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Photo-simulation of proposed BRT system

Chapter 1 Introduction

INTRODUCTION

The International Boulevard corridor, also known as State Route 185
and until the 1990s named East 14th Street, was once a thriving, vibrant
area of Oakland, served by streetcars and well-connected to the rest of
the City. One area of the corridor — Fruitvale — was even considered

to be Oakland’s second downtown. However, since the 1950s, with the
demise of the streetcars, increased suburbanization in surrounding areas,
decreased investment in the urban neighborhoods along International
Boulevard, and a number of other regional and national trends, Inter-
national Boulevard has experienced a general decline in neighborhood

amenities, safety, and economic viability.

In recent years, there have been numerous efforts to revitalize the cor-
ridor. The Oakland Redevelopment Agency has established Redevelop-
ment Project Areas that include the entire International Boulevard cor-
ridor, offering new funding opportunities for improving the corridor. A
citywide rezoning effort that covers International Boulevard is underway
to improve land uses and to make development more feasible. Major
transportation improvements along the corridor are also anticipated. The
impetus for this International Boulevard Transit-Oriented Development
(TOD) Plan is to leverage a planned Bus Rapid Transit (BRT) system —
which would extend across multiple cities and run along the full length
of International Boulevard on its route, with multiple stops along the
corridor — to improve conditions along the street itself and in surround-
ing neighborhoods. Construction of the BRT system is expected to
bring millions of dollars of new investment in infrastructure to the cor-
ridor and result in significant physical improvements to the street. This
TOD Plan creates the opportunity to restore International Boulevard
and the surrounding area back to the vital and beautiful neighborhoods

that they once were.

The purposes of the TOD Plan are to assess opportunities for develop-
ing TOD projects along International Boulevard, identify possible strat-
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egies for realizing TOD projects in these areas, and develop a menu
of options for implementing the strategies. This TOD Plan is also
intended to parallel the citywide commercial and residential zoning
update and support the City’s current land use framework that en-
courages higher-density developments near transit hubs and along
major commercial corridors, promotes high-quality urban design

in the city’s neighborhoods, and encourages economic development
within targeted neighborhoods. The proposed new residential and
commercial zoning, which is expected to be adopted in early 2011,
is the result of an extensive and collaborative effort by community

members, non-profit organizations, public agencies, and the City of

Oakland and is reflected in this TOD Plan.

'The TOD Plan has been anticipated since the passage of Oakland’s
Land Use and Transportation Element of the General Plan in 1998,
which called for a Specific Plan to shape community development
around International Boulevard. It also parallels a larger recent
citywide focus on TOD occurring in Oakland, including the City’s
designation of Priority Development Areas (PDAs) through the
FOCUS program, a joint partnership between the Association of
Bay Area Governments (ABAG), the Metropolitan Transportation
Commission (MTC), and other regional agencies; and an effort
aimed at establishing criteria and priorities for transportation and
infrastructure investments within the PDAs, funded by a Transit-
Oriented Development Technical Assistance Program (TOD-TAP)

grant from the Alameda County Transportation Commission.

WHATISATOD?

Transit Oriented Development, or “T'OD,”is a development pattern

designed to maximize access to and use of public transportation.
TOD accomplishes these goals through compact, walkable, mixed-
use developments that are centered on and within an easy walk of

transit stations. TOD offers people more transportation choices,

provides additional transit stops and transit lines, and makes

multiple modes of transportation more convenient. This can create

a mutually reinforcing land use and transportation pattern, where

transit and TOD both benefit from each other. Affordable and market rate housing are mixed over
ground floor retail businesses

1-2 International Boulevard TOD Plan
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Chapter 1 Introduction

Typically, TODs are medium- or high-density mixed use develop-
ments centered on one or more transit facilities such as BART sta-
tions and bus stops. They are built with a focus on pedestrian scale,
pedestrian friendliness, and connectivity, utilizing features such
high-quality pedestrian street crossings, pedestrian-oriented build-
ing entries and facades, and sidewalks with adequate widths and
buffers. This pedestrian-oriented design makes it easier and more

pleasant for residents and workers to access transit.

Creating a successful TOD takes more than just locating develop-
ment next to a transit stop. A successful TOD requires safe, com-
fortable, attractive connections between transit and the surrounding
neighborhood, promoting pedestrian movement and transit use.
Many of these individual characteristics and strategies are described
below. However, these strategies are inter-related, and most success-

ful TODs use many of them all at once.

Pedestrian Friendly Design

Pedestrian friendliness is a key characteristic of TODs. Walking
must be pleasant within a TOD so that walking to and from transit
stops is easier for residents and workers. Additionally, a friendly
pedestrian environment helps maintain activity around transit stops,
which generally makes other pedestrians feel more comfortable, en-
hances safety through additional eyes on the street, and helps sup-
port retail activity. Typically, pedestrian friendly design means that
sidewalks are adequately sized, there are bufters between pedestrians
and the street, crossings are well marked, sidewalks and pathways
are continuous and safe, and the street environment has a pedestrian

scale.

Mix of Uses

'The mix of uses in TODs is important for creating vibrant areas and
attracting people to an area. By providing a mix of different uses in
one area, it becomes easier for people to take care of their shopping,
working, dining or other needs without having to leave the area. In
turn, such local in congested urban and suburban areas. This is ac-

complished through a focus on making non-automobile trips more
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convenient, with increased accessibility to multiple transit lines and
enhanced bicycle and pedestrian facilities. It is also accomplished
through mixed uses and compact design, which allows people to
meet their daily needs without having to rely on the high-cost of
owning and operating a car to drive to multiple, separate destina-
tions within a city. In practice, the increase in options provided to
residents results in less time commuting, less miles traveled by au-
tomobile, less money spent on transportation, and greater personal

mobility for those who are unable to drive.

Improved Air Quality and Reduced Energy Consump-
tion

Automobile use is one of the primary sources of air pollution,
energy consumption and greenhouse gas emissions in the United
States, resulting in high rates of asthma and respiratory illnesses
along congested freeways. Replacing automobile trips with pe-
destrian, bicycle, and transit trips reduces air pollution. Pedestrian,
bicycle, and transit use are also more efficient forms of travel on a
passenger-mile basis, reducing overall energy use and greenhouse
gas emissions and increasing the overall efficiency of transit. As a
result, TOD can improve local and regional air quality and reduce
energy consumption by facilitating transit use, pedestrian activity,

and bicycling.

Reduced Infrastructure Costs

Because TODs rely on compact, mixed-use development, they often
use infrastructure much more efficiently. For example, compact
communities are able to provide utility service for the same number
of people using shorter pipelines. Similarly, when uses are closer
together and automobile use is reduced, communities have less need
to maintain long stretches of wide roadways. Though studies have
shown that some of the greatest cost savings available to communi-
ties are from reduced roadway construction and maintenance costs,
compact development can also lower demand for water and sewer
service. Additionally, public services such as transit, police and fire

protection services become more economically sustainable as well.

1-4
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Landscaping and well marked crosswalk make pedes-
trians comfortable even in busy intersections
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Increased Safety for Pedestrian and Bicyclists

Increased walkability and better bicycle infrastructure creates direct
safety benefits for bicyclists and pedestrians. It does this through
improved trafhc control and safety enhancements, which reduce the
number and severity of collisions with automobiles. Simply increas-
ing pedestrian or bicycle activity in an area can also increase safety
as these users become more visible and well-established. In addition,
increased pedestrian and bicycle activity produces more “eyes on the

street” for greater periods of time, which helps prevent crime.

Economic Benefits

TOD:s provide many economic benefits. Studies from across the
country of areas surrounding transit show that residences close to
transit have higher resale values. Increased foot traffic, such as the
type encouraged by TODs, tends to increase business opportunities
for nearby businesses. Reduced automobile use also reduces costs
for households and allows for more discretionary income for other
activities. As an example, the Fruitvale Transit Village TOD project

generates a significant amount of sales tax for the City.
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STUDY AREA OVERVIEW

International Boulevard is located in the city of Oakland, in the San
Francisco Bay Area; and is a major corridor originating at its north-
ernmost point near Lake Merritt in downtown Oakland, and span-
ning over seven miles of the city. The Boulevard continues south
through the cities of San Leandro, Hayward, and Fremont near the
base of the San Francisco Bay. It is known as East 14th Street in
San Leandro, and Mission Boulevard in Hayward and Fremont. It
has, for its entire history, been a major thoroughfare and place of

commerce in the region.

International Boulevard is well connected to the rest of the San
Francisco Bay Area region through public transportation networks
and the highway system. The Fruitvale BART station along In-
ternational Boulevard and the Coliseum BART/Amtrak stations
approximately 0.6 miles away from the Boulevard serve as regional
public transit access points to communities in the East Bay, South

Bay, San Francisco, the Peninsula, and beyond.

This TOD Plan utilizes four defined geographic areas: the overall
“study area,” five “sub-areas,” eight “TOD Catalyst Areas,” and the
surrounding “context area.” Figure 1-1 shows the boundaries of

these areas. Each area is described below, including its role within

the International Boulevard TOD Plan.

STUDY AREA

The study area stretches from 14th Street (approximately ¥ mile
south of Downtown Qakland) to the Oakland/San Leandro border
at Durant Avenue — a length of about 6 miles. The study area gener-
ally includes the parcels fronting International Boulevard, but it also
includes some parcels immediately adjacent to the corridor. Overall,
the study area covers 230 acres of land, excluding streets and other

rights-of-way.

1-6
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Chapter 1 Introduction

CONTEXT AREA

The context area includes parcels within approximately a quarter
mile on each side of International Boulevard. This is the distance
that the average pedestrian might reasonably walk to reach local
retail, community services, or bus rapid transit along the corridor.
The context area is approximately 1,400 acres. While the context
area is critical to the overall success of the International Boulevard
corridor, this study focuses on the corridor itself and thus there are

no specific recommendations for the context area.

Sub-Areas

Because the study area is approximately 6 miles long and its char-
acter, issues and desired vision vary along the corridor, it has been
divided into 5 sub-areas. This allowed for development of a vision
and package of recommendations tailored to each specific sub-
area. Each sub-area has its own “plan” that includes a discussion of
existing conditions, a list of key issues, a vision statement, sub-area

policies, and priorities for improvement.

The five sub-areas are as follows:

e San Antonio (between 14th and 23th Avenues)

* Fruitvale (between 23rd and 51st Avenues)

* Havenscourt-Lockwood (between 51st and 69th Avenues)
* Hegenberger-73rd (between 69th and 86th Avenues)
Elmhurst (between 86th and Durant Avenues)

TOD CATALYST AREAS

'The International Boulevard TOD study area contains many vacant
and underutilized parcels, has conditions of blight along much of
the corridor, and for several decades has had difficulty attracting
quality development. One of the key observations of this TOD
Plan is that, since financial resources for investment in International
Boulevard are limited, diluting limited financial resources along the
entire length of the corridor would not result in measurable change

in any one area. Recognizing that change has to start somewhere,
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the TOD Plan recommends focusing initial development activity
(and supporting public financial and staff resources) in a few select
areas along the corridor. Change in these few select areas would
then catalyze change elsewhere along the corridor. These recom-
mended areas to focus development are called “TOD Catalyst
Areas.” They were selected based on a number of criteria, including

the following:

* 'The availability of and proximity to existing and future tran-
sit, in particular proposed Bus Rapid Transit stops.

* Proximity to major crossroads, and/or transit, bicycle or
pedestrian connectivity with adjacent neighborhood areas.

* 'The presence of a significant number of vacant and under-
utilized parcels that may be ripe for redevelopment.

* The presence of larger parcels and/or parcels under common
ownership, which typically makes redevelopment easier than

when needing to assemble parcels under differing ownership.

* Areas that are close to existing community resources, such
as churches, social service organizations and community
centers.

* Areas that are near to existing pedestrian-oriented retail

areas.

‘Through conversations with the Community Advisory Committee
(CAC) specifically established for this planning effort, area residents
and other stakeholders, participants at community workshops, and
City of Oakland staff, eight TOD Catalyst Areas were identified in
the International Boulevard TOD Plan study area. Each of the five
sub-areas along International Boulevard contains at least one TOD
Catalyst Area. TOD Catalyst Areas and their locations are listed

below and shown on the map in Figure 1-2.
* TOD Catalyst Areas in San Antonio:
Between 14th Avenue and 17th Avenue
Between 21st Avenue and 24th Avenue
*+ TOD Catalyst Areas in Fruitvale:
Between 30th Avenue and Fruitvale Avenue

Between 41st Avenue and 44th Avenue

International Boulevard TOD Plan
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The International Boulevard corridor has a good num-
ber of historic buildings that are consistent with the
principles of transit-oriented place-making.

Chapter 1 Introduction

* TOD Catalyst Area in Havenscourt-Lockwood:

Between 51st Avenue and 57th Avenue, including the
large industrial parcels on the southwest side of Interna-
tional Boulevard

* TOD Catalyst Areas in Hegenberger-73rd:
At the intersection of Hegenberger Avenue/73rd Avenue

Between 81st Avenue and 87th Avenue

+ TOD Catalyst Area in Elmhurst:
Between 94th Avenue and 104th Avenue

A detailed discussion of how the TOD Catalyst Areas could
redevelop over time is presented in Chapter 5, Sub-area Plans,

and Chapter 6, Development and Design Guidance. Strategies for
implementing the vision of the International Boulevard TOD Plan,
including focusing City resources on the TOD Catalyst Areas, is
presented in the Implementation Recommendations chapter at the

end of this report.



REPORT CONTENTS

'The International Boulevard TOD Plan contains the following

chapters:

Chapter 1: Introduction. This chapter introduces the pur-
pose of the report, the concept and benefits of Transit Ori-
ented Development, and assumptions used for the study.

Chapter 2: Plan Development Process. This chapter dis-
cusses the steps undertaken and the community outreach
conducted to develop the plan.

Chapter 3: Existing Conditions. This chapter presents the
history of International Boulevard and the existing land
use, transportation, health and safety, and economic and
demographic conditions of the corridor.

Chapter 4: Vision and Guiding Principles. This chapter
presents the vision and key strategies for implementing
the vision based on the results of the community outreach
process for the project.

Chapter 5: Sub-Area Plans. This chapter expands on the
vision, key principles and goals and policies and applies
them to each of the sub-areas.

Chapter 6: Development and Design Guidance. This
chapter presents design guidance that would be appropriate
for use for future development along the corridor.

Chapter 7: Implementation Recommendations. This
chapter provides a list of actions that could be undertaken
to begin implementing the vision for the corridor with a

focus on the TOD Catalyst Areas.

Chapter 8: Implementing the Vision. This chapter pro-
vides detailed information on the development potential of

specific parcels in the TOD Catalyst Areas.

Appendix A provides more detailed information on the
transportation recommendations.

International Boulevard TOD Plan



Chapter 1 Introduction

REPORT ASSUMPTIONS

'The International Boulevard TOD Plan was prepared concur-
rent with many other planning and infrastructure processes and is

based upon the assumptions described below.

Bus Rapid Transit Project

'The TOD Plan includes key recommendations that assume imple-
mentation of the East Bay Bus Rapid Transit project (EBBRT or
BRT) Preferred Alternative, which is currently undergoing envi-
ronmental analysis by AC Transit as part of the EBBRT project’s
Final Environmental Impact Statement/Environmental Impact
Report (FEIS/R), and is referred to elsewhere in this document as
the “BRT preferred alternative.” The EBBRT project is scheduled
to be completed by 2015. The BRT preferred alternative would
reconfigure International Boulevard within most of the TOD Plan
study area by converting two of its four existing travel lanes to “bus
only” lanes, as well as adding left-turn turn lanes at most signal-
ized intersections and center boarding islands for bus passengers
with enhanced lighting and signage. While it is possible that the
design of the planned EBBRT project will be implemented in a
different form, or not implemented at all, the BRT preferred alter-
native represents the best available information on the likely future

configuration of International Boulevard.

While this TOD Plan is distinct from the EBBRT plan, it seeks
to complement the latter by addressing the design of those por-
tions of the right-of-way that are not addressed by the EBBRT
plan — specifically, the realm beyond the curb line as designated

in the EBBRT plan, primarily consisting of sidewalks. The TOD
Plan identifies potential enhancements, including new on-street
parking “bays” and wider sidewalks on some segments, as well as
landscaped areas. Transportation elements of this TOD Plan focus
on the pedestrian realm, including both sidewalks and street cross-

ings, working in concert with the transit elements described in the

EBBRT plan.

Many if not most elements of this TOD Plan would remain rel-
evant even without implementation of the EBBRT preferred alter-

native. For example, TOD opportunity sites are not strictly depen-



dent on the implementation of BRT since TOD opportunity sites
identified by this Plan are generally within walking distance of
existing AC Transit Line 1R rapid stops. Additionally, the BRT
preferred alternative calls for addition of traffic signals at approxi-
mately 50 currently unsignalized intersections. Were signals not
added at these locations, the recommendations in this TOD Plan
relating to the appropriate spacing of enhanced pedestrian cross-
ings (every 600 feet on the corridor), including recommendations
for addition of signals or other pedestrian improvements, would
still be applicable, as improving pedestrian safety and circulation is

a central goal of this TOD Plan.

Citywide Zoning Update

The City is currently in the process of updating its zoning code to
conform with the 1998 General Plan and, as part of this process,
new zoning districts are being created along the International
Boulevard study area. The proposed zoning is described in Chapter
3, Existing Conditions. The Oakland City Council is expected to
consider the proposed zoning for residential and commercial areas,
including the International Boulevard corridor, in early Spring
2011. The International Boulevard TOD Plan assumes that the
proposed zoning will be adopted as proposed and therefore does

not include specific zoning recommendations as part of its study.

STREETSCAPE IMPROVEMENT PROGRAM

In April of 2010, the Oakland City Council adopted proposed
streetscape improvements to occur in conjunction with the Bus
Rapid Transit project. The International Boulevard TOD plan
assumes that this streetscape plan will be implemented and, where
necessary, recommends additional elements. Streetscape diagrams
in this Plan reflect both the currently planned and recently recom-

mended streetscape improvements.

International Boulevard TOD Plan
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Residents of all ages participated in public workshops

Families throughout the corridor advocated for a safer,
more walkable corridor

Chapter 2 Plan Development

INTRODUCTION

Planning for a city’s future is best accomplished when it includes exten-
sive community involvement, consultation with major stakeholders, and
cutting edge planning approaches. Involving community members in all
aspects of the planning process was an essential component in develop-

ing the ideas presented in this TOD Plan, and will be equally important

when implementing the plan in the future.

'The International Boulevard corridor is comprised of many different
geographic, social, and cultural communities. Many community-based
organizations (CBOs) and individuals are already involved in helping to
improve these neighborhoods. The process of creating this TOD Plan
leveraged these existing CBO efforts on area- or issue-specific improve-
ments. It gave these groups and individuals a forum to come together,
step back, and see how their individual areas impact, and are impacted
by, the rest of the corridor. The success of transit-oriented development
along International Boulevard will depend on community members, the
City, and other agencies working together to implement a unified vision

while focusing on design and policy solutions for specific sub-areas and

TOD Catalyst Areas.

The outreach and participation process for this TOD Plan had four

main components:

A Community Advisory Committee (CAC) that provided over-
sight and guidance during the process

* 'Three rounds of community workshops that were open to the
public, each held in two locations within the study area, for a total
of six community workshops

*  Five sub-area-specific focus groups — one for each sub-area — to
validate each sub-area’s initial vision and plan strategies

* A 'Technical Advisory Committee (TAC) comprised of City of
Oakland and outside agency staff that provided technical assistance
and guidance.
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COMMUNITY ADVISORY COMMITTEE

The Community Advisory Committee (CAC) served an important
and multi-faceted role in developing the International Boulevard
TOD Plan and in the public outreach and participation process. First
and foremost, the CAC provided strategic input from the communi-
ty’s perspective, advising the consultant team and the City on the key
issues, community needs, overall vision and direction for the corridor
and key implementation actions. The CAC members also served as
liaisons to the residents surrounding International Boulevard by pro-
viding input to the consultants and City staft prior to public meetings,
assisting in outreach for the workshops, and organizing the sub-area-
specific focus groups. The CAC was comprised of 17 members who
represented different sub-areas of the corridor: eight members from
the Central City East Redevelopment Project Area Committee, eight
members from Oakland Community Organizations (OCO) and other
area associations, and one at-large member.. A complete list of CAC
members and their affiliations is presented in the Acknowledgements

section of this document.

The CAC met five times to advise on the development of the Inter-
national Boulevard TOD Plan. At the first meeting on September 15,
2010, the CAC heard an overview of their role on the project, listened
to summaries of International Boulevard corridor assessment reports
to date, brainstormed key issues and vision concepts for the corridor
and its sub-areas, and provided feedback on TOD Plan format and
information to present at upcoming community workshops. At the
second CAC meeting on October 14, 2010, participants provided the
project team with feedback on the preliminary outline of the TOD
Plan, discussed the results of the Community Workshop #1, discussed
additional issues and opportunities for International Boulevard, and
further evaluated the proposed TOD Catalyst Area locations along
the corridor. At the CAC’s third meeting on December 1,2010,
participants reviewed the results of Community Workshop #2, re-
viewed and provided input on drafts of the sub-area plans, discussed
outreach for the third and final round of community workshops, and
provided input for the sub-area-specific focus groups. At the fourth
CAC meeting on December 16,2010, participants reviewed results
from the sub-area-specific focus groups and provided feedback on the
initial draft TOD implementation plan. At a fifth meeting on January
24,2011, the CAC discussed how the final TOD Plan can be imple-
mented once adopted by the Oakland City Council.
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The CAC met throughout the process to guide decision-
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Community members provide ideas and suggestions at
public workshops

Community members identified specific areas to be
preserved and protected and areas where change is
needed

Small group discussions identified issues and gener-
ated recommendations

Chapter 2 Plan Development

COMMUNITY WORKSHOPS

'The three rounds of community workshops were a critical aspect

of the development of this TOD Plan. For the convenience of area
residents, two workshops were conducted for each round, one for
the San Antonio and Fruitvale areas and a second for the Haven-
scourt-Lockwood, Hegenberger, and Elmhurst areas. The goal of
the workshops was to elicit feedback on planning direction and con-
cepts, with a focus on issues specific to the neighborhood where the
workshop was held. Each round of workshops incorporated interac-
tive activities in small and large groups. CAC members, City staff,
and community organizations including TransForm and Oakland
Community Organizations (OCO), all invited community members
to the meeting. The following is a summary of the content of each

round of community workshops.

Community Workshop: Round #1

The first round of community workshops occurred on September
21st and 22nd, 2010. Participants were provided with a summary of
the International Boulevard TOD project, including how it would
correlate with other concurrent planning projects. The workshop
also included highlights of the existing conditions in the study area.
Participants split into small groups to discuss: (1) what they per-
ceived as the major challenges facing International Boulevard, (2)
the greatest community needs, and (3) their visions for the corridor.
A representative from each small group reported back on the high-

lights of his or her group’s discussion.

Many workshop participants expressed similar vision concepts.

Some of the most prominent themes included:

* Walkable neighborhoods

* Ample, appropriate, and accessible social services
*  Parks and green spaces

* Businesses that provide daily goods and services

* Entertainment, recreation, arts and culture, and other leisure
uses

* Traffic calming to enhance pedestrian and cyclist usage
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* Increased safety (decreased crime, violence, substance abuse,
and prostitution)

*  Celebration of cultural diversity

¢ Mixed-income housing for renters and owners, seniors and
families, in mixed-use developments

* Transit (bus and BART") amenities

Community Workshop: Round #2

The second round of community workshops occurred on November
8th and 9th, 2010. The purpose was to develop a vision for each
sub-area on International Boulevard, prioritize desired improve-
ments in each sub-area, discuss areas that would be good locations
for TOD development (‘TOD Catalyst Areas’), and understand
the desired building form and character in potential TOD Catalyst
Areas. Precedents and examples of other successful transit-oriented
development projects were discussed. Participants divided into small
groups based on their respective sub-areas (e.g., Hegenberger) and
using large maps reviewed and confirmed or refined the proposed
TOD Catalyst Areas. Participants then identified form and char-
acter preferences for future development in their sub-area. They se-
lected their preferences from a collection of photographic examples
representing different scales and styles of residential, commercial,
and mixed-use development types, streetscapes, and public open

spaces. Figure 2-1 shows an example of the results of this exercise.

Finally, each workshop participant completed a TOD Catalyst Area
“Uses and Improvements” worksheet in which they prioritized the
land uses and physical changes they wanted to see in their neigh-
borhoods and along the corridor in general. Overall, the top three

uses residents wanted to see in the neighborhood were:

* More grocery stores

* More retail and other neighborhood commercial services
* More banks

Participants’ top three community facility priorities were:

* A youth center

* A community center

¢ An adult education center/university extension

1 Bay Area Rapid Transit, the San Francisco Bay Area’s regional rail service

2-4

A representative of each table reported back to
everyone

Facilitators, including City staff, consultants and com-
munity volunteers helped to coordinate the conversa-
tions
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Figure 2-1a: Community workshop input

Chapter 2 Plan Development

TR

g

To improve the streetscape and beautify the community, partici-

pants wanted:

* More street lighting
* Improved trash collection and cleanup of illegal dumping
* Stronger implementation of grafhti abatement programs

To improve the health and wellness of the community workshop

participants overwhelmingly wanted the City to:

* Address prostitution
* Increase overall police presence

* Limit fast food restaurants
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Additionally, residents agreed that there should be efforts to clean
up problematic liquor stores that exist along the corridor today, and

to prevent new liquor stores from locating there in the future.

Finally, most participants believed transportation could be improved
through better pedestrian crossings along International Boulevard,
improved bus stops, additional bicycle lanes, and trafhic calming in

adjacent neighborhoods.

The information from Community Workshops #2 provided specific
content for the overall vision for the corridor and the Sub-Area

Plans presented in Chapter 5 of this document.
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Information from early workshops is organized,
reviewed and prioritized

Consensus regarding priorities was reached through
group discussion

Chapter 2 Plan Development

Community Workshop: Round #3

The final round of community workshops occurred on January 11th
and 12th, 2011. The purpose of these workshops was to confirm the
vision for each Sub Area, review the components of the draft In-

ternational Boulevard TOD Plan, and to prioritize implementation

recommendations in each Sub Area.

Before the presentation, participants were invited to write their
comments about their Sub Area’s vision directly on the Sub Areas
display posters. During the presentation, the project team provided
an overview of the Plan and its development process, the Plan’s
vision and Guiding Principles, Design Recommendations to realize
the physical part of the Plan’s vision, shared illustrative diagrams of
possible development typologies in each of the eight TOD Catalyst

Areas, and reviewed the Implementation Recommendations.

Next, participants met in small groups according to their Sub Area
to review the recommendations for their respective areas and priori-
tize implementation recommendations. Overall, workshop par-
ticipants prioritized implementation recommendations that would
bolster community involvement/education, increase public safety,
create jobs for residents, beautify the corridor, and celebrate the
Corridor’s history, ethnicity, and culture. Finally, the small groups
discussed synergies with existing community projects, advocacy and
responsibility, and next steps for Plan implementation. Overall, the
community showed support for the project and desired that resourc-

es be allocated so that the vision in the plan could be implemented.

SUB-AREA-SPECIFIC FOCUS GROUPS

In early December 2010, five sub-area-specific focus groups were
convened to solicit additional feedback on the content of the TOD
Plan. Some focus groups included CAC members, while others
included participants who had not to date been involved in the In-
ternational Boulevard TOD planning process. At each focus group,
background on the project and process thus far was provided, as
well as a draft vision and recommendations for the specific sub-area.
Focus group participants validated some proposed strategies, revised

others, and provided some additional ideas to include in the TOD
Plan.

2-7



'The focus groups also reviewed the proposed TOD Catalyst Ar-
eas. Overall there was general approval of the concept of focusing
resources initially in the TOD Catalyst Areas as a means of foster-
ing positive change along the remainder of the corridors. Generally
the focus group participants agreed with the specific boundaries
presented for the TOD Catalyst Areas, though some recommenda-
tions for adjustments were made. For example, the San Antonio
focus group recommended that the Catalyst Area between 14th
Avenue and 16th Avenue be extended to 17th Avenue and that the
TOD Catalyst Area between 21st and 23rd Avenues be extended to
24th Avenue. The Hegenberger focus group recommended that the
TOD Catalyst Area from 81st to 85th Avenue be extended to 87th
Avenue. These suggestions were incorporated into the current TOD

Plan.

Opwerall, focus group participants confirmed that the TOD plan
concepts reflected their needs and preserved and built upon existing
neighborhood assets. In addition, attendees expressed a strong de-
sire for the City to focus existing and new resources along Interna-

tional Boulevard in order to enact change.

TECHNICAL ADVISORY COMMITTEE

The project also included a Technical Advisory Committee (TAC).
'The TAC’s role was to provide information on existing projects and
ideas, review the technical information prepared for the project, and
provide feedback on the draft TOD Plan. The TAC was comprised
of key City staff from the Planning, Economic Development, Rede-
velopment, Housing, Transportation Services, and Public Works de-
partments; the project consulting team (Raimi + Associates, Sargent
Town Planning, Nelson\Nygaard, Dowling Associates, and Conley
Consulting Group); and staff from AC Transit, the Association of
Bay Area Governments (ABAG), and the California Department
of Transportation (CalTrans). TransForm, the non-profit organi-
zation that assisted with the public outreach for this project, also
participated in the TAC meetings. The TAC met several times to
review and advise the project process and content, share knowledge
of applicable concurrent department activities and projects, and
provide technical guidance and knowledge during the TOD Plan’s

development.
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EXISTING CONDITIONS

A view of the Elmhurst area circa 1910

International Boulevard in Fruitvale area, 1910

Chapter 3 Existing Conditions

INTRODUCTION

This section presents a summary of the existing physical, social, econom-
ic, health, and transportation conditions along International Boulevard.
It is based on a more comprehensive current conditions assessment
conducted as part of this project, and utilizes a variety of data sources
including the Alameda County Assessor, the City of Oakland GIS da-
tabase, “Envision Oakland” (the Land Use and Transportation Element
of the Oakland General Plan), the Metropolitan Transportation Com-
mission, AC Transit, BART, City staff, and analysis by members of the

project consultant team.

HISTORY OF INTERNATIONAL BOULEVARD

International Boulevard has a long-standing history as a major north-
south corridor within the San Francisco Bay area. Starting in the early
1890’s, an electric railroad ran down International Boulevard for 14.7
miles, and was eventually extended to downtown Oakland’. The com-
munities along International Boulevard that relied on the rail, streetcar,
and eventually bus lines originally consisted of agricultural communities
that developed into attractive residential neighborhoods with homes,
gardens, and their own downtown areas®. As their populations grew —
especially after the 1906 San Francisco earthquake — these communities
were annexed into the City of Oakland in or around 1909°. These com-
munities experienced a period of growth, expansion and prosperity until
around the mid-1950%s. At this point, major changes began to occur
across California and the entire country. Due to the proliferation of the
private automobile, the construction of the interstate highway system
beginning in the 1950’s, federal housing loans that subsidized subur-

banization, and a number of other factors, many inner-ring, streetcar

1 E-mail from Dorothy Lazard, Acting Librarian, Oakland History Room, Oakland Public
Library, dated July 20, 2010.
2 Gabriel Orozco, Micheal Austin, and Elaine Beale, “A Brief History of a Pioneering Com-

munity Development and Service Organization” (The Unity Council 2008), citing “Fruitvale on Foot”
Walking Guide, Oakland Heritage Alliance (2005).

3 “Oakland History Timeline,” City of Oakland, available at http://www.oaklandnet.com/
celebrate/Historytimeline.htm (last visited July 28, 2010).
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suburbs like those along International Boulevard experienced a rapid

decline and transformation.

The different neighborhoods along International Boulevard each

have their own character and history. For instance, Fruitvale has long

been one of the more prominent areas along International Boulevard.

Its commercial district was known as Oakland’s “second down-
town” in the 1920’s due to its numerous banks, department stores,

a hospital, courthouse, grocery stories, and other businesses serving
residents, neighboring businesses and a growing tourist population*.
Elmhurst, another sub-area along International Boulevard, was one
of the original five communities that was incorporated into Oakland
when the city was founded in 1852, and the San Antonio area is one
of the most ethnically diverse neighborhoods in the entire coun-

try. The corridor as a whole has served as a major thoroughfare for
generations, connecting Oakland with the neighboring city of San

Leandro and beyond.

LAND USE AND URBAN FORM

Existing Land Uses

The table below and Figure 3-1 across show the total acres and
percentage of each broad existing land use category for both the
study area and the context area (the area within about % mile on
each side of International Boulevard). Not surprisingly given the
large number of restaurants, retail stores and service commercial uses
along the corridor, commercial uses make up the largest portion of
uses in the study area at 38.4%. Institutional uses also comprise a
significant percentage of the total area (17.5%), indicating that there
are numerous public and quasi-public services available to the com-
munity. There is also a high percentage of industrial uses, reflecting
the community’s heritage as an industrial and employment center.
Notably, the corridor has a limited number of single-family (1.5%)
and multi-family residential facilities (6.0%)

4 Gabriel Orozco, Micheal Austin, and Elaine Beale, “A Brief History of a Pioneering
Community Development and Service Organization” (The Unity Council 2008).
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Many fine mixed-use buildings have been compro-
mised by low-quality ground floor changes that dam-
age the pedestrian environment.

Low ground floor ceiling heights, small windows, and
ill-conceived landscaping do not support transit-
oriented, pedestrian-oriented places.
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Table 3-1: Existing Land Uses along International Boulevard®

Context Area Study Area
Acres Percentage Acres Percentage

Commercial 133.56 9.6% 88.51 38.4%
Industrial 87.01 6.2% 24.61 10.7%
Institutional 233.66 16.7% 40.32 17.5%
Light Industrial 33.85 2.4% 10.98 4.8%
Mixed-Use 38.01 2.7% 24.96 10.8%
Multi-Family 284.78 20.4% 13.83 6.0%
Park 18.77 1.3% 1.19 0.5%
Parking Lot 12.35 0.9% 9.35 4.1%
Single-Family 516.41 37.0% 3.35 1.5%
Vacant 46.83 3.4% 13.19 5.7%

TOTAL 1395.23 100.0% 230.3 100.0%

The uses’ in the context area differ significantly from those in the
study area. The single largest use category for the context area is
residential, accounting for over half of the land area. This is divided
between single-family areas (37.0%) and multi-family areas (20.4%).
Three other significant category in the context area are institutional

(16.7%), commercial (9.6%) and industrial uses (8.6%).

City of Oakland General Plan
The City of Oakland’s General Plan sets forth the long-term vi-

sion for Oakland, including the neighborhoods along International
Boulevard. As such, it sets the underlying policy direction for this
International Boulevard Transit-Oriented-Development Plan. The
Land Use and Transportation Element of the Oakland General
Plan, called “Envision Oakland,” was adopted in 1998, and defines
the desired future physical development of Oakland. This includes
Oakland’s individual neighborhoods, corridors, and communities.
“Envision Oakland” generally favors new housing near transit, along
with land uses and densities that support high transit usage and

connectivity.

The General Plan defines International Boulevard as both a regional

5 Alameda County Assessor, Existing Land Uses by Assessor Parcel Number and City of
Oakland GIS.
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transit street and as a corridor. As a regional transit street, Interna-
tional Boulevard connects activity centers within Oakland and con-
nects Oakland to neighboring cities. In addition, there is emphasis
along the corridor for transit service with 7-minute frequencies and
night-time coverage. This makes International Boulevard a “primary
candidate for light rail or electric trolley,” according to the City’s
General Plan®. Transit use is to be promoted through land use,
streetscape improvements, and bicycle/pedestrian infrastructure. The
General Plan’s strategy for Oakland’s corridors is to concentrate re-
tail nodes, rather than maintaining “lengthy struggling commercial
corridors.”” 'The General Plan recommends activity centers along
International Boulevard approximately around 24th Street, High
Street, Seminary, Hegenberger, 83rd Avenue, and 104th Avenue, as
well as a TOD district at Fruitvale.®

Current and Proposed Zoning

At the same time that a TOD Plan is being developed for Interna-
tional Boulevard, the City of Oakland is undergoing a comprehen-
sive zoning update. The zoning regulations for the City have not

been comprehensively updated since 1965, although partial modifi-

cations have been made over time.

The current zoning along International Boulevard is C-28 Com-
mercial Shopping District Zone from 14th Avenue to approximate-
ly 26th Avenue, and from 30th Avenue to 36th Avenue. The C-28
zoning district allows for a variety of medium-density residential
and commercial uses, with priority given to pedestrian-oriented
retail and neighborhood service-type uses. Along most of the
remainder of the corridor, the current zoning is C-40 Community
Thoroughfare Commercial, which allows for a variety of higher
density residential and commercial land uses, including some larger
scale and more impactful uses such as auto repair and wholesale

sales.

The purpose of updating the zoning regulations is to make the city’s
zoning consistent with the vision established by the Land Use and

6 “Envision Oakland,” City of Oakland pp. 129-130.

7 “Envision Oakland,” City of Oakland p. 33.
8 “Envision Oakland,” City of Oakland p. 32 (City Structure Diagram).
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Transportation Element (LUTE) of the Oakland General Plan.
'The zoning update that is currently underway is focusing on uses
and development standards (e.g. height, setback, massing, building
envelope). Other standards such as parking, landscaping, and design
recommendations will be updated once the main portions of the

zoning regulations are complete.

Draft preliminary proposals for zoning regulations and draft zoning
maps have been developed for International Boulevard. The pro-
posed zoning regulations include commercial and residential zones
which are broken down into eight subcategories, including the

following:’

* Urban Residential (RU): commercial ground floor with resi-
dential above

* Neighborhood Center Mixed Use Commercial (CN): pedes-

trian-oriented storefronts, with mix of uses

*  Community Commercial (CC): larger scale retail/commercial
uses

*  Regional Commercial (CR): intended to serve as regional
activity centers with mixed uses

+ Hillside Residential (RH): residential hillside areas — outside

the International Boulevard corridor

* Detached Unit Residential (RD): detached single-family

structures

*  Mixed Housing Type Residential (RM): areas with mix of
housing types, including detached, townhomes, multi-unit
buildings and some neighborhood businesses

* Urban Residential (RU): multi-unit residential in proximity to
transportation and services, frequently with some commercial

uses

Commercial zones proposed along the corridor include Neighbor-
hood Commercial and Community Commercial. The zones that
have been mapped on International Boulevard and their specific

descriptions are as follows:

9 Each of these subcategories is further parsed into subcategories depending building

heights, number of stories, residential density, and floor area ratio.
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* RU-4 - Multi-unit residential buildings that allow a range of
low-impact commercial uses in existing nonresidential space
and a limited amount of new commercial space on the ground
floor. This zone allows ground floor commercial uses in order
to buffer residential uses from busy streets and to provide a
pedestrian-oriented storefront pattern.

¢ RU-5 - Multi-unit residential development with a range of
low-impact commercial uses in existing and new non-residen-
tial space on the ground floor. This zone allows ground floor
commercial uses in order to bufter residential uses from busy
streets and to provide a pedestrian-oriented storefront pattern.

* (CN-2 - Retail-oriented zone with fewer restrictions on
ground floor uses than CN-1. Restaurants and cafes are al-
lowed by right while new auto repair and service uses are not
allowed. New construction must include commercial space on
the ground floor.

* CN-3 - A retail and neighborhood service-oriented zone with
no restrictions on ground floor for offices, banks, etc. Mid-
scale grocery stores — under 15,000 square feet —are allowed by
right. However, auto repair and service uses are prohibited in
order to protect and enhance the pedestrian-oriented charac-
ter of the area. Commercial space may not be required in new
construction. In other words, new buildings may be residen-
tial-only with no ground floor uses.

¢ CC-2 - allows for a wide range of commercial activities, but
provides a pedestrian-oriented storefront pattern for com-
mercial ground floors similar to CN zones. Residential uses
are allowed by right on upper floors. Auto repair and servicing

may be allowed with a conditional use permit.

In addition to the zoning designations described above, the pro-
posed zoning code also identifies the height limit for each block
along International Boulevard. For the most part, proposed height
limits along International Boulevard vary between 45 and 60 feet.
In some locations, for example at major crossroads, the height limit
is increased to 75 feet. Both the existing and proposed zoning allow
for projects consistent with the definition of transit-oriented devel-

opment described in Chapter 1.

Figure 3-2 presents the current draft of the proposed zoning.

3-8
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ABAG/MTC FOCUS Priority Development Area
Both the Metropolitan Transportation Commission (MTC) and the

Association of Bay Area Governments (ABAG) recognize sections
of the International Boulevard corridor as regional ABAG Planned
Priority Development Areas (PDAs). International Boulevard from
22nd Avenue to 54th Avenue is located within the Fruitvale PDA,
and from 54th Avenue to 81st Avenue is located within the Coli-
seum PDA. Other sections of the International Boulevard plan area
(14th Avenue to 22nd Avenue, and 81st Avenue to Durant Avenue)
are Potential Priority Development Areas (not yet designated).

Planned PDA designation means that these sections of Interna-
tional Boulevard, along with other PDAs around the Bay Area have
priority for funding and other support from regional agencies. It

is the intention of these agencies to also focus the region’s growth
within PDAs such as International Boulevard, and to focus new
housing and transportation investments in these areas. The PDA
designations encompass a ¥ mile radius around San Francisco Bay
Area Rapid Transit District (BART) stations and a % mile area

around International Boulevard and its AC Transit routes.

Growth Projections for International Boulevard
ABAG and MTC have developed long-term growth projections for

the entire Bay Area for use in predicting future traffic and trans-
portation conditions. According to the latest round of projections,
released in 2009, approximately 4,468 new housing units will be
produced in the International Boulevard study area and approxi-

mately 6,700 new jobs will be produced in the context area.

Historic Resources

Building on the assets of the past — rather than discarding existing
buildings of historic and aesthetic value — is a key to revitalization
of any existing urban place. Each of the sub-areas along the Inter-
national Boulevard corridor contains significant historic structures
as well as historic districts, which represent a neighborhood charac-
ter and architectural scale that may be appropriate to capture in new

development standards as new housing and businesses are added to
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the corridor over time. In addition to a few landmark-quality gems

GROCERIES |
-

and many buildings of secondary historical importance, the Interna-
tional Boulevard corridor features a large number of older buildings
that have been altered over time, and thus present restoration and

revitalization opportunities.

The oldest of the districts through which the International Bou-

levard Corridor passes, the San Antonio community is rich in

areas of historic importance, as well as distinctive urban character.
International Boulevard from 18th Avenue to 20th Avenue has

been identified as a potential historic district of late 19th and early

20th century commercial buildings, including the original Alameda

County courthouse and jail. The surrounding residential neigh- o ;
Historic photo of a grocery store at Hegenberger and

borhood has a strong concentration of relatively well-maintained International Boulevard

Victorian buildings.

The Fruitvale commercial district was considered Oakland’s “sec-
ond downtown” in the 1920s and retains a distinguished collection
of “Main Street” commercial buildings, lodge halls, and banking
temples, several of which have been determined eligible for the Na-
tional Register of Historic Places. In recognition of this distinctive
character, Fruitvale was the first Oakland neighborhood selected to
participate in the California Main Street Program.

Among the significant historic structures in Havenscourt-Lock-
wood community are the Safeway tower between 57th and 58th
Avenues (a designated City landmark), and the Bannon Mortu-
ary between 68th and 69th Avenues. In the surrounding neigh-
borhoods, many tracts of small detached houses from the 1910s
through 1940s have strong period character and are identified as

potential historic districts.

'The Hegenberger includes historic residential neighborhoods and
distinctive commercial buildings such as 7134-7140 International
Boulevard with its exuberant 1920s brickwork. Sites such as this

one are set apart due to their historic Main Street architecture,

frontages, and function.

'The Elmhurst area includes a recognizable early 20th century busi- Landmark Safeway Headquarters building is a great
opportunity for adaptive reuse, including reopening of

ness district between about 87th and 97th Avenues, which features ,
ground floor windows to the street.

churches, schools, and elegantly designed brick industrial buildings
including the telephone exchange along 90th Avenue and Durant
Square at 106th Avenue.
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TRANSPORTATION

Modes of Travel

The drive-alone mode share is lower in census tracts bordering In-
ternational Boulevard than citywide, rates of carpooling are signifi-
cantly higher, and overall auto share is about the same (72.9 percent
along International, compared to 72 percent citywide). Despite
relatively high bus ridership and the presence of a BART station,
transit mode share in census tracts bordering International Boule-
vard is nearly equivalent to the citywide average. However, of those
who take transit, residents of census tracts bordering International
Boulevard are more likely than residents of Oakland as a whole to
take the bus (12.1 percent of all trips vs. 9 percent) and less likely
to use BART (4.8 percent vs. 7.6 percent). In census block groups
(a subset of census tracts) near the Fruitvale BART station, 6.8 per-
cent use BART. Roughly the same percentage of commuters walks
in tracts bordering International as citywide. However, significantly
lower proportions of workers in census tracts bordering Interna-
tional Boulevard bike to work or work at home, as compared to the

citywide average.
Transit Service
AC Transit

The International Boulevard corridor is AC Transit’s busiest in
terms of transit ridership. Lines 1 and 1R, which serve the length
of the corridor, are AC Transit’s second- and third-most popu-

lar routes, respectively’®, and most of the busiest stops in the AC
Transit system are located on International Boulevard. Overnight
service is provided by the “All-Nighter” Line 801 that runs hourly
between the Fremont BART Station and Downtown Oakland,

via International Boulevard within the study area. Four additional
routes operate on portions of International Boulevard for short
segments of their operation. Seven AC Transit lines cross Interna-
tional Boulevard and additional routes stop at the Fruitvale BART
Station, just two blocks off of International Boulevard. In 2009,
combined ridership on the two bus lines operating along the length
of the corridor (AC Transit Lines 1 and 1R) was 24,187 average
boardings per weekday. Close to 40 percent of all boardings on both
routes take place in the International Boulevard corridor (represent-

ing nearly 10,000 daily boardings).

10 AC Transit GM Memo No. 10-068.



BART
The San Francisco Bay Area Rapid Transit District (BART) pro-

vides regional rail service to cities and neighborhoods in four central
Bay Area counties. The Fruitvale BART Station, located approxi-
mately 600 feet south of International Boulevard at 34th Avenue,

is the primary transit node along the International Boulevard
corridor. In addition to BART, this node is served by several AC
Transit routes, and there are 766 parking spaces and 289 spaces for
bicycles on-site. Between the station and International Boulevard

is a recently constructed transit-oriented development project, the

Fruitvale Village, which was completed in 2003.

'The Fruitvale BART station is served by three lines. Trains on each
line generally run every 15 minutes during the day on weekdays

and every 20 minutes evenings and weekends, resulting in average
headways for weekday service to San Francisco of 7.5 minutes. Di-
rect service is available from Fruitvale to 29 of BART’s 42 remain-
ing stations, including every East Bay station west of the Berkeley/
Oakland hills except one, and including all San Francisco stations.
In the period from April to June 2010, an average of 6,886 passen-
gers per weekday exited from the Fruitvale Station, making it the
16th-busiest of BART’s 43 stations, and the 10th-busiest outside of

Downtown San Francisco and Downtown Oakland!!.

Bicycle Circulation and Access

International Boulevard currently has no bicycle lanes. Bicycle
parking is available at key locations on the corridor and a high level
of amenities for cyclists exists at the Fruitvale BART Station. The
use of bicycles as a means of transportation to and from work is

less common compared to other parts of Oakland. However, bicycle
usage is commonly observed as a means of transportation along the
corridor, including non-work travel to and from key destinations
such as retail and residential sites and schools. In addition, bicycling
is a common means of transportation to and from the Fruitvale
BART Station, representing 10 percent of all home-to-station trips

for that station.

11 Quarterly Weekday Average Exits by Station, BART.
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The proposed BRT system will help improve local and
regional air quality, as well as reducing traffic conges-
tion and providing equitable access to transportation.

Transit-oriented development at the Fruitvale BART

station

International Boulevard TOD Plan



Well marked crosswalks and median island refuges
allow pedestrians of all ages to cross safely.
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Pedestrian Circulation and Access

International Boulevard is an urban street with continuous side-
walks and frequent connections to other streets. However, pedes-
trian infrastructure is lacking in places. Sidewalks are relatively
narrow for an urban corridor, there are many curb cuts along the
corridor, allowing motorists to cross the path of pedestrian travel on
the sidewalk, and there are relatively few sidewalk amenities, such
as trees and benches. Many corner wheelchair ramps have not been
upgraded to match the most current design standard, and some
locations lack curb ramps altogether. There are also very long gaps
between marked crosswalks and signalized intersections along the

corridor.

Given the number of traffic lanes, current traffic volumes, and the
high speeds of cars, crossing the street presents a significant chal-
lenge in terms of safety and accessibility for many pedestrians along
the International Boulevard corridor. As a general rule, pedestri-
ans should not be required to walk more than 300 feet in order to
locate a convenient crossing. Along some segments of International
Boulevard, however, pedestrians must walk more than 1,000 feet

to the nearest signalized crossing location. Pedestrians must cross
four to five traffic lanes (including two-way left-turn lanes) at many
unsignalized locations along the corridor. Additionally, some traffic
signals along the corridor do not allow enough time for pedestrians

to safely and comfortably cross the street.

Traffic Circulation

The creation of this TOD Plan involved studying 15 intersections
on International Boulevard for their automobile trafhic circulation
characteristics. Based on existing automobile traffic volumes, all
the studied intersections along International Boulevard operated
acceptably (at Levels of Service (LOS) “D” or better) except 14th
Avenue, which operates at LOS “E” in the PM peak-hour. Accord-
ing to the East Bay Bus Rapid Transit Draft Environmental Impact
Statement/Environmental Impact Report (DEIS/DEIR), vehicle
volumes on the corridor in the study area for the PM peak-hour

in the year 2003 ranged from 1,300 to 2,100 vehicles per hour,
well within the roadway capacity. The highest peak-hour volumes
were found in the area between 35th and 82nd Avenues. Based on
the PM peak hour volumes, existing daily traffic volumes of ap-
proximately 13,000 to 21,000 vehicles per day are estimated for the

corridor.
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Parking

An inventory of existing, on-street parking facilities and parking
occupancies on International Boulevard was conducted in late 2009
and early 2010. Most parking along International Boulevard is
unmetered, although time limits are frequently found in many parts
of the corridor. There are almost 1,500 parking stalls in the corridor,
of which about 5.5% are specialized parking stalls (for commercial
loading and/or people with disabilities). Over the entire corridor,
only 55% of parking spaces are used at any one time, although the
western portion of the corridor has higher occupancy rates than the

eastern portion.

Health and Wellness

'This section provides an overview of health and wellness indica-
tors for the neighborhoods along International Boulevard. The

plan takes a broad approach to health and wellness that includes
determinants of health such as poverty, income and access to health
foods. The majority of information below is from existing reports
prepared by the Alameda County Public Health Department and
more detailed information on the topic may be found in the existing
conditions report for this project. The following are key health and

wellness indicators.

* Income. Neighborhoods along International Boulevard have
some of the highest poverty rates in all of Alameda County
ranging from 20% to 40%. Few other areas in Alameda
County - outside of Oakland, Emeryville, or Berkeley — have
poverty rates above 10%'%. The poverty rates for youth under
18 years of age living in the neighborhoods along International
Boulevard are often between 30% and 40%, and sometimes
exceed 40%". San Antonio, Fruitvale, and East Oakland are
three of the five neighborhoods in Alameda County with the
highest youth poverty rates'*.

* Education. In the San Antonio, Fruitvale, and East Oakland
neighborhoods along International Boulevard, the rates of
residents without a high school diploma or GED (43% in San
Antonio, 41% in Fruitvale, 43% in East Oakland) are more
than twice the Alameda County average (17%).

12 Raimi + Associates, 2010; CAPE, with data from Census 2000. See Exhibit 6, “Pov-

erty.”

13 Raimi + Associates, 2010; CAPE, with data from Census 2000. See Exhibit 7, “Poverty
Rate — Under 18 Years.”

14 Youth Health and Wellness in Alameda County 2006, Alameda County Public Health
Department and Alameda County Schools, p. 14.

15 East Oakland Community Information Book Update, October 2005; San Antonio
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 Life Expectancy. Life expectancy in the neighborhoods
along International Boulevard is less than 77.8 years, which is
significantly lower than the rest of Alameda County, where the
life expectancy is over 82.8 years'®. Along the southern part of
International Boulevard the age-adjusted mortality rate is over
748.1 deaths per 1000. By comparison, in many other areas of
Oakland the rate is between 566.1 and 748.0".

* Diabetes. Most of the neighborhoods along International
Boulevard have the highest age-adjusted rates of inpatient
diabetes visits in Alameda County, with rates of greater than

1242.7 per 100,000 people™.

* Asthma. The neighborhoods along International Boulevard
— including San Antonio, Fruitvale, and East Oakland — had
higher numbers of emergency room visits by children due to
asthma than the rest of Alameda County. Along the entire
corridor, the emergency department visits for asthma for chil-
dren were between 631.7 and 961.2 per 100,000 people®.

* Homicide. The southeast stretch of International Boulevard
generally reports homicide rates that are around average for
the City, while the areas on the northwest stretch report rates
that appear slightly lower than average for the City. Oakland
Police Beat 27 — which includes the area northeast of the Oak-
land Coliseum along International Boulevard — had the most

murders reported of any police beat in the City, and was the
site of around 13% of all murders in the City in 2008%.

* Access to Healthy Foods. The International Boulevard
corridor lacks convenient access to fresh, healthy, affordable
food, leaving residents at greater risk for diet-related chronic
diseases like obesity and diabetes. Two studies have been con-
ducted on food retail in and around the International Boule-
vard TOD study area, and both concluded that there is a lack
of grocery retail availability along International Boulevard. The
“Getting to Market” study identified two nodes along Inter-

Community Information Book Update, October 2005; Fruitvale Community Information Book
2000.

16 Raimi + Associates, 2010; and CAPE, with data from Alameda County Vital Statistics
Files, 2006-2008. See Exhibit 1, “Life Expectancy.”
17 Raimi + Associates, 2010; and CAPE, with data from Alameda County Vital Statistics

Files, 2006-2008. East Oakland and San Antonio Community Information Book Updates, October
2005. See Exhibit 2, “All-Cause Mortality Rate.”

18 Raimi + Associates, 2010; and CAPE, with data from OSHPD, 2006-2008. See
Exhibit 5, “Inpatient Diabetes Visits.”

19 Raimi + Associates, 2010; and CAPE, with data from OSHPD, 2006-2008. See
Exhibit 4, “Emergency Department Childhood Asthma Visits.”

20 Homocides in Oakland: 2008 Homocide Report, Urban Strategies Council, March 5,
2009, pp. 8,9, 13.
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national Boulevard as “Low Access Areas” (LAA’s)*: between
14th Avenue and Fruitvale Avenue, and between 65th Avenue
and 79th Avenue. Additionally, the Retailer Survey conducted
by Oakland Community Organizations (OCO) as part of this

project found no large full-service supermarkets.

* Transportation Safety. Over the last three years along Inter-
national Boulevard, the intersection at High Street has had the
highest number of reported automobile collisions (28 total),
but none involved cyclists or pedestrians. During 2007-9, two
or more bicycle-automobile collisions occurred at several study
area intersections, including at Seminary, 50th, 45th, and 22nd
Avenues”. Among all Oakland corridors, International Bou-
levard exhibits the third highest rate (8.4 per year) of bicycle
collisions in the City.

MARKET AND ECONOMIC ENVIRONMENT

International Boulevard is the main commercial spine in East Oak-
land, running east from Lake Merritt to the Oakland-San Leandro
city limit line. For the purpose of this market and demographic
analysis only, “East Oakland” is defined as the area of Oakland
below MacArthur Boulevard extending eastward from Lake Mer-
ritt to the Oakland city limit. This definition of “East Oakland” is
different from the sub-area boundaries or those of the context area

used throughout the rest of this TOD Plan.

Demographics

According to Claritas (a census-based commercial demograph-

ics data provider), the East Oakland area, which encompasses the
southeastern portion of International Boulevard, had an estimated
population of just under 215,000 persons in 2009, nearly 51% of the
city’s total population. The population of East Oakland is younger
than Oakland as a whole. It includes 61% of the city’s children un-
der 18 and almost 64% of the children aged 5 and younger. Just over
40% of East Oakland households include children, compared to
only 35% for the city and 40% of households in the state of Califor-
nia. East Oakland households are larger than the city average, with
3.3 persons per household, compared to an average of only 2.65
persons per household for the city. The number of large households
in the area is particularly notable; over 24% of households include

more than 4 persons, as compared to less than 14% for the city and

16.7% for the state of California in 2008.

21 Ibid. LAAs were determined based on low/moderate-income communities’ distances
from supermarkets, as compared to similar higher-income counterparts.

22 California Highway Patrol ISWRTS data, 2007-2009
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The Corridor has many fast-food restaurants and few
sources of healthy food.
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East Oakland is less affluent than the city as a whole; the area’s me-
dian household income is $41,000 compared to the citywide median
income of $49,500. As would be expected where more households
include children, per capita income for East Oakland (at $16,000) is
much lower than for the city (at $27,000).

As a whole, the city of Oakland’s population is one of the most
diverse in the United States, with an estimated current ethnic distri-
bution of 33% White, 29% African American, 17% Asian, and La-
tinos representing 27% of people of all other races. East Oakland is
even more diverse than the city, with a population that is estimated
as 23% White, 27% African American, 20% Asian, and 43% Latinos
of all races. Despite the city’s overall diversity, there is significant

racial concentration within neighborhoods.

Housing

East Oakland’s housing inventory is estimated at 63,000 units, of
which roughly half are single-family units. For the city of Oak-
land, the housing inventory is estimated at 163,026 units, of which
a similar proportion of 49% is single-family detached units. East
Oakland has more 3-19 unit buildings, but fewer larger residential

complexes, than are found in other areas of the city.

Since the current economic recession began in late 2008, hous-

ing prices have fallen significantly in Oakland, particularly in East
Oakland. Sources consulted for this report state that housing unit
turnover has accelerated since the recession started. Between Janu-
ary 2009 and August 2010, there were nearly 1,800 single-family
units sold, according to Multiple Listing Service data. The majority
of sales in East Oakland are distressed property sales, including real
estate owned (REO) properties sold by the lender after foreclosure
and short sales (sales for less than the outstanding debt). In 2009
the median home value for the city of Oakland was reported at
$409,499. The values for homes in East Oakland were more than
50% less than the median value for Oakland, largely due to the
increase in distressed unit sales. East Oakland home values contin-
ued to decline in 2010 as shown in Table 4.4, with a 6% increase in

distressed sales.

In 2009 the median income, as defined by the U.S. Department of
Housing and Urban Development (HUD), for a four-person house-
hold in the area that includes Oakland as well as all of Alameda
and Contra Costa Counties, was $89,300, well above the $49,481
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median household income for the average Oakland household. The
median household income for Oakland is within the state definition
of low income households based on the local Area Median Income
(AMI). Less than a third of households in the city have incomes
above the AMI. East Oakland has an even lower median household
income at $40,970, which is less than 50% of AMI. Approximately
78% of the 208,535 households in East Oakland have incomes
below the AMI. East Oakland has a higher percentage of rent-

ers (62.5%), who generally have lower incomes than homeowners.
Citywide only 41.1% of households are renters. Further, East Oak-
land has more large households (38.23% above 4 persons, 24.25%
above 5 persons, and 14.15% at 6 and 7 persons) than is average for

Oakland.

Employment

Unemployment is a major challenge in East Oakland. Area resi-
dents are far less likely to participate in the labor force” than in

the city as a whole. Nearly 45% of East Oakland residents over 16
years old are not participating in the labor force, compared to less
than 39% citywide. The current recession has had a disproportion-
ate impact on jobs in Oakland, and particularly in East Oakland. In
July 2010, the California Department of Employment Development
reported a 17.7% unemployment rate for Oakland, a rate nearly
triple the reported 6.4% unemployment rate in 2000. Reliable
unemployment data for specific neighborhoods within cities is not
generally available, but local sources report that unemployment rates
are as high as 40% for some populations and neighborhoods in East
Oakland.

23 Persons who are employed or actively seeking work are participating in the labor force.
Discouraged workers who are no longer seeking employment and those whose unemployment

benefits have expired are not counted in the labor force.
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Retail

In 2008, the City of Oakland prepared the Oakland Citywide
Retail Enhancement Strategy that identified sales figures and retail
activity in various zones throughout the City. The International
Boulevard study area is located in parts of two zones: Zone 2, which
includes Montclair, Grand Lake Eastlake and Fruitvale and Zone

3, which includes East Oakland. While no specific information
was analyzed for just the International Boulevard study area, the
results of the Citywide study indicate that there is unmet retail
demand throughout the City in a variety of retail categories includ-
ing comparison goods (e.g., televisions, refrigerators and clothing)
and convenience goods (e.g., drug store products and groceries).

For example, in Zone 3 (East Oakland), convenience goods sales are
only 34% of Zone 3 residents’ expenditure potential and residents
must leave their neighborhood to shop. The remaining 66 percent
of convenience goods sales are in neighboring communities, such as
Alameda and San Leandro, where there are ample supermarkets and
drug stores. Likewise, comparison goods sales are only about 70% of
Zone 3’s resident expenditure potential again indicating an unmet
demand in the neighborhoods. The conclusion from this study is
that residents in neighborhoods along International Boulevard must
leave their neighborhood both for basic (convenience) goods and
services and for more infrequent purchases such as clothing and
appliances. This indicates that there may be an unmet demand for
supermarkets, drug stores, clothing stores and other similar stores

along International Boulevard or in nearby areas.

DEVELOPMENT FEASIBILITY

One challenge to transit-oriented development along the Interna-
tional Boulevard corridor is a general environment throughout the
study area of development infeasibility. This section describes the

overall development feasibility as the US and global economy suf-
fered the effects of the most severe economic contraction since the

Great Depression in the 1930s.
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Overview of National Economic Conditions and Trends

Since late 2007, the national and global economic crisis has resulted
in major economic shocks, including the loss of over 8 million jobs
in the United States, a nation-wide collapse of housing values and
mass home foreclosures, and an impending crisis in commercial
mortgages financed by Commercial Mortgage Backed Securities
(CMBS) lenders.

These factors have affected property markets in California, and
particularly in areas with a high concentration of predatory lending
practices and rising unemployment, including Oakland. Housing
values have fallen precipitously from the peak levels, by as much

as 50% in some submarkets. Given the collapse of the housing
market, there is currently an ample inventory of units for sale at
prices below the cost of new construction. New construction is not
financially feasible at current prices, and prices are continuing to fall

in many areas.

Many experts expect that it will take three to five years for real
estate markets to reach more normalized conditions after the exist-
ing troubled inventory is absorbed and prices stabilize. Over time,
assuming that there is demand growth from an expanded economy
and employment growth, or from demographic trends, prices will
again return to a point where new construction is financially feasible
and demand for building sites will also increase. Thus it is likely that
housing and other real estate markets are likely to remain impacted

for a period after the economy begins to expand again.

The impact of the recession on commercial real estate markets has
yet to reach the level of the crisis that is now gripping housing
markets. To date, retail has been the most directly affected sector, as
shocked consumers have dropped spending levels far below previous
norms. Statewide there was a 4% decrease in taxable consumer retail
sales from 2007 to 2008 (the last full year statewide data is avail-
able), with 2008 retail sales returning to levels previously recorded
in 2005.

'The sudden change in consumer behavior has occurred at the end of
a national retail expansion spree, when chain stores opened new lo-
cations with an eye to expanding market share at rates well beyond
expansion of consumer demand. One expert predicted that nation-
ally as much as one of every five square feet of retail in the country

is surplus, and is at risk of future closure.
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Given the loss of employment, businesses now need less office or
industrial space to accommodate their operations, leading to falling
occupancy levels and rents, and thus declining property values in
those sectors as well. Many commercial mortgages require refinanc-
ing before the middle of the amortization period. Loans written
when property values were higher may now be “underwater,” and
thus a commercial mortgage crisis is now looming in many markets,
including in the Bay Area, which could potentially prove as signifi-

cant a shock to the economy in 2013 as the housing market collapse

did in 2008.

The current recession has differed from other cyclical recessions be-
cause of the broad and deep collapse of demand across many sectors,
accompanied by a freeze in credit markets that further depresses
consumer and business demand. Prices and values have fallen
rapidly for real estate products ranging from housing to office space
to hotels to retail shops. Given the projected gradual economic
recovery, the prospect that demand and pricing might rapidly return
to pre-recessionary levels in the near term is dim. There is a grow-
ing expectation that significant economic growth is required before

employment losses are recovered.

In 2010, most forms of real estate development are not currently
financially feasible, despite a major decrease in construction costs.
Sustained economic growth is needed to restore financial feasibility
for most types of development. For this reason, most developers and
other experts expect that there will be little new development in the
next several years. In past economic cycles, innovation in a particu-
lar sector (such as technology, the internet, or housing) has led the
economy out of a deep recession into an expansion cycle. Since it

is difficult to foresee these advances due to innovation, it is equally

difficult to predict the nature of a recovery.
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Future Feasibility Trends

At this time, there is a significant feasibility gap (in terms of
development cost exceeding the costs supported by development
revenue) for residential development of any sort on International
Boulevard. This is partially due to the current economic cycle, and
partially due to local factors impacting development risk, livability,
safety, crime, and access to quality schools. In the greater Bay Area
residential market, there are almost no new for-sale developments
projected for 2011 and only a small though growing, number of
rental projects proposed for construction in the coming year. The
small number of proposed new development projects are located in
prime locations in other parts of Oakland and the Bay Area, not in

emerging markets like the International Boulevard corridor.

The following sections describe trends that will impact development

feasibility on the International Boulevard corridor.

Revenue

Generally, rental rates and for-sale prices are expected to increase
slowly, at a pace much less than what occurred during the housing
boom of the last decade. Unless there is a rapid expansion of the
local job base, income and sale price growth for most of the Inter-
national Boulevard corridor submarkets will occur more slowly than

the average Bay Area-wide markets.

Construction Costs

Current construction costs are extremely low, having fallen between
10% and 30% since the height of the economic boom. Future in-
creases in construction costs will be driven by regional, national, and
even international factors, and will not be constrained by conditions
in the International Boulevard corridor. There has been little reduc-
tion in the cost of labor and materials during the recession. Much of
the construction cost reduction has come from competitive bidding
practices. Today, contractors are pricing the limited number of avail-
able jobs out to bid on a reduced overhead recovery or minimal or

no-profit basis.

Today for many general contractors and sub-contractors, returns are

below long-term sustainability, leading to a contraction of this en-
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tire economic sector. As demand returns, in addition to the normal
escalation of labor and materials costs, there may be a much more
rapid overall cost jump as contractors and sub-contractors at all
levels are again able to recover overhead and charge profit on bids
priced at long-term sustainable levels. This cost escalation will be
hastened due to the contraction in the number of remaining firms.
Therefore, though projections for cost escalation in the next 12-24
months are modest in the 2% to 4% range or less annually, after that
we should expect a period of high uncertainty with the potential of

much higher cost escalation.

Land Costs

Land owners do not respond in the same manner and time when
pricing land. Land values tend to be “sticky;” that is land owners
typically do not drop prices to a level supported by development
when revenues decrease rapidly, as has occurred since 2007. With
the exception of distressed sales, property owners tend to hold on to
land when the economically supportable value of the property falls.
Opver the longer term, some revaluation may occur, but typically,
land owners tend to hold rather than to sell property until sup-
portable values rise again to the levels that they are accustomed to.
Today, while all other parameters in the development equation have
fallen, there are many fewer development parcels that are available

at prices that would support development at current revenues.

Conclusion

While there may be some localized exceptions, in general it is
expected that in the near term, revenues may rise more rapidly than
cost factors, marginally reducing the feasibility gap temporarily.
However, as the economy improves, there are signs that cost factors
may rise more rapidly than revenues, thus increasing the develop-
ment feasibility gap. Absent some game-changing event (such as
the investment of tens of millions of dollars into the corridor from
the proposed BRT system), it is likely that the feasibility gap for
market rate residential development will persist along the Interna-

tional Boulevard corridor for much of the next decade.
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KEY ISSUES AND BARRIERS TO CORRIDOR
IMPROVEMENT

Transit-oriented development (TOD) would be a welcome addition
to the International Boulevard corridor because it would have the
dual benefit of increasing transit use and bringing change and pros-
perity to low-income and economically depressed neighborhoods
adjacent to International Boulevard. However, there are a number of
significant barriers that must be considered when planning growth
and change for the corridor. The following are the key issues and
barriers to improvements along the International Boulevard Cor-
ridor. This information is based on both the existing conditions as-
sessments completed by the consultant team for the project and the
results of the extensive public outreach and participation process.
The information below forms the basis for the specific recommen-

dations presented in this plan.

* Crime. Issues identified include drug dealing, robberies, mur-
ders, shootings, and prostitution. Overall, the community does
not feel safe due to the high crime rates, impacting both area
residents and potential shoppers.

* Blight and an unattractive environment. There are a signifi-
cant number of vacant buildings and lots as well as buildings
in disrepair. The streets are littered with trash and there are
billboards all along the corridor.

* Lack of grocery stores. Residents have to travel long dis-
tances to get to a grocery store. There are also concentrations
of liquor stores and fast food restaurants.

* Unattractive streetscape. The streetscape along most of
International Boulevard is not visually attractive. In addition
to the conditions of blight listed above, there are few street
trees and pedestrian amenities, such as benches and trash cans.
There is also insufficient street lighting along the corridor.

* Some traffic congestion. While the much of the corridor
does not experience high traffic congestion, there are pockets
of traffic congestion, mainly at major cross-streets (such as
High Street, Hegenberger Road, Fruitvale Avenue and 98th

Avenue).

* Pedestrian safety. Some places along International Boulevard
are unsafe for pedestrians due to high traffic speeds and low
visibility at night. The street is wide and there are segments
where there are no traffic signals, thus making it difficult for
pedestrians to cross International Boulevard as well as some of
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Blight and unattractive environment

Existing crosswalks at signalized intersections are a
good start, and can be improved with better markings
and corner bulb-outs. More are needed.
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Lack of parks and green space is present along major
portions of the boulevard

Wide streets to cross and high traffic speeds contribute
to the lack of pedestrian safety

Existing bus shelters can be further enhanced by new
ground floor businesses adjacent to them.
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the cross-streets. ‘There are also many dangerous intersections
where crosswalks are not signalized.

Lack of parks and green space. The area generally lacks parks
and green spaces. Street trees are lacking, there are few parks
along or near the corridor, and there are few plazas or other
public open spaces where the community can meet and gather.

Need for quality and affordable housing. While housing
prices in the area are among the lowest in the city, the commu-
nity has concerns about preserving the affordability levels, and
expressed the need to add new housing that is affordable. In
addition, some of the housing that does exist is in poor condi-
tion and does not meet some basic housing standards. Finally,
East Oakland experienced some of the highest foreclosure
rates in the region, devastating many families and ripping
apart the social fabric of communities that have lived in this
area for generations.

Reduced access to jobs and economic opportunity. Resi-
dents have expressed the need for increased access to jobs and
opportunities for economic prosperity. Many of the industrial
jobs in the area have left, and the jobs that remain in the area
are often not held by Oakland residents.

Lack of retail and shopping. There is an overall lack of retail,
shopping, and consumer services along the corridor, particu-
larly banks, coffee shops, bakeries, restaurants and post offices.
A major challenge facing the community is the locational
preferences of regional and national retailers that use standard
formulas for where to locate new stores. Unfortunately, some
of the major barriers facing the communities along Interna-
tional Boulevard — crime, blight, and the presence of other
retailers — negatively impact the potential for successful retail
establishments along International Boulevard.

Inconsistent quality of transit service. The community
identified many issues with transit service along the corridor.
In particular, many community members feel that buses are
slow, unreliable, unsafe, too expensive (especially for families),
and unclean. Some bus stops lack basic amenities like shelters,
benches, and route information.

Cost of Construction and Housing Prices. One significant
barrier to implementing TOD along International Boulevard
is that housing prices for existing homes are very low. This,
coupled with high construction costs, makes new market-rate
transit-oriented development infeasible along the corridor.
Addressing the gap between housing prices and construction
costs is a key factor needed to spark development along the
corridor.

3-31



* Market Conditions. In the near-to-immediate term, the
recession that is impacting the national, state, and local econo-
mies has reduced the potential to implement market-rate
transit-oriented development along International Boulevard.
While area residents desire an expansion of the retail sector
and shopping opportunities, the number of tenants looking
for new sites for retail expansion is extremely limited on both
a national and local level. As is stated above, nationally as
much as one of every five square feet of retail in the country is
surplus, and is at risk of future closure.

¢ City Financial Resources. In 2010, at the time of this report,
the City of Oakland has significant financial constraints. For
FY 2010, there was a budget deficit of over $30 million, and
by 2013, the deficit is projected to grow to $65 million. In
response, programs and staffing levels have been reduced, in-
cluding the unprecedented reduction of 80 Police Department
positions. Additionally, Redevelopment Agency tax incre-
ment revenues have been impacted by falling tax assessments
from the combination of foreclosures, property turn-over at
lower sales prices and reassessment of properties that have
not changed ownership. In the near-to-intermediate term,
reduced public financial and staft resources will further hamper
the opportunity to implement TOD along the corridor.
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INTRODUCTION & VISION

As part of the process of creating the International Boulevard TOD
Plan, the members of the community along International Boule-
vard developed an overall vision for it, as well as a series of guiding

principles. The overall vision is described as follows:

Over time, and building on the successful implementation of
AC Transit’s proposed Bus Rapid Transit (BRT) system, In-
ternational Boulevard will be transformed from a forgotten re-
gional thoroughfare with significant crime issues into a beauti-
ful, attractive “main street” for the adjacent neighborhoods. It

will become a safe, thriving, vital community where the needs

of the residents are met by the many diverse and successful
Community members take an active participatory role businesses and public services located along the corridor. The
in the vision planning process for the Corridor. businesses and services will be supported by a diversity of new
housing, including on the upper floors of mixed use buildings
and in new and upgraded housing in the surrounding neighbor-
hoods. The initial strategy for transforming International Bou-
levard will be to focus public and private resources into a series
of TOD Catalyst Areas along the corridor, and to address the
significant crime and socioeconomic issues facing the neigh-
borhoods. Over time, these areas will catalyze positive change
throughout the entire corridor. A unique characteristic of the

corridor is that it will be served by safe and efficient alterna-

tive transportation — Bus Rapid Transit, an attractive and safe
Design vision for the future character of International pedestrian environment, and significant improvements to the
Boulevard bicycle network. There will be new and enhanced public facili-
ties and services, including parks and plazas, community centers
and programs to increase access to jobs and economic opportu-
nity. Finally, the nearby neighborhoods will remain diverse, and

their rich, diverse culture will be respected and celebrated.

The vision for the future of International Boulevard is comprised of
nine distinct guiding principles that describe the values and needs
of the community. These are identified in the pages to follow and

provide a road map to implementing the vision.
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Guiding Principles

1. FOCUSED TOD AS A CATALYST FOR POSITIVE CHANGE

'The fundamental goal of this planning effort is to utilize the invest-

ment of a new Bus Rapid Transit (BRT) system and associated

TOD projects to revitalize the International Boulevard corridor.

While the International Boulevard corridor was analyzed in its en-

tirety, the strategy for the successful transformation of the corridor

depends on the success of TODs at a few key areas. It is critical that

efforts be focused on these key areas in order to realize the positive

change along the entire corridor. There are two types of strategies

the City can use to accomplish this. The first is investing in physi-

cal improvements to the corridor and demonstrating the City’s

commitment to and confidence in the successful redevelopment of

the area. The second is to help facilitate the investment of private

funding through incentives and policy and regulatory changes. The
TOD Catalyst Areas are discussed in more detail at the end of this

chapter. Some key strategies for consideration include:

4-2

Focus existing staff and programmatic resources in TOD
Catalyst Areas in order to stabilize and improve key areas. This
will then enable adjacent areas along the corridor to build on
this success.

Provide financial incentives for new development to locate
along International Boulevard with initial investment focused

on the TOD Catalyst Areas. Activities include affordable
housing subsidies and development assistance grants.

Create safe and affordable housing with a variety of housing
types that serve families, seniors, and those who favor transit
over driving.

Focus retail and services in and near the TOD Catalyst Areas
and ensure that retail is affordable and meets the needs of the
adjacent neighborhoods. Retail uses most desired by the com-
munity are a grocery store, banks, and neighborhood services.

Provide transit-oriented residential densities to bring more
people within walking distance of transit.

Buildings that engage the street create life, character
and safety along the corridor

Courtyards provide safe, secure, private shared open
space for residents

International Boulevard TOD Plan



* Focus new development near and at station sites to maximize
the number of people near transit

*  Create public-private partnerships to secure initial private
investment in the TOD areas along International Boulevard

* Continue the Technical Advisory Committee to ensure coor-
dination over the years with the design and implementation of
the major activities along International Boulevard.

Busy streets, full of pedestrians, increase the safety of
an area dramatically

-
-
[T YT
Ty

Envisioned transformation of International Boulevard at 22nd Avenue
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2. A SAFE AND HEALTHY COMMUNITY

Many residents currently do not feel safe due to the high crime
rates in the area. In addition to its immediate threat to physical
well-being, crime can have a negative impact on mental health,
property values, economic activity, social cohesion, and civic engage-
ment. Crime and fear of crime is a major reason people choose not
to walk, use recreational facilities, or allow their children to play
outside. Similarly, there are strong links between the built environ-
ment and the health, safety, and wellness of a community. How a
community is built influences whether people will walk and bicycle,
how safe it is to walk and bicycle, the prevalence of crime, whether
people have access to healthy foods, and the overall health and well-
ness of the community. Public safety and perceptions of safety will
be critical to the successful development of the corridor. Through
the design of new projects along International Boulevard, the City
can take steps towards improving the safety and health of the com-

munity. A few key strategies to consider include:

* Address crime and stabilize neighborhoods as a starting point
to enabling TOD along International Boulevard. Activities
include creating a Crime Prevention Through Environmental
Design (CPTED) program, increasing the police presence,
and expanding community policing. Involving the Neighbor-
hood Crime Prevention Council in future development review
is an additional crime prevention strategy available to the City.

* Increase and improve parks and green spaces by adding plazas,
landscaping along International Boulevard, and parks in

nearby neighborhoods.

* Improve pedestrian and bicycle safety to bring more people
to transit. Activities include improved pedestrian crossings,
neighborhood traffic calming, safe routes to schools programs
and adding street lighting.

* Make the food environment healthier by pursuing new grocery
stores on International Boulevard and taking steps to limit
unhealthy food stores such as fast food restaurants and liquor
stores.
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The Plan should support the work of law enforcement
agencies, helping transform the Corridor into a safe
place, through design and policy

The availability of healthy foods is essential to the
overall wellbeing of the community

The Plan supports a quality, safe bicycle network to
broaden the range of transportation options
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3. BUILDINGS THAT SUPPORT TRANSIT
AND THE PUBLIC REALM

Land use, building design, and transportation are distinct and

interrelated elements of the built environment. How buildings are
designed and the uses that occupy them will influence the feel of
the public realm, the activities that take place in the public realm,
and how the transportation system functions. New buildings and
building renovations should be carefully designed to improve the

public realm and support the use of the transit system using the fol-

lowing strategies:

Buildings front the street to provide increased safety

and eyes on the street Design buildings to provide ‘eyes on the street’ to make In-

ternational Boulevard safer for all. Building facades should
be designed to have large openings on the ground floor that
enable businesses and services to be seen from the sidewalk
and to view activity along the sidewalk and dwellings on up-
per stories should orient active rooms on the street side of the

building.

* Locate buildings at or near the sidewalk with active ground
floor frontages to create an attractive and interesting pedes-
trian experience and shape the streetscape.

*  Design buildings to be good neighbors by stepping down in
height and density to adjacent residential areas and placing the
height on International Boulevard in order to shape the street.

* Integrate the public realm streetscape with the adjacent
ground floors of buildings to create a seamless transition be-
tween public and private space. The streetscape and adjoining
building facades combine for a coherent and integral environ-
ment of on-street parking, sidewalk, transit stations, busi-
nesses, services and dwellings.

*  Minimize vehicular access from the corridor by limiting curb
cuts and intrusions across the sidewalk. This will maximize the
amount of sidewalk frontage that is free of driveways in order
to help make for a more continuous environment of businesses
and services.

An integrated and coordinated public realm acts as an
extension of the building’s ground floor
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4. TRANSPORTATION CHOICES

The success of the TOD Catalyst Areas, and the success of entire
corridor, will depend in large part on the success of alternative
transportation systems that serve the corridor. There are a number
of strategies the City should consider to promote and ensure the
success of the alternative transportation systems that serve Interna-

tional Boulevard:

*  Build the BRT system to greatly expand public transit options
along International Boulevard.

*  Create attractive and safe public transit facilities to enhance
the experience of the transit riders and to promote transit
use. This includes improving bus stops with shelters, benches,
lighting trash cans and route information and improving safety
at bus stops and on buses.

* Improve the bicycle network as a means of supporting transit
use, reducing traffic congestion, and encouraging active living.

*  Create a comprehensive parking strategy to promote transit
use, reduce the costs of construction for new buildings and
maintain viable businesses. Strategies include changing park-
ing ratios for new buildings and new uses, managing parking,
providing shared parking arrangements, and expanding park-
ing in discrete locations to serve existing businesses.
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Modern high-capacity busses can provide service
comparable to historic or modern streetcars

Bicycles provide compact, environmentally-friendly
transportation options within and between neighbor-
hoods and to transit
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trian

Street furnishings like benches, lighting, bike parking,
trash cans, and planters enhance streets

Sidewalks dining is an extension of the commercial
ground floor

™,

Street art adds character, beauty, and pedestrian
interaction

Chapter 4 Vision and Guiding Principles

5. BEAUTIFUL, ATTRACTIVE STREETS

'The goal of beautiful, attractive streets encompasses a comprehen-

sive desire for improving the streetscape, buildings, and overall

aesthetics of International Boulevard. This will help realize a clean,

welcoming, and pleasant environment for people to live, socialize,

and recreate. Beautiful and attractive streetscapes encourage people

to be out on the street, thus addressing concerns about crime and

public safety and promoting transit use. Attractive streets will also

help to improve the retail environment, as attractive streetscapes are

a common characteristic of healthy retail districts. A few key strate-

gies to consider include:

Renovate or improve existing buildings to provide a more
positive environment for pedestrians and bicyclists and to
improve the visual character of International Boulevard.

Improve the streetscape, beginning with TOD Catalyst areas,
in order to improve the pedestrian environment and help
increase pedestrian activity. Activities include adding street
trees, widening sidewalks, and adding street lighting and pe-
destrian furniture.

Provide convenient and inviting pedestrian access from
neighborhoods to the corridor in order to increase transit use,
address public safety concerns and promote walking to transit
and retail.
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6. FOSTERING JOBS AND ECONOMIC
DEVELOPMENT

Fostering jobs growth and economic development along Interna-

tional Boulevard can help improve the opportunities for economic
advancement of the residents, improve their quality of life, and
help new businesses develop. The unemployment rate in the area is
somewhat higher than surrounding areas, indicating a strong need
for developing jobs along the corridor. Additionally, a successful

economic development program will help foster ongoing, long term

reinvestment and maintenance of the corridor.

. .. . . .. . Adult education programs to train potential workers
* Provide opportunities for jobs, job training, and economic Prog P

advancement by considering a local-hire ordinance, funding
vocational training and job placement centers, and attracting
new jobs to the neighborhood.

*  Create a marketing campaign to change the public’s perception
of the corridor. Activities could include web-based advertising,
a branding campaign, and special events.

Branding can be an important part of a marketing
campaign to create a new perception of the corridor

AT IR

K

Job creation and economic development is at the
forefront of the long-term viability of the corridor
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7.SUPPORTING THE NEIGHBORHOODS'
NEEDS FOR GOODS AND SERVICES

‘The community has expressed a need and desire for the corridor to
serve their needs for goods and services. Many basic services are not
easily accessible to the residents of the neighborhoods nearby the
corridor. With the revitalization of the corridor, these basic public
and social services should be planned for and developed. A few

considerations for the community include:

¢ Create a complete community that provides the basic needs
for residents. Above all else, residents desire a safe and clean

Safe parks are critical to improving the quality of life place to live, work, and play. Accordingly, the community

in the community should have a diversity of uses that serve the needs of residents

including retail, restaurants, jobs, parks and open space, and

government facilities.

*  Provide a wide variety of public and social services, including
senior centers youth centers, medical clinics, childcare, librar-
ies, adult education centers, and recreation centers.

* Make segments of the corridor into a “main street” with retail,
restaurants, and services in an attractive pedestrian-oriented
environment.

It's

i 1‘ here!
E7NY REE

Libraries and other civic facilities should be encouraged .

' Cluster social and public services in key location along the
along the corridor

corridor to build on the existing services and provide for the
needs of residents. These areas can be used as building blocks
of community renovation and enhancement.
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8. A CITIZENRY THAT IS ENGAGED IN ITS
FUTURE

'The communities of International Boulevard exhibit extraordinary
community participation and civic leadership. This represents a very
strong resource for the revitalization of the community and should
be fostered and capitalized upon to help realize the revitalization of

the corridor.

* Capitalize on civic leadership to help organize volunteer ef-
forts, communicate community priorities to decision makers,
and provide a support network for community members, busi-
nesses, and other stakeholders.

*  Promote capacity-building to expanded overall resources and
abilities of the community, community members, and com-
munity groups and ensure community’s self-sufficiency and
resilience

*  Continue the Citizen Advisory Committee as a means of
implementing the vision of the International Boulevard TOD
Plan.
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Community members take an active participatory role
in the vision planning process for the Corridor.

Community engaged in a workshop with the consul-
tant team.

Community working in focus groups to develop the vision.
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Mural calling for mutual respect within the community.

Public art can be simple and functional, yet elegant,
such as these bike racks.

Chapter 4 Vision and Guiding Principles

9. A CELEBRATION OF ETHNICITY AND
CULTURE

International Boulevard exhibits an extraordinarily rich cultural
heritage and is one of the most diverse communities in California.
This rich diversity contributes to the uniqueness of the corridor and

should be fostered with the revitalization of the corridor.

*  Celebrate ethnically diverse neighborhoods and use this diver-
sity of a means of pride and identity.

* Capitalize on and expand arts and culture to help create a
sense of place and strengthen community identity. The com-
munity should undertake a public art program that features
local artists and adds public art to the International Boulevard
community.

* Renovate historic buildings to celebrate the history of the
community and to help create a positive image for the future.
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Sub-Area Plans

INTRODUCTION

The sub-area plans below expand on the vision, key principles, goals,
and recommendations already presented. They provide the heart of this
TOD plan by applying these corridor-wide concepts to five geographic
sub-areas along the International Boulevard TOD Study Area. These

five sub-areas are:

e San Antonio (between 14th and 23rd Avenues)

* Fruitvale (between 23rd and 51st Avenues)

¢ Havenscourt-Lockwood (between 51st and 69th Avenues)
* Hegenberger (between 69th and 86th Avenues)

Elmhurst (between 86th and Durant Avenues)

The sub-areas’ locations along International Boulevard are shown in
Chapter 1, Introduction. Each sub-area plan contains the following

information:

* Existing Conditions — An overview of the existing land uses, form
and character and general plan designations in the sub-area. More
detailed existing conditions information may be found in the Exist-
ing Conditions Assessment Report prepared for this TOD Plan.

* Key Issues — A summary of the sub-area’s key issues.

* Vision — A long-term vision for the sub-area, resulting of the public
participation process that included public workshops, discussions
with the Community Advisory Committee (CAC) and focus group

sessions.

* Sub-Area Recommendations — Specific recommendations for the
sub-area, based on strategies identified by the community and key
stakeholders during the public outreach process to help achieve the
vision for the sub-area. Chapter 07, Implementation Recommenda-

tions provides further detail on implementing the sub-area visions.
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* Community Priorities — Lists of the land uses and physical
improvements most desired by the community for the sub-area,,
based on discussions at public workshops, the CAC meetings
and sub-area focus group results.

* TOD Catalyst Areas — Each sub-area contains one or more
TOD Catalyst Areas where the City’s financial and personnel
resources, as well as non-City resources, should be focused to
reflect the first Guiding Principle of this TOD Plan: “Focused
TOD as a Catalyst for Change.” Each section identifies the
location of TOD Catalyst Areas within the sub-area. Chapter 6
provides more detailed design and development guidance for the
TOD Catalyst Areas, including guidance for particular types of

parcels.

It is important to note that the Sub Area Plans reflect a multitude
of issues, suggested priorities and implementation actions, some

of which are beyond the City of Oakland’s financial or personnel
resources, or jurisdiction, to address. As an overarching strategy this
Plan recommends that wherever appropriate, public-private part-
nerships between the City and development entities, corporations,
non-profit organizations and community associations, inter-agency
agreements between local and regional governmental organizations,
and other multifaceted coordination approaches, be used in imple-

menting these Plans.

5-2
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San Antonio

Chapter 5 - Sub-Area Plans

EXISTING CONDITIONS

The San Antonio sub-area is generally located between 14th and
23rd Avenues, and is the closest sub-area to Lake Merritt and
Downtown Oakland (see Figure 5-1). San Antonio is one of the
most culturally diverse areas in the entire region, with a strong
Asian and Latino influence and representation by many other eth-

nic and cultural groups.

Existing Land Uses

The San Antonio sub-area is characterized by a diversity of land
uses including mixed-use, retail, general commercial, residential,
and industrial uses. Together, commercial and mixed uses occupy
more than half of the existing land area. Reflecting the diversity

of cultures in San Antonio, there is a wide variety of commercial
uses including bakeries, beauty salons, motels, restaurants, and food

markets.

Immediately adjacent to the San Antonio sub-area along Interna-
tional Boulevard are residential, institutional and industrial uses.
Industrial and institutional uses are located between International
Boulevard and I-880 while the residential areas are located pre-
dominantly east of International Boulevard. The residential areas
contain a mix of single- family and multi-family development

intensities.

Form and Character

Buildings along International Boulevard in the San Antonio sub-
area are generally one- and two-story buildings dating from the
early 20th century. Many of them have been minimally maintained
but appear generally intact, while others have been significantly

altered or refaced. Interspersed with these original structures are
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larger industrial facilities, most dating from the 1950s or later, with
a few three-story residential buildings. The building frontages vary
with many buildings located at or near the edge of the sidewalk,
while at other locations there are larger parcels with surface parking
between the street and the building. In San Antonio, the Interna-
tional Boulevard right-of-way is generally 80 feet wide, with two
12-foot travel lanes in each direction and curbside parking on both
sides of the street. No bicycle lanes are provided, and sidewalks are

typically eight-to ten-feet wide.

General Plan Designations

'The City’s General Plan envisions this area as significantly resi-
dential with mixed-use nodes located at 14th Avenue and between
22nd and 23rd Avenues. Both mixed use nodes carry a ‘Community
Commercial’ designation under the Oakland General Plan, which
allows more intense commercial and mixed use buildings. The area
between 15th and 22nd Avenues is designated as ‘Urban Residen-
tial’. The General Plan also identifies a Commercial Neighborhood
center spanning from 22nd to 26th.

KEY ISSUES

During Community Advisory Committee meetings and public
workshops, the following were identified as the most pressing issues

facing the San Antonio Sub-area:

* Crime, including gangs and drug-dealing.

* Prostitution, including child prostitution, especially on 17th
Avenue.

* 'Threats to housing affordability for existing and future resi-
dents.

* Lack of basic neighborhood services, especially healthy food
retail, restaurants and a pharmacy.

* Social services and non-profit organizations working beyond
organizational and financial capacity to serve youth, seniors,
and specific cultural groups, especially to assist with job training
and placement.

* Compromised visual character, especially from the lack of street
trees, dilapidated buildings and unclean streets.
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Figure 5-1: San Antonio Sub-area
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VISION

Over time, the San Antonio sub-area will be transformed into

a neighborhood-oriented mixed use corridor that builds on the
diverse ethnicities in the San Antonio neighborhoods. The sub-

area will have a “main street” shopping district with an attractive,
pedestrian-oriented shopping environment that serves as the central
shopping and meeting place for the San Antonio neighborhood.
'The street will showcase functional public art by local artists and
the retail stores will feature a wide variety of small, locally-owned,
neighborhood-serving business such as restaurants, cafes, culturally-
specific stores, and services. There will also be one or more addi-
tional grocery stores, and local businesses will provide employment
for San Antonio residents. The area will also have an increase in
housing on the upper floors of mixed-use buildings. New residential
units will be both market-rate and affordable and contain larger
units to serve large families. In addition to new construction in key
locations — particularly in the TOD focus areas near 14th and 23rd
Avenues and industrial parcels between International Boulevard and
East 12th Street — there will be a significant rehabilitation of exist-

ing buildings with new uses.

SAN ANTONI0 RECOMMENDATIONS

The following specific recommendations are proposed for the San
Antonio sub-area. . They are intended to be used in concert with the

concepts for the TOD Catalyst Areas presented below.

Health, Safety and Wellness

* Increase police presence. Work with the Oakland Police
Department to increase police presence in the San Antonio area
with more foot, bicycle and patrol car presence. The community
should continue to work jointly with the police department
to take responsibility for public safety through Neighborhood
Watch and other programs that involve the public.
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* Add resources to address prostitution. Work with the Oakland
Police Department to add resources to address prostitution in
the neighborhood and to close known brothels. To assist in the
effort, the City should also create an ordinance to require one
night minimum stays in hotels and motels (with a prohibition
against the rental of rooms on an hourly basis). Additionally, the
City should work with community service groups and employ-
ment training programs to help sex workers to transition out of
the industry.

* Strongly discourage new liquor stores. New liquor stores
should be strongly discouraged in the San Antonio area along
International Boulevard. The City should consider passing
stringent regulations for new liquor stores; for example, a re-
quirement that new alcoholic beverage sales establishments be
located a certain minimum distance, at least 1000 feet away from
the boundary of any school, public library, park or playground,
recreation center or licensed daycare facility. The City should
also consider increasing enforcement action against problematic
existing liquor stores (e.g. those that have high rates of loiter-
ing or crime incidents, or that illegally sell alcohol and cigarettes
to minors). Existing liquor stores should also be encouraged to
expand their healthy food options.

* Create and/or expand programs to help property owners fix
unsafe housing and business units. Work with the Redevelop-
ment Agency, local financial institutions, and philanthropic orga-
nizations to create low-interest loans or other programs to help
property owners make structural, facade, and internal conditions

improvements so homes and business are safe and healthy.

* Create a safety ambassador and/or peace officer program. En-
courage the Oakland Police Department, other City agency, or a
community group to develop and implement a safety ambassador
and/or peace officer program. Safety ambassadors would patrol
the Sub area, especially the TOD Catalyst Areas, on foot and
on bicycles. They would act as extra eyes and ears for the police,
build relationships with local businesses, and act as a positive
presence in the community. Peace officer programs take the am-
bassador concept a step further. Officers can provide supplemen-

tal security, make arrests, and provide a more visible presence.
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Land Use, Design, and Economic Development

* Create new affordable housing and preserve affordable hous-
ing. Expand the amount of affordable housing in the San
Antonio neighborhood. Strategies could include building new
affordable units in mixed-use, mixed-income developments

along International Boulevard and upgrading existing units.

* Create mechanisms to prevent the negative impacts of gen-
trification. While community representatives welcome new
residents and businesses to the neighborhood, programs should
be implemented to ensure that existing residents may remain in
the neighborhood; ,new retail and other development activities
should serve the needs of existing residents, and rental prices
remain affordable for current residents.

* Improve industrial areas adjacent to International Boule-
vard. Over time, promote the revitalization of industrial parcels
between International Boulevard and East 12th Street. The
improvements should focus on broadening allowed uses in lim-
ited areas, beautifying existing buildings, preserving existing jobs
and promoting new development. Revitalization of this area will
remove a significant barrier to new transit-oriented development
along International Boulevard. As a first step, review the Oak-
land General Plan and Zoning Code and make modifications
to promote physical improvements to streets and buildings and

encourage new development.

* Maintain, enhance, and expand a diversity of retail stores and
services on International Boulevard. As International Boule-
vard redevelops over time, ensure that the retail spaces provide
a diversity of retail and services for area residents. Priorities
include healthy food stores and restaurants, cafes, and neigh-
borhood services such as dry cleaning, insurance brokers and
other similar services. The businesses should cater to the diverse
ethnicities in the area. While the business mix is difficult to pre-
dict or require, the overall objective should be a neighborhood-
oriented retail and service corridor that provides many of the
basic goods and services for residents of San Antonio and nearby
neighborhoods.

* Prioritize and support development on vacant lots. Prioritize
development that puts vacant lots to productive use over redevel-

opment of parcels with existing active buildings.

* Create affordable retail and commercial spaces along the cor-

ridor. Create small, flexible retail and commercial spaces along

5-8 International Boulevard TOD Plan



Chapter 5 - Sub-Area Plans

the corridor to support residents in opening new businesses to

serve the community.

Locate a bank in San Antonio. Encourage a full-service bank
and/or other financial institutions such as credit unions to locate

in the San Antonio area.

Locate a small-scale supermarket in San Antonio. Locate at
least one small-scale (about 15,000 square feet) supermarket in
the San Antonio sub-area along International Boulevard. The
primary potential location is on the ground floor of new mixed
use developments in the TOD Catalyst Area at the intersection
of International Boulevard at 14th Avenue.

Create more housing appropriate for families. Provide incen-
tives for developers to include a proportion of larger units in
their projects to accommodate families with children. Encourage
developers to include a play area and/or childcare in the build-
ing.

Create senior housing. Work with the Oakland Housing Au-
thority and non-profit housing developers to create affordable
housing that meets the physical, medical, social, and cultural

needs of older community members.

Create a “main street” shopping district in the San Antonio
sub-area. A retail district with a small-scale character is de-
sired on International Boulevard between approximately 16th
Avenue and 23rd Avenue. The main street should have small
retail buildings with uses that serve the needs of residents. The
environment should be pedestrian-oriented with buildings and

streetscape elements that create an attractive retail environment.
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Streetscape and Public Realm

* Add street lighting. Install energy-efficient, pedestrian-scale
street lighting in line with the neighborhood’s aesthetic pref-
erences and in coordination with the improvements for the
proposed Bus Rapid Transit to improve perceptions of safety.
Lighting fixtures could also support hanging flower baskets and/
or community bulletin boards and information kiosks. Encour-
age businesses to have additional lighting, which would support
aesthetics and safety on the corridor. Lighting should meet
CPTED principles to help distinguish forms and movement and

discouraging loitering.

* Plant street trees. Plant new street trees along to corridor to
create a consistent and attractive streetscape. The new street trees
should be low-maintenance and drought resistant. Plant street
trees adjacent to utility poles to minimize their negative visual
impact. Explore opportunities to increase the prevalence of street
trees on streets leading to International Boulevard to encourage
residents to walk to the area. Provide and maintain landscap-
ing using CPTED principles of low landscaping and high tree

canopies.

* Add public art and murals along the corridor. Undertake a
public art program to add additional public art, including murals,
sculptures, and functional public art (e.g., benches, bike racks,
etc.) to medians, sidewalks, walls, parks, and plazas. To the extent

teasible, the public art should feature local artists.

* Focus facade improvement efforts. The San Antonio area has
a large number of existing buildings that could be renovated
to improve the existing character of the street. Redevelopment
funds for San Antonio should focus on improving the facades of
existing buildings that contribute to a pedestrian-oriented main
street character. As part of this effort, with input from neigh-
borhood groups, the City and Redevelopment Agency should
develop clear design recommendations for new and existing

buildings.

* Ensure all streets and public spaces are clean and free of trash
and litter. Increase pride in the neighborhood by keeping it
clean. Strongly punish littering and illegal dumping on public
and private property. Post signage in conjunction with public ed-
ucation so residents can help enforce dumping and littering laws.
Install more trash and recycling receptacles in public spaces, and
ensure that residential and commercial buildings have adequate
trash and recycling receptacles and reliable pick-up service. Host

regular community clean-up and beautification events.
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* Widen and improve sidewalks. Widen sidewalks to make walk-
ing a safer and more attractive transportation or recreation op-
tion. Ensure sidewalks are free of obstructions (sandwich boards,

utility poles, dangerous cracks, etc.) and minimize driveway cuts.

* Regular street and sidewalk cleaning. A funding program
should be developed to conduct regular street and sidewalk
cleaning, particularly in the TOD Catalyst Area and in other
high-volume pedestrian areas. Activities should include pres-
sure cleaning sidewalks, street cleaning and regular pick-up of
public trash receptacles. Additional trash receptacles should also
be added along the corridor. Finally, this task should be a joint
effort with the public and the business community. Each busi-
ness should be responsible for cleaning the sidewalk in front of
its building or storefront on a regular basis and the community
should organize regular cleanup events to keep International
Boulevard clean and free of trash.

Community Facilities and Services

* Expand library access. Explore opportunities to expand access
to library services for San Antonio residents. This could include
opening a branch library along or near International Boulevard
between 14th and 23rd Avenues, a bookmobile that serves the
San Antonio area, and/or partnering with local schools to allow
public access to school libraries.

* Create an adult education and workforce development center.
As part of a new development project in a TOD Catalyst Area
or an in existing building, create a space that can be used as an
adult education center and/or workforce development center.
Work with local higher education institutions to offer adult edu-
cation, English as a Second Language (ESL) classes, professional
development, skill building, and GED courses in the area.

* Expand existing community centers and build a new one. Find
opportunities to expand the programming at existing centers and
support the location of a new community center in or near the
TOD Catalyst Area at 14th to 17th Avenue. The new center
could be part of a new development project or locate in an in ex-
isting building. Programs at the community center should be tar-
geted to the specific interests of San Antonio residents, appeal to
the many cultural groups in the area, and include youth-specific

services and programs.
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* Safe tot-lots and pocket parks. Create new tot-lots and pocket
parks within walking distance of International Boulevard. Use
a community-based design process that includes parents and
children to ensure the park serves the desires of residents.

* Implement graffiti abatement programs. Work with Oakland
Department of Public Works, Office of Parks and Recreation,
and the Community Economic Development Agency to improve
graffiti abatement on private and public property. Coordinate
neighborhood businesses and residents to purchase anti-graffiti
paint and coating in bulk. Large blank walls should be discour-
aged in new development, and/or landscaping with trellises may
provide a barrier to deter graffiti.

* Improve trash collection and cleanup of illegal dumping.
Expand efforts that educate residents about the ways to dispose
of trash and bulky items and to report illegal dumping. Offer
expanded bulky item pick up services to prevent future illegal
dumping. Offer regular, free bulky- and hazardous-item pick-up
at a location in the San Antonio neighborhood. Expand pro-
grams with Keep Oakland Beautiful to focus on neighborhoods
along International Boulevard.

Transportation and Transit

* Improve bus stops. In coordination with BRT implementation,
ensure that all bus stops have seating, shelter, route information
in appropriate languages and lighting for safety and comfort.

* Improve intersection safety and efficiency for vehicles, cy-
clists, and pedestrians. In addition to the signal and cross-
walk improvements that will be part of BRT implementation,
consider the installation of traffic signals and other pedestrian
improvements at International Boulevard and Munson Way. (See

Appendix A for more detail).
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COMMUNITY PRIORITIES

Priority Land Uses in San Antonio

The following are the priority uses that should be located in TOD

Catalyst Areas, or in other forms of development or rehabilitation,

in the San Antonio sub-area:

Affordable retail/commercial spaces
Aftordable housing

Mixed income, market rate housing

Family housing

Senior housing

Full-service bank or credit union

Small-scale supermarket

Library

Adult education or job-placement center

Community center

Priority Physical and Programmatic Improvements

The following are the physical improvements most desired by the

community:

Add resources to address prostitution
Add street lighting

Increase police presence

Prohibit new liquor stores

Farmers’ market

Plant t street trees

Improve trash collection and cleanup of illegal dumping
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TOD CATALYST AREAS

‘The TOD Catalyst Areas where financial and personnel resources
should be focused to encourage transit-oriented development and

catalyze positive change along the corridor are shown in Figure 5-2:

* Between 14th Avenue and 17th Avenue, including com-
mercial and industrial areas to the southwest of Interna-
tional Boulevard

* Between 21st Avenue and 24rd Avenue, including commer-
cial and industrial areas to the southwest of International
Boulevard

Chapter 6, Design Recommendations, contains additional design
and development guidance for the corridor in general and TOD
Catalyst Areas in particular, including guidance for particular types

of parcels.
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Figure 5-2: San Antonio TOD Catalyst Sites



EXISTING CONDITIONS

'The Fruitvale sub-area along International Boulevard is directly
southeast of the San Antonio sub-area, between 23rd and 51st

Avenues (see Figure 5-3). The Fruitvale neighborhood is a bustling

and popular area with a high percentage of Latino residents and

businesses, known for its street vendors, street fairs, shops, and the

beautiful St. Elizabeth Catholic Church. The neighboring Fruitvale
BART station, streetscape improvements along International Bou-
levard, and the recent addition of the Fruitvale Village Transit-Ori-

ented Development project near BART have increased the profile of
this unique community. The Unity Council is a strong community
development organization within the area, and heads the Fruitvale
Business Improvement District (BID) for the City of Oakland, the
sole BID along the corridor.

Existing Land Uses

The Fruitvale sub-area is endowed with a variety of land uses and
activities. Commercial uses, such as restaurants, retail and auto-
oriented businesses occupy 52 percent of the land in the sub-area.
Businesses catering to the predominant Latino community, such as
restaurants, retail, neighborhood street vendors, and taco trucks, are
very popular. The sub-area also has some institutional and commu-

nity services and mixed-use developments.

The neighborhoods in Fruitvale on either side of International Bou-
levard are also rich in community service organizations and public

institutions. There are a number of child care services and public

schools, including child care at the Fruitvale Village adjacent to the
BART station. There are also some industrial lots near the southeast
end of the sub-area, and a variety of residential areas on the north-

east side of International Boulevard.
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Form and Character

Although most buildings along the Fruitvale stretch of Interna-
tional Boulevard are one- and two-stories tall, a number of build-
ings are seven stories in height. Many of the buildings have been
minimally maintained but appear generally intact, while others have
been significantly altered or refaced. Interspersed with these original
structures are larger industrial facilities, most dating from the 1950s
or later. Also present are larger-scale residential buildings, ranging
from three- to seven- stories, some of which have been constructed

within the last few years.

Typically, buildings occupy the majority of the lot and are placed
near the street with parking and other storage uses occupying the
rear portion of the lot. In several cases, parking is placed in an adja-
cent lot or is shared along the frontage. This pattern is interrupted
with numerous vacant lots and underutilized lots that separate the

street from the buildings with large parking areas.

The International Boulevard right-of-way in this sub-area is gener-
ally 80 feet wide, widening to 100 feet as it continues south beyond
30th Avenue. Two 12-foot travel lanes in each direction and a
center turning lane are common, with curbside parking varying in
availability for either or both sides of the street. No bicycle lanes
are provided, and sidewalks are typically 10 to 15 feet wide.

General Plan Designations

The General Plan vision for Fruitvale is reminiscent of its history as
Oakland’s “second downtown” and presents a bustling commercial
corridor. There are a variety of commercial nodes where a varying
scale of commercial and mixed use development is allowed, from
'Regional Commercial’ just north of I-880 along Fruitvale Avenue
to the neighborhood centers at 24th Avenue and 34th Avenue. The
majority of the residential uses are on the north side of the corridor,
while industrial and commercial uses are primarily located on the

south side of the corridor.
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KEY ISSUES

During the Community Advisory Committee meetings and public
workshops, the following were identified as the most pressing issues

facing the Fruitvale area:

* Crime, including gangs, drug-dealing and loitering.
* Prostitution.

* Traffic congestion, especially around the Fruitvale commer-
cial district from approximately Fruitvale Avenue to 38th
Avenue.

* Lack of a full-service supermarket.
* Lack of diversity in commercial goods and services.

* Visual character, especially the lack of street trees, dilapidat-
ed buildings and unclean streets along International Boule-
vard on either side of the Fruitvale commercial district.

* Ethnic communities that are insular and operate amongst
themselves.

* Lack of living wage jobs and job training opportunities.

VISION

Building oft of existing successes — the thriving commercial corridor
on International Boulevard from approximately Fruitvale Avenue to
38th Avenue and the nationally-renowned Fruitvale Transit Village
— Fruitvale will once again become the “second downtown” of the
City of Oakland. It will become a major transit-oriented district
that capitalizes on its proximity to BART, the new BRT system and
major cross-transit access on High Street and Fruitvale Avenue. The
thriving commercial corridor will maintain its small-scale character
but be expanded and improved with a wider diversity of neighbor-
hood- and regional-serving uses that focus on a diversity of cultures
and ethnicities. The physical appearance of International Boulevard
will improve through increased private investments in renovated
commercial buildings and public investments in building facade and
streetscape improvements. New high-density mixed use develop-
ments with housing and/or offices above retail will be added to the
areas on either side of the commercial corridor, and a new regional
commercial center will be located near the intersection of High
Street and 42nd Avenue. Finally, Fruitvale will serve as a hub of
arts and cultural amenities with galleries, theaters, and artist spaces

located along the corridor.
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FRUITVALE RECOMMENDATIONS

'The following specific recommendations are proposed for the
Fruitvale sub-area. They are intended to be used in concert with
the concepts for the TOD Catalyst Areas presented below and in
Chapter 6.

Health, Safety and Wellness

* Expand the Fruitvale Farmers’ Market. Expand the existing
Fruitvale Farmers’ Market with a wider diversity of fruits and

vegetables and other healthy, fresh food.

* Limit fast food restaurants. The City should consider impos-
ing strict regulations on new fast-food establishments in order
to strongly discourage new fast-food restaurants from locating in
Fruitvale along International Boulevard.

* Fruitvale community safety planning. The Oakland Police
Department and other City agencies should continue to support,
and where necessary improve, community policing programs in
order to improve perceptions of, and actual, community safety.
Strategies may include increasing police presence in the Fruit-
vale sub-area with more foot, bicycle and patrol car presence;
strengthening the Neighborhood Watch and similar programs,
and providing neighborhood “guardians” that could help walk
people home at night from transit stops or other destinations.

* Add resources to address prostitution. Work with the Oakland
Police Department to add resources to address prostitution in
the neighborhood and to close known brothels. To assist in the
effort, the City should also create an ordinance to require one
night minimum stays in hotels and motels (with a prohibition
against the rental of rooms on an hourly basis). Additionally, the
City should work with community service groups and employ-
ment training programs to help sex workers to transition out of
the industry.

* Strongly discourage new liquor stores. New liquor stores
should be strongly discouraged in the Fruitvale area along Inter-
national Boulevard. The City should consider passing stringent
regulations for new liquor stores; for example, a requirement that
new alcoholic beverage sales establishments be located a certain
minimum distance of at least 1000 feet away from the bound-
ary of any school, public library, park or playground, recreation
center or licensed daycare facility. The City should also consider

5-20
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increasing enforcement action against problematic existing
liquor stores (e.g. those that have high rates of loitering or crime
incidents, or that illegally sell alcohol and cigarettes to minors).
Existing liquor stores should also be encouraged to expand their
healthy food options.

Create a safety ambassador and/or peace officer program. En-
courage the Oakland Police Department, other City agency, or a
community group to develop and implement a safety ambassador
and/or peace officer program. Safety ambassadors would patrol
the Sub area, especially the TOD Catalyst Areas, on foot and

on bicycles. They would act as extra eyes and ears for the police,
build relationships with local businesses, and act as a positive
presence in the community. Peace officer programs take the am-
bassador concept a step further. Officers can provide supplemen-
tal security, make arrests, and provide a more visible presence.

Land Use, Design, and Economic Development

* Maintain the vitality and economic viability of the exist-

ing commercial corridor. Take steps to preserve and enhance
the vitality and vibrancy of the commercial retail corridor on
International Boulevard. This area is widely known throughout
the Bay Area as a hub of Latino retail, arts and culture, and new
TOD development should enhance this identity.

Create a major retail node at High Street. Capitalize on the
intersection of High Street and International Boulevard as a
major retail and mixed-use center that includes a large-format
retail center. This area could include a variety of regional retail
businesses and a major supermarket for the area. Care should
be taken to balance the desire for retail with the potential of this
area as a major transit hub. Over time the auto-oriented design
and uses of the corridor should transform into higher density,
pedestrian environment.

Prioritize small, locally-owned businesses and selectively
allow some big-box uses. Maintain International Boulevard

as a street of many small, locally-owned businesses that serve
neighborhood needs. If big-box stores (large-format retail) want
to develop in the area, they should only be allowed to locate on
42nd Avenue and High Street. Big-box developments in this
area should design their stores to maintain a walkable streetscape
and offer delivery services to minimize the need for parking.
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* Continue and strengthen the Crime Prevention Through
Environmental Design (CPTED) review process. The City
Planning Department should continue to work with the Police
Department to strengthen CPTED review of proposed develop-
ment and property rehabilitation projects in order to maximize
the safety of the built environment along International Boule-

vard.

* Encourage arts and entertainment uses along the corridor.
Work with local arts and community groups to create affordable

and culturally diverse entertainment in the neighborhood, with
a new space to accommodate entertainment uses located in the
TOD Catalyst Area between 30th Avenue and Fruitvale Avenue.
While the space should cater to the entertainment preferences
of local residents, it should also attract and welcome people from

other neighborhoods.

* Capitalize on and support artist and eco-communities already
thriving in Fruitvale. Support existing Fruitvale artist and
environmental organizations, facilitate opportunities for collabo-
ration, and encourage the creation of additional live-work artist
spaces in addition to gallery spaces on International Boulevard.

* Encourage the development of mixed-income (affordable and
market-rate) housing. Encourage developers to capitalize on
Fruitvale’s rich culture, transit access, and proximity to down-
town by building mixed-income, market rate housing to serve
singles, couples, and families through all stages of life. Develop-
ments should include a variety of unit types, sizes, and amenities

to cater to different potential residents.

* Create senior housing. Work with the Oakland Housing
Authority, non-profit and for-profit housing developers to cre-
ate market rate and affordable housing that meets the physical,
medical, social, and cultural needs of older community members.

* Encourage neighborhood cafés and/or bakeries. Cafés often
serve as neighborhood hubs where people can meet, socialize, ex-
change ideas, build relationships, or just find some space to relax
away from their busy urban lifestyles. More of these uses should
be encouraged in the Fruitvale area in both new developments
and existing buildings. To do so, allow changes in development

standards to remove barriers to change.

* Expand opportunities for office uses. As development proceeds
in the future, collaborate with the business community to expand
opportunities for office uses, particularly within walking distance

to the BART station.

5-22 International Boulevard TOD Plan



Streetscape and Public Realm

* Plant street trees. Plant new street trees and landscaping, using
CPTED principles of low landscaping and high tree canopies
that allow street lighting to reach the sidewalks, along the cor-
ridor to create a consistent and attractive streetscape. The new
street trees should be low-maintenance and drought resistant.
Explore opportunities to increase the prevalence of street trees
on streets leading to International Boulevard to encourage
residents to walk to the area. The street trees should be priori-
tized for the TOD Catalyst Areas and the Fruitvale commercial
district.

* Remove billboards. Reduce the number of billboards along
International Boulevard, especially in areas with high pedestrian

volumes such as the core of the commercial district.

* Add public art and murals along the corridor. Add additional
public art, including murals, to the median and parks and plazas.

To the extent feasible, the public art should feature local artists.

* Regular street and sidewalk cleaning. A funding program
should be developed to conduct regular street and sidewalk
cleaning, particularly in the TOD Catalyst Area and in other
high-volume pedestrian areas. Activities should include pres-
sure cleaning sidewalks, street cleaning and regular pick-up of
public trash receptacles. Additional trash receptacles should also
be added along the corridor. Finally, this task should be a joint
effort with the public and the business community. Each busi-
ness should be responsible for cleaning the sidewalk in front of
its building or storefront on a regular basis and the community
should organize regular cleanup events to keep International

Boulevard clean and free of trash.

* Focus facade improvement programs. Existing facade im-
provement programs should be focused in the Fruitvale commer-
cial district. As part of this effort, the buildings should be im-
proved to add transparency to the ground floor uses to improve

the pedestrian-oriented character of the street.
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Transportation and Transit

* Improve the pedestrian environment on High Street. Study

and implement appropriate signage and road and off-ramp
configuration changes to make High Street safer and more invit-
ing for pedestrians and transit-oriented development. Consider
changes that would redirect I-880 traffic away from High Street
and onto 42nd Avenue. (See Appendix A for more specific

implementation strategies).

* Explore the creation of a shared parking lot. The planned Phase
IT of the Fruitvale Transit Village will result in the loss of surface

automobile parking. To offset this impact, consider working with
area businesses to create a shared parking lot off of International

Boulevard’s main commercial area.

* Add bicycle parking. Consistent with the bicycle parking
regulations in the City’s Zoning Code, provide bicycle parking
facilities such as secure indoor parking spaces for residents and
workers and secure, covered visitor bicycle parking for all new
buildings. Increase bicycle parking in front of businesses and at
all BRT stations and assist local schools in installing secure and

covered bicycle parking.

* Improve bicycle facilities. Prioritize the implementation of the
Oakland Bicycle Master Plan in the Fruitvale area. In addition
to the on-street bicycle facilities, the improvements should in-
clude placing street signage and bicycle route maps at the BART

stations.

* Improve intersection safety and efficiency for vehicles, cy-
clists, and pedestrians. In addition to the signal and crosswalk
improvements that are part of the BRT plan, consider the instal-
lation of trafhc signals and other pedestrian improvements along
International Boulevard at 25th, 30th, 41st, 26th, 45th, and 37th
Avenues. (See Appendix A for more detail).

* Add additional curbside parking. As part of new development
projects, provide additional on-street curbside parking where
teasible through the creation of parking bays on the north side of
International Boulevard between 42nd Avenue and High Street
and on the south side of International Boulevard west of Miller
Avenue, between 29th and 30th Avenues, west of Fruitvale Av-
enue, and east of High Street. (See Appendix A for more detail).

* Improve access to the shoreline and estuary. Significant rede-
velopment and public improvement efforts have occurred over
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the past several years in the area west if I-880. To capitalize on
these efforts, access should be improved with enhanced bicycle
and pedestrian facilities from International Boulevard to these
areas. One primary street that could undergo improvements

is Fruitvale Avenue. Making these improvements will enable
residents in neighborhoods adjoining International Boulevard to
access the shoreline and also bring the new residents living west

of I-880 to International Boulevard businesses.

Community Facilities and Services

* Incorporate public parks, open space, and plazas in new
public and private development projects. Find creative ways
to increase the amount of parkland, open spaces and plazas in
the Fruitvale sub-area with an emphasis on small plazas along
International Boulevard. The design and improvement of parks
should employ CPTED principles.

* Support existing public and non-profit community centers.
Fruitvale community members expressed a strong desire for a
community center that serves recreational as well as educational
purposes for community members of all ages. The Unity Council
is in the process of creating such a center through the planned
renovation of the historic Fruitvale Masonic Temple at Interna-
tional Boulevard and 34th Avenue. The City should encourage
these types of ventures and explore opportunities to establish

other similar centers and programs.
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COMMUNITY PRIORITIES

Priority Land Uses for Fruitvale
The following are the priority uses that should be located in TOD

Catalyst Areas, or in other forms of development or rehabilitation,

in the Fruitvale sub-area:

* Entertainment uses

* Art galleries and cultural spaces

* Adult education and/or job-placement center
* Affordable housing

* Senior housing

* Cafes and bakeries

* Youth center

+ Community center

* Live/work buildings

* Business incubator

Priority Physical and Programmatic Improvements

¢ 'The following are the physical improvements most desired by
the community:

* Take steps to address prostitution

* Increase the police presence in Fruitvale
* Expand the Fruitvale Farmers’ Market

* Limit fast food restaurants

* Add public art along the corridor

* Plant street trees

1.0.D CATALYST AREAS

'The TOD Catalyst Areas where financial and personnel resources
should be focused to create transit-oriented development and cata-

lyze positive change along the corridor are shown on Figure 5-4:
* Between 30th Avenue and Fruitvale Avenue
* Between 41st Avenue and 44th Avenue

Chapter 6, Design Recommendations, contains additional design
and development guidance for the corridor in general and TOD
Catalyst Areas in particular, including guidance for particular types

of parcels.
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Havenscourt-Lockwood

EXISTING CONDITIONS

The Havenscourt-Lockwood sub-area is located between 51st
Avenue and 69th Avenue, southeast of the Fruitvale Sub-area (see
Figure 5-5).

Existing Land Uses

Havenscourt-Lockwood is home to both old historic commercial
buildings and new affordable housing developments. The neighbor-
hood has some underutilized parcels waiting for an opportunity

to become community assets. It also has a valuable space for active
recreation known as the Rainbow Recreation Center. This com-
munity is also struggling with gang activity. Existing land uses in
the Havenscourt-Lockwood sub-area are predominantly industrial
and light-industrial, occupying just over 40 percent of the land in
the sub-area. Commercial and institutional uses are also prominent.
Many of the commercial uses in Havenscourt-Lockwood are con-
venience retail, resulting in a high proportion of convenience stores

and fast food establishments.

The areas surrounding the Havenscourt-Lockwood sub-area are
residential, which includes some affordable housing, and industrial.
Most of the residential is single-family housing, but there is also

some multi-family housing present.

Form and Character

The buildings along the Havenscourt-Lockwood segment of the

corridor are typically one and two stories in height, but there are
also several three-story buildings. There is dominant pattern of
underutilization along this segment, with numerous large, vacant

parcels. Many buildings have been minimally maintained and others

have been significantly altered or refaced with poor frontage consid-
eration. Industrial facilities are also present, albeit in small numbers.
Single- and multi-family homes are more dominant along this

stretch, but are interspersed between empty or underutilized lots

and poorly maintained services. Since this area includes a significant
residential building pattern, many of the buildings are typically situ-
ated in the front center of the lot, surrounded either by parking or

storage space.
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The International Boulevard right-of-way in this sub-area is typi-
cally 100 feet wide with 12-foot travel lanes in each direction and a
center turning lane. Curbside parking is common on both sides of
the street, although there are restricted sections. No bicycle lanes

are provided, and sidewalks are typically 10 to 15 feet wide.

General Plan Designations

The Oakland General Plan envisions the Havenscourt-Lockwood
sub-area as primarily a residential area with a predominant neigh-
borhood center along 57th Avenue. This neighborhood center
encompasses the site of the historic former Safeway Building and
includes land that is currently utilized for industrial purposes and
land that is vacant. More intense commercial and mixed use devel-
opment is allowed within this center. Most of the land surrounding
the sub-area is designated as residential, with some institutional

educational uses.

KEY ISSUES

During the Community Advisory Committee meetings and public
workshops, the following were identified as the most pressing issues

facing the Havenscourt-Lockwood sub-area:

* Crime, including gang violence and prostitution.

* Blight from vacant buildings, abandoned lots, and buildings
that need maintenance and upkeep.

* Lack of community services.

* Unattractive street character with a wide roadway, narrow side-
walks and a lack of street trees.

* Negative impacts of industrial uses on nearby residential uses,
including truck traffic and air pollution.

* Concentration of liquor stores.

* Lack of basic retail services such as grocery stores, restaurants,
or pharmacies.

* Concentration of auto-related businesses.

* Lack of a bank or financial institution.
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VISION

Over time, the Havenscourt-Lockwood sub-area will be trans-
formed into a beautiful, pedestrian-oriented corridor with a di-
versity of uses. The focal point of activity will be around the TOD
Catalyst Area between 51st and 57th Avenues. The TOD Catalyst
Area will include significant new mixed use development along
International Boulevard with neighborhood-serving retail uses on
the ground floor and a variety of housing types and aftordability
levels on the upper floors. The large industrial area west of Interna-
tional Boulevard and around approximately 55th Avenue, will also
be transformed into high-intensity arts and job center with studios,
galleries and a greater intensity of jobs for community members in
the industrial buildings. The center of the new arts community will
either be on an “arts walk” along 57th Avenue in renovated indus-
trial buildings or in the renovated Safeway building at the corner of
International Boulevard and 57th Avenue. International Boulevard
on either side of this TOD Catalyst Area will undergo streetscape
improvements and new uses will be added over time. The new uses
will be a mixture of residential buildings, mixed use buildings and

single-story commercial buildings.

HAVENSCOURT-LOCKWOOD RECOMMEN-
DATIONS

The following sub-area-specific recommendations are proposed.
They are intended to be used in concert with the concepts for the

TOD Catalyst Area presented below and in Chapter 6.

Health, Wellness and Safety

* Increase police presence. Work with the Oakland Police
Department to increase police presence in the Havenscourt-
Lockwood area with more foot, bicycle and patrol car presence.
The community should continue to work jointly with the police
department to take responsibility for public safety through
Neighborhood Watch and other programs that involve the
public. In addition, explore opening a police sub-station in the

Havenscourt-Lockwood sub-area.
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* Create a safety ambassador and/or peace officer program. En-
courage the Oakland Police Department, other City agency, or
a community group to develop and implement a safety ambas-
sador and/or peace officer program. Safety ambassadors would
patrol the Sub area, especially the TOD Catalyst Area between
51st and 57th Avenue, on foot and on bicycles. They would act
as extra eyes and ears for the police, build relationships with
local businesses, and act as a positive presence in the commu-
nity. Peace officer programs take the ambassador concept a step
turther. Officers can provide supplemental security, make arrests,

and provide a more visible presence.

* Add resources to address prostitution. Work with the Oakland
Police Department to add resources to address prostitution in
the neighborhood and to close known brothels. To assist in the
effort, the City should also create an ordinance to require one
night minimum stays in hotels and motels (with a prohibition
against the rental of rooms on an hourly basis). Additionally, the
City should work with community service groups and employ-
ment training programs to help sex-workers to transition out of

the industry.

* Strongly discourage new liquor stores. New liquor stores
should be strongly discouraged in the Havenscourt-Lockwood
area along International Boulevard. The City should consider
passing stringent regulations for new liquor stores; for example,
a requirement that new alcoholic beverage sales establishments
be located a certain minimum distance of at least 1000 feet
away from the boundary of any school, public library, park or
playground, recreation center or licensed daycare facility. The
City should also consider increasing enforcement action against
problematic existing liquor stores (e.g. those that have high
rates of loitering or crime incidents, or that illegally sell alcohol
and cigarettes to minors). Existing liquor stores should also be
encouraged to expand their healthy food options.

* Addlow-cost medical clinics. Seek opportunities to introduce
new medical clinics in the Havenscourt-Lockwood sub-area.
The medical clinics should focus on providing services to resi-
dents who do not have health insurance.
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Land Use, Design, and Economic Development

Locate a bank in the neighborhood. Encourage a full-service
bank and/or other financial institution such as a credit union to

locate in the Havenscourt-Lockwood area.

Locate a supermarket in area. Locate at least one supermarket
in the Havenscourt-Lockwood Sub-area along International
Boulevard. The primary potential location is n the northeast side
of International Boulevard near 55th Avenue.

Encourage the development of mixed-income (market rate and
affordable) housing. Encourage developers to build mixed-in-
come, market rate housing to serve singles, couples, and families
through all stages of life. Developments should include a variety
of unit types, sizes, and amenities to cater to different potential

residents.

Create senior housing. Work with the Oakland Housing
Authority and non-profit housing developers to create afford-
able housing that meets the physical, medical, social and cultural

needs of older community members.

Continue and strengthen the Crime Prevention Through
Environmental Design (CPTED) review process. The City
Planning Department should continue to work with the Police
Department to strengthen CPTED review of proposed develop-
ment and property rehabilitation projects in order to maximize
the safety of the built environment along International Boule-
vard.

Create more jobs in the Havenscourt-Lockwood Area. Take
steps to revitalize the large industrial area between 54th and
58th Avenues with higher-intensity job-producing uses and
with uses that provide living wage employment for residents of
neighborhoods in East Oakland. Recognizing the value of this
area as an historic Area of Primary Importance under the City’s
Oakland Cultural Heritage Survey, rehabilitation and adaptive
re-use should be prioritized. A Specific Plan or master plan is
recommended for this area to explore potential development op-

portunities in more detail.

Re-purpose the historic Safeway building. Pursue new
community-serving uses, including an artist community, in the

former Safeway building on International Boulevard and 57th
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Avenue. As a designated City of Oakland Landmark, the building
should be preserved and should be re-purposed with new uses that
provide jobs and other benefits for the community. Re-purposing
this building could serve as the cornerstone of the redevelopment
efforts in Havenscourt-Lockwood.

* Create an “Arts Walk” on 57th and 58th Avenues or in the reno-
vated Safeway Building. Capitalize on the existing concentra-
tion of arts studios and related uses along and near 57th and 58th
Avenues southwest of International Boulevard to create an “Arts
Walk” with studios, galleries, and fabrication of arts and related
products along 57th and 58th Avenues and/ or in the renovated
Safeway building.

Streetscape and Public Realm

* Add street lighting. Install energy efficient, pedestrian-scale street
lighting in line with the neighborhood’s aesthetic preferences
and in coordination with the improvements for the proposed Bus
Rapid Transit. Lighting fixtures could also support hanging flower
baskets and/or community bulletin boards/information kiosks.
CPTED principles should be employed.

* Plant street trees. Plant new street trees, using CPTED prin-
ciples with high tree canopies, allowing street lighting to reach the
sidewalks, along to corridor to create a consistent and attractive
streetscape. The new street trees should be low-maintenance and
drought resistant. Explore opportunities to increase the prevalence
of street trees on streets leading to International Boulevard to en-
courage residents to walk to the area.

* Focus facade improvement program efforts. Facade improvement
funds should be targeted to buildings in and near the TOD Cata-
lyst Area between 51st and 57th Avenue that enhance the creation
of a transit- and pedestrian-oriented area. The funds should be
used to provide new life to old buildings in order to attract uses
that benefit the community. The funds should also focus solely on
buildings that contribute to a pedestrian-oriented environment
along International Boulevard.

* Regular street and sidewalk cleaning. A funding program should
be developed to conduct regular street and sidewalk cleaning,
particularly in the TOD Catalyst Area and in other high-volume
pedestrian areas. Activities should include pressure cleaning side-
walks, street cleaning and regular pick-up of public trash recep-
tacles. Additional trash receptacles should also be added along the
corridor. Finally, this task should be a joint effort with the public
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and the business community. Each business should be responsible
for cleaning the sidewalk in front of its building or storefront on a
regular basis and the community should organize regular cleanup

events to keep International Boulevard clean and free of trash.

Transportation and Transit

Chapter 5 - Sub-Area Plans

Add new and improve existing pedestrian crossings. At pres-
ent, there are limited opportunities for pedestrians to safely cross
International Boulevard. As part of the TOD Plan, new pedestrian
crossings, including crosswalks and traffic signals, should be added
at key locations to provide increased opportunities for pedestrians
to cross International Boulevard.

Improve pedestrian routes to schools. Prioritize creating safe
routes for local children to access Lockwood and Whittier schools.
Pedestrian safety improvements include signalized crosswalks
around schools, traffic calming, and education programs. In re-
sponse to this need, create Safe Routes to Schools programs for
these schools and actively seek State and federal funding to create
physical improvements around these schools.

Improve bus stops. As part of the BRT plan, ensure that all bus
stops have adequate lighting, seating, shelters, route information in
appropriate languages and lighting for safety and comfort. Focus
facade improvement efforts on businesses right at bus stops to cre-
ate a safe and pleasant first impression of the neighborhood when
people exit the bus.

Improve intersection safety and efficiency for vehicles, cyclists,
and pedestrians. In addition to the signal and crosswalk improve-
ments that are part of BRT implementation, consider the instal-
lation of trafhic signals and other pedestrian improvements along
International Boulevard at 64th, 67th, 56th, 65th, 58th, and 61st
Avenues. (See Appendix A for more detail).

Add additional curbside parking. As part of new development
projects, provide additional on-street curbside parking where
feasible through the creation of parking bays on the south side

of International Boulevard east of 58th Avenue and on the north
side of International Boulevard east of 54th Avenue, east of 57th
Avenue, east of 62nd Avenue, and east of Havenscourt Boulevard.
(See Appendix A for more detail).
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Community Facilities and Services

* Create an adult education center or workforce development
center. As part of a new development project in a TOD Cata-
lyst Area or an in existing building, create a space that can be
used as an adult education center and/or workforce development
center. Work with local higher education institutions to offer
adult education, professional development, skill building, and

GED courses in the area.

* Create a youth/recreation center in the neighborhood. As part
of a new development project in the TOD Catalyst Area or in
an existing building, create a youth center in the Havenscourt-
Lockwood sub-area along International Boulevard. Involve
youth in the planning process of the center and possibly share a
space with a teen health clinic. The youth center could provide a
variety of programs including:

*  Homework help

*  Recreation programs

¢ Cultural programs

*  Youth employment program

+ Teen health clinic in partnership with a nearby hospital or health
clinic (such as Highland Hospital)

*  Vocational / skill-building programs

* Formalized community planning ambassadors. As the Inter-
national Boulevard plan moves forward, the City should create a
formalized mechanism to educate community leaders about the

planning process in general as well as specific project proposals.

* Improve trash collection and cleanup of illegal dumping.
Take the necessary steps to remove trash from the Havenscourt-
Lockwood sub-area, in coordination with the local non-profit
program Keep Oakland Beautiful. Activities include educating
residents about the ways to report illegal dumping, offering regu-
lar free bulky- and hazardous-item drop off events, and organiz-

ing neighborhood clean-up events.

* Community gardens. Outside of the International Boulevard
corridor, work with property owners of vacant land to offer the
property free of charge or at reduced rents for the use of com-
munity garden plots. Work with schools and other community

groups to manage the gardens.
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COMMUNITY PRIORITIES

Priority Land Uses for Havenscourt-Lockwood

The following are the priority uses that should be located in the
TOD Catalyst Area, or in other forms of development or rehabilita-

tion, in the Havenscourt-Lockwood sub-area:

* Supermarket

* Adult education or job-placement center

* Uses that provide living-wage employment
* Bank

* Art galleries and cultural spaces

* Senior housing

* Mixed-Income (market rate and affordable) housing for fami-
lies

* Youth/recreation center

Priority Physical and Programmatic Improvements

'The following are the physical improvements most desired by the

community:

* Limit liquor stores
¢ Add resources to address prostitution
* Add street lighting

* Fagade improvement programs

TOD CATALYST AREAS

The TOD Catalyst Area where financial and personnel resources
should be focused to create transit-oriented development and cata-

lyze positive change along the corridor is shown on Figure 5-6:

* Between 51st Avenue and 57th Avenue, including the large
industrial parcels to the southwest of International Boulevard

Chapter 6, Design Recommendations, contains additional design
and development guidance for the corridor in general and TOD
Catalyst Areas in particular, including guidance for particular

types of parcels.
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Hegenberger

EXISTING CONDITIONS

Existing Land Uses

‘The Hegenberger sub-area lies along International Boulevard from
69th to 86th Avenues (see Figure 5-7), directly southeast of the
Havenscourt-Lockwood sub-area. Hegenberger Road — which turns
into 73rd Avenue at International Boulevard — bisects International
Boulevard and is a significant arterial intersection in Oakland. The
intersection of Hegenberger Road and International Boulevard is
the natural access point from International Boulevard to the Coli-
seum BART station and neighboring Amtrak Capitol Corridor train

station, some 0.6 miles away. Hegenberger Road terminates at the

Oakland International Airport, approximately 4.4 miles from Inter-

national Boulevard.

Existing land uses within the Hegenberger sub-area are primarily
commercial, occupying 42.9 percent of the sub-area. Institutional
uses are the next common at 21.0 percent, including churches and
community organizations. A significant amount of land (12.7 per-
cent) within the sub-area is vacant. The area surrounding the corridor
is primarily single-family and multi-family residential, but is also

home to a small number of educational institutions.

Form and Character

The buildings along this segment of corridor range from one to five
stories, with one- and two- story buildings being the most com-

mon. Like other parts of the International Boulevard corridor,

|

many of the buildings in the Hegenberger sub-area have also been
minimally maintained but appear generally intact, while others have
been significantly altered or refaced. Interspersed with these original
structures are larger retail buildings, most dating from the 1950s or
later. Larger-scale residential buildings, standing up to five stories

tall, are also present, some of which were constructed within the last

tew years. Most parcels are developed with the buildings adjacent
to the street and parking and storage located behind the buildings.
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However, the high number of vacant parcels breaks up this pattern

throughout the Sub-area.

The International Boulevard right-of-way in this sub-area is
generally 100 feet wide, widening to 110 feet as it continues south
beyond 83rd Avenue. Two 11-foot travel lanes in each direction and
a center turning lane are common until 81st Avenue, at which point
a tree-lined median begins. Curbside parking is typically available
on both sides of the street, with certain restricted areas. No bicycle

lanes are provided, and sidewalks are typically 10 to 16 feet wide.

General Plan Designations
The Oakland General Plan calls for the Hegenberger sub-area to

become a series of commercial nodes linked with residential uses,
with one community commercial node at the intersection with
Hegenberger Road and one neighborhood center commercial node
near 83rd Avenue, where more intense commercial and mixed

use buildings are allowed. The rest of the Hegenberger sub-area

is designated in the Oakland General Plan as Urban Residential,
which allows multi-family residential buildings. The neighborhoods
surrounding the Hegenberger sub-area are primarily designated

for detached unit residential and some mixed housing types to the
northeast, and industrial, commercial, and some residential to the

southwest.

KEY ISSUES

During the Community Advisory Committee meetings and public
workshops, the following were identified as the most pressing issues

facing the Hegenberger sub-area:

* Crime, including gang violence and drug dealing, particularly
south of 83rd Avenue.

* Prostitution.

* Pedestrian safety issues, including unsafe crossings of Interna-
tional Boulevard.

* Blight from vacant buildings, abandoned lots, and buildings that
need maintenance and upkeep.

* Lack of community services.

* Lack of jobs and job training opportunities for residents.
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* Unattractive street character with a wide roadway, narrow side-
walks, a lack of street trees and poor street lighting.

* Concentrations of liquor stores.

* Lack of basic retail services such as grocery stores, restaurants, or
pharmacies.

* Lack of a bank or financial institution.

VISION

'The Hegenberger sub-area will continue to evolve as a family-
oriented corridor containing a variety of social services and will be
supported by neighborhood-serving retail. In addition to an attrac-
tive streetscape, there will be three major components to the vision
for this sub-area. The first is to expand the social services presently
in place along the corridor (from approximately 81st Avenue to
90th Avenue). In addition to being a TOD Catalyst Area, this
stretch of International Boulevard will become the one-stop loca-
tion for social services for the East Oakland community. Second,
there will be a major TOD Catalyst Area at the intersection of
International Boulevard and Hegenberger/73rd Avenue. This will
include larger mixed use development projects with a range of hous-
ing options and significant ground floor retail that could include
restaurants, a grocery store, and retail and services. Finally, the sub-
area will also include a range of smaller scale, pedestrian-oriented
retail, particularly within the TOD Catalyst Areas.

HEGENBERGER RECOMMENDATIONS

The following sub-area-specific recommendations are proposed.
They are intended to be used in concert with the concepts for the
TOD Catalyst Areas presented below and in Chapter 6.

Health, Safety and Wellness

* Add resources to address prostitution. Work with the Oakland
Police Department to add resources to address prostitution in
the neighborhood and to close known brothels. To assist in the
effort, the City should also create an ordinance to require one
night minimum stays in hotels and motels (with a prohibition
against the rental of rooms on an hourly basis). Additionally,
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work with community service groups and employment training
programs to help sex workers transition out of the industry.

Increase police presence. Work with the Oakland Police De-
partment to increase police presence in the Hegenberger sub-ar-
ea with more foot, bicycle and patrol car presence. The commu-
nity should continue to work jointly with the police department
to take responsibility for public safety through Neighborhood
Watch and other programs that involve the public.

Create a safety ambassador and/or peace officer program. En-
courage the Oakland Police Department, other City agency, or a
community group to develop and implement a safety ambassador
and/or peace officer program. Safety ambassadors would patrol
the Sub area, especially the TOD Catalyst Areas, on foot and

on bicycles. They would act as extra eyes and ears for the police,
build relationships with local businesses, and act as a positive
presence in the community. Peace officer programs take the am-
bassador concept a step further. Officers can provide supplemen-
tal security, make arrests, and provide a more visible presence.

Land Use, Design, and Economic Development

* Locate a grocery store in the Hegenberger sub-area. Strive

to locate at least one healthy and affordable grocery store in the
Hegenberger sub-area along International Boulevard. The pri-
mary potential location is on the ground floor of new mixed use
developments in the TOD Catalyst Area at the intersection of
International Boulevard and Hegenberger/73rd Avenue.

Create a diversity of retail stores and services on International
Boulevard. As the International Boulevard corridor redevelops
over time, ensure that the retail space provides a diversity of
retail and services for area residents. Priorities include healthy
food stores, cafes, and neighborhood services such as dry clean-
ing, insurance brokers and other similar services. While the
exact mix is difficult to predict or require, the overall objective
should be a neighborhood-oriented retail and service corridor
that provides many of the basic goods and services for residents
of nearby neighborhoods.

Locate a bank in the Hegenberger sub-area. Encourage a full-
service bank or other financial institution such as a credit union
to locate in the Hegenberger sub-area.

Continue and strengthen the Crime Prevention Through
Environmental Design (CPTED) review process. The City
Planning Department should continue to work with the Police
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Department to strengthen CPTED review of proposed develop-
ment and property rehabilitation projects in order to maximize
the safety of the built environment along International Boule-
vard.

Encourage night-time activities and entertainment uses along
the corridor. Encourage the location of arts and entertainment
venues along the corridor to keep it activated during the day
and night. Uses could include music venues, a movie theater,
performance spaces, dancing, or late night cafes and restaurants.
All-ages venues are especially encouraged to provide youth with

safe, fun night time activities.

Locate healthy, complementary businesses next to social
services organizations. Encourage the location of health-pro-
moting businesses that support the work of strong social services
organizations in the area. Complementary businesses could
include healthy food stores, a pharmacy, a gym or other fitness
center, child care, and mental health or medical offices, among
others. Liquor stores, fast-food restaurants, and other unhealthy
food outlets should be discouraged.

Create a diversity of affordable commercial spaces. In addition
to affordable rental retail spaces, the City should encourage de-
velopers to create and sell a variety of flexible commercial spaces
that can accommodate a wide range of non-retail uses, such as

offices, personal and consumer services, etc.

Streetscape and Public Realm

* Celebrate the area’s history. Install signage along the sidewalk

of International Boulevard that highlights the area’s history.
Have community representatives work with the City to decide

upon content and design.

Regular street and sidewalk cleaning. A funding program
should be developed to conduct regular street and side-

walk cleaning, particularly in the TOD Catalyst Area at
Hegenberger/73rd Ave, in the TOD Catalyst Area between 81st
and 87th, and in other high-volume pedestrian areas. Activi-
ties should include pressure cleaning sidewalks, street cleaning
and regular pick-up of public trash receptacles. Additional trash
receptacles should also be added along the corridor. This task
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should be a joint effort with the public and the business com-
munity. Each business should be responsible for cleaning the
sidewalk in front of its building or storefront on a regular basis,
and the community should organize regular cleanup events to
keep International Boulevard clean and free of trash.

* Focus facade improvement program efforts. The Hegenberger
sub-area has a large number of existing buildings that could be
renovated to improve the existing character of the street. Rede-
velopment funds for Hegenberger should focus on improving
the fagades of existing buildings that contribute to a pedestrian-
oriented main street character. As part of this effort, the City
and Redevelopment Agency should develop clear design recom-
mendations for new and existing buildings.

* Implement grafhiti abatement programs. Work with Oakland
Department of Public Works, Office of Parks and Recreation
and the Community Economic Development Agency to improve
graffiti abatement on private and public property. Coordinate
neighborhood businesses and residents to purchase anti-graffiti
paint and coating in bulk. Large blank walls should be discour-
aged in new development, and/or landscaping with trellises may
provide a barrier to deter graffiti.

Transportation and Transit

* Revise truck routes and update signage. Update Oakland’s of-
ficial truck routes so industrial vehicles are limited to using 73rd
Avenue, 98th Avenue, and San Leandro Street. To ensure com-
pliance, post signage and notify trucking companies, the Port of
Oakland, and other industries that employ truckers.

* Add new and improve existing pedestrian crossings. At pres-
ent, there are limited opportunities for pedestrians to safely cross
International Boulevard in Hegenberger. As part of the TOD
Plan and in conjunction with the BRT, new pedestrian crossings,
including crosswalks and traffic signals, should be added at key
locations to provide increased opportunities for pedestrians to
cross International Boulevard. The improvements should ensure
that all crossing are safe for pedestrians off all abilities (wheel-
chairs, strollers, elderly, physically disabled, etc.).

* Improve sidewalk and crosswalk conditions at the intersection
of International Boulevard and 73rd Avenue/Hegenberger
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Road. To improve the pedestrian environment at this TOD
Catalyst Area, improve sidewalk and crossing conditions. Add
new and widen existing pedestrian refuges to at least six feet in
width and add thumbnail median extensions. Add sidewalks on
Hegenberger Road and widen sidewalks on 73rd Avenue and
International Boulevard so pedestrians can safely walk in the
area. Further study the feasibility of providing corner bulb-out
sidewalk extensions at this intersection. (See Appendix A for

more detail).

Widen International Boulevard sidewalks. Require future
development project to dedicate and/or provide easements to
widen International Boulevard sidewalks. Install trees and furni-
ture in the curb zone, outside of the path of pedestrian travel, to

serve as buffering elements from trafhc.

Provide sidewalks on Hegenberger Road. Currently, both sides
of Hegenberger Road have shoulders, but no sidewalks. The City
and Caltrans should provide sidewalks at International Boule-
vard and extend them south to the Coliseum/Oakland Airport
BART and Amtrak stations, which are only about a half-mile
from the Hegenberger sub-area.

Consider the relocation and amenities of area bus stops. As
part of the implementation of BRT, ensure that all bus stops
have seating, shelters, route information in appropriate languages
and lighting for safety and comfort. Encourage bulb-out side-
walk extensions at bus stops to improve pedestrian conditions.
Consider relocating certain bus stops to improve pedestrian
safety and transit efficiency. Specifically, consider relocating the
southbound AC Transit Line 73 bus stop on Hegenberger to the
intersection’s far side, and providing bulb-out sidewalk exten-
sions for both the north- and southbound Line 73 stops.

Create safe connections between the BART and Amtrak Sta-
tions. Create safe pedestrian, bicycle, and transit connections
between the Coliseum BART and nearby Amtrak Stations.
Amenities could include multi-modal route signage, estimated
travel time to the other station by mode, and time tables of
trains at the other station, in addition to physical improvements
between the stations.

Improve intersection safety and efficiency for vehicles, cy-
clists, and pedestrians. In addition to the signal and crosswalk
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improvements that are part of implementing BRT, consider the
installation of traffic signals and other pedestrian improvements
along International Boulevard at 84th, 71st, 75th, and 80th Av-
enues. (See Appendix A for more detail).

* Add additional curbside parking. As part of new development
projects, provide additional on-street curbside parking through
the creation of parking bays on the north side of International
Boulevard west of 73rd Avenue. (See Appendix A for more
detail).

Community Facilities and Services

* Expand public parks, open space, and plazas. Increase the
amount of parkland, open spaces and plazas in the Hegenberger
sub-area with an emphasis on small plazas along International
Boulevard. Additionally, explore opportunities for new ac-
tive recreation centers off of International Boulevard but close

enough for area residents to use.

* Add recreation center. Explore opportunities for a public or
private recreation center and/or gymnasium that can be available
for area residents.

* Create an adult education and workforce development cen-
ter. As part of a new development project in a TOD Catalyst
Area or an existing building, create a space that can be used as
an adult education center and/or workforce development center.
Work with local higher education institutions to offer adult
education, English as a Second Language (ESL) classes, profes-
sional development, skill building, and GED courses in the area.
Work with new and existing businesses to incentivize hiring
local residents.

* Create a senior center. Create a public or private non-profit
senior center that is in one of Hegenberger’s two TOD Catalyst
Areas. Work with local seniors to plan the facilities and pro-
grams. Possible center offerings could include culturally appro-
priate health services/programs, warm communal meals, volun-
teer opportunities for seniors, cultural activities, transportation,
and exercise classes, among other things.

* Construct a public plaza. Create a public plaza that can be a
safe and beautiful gathering place for community members. The
plaza could contain a water feature, trees/landscaping, a small
performance area or stage, and/or functional public art that could
double as play structures, seating, bicycle parking, etc. If possible,
the plaza should contain public restrooms and a drinking foun-
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tain. Food and other vendors should be allowed to insure there
are always people present for improved safety. Ideally one public
plaza should be located in each of the two TOD Catalyst Areas.

Augment the services currently provided by existing youth-
oriented centers. As part of a new development project in a
TOD Catalyst Area or in an existing building, develop pro-
grammatic linkages with existing service provides by creating

a satellite youth center or other similar facility in the Hegen-
berger area along International Boulevard. Involve youth in the
planning process of the center and possibly share a space with a
teen health clinic. The youth center could provide a variety of

programs including:

* Homework help

*  Recreation programs

¢ Cultural programs

*  Youth employment program

¢ Teen health clinic in partnership with a nearby hospital or health
clinic (such as Highland Hospital)

Build a community center. As part of a new development
project in a TOD Catalyst Area or in an existing building, create
a space that can be used as a community center. Programs at the
community center should be targeted to the specific needs of
Hegenberger residents and should include services and programs
for all ages.

Community gardens. Outside of the International Boulevard
corridor, develop incentives for property owners of vacant land to
offer the property free of charge or at reduced rents for the use
of community garden plots. Partner with the Alameda County
Public Health Department and other regulatory bodies to test
the soil’s safety and replace top soil with clean organic soil to the
extent required. Work with schools and other community groups

to manage the gardens.

Improve trash collection and stop illegal dumping. Take the
necessary steps to remove trash from the Hegenberger area, in
coordination with Keep Oakland Beautiful. Activities include
educating residents about the ways to report illegal dumping, of-
tering regular free bulky and hazardous item drop off events, and

organizing neighborhood clean-up events.
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COMMUNITY PRIORITIES

Priority Land Uses for Hegenberger
The following are the priority uses that should be located in TOD

Catalyst Areas, or in other forms of development or rehabilitation,

in the Hegenberger sub-area:

* Grocery store

* Bank or other financial institution such as a credit union
* Neighborhood-serving retail and services

* Senior center

+ Community center

* Youth center

* Childcare Center

Priority Physical and Programmatic Improvements

'The following are the physical improvements most desired by the

community:

* Add parks and open spaces

* Add a recreation center/gymnasium

* Add resources to address prostitution

* Increase police presence

* Improve pedestrian crossings along International Boulevard
* Conduct regular street and sidewalk cleaning

* Undertake additional fagade improvement programs

* Implement graffiti abatement programs

TOD CATALYST AREAS

The TOD Catalyst Areas where financial and personnel resources
should be focused to create positive change along the corridor are

shown on Figure 5-8:

¢ At the intersection of International Boulevard and
Hegenberger/73rd Avenue

¢ Between 81st Avenue and 87th Avenue

Chapter 6, Design Recommendations, contains additional design
and development guidance for the corridor in general and TOD
Catalyst Areas in particular, including guidance for particular types

of parcels.
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EXISTING CONDITIONS

Existing Land Uses

The Elmhurst sub-area along International Boulevard begins at
86th Avenue and ends at Durant Avenue (see Figure 5-9). Elm-
hurst is home to the Elmhurst branch of the Oakland Public Li-
brary and a number of churches that provide social and community
services. Several churches and other institutions are active social
forces in the Elmhurst community, and have helped make possible
the streetscape improvements and attractive landscaping along

International Boulevard and Elmhurst’s retail areas.

Retail commercial is the most common use in the Elmhurst sub-

area. In fact, Elmhurst is home to Durant Marketplace, a collection
of over 70 discount stores, selling clothes, jewelry, electronics, home
goods, and other items. There are also a number of churches and

community organizations in this portion of the corridor.

'The surrounding neighborhoods consist of largely single-family and
multi-family housing developments. Elmhurst also has a small but
economically significant amount of industrial and light industrial

uses near the San Leandro city limit line.

Form and Character

'The buildings along the Elmhurst segment of International Bou-
levard are generally one- and two- stories, with many three-story
buildings intermixed. As is common for the entire corridor, many of
the buildings have been minimally maintained but appear generally
intact, while others have been significantly altered or refaced. The
built parcels along the corridor typically take the form of build-
ings that occupy the majority of the lot, placed near the street, with
parking and other storage uses occupying the rear portion of the lot.

In many cases, parking is placed on an adjacent lot or is between the

building and International Boulevard.

Further south along International Boulevard are more recent devel-
opments, which have deep setbacks and are large-scale projects such

as churches (100th Avenue) and auto dealerships (104th Avenue).
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Some of these properties are no longer occupied, contributing to the

overall cumulative underutilization of land.

The International Boulevard right-of-way on the western end of

this segment is 110 feet wide, narrowing to 100 feet past 89th
Avenue as one heads southeast through the Elmhurst sub-area.
Two 11-foot travel lanes in each direction and a tree-lined median
are common, with curbside parking on both sides of the street. No

bicycle lanes are provided, and sidewalks are typically six to 15 feet

wide.

General Plan Designations
'The Elmhurst sub-area is envisioned by the Oakland General Plan

as a mixed-use corridor, anchored on the south by Durant Square
and its larger scale retail uses. The ‘Neighborhood Center Com-
mercial’ designations allow for smaller scale retail and residential.

'The areas surrounding the Elmhurst sub-area are also small scale

residential, with mixed housing types and detached units allowed.

KEY ISSUES

During the Community Advisory Committee meetings and public

‘qgllIIlimlII“lllmgiq“m»»‘4

workshops, the following were identified as the most pressing issues

facing the Elmhurst sub-area:
* Negative impacts of industrial uses on nearby residential uses,
including truck traffic and air pollution.
* Crime, including gang violence and prostitution.
* Drug sales, particularly between 83rd and 100th Avenues.

* Unsafe pedestrian conditions, including unsafe crossings of
International Boulevard.

* Blight from vacant buildings, abandoned lots, and buildings
that need maintenance and upkeep.

* Lack of community services.
* Lack of jobs and job training opportunities for residents.

* Unattractive street character with a wide roadway, narrow side-
walks, a lack of street trees and poor street lighting.

* Concentrations of liquor stores.

* Lack of basic retail services such as grocery stores, restaurants,
or pharmacies.

* Lack of a bank or financial institution.
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VISION

'The vision for Elmhurst is to enhance the sub-area as a small-scale
retail street that capitalizes on its location near Durant Square and
the social services along the corridor, with a focus on development
in the TOD Catalyst Area between 94th and 104th Avenues. The
stretch between 91st and 100th Avenues will have a main street
character with smaller, neighborhood-serving retail stores facing

an attractive pedestrian environment. A key focus of this stretch
between 91st and 100th Avenues should be to rehabilitate the exist-
ing retail buildings and add selective mixed use infill development
to support the redevelopment efforts efforts and reduce the number
of automobile-related businesses Key locations for potential infill
development include near the intersection with 98th Avenue and
near 104th Avenue. The sub-area will also contain significant new
social services in support of efforts by local area churches and other
local organizations in addition to a cultural arts center that unites

community members of all ages and backgrounds.

ELMHURST RECOMMENDATIONS

The following sub-area-specific recommendations are proposed.
They are intended to be used in concert with the concepts for the
TOD Catalyst Area presented below and in Chapter 6.

Health, Safety and Wellness

* Increase healthy food options in Elmhurst. Encourage healthy
food retail and healthy restaurants to locate in new infill devel-
opment projects, and discourage liquors stores and fast food.
Encourage existing commercial developments to make aesthetic
and product improvements. Consider adding additional healthy
food options in the vacant lot at 90th Avenue. Seek the use of
new or existing public and private open spaces to host a weekly
farmers’ market.

* Addlow-cost medical clinics. Seek opportunities to introduce
a new medical clinic in the Elmhurst area. The medical clinic
should focus on providing services to residents who do not have
health insurance.

* Add resources to address prostitution. Work with the Oakland
Police Department to address prostitution in the neighborhood
and to close known brothels. To assist in the effort, the City
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should also create an ordinance to require one night minimum
stays in hotels and motels (with a prohibition against the rental of
rooms on an hourly basis). Additionally, the City should work with
community service groups and employment training programs to
help sex-workers to transition out of the industry.

* Increase police presence. Work with the Oakland Police Depart-
ment to increase police presence in the Elmhurst area with more
foot, bicycle and patrol car presence. The community should con-
tinue to work jointly with the police department to take respon-
sibility for public safety through Neighborhood Watch and other
programs that involve the public.

* Create a safety ambassador and/or peace officer program. En-
courage the Oakland Police Department, other City agency, or a
community group to develop and implement a safety ambassador
and/or peace officer program. Safety ambassadors would patrol
the sub area, especially the TOD Catalyst Areas on foot and on
bicycles and act as extra eyes and ears for the police, build relation-
ships with local businesses, and act as a positive presence in the
community. Peace officer programs take the ambassador concept a
step further. Officers can provide supplemental security, make ar-

rests, and provide a more visible presence.

* Strongly discourage new liquor stores. New liquor stores should
be strongly discouraged in the Elmhurst area along International
Boulevard. The City should consider passing stringent regulations
for new liquor stores; for example, a requirement that new alcohol-
ic beverage sales establishments be located a certain minimum dis-
tance of at least 1000 feet away from the boundary of any school,
public library, park or playground, recreation center or licensed
daycare facility. The City should also consider increasing enforce-
ment action against problematic existing liquor stores (e.g. those
that have high rates of loitering or crime incidents, or that illegally
sell alcohol and cigarettes to minors). Existing liquor stores should
also be encouraged to expand expand their healthy food options.

* Collaborate with community organizations to eliminate gang
activity along the corridor. Help community organizations acquire
funding to conduct gang intervention programs on and around In-
ternational Boulevard. Programs should have a strong emphasis on

presenting alternative educational and employment opportunities.
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Land Use, Design, and Economic Development

* Locate a bank in Elmhurst. Encourage a full-service bank and/

or other financial institution such as a credit union to locate in the
Elmhurst sub-area.

Encourage multi-cultural entertainment uses along the corridor.
Work to attract small-scale entertainment uses along the corri-
dor. Possibilities desired by the community include a theater or a

performing arts center, or a local movie theater.

Designate one block in the sub-area as the cultural arts district.
Designate one or more blocks in the sub-area as a multi-cultural
activity area, which consists of fun and safe, day- and night-time
activities on both sides of the street. This designation should
encourage the co-location of live-work spaces, small galleries, and
low-impact artisan craft, food, or other manufacturing facilities.
Support the creation of a private non-profit cultural arts center in
the neighborhood. This center should bring residents of all back-
grounds together to share and maintain their cultural heritages.
'The center should have multi-generational programming that is

both for educational and entertainment purposes.

Promote a diversity of retail stores and services on International
Boulevard. As the International Boulevard corridor redevelops
over time, ensure that the retail space provides a diversity of retail
and services that reflect the diverse cultures of area residents. Pri-
orities include healthy food stores, restaurants, cafes, and neighbor-
hood services such as dry cleaning, insurance brokers and other
similar services. The overall objective should be a neighborhood-
oriented retail and service corridor that provides many of the

basic goods and services for residents of the Elmhurst and nearby

neighborhoods.

Create affordable retail and commercial spaces along the corri-
dor. Work with developers to create small, flexible retail and com-
mercial spaces along the corridor to support residents in opening
new businesses to serve the community.

Continue and strengthen the Crime Prevention Through Envi-
ronmental Design (CPTED) review process. The City Planning
Department should continue to work with the Police Department
to strengthen CPTED review of proposed development and prop-
erty rehabilitation projects in order to maximize the safety of the
built environment along International Boulevard.

Expand code enforcement. Increase levels of code enforcement in
residential and non-residential areas, particularly along the corri-
dor. As part of the efforts, programs to provide financial assistance
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to building owners along International Boulevard who volun-

tarily address negative code violations should be continued and/or
expanded. The proactive enforcement and the financial incentives
should be targeted first Elmhurst’s TOD Catalyst Area, and other
locations along the corridor where there are high levels of pedestrian

activity.

Streetscape and Public Realm

* Implement graffiti abatement programs. Work with Oakland
Department of Public Works, Office of Parks and Recreation, and
the Community Economic Development Agency to improve graffiti
abatement on private and public property. Coordinate neighborhood
businesses and residents to purchase anti-graffiti paint and coating
in bulk. Large blank walls should be discouraged in new develop-
ment, and/or landscaping with trellises may provide a barrier to

deter graffiti.

* Add pedestrian furniture. Install pedestrian furniture such as
benches, trash cans, and drinking fountains that are in line with the
community’s aesthetic preferences. Commission local artists to help
design some of the new streetscape amenities.

* Regular street and sidewalk cleaning. A funding program should
be developed to conduct regular street and sidewalk cleaning,
particularly in Elmhurst’s TOD Catalyst Area and in other high-
volume pedestrian areas. Activities should include pressure clean-
ing sidewalks, street cleaning and regular pick-up of public trash
receptacles. Additional trash receptacles should also be added along
the corridor. Finally, this task should be a joint effort with the public
and the business community. Each business should be responsible
for cleaning the sidewalk in front of its building or storefront on a
regular basis and the community should organize regular cleanup
events to keep International Boulevard clean and free of trash.

* Plant street trees. There are some sections of International Bou-
levard in Elmhurst where there are mature street trees and other
areas where there are currently no trees. Using CPTED principles
of low landscaping and high tree canopies that allow street lighting
to reach the sidewalks, to improve aesthetics, plant new street trees
along to corridor to create a consistent and attractive streetscape.
The new street trees should be low-maintenance and drought resis-
tant. Explore opportunities to increase the prevalence of street trees
on streets leading to International Boulevard to encourage residents
to walk to the area.

5-60 International Boulevard TOD Plan



Chapter 5 - Sub-Area Plans

Community Facilities and Services

* Expand opportunities for small-scale business development and

entrepreneurship. Work with non-profits, adult education cen-
ters, the Peralta Community College District, the Oakland Public
Library, and local businesses to offer educational opportunities in
business development, entrepreneurship, and professional computer
skills, among others. Encourage the creation of small, affordable

commercial spaces for residents who want to open new businesses.

Seek opportunities to create publicly accessible pocket parks,
plazas, recreation centers, and playgrounds. Enhance and more ef-
ficiently reprogram existing recreational facilities. Private developers
and non-profits should create and maintain new publicly acces-
sible pocket parks, plazas, recreation centers, and playgrounds. New
spaces can include seating that serves a number of restaurants and
cafes to activate the street or small green spaces in between new in-
fill development projects. These new spaces should be clean, secure,
and well-managed and include adequate bicycle parking.

Create a youth center in the neighborhood. Create a youth center
as part of a new development project in the TOD Catalyst Area or
in an existing building. Involve youth in the planning process of the
center and possibly share a space with a teen health clinic. The youth

center could provide a variety of programs including:

*  Homework help

*  Recreation programs

¢ Cultural programs

*  Youth employment program

+ Teen health clinic in partnership with a nearby hospital or health
clinic (such as Highland Hospital)

Build a community center. As part of a new development project
in the TOD Catalyst Area or in an existing building, create a space
that can be used as a community center. Programs at the com-
munity center should be targeted to the specific needs of Elmhurst
residents and should include youth services and programs.

Create and encourage spaces for physical activity. Enhance recre-
ation centers to include exercise equipment, classes, and fitness staft.
Encourage private/non-profit gyms or other fitness centers (yoga,

dance, martial arts, etc.) to locate in the Elmhurst sub-area.

Create more neighborhood child care centers. Eliminate or
reduce barriers to the creation of child care centers by streamlining
the permit process and providing planning support for new child
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care facilities. Link child care to plans for and development of
housing, employment centers, and transit. Ensure that child care
centers have adequate outdoor space for physical activity (roof-
top play area, a safe park nearby, or backyard). Consider assisting

local residents in becoming licensed child care providers.

* Improve trash collection and cleanup of illegal dumping. Take
steps to remove trash from the Elmhurst area, in coordination
with Keep Oakland Beautiful. Activities include educating
residents about the ways to report illegal dumping, offer regular
free bulky- and hazardous-item drop off events, and organizing

neighborhood clean-up events.

* Improve fagades of public buildings. Ensure the fagades of
public buildings along the corridor add to the aesthetic appeal
of the neighborhood. Work with the U.S Postal Services to
improve the US Post Office building on International Boulevard
and 92nd Avenue to create a more inviting pedestrian-friendly

corner node.

Transportation and Transit

¢ Implement traffic calming in adjacent residential neighbor-
hoods. To improve the pedestrian appeal of International Bou-
levard and bring people to the BRT stations, implement traffic
calming in adjacent residential neighborhoods. Improvements
should focus on streets with high incidences of speeding and/
or history of collisions. Traffic calming measures include but
are not limited to: reductions in the number and width of traffic
lanes (particularly on arterials), clearly marked bike and pedes-
trian zones, bike boulevards, bulb-outs, median islands, speed
humps, traffic circles, neckdowns, speed tables, center island nar-
rowings, raised crosswalks, blinking crosswalks, , raised intersec-
tions, realigned intersections, textured pavements, chokers (raised
islands in a parking zone that narrow a roadway), signal timing
to reduce traffic speeds, and tighter corner radii (a tighter radius
forces drivers to reduce speed).

* Add new and improve existing pedestrian crossings. At pres-
ent, there are limited opportunities for pedestrians to safely cross
International Boulevard in Elmhurst. As part of the TOD Plan
and in conjunction with the BRT, new pedestrian crossings,
including crosswalks and traffic signals, should be added at key
locations to provide increased opportunities for pedestrians to
cross International Boulevard. The improvements should ensure
that all crossings are safe for pedestrians off all abilities (wheel-

chairs, strollers, elderly, physically disabled, etc).
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Safe truck routes. Re-designate truck routes away from areas
with high pedestrian volumes and sensitive land uses such as
schools, residential areas, parks and childcare centers. Specifi-
cally, use signage to discourage commercial trucks from using
85th Avenue, and instead direct them to 73rd and 98th Avenues.
(See Appendix A for more detail).

Improve bus stops. As part of BRT implementation, ensure
that all bus stops have seating, shelters, route information in ap-
propriate languages and lighting for safety and comfort.

Improve bicycle facilities. Prioritize the implementation of
the Oakland Bicycle Master Plan in the Elmhurst sub-area. In
addition to the on-street bicycle facilities, the improvements
should include installing on-street signage and placing bicycle
route maps at BRT stations.

Add bicycle parking. Consistent with the bicycle parking
regulations in the City’s zoning code, provide bicycle parking
facilities along International Boulevard. The facilities should
include bike boxes and secure parking spaces within buildings
and secure, covered bicycle parking for residents and visitors in
all new buildings. In addition, increase bicycle parking in front
of businesses and at all BRT stations and assist local schools in

installing secure and covered bicycle parking.

Improve intersection safety and efficiency for vehicles, cy-
clists, and pedestrians. In addition to the signal and crosswalk
improvements that are part of the BRT plan, consider the instal-
lation of trafhic signals and other pedestrian improvements along
International Boulevard at 96th, 102nd, 88th, 99th, and 107th
Avenues. (See Appendix A for more detail).

Add additional curbside parking. As part of new development
projects, provide additional on-street curbside parking through
the creation of parking bays on the north side of International
Boulevard west of 73rd Avenue and on the north side of Inter-
national Boulevard west and east of 98th Avenue and west of

105th Avenue. (See Appendix A for more detail).
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COMMUNITY PRIORITIES

Priority Land Uses for EImhurst

The following are the priority uses that should be located in the

TOD Catalyst Area, or in other forms of development or rehabilita-

tion, in the Elmhurst sub-area:

* Grocery store

* Bank and/or other financial institutions such as a credit union

* Arts and entertainment uses
* Neighborhood-serving retail and services
+ Community center

* Youth center

e Childcare center

Priority Physical and Programmatic Improvements

* 'The following are the physical improvements most desired by

the community:
* Improve trash collection and cleanup of illegal dumping
* Regular street and sidewalk cleaning
* Increase code enforcement activities
* Add pedestrian amenities such as benches and street lights
* Improve pedestrian crossings of International Boulevard

* Implement traffic calming in adjacent residential neighbor-

hoods

TOD CATALYST AREAS

'The TOD Catalyst Area where financial and personnel resources

should be focused to create transit-oriented development and cata-

lyze positive change along the corridor is shown on Figure 5-10:

¢ Between 94th Avenue and 104th Avenue

Chapter 6, Design Recommendations, contains additional design

and development guidance for the corridor in general and TOD

Catalyst Areas in particular, including guidance for particular types

of parcels.
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Figure 5-10: Elmhurst TOD Catalyst Site
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Role of Design Recommendations for the
International Boulevard TOD Plan

'This chapter of the International Boulevard TOD Plan is based on best
practices in the areas of transit-oriented development, urban design, site
planning, building design, parking, and land use. These best practices
have been organized into a complete system of design recommenda-
tions and calibrated to the realities, vision and needs of the International
Boulevard corridor. These recommendations have been coordinated
with the City of Oakland’s zoning standards, currently in the update
process, and the CPTED principles. In addition, several of the illustra-
tions presented in this chapter are based on the market realities of the
area for the foreseeable future as compared to the long-term market
realities. However, all of the information presented in this chapter is
within the likely range of development potential established by the City
of Oakland’s zoning standards.

'This chapter does not contain standards. Rather, this chapter’s contents
are to be considered as highly articulated recommendations for refine-
ments of the City of Oakland’s policy direction for this particular area
of the City. The various statements, direction, descriptions, illustra-
tions and parameters provided within this chapter are intended to guide
decision-making and the application process in combination with and
in support of the City of Oakland’s zoning standards. For this reason,
none of the provisions within the chapter use the term ‘shall’and use of
the term ‘should’is limited as the entire chapter is a set of recommenda-
tions. Therefore, the tone of the language in this chapter is direct and
as clear as possible about the intended range of possibilities enabled by

these recommendations.
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TRANSIT-ORIENTED DEVELOPMENT APPLIED

Mixed-use buildings at key intersections provide
immeidate neighbors and transit riders with shopping
and services.

One of several public workshops to discuss and identify
possibilities for the corridor.

Chapter 6: Design Recommendations

INTRODUCTION

Through the planning process for the International Boulevard TOD
Plan, an interesting convergence has occurred. In response to the im-
pending AC Transit investment in a Bus Rapid Transit service (BRT)
within the International Boulevard corridor, and through a generous
funding grant from CalTrans, the City of Oakland embarked on a plan
to implement Transit Oriented Development (TOD) along the corridor.

As the community involved through the public outreach process, their
focus was understandably less on the mechanics of transit or of transit-
oriented development, and more on ways in which the corridor could be
improved to better support their daily lives. The dynamic that evolved in
those meetings was that the planning team alternated between provid-
ing information about the nature and potential advantages of TOD, and
listening carefully to the concerns and hopes of the residents, property
owners and business owners within the several neighborhoods and dis-

tricts that comprise the corridor.

As the conversation developed, a resonance between these two subjects
also developed. The potential benefits of TOD sounded a lot like what
the community was asking for - safer public spaces, more locally acces-
sible goods and services, additional housing options, and an environ-
ment that is more walkable and less dominated by traffic and parking

- and the things the community was asking for were sounding a lot like

a development program for TOD.

In short, it is clear that many - certainly not all, but many - of the
missing elements and problems along the corridor can be addressed by
transit-ori-ented infill development and related public improvements
and municipal services. And out of the growing consensus that TOD

is a good fit for the corridor, grew a series of strategies for implement-
ing the principles of TOD, affecting a transformation of the corridor as
it now is, one piece at a time. The twelve (12) key TOD strategies are
presented on the following pages.
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TRANSIT-ORIENTED DEVELOPMENT STRATEGIES

A. Buildings That Support Transit and the Public Realm

Land use, building design, and transportation are distinct and inter-
related elements of the built environment. How buildings are de-
signed and the uses that occupy them will influence the feel of the
activi-ties that take place in the public realm, and how the trans-
portation system functions. New buildings and building renovations
should be carefully designed to improve the public realm and sup-

port the use of the transit system using the following strategies:

1. Provide transit-oriented residential densities and mix of uses:
The corridor needs to support transit through two primary means: Integrated public and private improvements make

1) by connecting and encouraging sufficient numbers of existing valuable urban places

resi~dents with transit because of its convenience and proximity to

where they live, and 2) by providing new residents who choose to live
near transit with substantial opportunities to do so. Existing residen-
tial neighbor-hoods may not offer or warrant much opportunity for
change, while emerging, mixed-use areas such as the International
Boulevard corridor do offer such opportunities. Those opportunities
for new development need to be seen as key to supporting the viabil-
ity of transit from a rider-ship perspective. The densities in catalyst
areas need to be higher than for other areas along the corridor. While

numerical objectives are important, density should be addressed in

ways that allows for distribution of varying densities in response to site

adjacencies and neighbors. For example, a scenario might consist of 20

per acre housing near International Boulevard and 10 per acre hous-
ing near the neighbors along the rear boundaries of a site. Similarly, a
scenario might consist of 50 per acre housing near International Bou-
levard with either 20 per acre or a mix of 20 and 10 per acre housing
near neighbors along a rear boundary. The objective is not so much
for specific densities but that the densities be more along International
Boulevard and relatively less near neighbors. Techniques for accom-

plishing this might include:

* Adopting and implementing updated zoning, and

* Adopting and utilizing design guidelines. Affordable and market rate housing are mixed over
ground floor retail businesses
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2. Optimize development near and at station sites:

BRT stop sites are an integral amenity along the corridor aimed at
enhancing the access and mobility of residents, customers and visi-
tors. Key to achieving enhanced access and mobility is the need for
each station site to draw and / or support as many people as is ap-
propriate for the location. Many activities of daily living should occur
within walking distance, allowing independence for those who do not
drive, especially youth and the elderly. Walking should be encour-
aged and transit should be made viable through the concentration

of busi-nesses, services and housing near and at BRT stop locations.

Techniques for accomplishing this might include:

*  Adopting and implementing updated zoning, and

*  Adopting and utilizing design guidelines.

3. Design buildings to provide ‘eyes on the street and open
space”:

corridor. Keeping as much visibility as possible on the street and any

Safety is a major concern along the International Boulevard

open space is key to transforming the corridor into a safe and appeal-
ing place. Building facades should be designed to have large openings
on the ground floor that enable businesses and services to be seen from
the sidewalk and to view activity along the sidewalk. Similarly, ground
floor dwellings and upper stories should be designed to orient active
rooms such as living or dining rooms toward the front and less public

rooms such as bedrooms and restrooms away from the street.

4. Locate buildings at or near the sidewalk with active ground
floor frontages: Buildings incrementally shape the streetscape and

support ground floor businesses and services. Dwellings should be lo-
cated on upper floors in areas not immediately adjacent to BRT stops.
In areas, as allowed by zoning and where the pattern is not of strong
retail or commercial activity, ground floor space should be designed
for flexibility of use; for example, spaces that can accommodate either

housing or businesses and services.
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5. Focus retail and services within walking distance of catalyst areas:
Distance from a station or transit stop affects the range of services and
goods that riders are willing to access by using transit. Riders need and
expect retail and services to be located within a short and convenient
and distance of the station or stop. Concentrating businesses close to

station sites is key to reinforcing the transit system’s appeal and usage.

6. Design buildings to be good neighbors while shaping the
transit corridor: The relationship between the corridor and adjacent
neighborhoods is mediated by how buildings are organized on their
sites. New development should locate larger volumes/massing on the
corridor and smaller volumes/massing toward the rear of sites and along
side streets to transition building scale and activity from the more in-

tense corridor to the less intense neighborhoods.

7. Provide a variety of housing opportunities along the corridor:
As neighborhoods offer a variety of housing choices for a range of
people and their particular needs, the same is true for housing along
the corridor. While some locations may provide transit-supportive
housing in a lower to moderate density format, other areas may be
better suited for moderate to higher density formats. Combinations
of low to high density formats should be encouraged to both ensure
incremental achievement of this strategy and to modulate density
between the busy corridor and adjacent neighborhoods. Techniques
for accomplishing this might include:

* Incorporating senior housing into the area,
* Continuing to build affordable housing, and

* Building family-housing

8. Integrate the public realm streetscape with the adjacent
ground floors of buildings: The streetscape and adjoining building
fagades should combine for a coherent and integral environment of
on-street parking, sidewalk, transit stations, businesses, services and
dwellings. This environment is the active and visible component that
connects the wide variety of new and existing development along the

many different areas of the corridor.

9. Integrate adjacent/surrounding historic building scale into
new development: New buildings should be designed to relate
to existing historic buildings through scale primarily and secondly
through facade composition and materials.

4-6

Housing can be provided around elevated courtyards
over structured parking in some blocks.

Historic neighborhood scale incorporated into new
transit-oriented development
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Landscaping and well marked crosswalk make pedes-
trians comfortable even in busy intersections

Simple facade restoration and improvements make a
big difference
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B. Beautiful, Attractive Streets

The goal of creating beautiful, attractive streets encompasses a
comprehensive desire for improving the streetscape, buildings, and
overall aesthetics of International Boulevard in order to realize

a clean, welcoming, and pleasant environment for people to live,

socialize, and recreate.

10. Provide convenient and inviting pedestrian access from
neighborhoods to the corridor: It is important to maintain ease of
access and a pleasant, safe route between a person’s home or work and
the corridor for the success of businesses and the corridor as a whole.
Maintaining continuous sidewalks, street trees for shade, lighting, and

traffic-calming all play important roles in effective access from neigh-

borhoods.

11. Minimize vehicular access from the corridor: Maximizing
the amount of sidewalk frontage along International Boulevard that is
free of driveways helps to make for a more continuous environment
of businesses and services. This will ultimately transform the corridor
into a series of dense, vibrant, mixed-use nodes. While vehicular ac-
cess may be unavoidable in some locations, minimizing its intrusion
into the streetscape is necessary to both provide continuity along the
streetscape and to maximize on-street parking for the busi-nesses and

services.

12. Improve the visual character and pedestrian quality of
buildings along International Boulevard: Existing deteriorated
buildings along the corridor are detracting from the aesthetic quality
of the public realm and should be renovated or improved to provide a
more positive environment for pedestrians and bicyclists. Suggestions
include:

* Fagade improvement programs, Renovating abandoned buildings,
* Trash collection/stopping illegal dumping,

* Grafhiti abatement programs,

* Landscaping,

* Beautifying vacant lots,

* Regular street/sidewalk cleaning (incl cleaning of illegal dumping),
* Removing billboards, and

* Removal of illegal signage
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APPLYING T.0.D. STRATEGIES TO INFILL SITES
INTRODUCTION

To systematically apply the 12 TOD strategies to infill

develop-ment along the International Boulevard Corridor, public
and private improvements at every scale must be coordinated and
directed by a set of common values and basic urban design tech-

niques.

In order to achieve the goal of making this corridor a cohesive, safe,
attractive, pleasant and economically viable pedestrian environment
over time, in the words of world-renowned local architect and ur-
ban theorist Christopher Alexander, “Every increment of construc-
tion must be made in such a way as to heal the city.” With so large a
task ahead, there is no time or money to waste — each new invest-

ment must reinforce the value of all the other investments.

A vital key to this challenge is coordinated urban and architectural
design, and six basic elements of design organize these recommen-

dations.

International Boulevard T.0.D. Plan



Buildings that face the street with shopfronts, front
doors, and living room windows, complete the basic
pattern of sound and timeless neighborhood fabric
native to Oakland.

Sidewalks are prioritized for pedestrian use, with
minimal vehicular access points.

Chapter 6: Design Recommendations

1. Blocks, Streets, Lots and Building Placement

The cornerstone of safe and active urban environments - places

)«

where neighbors’ “eyes on the street” improve security and suppress
crime, places where small business and residences mix comfort-
ably - is a network of walkable streets and small to medium-sized
blocks. Such an urban fabric is easy to navigate on foot, on a bicycle
or by car, whereas larger blocks or streets with narrow unpleasant
sidewalks discourage residents from leaving their home on foot.
Buildings that face the streets with shopfronts, front doors and liv-
ing room windows complete the basic pattern of sound and timeless
neighborhood fabric, which has been the heritage of Oakland since

its founding.

2. Site Access: Pedestrian and Vehicular

As has been demonstrated along the corridor in recent decades,
even a fine street and block network can be rendered uninviting

by carelessly allowing vehicular access to rip apart the pedestrian
network. Large and frequent private driveways onto International
Boulevard - together with numerous parking lots fronting the
thoroughfare - have created long, dead stretches that are unsafe and
unpleasant for residents, while also adding to traffic congestion on
International Boulevard. To address this problem, the sidewalks
should be prioritized for pedestrian use, and vehicular access points

should minimized, and generally located on side streets, where

feasible.
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3. Building Massing and Volume

To define the urban space of the corridor, and to protect the char-
acter and livability of the adjoining neighborhoods, the height of
infill development should generally be massed toward International
Boulevard and away from neighboring residences. The City’s pro-
posed new zoning standards include provisions requiring this, and
these guidelines supplement those standards. Additionally, the scale
of individual building masses, including their width and their depth,
should be generally compatible with the scale of the historic lotting
and building of the corridor.

4. Building and Lot Frontage

Frontage is the manner in which a building and a lot meet the
street. The frontage is the “face” of any private development, and is
also the “seam” that stitches it to the public realm of its neighbor-
hood. Frontages along the corridor should be designed to welcome
customers and visitors who are on foot, and should also provide the
appropriate degree of privacy, in the case of residential use, or vis-
ibility in the case of commercial uses. In both cases, the presence of
the building inhabitants, and their sense of connection to the street,

is a powerful force for neighborhood security.

6-8

Buildings are massed toward the main street, with
varied massing, and reqular breaks and openings along
the facade.

Buildings address the street through a variety of
“Frontage Types”.

International Boulevard T.0.D. Plan
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Open spaces of a variety of types, shapes, and sizes, are
integral components of any successful urban place.

Development should allow and facilitate the diverse
range of potential land uses along the corrridor, that
will evolve over time.

Chapter 6: Design Recommendations

5. 0pen Space

The more intensely an urban area is developed, the more important
it is that the open spaces within lots and along the streets are well
designed and useful. These range from fully public streets and parks,
to semi-private secure courts and gardens, to private yards and
patios. Such open spaces can be achieved through a combination
of two general categories of open space: first, passive types of spaces
which tend to be smaller, located within lots and programmed for
compatibility with more residential buildings and, second, more ac-
tive types of spaces which tend to be larger, located along the street
and intended for larger groups and a wider variety of activities as

well as hours of operation.
6. Land Use

Diversity and flexibility of use are the hallmarks of land use in a
lively urban corridor. The proposed new zoning for International
Boulevard provides a great deal of flexibility, allowing non-residen-
tial uses on the ground floors of buildings virtually throughout the
corridor’s six mile length. It provides for more intense commercial
uses in certain locations, and limits the scale of businesses in oth-
ers, to foster a more residentially oriented neighborhood character.
These recommendations offer guidance in support of allowing broad
flexibility of use, which will allow development to adapt to eco-
nomic shifts over time, while ensuring enough compatibility of use

to protect the value of both residential and commercial properties.
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INFILL SITE TYPES IN CORRIDOR

T.0.D. INFILL SITETYPES

As illustrated in Appendix B, “TOD Catalyst Areas,” the sites
available for infill development along the International Boulevard
Corridor fall generally into four (4) types. The design guidelines in
this plan are structured as recommendations in relation to these four

prototypical site conditions.

Infill Site Type 1

Site type 1 is an individual lot fronting International Boulevard,
generally 50 to 70 feet in width, 110 to 140 feet in depth, and with
or without a service alley providing access to the rear of the lot. In

some cases such a site may be more than one lot.

TOD infill development opportunities on this site type are gen-
erally limited to an individual building, built close to and facing
International Boulevard, with parking and/or useable yard areas at

the rear. Such sites should generally be served by an alley, where fea-

sible, located on a street corner, or developed in coordination with
adjacent lots in order to allow vehicular access to parking at the rear Type 1T.0.D. Infill Sites
of the lot without requiring a driveway directly onto International

Boulevard. To achieve transit-oriented intensities on Type 1 sites,

on-site parking should be minimized, and oft-site parking should be

shared and managed.

Infill Site Type 2

Site type 2 is a row of lots fronting International Boulevard, gener-
ally 100 to 200 feet in width, 110 to 140 feet in depth, and with or
without a service alley at the rear. This is essentially a number of
adjacent Type 1 sites, which through their common ownership and/
or coordinated development can provide for vehicular and service
access at the rear of the lot(s) without the need for driveways con-

necting to International Boulevard.

TOD infill development opportunities on this site type include

larger buildings and multi-building developments fronting Inter-

national Boulevard, with parking and useable yard areas at the rear. Type 2T.0.D | nfit e

On-site parking should be minimized, shared and managed.
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Type 4T.0.D. Infill Site

Chapter 6: Design Recommendations

Infill Site Type 3

Site type 3 is a row of deeper lots fronting International Boulevard,
and in some cases also including lots that front onto neighborhood

cross-streets.

'This site type offers more flexibility in the depth of buildings
fronting International Boulevard than site types 1 and 2 gener-
ally provide, a wider range of options for parking quantities and
configurations, and more possibilities for fronting new buildings to

neighborhood cross streets.

Infill Site Type 4

Site type 4 is generally wider than type 2 sites and/or deeper than
type 3 sites. Such sites offer the broadest range of possibilities for
employing the TOD strategies described above.

This site type allows the provision of a broad range of residential
options within a single coordinated development, including in many
cases retail and other commercial uses on International Boulevard,
apartments over retail or other commercial uses, secure semi-private
shared open space for residents, residential townhouses or live-work
units that directly front International Boulevard or neighborhood
cross streets or internal shared open spaces, and in some cases open
spaces in the form of plazas, greens or playgrounds that are acces-

sible to the general public.

In many cases, as described below, such sites include new public
streets that complete the neighborhood circulation and open space
network, providing valuable routes from the neighborhood to the
transit corridor, and valuable street frontages for new businesses and

residences.

Applying T.0.D. Strategies to Infill Site Types

As summarized on the following pages, and as illustrated in Appen-
dix B, TOD Catalyst Areas, the TOD strategies and design guide-
lines can be systematically applied to these 4 infill site types.
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1. Site Layout/Building Location

* At street corners, buildings are at the sidewalk.
away from street corners, buildings are near or set

back from the sidewalk

* Along side streets, buildings are at or near the
sidewalk coordinated with rear area needed for

parking

2. Access, Parking & Service
*  On-street parking for customers and visitors

*  Off-street parking in rear, perpendicular to Inter-
national Boulevard

*  Off-street parking for residents

*  Rear service / access alley for parking, trash, utili-
ties

*Access from side street or rear service alley

3. Building Massing and Volume

*  Buildings are typically 2 to 4 stories, and may be
taller

*  Greatest massing and height along the Boulevard

¢ Less massing near rear neighbors

T.0.D. Infill Site Types

4. Frontage

* Shopfronts within 50 feet of street corners and
open space in TOD catalyst areas

*  Stoops and terraces away from street corners
along open space and side streets

5. 0pen Space

* Ground level rear court / garden or forecourt
off of International Boulevard

6. Land Use

* Ground floor street corners are non-residential or
live-work

*  Ground floors are non-residential or live-work
and residential is away from street corners and is
located along side streets

* Upper floors are any of these uses with a prefer-
ence for residential

International Boulevard T.O.D. Plan
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INFILLSITETYPE 2- Wlde/Shallow Site

1. Site Layout/Building Location

At street corners, buildings are at the sidewalk

Away from street corners, buildings are near or set
back from the sidewalk

Along side streets, buildings are at or near the side-
walk coordinated with rear area needed for parking.

2. Access, Parking & Service

On-street parking for customers and visitors

Off-street parking in rear, parallel to International
Boulevard

Off-street surface and/or in tuck-under parking for
residents

Rear service / access alley for parking, trash, utilities

Access from International Boulevard for rear park-
ing if shared with adjacent lot(s)

3. Building Massing and Volume

Buildings are typically 2 to 4 stories, and may be taller

Greatest massing and height at street corners to
emphasize ground floor activity. Less massing away
from street corners with the smallest volumes near
rear neighbors.

Chapter 6: Design Recommendations

4. Frontage

* Shopfronts within 50 feet of street corners and
open space in catalyst areas

*  Stoops and terraces away from street corners
along open space and side streets

5. 0pen Space

*  Playground for semi-public use

*  Ground level rear court / garden

6. Land Use

*  Ground floor street corners are non-residential or
live-work, where allowed by zoning

*  Away from street corners and along side streets,
ground floors are non-residential or live-work and
residential, where allowed by zoning

* Upper floors are any of these uses with a prefer-
ence for residential
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1. Site Layout/Building Location 4. Frontage

* Atstreet corners, buildings are at the sidewalk *  Shopfronts within 50 feet of street corners and

* Away from street corners, buildings are near or open space in catalyst areas

set back from the sidewalk * Stoops and terraces away from street corners

* Along side streets, buildings are at or near the along open space and side streets

sidewalk coordinated with rear area needed for

ki
e 5. Open Space
. . * Playground, forecourt on International Boule-
2. ACC@SS, Parklng & Service vard for semi-public use
*  On-street parking for customers and visitors ¢ Podium level and ground level court / garden

*  Off-street parking on podium, surface and/or in

tuck-under parking for residents 6. Land Use

* Access is not from International Boulevard,
where feasible; rear service / access alley for park-
ing, trash, utilities

* Ground floor street corners are non-residential
or live-work, where allowed by zoning

* Away from street corners and along side streets,
ground floors are non-residential or live-work

3. Building MaSSing and Volume and residential, where allowed by zoning

* Buildings are typically 4 stories or taller * Upper floors are any of these uses with a prefer-

*  Greatest massing and height at street corners to ence for residential

emphasize ground floor activity

* Less massing away from street corners with the
smallest volumes near rear neighbors
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1. Site Layout/Building Location

At least one new street introduced to generate at
least one new block

‘Fronts’ made on 3 sides of each block
At street corners, buildings are at the sidewalk

Away from street corners, buildings are near or
setback from the sidewalk

Along side streets, buildings are at or near the
sidewalk

2. Access, Parking & Service

New streets provide short term parking, conve-
nient access

On-street parking for customers and visitors

Off-street, podium, surface and/or in tuck-under
parking for residents

Rear service / access alley for parking, trash, utili-
ties

3. Building Massing and Volume

Buildings are typically 3 stories or taller

Greatest massing and height at street corners to
emphasize ground floor activity

Less massing away from street corners with the
smallest volumes near rear neighbors

Chapter 6: Design Recommendations

D. INFILL SITE TYPE4 Large/MuItl Block Slte

4. Frontage

Shopfronts within 50 feet of street corners and
open space in catalyst areas

Stoops and terraces away from street corners
along open space and side streets

5. 0pen Space

Plaza, park and/or playground for semi-public use

Podium level and ground level courts / gardens

6. Land Use

Ground floor street corners are non-residential or
live-work, where allowed by zoning

Away from street corners and along side streets,
ground floors are non-residential or live-work and
residential, where allowed by zoning

Upper floors are any of these uses with a prefer-
ence for residential



DESIGN RECOMMENDATIONS - 1

A variety of building sizes with active ground floors - eyes on the street - make the
street active, interesting and flexible for various levels of reinvestment.

A. Intent and Policy Statement:

Produce human-scaled buildings within an interconnected net-
work of short blocks. Buildings activate the sidewalk with ground
floors that accommodate commercial, civic or housing with service,
civic or housing on upper floors. Individual buildings may vary in
how they respond to and shape the streetscape while contributing
to the intended physical context for the sub-area. A key aspect of
site organization is to locate each building with at least its front lot

boundary aligned with the adjacent street (public or private).

6-16

Buildings enable non-residential ground floor activity
within 100 feet of intersections to activate corners with
walkable goods and services.

Above and Below: Buildings respond to various site
conditions to be positive neighbors and make appeal-
ing streetscapes through active ground floors, human-
scaled buildings and blocks.

International Boulevard T.O.D. Plan




Buildings are near or at the sidewalk to positively
shape the streetscape while providing visual relief
through pedestrian-oriented buildings that do not
exceed 200 feet along the sidewalk frontage.

Below and Top Right: Meaningful open spaces and/or
street intersections keep the buildings from being any
longer than 200 feet along the sidewalk frontage. This
enables walking by providing multiple and intercon-
nected routes and destinations.

Chapter 6: Design Recommendations

SITE LAYOUT / BUILDING LOCATION / WALKABLE STREETS

Design Recommendations: The following page identifies recommenda-

tions for the following topics:

« Blocks Key

+ Lots ft = feet

« Fronts and Backs min = minimum
« Buildings max = maximum
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B. Design Recommendations for Site Layout / Building Location / Walkable Streets

Individual blocks should be interconnected and short
enough to encourage walking and provide motorists
with multiple routes. Each block is made up of a vari-
ety of individual lots to generate pedestrian-oriented
and pedestrian-scaled buildings that are not too large
for their surroundings. In some cases, a block is large
enough that new streets are needed to create smaller
blocks and contribute to a walkable network. The fol-
lowing recommendations apply:

Individual lots accommodate one building to system-
atically generate an overall pattern of pedestrian-ori-
ented buildings that are scaled to their surroundings
and that shape the streetscape or ‘frontage’.

When making new lots or redesigning existing lots
into a new pattern, the following recommendations

apply:

A. Building Location on lot:

A. Lot Width (individual lots):

« Along International Blvd: at or within 10 feet of the sidewalk
and in coordination with the ‘frontage’ recommendations;
when adjacent to historic or cultural resource, align facade

with resource for length equal to street frontage of resource

« Along Side Street: at least 10 feet from the sidewalk and in

coordination with the ‘frontage’ recommendations;

+ Along Neighborhoods: at least 10 feet from rear boundary

+ Along International Blvd: max width of 200 ft;
» Along Side Street: max width of 100 ft;

+ Along New Interior Streets: max width of 200 ft up to
within 100 ft of rear boundary with a neighborhood;

« Along Neighborhoods: max width of 100 ft;

B. Extending the Walkable Network:

B. Lot Depth and Orientation:

« Large Sites: Sites larger than 400 feet in any direction receive
at least one new street or public open space to create a new
intersection with International Boulevard or side streets as ap-
plicable. These new intersections address the intent for short
blocks regardless of whether the intersection is for vehicular
traffic or only for public open space. All new streets include
sidewalks and incorporate on-street parking for as much of
their length as possible. New streets do not share boundaries

with adjacent neighborhoods.

« Large Buildings: Buildings longer than 100 feet include a

massing-break (see section 3 of this chapter).
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« Along International Blvd: min 100 ft deep with front on

International Blvd;
« Along Side Street: min 60 ft deep with front on side street;

+» Along New Interior Streets: min 60 ft deep with front on
new street up to within 100 ft of rear boundary with a neigh-
borhood;

« Along Neighborhoods: min 80 ft deep with front on side

street or new interior street within 100 ft of neighborhood

International Boulevard T.O.D. Plan
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Interesting and appealing streetscapes are gener-

ated through positive frontages, which are the result
of buildings having appropriately located ‘fronts’ and
‘backs. The ‘front’ of a building is where the building
or dwelling is entered, whether from International
Boulevard, a side street or a new internal street. The
‘rear’ of a building is where the service functions occur.

When identifying the ‘fronts’and backs’ of buildings,
the following recommendations apply:

A. Making the Streetscape through Frontage:
« Along International Boulevard: The portions of a lot adjacent

to or within 50 feet of International Boulevard are identified as
‘retail ready’ Ground floors in these locations provide facades
that may be used by residential land uses until non-residential
uses are viable. When they are viable, the ground floor will be
ready to accommodate such land uses as stores, offices, and

restaurants.
« All Lots: All lots provide frontage per section 4 of this chapter.

« Exposed podium garages are lined with housing or live-work
dwellings up to 2 stories to within 10 to 15 feet of the rear

boundary

B. Front of Lot:
« All lots: Each lot identifies the front on the nearest street

per the design recommendations for frontage

Chapter 6: Design Recommendations

Individual buildings positively shape the streetscape,
are sited and sized to emphasize International Boule-
vard and can accommodate a wide variety of activities
if they are appropriate to the location.

When designing new buildings, the following recom-
mendations apply:

A. Building Location on lot:

« Along International Boulevard: At or within 10 feet of the
sidewalk and in coordination with the ‘frontage’ guidelines.
When adjacent to historic or cultural resource, align facade

with resource for length equal to street frontage of resource.

« Along Side Street: Min 10 feet from the sidewalk and in

coordination with the ‘frontage’ recommendations (section 4);

+ Along Neighborhoods: Up to 2 stories when 10 to 15 feet
from the rear boundary; 3rd story and upper floors min 30-foot
setback. When adjacent to historic or cultural resource, align
facade with resource for length equal to street frontage of

resource.

B. Building Size:

« Building Length: Building should be designed to fit within

its lot, no larger than 200 feet in any direction.

« Large Buildings: Buildings longer than 100 feet include a

massing break (see section 3 of this chapter).
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C. Streetscape Recommendations for International Boulevard

STREETSCAPETYPE 1

This is the preferred streetscape type wherever practical.’

Key elements and attributes of this type include:

*Either one or two through lanes are provided in each
direction, as determined by the traffic design for that seg-

ment.

* One dedicated BRT lanes is provided in each direction.

* One dedicated bike lane is provided in each direction.

¢ Comfortably wide sidewalks flank both sides of the street.

* Crosswalks are provided at approximately 600 (or a max
0f 900) feet apart at intersections, ideally at signalized in-
tersections and with curb extensions or “bulb-outs wherever

possible to reduce the pedestrian crossing distance.

e Large canopy trees planted are planted behind the curb,
generally in tree wells, at 25 to 40 feet on center depending

upon the context and intended streetscape.

* Pedestrian scale streetlights are located between street
trees, generally every other tree, or every third tree at the
most. In some cases where existing highway type “cobra
head” streetlights are present and budgets are constrained,

the pedestrian scale fixtures may be added between them.

* Curbside parking lanes are provided along both sides of

the street for shoppers and visitors, where feasible.

* A median planted with street large canopy trees separates
the two BRT lanes, moderating and greening the scale and

character of the wide street.

1 Any road reconfiguration on International Boulevard is subject
to review and approval by Caltrans.
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STREETSCAPE TYPE 2

This Streetscape Type is functionally very similar to Type
1 and should generally employed where the right of way is
not wide enough to allow a central median strip. Key dif-

ferences from Type 1 include:
¢ 'The primary difference is that no median is provided.

* Either one or two through lanes are provided in each
direction, as determined by the traffic design for that

segment.

* Note that curbside parking is provided on both sides
of the street, as are sidewalks, street trees, street lights

and other street furnishings very similar to Type 1.

International Boulevard T.O.D. Plan



STREETSCAPETYPE 3

This Streetscape Type is similar to Type 2 in that there is no
room for a central median strip between the BRT lanes, and
is present only at BRT station stops. Key differences from

Type 2 include:

*  Curbside parking is sacrificed where absolutely neces-
sary in order to make room for the BRT station stop

median.

In some locations, it may be possible to recapture
curbside parking by moving the side curb farther from
the centerline and constructing all or some of the
sidewalk on additional right of way obtained from ad-
jacent property frontages, cither through acquisition
or pedestrian easement. This approach is illustrated in

the diagram contained in Appendix A.

* At BRT station stops, where there is not adequate
street width for a dedicated bicycle lane in addition to
travel lanes, a shared bicycle/car lane will be marked
by a “sharrow” symbol, as illustrated above. As mo-
torists and cyclists move past the BRT station stop,
and street width allows it, a dedicated bicycle lane will

be reintroduced.

Chapter 6: Design Recommendations
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2. ACCESS, PARKING AND SERVICE
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Above and Below: Entries to on-site parking/service are
designed to maintain continuity of building facades and
streetscapes as in the parking screen fontage shown.

Balanced access for pedestrians and vehicles is key to successful reinvestment. Parking A Landscaped screen wall makes an attractive edge to a
requirements reflect the BRT corridor and changing priorities on vehicle ownership. sidewalk condition.

A. Intent and Policy Statement:

Reduce parking footprint while providing secure and reliable park-
ing and vehicular access for employees and residents, as well as lim-
ited on-street parking for customers. To the extent possible, vehicles
take access from the rear of lots or from side streets. Where access
is necessary from International Boulevard, it should be designed as
an integral component of the building fagade(s) and to minimize
intrusion across the streetscape. Refer to Appendix “A” for specific
parking recommendations and strategies to be applied across the

corridor.

Parking and service are located to maintain continuity
and positive appeal of the streetscape. Parking is near
the street only along side streets (view over parking
area out toward street entry).
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Along side streets or where appropriate on interior streets, parking entries are designed
to be compatible with pedestrian entries and the streetscape.

Top Left: tandem, one-car wide entry next to the stoop frontage of the building

Top Right: driveway leading to off-street parking that is compatible with the courtyard
immediately off of the sidewalk.

Parking and service are located to maintain continuity
and positive appeal of the streetscape as in the case of
this small driveway between two buildings.

On-street parking - diagonal and / or parallel as ap-
propriate for the location- is a vital component in the
overall parking system.

2 ACCESS, PARKING AND SERVICE

Design Recommendations: The following page identifies recommenda-

tions for the following topics:

+ Reduced Parking Footprint Key

« Parking Location and Configuration ft = feet

« Pedestrian Access min = minimum

- Vehicular Access

max = maximum
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B. Design Recommendations for Access, Parking and Service

Because the BRT would provide a very high level of
transit service along the corridor, parking require-
ments are recommended to be lower than in areas
not served by strong transit, allowing individuals the
choice of relying on transit as an alternative to owning
a personal vehicles. When evaluating parking, the fol-
lowing recommendations for modifications to stan-
dards apply:

In response to the variety of site types along the
corridor, parking can be arranged in several different
configurations. To support the vision for the corridor,
the following primary configurations apply:

A. Small, Individual Site (<150 ft of frontage)

A. Required Parking:

« Lots fronting International Blvd:

Non-residential: Refer to Appendix "A”
Residential: Refer to Appendix "A”

- Lots fronting Side Street or New Interior Street:

Non-residential: Refer to Appendix "A”

Residential: Refer to Appendix "A”
« Lots Along Rear Boundary with Neighborhoods:

Non-residential: Except for live-work where allowed by zoning
non-residential not recommended within 100 feet of these

areas; Refer to Appendix "A”

Residential: Refer to Appendix "A”

« Location: In back, approximately 50 feet from primary street;

« Configuration: Surface, tuck-under, or surface and tuck-
under; for sites deeper than 120 feet, parking should be

arranged perpendicular to International Boulevard

B. Shallow Site (<150 ft of depth)

« Location: In back, approximately 50 feet from primary street;

« Configuration: Surface, tuck-under, or surface and tuck-

under, arranged parallel to International Boulevard

C. Large Site (<400 ft of depth)

« Location: In back / center of site, approximately 50 feet from
any street; or in a podium garage by itself or in combination

with surface or tuck-under;

- Configuration: Surface, tuck-under, or podium arranged

behind new buildings, away from neighborhood

D. Deep Site (>400 ft of depth)

« Location: In back / center of site, approximately 50 feet from
any street; or in a podium garage by itself or in combination

with surface or tuck-under;

« Configuration: Surface, tuck-under, or podium arranged

behind new buildings, away from neighborhood

6-24

International Boulevard T.O0.D. Plan



The corridor is envisioned as a vibrant place that has
active ground floors, particularly at intersections.
Providing pedestrian access along the corridor as well
as within buildings and sites is key to the corridor’s
success. When evaluating access, the following recom-
mendations apply:

In support of the envisioned active ground floor non-
residential activity and to maintain a pleasant and safe
pedestrian environment, vehicular access into sites

is minimized along International Boulevard. When
evaluating vehicular access, the following recommen-
dations for modifictions to standards apply:

A. Pedestrian Access:

A. Service and Loading:

« Functional Entry to Building: Access directly from street or
from forecourt/courtyard off of street and not from a parking
lot (parking lots are not considered a frontage). A wide variety
of frontage designs are allowed to support the intended physi-

cal character;

« Entry to Commercial Suite or Dwelling: Access directly from
adjacent sidewalk; approximately 50 feet apart. Functional
entries at an average of 30 feet along International Boulevard,
and an average of 25 feet along interior open spaces and along

side streets.

« Service and Loading: For ground floor buildings less than
25,000 square feet - no space required, loading/service ve-
hicles to use on-street parking or rear alley. For ground floor

over 25,000 square feet -1 space per 25,000 square feet

« Driveway Width: For less than 50 spaces - 1 driveway up to
15 feet wide. For more than 50 spaces - a 2-way driveway up

to 24 feet wide

B. Vehicular Access:

« Entry from street: Min 100 feet from street corner

« Integration of Entry into Building Fagcade: Should match
height of ground floor. Shopfront frontage to be on side near-
est street intersection; stoop, dooryard or other pedestrian
access frontage to be on non-intersection adjacent side of
entry. When a podium garage is being accessed, the entry may
be flanked by any of the frontage designs presented in section

4 of this chapter to conceal the podium from the street

Chapter 6: Design Recommendations
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3. BUILDING MASSING AND VOLUME
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Tall ground floors along streets and public open space enable a wide variety of stores,
restaurants, services, office or live-work activity.

A. Intent and Policy Statement:

Locate larger volumes near to or along International Boulevard with
smaller volumes toward the rear and sides of sites for compatible
transitions with neighbors along side streets and rear lot boundar-
ies. To encourage creativity and flexibility over time, building height
should be measured from the adjacent sidewalk in front of each

building to the eave or top of the roof for flat roofed buildings.
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DESIGN RECOMMENDATIONS - 3

Larger volumes are near International boulevard or
within the front half of sites to be good neighbors with
existing development.

Buildings can combine a variety of dwelling choices
or ‘types’in response to their site: flats and lofts over
ground floor along International Blvd, walk-up flats
and townhouses around courtyards within site, walk-
up townhouses on side street.

For buildings located on side streets or within large
sites, the mix of dwelling types may be different from
those of buildings fronting on International Boulevard
and above office or retail uses.

International Boulevard T.0.D. Plan



Above: Larger volumes are near International boule-
vard or within the front half of site while providing
visual interest and identity for the building and its

Below and Bottom: Viewed from the rear, where
typically neighghorhoods are adjacent, volumes relate
more to the scale of houses and smaller buildings than
those fronting on International Boulevard.

A massing break in the form of a paseo which provides frontage for businesses and
services while breaking down the visual presence of the building along the sidewalk.

BUILDING MASSING AND VOLUME

Design Recommendations: The following page identifies recommenda-

tions for the following topics:

- Individual Site (< 150 ft frontage)
« Shallow Site (<150 ft depth)

- Large Site (<400 ft depth)

- Deep Site (> 400 ft depth)

+ Massing Break

Key

ft = feet

min = minimum

max = maximum

Chapter 6: Design Recommendations
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B. Design Recommendations for Building Massing and Volume

In response to the variety of site types along the cor-
ridor, the following recommendations apply to sites
with less than 150 feet of frontage:

In response to the shallow site types along the cor-
ridor, the following recommendations apply to sites
with less than 150 feet of depth:

A. Building Massing and Height

A. Building Massing and Height [1]

Parallel to International Blvd: massing break not necessary;

massing responds to adjacent historic resource(s) if applicable;

Perpendicular to International Blvd = Max 100 feet with-
out a massing break; massing responds to adjacent historic

resource(s) if applicable;

Building Height: Front half of site - max allowed height be-

tween street and front half of lot;

Rear half of site = lower building heights; up to 3 stories within

25 ft of rear lot boundary
Building Entries along International Blvd: max 50 ft apart
Building Entries along Side Street: max 75 ft apart

Building Entries along rear Boundary: max 75 ft apart

B. Building Length

Parallel to International Blvd: max 200 ft without a massing
break; massing responds to adjacent historic resource(s), if

applicable;

Perpendicular to International Blvd = max 100 ft without
a massing-break; massing responds to adjacent historic

resource(s), if applicable;

Building Height: Front half of site - max allowed height be-

tween street and front half of lot;

Rear half of site = lower building heights; up to 3 stories within

25 ft of rear lot boundary
Building Entries along International Blvd: max 50 ft apart
Building Entries along Side Street: min 50 ft apart

Building Entries along rear Boundary: max 75 ft apart

+ Along International Blvd: max 150 ft
+ Along Side Street: max 100 ft when at least 50 ft from rear

+ Along rear boundary with Neighborhood: max 80 ft when
within 50 ft of rear boundary

B. Building Length

« Along International Blvd: max 200 ft
« Along Side Street: max 100 ft when at least 50 ft from rear

« Along rear boundary with Neighborhood: max 80 ft when

within 50 ft of rear boundary

6-28
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In response to large site types along the corridor, the
following recommendations apply to sites with less
than 400 feet of depth:

In response to large and deep site types along the cor-
ridor, new blocks are generated for buildings and the
following recommendations apply:

A. Building Massing and Height [1]

A. Building Massing and Height [1]

Parallel to International Blvd: max 200 ft without a mass-
ing break; massing responds to adjacent historic resource(s) if

applicable;

Perpendicular to International Blvd = max 100 ft with-
out a massing-break; massing responds to adjacent historic

resource(s) if applicable;

Building Height: : Front half of site - Max allowed height be-
tween street and front half of lot; rear half of site - lower build-

ing heights up to 4 stories within 100 feet of rear boundary;
Building Entries along International Blvd: max 50 ft apart

Building Entries along rear Boundary: max 75 ft apart

Parallel to International Blvd: max 200 ft without a mass-
ing break; massing responds to adjacent historic resource(s) if

applicable’

Perpendicular to International Blvd = max 100 ft with-
out a massing-break; massing responds to adjacent historic

resource(s) if applicable;

Building Height: Front half of site - max allowed height
between street and front half of lot; Rear half of site - lower

building heights; up to 4 stories within 100 ft of rear boundary
Building Entries along International Blvd: max 50 ft apart

Building Entries along rear Boundary: max 75 ft apart

B. Building Length

B. Building Length

« Along International Blvd: max 200 ft
« Along Side Street: max 100 ft when at least 50 ft from rear

+ Along rear boundary with Neighborhood: max 80 ft when
within 50 ft of rear boundary

+ Along International Blvd: max 200 ft
» Along New Street: max 200 ft up to 100 ft of rear boundary
» Along Side Street: max 100 ft when at least 50 ft from rear

+ Along rear boundary with Neighborhood: max 80 ft when

within 50 ft of rear boundary

[1] Massing-Break Guidance

Massing breaks are intended to produce a 3-dimensional effect that results in building sizes or the visual effect of building sizes that are compatible

with the vision for International Boulevard. To accomplish this objective, the following types of massing breaks should be applied:

a - vertical change in building height (in stories), b - forecourt (see section 4 of this chapter), ¢ - combinations of building height and forecourt

Chapter 6: Design Recommendations
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DESIGN RECOMMENDATIONS - 4

4. FRONTAGE

Corner locations are emphasized as different from the rest of the
building through frontage design.

A. Intent and Policy Statement:

Shape and activate the public streetscape of commercial, mixed-use,
and residential streets and public open spaces with ground floors
that enable compatible land use activities and upper floors that
pro-vide ‘eyes on the street’. Streetscapes in commercial or civic
areas will necessarily differ from residential streetscapes based on
their unique roles. The priority is to have buildings with appropri-
ate frontages that respond to and support their intended physical

context.

6-30

Blank or uninviting facades are avoided through a
variety of frontage-designs that accommodate
sidewalk activity.

Entries from the street - whether for residents or
employees - give identity to each building and to its
occupants.

International Boulevard T.O.D. Plan
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Above and Below: Frontage-designs can be combined
in a variety of ways to respond to the different areas of
the site.

The key characteristic is that all buildings front on a
sidewalk, paseo, courtyard, playground, park or plaza.

Chapter 6: Design Recommendations

Appropriate frontages activate each streetscape to support its intended context: primar-
ily shopping, food and services/office activities or primarily housing.

FRONTAGE

Design Recommendations: The following page identifies recommenda-

tions for the following topics:

+ Along International Boulevard Key

+ Along Side Streets ft = feet

+ Along Interior / Open Space min = minimum
- Transparency /‘Eyes on the Street’ max = maximum
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B. Design Recommendations for Frontage

In response to the variety of buildings that will occur
along the corridor, the following apply:

A. Along International Boulevard

Within 50 feet of an intersection, public open space or
massing-break: Ground floor to be ‘retail ready’ (shopfront
frontage installed to enable the corner property to provide

non-residential activity such as commerce, civic, service).

Elsewhere on block: Shopfronts are allowed but more resi-
dential frontages such as stoops, terraces, and forecourts as
allowed. Doorways are well-lit to discourage loitering. When
dwellings are on the ground floor, they may be at grade up

to within 15 ft of the street. Within 15 ft of the street, ground
floor dwellings are compatible when paired with stoops, door-

yards, forecourts, or shopfronts for live-work activity.

B. Along Side Street

Within 50 feet of an intersection, public open space or
massing-break: Ground floor to be ‘retail ready’ (shopfront
frontage installed to enable the corner property to provide
non-residential activity such as commerce, civic, service). Live-

work or residential allowed if shopfront frontage is maintained.

Elsewhere on block: Residential frontages such as stoops,
terraces and forecourts are present. Doorways are well-lit to
discourage loitering. When parking is within 15 ft of the street,

parking screen frontage is required.

C. Along Interior / Open Space

Residential frontages such as stoops, terraces, and forecourts
are present. Doorways are well-lit to discourage loitering.
Shopfronts may be allowed when within 50 ft of the street to
visually connect with and extend the adjacent streetscape.
Live-work or residential activity is allowed if the shopfront

frontage is maintained.

D. Transparency and ‘Eyes on the Street’

Ground Floor along and within 50 feet of International

Boulevard: Shopfront frontage occurs in these areas.

Ground Floor elsewhere: Forecourt, terrace, stoop, and porch
frontage designs provide sufficient ground floor windows; ap-

proximately 35% of ground floor facade with clear, non-tinted

glass.
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Stoop Terrace/Dooryard

Stoops are exterior stairs with landings which provide access
to buildings located near or at their front property lines.

'The ground floor of the building is raised to provide some
privacy for the rooms facing the public street and passersby.
'This frontage is ideal for ground floor housing. Landscaping
is required and typically flanks the stairs in planters or grade
or in containers. Demarcating garden walls may be allowed.

Stoops should be of such dimensions to allow for adequate
access to the ground floor of the building. The exterior stairs
can be perpendicular or parallel to the adjacent sidewalk. The
landing may be covered or uncovered. Landscaping should
be placed on the sides of the stoop at grade or in raised
planters. Low walls and/or fences may be located within

the front and/or side street setbacks provided that they are
in compliance with all applicable requirements and that the
materials and design are compatible with the architectural
style of the building.

Terraces (dooryards) are frontages made by setting back
the building fagade back from the front property line, and
placing a garden or terrace in that setback (elevated or not).
Terraces are enclosed by a low wall at or near the property
line with a stair or ramp from the sidewalk up onto the ter-
race. The building activities are slightly separated from the
adjacent sidewalk by the terrace height, and the depth of
the terrace provides a buffer. The buffer provides clear area
distinctions for commercial uses such as dining patios, and
provides secure buffers for private yards and residences from
public encroachment.

Terraces may be enclosed by low walls or fences. Walled ter-
races may additionally have fences to provide for safety. The
average grade of the terrace should not be more than 4 feet
higher than the adjacent sidewalk or public open space.

International Boulevard T.O.D. Plan



FORECOURT

Forecourt Forecourt

Forecourts are are open or semi-enclosed areas adjacent to
the sidewalk made by setting back a portion of the building
facade from the front property line. Typically the setback
portion is the middle section, which creates a small entry
court. This can also be achieved by setting back the fagade
when a building’s neighboring structures have zero setback
at their respective property lines. Forecourts may be further
defined by low walls or landscape between the sidewalk
and adjacent property line. Forecourts may be landscaped
or paved. Landscape may include lawn, grasses, small low
shrubs, and accent trees with sufficiently trans-parent cano-
pies to allow views of the building facade.

Forecourts are at least the size of the massing break identi-
fied in section 3 of these guidelines. Forecourts may be
elevated from the adjacent sidewalk by up to 4 feet. An
elevated forecourt must comply with the accessibility code
for access with the building and the sidewalk.

Arcades, galleries, awnings, shed roofs or canopies may
encroach into the forecourt for a suggested cumulative one-
half of the forecourt width and depth, respectively.

Chapter 6: Design Recommendations

SHOPFRONT

Shopfront with awning

Shopfront without awning

Shopfront is the frontage for buildings with or expected to
have ground floor commercial/retail uses. The frontage is
made by insertion of large openings filled with transparent
windows at the ground level facades. The facade is located
near or at the property line. Recessed storefronts are al-
lowed. The building entrance is at the grade of the sidewalk,
and provides direct access to the commercial/retail uses on
the ground floor. The basic architectural elements compris-
ing the storefront are large windows, doors with glass, clere-
story glass, and a solid base (bulkhead). Optional elements
include awnings, cantilevered shed roof or canopy, signage,
lighting, and cornices. Awnings, shed roofs, or canopies
may encroach into the public right-of-way and cover the
sidewalk within a few feet of the curb.

Landscaping is not required for this frontage type, as the
public streetscape serves that purpose. Vines grown in vine
pockets or planter boxes at the building facade are allowed
and may encroach into the public way as identified. Signage
is located in a variety of places ranging from the storefront
and wall to awnings. In addition, signs that project over the
sidewalk as well as sidewalk signs occur as allowed.

Storefronts should occur at or within 10 of the property
line and be at least 14 ft tall (floor to ceiling) to provide
adequate view into ground floor spaces.

Storefronts should provide sufficient storefront glass; ap-
proximately 55% to 80% of the facade and consist of clear
glass without reflective glass frosting or dark tinting.

Storefront windows may have clerestory windows (hori-
zontal panels) between the storefront and second floor/top
of single-story parapet. Storefront bulkhead should be of
material similar or complementary to main materials of the

building.
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DESIGN RECOMMENDATIONS - 5

5. OPEN SPACE

Open space occurs at two general levels: shared public space such as a plaza, park or
playground (shown above) and shared private space such as a courtyard. Each type of
space provides people with an option to being indoors for either public gathering types
of activities or personal, residential purposes.

Intent and Policy Statement:

Provide shared open space along the corridor for use by the general
public. Open spaces vary in their size and functions and are adjacent
to the public right-of-way for ease of access and visibility. Within
lots and buildings, open space is provided as shared open space for
residents and visitors. A key aspect of open space is that it directly

relates to and supports the adjacent buildings and their activities.
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Courtyards are popular places for casual enjoyment,
restaurants or for use by offices.

Above and Below: The location, length and width of
an open space are prioritized over the actual square
footage of the space.

Balancing the number of dwellings or shopfrotsw that
depend upon an individual open space is key to the
success and appeal of the open space.

International Boulevard T.0.D. Plan
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Above and Below: Successful open
space is fronted by and immediately
adjacent to active ground floors of
businesses and / or dwellings that act Safe and appealing open space is fronted by active ground floors of businesses and / or
as‘eyes on the street’ dwellings that act as ‘eyes on the street’.

5 OPEN SPACE

Design Recommendations: The following page identifies recommenda-

tions for the following topics:
ions for the following topic Key

« Public Open S
ublic Open Space e

« Private Open Space : -
min = minimum

« Paseos, Courtyards, Playgrounds, Parks and Plazas .
max = maximum
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B. Design Recommendations for Open Space

In response to the activity along the corridor, there are
two general types of open space that occur, depend-
ing upon location and purpose. The following recom-
mendations apply:

A. Public Open Space

residents and employees. These spaces are typically adjacent
to and accessible from International Boulevard or a side street.
While used by the general public, these spaces are not neces-
sarily owned or maintained by the City and require support
from private or non-profit sources. This type of open space

is provided in four main formats: paseos, courtyards, play-
grounds, and parks / plazas. Each is described at right. Any of

these spaces may be used when a massing break is required.

o Access: Directly from street and from adjacent buildings;

secondary access from adjacent lots and/or rear;

« Security: FFencing connected to adjacent building(s) that is
lockable; lighting that provides sufficient visibility and main-
tains compatibility with adjacent neighbors, stores, restau-

rants, offices .

These spaces are for use by the general public as well as on-site

B. Private/Internal Open Space

These spaces are for use by the on-site residents and/or
employees. Typically, these spaces are accessed by private
internal walkways as well as directly from on-site dwellings.
These spaces are owned and maintained by private sources.
This type of open space is provided in three main formats:
paseos, playgrounds, and parks / plazas. Each is described at
right. Any of these spaces may be used when a massing break

is required.

« Access: Directly from on-site dwelling units or commercial

suites;

« Security: Fencing connected to adjacent building(s) that is
lockable; lighting that provides sufficient visibility and main-

tains compatibility with adjacent neighbors and/or offices.
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Paseo Courtyard

Paseos are spaces that are narrower than they are wide
because they provide access from one location such as a
street to an another space such as a park, plaza, playground,
courtyard or to a building. Paseos are shaped by active
ground floors that have dwellings (as allowed), civic, office or
commercial uses.

Courtyards are similar to paseos but are rectangular or
square in shape and unlike a paseo, may only have one entry

Paseos

Paseos are appropriate anywhere along the corridor per the

following recommendations:

Adjacent Building Stories
Paseo
1to2 3to4 4+
Min width 12 ft 15 ft 20 ft
Max length
without a 50 ft 75 ft 100 ft
massing break
Max length if
40 ft 40 ft 40 ft
covered
Courtyards

Courtyards are appropriate adjacent to International Boulevard

and/or within sites per the following recommendations:

any direction

Stories
Courtyard
1t02 3to4 4+
Min width 15 ft 25 ft 35ft
Max length in
35ft 65 ft 100 ft

Max grd flr

units on court

1/20 linear ft

1/25 linear ft

1/30 linear ft

International Boulevard T.0.D. Plan



Playground Playground

Playgrounds are spaces that provide focused and secure ar-
eas for recreation by a wide variety of ages but primarily for
younger children. These spaces are not necessarily large and
tend to have equipment such as swings, slides, ‘monkey bars’,
and sand boxes while leaving sufficient room for people to sit
and enjoy the space. Very large playgrounds can include areas
for sports such as basketball, tennis, and handball.

Playgrounds
Playgrounds are appropriate anywhere along the corridor per

the following recommendations:

Adjacent Building Stories
Playground
1to2 3+
Min width 35 ft 50 ft
Min length 50 ft 75 ft

Chapter 6: Design Recommendations

Park Plaza

Parks are the largest of the open space types along the
corridor and consist of more green space than hardscape.
These spaces tend to be free of fixed equipment and focus on
providing open areas for running, walking or just enjoying
the space.

Plazas are similar to parks but are characterized by primar-
ily hardscape, as they tend to fit best near office, commercial
and retail ground floors as places to gather.

Parks
Parks are appropriate anywhere along the corridor per the fol-

lowing recommendations:

Adjacent Building Stories
Park
1t02 3to4 44
Min street frontage (can
be sum of two streets for 100 ft 150 ft 200 ft
corner sites)
Min depth from street 75 ft 150 ft 150 ft
Plazas

Plazas are appropriate adjacent to International Boulevard

and/or within sites per the following recommendations:

Adjacent Building Stories
Plaza
1to2 3to4 4+
Min street frontage (can
be sum of two streets for 75 ft 100 ft 150 ft
corner sites)
Min depth from street 50 ft 75 ft 100 ft
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DESIGN RECOMMENDATIONS - 6

6. LAND USE

Shopping, restaurants, services and offices activate ground floors, especially at street
intersections.

A. Intent and Policy Statement:

Enable commercial, service and civic activities as well as a variety
of housing choices that leverage the presence of transit and walk-
able neighborhoods. Within TOD catalyst areas, a wider and more

intense range of uses is generally appropriate.

6-38

Land use activity is primarily pedestrian-oriented with
certain areas committed to more vehicular-oriented
uses.

Ground floor housing occurs away from street intersec-
tions and with the appropriate frontage design for
compatibility with the intended physical context.

International Boulevard T.0.D. Plan



Land use activity ranges from retail, restaurant, office,
civic, service commercial and personal services. Street
corners are best for retail, restaurant and civic activity.

Chapter 6: Design Recommendations
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Shopping, restaurants, services and offices activate ground floors, especially at street
intersections. Lodging occurs while providing active ground floors to maintain the

continuity of the streetscape.

6 LAND USE

Design Recommendations: The following
page identifies recommendations for the

following topics:

« Compatible Land Uses along and near

International Boulevard
» Compatible Land Uses within large sites

» Compatible Land Uses along and near

neighborhoods

Key
ft = feet
min = minimum

max = maximum
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B. Design Recommendations for Land Use

In response to the variety of site types along the corridor, the following recommendations apply and are further
illustrated in the above diagrams on pages 6-42 and 6-43:

Compatible Land Uses by Location Along International Boulevard

Ground Floor

Unless identified otherwise on the Catalyst Area Map, these locations
Within 50 ft of Corner or street-adjacent have the most intense and active commercial, retail, and civic uses. In
open space such locations, these uses may also be arranged to front a plaza. Residen-

tial is generally not compatible.

Unless identified otherwise on the Catalyst Area Map, over time these

Not within 50 ft of Corner or street-adjacent locations support commercial, retail and civic uses. Residential may be
open space compatible if allowed by zoning and within the ‘frontage’ recommenda-
tions.
Upper Floors

These locations have the most intense and active office, civic, service

Within 50 ft of International Blvd i o
commercial, and residential uses.

Not within 50 ft of International Blvd Office, civic, service commercial, residential are all compatible uses.

Residential may be compatible if allowed by zoning and within the ‘front-

Within 100 ft of rear boundary /neighborhood  age’'recommendations; Office, civic, and service commercial, may not be

compatible uses.
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Along Side Street or Interior Open Space Additional Notes

Unless identified otherwise on the Catalyst Area Map, these locations
have the most intense and active commercial, retail, live-work and civic
uses. In such locations, these uses may also be arranged to front a plaza.

Residential is not compatible;

Unless identified otherwise on the Catalyst Area Map, over time these lo-
cations support commercial, retail and civic uses. Residential is compat-

ible if within the ‘frontage’ guidelines.

These locations have the most intense and active office, civic, service

commercial, and residential uses;

Office, civic, service commercial, residential are all compatible uses;

Residential may be compatible if allowed by zoning and within the ‘front-
age’ recommendations; Office, civic, and service commercial, may not be

compatible uses;
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C.P.T.E.D PRINCIPLES

Principle Description

“See and be seen” is the overall goal when it comes to CPTED and

natural surveillance. A person is less likely to commit a crime if they

1  Natural Surveillance
think someone will see them do it. Lighting and landscape play an

important role in Crime Prevention Through Environmental Design.

Natural Access Control is more than a high block wall topped with
barbed wire. Crime Prevention Through Environmental Design
or CPTED utilizes the use of walkways, fences, lighting, signage

2 Natural Access Control and landscape to clearly guide people and vehicles to and from the
proper entrances. The goal with this CPTED principle is not neces-
sarily to keep intruders out, but to direct the flow of people while

decreasing the opportunity for crime.
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Principle Description

Creating or extending a “sphere of influence” by utilizing physical
designs such as pavement treatments, landscaping and signage that
enable users of an area to develop a sense of proprietorship over it
3 Territorial Reinforcement ] ] o ] o
is the goal of this CPTED principle. Public areas are clearly distin-

guished from private ones. Potential trespassers perceive this control

and are thereby discouraged.

CPTED and the “Broken Window Theory” suggests that one
“broken window” or nuisance, if allowed to exist, will lead to others
and ultimately to the decline of an entire neighborhood. Neglected
4  Maintenance and poorly maintained properties are breeding grounds for criminal
activity. We will work with you to develop a formal CPTED based
maintenance plan to help you preserve your property value and make

it a safer place.
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1.0.D. STRATEGIES RELATED TO RECOMMENDATIONS

Block Structure,

Site Access:

Building Organization:

Strategies Walkable Streets, Pedestrian, Vehicular, Massing, Scale and
Building Location Parking, Service Volume
Provide transit-oriented ~ More riders support BRT Reduced parking ratios make ~ With varied massing, high
1 residential intensities and and leverage its value higher residential intensities  residential densities can fit into
mix of uses feasible neighborhood fabric
2 Optimize developmentat Build on the value created by ~ Pedestrian access from front-
and near BRT stations BRT investment ages delivers riders
Design buildings to pro-  Windows and entries should  Pedestrian entries at front More dwellings on Interna-
3 vide “eyes on the street”,  face the street keep sidewalks active and tional provides more eyeballs for
and on other open spaces secure security
Locate buildings at or This shapes and secures the Pedestrians in front, parking
4 near the sidewalk, with street for pedestrians in back
active ground floor front-
ages
Focus retail and services ~ More residents and commut-  Walkable streets and conve-
5 within walking distance  ers need (and can support) nient, tucked-away parking
of catalyst areas more services support retail
Design buildings to be Set back from neighbors, Parking at rear should be House-scale massing hear
6 good neighbors while push up to the street screened from neighbors neighbors and corridor-scale
shaping the corridor massing on International
Provide a variety of hous- Equitable housing choices Varied massing support varied
7 ing opportunities along  leverage value of BRT housing types
the corridor
Integrate the public Street trees, curbside parking ~ Keep services at the rear so
8 realm streetscape with and active frontages make that buildings can connect
the adjacent building walkable streets nicely to the streetscape
ground floors
Integrate adjacent/ The corridor inherited a good ~ Historic building pattern has ~ Buildings adjacent to historic
9 surrounding historic block structure, which should  pedestrian entries to indi- structures can be massed at a
building scale into new not be replaced with “super-  vidual units as well as lobbies  compatible scale
development block redevelopment”
Provide convenientand ~ Small blocks and pedestrian-
10 inviting pedestrian access oriented frontages make safe
from the neighborhoods  places
to the corridor
Minimize vehicular site  The corridor is prioritized for Parking access should be
1 access from International transit; sidewalks should be taken from side streets, not
Boulevard prioritized for pedestrians International.
Improve the visual Watch building size to not Minimize intrusions to Building sizes are larger closer
12 character and pedestrian  get too large and keep ground streetscape on corridor and  to International Boulevard and
quality of buildings along  floors active balance with pedestrian smaller closer to neighborhoods
International Boulevard access
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Lot and Building

Frontage Design

Open Space: Public,

semi-public, semi-

private and private
On-site open spaces make

higher housing densities

habitable and valuable

Land Use: Flexible,
Varied and Mixed

Residential intensities should
generally decrease with dis-
tance from the corridor

Active frontages create safe
public spaces

All shared open spaces,
whether public or private,
should be visible from mul-
tiple premises

Transit-oriented commer-
cial and residential uses are
oriented to the street for
convenience and safety.

Frontages must be designed
to create activity

Consistent “retail-ready”
frontages at retail catalyst
sites

Mixing retail and services
along the corridor reduced
travel demand and saves
residents time.

Frontages establish, and
respond to, the residential or
retail character of each block

Commercial uses generally
belong on International, with
residential uses near neigh-
bors.

Appropriate frontage design
can create valuable residential
addresses even on Interna-
tional Boulevard

Semi-public and semi-private
courts and gardens create
more “frontages” within lots
for safe, valuable housing

Mixed housing types encour-
age diversity by age, house-
hold size and income.

Frontages are the “seam” that
connect the streetscape to the

buildings

Historic retail shopfronts and
residential porches and courts
are the basis of recommended
frontage designs

Frontages on side streets
transition from “retail-ready”
to residential as one moves
away from International Blvd

Privately owned but publicly
accessible paseos, plazas and
greens can connect residents
to the corridor.

Frontages on International
should not be broken by
driveways except where abso-
lutely necessary

With uses mixed within a
resident’s walking distance,
the need to drive is reduced.

Avoid long individual build-
ings and apply massing breaks

Coordinated ground floor
activity keeps open space
appealing

Transparency along the
ground floor is critical for
success and appeal of the
streetscape
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6-45



International Boulevard T.0.D. Plan



/

IMPLEMENTATION RECOMMENDATIONS







Implementation Recommendations

INTRODUCTION

This chapter ties together the vision, guiding principles, sub-area plans,
and design guidance found in the previous sections of the International
Boulevard TOD Plan. It includes 15 recommendations for International
Boulevard, each of which has several specific implementation actions as-
sociated with it. These 15 recommendations and implementation actions
are organized into a matrix that fills the majority of this chapter. The
goal of these 15 recommendations is to reduce the barriers to transit-
oriented development along the International Boulevard Corridor. These
barriers include crime, the economy, the availability and suitable land for
development, and the investment practices of development companies

and retail establishments.

The 15 recommendations are:
* Focus development activity and resources to TOD Catalyst Areas.

* Commit to providing a significant increase in public resources to
address criminal activity.

* Take steps to improve the physical appearance of the International
Boulevard corridor.

* Improve the pedestrian environment to support transit use and

public safety.
* Make TOD standards and requirements clear.
* Streamline the environmental review process for TOD projects.
* Improve transit facilities along the International Boulevard corridor.
* Improve the bicycle network.
* Create a comprehensive approach to parking.
* Manage private motor vehicle traffic.

* Build partnerships with community-based organizations and other
agencies to improve the International Boulevard corridor.

* Provide opportunities for jobs, job training and economic advance-
ment.

Chapter 7 - Implementation Recommendations 7-1



Recruit and promote new retail uses and appropriate community
facilities and services to locations along the corridor.

Increase availability of and access to healthy, affordable food, and
reduce the prevalence of unhealthy options such as fast food and
liquor, for the communities along International Boulevard.

Celebrate International Boulevard’s history, ethnicity and cul-

ture.

In the matrix that follows, each implementation action includes the

tollowing information:

7-2

Description — A description of the implementation action.

Timeframe — A broad timeframe within the action should be
implemented. The timeframes are as follows:

Immediate — within 1 year of adoption of the plan
Short — within 2-5 years of adoption of the plan

Medium - between approximately 6 and 10 years of adoption
of the plan

Long —10+ years after adoption of the plan

Ongoing — actions starting now and continuing into the future

Relative Cost — The relative cost of each action. Please note
that these cost estimates are qualitative and that no quantita-
tive, statistically valid cost estimating was completed for the
project. This information is based on the best professional judg-
ment of City staff and the consultant team. The following are
the symbols representing relative cost:

$ = low cost compared to other implementation actions. Ex-
amples include implementing an ordinance, modifications to a
code, or basic studies.

$$ = medium cost relative to other implementation actions.
Examples include detailed studies and reports, such as Specific

Plans.

$$% = high cost relative to other implementation actions.
Examples included subsidies for development projects or con-
structing new facilities.

Responsibility — An identification of the agency or department
responsible for implementing the action.

Location on Corridor — Clarification of whether the action is
focused on one of the TOD Catalyst Areas, or along the entire
corridor.
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MENU OF IMPLEMENTATION OPTIONS

The Implementation Table incorporates the wide range of actions delineated in the Sub Area Plans and in so doing, contains some actions that are beyond the City of Oakland’s financial or personnel resources, or jurisdiction, to implement. As an
overarching strategy this Plan recommends that wherever appropriate public-private partnerships between the City and development entities, corporations, non-profit organizations and community associations, inter-agency agreements between local and

regional governmental organizations, and other multifaceted coordination approaches be used in implementing these Plans.

Recommendation #1: Focus development activity and resources to TOD Catalyst Areas.

At the core of the recommendations for the International Boulevard TOD Plan is the proposal to focus initial resources on a limited number of areas. This will enable these areas to be stabilized and improved and the positive impacts of this
change will spread to other areas along the corridor. More specifically, the City can focus a variety of resources on the TOD Catalyst Areas to help ensure success by:

e Coordinating with AC Transit to improve transit service along International Boulevard through safety programs and improved bus stops.

¢ Funding facade and site improvement programs through redevelopment in the catalyst areas.

e Directing development subsidies to projects sited in the catalyst areas.

e Support retail and commercial uses in the designated priority areas by providing financial and technical assistance to businesses in the catalyst areas.

e Directing financial and staff resources to stimulate development in the catalyst areas.

In addition, many TOD projects also include a large residential component and increasing housing opportunities, especially affordable housing, is a major objective for the corridor. Encouraging affordable housing development along International
Boulevard satisfies two major goals of the TOD Plan: (1) it activates the corridor by generating new transit ridership and (2) it accommodates new households with incomes similar to current area residents. In Oakland, affordable housing is generally subsidized with local
resources after all available non-local subsidy sources are exhausted. The primary local source is the tax increment funded Housing Set Aside (HAS) Fund, which on average contributes $143,000 per affordable unit citywide. Although by policy HAS funds are allocated

on a competitive basis and are not reserved for particular geographic areas, there is a proposed policy to provide a competitive advantage to developments located in priority development areas such as designated TOD areas.
p p geograp ) prop policy to p p g P p P g )

Affordable housing on the corridor should provide a broad range of housing opportunities, and in particular should include a strong proportion of units sized for larger families, consistent with the larger household size typical in adjacent neighborhoods. It should be noted
that the desire for more affordable housing varies along the corridor and City efforts should reflect this. For instance, in the San Antonio subarea there is a desire to construct more affordable housing, particularly for housing that accommodates large families; whereas in
the Elmhurst and Hegenberger subareas, community representatives expressed a concern that additional affordable housing will result in concentrations of poverty. Generally the overall strategy for housing is to ensure that in the future there is a mix of affordable and

market rate housing and a diversity of housing unit types that serve both smaller households and larger families.

Implementation Action Description Timeframe | Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Implement sub-area plans | Take the necessary steps to study and then implement the sub-area plans described in Chapter 5 of this Ongoing $$$ City, private developers, X
report. citizens and non-profit
organizations
Create TOD Catalyst Area | Create a policy to focus existing programs and resources in TOD Catalyst Areas. Immediate $ City X
Policy
Expand funding for As new funding becomes available, the City’s Redevelopment and Economic Development Divisions should | Medium $5% Redevelopment Agency X
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Redevelopment Agency

Programs

expand funding for their programs that assist with new development in the TOD Catalyst Areas. Among
the programs where additional funds should be supplemented are: infill incentive grants, tenant

improvement grants, facade improvement grants, and neighborhood project improvement grants.

Target Affordable Housing | Target affordable housing funds to projects in TOD Catalyst Areas. Ongoing $$% City
Funds
Acquire vacant properties There is a significant amount of vacant land and buildings along the corridor and in the TOD Catalyst Ongoing $$5% City, Redevelopment Agency
and underutilized buildings | Areas that can be a starting point in the process of assembling sites for larger-scale TOD projects. Acquiring
in TOD catalyst areas these properties early on while real estate prices are depressed and before intense speculation occurs can raise
prices and will save time and money in the future. Key activities related to land acquisition include:
e Make arrangements for one or more funding sources for land acquisition that can be used to secure
properties as they become available on the open market.
e Compile an inventory of real estate in the corridor to identify properties currently owned by public
agencies.
e Determine which of these properties will contribute to TOD initiatives and ensure that they will be
made available when needed for redevelopment.
Develop a “blighted Through field assessments, aerial photography, and community knowledge, create a blighted building target | Short $ City, Redevelopment Agency
building target list” list as a spatial layer in Oakland’s GIS system. The City should prioritize these buildings for facade and
structural improvement programs, especially where clusters of many blighted buildings exist and/or where
they are in TOD Catalyst Areas.
Identify contaminated sites | Environmental contamination from past uses on a site can be a significant barrier to redevelopment. To Medium $$ City, Redevelopment Agency
and pursue funding for spark the revitalization of the TOD Catalyst Areas the City should work with environmental regulatory
environmental remediation | bodies to identify sites that have potential environmental contamination. Providing accurate information on
the potential levels of contamination can assist with development efforts. Once this information is available,
the City and/or Redevelopment Agency should pursue outside funding to remediate these sites to clear the
way for development..
Focus affordable housing Focus affordable housing funds to TOD Catalyst Areas. Immediate $5% City
funds
Prioritize TOD projects Grant local affordable housing funding priority to projects that include ground floor commercial in retail Immediate $ City
that have transit-supportive | priority zones, space to accommodate anchor tenants, security-oriented design, and units that accommodate
characteristics large families.
Assemble key catalyst sites | Assemble key catalyst sites along the corridor and solicit proposals by housing and mixed-use developers. Ongoing $5$ City, Redevelopment Agency
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Infrastructure Study Prepare a study that identifies any deficiencies in the corridor’s infrastructure, especially the sewer, water, Short $$ City, Redevelopment Agency X
and electrical systems. The study should prioritize the necessary improvements. Seek funding to upgrade
weaknesses in infrastructure systems. System upgrades should be coordinated to occur at the same time as
the construction of the BRT system.

Target business assistance | Target and actively market existing business assistance programs to the TOD Catalyst Areas. Ongoing $ City X

programs

Recommendation #2: Commit to providing a significant increase in public resources to address criminal activity.

Problems with drugs and crime, including theft for drug money, were cited repeatedly as concerns of the community and impediments to new development initiatives along the International Boulevard corridor. Drugs and crime — and the negative

perception of the area that they cause — are major deterrents to redeveloping the corridor and it is critical that these issues be addressed. The City should identify and implement strategies that can be used in the corridor to combat problems with

drugs and crime. Several specific actions include:

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Work with residents and Work with residents and community-based organizations to enhance enforcement of the City’s “Deemed Ongoing $$ City X
community-based Approved” ordinance for liquor stores. Establishments that are not complying with the City’s requirements
organizations to step up to uphold performance standards, including not endangering public health or safety and not encouraging
enforcement of the City’s nuisance activities (public drunkenness, illegal drug activity, excessive littering, loitering, graffiti, etc.) should
“Deemed Approved” be subject to penalties. Additionally the City should review the legitimacy of existing licenses as well as their
ordinance. compliance with selling to persons less than 21 years of age.
Strengthen zoning In order to address the number and concentration of liquor stores along and near International Boulevard Immediate $ City X
regulations and policies to | and the crime and blight associated with these stores, the City should explore new additional zoning
address liquor stores regulations and policies. Policies and regulations should address prohibiting new liquor stores, de-
concentrating liquor stores and enforcement of existing and new regulations. As a first step in this process,
the City should partner with local organizations to catalogue existing liquor stores within % mile of
International Boulevard, review new liquor store licenses in the City over the past 10 years and hold
community forums to discuss issues and solutions.
Corner store conversion To address crime issues associated with liquor stores, the City and local organizations should work together | Immediate $ City, non-profit organizations X

program

to create a liquor store to corner store conversion program. This program will try to change the businesses
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practices of liquor stores so that the stores sell a higher percentage of healthy foods and less liquor and

alcohol.

Establish police substations | Establish a series of police sub-stations along the International Boulevard corridor with the goal of having 1 | Long $5% City
sub-station in each sub-area.
Create a safety ambassador | Create a program where safety ambassadors would patrol the corridor and especially within the TOD Medium $$ Local Business Improvement
program Catalyst Areas, on foot and on bicycles, act as extra eyes and ears for the police, build relationships with local District(s) or Community
businesses, and act as a positive presence in the community. Benefit District(s), City
Create an education and Working with the Neighborhood Crime Prevention Councils and other bodies, increase communication of | Ongoing $ City, non-profit organizations
outreach campaign information about crime locations along the corridor to community groups, citizens, and enhance
communications between police officers, residents of the community and business representatives about
incidents of crime.
Install security cameras Install and monitor cameras at key intersections and other locations as a security measure/crime deterrent. Short $ City, Redevelopment Agency
The cameras should initially be located in the TOD Catalyst Areas and in existing pedestrian-oriented retail
areas.
Increase the number and Provide an increased police presence while the TOD Catalyst Areas are being stabilized and before Ongoing $$$ City
presence of police officers significant private investment occurs. Consider foot and bicycle patrols in these areas.
along International
Boulevard
Continue and strengthen The City should continue to provide information and training on Crime Prevention Through Ongoing $ City
the CPTED program for Environmental Design (CPTED) principles to Planning Department staff who review proposed
review of development development or property rehabilitation projects. All new projects along or near the International Boulevard
projects along International | Study Area should undergo CPTED review. The Planning Department should also continue to partner
Boulevard with the Police Department to strengthen the CPTED program.
Increase street lighting to Coordinate improved street lighting with the streetscape improvements and BRT construction. The street Medium $$ City, Redevelopment Agency
improve public safety lighting should be pedestrian-scale and designed to minimize shadows in public areas.
Create hotel minimum one | Create an ordinance that requires minimum one night stays in hotels and motels along and within % mile of | Immediate $ City, Redevelopment Agency
night stay ordinance International Boulevard. Enforce this ordinance with regular police sting operations.
Add resources to address Undertake a study to identify specific programs and resources that can be used to address the prostitution Short $ City, Redevelopment Agency,

prostitution

issue along International Boulevard, as addressing this issue is necessary to encourage TOD and other

private investment along the International Boulevard corridor.

non-profit social service

organizations
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Recommendation #3: Improve the physical appearance of the International Boulevard corridor.

The presence of trash and debris, graffiti, dilapidated properties and vacant buildings along International Boulevard is a barrier to investment in the community. The identification of adequate funding for cleaning and maintenance of public areas

and improved trash removal is a priority. Additionally, these actions should be undertaken with a strong consideration towards improving the level of security along the corridor. Improving the physical appearance of the corridor would improve

the pedestrian environment and help increase pedestrian activity. This would result in an overall improvement in the perception of safety. Additionally, investing in streetscape improvements helps convey the City’s commitment to, and confidence

in, the successful redevelopment of the area. Enhancing the perception of the safety, beginning with the TOD Catalyst areas, will help revitalize the entire corridor.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Expand the Redevelopment | Expand the facade improvement program and focus in the TOD Catalyst Areas. Prioritize the types of Short $$ Redevelopment Agency X
Agency’s facade improvements that meet the vision of transit-supportive places when awarding funding through with the
improvement program fagade improvement program.
Make streetscape Resume previous efforts to install streetscape improvements along International Boulevard, starting with the | Medium $$% City, Redevelopment Agency X X
improvements in TOD TOD Catalyst Areas. Examples of specific improvements include additional street lighting, street trees and
Catalyst Areas other landscaping, ,improved signage and new entryway signs that showcase the different sub-areas of the
corridor. A sample strategy could be to:
1) Work with AC Transit to identify and approve physical streetscape improvements that support
BRT. Reference AC Transit’'s “Designing with Transit” handbook in planning and designing
streetscape changes.
2) Develop a more detailed streetscape improvement plan that includes street trees, pedestrian
amenities and other improvements not included in the BRT plan. Native and drought-resistant
plants should be used wherever feasible.
3) Coordinate all streetscape improvements with the construction of the BRT system.
Expand graffiti abatement | Expand funding and activity of graffiti abatement programs to remove graffiti as soon as it appears. Develop | Medium $$ City X
strategies to prevent graffiti from occurring including use of landscaping and murals, both of which are less
likely to have graffiti.
Clean streets and sidewalks | As funding becomes available, conduct regular sidewalk and street cleaning with a focus on the existing | Medium $$ City, Redevelopment Agency X X
regularly pedestrian-oriented retail areas and the TOD Catalyst Areas.
Create a “Clean Create a multi-lingual, multi-pronged education program that encourages businesses and residents to place | Short $ City, non-profit organizations X

Community” Education

Program

trash in sealed containers only on the day of trash collection. Educational strategies could include door-to-

door canvassing, a newsletter, and/or letters and actions coordinated though the local schools, community
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organizations, and religious institutions.

Remove billboards Expand efforts to reduce the number of billboards along International Boulevard, especially in areas with Ongoing $$ City, Redevelopment Agency X
high pedestrian volumes such as the core of the commercial district.

Add code enforcement staff | Create a proactive code enforcement program that closely monitors the International Boulevard area for Ongoing $$$ City X

and create a proactive code | code violations. Initial steps should target businesses along the corridor and track down absentee land

enforcement program property owners to ensure code violations are corrected.

Provide low-cost loans for | Create a low-cost loan program that provides assistance to property owners in the International Boulevard Medium $$$ Redevelopment Agency X

mitigating code violations

areas with the affordable resources to bring their properties in compliance with local codes and regulations.

Recommendation #4: Improve the pedestrian environment to support transit use and public safety.

It is important to maintain ease of access and a pleasant, safe route between a person's home or work and the corridor for the success of transit, businesses, and the corridor as a whole. Maintaining continuous sidewalks, street trees for shade,

lighting, and traffic-calming features all play important roles in creating pleasant, effective pedestrian access from neighborhoods. Essentially, if a person does not feel comfortable walking or bicycling (which is key link to transit) they will use their

automobile and demand for transit will fail. Conversely, when walking or bicycling to transit is pleasant and easy, using transit is perceived to be easier. Improving the pedestrian environment also has a secondary effect of improving public safety

and perceptions of public safety. One very effective way to deter crime and increase the feeling of safety of an area is to increase the passive surveillance that occurs through pedestrians’ “eyes on the street.” When an area is active or perceived to be

under watch, criminal activity is effectively prevented through the fear of getting caught. Recommendations below would improve the pedestrian environment and in turn, improve the environment for transit and transit-oriented development.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor

Prepare sidewalk width Adopt minimum guidelines for sidewalk width on International Boulevard (recommended 13 feet Short $ City X
guidelines minimum), and require widening where feasible as a condition of development.
Enhance pedestrian Provide enhanced pedestrian crossings at least every 600 feet along International Boulevard through the Ongoing $$ City, Redevelopment Agency X
crossings inclusion of pedestrian median refuges at unsignalized intersections and adding signalization at dangerous

intersections. More detailed information on specific locations for enhanced pedestrian crossings can be

found in Appendix A.
Study and improve traffic Review and revise the City’s traffic signal warrants to better evaluate where additional signals are needed and | Medium $$ City X
signalization for pedestrian | implement new traffic signals along the corridor. More detailed information on specific locations for
activity potential new traffic signals can be found in Appendix A.
Improve wheelchair ramps | Replace substandard wheelchair ramps and add new ones where necessary. Ongoing $$ City, Redevelopment Agency X
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Recommendation #5: Clarify TOD standards and requirements.

TOD projects are a relatively new development pattern and not one familiar to all developers. This learning curve presents a barrier to implementation of TOD projects along the corridor. The City can help mitigate this challenge by developing

clear and understandable development standards and requirements. Especially clear standards will help articulate the City’s desires, making it easier for developers to plan, design, and propose appropriate new projects. Removing ambiguity in the

development standards will help ensure that the City realizes projects that help improve the corridor.

Implementation Action Description Timeframe | Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Implement design The City should augment its current efforts of implementing design guidelines that enable transit-oriented- | Short $ City X
guidelines development projects. Specific recommendations that should be included in design guidelines can be found
in Chapter 6 of this plan.
General Plan amendments | The City should consider amending the General Plan land use designation(s) and zoning for the industrial | Immediate $ City X X

and zoning code revisions

for limited industrial areas

areas currently zoned CIX-2 located between approximately International Boulevard, I-880, 14™ Avenue
and 26" Avenue. Allowing these areas to convert from the current industrial and heavy commercial uses to a
lower-impact mix of housing and businesses would help to remove a significant barrier to redevelopment of

adjacent parcels along International Boulevard.

Recommendation #6: Streamline the environmental review process for TOD projects.

The development review process can be a risky, cumbersome, and trying process for any real estate development activity in any California community. Generally, the development review process is intended to ensure that development does not

threaten public safety, health, and welfare. The California Environmental Quality Act (CEQA) adds another layer of formal review to ensure that development does not significantly impact the environment. In fact, environmental review under

CEQA affects transit-oriented development projects due to the time and expense associated with the environmental review process. However, Senate Bill (SB) 375 (2008) offers a number of opportunities to streamline the environmental review

requirements for transit-oriented development (or, as SB 375 calls them, Transit Priority) projects, increasing the viability and potential success of the International Boulevard TOD Plan. Capitalizing on new CEQA streamlining, such as that

provided by SB 375 presents a valuable opportunity and barrier reduction for new TOD projects.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Participate in the creation | The City should participate with regional agencies and other local governments in the Bay Area in the Short $$ City, Redevelopment Agency X X

of a regional Sustainable

Community Strategy under
SB375

formulation of a Sustainable Community Strategy (SCS), as provided for in SB 375. Once the SCS is
adopted, proposed development projects that are consistent with the SCS (e.g., the transit-oriented
developments along a major transit corridor such as International Boulevard) would be eligible for
exemptions and/or streamlined review under CEQA. Consider creating a master EIR or one or more

specific plans for the TOD Catalyst Areas that will enable proposed development projects to avoid certain
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aspects of the CEQA process.

Environmental review

documents

To further streamline the CEQA review process for development in the project area consistent with the
recommendations in this plan, prepare and certify an Environmental Impact Report (EIR) for the
International Boulevard TOD Plan. This would avoid the need for project-specific EIRs for individual

development proposals that are consistent with the vision and strategies of the Plan.

Short

$$

Recommendation #7: Improve transit facilities along the International Boulevard corridor.

A major component of the success of the TOD Catalyst Areas and the corridor as a whole will be the quality of alternative transportation systems that serve the corridor. Improvements to the existing systems are needed, as well as new

infrastructure. The BRT project represents the primary transit improvement expected in this area over the foreseeable future. Building the BRT system would help the corridor realize improved access and a more efficient, improved transportation

system. In turn, improved access can stimulate new development, improve commercial activity, and improve the quality of life of the area residents. While BRT represents a major increase in transit frequency, speed, and reliability in this corridor,

the following recommendations are designed to enhance the BRT and to work with virtually any configuration of enhanced transit on International Boulevard.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Urban design for transit Update street standards to ensure that street improvements are consistent with AC Transit’s Designing with | Short $ City X
Transit design manual.
Improve bus stops at cross- | The BRT preferred alternative would add high-quality bus stops at regular intervals (of about one-third of a | Medium $ AC Transit, City X

transit connections

mile) on International Boulevard, and would remove existing local bus stops. Stops along International
Boulevard, then, would not be in need of improvement following implementation of the plan. However,
many other local bus stops (serving “cross-town” bus routes) would remain on connecting streets, including
stops at which important connections can be made between International Boulevard bus service and other
major AC Transit lines. To the extent the connecting stops currently lack such amenities, these stops should
be improved to provide shelters, highly visible signage, map and schedule information in all necessary

languages, and adequate lighting.
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Recommendation #8: Improve the bicycle network.

Just as an inviting pedestrian environment is necessary to attract transit-oriented development, a complete and safe bicycle network is also a key ingredient of TOD. For people to use their bicycles to connect their trips to transit stops, an area must
have adequate bicycle infrastructure and present a safe and pleasant environment in which to ride. In the case of International Boulevard, which exhibits a disproportionately high number of bicycle-related traffic accidents, this is an especially
important concern. As with motorized vehicles, bicyclists need safe and available parking for their bicycles in order for bicycle use to be convenient and viable. The following recommendations present a number of actions the City can take to

improve the bicycle network in the International Boulevard area.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Inventory and expand Conduct an updated inventory of existing public bicycle parking in the corridor, and identify locations where | Short $ City X
bicycle parking parking should be added.
Implement the Bicycle Implement the proposed bikeway network around the International Boulevard Study Area. Since the | Medium $5% City X

Master Plan, with a proposed BRT plan will provide bicycle lanes on those segments of International Boulevard with sufficient

particular emphasis on width, the highest priority should be to implement the proposed bicycle boulevard segments that would
identifying funds to create bring residents to International Boulevard from adjacent neighborhoods (via 4* Avenue, 16™ Avenue, 55
the bicycle boulevards Avenue, 21°/22™ Avenue, 55" Avenue, 85" Avenue, and 94" Avenue), as well as the proposed bicycle
boulevard segments that provide a parallel route to International Boulevard for cyclists (via portions of East

19" East 21, Avenal, Arthur and Plymouth Streets).

envisioned by the plan

Recommendation #9: Create a comprehensive approach to parking.

The implementation strategy for the TOD Plan focuses much of its attention on parking. Provision of the 7igh# amount of parking is essential to successful TOD, as too little parking can restrict access, while too much parking can increase motor
vehicle traffic and negatively impact pedestrian, bicycle, and transit conditions. As currently proposed, the BRT preferred alternative would result in removal of about 37 percent of the on-street parking spaces along International Boulevard within
the TOD Plan area. Nonetheless, in order to improve not just automobile access, but also delivery access to businesses, and to provide a “buffer” of parked cars to separate pedestrians on the sidewalk from adjacent vehicle traffic, a key element of
these TOD Plan recommendations is to “add back” on-street parking at development opportunity sites along International Boulevard using recessed bays. The following recommendations will help realize the vision for International Boulevard and

successful TOD Catalyst Areas through comprehensive, balanced parking management strategies.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Adopt off-street parking To achieve a parking strategy in line with a TOD vision, consider adopting the S-15 off-street parking Short $ City X
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regulations from the S-15
Transit Oriented
Development zoning

classification

regulations for the existing S-15 Transit Oriented Development Zone for the entire International Boulevard
corridor. This would remove a minimum parking requirement for major commercial uses and reduce the
minimum residential parking requirement. This should be completed as part of the comprehensive citywide

zoning update.

Prepare parking lot study In order to encourage use of the S-15 provision allowing leasing of off-site parking in lieu of construction of | Short $ City
new parking on-site, conduct an inventory of all existing off-street lots in the corridor, including location,
supply, occupancy, ownership and potential for use by new developments. In particular, commercial parking
lots that are open to the public but are underutilized should be identified, as owners of such lots might be
especially willing to enter into lease arrangements for excess space.
Unbundle parking Require, or create incentives to promote, the “unbundling” of residential parking spaces and dwelling units Short $ City
(in other words, allow parking spaces to be sold or leased separately from dwelling units). This should be
completed as part of the comprehensive citywide zoning update.
Require and/or promote car | Create a policy that requires large developments to include car share parking spaces in parking area. | Short $ City
share programs Incentivize smaller developments to include car share spaces as well.
Allow for the provision of | Consider requiring AC Transit to provide additional on-street parking, where warranted and desirable, asa | Short $ City
new on-street parking to mitigation measure tied to construction of the BRT project; or alternatively, consider creating incentives for
offset the loss of parking developers to provide additional on-street parking, where warranted and desirable, concurrent with the
spaces associated with the redevelopment of TOD Catalyst Areas. This can be achieved by relocating the existing curb line in selected
BRT proposal. areas to provide an 8-foot wide on-street parking lane.
Develop on-street parking | Develop and adopt on-street parking management strategies such as demand-based pricing, establishment Short $ City
management plan of parking benefit districts, relaxation of time limits on metered spaces, and establishment of permit zones
preventing “spillover” into adjacent residential neighborhoods, among other measures.
Construct public parking Identify locations where the construction of public parking facilities is desirable to serve vibrant retail areas | Medium $5% Redevelopment Agency

facilities for commercial

development in some areas

and TOD Catalyst Areas. Ideally the parking lots should be located on parcels immediately behind
International Boulevard and should generally not be constructed within the same block as a BRT stop
location. The facilities should be well-designed with attractive landscaping, appropriate lighting and
adequate security measures. Such parking would be constructed to serve as a joint parking resource for all

businesses and could also provide locations for “car share pods” along the corridor.
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Recommendation #10: Manage private motor vehicle traffic.

In a transit- and pedestrian-oriented environment such as that envisioned by this plan, automobile access and circulation is not the highest priority for allocation of right-of-way space. However, auto and truck access and parking still remains

important, as a large proportion of visitors to the corridor and virtually all of the goods delivered to the area will require street space for access and parking. It is important to maintain access and minimum traffic operations standards. One valuable

strategy to balance automobile access and a safe, comfortable pedestrian environment is through traffic calming techniques which help reduce impacts of traffic on adjacent residential neighborhoods and the pedestrian environment. Traffic

calming, in conjunction with the currently proposed BRT configuration and existing City traffic standards, is expected to result in a balanced traffic system along International Boulevard.

Implementation Action

Description

Timeframe

Relative
Cost

Responsibility

Location on Corridor

TOD Catalyst
Areas

Entire
Corridor

Implement residential

traffic calming

To improve pedestrian safety, neighborhood livability, and access to retail and transit on International
Boulevard, traffic calming measures should be implemented in adjacent residential neighborhoods.
Improvements should focus on streets with high incidences of speeding and/or a history of collisions.
Traffic calming measures might include (but would not be limited to): reductions in the number and width
of traffic lanes (particularly on arterials), clearly marked bike and pedestrian zones, bulb outs, median
islands, speed tables, traffic circles, neckdowns, center island narrowings, raised crosswalks, blinking
crosswalks, raised intersections, realigned intersections, textured pavement, chokers (raised islands in a
parking zone that narrow a roadway), signal timing to reduce traffic speeds, and tighter corner radii (a

tighter radius forces drivers to reduce speed).

Medium

$5%

City

X

Add signage and
enforcement to prohibit
commercial trucks from

using 85th Avenue

Residents and businesses along International Boulevard near 85" Avenue have expressed concerns related to
pedestrian safety and air quality due to commercial trucks using 85" Avenue as a truck route. The use of 85®
Avenue as a truck route is expected to worsen with BRT since turning movements from International
Boulevard to nearby streets would be prohibited. To address this concern, the City should place signs at
various locations along 85" Avenue and at the intersections of 85" Avenue with International Boulevard,
San Leandro Street, and Bancroft Avenue to direct trucks away from 85th Avenue (e.g., using “No Trucks”
(R5-2) signs'). Signage should also be placed at the approaches to and along designated truck routes (e.g.,
using “Truck Route” (R14-1) signs?) proposed for 73 and 98" Avenues. In addition, the City should

actively enforce laws against trucks using 85™ Avenue as a truck route.

Immediate

City

Study High Street/42"

Conduct a study of the intersections around International Boulevard, High Street, 42*¢ Avenue and the

Medium

City, Redevelopment Agency

! State Of California, Business, Transportation And Housing Agency, Department Of Transportation; California
Manual on Uniform Traffic Control Devices for Streets and Highways, Part 2 Signs, 2003, http://www.dot.ca.gov/hg/traffops/signtech/mutcdsupp/pdf/camutcd2010/Part2.pdf.

> State Of California, Business, Transportation And Housing Agency, Department Of Transportation; California
Manual on Uniform Traffic Control Devices for Streets and Highways, Part 2 Signs, 2003, http://www.dot.ca.gov/hg/traffops/signtech/mutcdsupp/pdf/camutcd2010/Part2.pdf.

Chapter 7 - Implementation Recommendations

7-13




Avenue traffic flow

configuration.

Interstate 880 on-ramp for possible roadway configurations. The study should focus on redirecting non-

local traffic from High Street to 42™! Avenue and making pedestrian-oriented improvements to High Street

within the study area. A detailed discussion of possible configurations can be found in Appendix A.

Study potential pedestrian
improvements at the
Hegenberger/73™ Avenue

intersection

Conduct a study of the intersection of International Boulevard and 73" Avenue/Hegenberger Avenue, with

a focus on potential pedestrian improvements. Creating a more pedestrian-friendly environment at this

major intersection will support increased transit use along International Boulevard and enhance connections

between International Boulevard, the Coliseum BART Station and redevelopment activities near the

Coliseum complex. Specific improvements that should be studied include:

Pedestrian refuges

Corner bulb-out sidewalk and bus stop extensions

Relocation of bus stops

Achieving sidewalk widening concurrent with new development projects

Adding sidewalks on Hegenberger

Medium

City, Redevelopment Agency
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Recommendation #11: Build partnerships with community-based organizations and other agencies to improve the International Boulevard corridor.

This recommendation addresses the need to build partnerships and capacity among community-based organizations, and also to enhance the City’s coordination with outside agencies. With respect to community-based organizations, for
reinvestment activity to occur, there must be organizational capacity that can provide leadership, build consensus, raise funds, and manage the process. Because market forces may not be strong enough to entice the private sector to invest in desired
community projects, an essential first step in the process is to enhance the development and administrative capacity of community-based organizations. The objective should be to enhance capacity overall of stakeholders in the corridor and to
continue to support emergence of a leadership structure that can build coalitions and pursue the funding that is required for priority TOD projects. The City has already made progress towards institutionalizing this capacity building through its

establishment of the Community Advisory Committee (CAC) for the International Boulevard TOD Plan.

Additionally, in most development projects there are typically multiple agencies that have jurisdiction and from which a project applicant must obtain approval. This regulatory process can result in slowing or preventing development by adding
delays, ambiguity, and uncertainty to the approval process. The City can help reduce this barrier to development by improving communication and coordination both among various City departments and between the City and other agencies that
have regulatory authority over projects along the International Boulevard corridor. The City has already initiated improved inter-and intra-agency coordination through the formation of a Technical Advisory Committee (TAC) for the TOD Plan.
The TAC for this project was comprised of key City staff, the project consulting team, and staff from other public agencies including AC Transit, CalTrans, and the Association of Bay Area Governments. TransForm, the non-profit organization
which assisted in securing the grant from CalTrans for this project, also participated in the TAC meetings. The TAC met several times to review and advise the project process and content, share knowledge of applicable concurrent planning

activities or development projects, and to provide technical guidance and knowledge. This represents a notable opportunity for the City to continue sharing information across departments and agencies and should be continued.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor

Priority issue “Town Hall” | The most pressing issues identified by the community during the process are liquor stores and prostitution, | Immediate $ City X
forums as both are related to crime and criminal activity. As a first step in implementing the Plan, the City should

organize a series of “town hall” style forms to discuss these issues. The forums should include information

on the current status of each issue (e.g., the number of new liquor stores that have opened in the area),

current laws and regulations and potential strategies and solution that have been used by the City of

Oakland and/or other communities. The result of the forms should be action plans and community

priorities for how the City can work with the community to address these pressing issues.
Ongoing Community To build capacity of community-based organizations and strengthen the City’s working relationships with Ongoing $ City X
Advisory Committee the community, the City should continue to convene the International Boulevard Community Advisory

Committee, potentially adding other stakeholders as needed, to ensure that the Plan’s implementation stays

in line with community priorities and vision. The CAC should be expanded to include a variety of other

citizens groups involved in the community, including members of the Oakland Neighborhood Crime

Prevention Councils.
Ongoing Technical To improve inter- and intra-agency coordination, continue to convene the International Boulevard Ongoing $ City X
Advisory Committee Technical Advisory Committee to ensure creative, efficient, and successful revitalization of the corridor.
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The IB TAC should meet, at a minimum, every other month.

Youth/Young Adult The youth and young adults are the future of the International Boulevard corridor and they should be Ongoing $ City/ Community X
Outreach Program engaged in the public decision-making process. To enable this, a public outreach and involvement program Organizations

should be developed that is targeted at youth and young adults living in the community.
Publicize organizations Many community organizations are currently active in communities along International Boulevard. Ongoing $ City/ Community X
working along International | However, many residents may not know about the organizations and the organizations may have Organizations

Boulevard

overlapping geographies and missions. To assist in these efforts, the City of Oakland or community
organizations should publicize all of the facilities and services — both public and private — currently available
to area residents. This should be updated on an annual basis and be provided in both on-line and printed

versions.

Recommendation #12: Provide opportunities for jobs, job training and economic advancement.

Improving job opportunities along International Boulevard can help transform the corridor in two ways. First, by improving opportunities for economic advancement, the quality of life for local residents is improved. In the specific case of

International Boulevard which exhibits a relatively high rate of unemployment, this would allow greater discretionary income for the residents, opportunities for increased local economic activity, and additional means to purchase and improve

homes. Secondly, additional jobs will attract new, non-local workers to the area which, when coupled with an improved transit system and TOD projects, can reinforce the operation of the various transit lines and improve their financial viability.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor

Collaborate with the The City’s Economic Development Division should continue to work with the Workforce Investment Ongoing $ City X

Workforce Investment Board to design customized job training programs for existing and new employers.

Board on job training

programs

Local-hire ordinance Consider creating a local-hire ordinance for City-funded projects to ensure that area residents benefit from | Short $ City, Redevelopment Agency X
the changes along and near International Boulevard.

Employment opportunities | Support development projects and activities that increase the number of jobs along and near International | Ongoing $$ City, Redevelopment Agency X
Boulevard. Potential areas for transit-oriented employment include the industrial areas near 55th Avenue,
and the areas between International Boulevard and I-880 from 14th and 25th Avenues.

Job placement/vocational Prioritize the establishment of a job placement center in a new TOD project along International Boulevard. | Ongoing $5% City, Redevelopment Agency

training center The City should actively work with local community-based organizations to identify appropriate locations X
and secure funding for job training and placement programs. Potential developers should be informed that
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this type of center is a high priority for the community.

Business incubators

Business incubators are needed to support small and emerging businesses in Oakland, and, in particular,
along International Boulevard. This effort should be led by community organizations but supported by the
City and/or other agencies where feasible. To maximize neighborhood benefit, the businesses incubators

should be located in TOD Catalyst Areas.

Medium

Community Organizations,

City, Redevelopment Agency

Recommendation #13: Recruit and promote new retail uses and appropriate community facilities and services to locations along the corridor.

Many basic public and social services--in particular parks, public places to meet and gather, grocery stores, banks, and medical service-- are missing or not easily accessible to the International Boulevard community. As International Boulevard is

revitalized, these public and social service needs must be considered and accommodated. Additionally, these services should be distributed equitably along International Boulevard so that the corridor provides amenities for all the adjacent

neighborhoods. Some of the needed services include a medical center, a library with computer access and training, a senior center, child care centers, a substance abuse facility or treatment programs, additional parks and recreation facilities, and an

adult education center or university extension center. Additionally, there is a need for additional full-service restaurants, grocery stores, banks, bookstores, hardware stores, and coffee shops and bakeries. Just as clustering retail and other

commercial uses along the corridor maximizes access for customers and benefits for the businesses, clustering social and public services along the corridor will ensure easy access to these services for local residents and business owners.

Additionally, locating such services near commercial uses and transit stops would help support the transit system by increasing the number of destinations served by transit and therefore, enhance the overall ease and convenience of using that

transit line.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Pursue banks for Facilitate a community-based process to encourage location of financial institutions on the corridor, focusing | Ongoing $ City, Redevelopment Agency X
International Boulevard on the underserved nodes between the Fruitvale and Elmhurst South (Durant Square) areas. As part of this
effort, the City should communicate to potential developers that adding banks in their projects is a high
priority for the community.
Pursue grocery stores for Creating new development opportunities for urban supermarkets is an important concern of the community. | Ongoing $5% City, Redevelopment Agency X
areas along or near Recently, several new grocery store operators have entered the Northern California market and are known to
International Boulevard be actively seeking sites, therefore there is a near to intermediate opportunity to attract these operators. It is
likely that these operators will require assistance with land assembly, write down, and other typical forms of
Redevelopment assistance.
Provide flexible, affordable | Encourage developers to create flexible affordable retail/commercial spaces so local residents can rent the Medium $$ City, Redevelopment Agency X
retail spaces space for business start-ups. Explore additional programs to make commercial space affordable for existing
businesses and new businesses as the corridor redevelops.
Prepare a Medical Clinic Work with the Alameda County Public Health department to conduct a study of medical clinics in the Medium $$ City X
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Feasibility Study

general vicinity of the Havenscourt-Lockwood sub-area, with the end goal of adding a medical clinic along

International Boulevard in Havenscourt-Lockwood.

Provide information on Provide information on the City’s website about retail-ready vacant properties along the International Medium $ City, Redevelopment Agency
vacant retail properties. Boulevard corridor. This information should be presented in a searchable database and should include
photos of the properties.
Increase and improve parks | Improve the quality and expand the number of parks and open spaces along the corridor. At key locations in | Ongoing $5% City, Redevelopment Agency
and green spaces retail areas, work with developers to construct new, small-scale public plazas as part of large-scale
development projects.
Market the International Plan and implement an International Boulevard marketing campaign in order to help improve the public’s Short $$ City, Redevelopment Agency
Boulevard corridor perception of the corridor. The campaign should reach out to new customers, businesses, and residents and
should emphasize existing assets and recent positive changes along the corridor.
Priority uses survey The Redevelopment Agency should conduct a detailed survey of the priority land uses desired by the Short $ Redevelopment Agency, City
community in each sub-area. This information can be used to support the Agency’s funding decisions for
different types of programs.
Youth/recreation center Take the necessary steps to build one or more youth/recreation centers along the International Boulevard Long $$$ City, Redevelopment Agency

corridor. This use was highly desired in all of the sub-areas. Where existing facilities already exist, the
existing facility could be expanded to meet the needs of the community. The youth/recreation center should
provide a variety of programs and services including: homework help, recreation programs, cultural

programs, youth employment programs, and vocational/skill-building programs.
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Recommendation #14: Increase availability of and access to healthy, affordable food, and reduce the prevalence of unhealthy options such as fast food
and liquor, for the communities along International Boulevard.

Increasing access to healthy food in the areas around International Boulevard has many potential benefits, including improved health for residents, revitalization of the area with new retail food establishments, and economic benefits for the city

and for employees of these food stores. To achieve these outcomes the City must partner with community groups, local residents, and existing and potential businesses to improve existing food businesses and attract new ones.

Implementation Action Description Timeframe | Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor

Develop and achieve a Develop systemic approaches for addressing community concerns and priorities related to the local food Short $ City, non-profit organizations X
comprehensive vision fora | system through the land use planning and decision-making processes. There are several local organizations
healthy and robust food that are currently working on food policy reform in Oakland and are actively engaging residents in a
system. dialogue about goals and priorities for the City’s food system. New food policy should be developed in

collaboration with such efforts.
Conduct an inventory of Conduct an inventory of appropriate sites for development of full-service grocery stores along the corridor, Short $ City, Redevelopment Agency X
available full-service grocery | with a goal of attracting such stores to underserved areas. The inventory should consider such factors as lot
development sites size, transit accessibility, and visibility/proximity to major intersections. The study should focus on sites

within Low Access Areas (LAA’s).
Conduct retailer surveys Conduct retailer surveys in order to better understand the needs and challenges of small grocery stores along | Short $% City X
aimed at improving small International Boulevard. The survey should identify programs or strategies for improving existing small
grocery stores grocery stores, as well as identify major barriers to stocking healthy food, accepting federal food assistance,

and maintaining public safety.
Develop a business Based on the results of the retailer survey, develop a specialized business improvement program for small Ongoing $$ City X
improvement program food markets. Elements of this program may include developing a special licensing program that requires
targeting small markets. retailers to comply with certain business practices, facilitation of cooperative purchasing from food

distributors, grants and loans for lighting, infrastructure, and facade upgrades, and technical assistance for

accepting Supplemental Nutrition Assistance Program (SNAP) and Woman, Infants and Children (WIC)

vouchers.
Explore new regulations to | Consider a variety of potential regulations to limit unhealthy, calorie-dense, nutrient-poor food and to take | Short $ City X
discourage unhealthy food | into account the health consequences of establishing new fast food restaurants and convenience markets in
outlets. communities that are already overburdened with unhealthy food outlets.
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Recommendation #15: Celebrate International Boulevard’s history, ethnicity and culture.

International Boulevard exhibits an extraordinarily rich cultural heritage and is one of the most diverse communities in California. This rich diversity contributes to the uniqueness of the corridor and should be celebrated along with the

revitalization of the corridor. Public art that expresses the area’s cultural identities can help create a sense of place, strengthen community pride, and be a significant economic development tool that may help generate tax revenues for the City and

revitalize neighborhoods. Parts of International Boulevard have existing concentrations of arts studios and other cultural amenities, presenting an opportunity to showcase this cultural depth.

Implementation Action Description Timeframe Relative Responsibility Location on Corridor
Cost TOD Catalyst Entire
Areas Corridor
Create A Public Art Work with existing artists and cultural groups along and near the corridor to establish a Public Art Advisory | Short $ City, non-profit organizations X
Advisory Committee and a | Committee that would seek funding to create public art installations and expand arts and cultural
public art program for the opportunities along the corridor. The Committee should prioritize commissioning local artists to design and
International Boulevard manufacture the art. The art should reflect the history and cultural diversity in the neighborhoods
corridor. surrounding International Boulevard.
Build an arts and cultural The City should partner with one or more local organizations to create a physical space for arts and culture Medium $5% City, non-profit organizations, X
center along International Boulevard. local Community Development
Corporations
Market the artist Convene all the artist communities in neighborhoods adjacent to International Boulevard and have them Short $ City, neighborhood groups X
community along and near | collaboratively market the corridor as a special place for arts and culture.
International Boulevard
Create a “History of Seek grant funds to create a project that celebrates the history of International Boulevard through Medium $$$ City, Redevelopment Agency X
International Boulevard” informational signage, public art that depicts the corridor’s history, educational programs, and community
Project events.
Host an annual Work with residents, merchants, the City’s Parks and Recreation Department and other agencies as Ongoing $$ City, local merchants’ X
International Boulevard appropriate to host an annual International Boulevard community-wide event. The event could have associations, neighborhood
community-wide event separate nodes in each sub-area or use the Oaklavia format where the entire corridor would be shut down to groups
automobile traffic. As part of this event the City could also share progress on the International Boulevard
TOD Plan and seek feedback on the implementation process.
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1.0.D. CATALYST AREAS

Planned Van Ness BRT Line

Transit-Oriented Mixed-Use Development in Oakland

Chapter 8 - Implementing the Vision

INTRODUCTION

Chapter 4 of this Plan presents the community’s vision for the
future of the International Boulevard Corridor, the essence of which
is to build upon the value of the new Bus Rapid Transit services to
transform the International Boulevard Corridor to a series of lively,
pedestrian-oriented, transit-oriented urban places. A core strategy
for achieving that ambitious goal is to concentrate initial public

and private improvements and reinvestment in a number of focused
areas, so that early improvements reinforce one another and gener-
ate tangibly improved, safer, more valuable places on which further

investment can build.

Chapter 6 expands and develops the vision of Chapter 4 into a
series of transit-oriented development (T.O.D.) strategies with a
strong emphasis on the physical design of the Corridor,. Chapter 6
also presents design recommendations intended to coordinate and
direct public and private improvements consistent with those strate-
gies, and defines 4 prototypical Infill Site Types that are common
along the Corridor, with recommendations for applying the design

recommendations to each Infill Site Type.

This Appendix takes discussion of how T.O.D. can be applied to
properties along the Corridor a step further, by presenting a series
of conceptual plan diagrams of selected areas within the 8 Catalyst
Areas, to assist the community, property owners and potential de-
velopers and investors in visualizing how T.O.D. infill development
might help to transform the use and character of these Catalyst

Areas one investment at a time.



CATALYST AREA ILLUSTRATIVE DIAGRAMS

In the following pages, a range of potential transit-oriented de-
velopment infill projects are illustrated within the T.O.D. Priority
Areas that were identified by the collaborative work of the planning

team and the community through the planning process.

Note that in most cases the entire Catalyst Area is not illustrated.

Specific sites have been selected for illustration, either because they
are prototypical of opportunities in that Catalyst Area, because the
site is an obvious candidate for change, or because the site is strate-

gically located.

These diagrams are illustrative of the general, long-term potential of
these areas, and are nof specific recommendations that any particular
properties be redeveloped at any particular time, nor that they be

redeveloped exactly as illustrated here.

Rather, the purpose of these diagrams is to help the community,
property owners, business owners and potential investors to visual-
ize the potential for transit-oriented infill development on muliple
properties in concentrated area in a coordinated fashion to signifi-
cantly change the nature and value of that place toward the vision
that the community has described for the future of the International

Boulevard Corridor.

The diagrams are illustrative of a range of alternative development
forms, all of which are generally consistent with the goals and
strategies of this Plan, and with the development standards of the
currently proposed Zoning Code Update. It is important to note
that the opportunity sites shown in the illustrations have not been
evaluated with respect to historic resources and districts. If City
Council directs staff to undertake environmental review pursuant to
the California Environmental Quality Act (CEQA) for the Inter-
national Boulevard Transit-Oriented Development Plan, potential
impacts of the plan’s implementation on cultural and historical re-
sources will be identified and, where necessary and feasible, mitiga-
tion measures to reduce and/or avoid potentially significant impacts

to those resources will be recommended.

'The question of the economic feasiblity of the development types
illustrated is more complex. As of this writing in late 2010, the
combination of the national housing malise, the international reces-

sion, and the generally moribund economy of East Oakland make
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Frontage design can create enough privacy for residen-
tial uses even on a major thoroughfare

Ground floor shops provide convenient amenities for
residents and create value for the developer and the
community
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Compact three-story development can deliver transit-
supportive intensities in transit-oriented (pedestrian-
oriented) urban patterns.

Adaptive reuse of historic structures has the potential
to deliver transit-oriented development building upon
the value of historic structures.

Live-work dwellings provide flexible opportunities for
investing in real estate while starting a new business.
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most of the developement projects illustrated unlikely to occur in

the near future as the result of purely market forces.

Within the range of development types illustrated, some are more
likely to be achievable in the forseable future than others. While
T.O.D. s often equated with 4 to 8 story devleopment with struc-
tured parking - often underground - in fact 2 to 5 story develop-
ment supported by parking at grade can be very transit oriented and
transit supportive, and will much more economically viable in most
stretches of the International Boulevard Corridor in the forseable
future. Thus a good number of the infill sites illustrated here show
those lower-rise, simpler forms of development. It should be noted,
though, that the current Zoning Code Update and this Plan fully
allow and encourage development at intensities ranging from 2 to 4
stories throughout the Corridor, up to 6 stories in many areas, and
over 8 stories in a few locations. It is expected that the market eco-
nomics at the time of development will be the primary determinant

of development intensity in most cases.

If the core goal of this Plan is to employ transit and transit-oriented
development to help transform the Corridor into a series of safe,
valuable and useful places for the communities that flank it, those
benefits will generally be extended to more neighborhoods sooner if
more blocks are improved with moderate-intensity transit-oriented
development rather than just a few blocks being improved with
high-intensity transit-oriented development. Many communities

- with the best of intentions for community revitalization - have
invested very large amounts of public capital in expensive “signa-
ture” projects that have sat for many years surrounded by blight,
rather than building several blocks of great neighborhood fabric at
somewhat lower, more market-realistic intensities. Over the life of

this plan, the full range of intensities can be realized.

Note: Although International Boulevard generally trends northwest to
southeast, in describing the locations of sites we assume that it runs gen-
erally west to east, and describe sites to the north/east side as “north’, and
to the south/west as South”. This is potentially confusing in Elmburst but

we continue the convention for simplicity.
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T.0.D. Catalyst Area 1 14t Ave -17t Ave

INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 1 is at the western end of the San Antonio
Sub-Area. This two-block area is the westerly gateway to the Inter-

national Boulevard TOD Corridor planning area.

The Catalyst Area is characterized by a mix of industrial, com-
mercial, lodging and residential uses in one to three story buildings.

Those buildings range in type from suburban strip retail buildings

and a motel, to windowless industrial buildings, to older houses.

Further descriptions of the existing conditions in surrounding areas Streetscape improvements on Interational Boulevard

can found in Chapter 1. in San Antonio District to the north of stud area

Through the community workshop process, the community ex-
pressed desire to see the 16th to 23rd Ave portion of International
Blvd transformed into a “main street” environment, characterized
by widened sidewalks, improved streetscape amenities - including
regular street trees, better lighting, and facade improvements - im-
proved pedestrian safety at intersections and crosswalks, and a range

of commercial, civic, and social amenities. Among these, locally-

owned businesses, libraries, community centers, adult education

facilities, parks and open spaces, and new and affordable housing Well preserved historic row houses on International
for families and seniors, were identified as priorities for meeting the Boulevard just west of 14th Avenue

local needs of the community. In addition to these, the commu-

nity expressed a desire for a supermarket and a bank to be located

conveniently nearby.

Aerial view of Catalyst Area 1

T.0.D Catalyst Area 1 at west end of San Antonio Planning Sub-Area Orange line means
“retail-ready frontages recommended
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Strip commercial building at International Boulevard
and 14th Avenue

Motel on Opportunity Site D, at corner of International
Boulevard and 15th Avenue

Simple mixed-use buildings just east of 16th Avenue
are precedents for Infill Development Type I.
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CATALYST AREA 1

Opportunity sites of several types have been identified in this Cata-
lyst Area, and conceptual recommendations for appropriate types of
Transit-Oriented Development infill development at a number of
scales are illustrated and described here. These T.O.D. infill projects
that are illustrated here respond to the community priorities and
recommendations for that area, as described in Chapter 5. Qualita-
tive information about the development illustrated is provided on
the following pages, and quantitative information is tabulated below

the illustrative plan diagram.

[1] Special Note for Subsequent Design Illustrations:

A number of assumptions have been made in the preparation of
the numerous “Opportunity Site”-specific design illustrations nad
recommendations that follow. Residential units are assumed to
range from 850-1400 sq. ft, and accommodate a range of unit types.
It is assumed that most residential units shall provide secured park-
ing for at least on automobile, and in some cases, a second, as the
market and unit type require. For ground-floor commercial spaces,
it is generally assumed that the parking needs of commercial spaces
less than 10,000 sq ft can be served by on-street, curb-side parking.
Finally, it is generally assumed that in the forseable future, surface
parking will be both the most feasible and most common option/
application for any new development that may occur, with some

exceptions.

1.0.D Catalyst Area 1
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Opportunity Site A

Location: Half-block to the south of International, between 14th
Ave and 15th Ave.

Existing Conditions: 1 to 3 story buidings housing industrial/fab-

rication uses, including open metal sheds and work areas..

Illustrated Infill Development: The existing concrete building at
16th and International - currently housing light fabrication uses - is
retained and expanded south to the alley. A 3-story mixed-used
building is shown along International, and rowhouses or live-work

units with tuck-under parking on 15th.

The ground floor of the existing corner building should be retrofited
with glass storefront to provide a “retail-ready” frontage, and similar
frontages should be provided along International and around the

corner onto 15th.

'The upper floor uses within the mixed-use buildings on 16th and
International could be either residential units or commercial space,

possibly expansion of existing businesses.

Taken as a whole, this site is a good example of T.O.D. Infill Site
Type 3.

(aption
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Opportunity Site A:

Street trees, curbside parking, and glass storefronts
activate the streetscape and sidewalk.
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Opportunity Site B:

Three-story mixed-use building downtown Oakland
with a strong corner presence.

Opportunity Site C:

Chapter 8 - Implementing the Vision

Opportunity Site B

Location: Half-block to the south of International, between 15th
Ave and 16th Ave.

Existing Conditions: The westerly portion includes one-story,
mostly windowless industrial buildings, and the easterly portion is

four historic houses.

Ilustrated Infill Development: New 3 to 4-story mixed-use
buildings are shown to replace the one-story industrial buildings,
with parking lots behind, accessed from the existing alley. Addi-
tionally along the alley, new residential buildings and garages with
upper-floor apartments are shown. In some cases these apartments
also have ground floor spaces that face an internal green, garden or

court.

Opportunity Site C

Location: Half-block to the north of International, between 15th
Ave and 16th Ave.

Existing Conditions: Older buildings in generally poor condition

on smaller lots.

Illustrated Infill Development: The potential for a unified
redevelopment of this entire half-block is illustrated. 3 to 4 story
mixed-use buildings are sites at the corners, with “retail-ready”
frontages to provide space for neighborhood-serving commercial
uses at the ground floor, with upper floor apartments. Between
those buidlings fronting International, and behind them fronting
15th and 16th Aves, residential rowhouses or live-work units are
shown, with dooryard or stoop frontages to provide a degree of
privacy for ground floor residences, and flexiblity to accommodate

small ground floor business uses.

Enclose garages are shown for the rowhouse units, and a shared
open parking area is shown for the upper floor apartments in the
corner buildings. Many customers of the corner commercial uses
would be expected to arrive on foot from the surrounding neigh-
borhoods and from the nearby transit stops, and curbside on-street

parking would be provided for customers who drive.
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Opportunity Site - D

Location: Half-block to the north of International, between 14th
Ave and 15th Ave.

Existing Conditions: Existing strip commecial building facing
14th Ave and motel facing 15th Ave.

Ilustrated Infill Development: An ambitious, perhaps longer-
term development possibility is illustrated for this site, given its
prime location at a major intersection, the intense zoning that is
provided by the proposed zoning update, and the sloping terrain of
the site that would facilitate two flat parking decks, one accessed
from the low end of the site near 14th and the other from the high
end near 15th.

Fronting International are two large buildings with significant
amounts of ground floor commercial space and double-loaded resi-
dential floors above. Rowhouse type residential or live-work units
front 15th Street, and additional residential units are located within
the lot interior, accessed by way of secure, semi-private courtyards
on a deck over the parking area. Stairs and passages connect those
upper courtyards to the street, providing pedestrian access for visi-

tors and residents alike.
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Opportunity Site D:

A mixed-use building with a significant ground-floor
retail presence, and stacked flats above, requiring
structured parking.

Legend:
T.0.D. Infill Building

Tuck Under / Podium

Parking

Open Space Public

Open Space General
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Potential Development Summary

Site A - 0.52 Acres; 29 spaces

Infill Site Type: Type 3

Commercial: 7,800 ft?

Residential: 26 Units (1200 ft? average size)
DUA: 50

Parking Ratio: 1.11 Space / Unit

Building Mass: approx. 3-4 Stories

Site B - 0.84 Acres; 24 spaces

Infill Site Type: Type 3

Commercial: 65,000 ft?

Residential: 43 Units (1200 ft? average size)
DUA: 52

Parking Ratio: 1.11 Space / Unit

Building Mass: approx. 4-5 Stories

Site C - infill; 30 spaces

Infill Site Type: Type 3

Commercial: 6,000 ft?

Residential: 24 Units (1200 ft? average size)
DUA: 24

Parking Ratio: 1.11 Space / Unit

Building Mass: approx. 3-4 Stories

Site D - infill; 30 spaces

Infill Site Type: Type 3

Commercial: 6,000 ft?

Residential: 24 Units (1200 ft? average size)
DUA: 24

Parking Ratio: 1.11 Space / Unit

Building Mass: approx. 3-4 Stories

[1] Note: development intensities, including dwelling unit count, commercial square footage and building height, as noted above, are based upon the
assumptions listed on p. 7. In most cases, the proposed zoning would allow development at greater intensities, and to the extent that the market will sup-
port lower parking ratios, or structured parking solutions, significantly higher development intensities and building heights may be realized.

Chapter 8 - Implementing the Vision
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T.0.D. Catalyst Area 2

INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 2 spans the eastern end of the San Anto-
nio Sub-Area and the western end of the Fruitvale Sub-Area. The
T.O.D. infill projects illustrated here respond to the community

priorities and recommendations for those areas, as described in

Chapter 5.

Among these, maintaining and improving the vitality and economic
viability of the existing commercial corridor was of top importance.
'This could be accomplished by prioritizing and encouraging a range
of small, locally-owned businesses that promote a strong local com-
munity, culture and sense of place - such as cafés, bakeries, salons,
etc. - in addition to the development of housing for a range of
incomes and demographics, including ADA accessible units. Addi-
tionally, there are currently a number of existing and positive public
and non-profit community centers along the corridor which should

continue to be encouraged and supported.

Finally, an enhanced International Blvd, characterized by widened
sidewalks, the removal of billboards, added curbside parking, im-
proved streetscape amenities - including regular street trees, better
lighting, dedicated bicycle lanes and facilities - and improved pedes-

trian safety at intersections and crosswalks is highly desired.

T.0.D Catalyst Area 2, partially in San Antonio Planning Sub-Area and partially in Fruitvale
Planning Sub-Area to the east. Orange line means “retail-ready frontages recommended

20" Ave to 25™ Ave

Corner of International Boulevard and 22nd Avenue

Deteriorated urban fabric to west of 23rd, across from
Opportunity Site C

Streetscape along that frontage, including solid
historic brick building badly remodeled

International Boulevard T.0.D Plan



Fine historic building at 23rd Avenue

Undistinguished one-story building at 23rd and
International houses youth employment agency, which
could occupy the ground floor of a mixed-use building

Aerial View of Opportunity Sites Cand D

Chapter 8 - Implementing the Vision

CATALYST AREA 2

'This two-block area includes and unusually large percentage of
vacant and underutilized parcels, including a former gas station and
drive-in restaurant on the north side of International, and relatively

low-value industrial buildings on the south side.

'This area is withing the San Antonio planning sub-area, and high
priority uses identified by the community include local-serving

retail shops, restaurants, and housing.

Infill Site Types 1 and 2 are illustrated here. Qualitative informa-
tion about the development illustrated is provided on the following
pages, and quantitative information is tabulated in the righthand

colum of the fold-out plan.

T.0.D Catalyst Area 2 with 4 opportunity sites




Opportunity Site A

Location: Quarter-block on the north side of International, on the

northwest corner of 22nd Auve.

Existing Conditions: Former drive-up restaurant at corner, oper-
ated as a restaurant in food-service trucks, with outdoor storage/

workyard and light industrial uses to the west.

Ilustrated Infill Development: A very simple Site Type 2 de-
velopment is illustrated for this site, with two mixed-use buildings

fronting International and a shared parking lot behind.

'The entire ground floor area could be devoted to commercial uses,
or the front portions could be commercial and the back could be
residences that face shared open space in the form of shared courts
or gardens. 'The smaller westerly building could alternatively have
residential uses on the entire ground floor, if allowed by zoning, and
residential apartments would be located on the upper floors of both

buildings.

The parking area and the shared garden spaces between it and the
buildings could be enclosed within a secure perimeter fence for the

exclusive use of the residents.
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Opportunity Site A:

Smaller-scale mixed-use building with strong retail
presence on the ground floor, that would blend well
into a predominently residential context.

International Boulevard T.0.D Plan



Opportunity Site B

Location: Large quarter-block on the north side of International,

on the northeast corner of 22nd Ave.

Existing Conditions: Former gas station at corner, operated as a
restaurant in food-service trucks, with outdoor storage/workyard

and light industrial uses to the west.

Illustrated Infill Development: This is also illustrated as a simple
Type 2 infill development, but in a pattern that could be developed
as two separate projects at separate times. Note that the presence of

the service alley makes this feasible.

'The building at the corner a simple 3-4 story mixed use buildings

Opportunity SiteB: with ground floor commercial and apartments above. The building

to the east is shown as potentially residential on all floors includ-

ing the ground floor, if allowed by zoning, with dooryards or stoops

fronting International.

A hybrid parking arrangement is suggested, with some garages tak-
ing advantage of direct access oft the alley, and some being accessed
by way of a secure internal driveway, which could be designed and

detailed as a common plaza or parking court that could also provide

useable outdoor recreation and play space for the residents.

A mixed-use building with live-work units fonting the
sidewalk and an engaged ground floor commercial
presence.

Opportunity Site C:

Chapter 8 - Implementing the Vision 8-13




Opportunity Sites C& D

Location: Much of the long half-block on the south side of Inter-
national between 22nd and 23rd Ave.

Existing Conditions: Good quality buildings are present at the
corner of 22nd and near 23rd, with lower value commercial build-

ings in the center of the area at a vacant lot at the corner of 23rd

Ave.

Iustrated Infill Development: As on the north side of Interna-
tional in Site B, the existing alley provides vehicular access to the
lots in the center of the block, enabling their redevelopment while

preserving existing buildngs at or near the corners.

At the corner of 23rd and west of the buildings that are retained,
are prototypical Site Type 1 developments on quite narrow lots,
with commercial space facing International, apartments upstairs,

and parking lots behind.

At the westerly end of this opportunity site a project with 2 to 4
story buildings is illustrated, with “tuck-under” parking accessed
directly from the alley, freeing up the on-site open space to provide

secured, semi-private courtyard and garden spaces for residents.

A small park is shown at the center of the block, which could pro-
vide needed play space for families and children in the area. That
space could be secured at night, and could include provide an out-

door dining area for a restaurant in the adjacent mixed-use building.

Opportunity site D illustrates the possibility of a small scale (2-3
stories) residential courtyard project which could either have, or not
have, a live-work commercial presence fronting International Blvd.
'The potential project is shown to front a new public open space,

providing an added value to the residential units.
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Opportunity Sites C& D:

Smaller-scale infill project which though unique, is
complimentary to its neighbors.

Small park in an urban context
Legend:
T.0.D. Infill Building
Tuck Under / Podium
Parking

Open Space Public

Open Space General

International Boulevard T.0.D Plan



Potential Development Summary

Site A - 0.50 Acres; 29 spaces

Infill Site Type: Type 2

Commercial: 8,000 ft?

Residential: 30 Units (1200 ft? average size)
DUA: 59

Parking Ratio: 1.08 Space / Unit

Building Mass: approx. 5-6 Stories

Site B - 0.84 Acres; 24 spaces

Infill Site Type: Type 2

Commercial: 6,500 ft?

Residential: 43 Units (1200 ft? average size)
DUA: 52

Parking Ratio: 1.11 Space / Unit

Building Mass: approx. 4-5 Stories

Site C - infill; 30 spaces

Infill Site Type: Type 1

Commercial: 6,000 ft?

Residential: 24 Units (1200 ft? average size)
DUA: 24

Parking Ratio: 1.11 Space / Unit

Building Mass: approx. 3-4 Stories

Site D - infill; 27 spaces (12 tandem, tuck-under)
Infill Site Type: Type 2

Commercial: O ft?

Residential: 21 Units (1150 ft? average size)

DUA: 24

Parking Ratio: 1.30 Space / Unit

Building Mass: approx. 2-3 Stories

[1] Note: development intensities, including dwelling unit count, commercial square footage and building height, as noted above, are based upon the
assumptions listed on p. 7. In most cases, the proposed zoning would allow development at greater intensities, and to the extent that the market will sup-
port lower parking ratios, or structured parking solutions, significantly higher development intensities and building heights may be realized.
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Design Vision for Catalyst Area 2

The photo-transformation on the right illustrates the intersection
of International Boulevard and 22nd Avenue, looking to the north

(west) on International.

The upper image is the existing conditions as of late 2010. On the
near right is a tire and auto service business in a former gas station,
and on the other side of 22nd Avenue on the right is a restaurant
business operating out of food service trucks on a former A&W
drive-in restaurant site. On the near left is an older two-story brick
mixed-use building that has been stuccoed over, and across 22nd
Avenue on the left is a large, two-story building, the upper floor of
which is office space and the ground floor is parking.

The lower image has been electronially edited to illustrate the po-
tential for a coordinated series of streetscape improvements and new
development projects to cumulatively transform this key intersec-
tion to a more pedestrian-oriented, transit-oriented and lively urban

environment.

Key public improvements illustrated include the restriping of the
existing pavement to create dedicated bus lanes in the center for
the proposed BRT services for the corridor, and related restriping
of lanes for private vehicles. At this location, because of the limited
right of way width and the need for both a westbound through lane
and left turn lane, the curbside parking has been removed. Other
streetscape improvements - which would ideally be completed at
approximately the same time as the BRT line - include new pedes-

trian-scale streetlights and new street trees.

Key private development illustrated include:

*  Restoration of the brick facades of the two-story building on
the left, and the addition of an awning.

* Replacement of the office building on the left with a three-
story (or taller) mixed-use building.

* Construction of a 4-story mixed-use building on the former
A&W drive-in site, the ground floor of which might house
the existing, very good Mexican restaurant business curently
operating from trucks.

* A new mult-story mixed-use building to the right, set back
from 22nd Avenue to form a corner plaza, with ground floor
restaurant that can make use of the plaza.
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Existing condition on International Blvd at 22" Ave

Potential Design Vision for International Blvd at 22" Ave
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T.0.D. Catalyst Area 3

INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 3 is near the center of the Fruitvale Sub-Area,
just west of Fruitvale Avenue. The T.O.D. infill projects that are
illustrated here respond to the community priorities and recommen-

dations for that area, as described in Chapter 5.

These recommendations revolve around maintaining and enhancing
the current character and economic viability of the corridor. Unique
to the Fruitvale area particularly, the City should capitalize on al-
ready thriving eco- and artist communities in the Fruitvale area, and
encourage its long term viablitily through efforts like encouraging
development of artist live-work spaces, public art and mural com-
missions along International Blvd, and encouraging the startup of
locally operated arts and entertainment uses along the corridor, such

as galleries, studios, music venues, etc.

In support of this, a continued physically-improving corridor, char-
acterized by wide sidewalks, curbside parking shaded by a regular
street-tree canopy, the possibility of shared-parking lots and ar-
rangements, the incorporation of public parks and open spaces into
new context-sensitive developments throughout the corridor, and an
increased range and diversity of quality commercial, office, civic and
residential uses, can all aid and encourage the long-term viability of

the corridor, and the unique communities along it.

T.0.D Catalyst Area 3 in Fruitvale Planning Sub-Area, just west of Fruitvale Ave.
Orange line means “retail-ready frontages recommended

29" Ave to Fruitvale Ave

Corner of International Blvd and Fruitvale Ave.

Distinctive historic building at 31st Ave

Corner of International Blvd and Derby Ave -
Opportunity Site-A.

International Boulevard T.0.D Plan



Distinctive historic building at Derby Ave

Sidewalk retail across the street

Chapter 8 - Implementing the Vision

CATALYST AREA 3

‘This very interesting area is just west of the Fruitvale shopping
district and includes a mix of fine historic mixed-use buildings,
vacant lots and auto-oriented infill development. The opportunity
to extend the commercial vitality of Fruitvale while inserting new
housing on upper floors of simple mixed-use buildings is illustrated.
A planned BRT stop at the intersection of International and 31st
adds a good deal of value to transit-oriented developmetn in this

Catalyst Area.

Infill Site Type 2 is illustrated on the south side of International,
while the north side offers an interesting example of the infill Site
Type 3. Qualitative information about the development illustrated
is provided on the following pages, and quantitative information is
tabulated in the righthand colum of the fold-out plan.

Qualitative information about the development illustrated is provid-
ed on the following pages, and quantitative information is tabulated

in the righthand colum of the fold-out plan.

T.0.D Catalyst Area 3
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Opportunity Site A

Location: North side of International between Derby Ave and 31st
Ave.

Existing Conditions: 'This is the former Melrose Ford dealearship,
with a one-story showroom building at the corner of Derby, auto

repair buildings behind it, and a parking lot/outdoor display area on
the corner of 31st. Residential apartment buildings adjoing the site.

Iustrated Infill Development: Two options for this site are

shown.

Option 1 (below) illustrates new mixed buildings along Internation-
al, with parking and shared open space behind them. Residential or

live-work rowhouses are shown facing Derby Ave behind.

Option 2 (illustrated on following page) illustrates the possiblity of
reusing the existing car dealership buildings as a large retail use such

as a supermarket.

Opportunity Site A:

A good example of a grocery store in an urban context

[Nlustrative Plan showing “Option A” for Opportunity Site A - including mixed-use buildings fronting International Blvd and townhomes fronting Derby Ave
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Opportunity Sites B & C:

Mixed-use building with a restaurant on the ground
floor

Mixed-use building with a pharmacy on the ground
floor

Chapter 8 - Implementing the Vision

Opportunity Site B

Location: South side of International between Derby Ave and 31st
Ave.

Existing Conditions: One and two-story commercial building at

the corner of 31st Ave and a vacant lot at the corner of Derby Ave.

Ilustrated Infill Development: A very simple Type 2 infill de-

velopment is illustrated, consisting of two mixed-use buildngs with
ground floor commercial and upper floor apartments, with resident
parking behind and a passage/court between them. Depending on
the size and design of that courtyard, it could simply provide se-

cured access from the parking and from the street to the residences
upstairs, or could also provide a small outdoor recreational area for

residents.

Opportunity Site C

Location: South side of International between 31st Ave and Fruit-

vale Ave.

Existing Conditions: A suburban style Wendy’s restaurant with a

drive-through service.

Iustrated Infill Development: As inconsistent as this restaurant
is with the vision of a transit-oriented urban corridor, it is clearly
a viable economic use of the site, and seems unlikely to change in
the near future. However, because this Plan sets forth a long-term
vision for the Corridor, a more fitting development pattern for this

important corner lot is illustrated.

The Infill Site Type 2 development shown is very similar to that
shown for Opportunity Site B to the west. It is worth noting that
the ground floor of the new building at the corner of International
and Fruitvale could very well be a restaurant, but one without a
drive-through service option and less on-site parking, than a typical
fast-service restaurant. Given it’s location immediately adjacent

to a BRT stop, this seems practical at some point in the future,

and would “fill” a critical “gap”in the pedestrian environment that
should eventually connect this Catalyst Area to the existing Fruit-
vale shopping district to the east.
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Opportunity Site D
Location: West side of Derby, across from Opportunity Site A.
Existing Conditions: A surface parking lot.

Iustrated Infill Development: While in the long-term this

lot could accomodate a range of residential uses, in the near term

it could be operated by the City or other entity as a parking lot

for surrounding uses. One of the key ways in which the City can
encourage and support transit-oriented infill development along the
Corridor is by providing and managing a shared supply of park-
ing, available to customers or employees of nearby businesses, or to

residents and their visitors.

Such parking facilities should be managed to ensure that it’s use is
supportive of the goal of transitioning the area to a more transit-
oriented character. Use should be prioritized for relatively short-
term use by customers or visitors rather than long-term storage of
resident’s extra vehicles. Ideally users would be charged to park, or

time limits should be enforced.
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Opportunity Site D:

A well shaded parking lot, with landscape walls along
sidewalk can fit just fine into an urban context.

Landscape wall used effectively in front of a surface lot
Legend:

T.0.D. Infill Building

Tuck Under / Podium

Parking

Open Space Public

Open Space General

International Boulevard T.0.D Plan



Potential Development Summary

*Site A - "Option A" - 0.75 Acres; 17 spaces

Infill Site Type: Type 3

Commercial: 10,600 ft2

Residential: 35 Units (1200 ft? average size)
DUA: 46

Parking Ratio: 1.37 Space / Unit

Building Mass: approx. 5-6 Stories

** See previous page for lllustrative Diagram for “Option A”

Site A - “Option B" - 0.75 Acres; 17 spaces
Infill Site Type: Type X

Commercial: 12,500 ft?

Residential: n/a

DUA: 7

Parking Ratio: 3.88 Space / Unit

Building Mass: approx. 1-2 Stories

Site B - 0.7 Acres; 35 spaces

Infill Site Type: Type 2

Commercial: 9,000 ft2

Residential: 31 Units (1200 ft? average size)
DUA: 45

Parking Ratio: 1.11 Space / Unit

Building Mass: approx. 4-5 Stories

Site C - 0.62 Acres; 34 spaces

Infill Site Type: Type 2

Commercial: 9,000 ft?

Residential: 30 Units (1200 ft? average size)
DUA: 49

Parking Ratio: 1.13 Space / Unit

Building Mass: approx. 5-6 Stories

Site D - 0.25 Acres; 24 spaces
Infill Site Type: Type 1

[1] Note: development intensities, including dwelling unit count, commercial square footage and building height, as noted above, are based upon the
assumptions listed on p. 7. In most cases, the proposed zoning would allow development at greater intensities, and to the extent that the market will sup-

port lower parking ratios, or structured parking solutions, significantly higher development intensities and building heights may be realized.

Illustrative Plan showing “Option B” for Opportunity Site A - including a grocery store fronting International Blvd, and additional parking off Derby Ave

Chapter 8 - Implementing the Vision
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T.0.D. Catalyst Area 4

INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 4 is near the east end of the Fruitvale Sub-
Area, and include the major intersections of International Boule-
vard and 42nd and High Streets. The T.O.D. infill projects that are
illustrated here respond to the community priorities and recommen-

dations for that area, as described in Chapter 5.

While the general preference along the corridor is for small, locally-
owned and operated businesses, some selective “bog-box” uses could
potentially be beneficial around the 42nd - High St area, since it is
already a highly trafficked area. To improve pedestrian safety in this
area, widened sidewalks, regular crosswalks, and signalled inter-
sections - particularly at the 41st and 45th Ave intersections, are

recommended.

Additionally, added curbside parking bays along international Blvd
- wherer possible - shaded by a regular street tree canopy and the
addition of bicycle lanes and facilities, would all work together to
transform the physical character of the corridor, enhancing pedestri-
an comfort and safety, and encouraging new development - whether
residential, commercial, or civic - along the corridor, and increase
the chances of its long-term physical, economic, social, and cultural
viability.

415t Ave - 44™ AveAve

Vacant land at International Blvd and High St

International Blvd at 44th Ave

T.0.D Catalyst Area 4, within in Fruitvale Planning Sub-Area Orange line means “retail-ready

frontages recommended
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International & 44th - Opportunity Site A
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(aption

Remainiing mixed-use building just east of Catalyst
Area could be a model for new infill architecture

International Blvd at High St

Chapter 8 - Implementing the Vision

CATALYST AREA 4

This Catalyst Area surrounds the major intersections of Inter-
national Boulevard with 42nd Avenue and High Street. Both
High Street and 42nd Avenue are major north-south connec-
tors to Interstate 580 to the north and 880 to the south.

'This area is characterized by commercial and industrial uses,
with large surface parking lots that appear generally to be
under utilized. In the longer term, this area offers significant
opportunities for relatively intense transit-oriented mixed-use
development.

Three Type 3 infill sites are shown on the south side of Inter-
national Boulevard, and two full block sites (similar to Type 4)
are shown on the north side. Qualitative information about
the development illustrated is provided on the following pages,
and quantitative information is tabulated in the righthand
colum of the fold-out plan.

C2

1.0.D Catalyst Area 4
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Opportunity Site A

Location: South side of International between 41st Ave and 42nd

Ave.

Existing Conditions: One-story commercial and industrial build-
ings facing 41st and International with surface parking along 42nd,
which is generally lower than the site as it drops to pass under the
railroad to the south.

Iustrated Infill Development: Row-houses are illustrated facing
41st Ave, which would be very compatible with the existing houses

on the west side of the street. 5-story mixed-use buildings are shown
facing International Boulevard, with parking and shared open spaces
behind them, along 42nd Street. The depressed configuration of 42nd
screens the site from views of and noise from 42nd Street.

(aption
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Live-work rowhouses with retail-ready frontages
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Opportunity Site B:

Row houses with secured front yards could front 41st

Mixed-use building engages the corner with a shop-
front opening

Hardscaped courtyard above a parking podium as
envisioned for Opportunity Site D

Chapter 8 - Implementing the Vision

Opportunity Site B

Location: Southeast corner of International and 42nd Ave.

Existing Conditions: This quadrant of a very large block includes

a large one-story industrial buildng and a vacan lot. A frontage road
at the grade of the lot runs along the west side of the site, adjacent to
42nd Street. To the east lies an animal hospital facility and gas station,
which at some point would be better located elsewhere, but for the
purposes of this illustration are shown to remain.

Ilustrated Infill Development: A 4 to 5 story mixed-use build-
ing is sited on International, with residential or live-work rowhouses
facing the frontage road to the west. The depressed configuration of
42nd Street makes this frontage road a reasonable address for such
uses, particularly if the City/Redevelopment Agency worked with the
developer to provice street tree plantings and other streetscape im-
provements there.

Opportunity Sites C, D & E

Location: Site C is the large block bounded by International, 42nd
Ave, High Street, and Bancroft Avenue. Site D is the slender block
to the east, between High Street and 44th Avenue. Site E is on the

southeast corner of High and International.

Existing Conditions: Existing development within Site C includes
a Burger King Restaurant and former gas station now a muffler
shop on International, a Church’s Fried Chicken restaurant and
used car lot on Bancroft across the street from residences, and a
large auto supply store in the center of the block surrounded by very
large, generally underutilized parking lots. Site D is a strip retail
center facing High Street and backing onto 44th Ave, and Site E is

another auto parts store with a large corner parking lot.

Opportunity Sites C&D:
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Ilustrated Infill Development: On site C, a number of Site Type
2 infill developments are shown providing new retail uses facing

International and housing facing Bancroft.

On Site D, a residential develpoment is shown, with an internal,
at-grade parking podium that is lined with rowhouse units that
front High Street and 44th Avenue and are provided with elevated
interior courtyards on a deck above the parking. Those courts can
provide semi-private outdoor space for the rowhouses that face
High and 44th, and can also provide access to additional dwellings
on the third and fourth floors. Visitor and resident access to the
courts would be provided by stairs and from the street, as well as by

stair and elevator from the secure internal parking area.

On site E, a simple Site Type 3 infill development is shown, with
commercial ground floor space and apartments above. Alternatively,
the building wings facing the parking area and common green

opens spaces could be residential units.
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Opportunity Site E:

Mixed-use building with good corner commercial space
and apartments above

Legend:
T.0.D. Infill Building

Tuck Under / Podium
Parking

Open Space Public

Open Space General
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Potential Development Summary

Site A - 1.55 Acres; 68 spaces

Infill Site Type: Type 3

Commercial: 12,800 ft2

Residential: 60 Units (1200 ft? average size)
DUA: 39

Parking Ratio: 1.06 Space / Unit

Building Mass: approx. 5-6 Stories

Site B - 0.75 Acres; 38 spaces

Infill Site Type: Type 3

Commercial: 11,750 ft2

Residential: 60 Units (1,100 ft? average size)
DUA: 50

Parking Ratio: 1.07 Space / Unit

Building Mass: approx. 5-6 Stories

Site C' - 0.70 Acres; 20 spaces

Infill Site Type: Type 2 (overall block is Type 4)
Commercial: 4,00 ft2

Residential: 16Units (1,300 ft? average size)
DUA: 23

Parking Ratio: 1.23 Space / Unit

Building Mass: approx. 2 Stories

Chapter 8 - Implementing the Vision

Site C2 - 1.40 Acres; 56 spaces

Infill Site Type: Type Type 2 (overall block is Type 4)
Commercial: 13,000 ft2

Residential: 43 Units (1,200 ft? average size)

DUA: 31

Parking Ratio: 1.20 Space / Unit

Building Mass: approx. 2-3 Stories

Site D - 1.50 Acres; 230 spaces

Infill Site Type: Type 2

Commercial: 16,000 ft2

Residential: 205 Units (1,200 ft? average size)
DUA: 137

Parking Ratio: 1.08 Space / Unit

Building Mass: approx. 5-6 Stories

[1] Note: development intensities, including dwelling unit count, com-
mercial square footage and building height, as noted above, are based
upon the assumptions listed on p. 7. In most cases, the proposed zon-
ing would allow development at greater intensities, and to the extent
that the market will support lower parking ratios, or structured parking
solutions, significantly higher development intensities and building
heights may be realized.
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T.0.D. Catalyst Area 5 539 Ave - Seminar
INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 5 is near the center of the Havenscourt Lock-

wood Sub-Area, in the area where large industrial properties lie to
the South of International Boulevard. The T.O.D. infill projects
that are illustrated here respond to the community priorities and

recommendations for that area, as described in Chapter 5.

Stemming from these recommendations was a focus on on com-

munity development and economic regeneration, particularl
) y

opportunie in this area. Strategies include encouraging the loca- Catalyst Area 5 is characterized by a large amount of

tion of currently underserved ammenities such as a bank, a low-cost vacant, underutilized, or run-down property

medical clinic, an adult education or workforce development facility,
a youth-center, and supermarket. With this in mind, a specific pri-
ority action is to redevelop the large industrial parcels between 54th
and 56th Aves with uses that are better served by rapid transit and

add to the overall revitalization efforts of the corridor.

A further emphasis on the physical enhancement of the corridor

includes a focus on fagade improvements and the reintroduction of

community gardens and open spaces along the corridor, enhanced s
. ] ) . Oppportunity Site A: Corner of 54th Ave
pedestrian and bicycle routes, improved safety for pedestrians, cy-

clists, and motorists at intersections - including suggested signalized
intersections 56th and 58th Aves and improved bus stops. Finally,
the introduction of cultural events such as “Artist Walks” could con-

tribute to a culture of place unique to this area of the corridor.

International Blvd from 56th-57th Ave

T.0.D Area 5 within Havenscourt/Lockwood Planning Sub-Area Orange line means “retail-
ready frontages recommended
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Historic Safeway Headquarters Building

Across the street from the Safeway Building

Small industrial shopfront south of Safeway Building
on 57th Ave

Chapter 8 - Implementing the Vision

CATALYST AREA 5

'This is by far the largest T.O.D. Catalyst area, including a number
of quite large, open parcels to the north of International Boulevard
as well as the 50-acre industrial area south of International between

54th and 58th Aves.

While this Plan does not formally encompass industrial properties
along the Corridor, this industrial area is already housing a range of
creative and incubator employement uses, and the potential for such
uses to be encouraged and intensified in this area is very consistent
with the goals of this Plan to bring new economic opportunities to
the Corridor.

‘Two Type 4 infill sites are illustrated on the north side of Interna-
tional Boulevard between 52nd Ave and 55th Ave. Type 2 infill
sites are illustrated on the north side of International between 55th
Ave and 56th Ave and at the southeast corner of International and
58th Avenue.

'This area is anchored by a) two planned BRT stops, b) good access
to Interstate 580 via 55th Avenue, and ¢) the presence of the land-
mark Safeway Headquarters complex on the south side of Interna-

tional between 57th Ave and 58th Ave.

Qualitative information about the development illustrated is
provided on the following pages, and quantitative information is
tabulated in the righthand colum of the fold-out plan.

A
B

T.0.D. (atalyst Area 5
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Opportunity Site A

Location: Northwest corner of International and 53rd Ave

Existing Conditions: Vacant lot used for vehicle storage, abutting
the rear yards of houses to the north and west.

Ilustrated Infill Development: 53rd Ave currently terminates
into this site, and is shown to be extended to International Boule-
vard, where a planned BRT stop is located. A new street is added
parallel to International, providing addresses for new rowhouse resi-
dences that back up to the existing houses to the north, with similar
residences also along the south side of that new street and along the
west side of the 53rd Ave extension. Mixed-use or live-work build-
ings then front International, sharing secure parking access with the

rowhouses that front the new street.

Opportunity Site B

Location: The block along the north side of International between
53rd Ave and 55th Ave, excepting the residential lots fronting Hol-
land Street to the north.

Existing Conditions: A mix of commercial uses, residential uses

and large vacant parcels.

(aption

8-32

Opportunity Sites A & B:

Rowhouses fronting a proposed new street could take
on a variety of forms and styles

International Boulevard T.0.D Plan



Block-scale podium mixed-use buildings with retail
frontages that would front International Blvd,

Block-scale courtyard podium housing could poten-

tially be constructed on Opportunity Site B

Opportunity Site C:

Opportunity Site D:

Chapter 8 - Implementing the Vision

Ilustrated Infill Development: An ambitious larger scale infill
development is illustrated here. Whether or when such a project
might be feasible would depend in large measure on the viability of
the existing uses over time and the objectives of the property own-
ers. The Type 4 Infill Site illustrated here could be assembled under
a single ownership, or could be developed cooperatively by multiple

Oowners.

Because the site is essentially a double block, and because bisecting
it with a new segment of 54th Street would require acquiring one

or two homes on Holland Street, a 54th Ave “Close” is shown at the
center of the site. This is essentially a cul-de-sac street rendered as a
small green, providing valuable and relatively quiet and secure front-

ages for new development.

Within the two sub-blocks created, intense parking podium-based
mixed use buildings are shown. Each would have two levels of
parking, one down a half-level below grade and the other up a half
level above grade. The parking structure is lined with residential
and commercial ground floor spaces, and additional housing is
stacked over those units and on the decks above the parking struc-

tures.

'This type of development is quite unlikely to be economically vi-
able in the forseable future, but would be a very good option in the
future. The buildings would be massed to greater heights - perhaps
6 stories - along International, stepping down to 3 or 4 stories as
they approach the residences on Holland Street, from which the
new development is separated by an alley that provides access to the
parking structures.

Opportunity Sites C& D

Location: North side of International between 55th Ave and 56th
Ave, and south side of International between 58th Ave and Semi-
nary Ave, respectively.

Existing Conditions: Both sites are relatively small Type 2 Infill

sites with small commercial buidlings and large surface parking lots.

Ilustrated Infill Development: Both sites are shown with small
mixed-use buildings with parking behind.
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Opportunity Site E

Location: South side of International between 54th and 58th Aves.

Existing Conditions: Except for the lots fronting 54th and 58th,
which are generally houses, this area is a mix of large and small
industrial buildings. Many of the buildings, particularly the Safeway
Headquarters complex and other brick buildings along 57th Ave,
have a good deal of architectural merit and could form the basis for a

unique employment district.

[lustrated Infill Development: As an example of how this area could
be filled in with new commercial/industrial buildings, 55th Ave is
shown to be extended south of International into the large open area
between 54th and 57th. This might be public street, or might be a
private street, which could be gated for security if necessary to pro-

mote new business development.

The larger existing buildings are shown to remain, with a potential
new building or row of buildings along the east side of the 55th Ave
extension, with parking behind them, accessed via the existing 56th
Ave/Alley. The alignment of 55th is shown to deflect at an existing
building, and then continues south to provide access to the vacant
property there. And extension of 12th Street from 54th to 57th is
shown, providing additional access. That street also might be either

public or private, secured or open, or secured just at night.

[1] Note: development intensities, including dwelling unit count, commercial square
footage and building height, as noted above, are based upon the assumptions listed on
p. 7. In most cases, the proposed zoning would allow development at greater intensi-
ties, and to the extent that the market will support lower parking ratios, or structured
parking solutions, significantly higher development intensities and building heights
may be realized.
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Opportunity Site E:

An employement T.0.D district is a good strong option
for the large industrial sites south of International Blvd

Employement district campus
Legend:
T.0.D. Infill Building
Tuck Under / Podium

Parking

Open Space Public

Open Space General
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Potential Development Summary

Site A - 2.03 Acres; 80 spaces (70 tuck-under)
Infill Site Type: Type 4

Commercial: 10,000 ft2

Residential: 51 Units (1150 ft? average size)
DUA: 25

Parking Ratio: 1.57 Space / Unit

Building Mass: approx. 2-3 Stories

Site B - 3.89 Acres; 310 spaces

Infill Site Type: Type 4

Commercial: 8,000 ft?

Residential: 284 Units (1200 ft? average size)
DUA: 73

Parking Ratio: 1.08 Space / Unit

Building Mass: approx. 5-6 Stories

Chapter 8 - Implementing the Vision

Site C - 0.72 Acres; 26 spaces

Infill Site Type: Type 2

Commercial: 10,000 ft?

Residential: 23 Units (1200 ft? average size)
DUA: 31

Parking Ratio: 1.15 Space / Unit

Building Mass: approx. 3 Stories

Site D - 0.46 Acres; 26 spaces

Infill Site Type: Type 2

Commercial: 5,000 ft?

Residential: 29 Units (1100 ft? average size)
DUA: 64

Parking Ratio: 1.09 Space / Unit

Building Mass: approx. 3-4 Stories
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Vision and Character for Catalyst Area 5

The photo-transformation on the right illustrates the south (west)
side of International Boulevard between 57th and 58th Avenue.
'This is the site of the historic Safeway Headquarters building, argu-
ably the finest historic building on the Corridor, and certainly the

most prominent by reason of its landmark tower.

The upper image is the existing conditions as of late 2010. On the
right is the Safeway buidling, with its large streetfront windows
blanked out and some painted with murals. Across the street are a
number of one-story buildings, used variously for auto repair, motel,

housing, a church and industrial businesses.

The lower image has been electronially edited to illustrate the po-
tential for a coordinated series of streetscape improvements and new
development projects to cumulatively transform this key intersec-
tion to a more pedestrian-oriented, transit-oriented and lively urban

environment.

Key public improvements illustrated include the restriping of the
existing pavement to create dedicated bus lanes in the center for
the proposed BRT services for the corridor, related restriping of
lanes for bicycles and private vehicles, and new crosswalks. Other
streetscape improvements - which would ideally be completed at
approximately the same time as the BRT line - include new pedes-

trian-scale streetlights and new street trees.

Key private development illustrated include:

*  Restoration of the display windows in the Safeway building,
with new canopies added to shelter pedestrians and cut down
sky glare on the glass to make merchandise more visible.

* A variety of 4-story live-work loft buildings and mixed-use
buildings across the street.
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Existing condition on International Blvd at 55® Ave

Potential Design Vision for International Blvd at 55™ Ave
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T.0.D. Catalyst Area 6
INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 6 is near the center of the Hegenberger Sub-

Area, around the major intersection of Hegenberger Road/73rd
Avenue and International Boulevard. The T.O.D. infill projects that
are illustrated here respond to the community priorities and recom-
mendations for that area, as described in Chapter 5. These recom-
mendations tended to fall within two main areas; physical improve-
ments, and health, wellness, and public safety specifically related to

crime and other illegal activity common to the corridor.

While increased police presence is one necessary part of the strategy
for improved safety along the corridor, equally important, is working
hard to create a place that will be populated by pedestrians, during
the daytime and especially at night, increasing the overall presence
of “eyes on the street.” This type of place, according to the commu-
nity, would be characterized by wide sidewalks, pedestrian crossings,
facade improvements, creative signage, regular street trees; quality
lighting; active public plazas and green, and a range of secure, com-

fortable housing options to further populate the area.

The high-traffic intersection of Hegengerger Rd and International
Blvd, is regarded a prime candidate for fairly intense redevelopment
anchoring this area - with a range of commercial uses, including
the possibility of a grocery store and bank at the street level and a

variety of housing above.

T.0.D Catalyst Area 6 at Hegenberger Expressway in Hegenberger Planning Sub-Area
Orange line means “retail-ready frontages recommended
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715t Ave - 76" Ave

Existing condition at the corner of International Blvd &
Hegenberger - identified as “Opportunity Site B”

Corner of Hegenberger Rd and International Blvd

KFC Currently located on Opportunity Site C

International Boulevard T.0.D Plan
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CATALYST AREA 6

'This area surrounding the intersection of International Boulevard
and Hegenberger Expressway/73rd Ave is one of the bleaker places
within the Corridor. It make represent a mix of short term infill op-

portunities and some longer term opportunities as well.

Type 3 Infill Sites are located on the northwest, northeast and
southeast corners, and a Type 4 Site is located on the southwest
corner. 'The existing commercial buildings and fastfood restaurant
on the west side are likely less susceptible to relocation than the uses

on the eastern corners.

And even more so than CA-4 at 42nd and High, these corner

sites are separated by the very wide Hegenberger/73rd, making the
chances of creating a 4-corners urban place quite remote. However,
but orienting infill development to International and to adjacent

cross streets, significant change is possible.

Qualitative information about the development illustrated is provid-
ed on the following pages, and quantitative information is tabulated

in the righthand colum of the fold-out plan.

T.0.D Catalyst Area 6
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Opportunity Site A

Location: Southwest corner of International and Hegenberger.

Existing Conditions: The triangular corner parcel is vacant,
separated from the balance of this site by an open drainage channel.
At the corner of International and 75th Ave is a large commercial
building now housing a church, and behind the church are a num-

ber of one-story quadplex residences.

Ilustrated Infill Development: A new street is shown over the
existing drainage channel, which could presumably converted to a
covered box culvert. That street can connect to the existing dead
end of Rudsdale Street to the south, and to 75th Ave via a small

new street.

The corner lot on Hegenberger is shown with a commercial building
and small park. This site is generally above Hegenberger, making a
park in that location potentially pleasant.

With the new street frontages in addition to that of 75th Ave, a
quite intense housing development is shown, with a lined parking
podium in the center of the block. The existing church is shown to
remain. Alternatively, depending on the amount of parking pro-
vided within the block, a mixed-use building could replace the older
structure, with housing on upper floors and commercial uses - or the

existing church - occupying the ground floor space.

(aption
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Opportunity Site A:

Hardscaped plaza with planters to hold the edge

International Boulevard T.0.D Plan



Opportunity Site B:

Mixed-use building with a strong corner presence

Opportunity Site B

Location: Northwest corner of International and Hegen-

berger

Existing Conditions: Existing one-story commercial bui-
dlings face International, with housing facing 72nd Ave and
old 73rd Ave to at the rear.

Iustrated Infill Development: Mixed-use buildings are
illustrated facing International Boulevard. A very eflicient
parking arrangement at the rear. This could be facilitated

by the removal of one house on 73rd Ave, and possibly the
removal of the rear portions of some of the existing one-story
buildings. In addition to providing parking for additional
development on the site, this would provide an outlet for the

dead end of 73rd Ave.

That amount of parking could support a good number of
apartments on upper floors, which could be provided in en-
tirely new mixed-use buildings, or in upper floor additions to
the existing buildings. The additional parking might increase
the potential for active commercial ground floor uses as well,
possibly reducing the number of residences that could be sup-
ported on the upper floors.

Block-scale courtyard podium housing could potentially be constructed on Opportunity Site A

Chapter 8 - Implementing the Vision

8-41



Opportunity Site C

Location: Northeast corner of International and 73rd Ave.
Existing Conditions: And existing fast-foot restaurant.

INustrated Infill Development: Base on the apparent economic
viabilty of the existing restaurant, any change on this site is likely

to be in the longer term. It is noted that the core business - selling
food - can occur from buildings that are consistent with a pedestri-
an-oriented urban corridor, but not until the the overall area begins
to shift to a more walkable urban character. In the meantime, land-
scape and parking lot screening could improve the sites contribution

to the urban environment.

A typical Site Type 3 alternative is illustrated here, with commercial
ground floor spaces on International and housing on upper floors.
the site is not large enough to support the type if podium-based
parking arrangement illustrated on Site B, above, further reducing
the chances that this property will be redeveloped in the forseable

future.

Opportunity Site D

Location: Southeast corner of International and 73rd Ave.

Existing Conditions: A combination of older one-story commer-

cial buildings and vacant lots.

Iustrated Infill Development: An intense Site Type 3 alternative
is illustrated here, with commercial ground floor spaces on Interna-
tional and 74th Ave lining a parking podium. Housing is provided
on upper floors, accessed via courtyards on decks over the parking
podium. Stairs and elevators from the street provide pedestrian and

visitor access to those secured, semi-private courts.

It is worth mentioning that such courts have the potential to be
very useful and valuable shared open space for the residents, and can
be landscaped to avoid a “parking deck” aesthetic. By utilizing a few
parking spaces below as large tree planters, full-size trees can make
these elevated courts feel very much like high-quality outdoor open

space.

8-42

Opportunity Site D:

Mixed-use buildings that frame the street

Opportunity Site B:

Legend:
T.0.D. Infill Building

Tuck Under / Podium
Parking

Open Space Public

Open Space General
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Potential Development Summary

Site A - 2.6 Acres; 160 spaces

Infill Site Type: Type 4

Commercial: 8,000 ft?

Residential: 151 Units (1,050 ft? average size)
DUA: 58

Parking Ratio: 1.06 Space / Unit

Building Mass: approx. 5-6 Stories

Site B - 0.96 Acres; 48 spaces

Infill Site Type: Type 3

Commercial: 12,500 ft2

Residential: 34 Units (1,100 ft? average size)
DUA: 48

Parking Ratio: 1.09 Space / Unit

Building Mass: approx. 4-5 Stories

Site C - 0.6 Acres; 30 spaces

Infill Site Type: Type 3

Commercial: 12,000 ft?

Residential: 24 Units (1,050 ft> average size)
DUA: 49

Parking Ratio: 1.09 Space / Unit

Building Mass: approx. 4-5 Stories

Site D - 0.72 Acres; 48 spaces

Infill Site Type: Type 3

Commercial: 27,000 ft2

Residential: 56 Units (1,050 ft> average size)
DUA: 78

Parking Ratio: 1.50 Space / Unit

Building Mass: 5-6 Stories

[1] Note: development intensities, including dwelling unit count, commercial square footage and building height, as noted above, are based upon the
assumptions listed on p. 7. In most cases, the proposed zoning would allow development at greater intensities, and to the extent that the market will sup-
port lower parking ratios, or structured parking solutions, significantly higher development intensities and building heights may be realized.

Chapter 8 - Implementing the Vision
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T.0.D. Catalyst Area 7

INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 7 is near the east end of the Hegenberger
Sub-Area, at the kink where International Boulevard turns more
southward. The T.O.D. infill projects that are illustrated here
respond to the community priorities and recommendations for that

area, as described in Chapter 5.

The City should capitalize on existing social service facilities located
in this area by encouraging a diverse mix of complementary com-
mercial and civic ammenities to locate nearbye, to preserve the long
term viability of these valuable community resources. Where pos-
sible, the City should encourage and pursue further opportunities
for social and civic amenities such as a recreation center, a senior

center, or adult education facilities.

Other recommendations in this area focused enhancing the charac-
ter of the corridor by updating signage with more creative applica-
tions, descriptive of the area’s history, improved access to transit
stops, enhanced and increased opportunities for public parks,
greens and plazas, imrpoved sidewalks, street trees, and lighting and
improved intersection safety for pedestrians through more regular,
signalized crosswalks, pedestrian refuges, and shorter crossing-
distances. Finally, providing housing for a range of incomes and

household types is encouraged.

T.0.D Catalyst Area 7 within Hegenberger Planning Sub-Area Orange line means “retail-
ready frontages recommended
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815t Ave to 87" Ave

Well landscaped median on International at 83rd Ave

Vacant, underutilized property, creates voides in the
urban fabric, further discouraging foot traffic

International Blvd at 81st Ave

International Boulevard T.0.D Plan



Buildings at kink in International define an urban
space, which can be improved

Street trees in median provide strong sense of place,
and reduce the scale of the wide street

Mixed character provides many opportunities for
transit-oriented infill development

Chapter 8 - Implementing the Vision

CATALYST AREA 7

'This four-block stretch of Corridor is anchored by the Allen Temple
senior housing west of 82nd Ave, a new BRT stop at 82nd Ave, a
number of existing and planned social service facilities, and a very
nice sense of place that is created by the kink in International Bou-

levard and the better than typical street tree plantings and median.
A number of Type 2 and 3 Infill sites are illustrated.

Qualitative information about the development illustrated is
provided on the following pages, and quantitative information is

tabulated in the righthand colum of the fold-out plan.

1.0.D Catalyst Area 7
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Opportunity Site A

Location: Northwest corner of International and 81st Ave.

Existing Conditions: A small one-story hamburger restaurant sits

amid mostly empty parking lots.

Ilustrated Infill Development: This typical Type 2 Infill site is
shown with 3 to 4 story mixed-use buildings, fronting International

with commercial shopfronts with apartements on upper floors.

Opportunity Site B

Location: North side of International between 81st and 82nd Aves.

Existing Conditions: Existing one-story Walgreen’s Drug store

at the corner of 81st, with a large parking lot wrapping behind and
beside.

Ilustrated Infill Development: The apparent economic viability
of the drug store, and its benefits to the community, suggest that the
use should remain. It might be possible, however, at some point in
the future as the area becomes more transit-oriented, that the drug
store could have residences added on upper floors, and/or that some
new commercial or residential uses might be added at the corner of

82nd Ave, replacing that portion of the parking lot.

(aption
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Opportunity Sites A and B:

A Walgreens pharmacy in a more urban, mixed-use

building.

International Boulevard T.0.D Plan




Opportunity Site C:

Mixed-use building with apartments above

Rowhouses with a “retail-ready” frontage, that could
be converted into shopfronts if/when needed.

Chapter 8 - Implementing the Vision

Opportunity Site C

Location: The northwest corner of International and 84th Ave.

Existing Conditions: Auto repair businesses occupy one story

buildings set to the rear of the lot, as well as the paved front yard.

Illustrated Infill Development: A small Type 2 Infill project is
shown, probably limited to 2 or 3 stories by the relatively small
amount of parking available. If one house on 84th were included in
this site, the parking available could be increased significantly, per-

haps making the project more economically attractive to investors.

It is noted that a virtually identical, mirror image project might be

undertaken on the site across 84th Ave from Site C.

Opportunity Site D

Location: The Southwest corner of International and 84th Ave.

Existing Conditions: A quite odd residential development at the
corner, consisting of four duplexes with parking all around them,
including in fenced concrete front yards, and including a small
commercial building fronting International with a large, vacant rear

yard.

Illlustrated Infill Development: A fairly intense Type 2 Infill proj-
ect is illustrated, with tandem tuck-under parking and a row of sur-
face parking behind. This triple row of parking - at transit-oriented
parking ratios - could support a up to four stories of apartments on

this relatively small site.
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Opportunity Site E

Location: South side of International, between 82nd and 83rd
Aves, not including the existing 2-story building at the corner of

82nd.

Existing Conditions: One-story commercial buildings, including a

number of auto repair businesses with outdoor storage areas.

Ilustrated Infill Development: This site is transitional between a
Type 2 and Type 3 Infill site, lending itself to a very simple layout
with efficient parking, good commercial space depths facing Inter-
national, and outdoor open space for residents. The building would
be massed up to 4 stories on International, with a residential court-

yard at the rear, facing generally south.
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Opportunity Site E:

Mixed-use building with apartments above

Legend:
T.0.D. Infill Building

Tuck Under / Podium
Parking

Open Space Public

Open Space General
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Potential Development Summary

Site A - 0.75 Acres; 49 spaces

Infill Site Type: Type 2

Commercial: 14,000 ft2

Residential: 43 Units (1250 ft? average size)
DUA: 57

Parking Ratio: 1.10 Space / Unit

Building Mass: approx. 5-6 Stories

Site B - 0.95 Acres
Infill Site Type: Type 2

Site C- 0.4 Acres; 17 spaces

Infill Site Type: Type 2

Commercial: 9,000 ft?

Residential: 15 Units (1200 ft? average size)
DUA: 40

Parking Ratio: 1.10 Space / Unit

Building Mass: approx. 3-4 Stories

Site D - 0.5 Acres; 39 spaces (13 Tandem)
Infill Site Type: Type 2

Commercial: 8,000 ft?

Residential: 35 Units (1200 ft? average size)
DUA: 60

Parking Ratio: 1.12 Space / Unit

Building Mass: approx. 4-5 Stories

Site E - 0.72 Acres; 28 spaces

Infill Site Type: Type 2

Commercial: 8,000 ft?

Residential: 20 Units (1200 ft? average size)
DUA: 28

Parking Ratio: 1.11 Space / Unit

Building Mass: approx. 3 Stories

[1] Note: development intensities, including dwelling unit count, commercial square footage and building height, as noted above, are based upon the
assumptions listed on p. 7. In most cases, the proposed zoning would allow development at greater intensities, and to the extent that the market will sup-

port lower parking ratios, or structured parking solutions, significantly higher development intensities and building heights may be realized.

Chapter 8 - Implementing the Vision
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Vision and Character for Catalyst Area 7

The photo-transformation on the right illustrates the intersection
of International Boulevard and 81st Avenue, from a point in front
of the Allen Temple Senior Housing and looking north across the

intersection.

The upper image is the existing conditions as of late 2010. On
the near left is the Allen Temple Senior Housing, and across 81st
Avenue is a one-story restaurant. Across International from that
restaurant are two large vacant lots and a small hambuger restau-
rant, and across 81st Avenue from that - just outside the right side

of the image - is a one-story Walgreens Drug Store

The lower image has been electronially edited to illustrate the po-
tential for a coordinated series of streetscape improvements and new
development projects to cumulatively transform this key intersec-
tion to a more pedestrian-oriented, transit-oriented and lively urban

environment.

Key public improvements illustrated include the restriping of the
existing pavement to create dedicated bus lanes in the center for the
proposed BRT services for the corridor, the addition of a landscaped
median, restriping of lanes for bicycles and private vehicles, and new
crosswalks. Because of the width required for the BRT lanes, new
median and bike lane, curbside parking would not be provided here.
Other streetscape improvements - which would ideally be complet-
ed at approximately the same time as the BRT line - include new

pedestrian-scale streetlights and new street trees.

Key private development illustrated include:

* Restoration of the display windows in the Safeway building,
A new mixed-use buildng replacing the little restaurant on the
left. 'This could equally be a 3 or 4 story building, but based on
the size of the lot and current and forseeable market condi-
tions, a 2-story building is illustrated.

* Across the street - on the large vacant and underutilized parcel
- a more intense 4-story mixed-use building is illustrated, with
ground floor shops with housing above.
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Existing condition on International Blvd at 81 Ave

Potential Design Vision for International Blvd at 81 Ave
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T.0.D. Catalyst Area SA

INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 8 is a 10-block stretch within the Elmhurst
Sub-Area, extending from 94th Street nearly to the San Leandro
City Limits. Due to the large size of the catalyst area, it has been
broken up into three parts, with 8A focussing on the portion of
International Blvd from 94th - 97th Ave. While the T.O.D. infill
projects that are illustrated here respond to Feedback recieved from
the community. This feedback was a list of recommendations and
priorities for the entire Elmhurst area (as described in Chapter 5),
not specific to the subdivisions that have been made to describe
Catalyst Area 8 clearly, and as such, recommendations reported
here, 8B or 8C, should be concidered for all intents and purposes,

interchangeable.

Similar to a number of the catalyst areas already described, recom-
mendations for this area included improving the overall character
and experience along the corridor through improved sidewalks
equipped with attractive street furnishings, street trees, and curb-
side parking to buffer the pedestrian from the busy International
Blvd. Similarly, encouraging quality, affordable housing for a range
of incomes, will encourage repopulation of the area, and in turn,

increased public safety.

T.0.D Catalyst Area 8 within EImhurst Planning Sub-Area Orange line means “retail-
ready frontages recommended
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94™ Ave - 97" Ave

Retail frontages between 93rd and 94th Aves

Once a great building; but covered-up openings
disengage it from the street, and the place it could oth-
erwise help create. Could easily be improved through a
fecade improvement program.
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CATALYST AREA 8A

As the dialogue with the Elmhurst community continued, this

Catalyst area grew from a couple of blocks centered on 98th Street
to a 10-block stretch. The area is so large that its effectiveness as a
catalytic “pressure cooker” of near-term change is somewhat dimin-
ished, but it is useful nonetheless as an illustration of how concerted
and sustained incremental improvement efforts could significantly

change a larger area over time. For purposes of clarity, the catalyst

area has been broken up into three pieces - 8A, described here, fo-
Mix of commercial frontages in 9600 Block cuses on potential changes on International Blvd from 94th - 97th
Ave.

Given the relatively fine-grained block structure of the Elmhurst
District and the relatively intact condition of the flanking neigh-
borhoods, most of the identified infill sites are Type 2, with a few
deeper Type 3 Infill sites.

Qualitative information about the development illustrated is
provided on the following pages, and quantitative information is
tabulated in the righthand colum of the fold-out plan.

Small scale retail buildings with residences above;
good overall form, but would be candidates for fecade
improvements

T.0.D Catalyst Area 8
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Opportunity Site A

Location: The westerly portion of a long half-block site at the

southeast corner of International and 94th Ave.
Existing Conditions: Existing development

Iustrated Infill Development: The Type 2 Infill development
illustrated here is an actual development proposal that has been sub-
mitted to the City by a major international development company.
This design was brough to the attention of the planning team after
most of the other Catalytic Area illustrative diagrams were pre-
pared, and confirms the reasonableness of the Type 2, surface parked
simple approach to T.O.D. infill development. A small retail space
is oriented to the corner, parking and shared open space are provid-
ed behind the building, and residential units with small dooryards

are oriented to the street and to the gardens at the rear.

Opportunity Sites B, Cand D

Location: Together with Opportunity Site A, these sites comprise
the both International Boulevard frontages between 94th and 96th
Aves. These blocks were identified by the community as important

to the Elmhurst District.

Existing Conditions: These three sites include a good number of

existing one-story streetfront retail buildings.

Suggested Improvements and Infill Development: No specific
infill development is illustrated here, as this is one of the more
intact portions of the Corridor. Design recommendations for this

area include:

* Facade renovation and enhancement, particularly adding tradi-
tional deep awnings to shelter and enclose pedestrians

* Upper floor additions in certain cases, taking care to respect
the architectural integrity of existing significant buildings.

*  Selective infill development.

¢ Organize and shared and managed parking supply, including
on-street parking, off-street lots, and related informational and
directional signage.

* 'There are significant underutilized areas behind existing
buildings that could be improved as parking or in some cases
as housing that shares rear courtyards with new residential
developmetn in new upper floors of street-front buildings.
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Opportunity Sites A & B:

Mixed-use building with a coombination of commercial,
residential, and work-live ground floor spaces

Legend:
T.0.D. Infill Building

Tuck Under / Podium

]
Parking -
]

Open Space Public

Open Space General
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Opportunity Site C& D:

Work-live rowhouses could make up the remainder of
the non-commercial ground floor space

Chapter 8 - Implementing the Vision

Potential Development Summary

Site A - 1.15 Acres; 62 spaces

Infill Site Type: Type 2

Building Mass: approx. 4-5 Stories
Commercial: 3,000 ft2

Residential: 54 Units (1050 ft? average size)
DUA: 47

Parking Ratio: 1.15 spaces / Unit

Site B - 0.75 Acres
Infill Site Type: Type 2

Site C - 0.75 Acres
Infill Site Type: Type 2

Site D- 1.06 Acres
Infill Site Type: Type 3

[1] Note: development intensities, including dwelling unit count, commercial square
footage and building height, as noted above, are based upon the assumptions listed on
p. 7. In most cases, the proposed zoning would allow development at greater intensi-
ties, and to the extent that the market will support lower parking ratios, or structured
parking solutions, significantly higher development intensities and building heights

may be realized.
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T.0.D. Catalyst Area 8B

INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 8B focusses on the portion of International
Blvd from 98th - 100th Ave. T.O.D. infill projects that are illus-
trated here respond to Feedback recieved from the community, as

reported in Chapter 5, and are a continuation of those reported in

T.O0.D Catalyst Area 8A.

In addition to the specific design recommendations related to the
physical appearance and character of the corridor, there was a strong
focus on prioritizing collaboration between the City and existing
grassroots community organizations - such as local community
centers, churches, and non-profits - to begin to reverse the trend of
gang-activity along the corridor, and view \community-driven pub-

lic safety as a keystone to the long term viability of the corridor.

Additionally, the community expressed a need for specific am-
menities - such as a bank, a grocery store, low-cost medical clin-
ics, youth and community centers, and other facilities in support

of healthy, physical activity. In support of this, there was a strong
desire for new development to be paired the construction of new
public spaces, private and publically accessible, such as pocket parks,

plazas, recreation centers, and playgrounds.

T.0.D Catalyst Area 8 within EImhurst Planning Sub-AreaOrange line means “retail-ready
frontages recommended
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97" Ave - 100" Ave

The area has many isolated pieces of urban fabric, that
aren't currently working together to create streetscape.

The are is marked by pieces of interesting urbanism,
full of character, but with little support around them.

Corner of 100th and International - good scale for a
prominent corner, but suggests that infill the rest of
the block would be beneficial. Also, over time, and as
the market allows, the ground floor could be opened
up to make way for commercial space at the street
level.
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Vacant and underutilized lots - like this one at Interna-
tional and 100th, have left holes in the urban fabric.

Center for Family Councilling - an excellent community
resource, but disengaged from the street/sidewalk.

St Louis Betrand Church - corner of 100th Ave and
International - a positive presence in the community,

minor fecade improvements would help it also contrib-

ute to the urban character of the corridor as well.

Chapter 8 - Implementing the Vision

CATALYST AREA 8B

For purposes of clarity, the catalyst area has been broken up into
three pieces - 8B, described here, focuses on potential changes on
International Blvd from 97th - 100th Ave. Five potential oppor-
tunity sites have been identified in this four-block stretch of the
Corridor, interwoven between some of the positive existing uses
located here, such as several small locally-owned businesses, on the
west side of International Blvd, and the Center for Family Council-

ling building on the east side of International Blvd.

Given the relatively fine-grained block structure of the Elmhurst
District and the relatively intact condition of the flanking neigh-
borhoods, most of the identified infill sites are Type 2, with a few
deeper Type 3 Infill sites.

Qualitative information about the development illustrated is
provided on the following pages, and quantitative information is

tabulated in the righthand colum of the fold-out plan.

1.0.D Catalyst Area 8
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Opportunity SiteA& B

Location: Site A is at the southwest corner of International and

98th, and Site B is at the southeast corner.

Existing Conditions: Site A is a suburban style McDonald’s res-

taurant and Site B is a former gas station, now an auto tire business.

Iustrated Infill Development: Redevelopment of Site B is clearly
more likely than significant changes to Site A.

While a variety of relatively simple Infill Site Type 3 configurations
could be applied to Site A, illustrated here is simply an alterna-

tive and urbanistically superior layout for a corner restaurant with

a relatively large parking lot. The building is located at the cor-
ner, with the parking wrapping behind. While this is not strictly
“transit-oriented” development, it is a classic pattern for integrating
a corner building that requires large amount of parking into a walk-

able urban district.

A simple Infill Site Type 3 configuration is shown, with commer-
cial ground floor space at the corner, with residential townhouses
fronting the street and the rear garden, and additional apartments
on third and fourth floors, accessed via stairs and elevator from the
south-facing residential courtyard at the rear. Pedestrian and visitor
access to the court would be provided directly from International via

a lobby or open air passage, or “zaguan’.

(aption
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Opportunity Sites A & B:

Fast-food restaurants can still contribute to a strong
urban fabric by moving the drive-through to the rear,
and bringing the building to front the sidewalks.
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Opportunity Site C:

A good example of a mixed-use building from down-
town Oakland.

Opportunity Site D:

Chapter 8 - Implementing the Vision

Opportunity Site C

Existing Conditions: A gass station and mini-mart at the corner,
small scale retail building and a funeral home operating in a con-
verted two-story house. Community members indicated that the
gas station is a useful amenity for the neighborhood, and the funeral

home business appears well established.

Ilustrated Infill Development: Current business locations aside,
the existing development configuration on this site is inconsistent
with the stated community desire for a walkable, pedestrian-ori-
ented environment. An alternative use of this site - possibly rather
long-term - is illustrated. Given the size of this potential infill site,
and its location at a significant crossroads, relatively intense infill
project is shown, with two levels of parking behind sizable commer-

cial spaces.

'The parking could be in two level decks, one a half-level above grade
and entered from one end, and the other a half-level below grade
and accessed from the other end. Over that parking structure could
be several floors of mixed townhouses and apartments, with shared
courtyards on a deck above the parking. Pedestrian access to the

courts would be provided by stairs and an elevator from the street.

A deadend stub of 99th Ave is present to the north (east) of this
site, and could be extendeed through to International as a pedes-

trian connector to the new BRT stop at 99th.

Opportunity Site D

Existing Conditions: Existing development is a row of older,
mostly two-story buildings of reasonable quality, built up to the

street except for one house.

Illustrated Development: While an intense Infill Site Type 2
development could be pursued as illustrated on Site 3, an alternative
approach would be to renovate the existing buildings, improve their
facades, and re-landscape their frontages to support either commer-
cial or residential use. This could be a near-term, mid-term or even
long-term strategy for such a row of buildings, of which there are
quite a number along the corridor. Organizing and managing shared

parking would be an important part of such a strategy.
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Opportunity Site E

Existing Conditions: A one story commercial building built

around an older house, with a corner parking lot.

Ilustrated Infill Development: An Infill Site Type 2 development
is shown on this relatively small site, with tuck-under parking be-

hind a small retail space at the corner and townhouse units fronting
International, with open parking behind. Enough parking could be

generated to support a good number of apartments on upper floors.
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Opportunity Site E:

Tuck-under rowhouses, with small elevated yard
frontage

Legend:
T.0.D. Infill Building

Tuck Under / Podium
Parking

Open Space Public

Open Space General
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Potential Development Summary

Site A - 0.5 Acres; 36 spaces

Infill Site Type: Type 2

Commercial: 4,000 ft?- (restaurant pad)
Residential: n/a

DUA:n/a

Parking Ratio: n/a

Building Mass: approx. 1-story

Site B - .48 Acres; 34 spaces

Infill Site Type: Type 2

Commercial: 6,500 ft?

Residential: 32 Units (1000 ft? average size)
DUA: 67

Parking Ratio: 1.06 Space / Unit
Building Mass: approx. 3-4 Stories

Site C - 1.06 Acres; 120 spaces

Infill Site Type: Type 2

Commercial: 18,000 ft?

Residential: 103 Units (1,050 ft? net Avg. size)
DUA: 98

Parking Ratio: 1.04 spaces / unit

Building Mass: approx. 3-5 Stories

Chapter 8 - Implementing the Vision

Site D (Small infill) - 0.1 Acres; 4 spaces
Infill Site Type: Type 2

Commercial: 2,000 ft?

Residential: 3-4 Units (1,050 ft? net Avg. size)
DUA: 27-39

Parking Ratio: 1.04-1.5 spaces / unit

Building Mass: 3 Stories

Site E - .45 Acres; 32 spaces (16 tuck-under)
Infill Site Type: Type 2

Commercial: 1,500 ft?

Residential: 21-28 Units (1,050 ft? net Avg. size)
DUA: 66

Parking Ratio: 1.07 spaces / Unit

Building Mass: approx. 3-4 Stories

[1] Note: development intensities, including dwelling unit count, com-
mercial square footage and building height, as noted above, are based
upon the assumptions listed on p. 7. In most cases, the proposed zon-
ing would allow development at greater intensities, and to the extent
that the market will support lower parking ratios, or structured parking
solutions, significantly higher development intensities and building
heights may be realized.
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T.0.D. Catalyst Area 8C 101t Ave - 105 Ave

INTRODUCTION AND CONTEXT

T.O.D. Catalyst Area 8C focusses on the portion of International
Blvd from 101st - 105th Ave. T.O.D. infill projects that are illus-

trated here respond to Feedback recieved from the community, as

reported in Chapter 5, and are a continuation of those reported in

T.0.D Catalyst Areas 8A and 8B.

In addition to those priorities and recommendations described in

8A and 8B, there was also strong support of designating a portion

of the corridor within the Elmhurst sub-area as a special cultural ) .
o ) . . Vacant gas station at 102nd and International
arts district. Ensuring affordable retail and commercial spaces along

the corridor was seen as essential in encouraging locally owned and
operated businesses to locate here, especially in effort to encourage
multi-cultural arts and entertainment uses - such as local theatres,

performing arts centers, or movie theatres - to populate this desig-

nated cultural arts district.

In support of this revamped character of the corridor, creating

incentives for facade and signage improvements, expanding code

enforcement along the corridor, managing regular street and side-
. .1 . - Los Pericos Market
walk cleaning, and providing safe, efficient, and regular facilities for
pedestrians and cyclists to move freely throughout the corridor are

essential elements to its overall vitality and viability.

T.0.D Catalyst Area 8 within EImhurst Planning Sub-Area Orange line means “retail-ready
frontages recommended
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Opportunity Site E: The current “overhang” could be-
come a new enclosed space fronting an outdoor plaza

Existing facade on corner of 103rd and International

Chapter 8 - Implementing the Vision

CATALYST AREA 8C

For purposes of clarity, the catalyst area has been broken up into
three pieces - 8C, described here, focuses on potential changes on
International Blvd from 101st - 105th Ave. Seven potential op-
portunity sites have been identified in this four-block stretch of
the Corridor; some on currently vacant sites, and others suggesting
alternative uses or redevelopment of existing sites in effort to better

serve the desired character and outcome of the corridor as a whole.

Given the relatively fine-grained block structure of the Elmhurst
District and the relatively intact condition of the flanking neigh-
borhoods, most of the identified infill sites are Type 2, with a few
deeper Type 3 Infill sites.

Qualitative information about the development illustrated is
provided on the following pages, and quantitative information is

tabulated in the righthand colum of the fold-out plan.

T.0.D Catalyst Area 8
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Opportunity Site A

Existing Conditions: A small gas station located on a corner lot -

set back from International Blvd.

Iustrated Infill Development: New 3 to 4 mixed-use building
with a Commercial presence on the corner of International and
102nd Ave, and townhouses, or live-work units set back slightly
from International between 101st and 102nd Ave. Due to the shal-
low depth of the lot, tuck-under parking is suggested to maximize
the amount of parking available for new development, and would be
accessed off of 102nd street.

(aption
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Opportunity Site A: vacant gas station at 102nd and
International

Contemporary mixed-use building; 3-4 stories.
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Opportunity Site B:

Opportunity Sites C& D:

Mixed-use building with lofts over commercial space

Chapter 8 - Implementing the Vision

Opportunity Site B

Existing Conditions: Two one-story industrial uses located in the
middle of the block, with the corners of 102nd and 103rd respec-

tively, with empty to accommodate parking.

Ilustrated Infill Development: New 3 to 4-story mixed-use
buildings are shown to replace the one-story industrial buildings,
with parking lots behind, accessed from a newly constructed service
alley. At the street level, commercial uses anchor the corners of
102nd and 103rd blvd, and live-work, or townhouses fill the center
of the block.

Opportunity Sites C&D

Existing Conditions: A row of small one-story commercial build-
ings located on narrow lots, in most cases filling the entire depth of
the lot. The building on the corner of 102nd and International is set

back from both streets, providing no corner presence.

Illustrated Infill Development: New 3 to 4-story mixed-use
buildings fronting International Blvd are shown to replace the one-
story commercial buildings, with parking lots behind, accessed from
102nd and 103rd Aves respectively. New 2-3 story commercial
buildings on the corners of 103rd and 104th, could either replace,
or revamp existing building. The ornate facade of the industrial
building on the southeast corner of 103rd and international could
be preserved as the storefront of a more intense mixed-use building

with residential units to be constructed above.
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Opportunity Site E

Existing Conditions: Former car dealership now occupied by a
church.

Iustrated Infill Development: New 2 to 3-story mixed-use
buildings is shown on the corner of 104th and International. Fill-
ing in the current void under the canopy of the existing car dealer-
ship (church) building, is shown a potential re-enclosed, infill space
- perhaps a cafe or atrium related to the needs of the current church.
Between these two infill pieces, is shown a new plaza/green, which
could serve a number of functions, including overflow parking for
church operations during the week, and an outdoor space for con-
gregating before and after church services. This is illustrated further

in the photosimulation series on the following pages.

Opportunity Sites F & G

Existing Conditions: Site F is presently occupied by a one-story
strip-mall development set back from International Blvd with a
parking lot in front and a service alley and parking bay in the rear of
the lot. The current building orientation does little to engage Inter-
national Blvd, and is a blank wall to 103rd and 104th Aves. Site G
is occupied by a vacant, rather run-down one-story building, on the

corner of 104th, and an empty parking lot on the corner of 103rd.

Iustrated Infill Development: New 3 to 4-story mixed-use
buildings are shown fronting International on both opportunity
sites. Site F shows a mixture of Commercial and live-work units
on the ground floor with residential units above. Site G shows a
concentration of work-live units fronting International Blvd, with
private garages - with potential for residential apartments above -
served by a rear alley, and enclosing private rear-yards for each unit.
Site G shows a rear parking lot, accessed oft of 103rd and 104th
Aves along with tuck-under row houses fronting 103rd and 104th
Aves respectively to maximize the development potential of the site,
as well as better engage and transition into the residential fabric

along 103rd and 104th Aves as you move away from the Corridor.

[1] Note: development intensities, including dwelling unit count, commercial square
footage and building height, as noted above, are based upon the assumptions listed on
p. 7. In most cases, the proposed zoning would allow development at greater intensi-
ties, and to the extent that the market will support lower parking ratios, or structured
parking solutions, significantly higher development intensities and building heights
may be realized.
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Opportunity Sites E, F & G:

2-3 story mixed-use buildings with ground floor com-
mercial and apartments above.

Townhouses with secure front entrances

Legend:
T.0.D. Infill Building

Tuck Under / Podium

Parking

Open Space Public

Open Space General
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Potential Development Summary

Site A - 0.5 Acres; 32 spaces

Infill Site Type: Type 2

Building Mass: approx. 4-5 Stories
Commercial: 3,000 ft?

Residential: 33 Units (1,050 ft? net Avg.
DUA: 66

Parking Ratio: 1.08 spaces / Unit

Site B - 0.86 Acres; 48 spaces

Infill Site Type: Type 2/3

Building Mass: approx. 4-5 Stories
Commercial: 7,800 ft?

Residential: 45 Units (1,050 ft? net Avg.
DUA: 53

Parking Ratio: 1.06 spaces / Unit

Site C - 0.55 Acres; 24 spaces

Infill Site Type: Type 2

Building Mass: approx. 3-4 Stories
Commercial: 5,800 ft2

Residential: 24 Units (1,050 ft> net Avg.
DUA: 44

Parking Ratio: 1.07 spaces / Unit

Site D - 0.5 Acres; 18 spaces

Infill Site Type: Type 2

Building Mass: approx. 2-3 Stories
Commercial: 11,500 ft2

Residential: 18 Units (1,050 ft? net Avg.
DUA: 36

Parking Ratio: 1.10 spaces / Unit

Chapter 8 - Implementing the Vision

size)

size)

size)

size)

Site E - 0.4 Acres; 8 spaces

Infill Site Type: Type 2

Building Mass: approx. 1-2 Stories
Commercial: 8,000 ft?

Residential: 0-8 units

DUA: 19

Parking Ratio: 1.05 spaces / Unit

Site F - 0.82 Acres; 32 spaces

Infill Site Type: Type 3

Building Mass: 3-4 Stories

Commercial: 10,000 ft?

Residential: 21Units (1,000 ft? net Avg. size)
DUA: 26

Parking Ratio: 1.5 spaces/ Unit

Site G - 0.46 Acres; 16 spaces

Infill Site Type: Type 2

Building Mass: approx. 2 Stories
Commercial: O ft?

Residential: 8 Units (1,300 ft? net Avg. size)
DUA: 18

Parking Ratio: 2 spaces / Unit
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Vision and Character for Catalyst Area 8

The photo-transformation on the right illustrates the intersection of In-
ternational Boulevard and 104th Avenue, looking to the north (west) on

International.

The upper image is the existing conditions as of late 2010. On the near left
is a vacant lot or underutilized parking lot, and across 104th Avenue on the
left is a one-story strip retail center. Across International Boulevard is a for-
mer auto dealership with a corner parking lot at 104th (which does not align
with 104th on the left) and a two-story building at the corner of 105th, a
corner of which is visible on the right side of the image. That building is
mostly parking at the ground level and on the second floor, and the former
show room has been converted to a church. Across 104th on the right is a
one-story commercial building with auto supply/service and restaurant busi-

nesses.

'The lower image has been electronially edited to illustrate the potential for a
coordinated series of streetscape improvements and new development proj-
ects to cumulatively transform this key intersection to a more pedestrian-

oriented, transit-oriented and lively urban environment.

Key public improvements illustrated include the restriping of the existing
pavement to create dedicated bus lanes in the center for the proposed BRT
services for the corridor, the addition of a landscaped median, restriping of
lanes for bicycles and private vehicles, and new crosswalks. Because of the
width required for the BRT lanes, new median and bike lane, curbside park-
ing would not be provided here. Other streetscape improvements - which
would ideally be completed at approximately the same time as the BRT line

- include new pedestrian-scale streetlights and new street trees.

Key private development illustrated include:

* A new mixed-use buidling on the left, with ground floor shops

* New 3- or 4-story mixed-use buildings across 104th Avenue on the
right and on the left.

¢ On the right, in the current parking area at the corner of 104th, a new
4-story mixed-use building is illustrated, separated from the former
auto dealership by a small green that could be managed by the church,
or others. That green would termnate the views of people approaching
from the west on 104th.

* A new corner retail or restaurant or community space is illustrated in
the corner of the former car dealership building - on the right side of
the image - opening to the street and to the green.
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Existing condition on International Blvd at 104™ Ave

Potential Design Vision for International Blvd at 104" Ave
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Detailed Transportation Recommendations

Appendix A

INTRODUCTION

Transportation strategies, guidance, and recommendations appear
throughout the plan, especially in Chapter 5 Sub-Area Plans, Chapter

6 Development and Design Guidance, and Chapter 7 Implementation.
Appendix A elaborates on these strategies, guidance, and recommenda-
tions in more detail so that all the transportation recommendations,
from corridor-wide to intersection specific, are consolidated in one plan
section. This Appendix should be considered a detailed transportation
action plan that supports transit-oriented development and supplements
the proposed BRT improvements described in the following paragraph.
Appendix A suggests transportation strategies related to:

* Improvements to the pedestrian environment
* Improvements to bicycling conditions and facilities

* Provision of the appropriate amount of parking for a transit- and

pedestrian-oriented environment

'This plan’s transportation recommendations focus on the topics listed
above because major transit improvements are already planned as part
of a separate process, AC Transit’s East Bay Bus Rapid Transit project.
This plan and these recommendations assume the implementation of
the BRT preferred alternative, which includes many improvements to
transit, bicycle, and pedestrian conditions (although pedestrian improve-
ments are generally limited to the roadway, with the exception of some
bulbout curb extensions at corners). Recommendations are mostly corri-
dor-wide, but when necessary, some strategies call out location-specific
improvements. Location-specific recommendations could be adjusted as

necessary to reflect changes to the BRT plan.
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Parking

The implementation strategy for the TOD Plan focuses much of
its attention on parking. Provision of the right amount of park-

ing is essential to successful TOD, as too little parking can restrict
access, while too much parking can increase motor vehicle traffic
and negatively impact pedestrian, bicycle and transit conditions. As
currently proposed, the BRT preferred alternative would result in
removal of roughly one-third of the on-street parking spaces along
International Boulevard within the TOD Plan area. Nonetheless, in
order to improve not just automobile access, but also delivery access
to businesses, and to provide a “buffer” of parked cars serving to
separate pedestrians on the sidewalk from adjacent vehicle traffic, a
key strategy of this TOD Plan is to recommend ways to potentially
“add back” on-street parking at key development opportunity sites

along International Boulevard using recessed bays.

Most of the recommendations in this section, however, deal with
off-street parking regulations based on the following observations

and recommendations:

* Existing off-street parking regulations in the corridor were
not designed for walkable, bike friendly, multi-use transit-
oriented developments, which have been shown to have
reduced demand for parking as compared to other locations.

* Existing off-street parking regulations would unnecessarily
increase costs for developers, homebuyers and tenants.

* Reducing off-street parking supply, combined with better
parking management, would emphasize the TOD “vision”
for the corridor and ultimately help to reduce demand for
parking and road space, in conjunctions with measures to
encourage the use of safer and more sustainable transit, walk
and bike modes.

* Reducing off-street parking requirements would reduce ob-
stacles to development not just in terms of cost, but also in
terms of flexibility by allowing for increased usable density,
more attractive urban development and more visual interest

at street level.

It should be noted that the zoning update that is currently in
process for the city’s commercial corridors, including International
Boulevard, provides for a conditionally permitted 50 percent reduc-

tion of the parking requirements — a significant step toward more
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sustainable and transit-oriented parking policies. The parking-
related provisions of the Oakland Planning Code will undergo a

comprehensive update starting in early 2011.
Parking recommendations for the TOD Plan are as follows:

Consider adopting off-street parking regulations from the S-15
Transit Oriented Development zoning classification. It is recom-
mended that any new regulations for International Boulevard be
similar to those in the existing S-15 Transit Oriented Development
zoning classification. The major impacts of this change are summa-

rized below.

Based on the City’s current zoning standards (currently undergo-
ing revision), the predominant existing zoning classifications in the
corridor are C-28 Commercial Shopping District and C-40 Com-
munity Thoroughfare Commercial. While the code contains a great
deal of detail, parking supply-related provisions of these classifica-

tions might be generally described as follows:

* For commercial development, minimums varying by use, but
as high as one parking space per 200 square feet of floor area
(for convenience markets and fast-food restaurants)

* For residential development, a minimum of one space per
dwelling unit

* For mixed-use developments in classification C-28, require-
ments for the residential component may be reduced by 25

percent, to 0.75 spaces per dwelling unit

By contrast, the S-15 classification requires significantly less parking

in certain key categories:

* For major commercial uses including restaurants (various
classifications) and General Retail Sales, there is no mini-
mum parking requirement

* For residential development, the minimum parking require-

ment is reduced to 0.5 spaces per dwelling unit

The S-15 classification also includes a number of additional park-

ing-related provisions, such as:
* Parking may be leased off-site

* Off-street parking, and parking requirements may be shared
between “daytime” and “nighttime” uses



* Provision of additional parking beyond the minimum
requirement triggers a conditional-use process (effectively,
this provision sets a maximum by-right but allows additional

parking subject to discretionary approval by the City).
* Off-street fee parking (i.e., paid parking lots and/or garages)

requires a conditional use permit, with a number of stipula-
tions including requirements that off-site fee parking be
structured, that it be on at least three levels, that it replace
an existing surface lot, and that it be designated by a “City-
sponsored plan or study designed to promote a transit-
oriented district as defined by the General Plan”. Given the
current conditions in the corridor, it is unlikely that struc-
tured parking will be economically viable and this section of
the S-15 designation will most likely need to be altered for

zoning in the International Boulevard corridor.

With their acknowledgment that access to high-quality tran-

sit should reduce demand for parking, these standards are more
relevant to the TOD Plan area than the existing regulations. An
example of an operational S-15 zone is found in the immediate
vicinity of the Fruitvale BART Station. Extending parking-related
provisions of the zoning classification to much of the remainder of
the corridor may be appropriate given the relatively high quality
of existing and planned transit service. Moreover, reduced parking
requirements would serve to reduce barriers to development and
could facilitate additional development within the corridor, achiev-
ing a core plan objective. However, zoning for this corridor will
also need to reflect that there is a fundamental difference between
the areas immediately adjacent to BART stations where the S-15
district is currently in place, and areas along a busy bus route (cur-
rently the AC Transit Rapid service, potentially replaced by Bus
Rapid Transit in the future). Actual parking requirements may need
to be “stepped back” from the full S-15 designation in some places,
but with the overall goal of increasing the transit orientation of the

corridor.

Conduct detailed inventory of parking lots in the corridor. In
order to encourage use of the S-15 provision allowing leasing of
off-site parking in lieu of construction of new parking on-site, an
inventory should be conducted of all existing off-street lots in the
corridor, including location, supply, occupancy, ownership and po-

tential for use by new developments.
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Require, or create incentives to promote, the “unbundling” of
residential parking spaces and dwelling units. The typical practice
of “bundling” the price of parking spaces in the sale — and purchase
price — of condominiums serves to encourage auto use and decrease
affordability. As such, it runs counter to two of the broad goals of
transit-oriented development. This TOD Plan recommends either
requiring the separate sale or lease of parking spaces for condo-
minium developments of a certain size (perhaps 10 or more units),
or encouraging the practice by reducing parking requirements for
developments that unbundle. Adoption of such a policy might also
reduce requirements for rental developments that unbundle by
offering discounted rents to tenants who do not require parking.
Additional components of such a policy might include: a system of
tiered rates for “assigned” and “unassigned” (first-come, first-served)
spaces; reduced rates for compact spaces; or ownership of parking by
homeowners associations, which may then reduce fees for residents

who do not use parking.

Require or incentivize the provision of car share spaces. Car-
sharing programs such as Zipcar and City CarShare allow partici-
pants to lease cars on a short-term basis (typically, in quarter-hour
increments) and on short notice (with only a few minutes’ advance
reservation), and to pick those vehicles up from unstaffed “pods”

or designated parking spaces at various locations. Currently, there

is only one carshare pod in the corridor — a City CarShare pod at
the Fruitvale BART. The next nearest locations are at Lake Merritt
and Downtown Oakland. Nonetheless, a policy requiring car share
spaces in large residential developments (assuming participation by
carshare providers) and/or reducing minimum parking requirements
for developments that provide car share spaces might eventually be
feasible. Additionally, access to car sharing may grow exponentially
with the passage of California’s AB1871 in September 2010, which
allows personal car owners to share their vehicles without the risk
of losing their vehicle insurance. In response, two carshare opera-
tors, City CarShare and Spride, have launched personal car sharing
pilot programs. There would be little “downside” to such a policy, as
car share programs have been shown to significantly reduce the auto
ownership needs of households, particularly two-car households
that may feel comfortable selling their second car if availability of a

second vehicle for occasional use could be ensured.
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Consider requiring AC Transit to provide additional on-street park-
ing, where warranted and desirable, as a mitigation measure tied to
construction of the East Bay Bus Rapid Transit project; or alterna-
tively, consider creating incentives for developers to provide addi-
tional on-street parking, where warranted and desirable, concurrent
with the redevelopment of TOD opportunity sites. Figure A-1
illustrates a concept for provision of additional on-street parking on
International Boulevard, which would be accomplished by relocating
the existing curb line to provide an 8-foot wide on-street parking lane.
In some locations, the sidewalk width could also be expanded to allow
the 13-foot width recommended by this TOD Plan. As proposed,

the East Bay Bus Rapid Transit preferred alternative would reduce

the supply of on-street parking along some segments of International
Boulevard in order to accommodate BRT stops and left-turn pockets
at key locations. Depending on the potential impacts on availability
within each segment, AC Transit would be required to mitigate by
metering currently unregulated spaces, seeking out shared arrange-
ments or funding new oft-street supply. However, even after this miti-
gation, it may be desirable to further increase (or “add back”) on-street
parking spaces in some locations, which may be feasible if conducted
in conjunction with either the construction of the BRT project, or the
redevelopment of TOD opportunity sites on the corridor. In general,
this option is only desirable if the the majority of a block face is avail-
able for this treatment, in order to avoid undesirable jogs in the side-
walk (see Figure A-1 across: the south side treatment is potentially

acceptable, while the north side treatment is probably not).

Alternatively, developers could be provided with incentives, such as
reduced open space, an additional height allowance, or the reduced
off-street parking requirements discussed in this section, to relocate
portions of the existing curb line, where warranted and feasible. As-
suming a funding and implementation mechanism can be established,
provision of a seven- to ten-foot dedication (widening the effective
right-of-way) is one option for implementing this strategy. Another
option that would avoid dedication of private property is to provide
public access easements as needed to utilize on-street parking spaces
via sidewalk segments that could be located on private property. This
strategy would allow for curbside spaces to be provided at sites where
there would otherwise be no parking under the BRT plan. So that
envelopes for development are not reduced, such a policy would need
to include development bonus provisions for reduced open space or an

additional height allowance,
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Figure A-1: Concept Drawing for Providing Additional Parking at Opportunity Sites
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'This plan identifies potential opportunity sites for parking bay ad-
ditions as part of redevelopment projects. The plan does not identify
additional sites that are not adjacent to existing parking lots. How-
ever, parking bays could be developed anywhere without existing
curbside parking and where street geometry would allow it, so these
potential locations listed below are identified only to provide a sam-

pling of what might be possible pending further study.

* South side of International Boulevard west of Miller Avenue

* South side of International Boulevard between 29th and
30th Avenues

* South side of International Boulevard west of Fruitvale
Avenue

* North side of International Boulevard between 42nd Avenue
and High Street

* South side of International Boulevard east of High Street

* North side of International Boulevard east of 54th Avenue
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* North side of International Boulevard east of 57th Avenue
* South side of International Boulevard east of 58th Avenue
* North side of International Boulevard east of 62th Avenue

* North side of International Boulevard east of Havenscourt
Boulevard

* North side of International Boulevard west of 73rd Avenue
* South side of International Boulevard west of 98th Avenue
* South side of International Boulevard east of 98th Avenue

* South side of International Boulevard west of 105th Avenue

Figures A-5 to A-9 show the priority pedestrian treatment loca-

tions and potential parking bay locations.

Develop and adopt off-street parking management strategies.
Most of the parking recommendations in this plan have dealt with
regulation of off-street parking in new developments and provision
of additional on-street parking adjacent to key opportunity sites.

As residential and commercial development occurs along the cor-
ridor, increasing the total (if not the per-capita) demand for parking
in the corridor, and as the supply of on-street parking is reduced by
the BRT project, a more robust strategy for management of demand
for on-street parking will prove necessary to ensure the continued
viability of retail establishments. General elements that might be
considered as part of such a study would include demand-based
pricing, establishment of parking benefit districts ensuring that

any increased revenues from parking were reinvested in neighbor-
hood streetscapes, relaxation of time limits on metered spaces, and
establishment of permit zones to prevent “spillover” into adjacent

residential neighborhoods, among other measures.

A-8

International Boulevard TOD Plan



Appendix A

Pedestrians

Recommendations in this section - including standards for sidewalk
width, improvements to street crossings, and upgrade of substandard
wheelchair ramps — would improve the environment for transit-
oriented development by improving conditions for pedestrians.

If implemented, these improvements would be supplemented by
elements in the BRT preferred alternative, including addition of ap-
proximately 50 signalized crossings, corner bulb-out sidewalk exten-
sions, and median refuges. In general, the recommendations in this
section are limited to the pedestrian realm beyond curb lines — the
sidewalk — and areas in which the BRT project could be built upon,

such as additional signalized intersections.

Adopt minimum guidelines for sidewalk width, and require
widening where feasible as a condition of development. Existing
sidewalk widths along International Boulevard vary, but the typical
width appears to be about nine feet, a relatively narrow dimension
for a commercial corridor in an urban area. Moreover, as transit-
oriented development occurs, pedestrian volumes will increase.

For this reason, sidewalks should be widened on an opportunistic
basis. A reasonable minimum dimension would be 13 feet, with an
eight-foot “clear” zone free of trees, furniture and other obstructions
to pedestrians, providing enough room for two people to walk side
by side, or for pedestrians to pass, without having to walk too close
to building walls or into the curb or furniture zone. If curb lines
were not relocated (or if they were relocated in order to provide
additional parking, as previously recommended for some locations),
this would require a dedicated setback. In these cases, provisions
for reduced open space or relaxed height requirements would be
necessary in order to ensure that development envelopes were not

reduced.

Provide enhanced pedestrian crossings at least every 600 feet
along International Boulevard. Given the high existing traffic
volumes on International Boulevard (average daily traffic of between
21,000 and 25,000 vehicles), a pedestrian median refuge should

be provided at every unsignalized intersection on at least one leg
wherever possible. At unsignalized locations where more than 20
pedestrians cross during a single hour of the day (any 60-minute

period, not necessarily the peak hour for pedestrian crossings), if
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signalization is not warranted then other measures should be con-
sidered. This recommendation is consistent with the 2009 Manual
of Uniform Traflic Control Devices (MUTCD), which provides a

set of national guidelines for roadway design. The manual recom-

Frontage
Curb Zone Zone

ﬂ Furniture Zone | Pedestrian Zone

Total Width

Figure A-2: Functional Zones of Sidewalks (source: Oregon Department of Transportation)

mends that a “pedestrian hybrid” crosswalk signal should be consid-
ered at such locations (given the traffic volumes and travel speeds on
International Boulevard). Nonetheless, “pedestrian hybrid” signals
may not be desirable at some locations, and their application would
need to be carefully considered given potential signal coordina-

tion efforts associated with the proposed BRT project. Specific
measures to enhance pedestrian crossings should be selected on a
case-by-case basis, depending on the design and constraints of each

potential crossing location.

'The BRT preferred alternative would add refuges in numerous loca-
tions; nonetheless, it might be possible to provide them at addition-
al sites. Particular attention would need to be paid to ensuring safe
pedestrian crossings of the bus-only lanes. Additional treatments

may need to be incorporated, such as:

Signal timing changes to neighboring signals to create gaps in traf-
fic sufficient to allow pedestrians to cross at a rate of 3.5 feet per

second
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* High-visibility crosswalks

* Pedestrian-actuated flashing crosswalk signs
¢ Advance stop lines

* Pedestrian bulb-outs

* Where pedestrian bulb-outs are not provided, on-street
parking should be set back from crosswalks to improve
driver visibility approaching crosswalks (as shown on Figure

A-3)
* In-street pedestrian crosswalk signs

* High-Intensity Activated Crosswalks (HAWKs)

Pedestrian crossings of intersections should not be prohibited under
any circumstances. If pedestrian median refuges are not possible
and other treatment options are insufficient, installation of a trafhic

signal should be considered.

Review and revise the City’s traffic signal warrants. The BRT
preferred alternative would add traffic signals in numerous loca-
tions where they do not now exist. Nonetheless, several segments
would remain where distances between signals are greater than 600
teet. Ideally, in an urban environment pedestrians should not have
to walk more than 300 feet to cross an arterial street. Therefore, in-
tersection-specific recommendations listed below identify locations
where additional signals beyond those planned as part of the BRT
project may be warranted. It should be emphasized that signals may
be desirable at these locations, since signals can affect automobile
travel times in some cases. In these cases, alternative improvements
for pedestrians such as those described in the previous recom-
mendation should be considered. The MUTCD includes stringent

standards for traffic signal warrants based on pedestrian volumes,
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Parked Vehicles Decrease Sight Distance

Parking Setback for Sight Distance

To improve Pedestrian safety, parking should be set back from crosswalks 20 ft
minimum (50 ft desirable)

Curb Extension Improves Sight Distance

Curb extension improves pedestrian visibility and decreases crossing distance

Figure A-3: Sight Distance Approaching Pedestrian Crossings
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requiring extensive data collection efforts for pedestrian crossings
and analysis of gaps in the traffic stream. As a result, this warrant
is rarely applied, even where needed to improve pedestrian access
across arterials. Given the transit-oriented environment envisioned
for International Boulevard, it would behoove the City to develop
traffic signal warrants along this roadway that reduce pedestrian

crossing volumes and simplify data collection and analysis efforts.

There are many segments of International Boulevard where traf-

fic signals do not exist or would not be added as part of the BRT
preferred alternative, but where signals or alternative pedestrian
improvements not specified by the BRT preferred alternative might
be warranted. This plan used the following methodology to priori-

tize locations for the recommended improvements:

* Category 1 (highest priority): following implementation of
the BRT preferred alternative, a distance of more than 800
teet would remain between signalized crossings, and the
location is in a TOD catalyst area.

* Category 2: a distance of more than 800 feet would remain,
but the location is not in a TOD catalyst area.

* Category 3: a distance of between 600 and 800 feet would

remain, and the location is in a TOD catalyst area.

* Category 4 (lowest priority): a distance of between 600 and
800 feet would remain, but the location is not in a TOD

catalyst area.

Additionally,

* Locations that are along a primary pedestrian pathway to a
school have been placed in the next-highest category (e.g.,
an otherwise Category 3 site near a school becomes a Cat-
egory 2 site).

* Locations nearest the midpoints of gaps have been priori-
tized.

* Where gaps are so long that even after prioritization of one
location, a gap of more than 600 feet would remain, two
locations have been prioritized.

* Locations in this segment of International where there
would be no curbside parking in the BRT preferred alterna-
tive, but where there are now private parking lots fronting
the street. (As previously mentioned, these are obvious



“opportunity” sites where it might be possible to provide
curbside parking as part of redevelopment projects; however,

parking bays could be developed anywhere there was no

curbside parking and where street geometry would allow it.)

The following locations have been prioritized for possible pedestrian

improvements beyond those included in the BRT preferred alterna-

tive:

Category 1

International Boulevard at 25th Avenue
International Boulevard at 30th Avenue
International Boulevard at 41st Avenue

International Boulevard at 64th Avenue (near Whittier
Elementary School)

International Boulevard at 67th Avenue
International Boulevard at 84th Avenue
International Boulevard at 96th Avenue

International Boulevard at 102nd Avenue

Category 2

International Boulevard at 26th Avenue
International Boulevard at 45th Avenue
International Boulevard at 71st Avenue
International Boulevard at 75th Avenue

International Boulevard at 80th Avenue

International Boulevard at 88th Avenue

Category 3

International Boulevard at 17th Avenue
International Boulevard at Munson Way
International Boulevard at 56th Avenue
International Boulevard at 65th Avenue

International Boulevard at 99th Avenue

Category 4

International Boulevard at 19th Avenue
International Boulevard at 37th Avenue
International Boulevard at 58th Avenue
International Boulevard at 61st Avenue

International Boulevard at 107th Avenue
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Identify funding sources for replacement of substandard wheel-
chair ramps. While wheelchair ramps are already provided at most
street corners along International, many are substandard in terms
of design, width, grade, alignment, amenity and/or state of repair.
Narrow, steep and crumbling ramps that are not aligned with
crosswalks, and that lack high-contrast truncated dome markings,
are commonplace throughout the corridor, and there are a few loca-
tions where ramps are missing altogether. Some substandard ramps
would be replaced as part of the proposed BRT project, and the
BRT Corridor Enhancement Plan (CEP) could potentially identify
funding for replacement of others. Oakland is currently upgrading
substandard wheelchair ramps with funding from Federal stimulus
(ARRA), Alameda County Measure B, and other sources. The City
should review plans to ensure that all substandard ramps will be

upgraded in the near future, and seek additional funding if needed.

Improve pedestrian routes to schools. Creating safe routes for
children to access schools is a priority throughout the corridor, but
especially in the Havencourt-Lockwood sub-area, around Lock-
wood and Whittier schools. Pedestrian safety improvements are
needed, including high-visibility crosswalks at all intersections in
the vicinity of the schools (as allowed by policy dictating use of
high-visibility crosswalk markings), traffic calming measures, and
educational programs for motorists. The City should actively seek
Safe Routes to School grants and other funding for these improve-

ments.

Improve sidewalk and crosswalk conditions at the intersection of
International and 73rd Avenue/ Hegenberger Road. The inter-
section of International and 73rd Avenue/ Hegenberger Road is
not only the largest in the corridor, but also it is among the most
deficient in terms of basic pedestrian amenities. As such, it deserves

special attention.

'The most obvious problem with the intersection is its sheer size. All
four crossings are quite long — the crossing of Hegenberger Road is
approximately 140 feet, a distance that would take a person walk-
ing at a speed of 3 feet per second (a standard used to determine

how long the pedestrian walk phase of a signal cycle should be) over



45 seconds to traverse (which, in turn, can have negative effects on
motor vehicle circulation due to the lengthy signal phase and cycle
requirements). While there are raised concrete medians adjacent
to all four crossings, they are only about three feet wide and are not

designed to serve as pedestrian refuges.

Furthermore, there are no sidewalks on Hegenberger Road. While
there are sidewalks on International Boulevard and on 73rd Avenue,
they will require widening if transit- and pedestrian-oriented devel-
opment is to take place in the area. Finally, the high traffic volumes
at the intersection and lack of curbside parking (which would oth-
erwise serve as a “bufter” for pedestrians on the sidewalk) contribute

to an unpleasant atmosphere for pedestrians.

In order to make the intersection more convenient and comfortable,

the following changes are recommended:

* Add pedestrian refuges. The existing medians on Hegenberger
Road and 73rd Avenue should be widened at the crosswalk
to a minimum of six feet (this could be accomplished without
reducing the number of lanes on either street) and to the extent
possible given the need to accommodate left turns by trucks,
“thumbnail” extensions of the median should be added on the
intersection sides of each crosswalk.

* Provide corner bulb-out sidewalk extensions if feasible. The
BRT preferred alternative does not propose bulb-outs at this
intersection, but it is not clear whether that is for reasons of
engineering (because, for example, it would not be possible to
accommodate right-turning trucks) or for reasons of cost. In
any case, the feasibility of adding bulb-outs should be studied
further.

* Relocate the southbound Line 73 bus stop on Hegenberger
Road to the intersection’s far side, and provide bulb-out side-
walk extensions for both the north- and southbound Line 73
stops. This would serve to improve both transit and pedestrian
conditions, and buses stopped in travel lanes at these loca-
tions would have little impact on traffic due to changes in the
configuration of Hegenberger Road/73rd Avenue as it crosses
International Boulevard (specifically, the roadway transitions
from three northbound lanes to two just north of the north-
bound bus stop, and from two southbound lanes to four as it
crosses International).

* Widen the sidewalk on International Boulevard adjacent to
this intersection, by requiring dedication and/or easements
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for future development adjacent to the intersection. Outside
of the path of pedestrian travel, trees and furniture should be
installed in the curb zone serving as buffering elements from
traffic.

* Provide sidewalks on Hegenberger Road. Shoulders, but no
sidewalks, currently exist within the right-of-way on both sides
of the street. Sidewalks should be provided here and extending
south to the Coliseum/Oakland Airport BART and Amtrak
stations, which are only about a half-mile from International
Boulevard.

Bicycles

Just as an inviting pedestrian environment is necessary to attract
transit-oriented development, bicycling is also a key ingredient

of TOD. The BRT preferred alternative includes the addition of
Class II on-street bicycle lanes along a portion of International
Boulevard, between 54th Avenue and the San Leandro city limit
line, consistent with the City’s Bicycle Master Plan. To enhance
this major improvement, it is recommended that all improvements
in the Bicycle Master Plan be implemented in this area. In addi-
tion, we recommend that an inventory of existing bicycle parking

be conducted as a prelude to addition of more parking. The current

L
- |

Figure A-4: Sidewalk Bulb-Out Under Construction on Piedmont Avenue, Oakland
(Source: Eric Fischer (used under Creative Commons license: http://creativecommons.
org/licenses/by/2.0/)
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Oakland Planning Code requirements for bicycle parking in new
developments (Section 17.117) has been reviewed and found to be
satisfactory. In particular Section 17.117.150, which allows for a re-
duction of auto parking requirements for developments that provide
bicycle parking in excess of the amount required, is consistent with

the general objectives of transit-oriented development.

Conduct an updated inventory of existing public bicycle parking
in the corridor, and identify locations where additional parking
should be added. The Bicycle Master Plan included such an inven-
tory; however, it was conducted in 2007, and should be updated in
the relatively near future. Studies have found that a lack of parking,
in particular weather-protected, secure parking, can serve as a major
deterrent to bicycle use. While new developments will generally

be required to provide a fair amount of bike parking, parking may
not be available on both ends of the trip. For this reason, on-street
public bike parking should be added wherever there are significant
distances between sites; for example, in the 2007 inventory, no park-
ing was identified on or near International between 47th and 58th
Avenues or between 71st and 82nd Avenues. This inventory should
include a canvass of merchants in order to identify those who may
wish to have bicycle parking added adjacent to their businesses,

and should identify schools lacking in bike parking. It should also
include an inventory of bicycle route signage and of other wayfind-

ing elements at and near the Fruitvale BART Station.

Transit

The Bus Rapid Transit project represents the primary transit im-
provement expected in this area over the foreseeable future. While
BRT represents a major increase in transit frequency, speed and reli-
ability in this corridor, the following recommendations are designed
to enhance the BRT and to work with virtually any configuration of

enhanced transit on International Boulevard.

Develop street improvements consistent with AC Transit’s

Designing with Transit design manual. This “Handbook for
Elected Officials, Local Staff, and Other Community Builders”is a
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136-page guide to urban design that accommodates and supports
transit. It includes a long list of design standards (including design
of pedestrian paths to transit) and recommended policies addressing
design elements and details that are not specially described in detail

within this plan, but are endorsed by merit of this recommendation.

Improve connecting bus stops for cross-town routes at transfer
points. The BRT preferred alternative would add high-quality bus
stops at regular intervals (of about one-third of a mile) on Interna-

tional Boulevard, and would remove existing local bus stops. Stops

along International, then, would not be in need of improvement fol
lowing implementation of the plan. However, many other local bus
stops (serving “cross-town” bus routes) would remain on connect-
ing streets, including stops at which important connections can be
made between International Boulevard bus service and other major
AC Transit lines. To the extent that connecting stops currently lack
such amenities, these stops should be improved to provide shelters,
highly visible signage, map and schedule information in all neces-

sary languages, and adequate lighting.

Private Motor Vehicle Traffic

'The TOD plan acknowledges that even in a transit- and pedestrian-
oriented environment such as that envisioned by this plan (and by
other City of Oakland policies) for the International Boulevard
corridor, a large proportion of visitors to this area and virtually all of
the goods movement will require street space and parking. It should
be noted that the Final Environmental Impact Statement/Report
for the BRT proposal will include a detailed assessment of traffic
impacts resulting from changes in lane configurations and park-

ing and will develop mitigations to ensure that trafhic conditions
continue to meet minimum standards. The TOD Plan assumes that
the BRT configuration on International Boulevard will be imple-
mented, with the exception of recommendations related to High
Street and 42nd Avenue, described below.

Install traffic calming measures where applicable in adjacent resi-
dential neighborhoods. To improve pedestrian safety, neighbor-
hood livability, and access to retail and transit on International Bou-
levard, traffic calming measures should be implemented in adjacent
residential neighborhoods. Improvements should focus on streets
with high incidences of speeding and/or a history of collisions.

Traffic calming measures might include (but would not be limited
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to): reductions in the number and width of traffic lanes (particularly
on arterials), clearly marked bicycle and pedestrian zones, bulb-outs,
median islands, speed tables, traffic circles, neckdowns (a narrow-
ing of a street’s curb-to-curb right-of-way at the approaches to
intersections), center island narrowings, raised crosswalks, blink-
ing crosswalks, chicanes (creating extra turns in a roadway using
curb extensions, bollards, or similar measures), raised intersections,
realigned intersections, textured pavement, chokers (raised islands
in a parking zone that narrow a roadway), signal timing to reduce
traffic speeds, and tighter corner radii (a tighter radius forces drivers

to reduce speed).

Discourage commercial trucks from using 85th Avenue. Resi-
dents and businesses along International near 85th Avenue have
indicated that there are safety concerns for pedestrians due to
commercial trucks using 85th Avenue and turning on to Inter-
national. Placement of signs is recommended at various locations
along 85th Avenue and at the intersections of 85th Avenue and In-
ternational Boulevard, San Leandro Street, and Bancroft Avenue to
direct trucks away from 85th Avenue (e.g., using “No Trucks” (R5-
2)! signs ) and signage at the approaches to and along designated
truck routes (e.g., using “Truck Route” (R14-1) signs®) proposed for
73rd and 98th Avenues.

Using signage and roadway reconfiguration, redirect non-local
traffic from High Street to 42nd Avenue, and make pedestrian-
oriented improvements to High Street within the plan area. With
its turn lanes, broad median and shoulders, 42nd Avenue in the plan
area appears to have been designed to attract trafhic from and reduce
congestion on parallel High Street, which also features four through
lanes but lacks turn lanes and is much narrower. However, because
High Street remains for various reasons a relatively attractive alter-
native for drivers going to and from Interstate 880, it continues to

carry a disproportionate share of the north-south traffic in the area

1 State Of California, Business, Transportation And Housing Agency, Department Of
Transportation; California. Manual on Uniform Traffic Control Devices for Streets and Highways,
Part 2 Signs, 2003, http://www.dot.ca.gov/hq/traffops/signtech/mutcdsupp/pdf/camuted2010/
Part2.pdf.

2 State Of California, Business, Transportation And Housing Agency, Department Of
Transportation; California. Manual on Uniform Traffic Control Devices for Streets and Highways,
Part 2 Signs, 2003, http://www.dot.ca.gov/hqg/traffops/signtech/mutcdsupp/pdf/camutcd2010/
Part2.pdf.
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and remains auto-oriented in both function and feel, while 42nd
Avenue is less congested but equally auto-oriented — in other words,
“overbuilt.” This affects the pedestrian environment and limits the

potential for transit-oriented development in the area.

Steps can be taken, however, to encourage or require motorists who
do not necessarily need to use High Street — drivers going to and
from I-880, rather than origins and destinations in the plan area,
who account for a significant share of the traffic on High Street —
to make use of the excess capacity on 42nd Avenue instead. This
would allow High Street to be put on a “road diet,” further discour-
aging its use, but more importantly improving the pedestrian, bi-
cycle and transit environments both at International Boulevard and
in the corridor between International, Bancroft Avenue (where the
popular Mi Pueblo supermarket is located) and Foothill Boulevard,
all while maintaining auto access to destinations in the plan area.

'This, in turn, would improve the environment for TOD in the area.

'This section includes results from vehicular level of service (LOS)
analysis conducted for this plan. Traffic conditions in the year 2035
were modeled and congestion was projected based on land use pro-
jections and proposed changes to roadway configuration. Intersec-
tion LOS is a measure of average delay experienced by motorists, in
this case during peak periods, and is expressed in terms of “A” (least,
or less than 10 seconds at signalized intersections) through “F”
(most, or more than 80 seconds). The City of Oakland’s standard for

intersections outside downtown is “D” (35 to 55 seconds) or better.

The following four recommendations range from relatively inexpen-
sive (addition of signs) to moderately expensive (reconfiguration of
a segment of High Street and of a nearby intersection) to relatively
expensive (reconstruction of an I-880 off-ramp). The first two rec-
ommendations would merely encourage use of 42nd Avenue rather
than High Street, while the final two would eftectively prevent use
of High Street by drivers coming from I-880.

* Install signs along southbound High Street on the approach
to Courtland Avenue directing drivers to I-880 via a right
turn onto Courtland Avenue. After crossing High Street
westbound, Courtland Avenue turns south and becomes 42nd
Avenue. This improvement was originally proposed as part of
the Foothill-High-Melrose (F-H-M) Streetscape Design Study
but was dropped as an alternative
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* Implement a “road diet” (4 to 3 conversion) to reduce the
number of travel lanes on High Street between Ygnacio
Avenue and a point just east of [-880. Opportunities exist to
reduce the number of lanes from four (the current configura-
tion has two through lanes in each direction, west of Ygnacio
Avenue) to three lanes (two through lanes and one center turn-
lane), matching the configuration east of Ygnacio Avenue). This
would serve the following purposes:

* Allow for addition of curbside parking spaces on one side
of High Street. Alternately, the curbside parking lane ap-
proaching key intersections, such as International Boulevard,
could also serve as a peak-period “tow-away travel lane”,
particularly in the eastbound direction during the PM peak
travel period (when traffic would be heavier than during the

AM peak period).

* Potential for sidewalk widening on some segments of High
Street.

* Divert a portion of east/west trafhic from High Street to a
parallel route (via Courtland and 42nd Avenues), potentially
allowing for a more efficient use of the road network (as
42nd Avenue appears to be underutilized, given its current
volume relative to capacity).

If High Street were reconfigured, its intersection with the west-
bound I-880 on-ramp at Coliseum Way would potentially need to
be restriped and/or reconfigured, and signal timing may need to be

changed in order to provide an adequate left-turn phase.

It was assumed for purposes of analysis that the previous two rec-
ommendations could divert 35 percent of the traffic on southbound
High Street at Courtland Avenue to Courtland and 42nd Avenues.
As a result, even with a reduction in capacity on High Street, all
intersections in the F-H-M study area could continue to operate at

or above LOS “D,” satistying City of Oakland standards. In most

cases, the delay experienced by drivers would increase only slightly.

* Reconfigure the intersection of the I-880 eastbound off-
ramp and High Street to prevent left turns onto High Street.
Drivers exiting from the freeway are first presented with the
option of continuing directly onto 42nd Avenue. However,
they may continue past the point at which the ramp splits to
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an intersection with High Street, where they may turn left. If
this recommendation were implemented, motorists would need
to be alerted via prominent signage along 1-880 approaching
the ramp that they cannot use the ramp to access northbound

High.

* Reconfigure the westbound I-880 off-ramp at High Street
and 42nd Avenue to fly over High, connecting to 42nd only.
3'The existing ramp in this direction touches down at 45th
Avenue, east of High Street. While drivers may continue across
High Street to 42nd, they are first presented with the option of

turning right onto High Street.

It was assumed for purposes of this analysis that all four of these
recommendations combined would reduce north- and southbound
traffic volumes on High Street at International Boulevard by 50
percent, and that all of this traffic would be diverted to 42nd Av-
enue. Modeling conducted for the BRT proposal has found that the
project would result in year 2035 PM peak-period auto LOS at the
intersections of International with 42nd and with High St. of “E”
and “F)” respectively. Modeling conducted for this plan found that
while the additional changes recommended here would increase
delay at 42nd and decrease delay at High Street, LOS would not be

altered at either intersection.

It should be emphasized that traffic congestion would be reduced at
International Boulevard and High Street despite a decrease in the
capacity of High Street. Along with the relatively modest increase
in congestion at International and 42nd, this would appear to rep-
resent a “win-win” for all users of the street, as there would be a mix
of relatively minor impacts and benefits for drivers but potentially

significant benefits for pedestrians and other users of the street.

3 Any intersection reconfiguration on or near I-880 is subject to review and approval by
Caltrans.
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CEQA Environmental Review Streamlining

Environmental clearance under the California Environmental Qual-
ity Act (CEQA) can be a significant barrier to successful transit-
oriented development, due to the time and expense associated with
the environmental review process. Senate Bill (SB) 375 (2008) offers

a number of opportunities to streamline the environmental review re-
quirements for transit-oriented development (or, as SB 375 calls them,
Transit Priority) projects, increasing the viability and potential success

of the types of development projects envisioned under the Interna-
tional Boulevard TOD Plan.

Under SB 375, a Transit Priority Project (TPP) will be exempt from

CEQA review requirements if the project meets the following crite-

ria*:

* Can be served by existing utilities and has paid/committed to pay
all in-lieu or development fees

* Site does not contain wetlands or riparian areas, does not have
significant value as a wildlife habitat, project would not harm

protected species

« Site is not listed as contaminated with hazardous substances

* Any existing hazardous substances and/or exposure to such can be
mitigated to insignificant level

* Would not have a significant effect on historic resources

* Is not subject to wildland fire hazard (or local regulations provide
mitigation)

* Is not subject to risk from unusually high risk of fire or explosion
from materials stored or used on nearby properties

* Would not create risk of a public health exposure at a level that
would exceed state or federal standards

* Would not be at risk to seismic hazards (or local regulations pro-
vide mitigation)

4 http://www.calapa.org/attachments/wysiwyg/5360/SB375final.pdf
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* Would not be at risk of other natural hazards such as landslides,
flood plain, flood way, etc. (or local regulations provide mitiga-
tion)

* Is not located on developed open space

* Proposed buildings are 15% more energy efficient than Title 24

requirements
* Is not more than 8 acres in total area
* Does not contain more than 200 residential units

* Does not result in any net loss in the number of affordable hous-
ing units within the project area

* Does not include any single level building that exceeds 75,000

square feet

* Includes any applicable mitigation measures or performance
standards of criteria set forth in prior applicable environmental
impact reports

* Has been determined not to conflict with nearby operating indus-
trial uses

* Is located within one-half mile of a rail transit station or a ferry
terminal included in a regional transportation plan or within
one-quarter mile of a high-quality transit corridor included in a
regional transportation plan

* Meets one of the following:

* Minimum 20% moderate income housing, minimum 10% low
income housing, minimum 5% very low income housing and
project developer provides sufficient legal commitments to the
appropriate local agency to ensure the continued availability
and use of housing units for very low, low-, and moderate-
income housing for at least 30 years

* Pays or has paid equivalent in-lieu fees pursuant to local ordi-
nance to above provision

* 'The project provides public open space equal to or greater than

five acres per 1,000 residents of project

If these conditions are met, the project can be designated by the
regional Metropolitan Planning Organization (MPO) as a TPP con-
sistent with the Sustainable Community Strategy (SCS) or Alterna-
tive Planning Strategy that has been adopted pursuant to SB 375, and

“...no additional review is required pursuant to CEQA for a transit
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priority project if the legislative body of a local jurisdiction finds,
after conducting a public hearing, that the project meets specified
criteria and is declared to be a sustainable communities project.””
As a result, the approved Environmental Impact Report for the
SCS and its associated regional transportation plan (RTP) will ef-
tectively serve as the EIR for the proposed development project as

well, requiring no further environmental review for the project.

Figures A-5 to A-9: Priority pedestrian treatment locations and
potential parking bay locations.

5 http://info.sen.ca.gov/pub/07-08/bill/sen/sb_0351-0400/sb_375_
cfa_20080818_153416_asm_comm.html
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Potential Parking Bay Locations
International Boulevard TOD Project
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Figure A-5: San Antonio - priority pedestrian treatment locations and potential parking bay locations.
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Potential Parking Bay Locations
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Figure A-6: Fruitvale - priority pedestrian treatment locations and potential parking bay locations.
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Figure A-7: Havenscourt/Lockwood - priority pedestrian treatment locations and potential parking bay locations.
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Pedestrian Treatment Priority &
Potential Parking Bay Locations
International Boulevard TOD Project

Legend

Pedestrian Treatment Priority Locations.

@@.' Priority Categories 1-4

Potential Parking Bay Locations
(sample)

SN
‘QQ \\\\‘
& S
-
WIS
EORDRE

RS

RS
> @\‘\\\
S

\ :

SRS

7 M

O

RN ‘\;‘\\\\:{o ‘\\:\3 @
O

S §\:\\‘\\\\g’\v 9

Figure A-8: Hegenberger - priority pedestrian treatment locations and potential parking bay locations.
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Figure A-9: EImhurst - priority pedestrian treatment locations and potential parking bay locations.
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