Avenue.

Concept illustration of shared parking lots behind com-
mercial and mixed-use buildings.

The community responded positively to the design of this
parking structure located in Walnut Creek, Ca.
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ARKET ANALYSIS:

OVERVIEW

The Park Street district north of Lincoln is in
transition from serving as Alameda’s “auto
row” to a new role, supported by the uses re-
placing the relocating dealerships. The City
of Alameda is working to establish a planning
framework for that transition. The intention is
to identify and encourage land uses that can
fill the gaps — physical and fiscal — created
by the departure of the auto sales business-
es. This planning framework will guide the
emergence of a different focus for the district,
while retaining the area’s economic impor-
tance to the city and its vitality as a neighbor-
hood center.

This section contains the Market Analysis
and Economic Action Plan produced as part
of the overall Strategic Plan effort.

Opportunities

+ Alameda has the potential to support
between 100,000 and 350,000 square feet
of new retail space by 2020. The majority
of this retail space will likely fall into four
key store categories: apparel, eating and
drinking places, home furnishings, and
specialty stores.

« The ability of Park Street north of Lincoln
to attract these stores will depend on the
availability of vacant land or buildings to
accommodate them, the interest of national
and regional chain stores in a Park Street
location, the availability of parking for cus-
tomers, and the ambience of the area.

» Offices may seek locations along Park
Street and throughout the Gateway District,
but strong demand should not be expected:
the office market in Alameda is dominated
by business parks.

» The greatest opportunities for significant
amounts of new office use are in the at-
traction of office-based businesses who will
own their space and who prefer a more ur-
ban location than is available in a master-
planned business park.

There is strong demand for new residential
development throughout the Plan Area.

The study area has the potential to attract
a hotel or motel where it could be located

adjacent to the waterfront and within walk-
ing distance of retail uses.

Replacement uses that could be developed
on the Toyota site, ranked by revenue-
generating potential, are hotel/motel, retail,
and office.

Historic buildings in the district convey the
familiar look and feel of Alameda, and pro-
vide a firm anchor for the City’s character
as new uses transform the district. At the
same time, a requirement to preserve all
historic buildings could increase develop-
ment costs and limit new investment.

The best catalysts for transformation of the
study area are projects that attract new
people to the district and encourage those
people to make repeat visits, or support
other nearby uses, or demonstrate to other
potential investors that the district is a good
place to conduct a profitable business.
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ARKET ANALYSIS:

Challenges

« It will be difficult to find a replacement use
that is likely to generate revenue in the
same order of magnitude as the Toyota
dealership, which is expected to relocate to
Oakland within the next year.

* Predominant forms of new market-rate resi-
dential development throughout the region
that could help to catalyze redevelopment
typically take the form of stand-alone multi-
family buildings and mixed-use buildings
that have residential units above ground-
floor retail and commercial uses. Current
land-use restrictions on multi-family resi-
dential development makes the develop-
ment of these building types highly unlikely.

« Care should be taken in extending retail
uses into the district, so that patronage
for the retail district south of Lincoln is not
diluted. Optimally, retailers that locate
north of Lincoln will be destination stores
and other retail shops that do not compete
directly with the locally-owned businesses
south of Lincoln.

The limited availability of sites for develop-
ment of new uses may present a challenge
to the transformation of Park Street north
of Lincoln. New uses that are larger or
command higher rents than existing uses
are more likely to assist with revitalization.

Candidates include:

(1) Owner-occupant developers, such as
retail chains that own their own stores
or large office users seeking to own the
buildings they occupy.

(2) New uses that can occupy existing
structures.

Next Steps

Based on these conclusions, the analysis pre-
sented in this report recommends a series of

actions for the City of Alameda to support the
transformation of Park Street north of Lincoln.
These recommendations include:

Economic development actions

» Identify and recruit desired businesses.

« Strengthen market support for district busi-
nesses.

Land use actions

» Change the zoning designations for the
district, especially along Park Street.

* Facilitate the development of new uses
consistent with the vision for the district.

* Assist in the relocation of auto service
businesses to sites not on Park Street.

» Assess the availability of adequate parking
supplies.

« Create an identity for Park Street north of
Lincoln.

Transportation

» Establish an optional, cost-neutral resi-
dential parking permit program. Use traffic
models to assess impact of future land
uses and associated mitigations.

* Adhere to Level of Service Standards.

* Maintain Street Functional Classification
System.
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TION PLAN FOR ECONOMIC STIMULATION

ECONOMIC DEVELOPMENT ACTIONS

Identify Desired Businesses
* “Desired businesses” include:

(1) Retail outlets that attract new custom-
ers to Park Street, by complementing
to the extent possible the retail stores
south of Lincoln,

(2) Offices whose workers will contribute
to the support for retail uses.

(3) Hotels/motels.

* The City may wish to adopt a theme for
targeted businesses. As mentioned in Sec-
tion Il, the creation of a “green business”
center has been suggested.

+ The City may create a list of targeted
businesses, and can identify categories of
business that are permitted in the district
to serve as a basis for future recruitment
efforts.

Recruit Desired Businesses
* Formulate and implement a business re-
cruitment strategy.

» Strengthen market support for district busi-
nesses.

(1) Encourage the development of new
offices and housing throughout the
district and surrounding areas where
appropriate.

(2) Work with local business associations
to publicize businesses and events in
the district both within the City and to
a larger market area.

LAND USE ACTIONS

Change the Uses Permitted by Zoning

The study area is currently governed by zon-
ing regulations oriented toward the creation of
a manufacturing and commercial-manufactur-
ing district.

To attract investment that responds to the
demand for retail and restaurant uses and
encourages the development of mixed-use
retail/office buildings, the zoning that applies
to the Park Street corridor should be revised
in accordance with the strategies for Land Use
listed in Section Il of this Strategic Plan.

Facilitate the Development of New Uses
Consistent with the Vision for the District
“Facilitation” may take a variety of forms,
including (but not limited to) expedited pro-
cessing, creative approaches to overcoming
obstacles to development, assistance with
property acquisition, remediation of infra-
structure insufficiencies, or gap financing for
development.
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TION PLAN FOR

Reduce uncertainty in the development

process:

(1) Assemble and publish information about
infrastructure and hazardous materials
conditions, so that prospective develop-
ers can estimate the costs of develop-
ment with increased accuracy.

(2) Adoption of form-based development
standards and design guidelines to help
streamline the development approval
process and create flexibility in attracting
tenants.

Assist in the Relocation of Auto Service
Businesses

To accommodate and encourage the envi-
sioned character of Park Street, it is desirable
to relocate the existing auto repair business-
es. Clement Avenue is a good target location
for these uses. The City should work with the
business owners and with landowners along
Clement Avenue to identify and acquire suit-
able sites and facilitate business relocations.

Assure Adequate Parking Supply

The City’s existing zoning standards require
provision of on-site parking for all new retail
and office uses, but do not apply to most
existing buildings. The existing buildings on
Park Street may therefore be used to house
new types of businesses — which may well

ECONOMIC STIMULATION

increase parking demand — without creating
additional parking supply.

Create an Identity for Park Street north of
Lincoln

Work with the Park Street Business
Association and local residents to create a
distinct identity for the study area. Other com-
mercial districts and centers in Alameda in-
cluding Park Street south of Lincoln, Webster
Street, and Towne Centre, all have identities
that are recognized by most Alameda resi-
dents. Creating a “brand” and identity for Park
Street north of Lincoln will help potential visi-
tors/customers identify this district as a desti-
nation and reinforce awareness of the stores
and activities it offers. Possible approaches to
‘identity’ that were discussed during the public
planning process include focusing on ‘green
business’, ‘community-oriented business’, and
‘waterfront related’ themes.

TRANSPORTATION ACTIONS

Evaluate potential funding sources for trans-
portation improvements, related capital
improvements, and costs associated with
periodic maintenance and repair of trans-
portation infrastructure, including enhanced
streetscapes, gateways, and transportation
facilities.
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