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tions for other Sacramento residents.

The Urban Design Plan captures
the communtty's vision for a series
revitalized commercial and resi-
dential places.

EXECUTIVE SUMMARY

The Broadway/Stockton Urban Design Plan is strategic. It provides
an integrated framework of principles, policies and concepts geared
to improve the image and competitiveness of the Broadway and
Stockton Boulevard commercial areas. The strategies in this docu-
ment evolved out of a community-based process lead by a citizens
advisory committee. Planning concepts in this report reflect the busi-
ness and residential communities’ revitalization objectives for com-
munity-serving commercial districts that can also become destina-

KEY RECOMMENDATIONS

The Urban Design Plan provides an
overail set of recommendations for the
Special Planning District, Qak Park
Redevelopment Plan Amendment,
capital project investments, and com-
mercial district management. A com-
mon factor for success among recom-
mendations s how community organi-
zations work together and with public
agencies.

Coalitions and initiatives
Througheout the workshop process,
participants placed an emphasis on
the empowerment, organization, and
partnerships with public agencies.
They felt this was essential for suc-
cessfully tackling social, public safety,
code compliance, and cleanliness
challenges facing both the
Broadway/Steckton frontage and con-
tiguous neighborhoods. Without this,
the community felt revitalization efforts
could not be sustained. They pro-
posec creating coalitions of resident,
business and public partners to pursue
initiatives around priority issues.

Land Use Planning and Special
Ptanning District (SPD)

The SPD process policies and related
regulations should be based on a thor-
ough understanding of the supply of
land and buildings: competitive advan-
tages of the Broadway/Stockion com-
mercial areas: and image objectives of
the community. There are three over-
all recommendations regarding the
SPD including:

* reducing the amount of commercial-
ly zoned property in the Broadway/
Stockton commercial areas;

* providing development standards
that reflect the environmental objec-
tives for commercial districts; and

* providing parking reiief for pedestri-
an-oriented storefront districts.

Oak Park Redevelopment Plan
Amendment

One of the principal motivations for the
Urban Design Plan was to identify the
types of capital projects requiring plan-
ning by the Redevelopment Agency
and the City. The Oak Park
Redevelopment Plan Amendment
should provide $4.82 million in tax
increment to fund the following invest-
ments:

* Streetscaping: $511,000
* Parking: $255,000
* Development: $3,620,000
* Administrative: $431,000

Capital Projects and Transportation
Improvements

One of the most popular concepts tor
Broadway/Stockton revitalization pro-
poses a pedestrian and transit-crient-
ed emphasis. This inciudes on-street
parking and amenities that make the
commercial areas north of 14th
Avenue on Stockton Boulevard pedes-
trian friendly shopping districts. The
community's goals are to reestabiish
these areas as commercial and social
focal points for the surrcunding neigh-
borhoods.  The WUrban Design Plan
recommends;

* adding on-street diagonal parking at
two locations--on Stockton Boulevard
to suppcert the Colonial Theater and
the San Francisco Boulevard
Districts, and in the 35th and
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Broadway district;

+ improving the KT bus stops; and

= implementing the Regional Bike-way
plan.

District Management Planning

The Urban Design Plan emphasizes the
importance for a coordinated manage-
ment plan and promotional program for
Broadway and Stockion Boulevards.
The plan includes “performance criteria”
for organizations receiving SHRA fund-
ing to better meet management objec-
tives emphasizing:

» cooperation and coordination between
Oak Park and Stockton Boulevard
organizations, as well as Franklin
Boulevard and West Broadway organi-
zations;

+ cooperation between business and
neighborhocd organizations;

= image and promotional improvements;
and

= tenant recruitment.

page 2

BROADWAY/STOCKTON
UrBAN DESIGN PLAN



BROADWAY/STOCKTON
URBAN DESIGN PLan

The Broadway/Stockton Urban
Design Plan is part of an ongoing
revitalization program. This plan
builds on years af efforts by the
community and leaders to attract
investment, create jobs, fight crime,
and improve the tmage of the neigh-
barhaods in the Qak Park and
Stockton Redevelopment Areas.

(Abowe are photos from the ground-
ing breaking of the new wmarket
located at the intersection of
Broadway and Stackton
Boulevards.}

INTRODUCTION

The Broadway/Stockton Urban Design Plan provides a template for
public sector investment over the next 5 years to support private sec-
tor and neighborhood investment in the Broadway and Stockton
Boulevard commercial areas. Public investment priorities and relat-
ed planning concepts came out of a community workshop process
that established overall principles, strategies and concepts for revi-
talization. This report captures these recommendations in the form
of an overall framework plan, design guidelines, and action plan.

INTRODUCTION CONTENTS

The Contents section of the
Broadway/Stockton Urban Design
Plan includes a summary of the:

* Purpose
* Process
* Heport Crganization

PURPQOSE

The Broadway/Stockion Urban Design
Plan has been developed in a commu-
nity-based process to inform decisions
regarding iand use, redevelopment
planning, urban district management,
and capital projects (Figure 1), Itis an
integrated strategy where each of
these decisions reinforce the commu-
nity’'s  overall themes for image
enhancement and economic revitaliza-
tion.

The Special Planning District (SPD)
in 1996, the Redevelopment Agency
and the City of Sacramento initiated a
regulatory process that captured the
concerns of residents and merchants
regarding inappropriate land uses,
code enforcement, parking reguire-
ments. and design siandards for com-
mercial areas in the Oak Park and
Stockion Boulevard Redevelopment
Areas. This effort produced some pre-
Hminary recommendations which were
set-aside until the compietion of the
Urban Design Plan.

Oak Park Redeveiopment Pian
Amendment

Absent an extension of the original 30
year plan, the Qak Park
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Redevelopment Plan is to coming to
an end in 2003. The Sacramento
Hecusing and Redevelopment Agency
is currently going through the effort of
documentation and iegal steps to
update the Recdevelopment Plan for
Qak Park and thereby extend its iife for
anocther 10 years to 2013, The Urban
Design Plan demonstrates how the
amendments can be done to suppont
broader revitalization initiatives for the
Qak Park commercial areas.

Capital Projects and Transportation
Projects

One of the motivations for the Oak
Park Redevelopment Plan
Amendment s to make sure the
Agency has the capacity to contribute
to capital improvements to rights-of-
ways in the commercial areas. The
Urban Design Plan identifies the
scope, cost and timing of these
improvements so that the amend-
ments can teflect the Agency’s contri-
butions in the context of an overall
revitalization strategy.

Commercial District Management

The planning area has two organiza-
tions that are supported by the Agency
with the missions of organized partici-
pation by business and property own-
ers.  The organizations emphasize
management and promotion of com-
mercial areas in Oak Park and on
Stockton Boulevard.  The Urban
Design Plan identifies management
Issues. goals and objectives for man-
agement. This in turn, can be used in
identifying performance objectives for




their organizational partners receiving
funding from the Agency.

PROCESS

The planning process was sponsored
by a citizens advisory commitiee
(CAC)of residents and businesses and
informed by a technical advisory com-
mittee (TAC} of City and Agency staff
and consuttants {Figure 2). The public
process took place over a 7 month
period from December 1997 to May
1898. The process inciuded four CAC
and TAC meetings, and three public
workshops.

CAC/TAC Meetings
The CAC and TAC meetings took
place between the public workshops to

BROADWAY/STOCKTON
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workshop findings, and the next work-
shop agendas.

The CAC meetings included:

CAC Meeting #1: Kick-off Meeting

CAC Meeting #2: Review of
Development issues and Workshop
#1 Pianning

CAC Meeting #3: Review of
Framework Plan, Workshop #1
Resuits, and planning for Workshop
#2

CAC Mesting #4: Review aof Pltanning
Concepts, Strategies. and Advocacy
Objectives for Adoptien of Key

review consultant efforts, previous Recommendations
Oak Park
Redevelopment
Pian Amendment
Special Broadwayl o Business
Planning i District
District StOCk_ton U'.'ba" Management
(Land Use) Design Plan Plan
Capital Projects and
Transportation
Improvements
i ]' FIGURE 1
PURPOSE

The Broadway/Stockton Urban Design Plan has been developed in a community-based
process to inform decisions regarding land use, redevelopment planning, urban district

The December 3, 1998 workshop 80
participants developed  guiding
principles and framework cancepts.

management, and capital projects. It is an integrated strategy where each of these deci-
stons reinforce the community’s overall themes of image enhancement and economic revi-

talization.
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The TAC Mestings Included;

TAC Meeting #1: Kick-off Meeting to
Review Process and Potential Issues

TAC Meeting #2: Review of Planning
Issues and Required Information

TAC Meeting #3: Review of
Preliminary Framework Plan and
Related Issues

TAC Meeting #4: Review and
Discussion Regarding Policy Issues
for impiementation of Concepts

Public Workshops

The process includeg¢ three public
workshops. Each workshop was
informed by consultant and staff

research. The workshops were
designed to be interactive where par-
ticipants took a hands-on role in defin-
ing the overall guiding principles,
framework ptan, urban design con-
cepts, and revitalization strategies.

Workshop #1; Alternative Futures
The first public workshop will allowed

the community to pardicipate in devel-
oping design principles and concepts
for the planning areas. The agenda
included:
+ Introduction and Process
* |ssues and Opportunities
Presentation
* Breakout Groups/Design
Teams
* Summary

Workshop #2: Framework Plan

At the January 21, 1998 workshop,
participants tested the framework
plan and developed revitalization
strategies,

month 1

PHASE I: Image and Development
lssues and Opportunities
Task A. Streetscape lssues

Task B. Devetopment Cpportunties
Task C. Zoning Issues

Task D. Managemen issues

PHASE 1I: Design Concepts and
Strategies
Task A Image Enhancement Strategies

Task B. Market Anractior: Strategies
Task C. Implementation Strategies

PHASE [fil: Urban Design Plan

Task A. Urhan Design Plan

Task B. Presentation Boards and Slides

MEETINGS
Kick-off Meeting (K}
CACTALC #1
Workshop #1
CACTAC &2

Waorkshop #2
WORKSHOF #5
CACITALC 3

1t
£

issues and
Opportunitias

Concepts and urban Design
Strategies Plan

Agency Presentabicn {4

T riguas 2 |

1

PROCESS

The overall planning process was organized around titrer public workshops sponsored by
the Citizens Advisory Committee. Milestones included identification of issues and oppor-
tunities; development of overall concepts and strategies; and documentation of the plan-
ning recommendations in the Urban Design Plan Report.
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Review
The second public workshop provided
an opportunity for participants to test
and review the planning framework
plan. The workshop will included plan-
ning teams that discussed:

* image Concepts

* Merchandising Concepts

« Management Concepts

Workshop #3: Urban Besign Plan
Concepts Raview
The third workshop allowed partici-
pants to review the planning concepts
that were to be the basis for the Urban
Design Pian. The workshop included
presentations and discussion about:

» Policy Issues

« Urban Design Concepts

* Retall Concepts

« Management Objectives

REPORT ORGANIZATION

This report is organized to reflect the
planning process findings, and to pro-
vide & format that captures the overall
planning policies and strategies;
design and development recommen-
dations; and action planning priorities.

issues and Opportunities

This section of the report includes
planning analysis prepared by the
planning consultants and Agency staff,

page 6

Framework Plan

The Framework Plan provides an
overall set of planning parameters,
principles, and concepts for the
Broadway/Stockton commaercial areas.

Urban Design and Revitalization
Strategies

Overall urban design recommenda-
tions and asscciated revitalization
strategies for catalyst subareas are
inciuded in this section.

Design and Development
Guidelines

The Guidelines and Standards section
of the report provide a set of design
and planning criteria for the Broadway
and Stockton commerciat areas. This
section is intended to inform the SPD
process.

Action Plan

The third section of the report includes
a 5-year action plan for the implemen-
tation of the initial phases of the strat-
egy. The Action Pian identifies capital
projects; administrative, regulatory
and financing activities: and planning
budgets.

BROADWAY/STOCKTON
URBAN DESIGN PrLanN
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ISSUES AND

OPPORTUNITIES

The Framework Plan embodies the principles and strategies devel-
oped by participants in the workshop process. The consultants and
staff supporting the CAC’s planning efforts provided an analysis of
planning issues and opportunities to inform the discussion at the
workshops and meetings. The framework plan then became the
basis for urban design concepts, design and development guidelines,

and the action plan.

REVITALIZATION ISSUES AND
OPPORTUNITIES

The Framework Plan identifies key
revitalization ssues and oppartunities.
This includes definition of special sub-
areas; land use issues; retail opportu-
nities; the need for coalition-building
and parinerships; and district manage-
ment and organization

roadway/36th Ar

Redefining the Street

Broadway and 36th Street area has a
mixed and incoherent image (Figure
5). Uses include outdoor used tire
sales, residential and strip commer-
cial. This area does not have the
meadian palm tree planting, street trees

summary.

Sub Areas L
The Broadway/ |;{ ¢~

Stockton planning area |
can be viewed as actu-
ally being six areas T =N
{Figure 3). These are m"”i';’i?.fi?os
defined by land use pracmeed
patterns, building set-
backs, sireetscaping
and architectural char-
acter.

1. Broadway and 35th
Street Area:
Preservation Area

The Brcadway and
35th Streel area has a
terrific stock of hustoric
storefront  buildings © | —."
(Figure 4). It also has |

good connections and

continuity between residential and the
storefront shopping areas. Much of

The Broadway/Stockfon area is 3-
1/2 miles long with & distinctive
sub arcas.

the streetscaping has been done. This
area is a candidate for a preservation
revitalization approach that intensifies
uses and pedestrian friendly strest
edges.

s,

e B e i

| MEDICAL
- CAMPUS I

e sivential
*Nélghbarhaod

or detached sidewalks of the 35th
Street area. !t is spare on amenities
and lacks the destination qualities of
the adjacent 35th Street storefront
area. This area needs some redefini-
tion, both in terms ¢f uses and image.

3. 36th to Martin Luther King, Jr.:
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Comprehensive Overhaul

The streich of Broadway between 36th
and Stockton Boulevard has been
widened (Figure 6). The road widen-
ing reduced the depth of lots, left nar-
row sidewalks along the edge of a fast
street, and removed street trees. The
resulting street edge has an uncom-
fortable relationship between few
remaining housing, and commercial
buiidings. And, the vacant lots are too

Utility Poles

Some Acom

wincows KL=y
o

[FIGURE 4 |

<

Straetlights/Banners

Dark Glazing aﬂ%&k&?-&n
o o

narrow to develop. This area needs a
larger, more comprehensive effort that
is beyond the scope of the Urban
Design Plan. It needs a comprehen-
sive housing, roadway, commercial
and social strategy that includes the
neighborhoods  facing Broadway
Boutevard.

4. Medical Centerr Off-Campus
Service Area

BROADWAY/STOCKTON
URBAN DESIGN PLAN

Cobra-head Streetiights

Street Trees

Storetront Street Edge

FcurE 5§ |
{ FIGURE 5 i

SUB AREA 1: BROADWAY AND

35TH AVENUE

- HISTORIC STOREFRONT STREET
- GOOD STREETSCAPING

- ADJACENT RESIDENTIAL

NEIGHBORHOOD

b
Utility Poles sl
"
i

M
]
<

No Street Trees meege

Shallow Vacant Lots
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SUB AREA 3: EAST BROAD-

WAY

S THIN AND NARROW VACANT LOTS
- HOUSING CLOSE TO STREET
- NOT PEDESTRIAN FRIENDLY
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The Medical Center has been steadily
expanding and influencing the value of
property on all sides {Figure 7). It has
increased the business for adjacent
restaurants and commercial services
and influenced the percentage of
home ownership in adjacent residen-
tial areas. The existing SCUSD Skills
Center is about to be redeveloped for
medical campus uses, expanding the
frontage further South down Stockton

'] FIGURE 6 }

Cobra-nead Streetlights =——————

T Tgensistent Street Troes se—1r-
.

Boulevard. This area can be posi-
tiocned to support the expanding med-
ical campus.

5. Mixed Activity Area: Refocys

Commercial Uses

The area south of the Medical Center
is an eclectic stretich of Stockion
Boulevard that runs from 9th Avenue
to 21st Avenue (Figure 8). Motels, tire
stores, vacant storefronts and build-

~

i

E

£

QOpen Tire Storage

SUB AREA 2: BROADWAY

AND 36TH AVENUE

- MIX OF USES

- AUTO-ORIENTED INTRUSIONS
- LACKS STREETSCAPING

[emime 71
{ FIGURE 7 |

=

raimme (opra-head Strestlights

No of Inconsistent Street
Trees inconsistent Street

—lrges
T

tnconsisient Storetront
Edge

SUB AREA 4: STOCKTON/
MEDICAL CENTER

S CAMPUSFACING FRONTAGE

SAMID QOF UISES ANDY TOT SIZES

S MEDICAL BUILDENGS
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ings, an old theater and residential
uses are scattered here.

This area has a pattern of irregular
sized lots that lack the necessary
depth for commercial development. A
key guestion for this area is how to
provide focus and identity, both in
terms of its frontage, and in relation to
adjacent neighbcrhoods.

6. Large Lot Strip: international
Market Place Theme

The area from Fruitridge Head south
on Stockton Boulevard has experi-
enced a rebirth as an ethnic, primarily
Asian, shopping destination calied the
International Market Place (Figure 9).
This area has & wide roadway with an
incomplete sidewaik system. It is an
unpleasant place to walk due 1o poorly
interconnected development.  This
area could benefit from additional
landscaping aiong parking lots, street
treas, signage and inter-site sidewalk
and driveway linkages for pedestrians
and autos. The International Market
Place theme could be used to
enhance the area as a unique com-
mercial address.

Land Use Issues

£

| FIGURE 8

The land use issues for the
Broadway/Stockton Areas can be
characterized in terms of the regional
and General Plan context; predomi-
nate zoning categories; and land uti-
lization.

General Plan Context

The Broadway/Stockton commercial
areas are the principal commercial
roads in southeast Sacramento
framed by Highway 99, Highway 50,
Florin Road and Power inn Road
(Figure 10). The Genera!l Plan refers
to these areas as the East Broadway
and South Sacramento Communities.
They have a combined population of
approximatety 100,000.

Broadway and Stockion Boulevards
are competing with other commercial
areas located in the City and County.
Florin Road is the regional competing
commercial center. Loca! serving
ccmmercial corridors that compete
with  Broadway/Stockton  include
Frankiin Boulevard, Alhambra
Boulevard, Fruitridge Road, and West
Broadway.

The Broadway/Stockton corridor has
six connecting routes to Highway 99

[FicuaE 8 |
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B g

pe———— Cobra-head Streetiignts i

Utility Polag messmm—t

No or Inconsistent Street No o Inconsisient i T,
. ~ Trees Street Trees —————-l- 7.‘ - o o

Inconsistent Building

Mix of Resigentiai,
Setbacks % Motel, and %J

SUB AREA 5: MID-STOCKTON
“MIXED IMAGE

CRESHDUAL STOREFRONT AREAS

“HIGH BUILDING VACANCY
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and Highway 50. Broadway is identi-
fied as a minor arterial and Stockton
Boulevard is designated as a major
arterial in the general Plan.

Major Arterial Definition:

This is a facility that provides intra-city
transportation and inter-region trans-
portation for large volumes of vehicles,
and provides access to abutting prap-
erties.

Minor Arterial Definition:

This is a roadway that connects major
facilities, but has more access than a
principal arterial. Parking is allowed,
bur may be limited. (ntersections with
other arterials are signal controlled.
Access is restricted. with no residential
driveways except for multi-farmily resi-
dential or when adequate sight dis-
tance is created.

Existing Zoning
in the Broadway/Stockicn area are

twelve City and seven County zoning
categories. The dominate zoning cat-
egory for City areas is C-2 (General
Commercial) which represents over

75% of the County frontage. The
greatest ameunt of vacant land area is
zoned C-2 and LC.

Commercial zoning in the
Broadway/Stockton areas requires on-
site parking. Many of the historic
shopping frontage north of 14th
Avenue on Stockton, and on
Broadway has been rendered dys-
functional by this reguirement due to
its traditional storefront alignment and
shallow lots. Qver time, many of the
historic  storefronts have been
removed to make room for parking not
allowed on the street.

Land Utilization

Southeastern Sacramento has an
oversupply of commercially zoned
land much of which is located in the
Broadway/Stockton planning area
(Figure 11). The Broadway/Stockton
planning area consists of 3-1/2 miies
of street, or about 7 miles of frontage,
much of which is underutilized. There
is an opportunity to accommodate
managed sub-regional, community,
and neighborhood serving commercial

80% of the City frontage. LC  centers, rather than unmanaged
(Commercial} and SC (Shopping strips.
Center) categories represent over
j r——
T FIGURE 8 |

-
f p— Cobra-head Streetlights

1

f
r_" Utihty Poles
!.:

No er inconsistent Street
Trees

Meonsistent Buiiding and

Parking Setbacks

J—

aﬂ\l

Nane or Narrow
Sidewatis Next 1o

SUB AREA o6: SOUTH
STOCKTON

S EARGE LOT STRIT

© LACKS INTIR-SITE LINKAGE®
©LACES SIDEWALKS AND CURES
* LACKS STRELTSCATING
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Some key findings regarding land uti-
lization include:

* Broadway/34th Street: 67% Land
Utilization, 14 vacant Stores and Lots

* Broadway between 36th and
Stockton: 55% Land Utilization, 16
Vacant Stores and Lots

« Stockton Between 2nd and
Broadway: 61% Land Utilization, 2
Vacant Stores

« Stockton Between Broadway and
14th: 77% Land Utilization, 16 Vacant
Stores and Lots

« Stockion Between 14th and 65th:
949 Land Utilization, 16 Vacant

Stores and Lots

Urban Design Issues: Traditional
Patterns

Many parts of the Broadway/Stockton
area have a great underlying commu-
nity design fabric. The blocks and sur-
rounding neighborhoods have a walk-
able scale that is compact, The area
has "great bones" where there is an
address making apportunity based on
the existing buildings, {andmarks,
spaces and streetscape. However, it
has not been the recipient of sensitive
contemporary investment in terms of
roadway improvements, demeclition,
and architecture.

Historic Pigces
During the workshop process. partici-

FIGURE 1
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GENERAL PLAN CONTEXT

Competing Sub Regional
Commercial:
Florin Road
Mack Road
Franklin Blvd.

Competing Local Serving
Commercial;
Franklin Blod.,
Alhambra Blod.,
Broadway Blvd.
Fruitridge Road

Boundarees:
Highway 99
Highway 50
Florin Road
Power Road

Linkages:
14th Avenue
Fruitridge Road
47th Avenue
Florin Road
Broadway Blvd.
Stockton Blod,
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pants emphasized the value historic
buildings and features added to the
commercial areas, particularly in Qak
Park. The scale and pedestrian edge
friendliness of these buildings were
seen as an asset and a marketing
theme that represented a competitive
advantage for commercial and resi-
dential areas.

The community expressed a particular
tondness for the Broacdway and 35th
Avenue district. This area was viewed
as the traditional “Downtown Qak
Fark®--the symbolic center for com-
merce and social activities.

On Stockton Boulevard, the clusters of
historic sterefront buiidings identify
where the original trolley system stops
were located. These were the tradi-
tional commercial and social focal
points for the neighborhoods between
Broadway and 21st Avenue. In the

1‘ Figuse 11 }

workshop process, many participants
sought ways to mend these areas and
bring them back to life.

In 1980 the City commissioned a his-
toric resources survey of Oak Park.
The survey identified 40 buildings that
were eligible for local landmark status
and four of which were eligible for the
National Register of Historic
Landmarks. Since, the area has suf-
fered from continued erosion the his-
toric building stock, both in terms of
cut-right demolition, and by insensitive
renovation. The QOak Park area has
been listed as one of the two top prior-
ities of the City for surveys and desig-
nation.

Landmarks

Participants in the workshops also
identified what they telt were important
landmarks in the Broadway/Stockton
areas. These included buildings such

100%

0%

B80%

[P o]

70%

60%

S50%

40%

30%

Broadway-
Afhamira s$sthto

The Broadway/Stockton commer-
cial areas have Ivigh vacancy rates
and large amounts of vacant land.

© 36t Snckion

LAND UTILIZATION

The graph above illustrates the percentage of untimproved land in five sections of the
Broadwau/Stockton arca. This includes only land that is vacant of improvements and
does not include vacant or underutilized structures, The chart demonstrates the large
percentage of undeveloped property, particularly on Broadway between 36th Avenue and

Stockton Boulcvard.
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as churches, the Guild and Colonial
theaters, the old Donner School, the
hospitals, banks, and community
buildings. In addition to the buildings,
McClatchy Park, the palm trees in Qak
Park, and the demolished MadeRite
sites were pointed to as landmarks for
their historic, amenity and future
opportunity.

Impacts of Post War Roadway
improvements and Zoning

Ir the 1960's and 70’s, the City desig-
nated Broadway and Stockton
Boulevarg as primary traffic faciiities.
In the 70's and 80 the zoning was
changed to provide designations more
compatible with the status of the roads
as arterials. The combination cof
resulting roadway improvements and
new strip commercial zoning cate-
gories created conditions that made
the traditional storefront buildings and
parcels obsoclete and dysfunctional.
The lots were too shaliow for true auto-
oriented commercial with on-site park-
ing and many buildings were tomn
down for parking that traditionally took
piace on the street. In addition, the
histeric pattern of uses on Broadway
and Stockton of commercial clusters
aiong a residential street were ignored
to create a land use and zoning desig-
nation that was “consistent” with the
transportation role of the roads.

Retail and Development
Opportunities

The Broadway/Stockton area's demo-
graphics will be a determining factor in
the attraction of new retail. Many of
the types of uses that were expressed
as desirable in the preliminary SPD
recommendations require greater sup-
port than exists in the Broadway/
Stockton market. Many of the uses,
such as chain specialty stores,
required young, affiuent, college edu-
cated families with incomes of over
$50,000 per year. In conirast, the
Broadway/Stockton market has an
average family incoeme of only $27,000

per year. However, attracting quality
local independents into the area could
be a first step to demonstrating to
nationa! stores the potential of the
area for growth.

Opportunity Sites

The three areas have sites located
where they have great visibility and
access to the market. These “hot
sites” include:

1. Broadway and 34th;

2. the Broadway/Stockton intersec-
tion, adjacent to the Medical Center,
and;

3. the Asian/International Marketplace
area at the scuthern end of Stockton
near Fruitridge Road.

For each area, there are a number of
strategies that are possible.

1. Broadway and 34th

The overall emphasis of this area
should be neighborhood-serving, but
within this large category there are
several options for developing a
unigue concentration of services. The
initial opportunity is to focus on build-
ing supplies and services. This build-
ing resource center would add to the
historic revitalization theme empha-
sized by workshop participants and
create a use that could draw from out-
side the area. Another opportunity
exists to work with non-profit crganiza-
tions and auxiiary groups who are uti-
lizing retait sales as a tool for income
generation. Examples include Friends
of the Library bookstores, cafes, and
used clothing stores. Suggested cate-
gories for this area include; cafes,
bookstores. laundry/cieaners, shoe
repair, bagels, juice, and other neigh-
borhocd uses.

2. Medical Cenier/Broadway and
Siockton
This area lends itself to the develop-

BROADWAY/STOCKTON
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ABOVE: Opportunity Site Aerials
* Broadway and 35th Avenue

* Broadway/Stockton

¢ Stockton/Fruitridge
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ABOVE: Opportunity Site Photos
* Broadway and 35th Avenue

® Broadway/Stockton

» Stockton/Fruitridge

ment of uses serving the Medical
Center directly and other businesses
that cater to the Medical Center,
Focusing on the daytime worker, use
categories include guick foods, cptical,
cleaners, florist, and paper/card store.
Uses more oriented to the businesses
serving the Medical Center include:
copy and mail centers, office supplies
and related medical/lab services.

3. International Market Place

This area has demonstrated an ability
to draw from the larger region based
on ifs unique concentration of predom-
inantly Asian markets. Building upon
this focus presents the best and mest
likely opporunity for success. The pri-
mary need here is for streetscape,
facade, and sign enhancements. This
area exhibits the greatest signs of con-
tinued growth and improvement. with
only minimal intervention.

Coalitions and Partnerships

in southern Sacramento are several
budding efferts to form cealitions to
take on common preblems such as
crime, maintenance. and marketing.
The Sacramento County Coalition of
Neighborhoods, Oak Park Breakfast
Club, and Scuth Area Business
Coalition are good examples of how
organizations are banding together to
coordinate efforts. From a business
organization standpoint, the South
Area Business Coalition (SABC) is the
newest and most extensive.

SABC is an information-sharing. advo-
cacy, and networking organization for
the greater south Sacramento area. |t
recently formed to maintain leqislative
and political presence on behalf of
southern Sacramento. As an informal
collaboration, the group includes:

« Stockton Boulevard Merchants
Association

* Oak Park Businass Association
» South Sacramento/Green Haven
Chamber of Commerce

* Florin Road Partnership

* Power Inn TMA

» Franklin Boulevard Merchants
Assoctation

« Fruitridge Business Association

More members are currently being
engaged. The group wili focus on rein-
forcing South Sacramento as a strong
market area, collaborative marketing,
gaining political influence, and busi-
ness development.

District Management

Within  the  Broadway/Stockton
Planning area are effective existing
organizations that can become more
influential as a result of this effort. The
organizations work towards a coilec-
tive vision. These arganizations should
collaborate on specific initiatives,
growing membership and attracting
more funding.

As pan of the planning effort, the busi-
ness plans for the Oak Park Business
Association and Stockton Boulevard
Merchants and Property Owners
Asscciation were reviewed. The fol-
lowing summarizes key features in the
budgets and plans.

Qak Park Business Association

(Oak Park Businsss Association was
estabiished in 1996. The Association’s
1998 budget is $91,785.83.  About
halt the budget is in restricted funds for
signage, maintenance, and business
support. SHRA provides $40,000 for
staff. (A business plan, work program
and 1998 budget were provided.)

Gak Park Business Association have
identified the following objectives as
their top priority:

s Promotion of Oak Park's events and
the area as a business and shopping
addrass;

* Initiation of the target block “clean
up, paint and sign” program;

T




* Development of 35th Street/
Broadway “triangle” as a public park-
ing and open air meeting space; and

+ Re-institution of Oak Park sidewalk
fairs.

Stockton Boulevard Merchants and
Property Owners Associaticn

SBMPO was estabiished in 1985. lis
Board also presides over a Business
tmprovement District funded by gross
receipts. According SHRA staff, the
Associations overali budget is approx-
imately %91,500. SHRA provides
$40,000 per year in funding for admin-
istration and staff.

The following goals are from the
Association's 1996 werk pian (No busi-
ness plan or 1998 budget were avail-
able.):

* Maintain a level of management and
technical assistance that sustains

business profitability and attracts new
and existing firms to the project area.

= Maintain an aggressive beautifica-
tiorn program to make the Boulevard
aesthetically competitive with other
commercial districts.

* Provide the necessary support to
assure a viable merchants and prop-
erty owners association that will
remain a strong influence in the com-
munity and commercial revitalization.

In addition to the business organiza-
tions, the Broadway and Stockton
Boulevard Areas are served by a vari-
ety of other organizations. These
include redevelopment project area
committees, business associations,
neighborhood organizations, and other
organizations.

Project Area Commitiees:

Franklin Bivd. Project Area
Committee

Oak Park Project Area Commitiee

BROADWAY/STOCKTON
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Stockton Blvd, Project Area
Committee

Business Associations:

Franklin Bivd. Business Association

Oak Park Business Association

Stockton Blvd.Merchant and Property
Owners Business Association

Neighborhood Organizations:

Fourth Avenue Drug Free Zone

Fruitridge Manor

Cakridge Drug Free Zone

Oak Park Drug Free Zone

Oak Park Landlords Association

McClatchy Park Drug Free Zone

Lawrence Park Neighborhood
Association

Sacramento High School Drug Free
Zone

Lemon Hill Community Center

Lemon Hill Homeowners Association

Avondale/Glen Elder Committee

Medical Center Neighborhood
Association

Avondale Action Committee

Patterson Way Neighborhood
Association

Colonial Park

Sacramento Area Bicycle Advocates

Colonial Village Neighborhood
Association

Southeast Area Neighborhood
Association

East Broadway Alliance of
Neighborhoods

St. Peter's Church Group

Elmhurst Neighborhood Asscciation

Tahoe Park Neighborhood
Association

Fairgrounds Neighoorhood Security
Committee

Taliac Village Neighborhood
Association

Sacramentc County Aliiance of
Neighborhoods

Gther Organizations:

The Shriners Hospital for Chiidren
UC Medical Center

Flarin Road Partnership
Neighborhood Housing Services
Qak Park Breakfast Club

B 1
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ment guidelines, and the action plan.

FRAMEWORK PLAN

The Framework Pian embodies the principles and strategies devel-
oped by participants in the workshop process. The Framework Plan
became the basis for urban design concepts, design and develop-

FRAMEWORK PLAN

The planning framework for the
Broadway/Stockton emerge out of the
workshop process with the community.
It includes a set of guiding principles
for revitalization planning. These prin-
ciples are the basis for design, land
use and transportation concepts.

GUIDING PRINCIPLES

The participants of the December 3,
1997 Broadway/Stockton  Urban
Design Workshop identified seven
overalt guiding principles for the plan-
ning and revitafization efforts.
Participants worked as members of
five planning teams that prepared
overall summary of top issues, objec-
fives and a conceptual framework plan
for the planning area. Overall work-
shop summary of issues, obiectives
and principles for revitatization are
summarized beiow.

1. Increase economic opportunities.
The planning for the area should strive
to create and environment that makes
economic success possible and cre-
ates a vanety of employment opportu-
nities.

An overall objective and leading princi-
ple for the Urban Design Pian is to nur-
ture and promote activities that make
8CONCMIC SUCCess possible and inclu-
sive. Strategies should expand the
market base and create opporunities
for existing businesses and residents.

The economic strategy includes:

*» Uses that Create a Regional Draw
and Image

+» Businesses Contributing to Historic
District Themes

B

* Regulations that Make Development
Easier for projects that Conform with
the Urban Design Plan

2. Preserve historic buildings.

The plan should highlight historic land-
marks, existing places, and overall
character and richness.

In 1980, a histaric survey of the QDak
Park Redevelopment Area revealed
there were 30 buildings of historic
value and four potentially eligible for
the Nation Register. These, and other
contributing  buildings, establish a
scale and character that workshop
participants want emphasized in the
Urban Design Plan.

The preservation strategy includes:

* Design Plans Featuring Historic
Landmarks and Streets

* Incentives for Preservation

» Design Guidelines Emphasizing
Preservation

= Zoning Changes that Protect
Historic Resources

3. Improve connections with new
investment.

Develop design themes and concepts
for pedestrian amenities, signage and
infill development that enhance the
conneclion between adjacent com-
mercial areas and commercial areas
to neighborhoods,

Participants felt that new investment
should act as a connector that
enhances physical, economic and
image linkages between the
Broadway/Stockton areas’ existing
assets.




The “connections” strategy includes:

= Streetscape improvements to Link
Areas

= | and Uses that Bolster Areas’
Strengths

= Design Themes that Build on
Positive Historic image

4. Improve landscaping and
streetscaping.

New street trees, lighting, street furni-
fure and signage should be included in
the investment strategy for the
Broadway and Stockton Boulevard
areas.

Strestscaping has been viewed as an
essential ingredient {0 the revitaliza-
tion of the Broadway/Stockton areas.

The streetscape strategy includes:

u.p’l

Gateways

1! FIGURE 12'I
December 3, 1997 Workshop Summgfy

» Streetscape Reflecting the Use and
Scale of Uses

» Encourages and Enhances
Pedestrian Connections

» Promotes Use of Transit

= Contributes to Historic Themes

5. Design streetscape and develop-
ment for enhanced transit usage
and pedestrian comfort.

New public and private investment
should provide pedestrian amenities,
provide for bicycles and improve
access lo transit in the Broadway and
Stockton Boulevard corridors,

One of the primary interests of the par-
ticipants is to promote the use of non-
auto transit in the Broadway/Stockicn
areas. They want to see greater
emphasis on bicycles, bus and shut-
tle/trolley systems.

¥

Special
intersections

BROADWAY/STOCKTON
URBAN DESIGN PLAN

ISSUES

The planning teams at the December
3, 1997 workshep identified 57 issues.
The most popular generally feel into
Jour categones of issues:

1. Vacant buildings and sites.

3. The area’s blighted image.

3. Lack of code enforcement.

4. Perception of crime by the commu-
nity.

OBJECTIVES

Participants had a greater variety of
objectives. About 68 were identifted.
They generally fell into three cate-
gores:

1. Economic Development

* Enhance the cconomic environment
& Attract new businesses

s Local business and resident cconom-
ic partictpation and benefit

2. Social Objectives

* Include programs and participation
for vouth and families

* [mprove communication with com-
miunity-brsed organizations

3. Improve the Image

* Stress code enforcement

* Limit undesirabie uscs

* Improve landscaping. signage and
architectural innge

* Better transit access and related

mmprovements

These diagrams swmmarize the priority locations for gateways and special intersection
treatment for the planning area. The most important gateway identified by the commu-
nity was the Broadway and Stockton Boulevard intersection. The most smportant place
to emphasize some special infersection freatment was Broadway and Martin Luther King,
Jr- Boulevard.

e

Workshop participants presenting
their framework planning recom-
mendations.
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The transiYstreetscape
includes:

strategy

« improving Bus Stops

= Implementing Bike Lanes

« Adding Streetscape Amenities-
Furniture, Bike Racks, Etc.

6. Attract new businesses.
The planning should assume new
businesses will be atiracted that better
meet the neighborhoods’ needs. reuse
existing buildings, and act as catalyst
for attracting other retailers.

Workshop participants wanted 1o
attract new businesses for economic
reasons and to provide better com-
mercial services to the neighborhoods.
They viewed the existing building
stock as an asset angd strength to mar-
ket to attract business.

.

Storefront
Resid/MXD

= Large Lot

R

Retail and
Land Use

%HGUHE13}

December 3, 1997 Workshop Summary

The business attraction strategy
includes:

* Recruit Impact Tenants as Catalysts
* Increase Variety of Services

+ Increase Quatity of Services

« Link Historic Themes to Recruitment
and Marketing

7. Provide for cultural and entertain-
ment uses.

The planning should identify opportu-
nities for cultural and entertainment
uses such as cinemas, theaters, social
clubs and related entertainment.

Leisure activities for families, cultural
activities and entertainment were iden-
tified as desirable uses to aftract to
Broadway/Stockton. These were
viewed as traditional uses for the area
and could be connected to the historic
preservation theme.

o

~~~~~

Retail Focal
Points

These diagrams sunmmarize the community’s preferences in terms of land use and commer-
cial focal points. Key recommendations included having cultural uses in Oak Park,
exploring a mixed use development approach, and positioning certain portions of
Broadway and Stockton Boulevard for different markets.

T



The cultural and entertainment strate-
gy inciudes:

* Reusing Historic Theaters and
Cinemas (Historic Guild and Colonial
Theater)

* Recruiting Community-Based
Cultural Organizations

¢ Finding Financial Sponsors

CONSENSUS PLANNING
FRAMEWORK

A framework of consensus planning
concepts emerged from the public
workshops that became the basis for
overall revitalization strategies. At the
December 3, 1887 workshop, the 80
participants had to identify the top
issues, develop objsctives, and pre-
pare a framework diagram of the
Broadway/Stockicn  area. They
worked as members of planning teams

-

-----

Improve
Bus Stops
345

Transportation

Il FIGURE 14]
December 3, 1997 Workshop Summary

that had to answer the following ques-
tions:

1. Top Issues
What are the top three planning issues

facing the Broadway/Stockten area?

2. Primary Objectives

What are the the top three planning
objectives for the Broadway/Stockton
area?

3. Urban Design Concept Game
Each team prepared an overall con-
cept diagram for the planning area. In
preparing this diagram, the teams had
to answer the following guestions.

» Which portions of Broadway and
Stockton Boulevards should become
pedestrian storefront districts, small
scaled strip commercial, large lot com-
mercial or mixed use/residential

X ST pair Stockian Bivd

|
m Flais l \S‘U‘-“"’"*"“S
J.2.2
Galoways i - :
O 1-2 Teams i i
-l 1
Imersactions 3} . Park ;
3+ Teams i
. .” Eraei Creen

4
Galewuvsﬂn!:“s hons
3+ Teamns

Intersactians
3+ Teams

Landscaping
and Linkages

Fior.o 22

- - Y

Transportation and linkages were important issues for the community. They stressed the
desire to make tie areas transit and pedestrian friendly.

B

BROADWAY/STOCKTON
UrBAN DESIGN PLAN



BROADWAY/STOCKTON
URBAN DESIGN PianN

areas?  State three things that  menttake place to support these types
describe their future image. of places?

» Where are the principal gateways  Framework Planning Elements

and focal points for these areas? The following planning concepts were
identified as being desirable by work-

« Where should streetscape improve-  shop participants (Figure 15). The

Eriioe 1651
To the right, is a composite frame- FIGURE 15

work of consensus planning con-
cepts that emerged from public
workshops. This framework is the

basis for overall revitalization

—StorefrontN\_ ..
% Comm/MXD 2

Broadway

Storefront
Comm/MXD

m Srotefront
'i}. Resid/MXD

\K4, Large Lot
SI!’iPm.

<2

strategies described in the the next
section of this report.

Fruitridge

Potentizg

Primary

Gateways ge Lot
Seccndary

Gateways
Creek

Primary
intersections

D Secondary
intersections

Florin Rd.




workshop results were summarized
by:

+ Retail and Land Use

* Retail Focal Points

* Gateways

« Special Intersections

* Transportation

* L andscaping and Linkages

Retail and Land Use

The consensus framework diagram
identifies six retail and mixed use
areas (Figure 13). There are two
types of mixed use designations pro-
posed. These include Commarcial/
Mixed Use, which has a commercial
emphasis and allows residential; and
Residential/ Mixed Use, that has a res-
idential emphasis and allows ground
floor commercial.

* Broadway/35th: Storefront
Commercial/Mixed Use

« Broadway/36th {o Stockton:
Storefront and Residential/Mixed Use
* Stockton/Broadway to14th:
Storefront Commercial/Mixed use
* Stockton/14th to 21st: Storefront
Residential/Mixed Use

* Stockton/21st to Fruitridge: Large
Lot Strip

* Stockton/Fruitridge to 65th: Large
Lot Strip

Commercial Focal Points

The consensus framework diagram
identifies commercial focal points
where investment can best serve the
market, has the greatest opportunity
for initia! effect, and act as a catalyst
for adjacent areas (Figure 13). The
most popular commercial focal point
areas inciude:

* Broadway/35th
= Broadway/Stockton
* Stockton/Fruitridge

Gateways
There are eleven locations for gate-

ways identified in the iramework pian
diagram (Figure i2). Four of these

gateways are consensus locations
including:

* Broadway/Alhambra

« Broadway/Martin Luther King
* Broadway/Stockton

» Stocktor/Fruitridge

Special intersections
There were five intersections included

in the consensus framework plan iden-
tified as intersections that should
receive some sort of special treatment
(Figure 12). In order of priority, they
include:

* Broadway/Martin Luther King
* Broadway/Stockton

* Broadway/35th

*» Stockion/14th

* Stockton/21st

Transportation

The paricipants in the workshops
emphasized enhancing the access to
transit (Figure 14). The consensus
framework plan emphasizes improving
bus stops, providing parking for store-
front commercial districts such as at
Stockion/14th, and impiementing the
Regional Bikeway Master Plan.

Landscaping and Linkages

The consensus framework plan identi-
fies iocations of landscaping and
where streetscaping should enhance
connections to other commercial corri-
dors and residential neighborhoods
{Figure 14). Features in the landscap-
ing and linkage planning include:

+ Extending streetscaping and link-
ages South of Broadway on Martin
Luther King. Jr Boulevard.

* Improve pedestrian connections of
residential areas to Stockton
Boutevard between Broadway and
21st.

* Streetscaping for Broadway, Martin
Luther King, and Stockton North of
21st Avenue.

g
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URBAN DESIGN AND
REVITALIZATION

STRATEGIES

The urban design and revitalization strategies, retail strategies, and
management principles are based on the popular features in the
Framework Plan and corresponding Planning Principles created by
the participants in the public workshops.

Thie Urban Design Plan focuses ini-
tial public investment in three cat-
alyst areas.

URBAN DESIGN AND
REVITALIZATION STRATEGIES

The Urban Design Plan revitalization
strategies reflect the community’'s con-
carns about focusing on the image of
the Broadway/Stockton area. To
accermnphsh this. uroan design and
revitalization strategies concentrate
initial improvements in three catalyst
areas with an emphasis on image
enhancement and tenant recruitment.
These catalyst areas include:

» Broadway/35th
s Broadway/Stockion
= Frutridge/Stockion

The Urban Design and Revitalization
Strategies include policy and action
plan issues, strategies, policy issues,
and reguired actions. Actions include
administrative, regulatory and financ-
ing activities necessary to support the
planning concepts.

in addition to the urban design strate-
gies, this secticn of the report includes
recommendations for initial retail
recruitment and principles for manage-
ment.

Restoration of Oak Park’s and Stockton Boulevard’s historic buildings and traditional
pedestrian scale are at the core of the revitalization strategy, The community view these
buildings as a increasingly scarce resource in Sacramento that can provide a unique place-
making and marketing advantage for the area’s traditional commercial districts. Many of
the supporting strategies are intended to contribute to the success of this pedestrian friend-

Iy vision.

" page 23




35TH AND BROADWAY

35TH AND BROADWAY DISTRICT
The Broadway/35th Street District
includes a roughiy nine block square
area where there is a rich pattern of
historic storefront and residential
buildings (Figure 16). The overall
approach suggests intensifying com-
mercial, cultural and residential uses
to enhance the area's pedestrian con-
tinuity and economic vitality.

Suggested Strategy:

The overall strategy for this area
includes clustering a mix of tenants in
concert with creating culturai venue
and supports neighbornood services
and needs.

* The historic Guild Theater would
become a live performance venue for
local organizations.

* The MadeRite site would be devei-
oped in a use that heips draw new
shoppers to the arza.

* An overall parking district approach
would be developed for the area.

* An overall tenant mix strategy would
be used to recruit tenants for new and
existing storefronts.

« Commercial and residential activities
in the nine biock area.

Policy Issues:

The area has a number of existing
social service uses that have limited
the market appeal for the Cak Park
historic area. The commercial and cui-
tural success of the area will be
dependent on finding win-win solu-
ticns for the social service and institu-
tional uses and the commercial and
cultural activities; being proactive with
regard to parking and retail recruit-
ment: and reducing the amount of
commercially zoned land competing
with the Broadway and 35th commer-
cial district.

* Limiting the amount of. and relocat-
ing social service activities.

* Creating a parking district,

« Establishing the Guild Theater as a
community performing arts venue.

* Creating of a local historic district.

« Underwriting the redevetopment of

the Made Rite site.

* Using the area for relocated histcric
buildings.

B
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The view on the left is of 3dth
Street. 34th currently has a
blocked-in wall on the north side of
the street and an empty site an the
south. The sketch shows how
adding storcfronts and infill devel-
opment can mend Oak Park’s
“dountawn.”

The Broadway/363th District has

been  the recipient of  image
enlancement funds for streetscap-
ing and facade renovation.
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The urban design concept for the
Broadway/35th area focus commer-
cial development onto streets that
hauve the greatest number of surviv-
ing storefront buildings. These
streets are further mended with
mfill development. The concept
acknowledges the historic role of
35th Street as the “mainstreet” for
Oak Park.

The plan suggests synergistic com-
mercial and cultural uses to create
an experience that will draw visi-
tors from outside Qak Park.

The plan creates added public park-
ing resources in lots and on-strect,

The plan relies on the renovation of
existing  storcfront  buildings.
Historic Oak Park is scen as an

important design theme for the dis-
trict.

ON-STREET PARKING
The plan propascs on-street diago-
nal parking on:

* 3300 Block of 1st Avenue

¢ 2nd Avenuc between Broadway
ard 36th Street

* 3rd Avenuce between Broadway
and 36t Street

* dth Avenuce between Broadway
and 35th Strect

* 35th Street fromt Broadway to 5Hr
Avenue

* Rezoning the east Broadway area 1._Administrative
for residential/mixed use. * Develop and implement an overall
on-street and off-street parking strate-
Required Actions: ay.
{FIGURE 16}

i
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* Work with local cultural organiza-
tions to utilize the Guild Theater.

s Create a local historic district.

= Update social services inventory
and create a relocation plan.

» Recruit tenants.

2. _Regulatory

* Creation of a local historic district.
* New zoning designation for the
commercial arsas.

s Rezone selected

Broadway/Stockton areas for residen-
tial/mixed use development.

» Amending the Redevelopment
Project area. _

* Economic development funding for
tenant recruitment.

= |dentify financing sources for reno-
vating the Guild Theater.

» Continue commercial rehab loan
and exterior rebate programs.

BROADWAY/STOCKTON
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BROADWAY AND STOCKTON

|

This area includes the Medical Center
frontage and Qak Park neighborhoods
to the south along Stockton Boulevard.
The overall strategy involves creation
of a pedestrian friendily “service zone”
for the Medical Center and adiacent
neighborhoods (on the west side of
Stockton Boulevard north of Broadway
and both sides south of Broagway) to
take advantage of underutilized com-
mercial properiies.

Suggested Strategy:

Create an overall site plan for the area
that focuses commercial development
on Stockton Boulevard's frontage
{Figure 17). Create three commercial
focal points on Stockton Boulevard:

1. Broadway and Stockion (Medica!

District)

* Redevelopment of the corner sites

B

at Broadway/Stockton.

* Emphasize commercial services on
the west side of Stockton Boulevard
north of Broadway.

* Move the proposed Medical Center
hotet complex 1o street edge.

» Redevelop the Skill Center site with
medical uses that complement the
overall plan.

« Infill storefront commercial services
south of Broadway on both sices of
Stockton Boulevard.

= Develop housing behind Donner
School.

2. Colonial Theater District

* Henovate and recruit tenants for
adjacent storefronts.

* Create parking lots near the theater.
« Streetscape the area.

* Add on-street parking.

The intersection of Broadway and
Stockton represents a strong real
estate and marketing opportunity.
It also will become the primary

gateway infersection to the
Medical District. The sketch to the
left illustrates how buildings can
Jframe and define the intersection.
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Stockton Boulevard's revitaliza-
tion strategy builds on the tradi-
tional commercial focal points.
The strategy focuses on three dis-
tricts:

* Medical Center

& Colomnial Theater

* San Francisco Boulevard

[FIGURE 171
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3. San Francisco Boulevard
Neighborhood Commercial
* Renovate existing commercial build-
ings.

* Recruit storefront commaercial ten-
ants.

* Add on-street parking.

* Streetscape the area.

Policy lssues:

* Coordinate development between
the City and UC Medizat Center to
reflect the goals of the Urban Design
Plan.

* Redesign of the Medical Center
hotet to energize Stockton Boulevard.
* Allow on-street parking (parailel or
diagenal} on Stockten Boulevard.

* Reduce the amount of commercially
zoned land.

Required Actions:

1. Administrative

« Coordination of Medical Center,
SHRA and private sector develop-
ment plans.

= Tenant recruitment for commercial
districts/focal points,

* Prepare the necessary traffic.park-
ing and environmental studies.

* Coordinate the development stan-
dards bstween City and County.

2. Regulatory
+ Rezone C-2 areas to commercial/

mixed use and residential/ mixed use.

* Promgie available commercial foan

and matching incentive packages for
cemmercial terants,

* identity other sources of funding for
roadway improvements.

* Use County CDBG funding south of
14th Avenue for street-edge improve-
ments.

The Colonial and San Francisco
Boulevard Districts are restored as
commercial focal points and cata-
lysts for further revitalization.

The sketch above illustrates the
potential outcome of a combined
streetscape, on-street parkmg, ten-
ant recruitment and district man-
agement program  for the San
Francisco Boulevard District.

The Colonial Theater would be a
centerpiece for a revitalized neigh-
borlieod serving commercial store-
front area on Stockton Boulevard.




BROADWAY/STOCKTON
URrBAN DESIGN PLAN

The sketch to the right fllustrates
how completing sidewalk, road-
way, and streetscape improvements
can transform Stockton
Boulevard’s image.

FRUITRIDGE AND STOCKTON

The area south of Fruitridge on
Stockton has become a focus for the
Asian community’s shopping and

social activities.  These markets
give the area it distinctive
International Marketplace image.

FRUITRIDGE AND STOCKTON

This is the gateway area for the
International Marketplace. 4 includes
the intersection of Fruitridge and
Stockton Boulevards, and commercial
frontage south (Figure 18).

Suggested Strategy:

* Continue to find sites for larger sub-
regional serving stores.

+ Continue to support the location of
tenants that reflect the International
Marketpiace theme.

+ Davelop basic street, sidewalk, and
streetscape improvements.

+ Enhance the inter-site connections
between developments,

» Improve building facades and sig-
nage of commercial sites.

* Develop a district International
Marketplace signage theme for ban-
ners and gateway signage.

» Form an aliiance between the
Stockton ang Oak Park business
associations.

Policy Issues:
* Using County's Community
Development Biock Grant funds to

assist in street improvements in the
Stockton Boulevard Redevelopment
Area.

Required Actions:

1. Administrative

» Prepare an overall street improve-
ments technical package.

» Work with the County on CDBG
Block Grant appilications.

» Setup the facade and signage pro-
gram.

* Develop and implement an overall
management plan.

2. Regulatory

» Coordinated design and develop-
ment standards between the City and
County.

3. Financing

* Financing the managaement activities
for the area.

*» Use Block Grant funding for road-
way improvements.

» Identify funds for the gateway sig-
nage and banner program.
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The southern portion of
Stockton Boulevard has a
cluster of successful ethnic
Merchants and businesses.
The Business and Property
Owners Association has
been marketing this area as
the International Market-
place.

The area is missing 5,000" of
basic sidewalk and curb
improvements, The Plan
suggests adding streetscape
improvements reinforcing the
International theme.

"lemorn Hinu AvinwE

RETAIL STRATEGY

Based on the first Broagway/Stockton
Urban Design Community Planning
Workshop, it is clear that residents are
interested in the development of
strong neighborhood-serving uses. To
achieve this goal we are recommend-
ing a plan that includes:

« Concentration on three specific
areas, while keeping in mind addition-
al cpportunity sites;

= Emphasizing the encouragement of
strong, local independents as an
impertant preliminary step in the
attraction of national retzailers; and

* Building upon the area's existing
sirengths.

Southern Stockton Boulevard is an
established location for large lot
retail activities. However, much of
the development has happened over
a long period of time and has not
benefited from a consistent set of
devciopment standards. The revi-
talization strategy for this area
emphasizes increasing City and
County cooperation to better man-
age its image in order to maintain
the arca’s competitiveness.
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The three areas the Framework Plan
suggest for initial commercial recruit-
ment focus are:

1. Broadway and 35th;

2. Broadway and Stockton {the
Broadway/Stockton intersection, adja-
cent to the Medical Center and next
to residential neighborhoods) and;

3. the Fruitridge/Stockton
{International Marketplace) area at
the southern end of Stockton.

1. Broadway and 35th

The overall emphasis of this area
would have 1o be neighborhood-serv-
ing, but within this large category there
are several options tor developing a
unigue concentration of services. The
initial opportunity is to focus on a
“building resources center’, emphasiz-
ing the growing interest in historic
preservation and home improvements.
This could lead to the development of
strong auxiliary uses - cafes, food and
better home shopping uses. Ancther
opportunity exists {o work with non-
profit organizations profit auxitiary
groups who are utilizing reta#l sales as
a tool for income generation.
Exampies include Friends of the
Library bookstores, cafes, anc used
clothing stores. Suggested categories
for this area include: cafes, book-
stores. laundry/cleaners, shoe repair,
bagels, juice, and other neighborhood
uses.

in addition to these retail activities, the
Guild Theater can become a reinvigo-
rated Oak Park attraction. The theater
can be more aggressivaly promoted
and programmed by reaching out 1o
community-based cuttural organiza-
tions and local premoters.

First Phase Efforts:

« Neighborhood Services- Cleaners,
efe.

« Up-scaled Recycler of Cicthes

* Friends of Library Store with Cafe
+ Guild Theater Programming

2. Medical Center .

This area lends itself to the develop-
ment of uses serving the Medical
Center directly and other businesses
that cater to the Medical Center.
Focusing on the daytime worker, use
categories inciude quick foods, optical,
cleaners, florist, and paper/card store.
Uses more oriented to the businesses
serving the Medical Center include:
copy and mail centers, office supplies
and related medicaliab services.

First Phase Efforts:

* Reposition the Corner of
Broadway/Stockton for Quick Food
Uses-Burrito, Bage!l, Wraps, Juice,
Coffee, Pasta, Specialty Fast Food

3. Fruitridge/Stockton

This area has demonstrated an ability
to draw from the larger region based
on its unique concentration of predom-
inantly Asian rmarkets. Building upon
this focus presents the best and most
likely opportunity for success. The pri-
mary tool needed here for neighbor-
hood enhancement revolves around
the availability of dollars to encourage
facade and sign promotion. This area
exhibits the greatest signs of contin-
ued growth and improvement, with
only minimal intervention.

First Phase Efforts:

* Fruitridge/Stockton-Value Apparel-
Ross, Pharmacy, Office Supplies,
Farnily Restaurant

s International Marketplace Theme
Commercial Services-Food, Apparel,
Personal Services

» Marketing

MANAGEMENT PRINCIPLES

During the process of creating the
Broadway and Stockton Urban Design
Plan the necessity for more focused
and accountable management struc-
tures came to the forefront. Presently
due 1o this pianning effort there exists
a renewed spirit of cooperation on

B



behalf of both the public and private
sector. Capitalizing on that spirit the
Agency has a “Window of Opportunity”
1o redirect its contributions to the man-
agement organizations. These contri-
butions must be tied into the geals and
objectives of the Urban Design Plan
and must be monitered and evaluatad
for their effectiveness.

The following management principles
and strategy categories were prepared
fo aid in developing performance-
based agreements with with manage-
ment organizations in the Broadway/
Stockton area.

Principles

Each of the existing organizations
needs to evaluate their present pro-
grams and follow a simple framewark
to the following principles for success:

Principles include:;

» Create and manage programs that
best respond to the top prictities of
stakeholders. )
* Maximize coordination with the City
and County governmenis and
Sacramento Housing and

BROADWAY/STOCKTON
URBAN DESIGN PLAN

Redevelopment Agency to avoid
duplication of services and leverage
resources.

* Deliver services through a cost-
eftective, non-bureaucratic and easy
10 access organizational structure.

+ Provide direct service and program
accountability 1o constituency.

Management Strategies

Each organization needs to create a
District Management Plan. Using the
Urban Design Plan, the Management
Plan should outline and set specific
objectives, strategies and goals for
the following:

* Retail & Business Recruitment

= Retail & Business Retention

= Consumer Marketing

* Investor Marketing

* Private Sector Participation and
membership recruitment

¢ Private Sector financing and contri-
butions

The plan should be incorporated into
the SHRA contract with each organiza-
tion submitting quarterly reports on
their efforts and outcomes.

L
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DESIGN GUIDELINES
AND DEVELOPMENT

STANDARDS

The Broadway/Stockton Urban Design Plan provides guidance to the
Special Planning District (SPD) process that was initiated in 1996.
The SPD process was put on hold until the Urban Design Plan was
completed so that land use, redevelopment and image objectives in
the Plan could be supported by SPD regulations.

DEVELOPMENT STANDARDS AND
GUIDELINES

The purpose of the Development
Standards and Guidelines section of
the Broadway/Stockton Urban Design
Plan is to inform the Special District
Planning effort. The Plan does this in
three ways. M recommends:

¢ Land Use Principles
* Development Standards
« Design Guidelines

LAND USE PRINCIPLES

The land use principles provide the
rationale behind commercial and resi-
dential land use patterns proposed in
the Broadway/Stockton Urban Design
Pian. These principles build on the
community's Consensus Framework
Pian and Urban Design and
Revitalization Strategies. They are
intended to suggest an undertying pol-
icy basis for the SPD’s regulations.

Land Use Principle 1: Land Use
Patterns

There should be a reduction in the
inventory of commercial fand by
changing the zoning to conform io tra-
ditional land use patterns and existing
building stock.

Land Use Principle 2: Mixed Use
Commercial and residential mixed use
should be encouraged as infill devel-
opment along Broadway Boulevard,
and areas north of 21st Avenue on
Stockton Boulevard,

Land Use Principle 3: Discouraged
Uses

Automotive uses, drive-thru commer-
cial, and strip commercial should be
restricted on Broadway and areas
north of 21st Avenue on Stockton
Boulevard.

Land Use Principle 4: Parking
On-site parking requirements for
storefront commercial uses should be
reduced where on-street parking is
available.

These overall principies for land use
have guided the recommendations for
overlay development standards for the
SPD.

DEVELOPMENT STANDARDS
Standards for the Broadway/Stockton
Urban Design Plan recommend a set
of measurable criteria for land use and
development. They include;

» Definition of Mixed Use

* Recommended Prohibited and
Restricted Uses

* Development Standards

* Recommended Underlying Zoning

Mixed Uses

The Consensus Framework Plan iden-
tifies two types of mixed use develop-
ment--commarciaiimixed use and resi-
dential/mixed use (Figure 19).
Commercial/mixed use is for areas
that are to be primarily storefront com-
mercial districts. This designation
allows residential uses and multiple




types of commercial activities to be
mixed into commercial development.
Residential/mixed use is for areas that
are to be primarily residential develop-
ment, but allows commercial develop-

ment on the ground floor.

Prohibited and Restricted Uses
The SPD process resulted in a list of
prohibited and restricted uses for the

LAND USE KEY MAP

|FIGURE 19[
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UNDESIRABLE USES

The SPD process that preceded the
Broadway/Stockton Urban Design
Plan resulted in a list of undesir-
able uses. Public participants in
the SPFD process sought to limit
uses they felt had a blighting influ-
ence on commercial and adjacent
residential areas. These wuses
included:

Tire Stores

Liguor Stores

Auto Mechanics

Used Car Sales
Gambling/Card Rooms
Oil Change Facilities
Gas Stations

Adult BookStores/Porn
ShopsiTheaters

Fast Food

Motels

Thrift Stores

Car Washes

Pawn Shaops

Religious Facilities
Massage Parlors

Used Appliance Stores
Mini Storage
U-Haul/Car Rental

Social Services
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DEVELOPMENT STANDARDS
MATRIX

The matrix below summarizes the
recommended overlay requirements
for the Broadway and Stockton
Boulevard areas. It segmcents the
planning area into ten separate
character districts.

Broadway/Stockton area. The Urban
Design Plan workshops confirmed the
community’s concern about uses that
were perceived to have a blighting
influence on commercial and residen-
tial areas. These recommended pro-
hibited and restricted uses included:

Recommended PROHIBITED Uses:

a. Adult related entertainment estab-
lishment or activity;

b. Mini storage/locker buildings and
commercial recreational storage;

¢. Bus and other transit vehicle stor-

age yard,

d. Towing service and vehicular stor-
age yardg;

e. Bars;

f. Liquor stores {less than 15,000 sf);
g. Auto sales, storage and rental;

h. Used car lots; and

i, Used tire stores {inventory consist-
ing of more than 15% used tires).

Recommended DI RAGE

Uses:

a. Auto service;
b. Sccial Services;

DEVELOPMENT STANDARDS MATRIX

IMIN/MAX YARD R IREMEN

INIMUM LOT ;

LOCATION ZONE MAXIMUM T MAXIMUM PARKING
HEIGHT ; LoT i AREA/DU REQUIREMENT
+ FRONT SIDE BACK COVERAGE
Broadway
Alhambra to 33rd Comm/Mxd Use 35 Q" Max NR NR 70% 1,200 5F 2
(b :
33rd to 35th Commy/Mxg Use 35 PO Max 0" Max NR NB 1,200 SF : 1
{Broadway/35th Street (b} i
District) :
36th to MLK Besid/Mxd Use 35 o Max NR NR 70% 12008F 2
b) :
MLK to Stockton Resia/Mxd Use 35' PO Max NR 2010 Min 70% 1,200 8F ¢ 2
(b} : ] ?
Stockton
Boulevard
: 3
2nd to Broadway . , e oaAie
(Medical Center District) Cnmm?’;ﬂ}xd Use 45775 i Q' Max NR 20/35" Min NR 500 SF
(&}
Broadway 1o 9th Ave. ; 2
{Medical t’i‘.eme; District) Ressd!(ﬂg:cd lise : ae ' Max NE 20" Min 70% 1.200 SF
Gth to 12th Ave. H R Mxd ap , , - or !
{Colonial Theater District) : esid *b‘f Lise 35 0 Max 16 Max 20 Min T0% 1,200 SF
: i
12th 1 15th Ave. L Resha U e . " . !
(San Francisco Street _ esidMxd use 35 Q' Max 18" Max 20" Min 70% 1,200 5F
District) § ) _
15th to 22nd Ave. Resid.“?\g:(d Use s 0 Max NA 20" Min 70% 1,200 SF 2
22nd Ave. Large-Lot 25 20" Min NR 20 Min NR NA 4
Commercial :

1o 65th Street

General Notes:

The above matnx supercedes the the Zoreng Ordinance as an overay.

The Zoning Ordinance must be used tor all other gevelopment sian-
dards and procedural requirements.

(a) 20 setback & 45 height. 35 setback € 7%
{b) Multitamily residential requires use permi
{cY 20 min. sethack for commeraial uses, 10 min. for residentiat

Parking Notes:
1. No oni-site parking required for first 20,000 SF of non-residential uses, 1 space/DU
2. No on-site parking reauired for first 5000 SF of non-residentiat uses, 1 space/DU
3. See section 6 of Zoning Ordinance for commercial uses, 1 space/DU

4. See section 6 of Zoning Ordinance

T




c. Used merchandise stores (stores
which engage in the sale of previous-
ly owned merchandise, i.e. thrift
stores, pawn shaps, furniture and
appliances);

d. Card rooms;

e. Drive-through restaurants;

f. Liquor stores in excess of 15,000
st

g. Vehicle and equipment rental facili-
ties;

h. Lodging facilities: hotels, motels,
and bed and breakfast inns; and

i. Places of worship.

Development Standards Matrix
Development standards refer to quan-
titative and measurable requirements
for development (Figure 20). This
includes allowable height, setbacks,
lot coverage, parking, and other
reguireaments.

Development standards recommend-
ed by the Broadway/Stockton Urban
Design Plan are to be overlayed on the
undertying zoning for the area.

Underlying Zoning

I!FIGURE 21 LI

Much of the existing zoning for the
Broadway and Stockton area is C-2 or
an equivalent County designation.
This designation, as discussed in pre-
vious sections of the Plan, is inappro-
priate for the types of uses, image, and
transportation solutions the community
desires on Broadway and areas north
of 21st Avenue on Stockion
Boulevard. The Plan recommends
changing this zoning to Residential
Mixed Use (RMX) or some newly cre-
ated mixed use category as part of the
SPD process. The Sacramento
2oning Ordinance describes RMX as:

...a mixed use zone. The 2one permits
multiple family residential, office and
limited commercial uses in a mixture
established for the area through a spe-
cial planning district (SPD) or location-
al standards.

DESIGN GUIDELINES
The Design Guidelines illustrate quali-
tative requirements inctuding:

» General Requirements
* Image Objectives

BROADWAY/STOCKTON
UrsAN DESIGN PLAN

Therc are many historic storefront
buildings in the Broadway and
Stockton Beoulevard areas. The

revitalization strategy emphasizes
capturing their latent economic and
image enthancing opportunity. The
guidelines focus on a restoration
approach to renovations.

HISTORIC
STOREFRONT
BUILDINGS

Clean Brick Surface and

Repair Mortar

Repair, Regiaze and Paint
Existing Windows

Open Up and Replicate
Original Transom Windows

Replicate and Restore
Original Sterefront Windows
and Doors

{Use Clear Glass for all
Storefront Windows)
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FACADE AND STOREFRONT
MATERIALS

* No false or fake materials.

* No tinted or plexiglass glazing.
* Wood can be used when it accu-
rately reproduces original store-
front or is appropriate for the
building.

» Awnings should be fire treated or
non-flammable fabric. Wood or
sheet metal is not permitted unless
historically accurate or are inte-
gral to the design of a new build-
ing.

s Unpermitted materials include:
-wood or asphalt shingles

-dark tinted glass

-indoor-outdoor carpeting
-plywood or profiled piywood sid-
ing

-any materials that are a fire haz-
ard

STOREFRONT SIGNAGE
Signage dimensions should reflect
the scale and design of the building.

The following sign types and
dimensions are suggested for mixed
use districts:

Flat Signs

-Maxnmum Area 45 SF
-Maxtimun Height 3’
-Maximum Distance 18~
from Building

Projected Signs

~Maximum Area 20 SF
-Maxtimum Heiglit 10
-Maximum Distance 47
from Building

Suspended Signs

-Maximum Heighit 16”7
~Mimimum Height 8

off Sidewwalk

-Maximum Distance 4

from Building

Windou: Signs
~Mazximum Area 4 5F

~Number Allowed

GENERAL ARCHITECTURAL
GUIDELINES

General architectural design guide-
lines include basic criteria for buiding
massing and form, facade design,
storefront design, and signage design.

Building Form and Massing

The scale and massing of new devel-
opment should acknowiedge the eco-
nomic development strategies and
image objectives for each area. In
mixed use areas, new projects should
complement the cadence and scale of
traditional storefront buildings. In
large lot commercial areas, they
should consider the spatial and physi-
cal connections between develop-
ments. In addition, new development
should:

« As infill development in historic
areas, "mend” these areas with an
appropriate scale and architectural
treatment.

« Shape and activate public streets
and places.

= Transition in scale between com-
mercial and smaller scale residential
areas.

* Use reof and bay window forms that
are familiar to Sacramento’s climate
and architectural traditions.

Facade Design

In mixed use areas, new development
should complement the architectural
elements found in the area’s historic
architecture. This should be accom-
plished by:

* Allowing buildings to have visually
accessible retail at street level.

* Having facades with a vertical scale
and cadence that replicate existing
storefront buildings in historic araas.
« Not allowing dark or reflective glass.
= Having facades with a hierarchy of
horizontal andg vertical expression.
{Simple relentless grids or "eggcrate”
fenestration is be viewed as unac-
ceptable.)

* Not allowing building design that

ignores its architectural and
streetscape context.

Storefront Design

Overall, storetronts will need to reflect
beih their streetscape context and
objectives, as well as the architecture
of the existing building (Figure 21). To
accomplish this, storefront design
should:

« Have & total design concept that uni-
fies storefront elements (i.e., signage,
graphics, awnings, etc.).

* Enhance the shopping experience.

* Reflect the unigue character or his-
toric importance of the building's archi-
tecture.

Signage Design

Signage should embody a whole
design concept. This includes graphic
identity for the tenant, scale appropri-
ate for the size of the buiiding, and
type of sign that is architecturally com-
patible with the building. It should
alse:

» Have content limited to the tenant's
trade name or togo.

* Be weatherproof and of guality
materials,

= Not advertise non-retail uses above
the street level.

« Not allow:

-vacuum formed plastic lettering
-transiucent box signs

-exposed electrical eguipment
-luminous paper or cardboard

IMAGE OBJECTIVES

The {ollowing pages contain image
objectives for commercial catalyst dis-
tricts defined in the Framework Plan.
These chijectives provide a description
of the type of places envisioned by the
community. The objectives describe
how coordinated public and private
sector investment can enhance the
overall image and competitiveness of
the area.
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BROADWAY AND 35TH AVENUE  VRear DEsion Pua

FIGURE 22

BROADWAY STREET SECTION
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IMAGE OBJECTIVES: Broadway « Reflect the scale and pattern of
and 35th Avenue District existing commercial and residential
As Oak Park’s traditional “downtown,”  buildings.
this district is to be mended by restor- = Posture building entries and store- The Broadway/35th Avenue area is
ing historic buildings, storefront-type  fronis towards the strest. the tradition “mainstreet” for Oak
infill development, pedesirian friendly Park. The guidelines emphasize
streetscaping and on-street parking  Architectural Objectives mending this area with compatible
(Figures 22 and 23). Architectural solutions for infill build- infill and restoring existing historic
ings shouid: storefront buildings.
Siting Objectives » {Jse bay windows, cornice articula-
Infill development in the tion, and cther architectural elements
Broadway/35th district shoula: seen in existing mixed use storefront
* Be storefront buildings facing side- buildings.
walks with ground floor retail. « Use matenals that retiect the brick
* Have no front or sideyard setbacks. and stucco traditions in Gak Park
» Not remove existing historic build- commercial buildings.
ings.
* Rely on aliey-accessible or on-street Streetscape Objectives
parking. Streetscaping in the district shoutd
build on recent streetscape and
Massing Objectives pedestrian-scale lighting improve-
Massing of new buildings in “down- ments.
town” Oak Park should:
ii FIGURE 23 Il

o~ '; ot i - - T = - . / =t ‘.“Y : ‘E BROADWAY AND
-3 L . e 35TH DISTRICT

Infill Street Trees

Pedestrian-scaied
Streetlights

Storefront Retail

infill Commercial and Mixed
Use Buildings

On-street Diagonal Parking
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The Medical District north of
Broadway can become a moderate-
scale business, residential and
institutional address reflecting the
emerging stafus of the area. The
guidelines emphasize a walkable
and dynamic street focusing new
development  along  Stockton

Boulevard’s frontage.

BROADWAY AND STOCKTON

IMAGE OBJECTIVES: B

and Stockton (Medical District)

The Medical District is
dynamic institutional, b
resigential address
{Figures 24 and 28).

Siting Objectives
New buildings in the
Medical District should:
» Face towards
Broadway and
Stackton Boulevards'
intersection.

* Be located facing the
sidewalk to shape and
activate the street.

* Be developed as
storefront commercial
and mixed use buiig-
ings south of
Broagwav.

* Have off-street park- |

roadway

becoming a

usiness and areas.

bl A
fhﬁﬁf;?fm;;lgxm

-
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small lot pattern of existing buildings
south of Broadway.
« Transition in scale near residential

Architectural
Objectives
Architectural solutions
for infill buildings
shoutd:

» Explore more contern-
porary expressions
north of Broadway.

= Use designs that are
compatible with existing
traditional storefront
and residentia! develop-
ment south of
Broadway.

Streetscape
Objectives
- Streetscaping should:

- y=
s YL ce € ThEI e

ing connact {o a sys-
termn of alley accessitle lo

Massing Objectives

Massing for new buildings should:

* Be a iarger scale north

» Reflect the storefront scale and

1S.

« include a landscaped

median north of Broadway.

s Use gateway accent street trees
near Broadway and 2nd Avenue inter-

of Broadway.

sections.
« Assume a planting strip and canopy
tree patiern south of Broadway.

|FIGURE 25i

BROADWAY AND
STOCKTON

{Renovate and Infill
Storefront
Commercial/Mixed Use)

Infill Canopy Trees and
Corner Accent Street Trees

Landscaped Median

Corner-facing Storefront

Retail

Infill Commercial/Mixed Use
Buildings

{Improved Bus Stops}

B



COLONIAL THEATER DISTRICT

IMAGE OBJECTIVES: Colonial
Theater District

The Colonial Theater District is a tradi-
tiona! storefront node along Stockton
Boulevard (Figures 26 and 27). The
tmage objectives reinforce this role for
the area.

Siting Objectives

Buildings in the area should:

* Be storefront buildings.

* Have alley-accessible or on-street
parking.

Massing Objectives

The massing of infill buildings should:
= Acknowledge the Theater's jand-
mark status, framing rather than com-

[Emrime 271
|FIGURE 27!

peting with it.
« Transition in scale to residential
areas.

Architectural Objectives
Architectural solutions shoutd:

» Reflect the Modern style esthetic
found in the Theater complex.

* Reinforce the storefront edge of the
district.

Streetscape Objectives
Streetscape shouid:

« Infill existing trees with canopy
trees.

* Provide pedestrian-scale lighting in
front of storefront buildings.

BROADWAY/STOCKTON
URBAN DESIGN PLAN

The map on the left is of the
Calonial Theater (1) block. It illus-
trates how diagonal parking could
be added in front of commercial
uses (1) on selected blocks on
Stockton Boulevard. Parallel on-
street parking would be added to
selected blocked in front of residen-
tial (3).

The Colonial Theater District is a
cluster of storefronts with a cinema
anchor. The definition of this small
storefront  district should be
enthanced  through  improved

streetscaping, on-street parking,
and facade restoration programs.

STOCKTON AND
COLONIAL THEATER
DISTRICT

{Preserve Existing Storefront
Buildings and Infill with
Residential/Mixed Use
Development)

Infill Street Trees

Pedestrian-scaied

Streetlights

Storefront Retail

On-street Diagonal Parking
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Ursan DEsIGNPLAN- SAN FRANCISCO BOULEVARD

The San Francisco Boulevard
District on Stockton Boulevard has
a sumber of historic storefront
buildings that arc boarded and
vacant, These buildings, as well as
the adjacent Craftsman era residen-
tial areas represent an opportunity
to restore a complete district.

IMAGE OBJECTIVES: San
Francisco Boulevard District

The San Francisce Boulevard and
14th Avenue area has historically been
a neighborhood-serving storefront dis-
trict (Figure 28). The image objectives
for this area emphasizes a preserva-
tion and resteration approach.

Siting Objectives

Site planning objectives emphasize:

* Not aflowing new buildings or park-
ing in the district to remove any of the
existing storefront buildings.

» Parking should be alley-accessible
or on-street.

Massing Objectives
Any infiil development should reflect

f FIGURE 28'|

the pattern and scale of the existing
historic one and two story storefront
buildings.

Architectural Objectives
Architectural objectives emphasize:
* New buildings incorporating archi-
tectural elements and rhythms found
in existing buildings.

* Using a restoration approach when
renovating existing buildings.

Streetscape Objectives

Key streetscape chjectives include:

+ Canopy street trees and pedestrian-
scaled lighting.

* On-street diagonai parking.

SAN Infill Street Trees On-street Diagonal
FRANCISCO Parking

STREET

DISTRICT

Storefront Retail

Pedestrian-scaled
Streetlights

(Preserve Existing
Storefront Buildings
and Infill with
Residential/Mixed
Use Development)

¢ R




INTERNATIONAL MARKETPLACE

FIGURE 29

IMAGE OBJECTIVES: International
Marketplace District

The large lot commercial area
between Fruitridge and Lemon Hili on
Stockton is the heart of the
international Marketpiace. Public and
private improvements here shouid
reinforce this theme (Figures 28 and
30).

Siting Objectives

New projects should:

* Have a 20’ landscaped parking set-
back.

= Allow for inter-site auto and pedes-
trian connections.

Massing Cbjectives
Buildings in the area shouid reflect

—IJ FiGURE 30 II

the hierarchy of tenant sizes.

Architectural Objectives
Architectural solutions in the area
shouid reflect the International
Marketplace flavor and cultural diver-
sity of tenants.

Streetscape Objectives
Streetscaping in the International
Marketplace should:

* Complete the missing curbs, gutters
and sidewalks.

« include street trees and gateway
accent trees at intersections.

= Provide gateway sighage at inter-
sections.

+ Create a landscaped median with
colorful flowering trees and shrubs.

BROADWAY/STOCKTON
URBAN DESIGN PLAN

The Urban Design Plan identifics
four  intersections in  the
Intemational Marketplace between
Fruitridge and 47th that would
have gateway signage and land-
scaping.

STOCKTON AND
FRUITRIDGE:
INTERNATIONAL
MARKETPLACE

{Infill and Renovated Large
Lot Commercial)

Plant Street Trees

Banners

Landscaped Buiiding and
Parking Lot Setback

Gateway Signage and
Landscaped Median

Compiete Curb, Gutter and
Sidewalk System

{Improve Bus Stops)

B
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ACTION PLAN

The Action Plan for the Broadway/Stockton Urban Design Plan iden-
tifies initial administrative, financing, regulatory and development
activities that are intended to support the revitalization process over
the next five years. The Action Plan reflects the necessary partner-
ships between the business associations, SHRA, the City, and
County.
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BROADWAY /35TH
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The Action Pian identifies over $6.5
million in public investment other the
next 5 years to improve the image,
management and competitiveness of
Oak Park and Stockton
Redeveiopment Areas’ commercial
frontage. The Action Plan emphasizes
catalyst projects for the Oak Park
RHedevelopment Project Area with 75%
of the budget dedicated to develop-
ment assistance. For the Stockton
Redeveicpment Area, over 75% of the
budget is for roadway improvements.

The Action Plan is organized by the
three key catalyst sub areas--
Broadway/35th, Broadway/Stocktion,
and Stocxton/Fruitridge. For each of
these areas, the Action Plan summa-
rizes strategy eiements, required
actions, 5-year capital projects budget,
and administrative budgets. The
Action Plan also inciudes a seguenc-
ing pfan and potential funding sources.

SUB AREA ACTION PLANS
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The overall strategy for this area includes ciustering a mix of tenants in concent
with creating cuttural venue and supports neighborhood services and needs.
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Strategy Eiements

the area.

the nine block area.

BROADWAY
35TH >YEAR
BUDGET

Required Actions
1. Administrative
« Gain controt of parking sites.

* The historic Gutld Theater would become a tive performance
venue for loca! organizations.

. » The MadeRite site would be developed in a use that helps
draw folks into the area.
« An cverall parking district apprecach would be developed for

= An overall tenant mix strategy would be used to recruit ten-
ants for existing storefronts.
* Commercial and residential activities would be intensified in

« Work with local culturat organizations to use the Guiid Theater.

» Create a local historic district.

= Update social services inventory and creating a relocation plan.

+ Recruit tenants.

* Prepare Management and Promotional Pian

2. Reguiatory

+* Creation of a local historic district,
* Implement new zoning and related CEQA activities.

B
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* Amending the Redevelopment Project area.

* Economic development funding for tenant recruitment,
« |dentify financing sources for renovating the Guild Theater.
= Continued commercial rehab loan and facade rebate program.

FIVE-YEAR CAPITAL PROJECTS BUDGET TOTAL $2.777M

1. Guild Theater: 250 Community Theater/Performance Hall $450,000
(over 5 yrs)
Scope: Rehab and Management Underwriting

Renovation- $30,000 L.S.
Management Subsidy/Endowment- $8.40/SF/yr x 10,000 SF= 384 ,000/yr

2. MadeRite Site: Construction/Building Resources Center $1.665M
(@ 30% Participation of $5.55M Devaiopment Costs)

Scope: 58,000 SF Site, 13.0005F Storefront Building, 25.00C SF New
Canstruction, 60 Parking Spaces

Site Development- 58,000 SF x $5/8F= $290,000
Existing Building Rehab- 13,000 SF x $80/5F= $1.040.000
New Construction- $25,000 x $100/SF= $2,500.000
Parking- 60 spaces x $2,500/space= $150.000
L.and Acquisition- 58,000SF x $5/SF= $290,000
Total Construction/Land $4,270,000
Soft Costs/Escatation/Contingency @ .30 $1,280,000
TOTAL DEVELOPMENT COST $5,550,000
3. Parking Resources: New Lots and On-street Parking $216,300

Scope: 4C Parking Spaces in Lots, 142 Spaces On-street

“Triangle™ Parking Lot

Land Acguisition- 10,400 SF x $5/5F= $52.000

Construction- 40 spaces x $2,500= $100,000
On-street Parking

3rd Avenue- 40 spaces x $100= 4,000

34th Street- 32 spaces x $100= $3.200

2nd Avenue- 40 spaces x $100= 54,000

35th Street- 32 spaces x $100= $3.26G0
Total Construction/Land $166,400
Soft Costs/Escalation/Contingency @ .30 $49.800
TOTAL DEVELOPMENT COST $216,300
4. Storefront Rehab Projects $273,000

Scope: 7 Storefronts
Storefront/Facade Improvements- 7 storefronts x $30,000 L.5.=%210,000

Soft Costs/Escalation/Contingency @.30 $63,000
TOTAL DEVELOPMENT COST $273.000

o
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5. Streetscape $173,500
Scope: 22 Street Trees, Signage, 35 Streetlights

Street Trees- 22 Trees x $§500/Tree= $11.000
Signage- L.S. $35,000
Streetiights- 35 Lights x $2,500/Light=

$87,500

Total Construction $133,500
Soft Costs/Escalation/Contingency @ .30 $40,000
TOTAL DEVELOPMENT COST $173,500
ADMINISTRATIVE COST TOTAL $268,500
Task1. Parking Study $1,000
Task 2. Zoning and CEQA Activities $10,000
Task 3. Guild Theater Promaotion $25,000
Task 4. Historic District Survey and Guidelines $150,000
Task 5. Sogial Services Inventory $5.000
Task 6. Tenant Recruitment $50,000
Task 7. Management Plan 35,000
Task 8. Streetscape Design $20,000
Task 9. Exterior Rehab Loans $2,500
TOTAL ADMINISTRATIVE COST $268,500

Create an overall site plan for the area that focuses development on the
Stockton frontage. Create three commescial focal points on Stockton

Boulevard:

Strategy Elements

1. Broagway and Stockton (Medical District)
* Redevelopment of a comer site at Broadway/Stockton.

» Move the proposed Medical Center hotel complex to

street edge.

B Sirestscane
W Parxing

F

0 Daveiopment Assmmce —_—

G Aommnistraten

= Redeveloping the Skills Center site with uses that
complement the averall plan.
= infill storefront commercial services south of

Broadway.

= Developing housing behind Donner School.
2. Colonial Theater District

BEROADWAY
STOCKTON

* Rencovate and recruit tenants for adjacent storefronts.
» Create parking lots near the theater.
» Streetscape the area.
* Add on-street parking.
3. San Francisco Boulevard Neighborhood Commercial

* Renovate existing commercial buildings.,

* Recruit storefront commercial tenants.

* Add on-street parking.

» Streetscape the area.

FYEAR
BUDGET

Required Actions

B T
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1. Administrative

* Coordination of Medical Center, SHRA and private sector development

plans.

» Tenant recruitment for commercial districts/focal points.

= Prepare the necessary traffic and parking studies.

+ Implement new zoning and related CEQA activities.

« Prepare Management and Promotional Flan
2. Regulatory

» Rezone C-2 areas to commercial/mixed use and residential/ mixed

use.
3. Financing

* Make available commercial loan and matching incentive packages for

commercial tenants. _

* |dentify other sources of funding for roadway improvements.
FIVE-YEAR CAPITAL PROJECTS BUDGET TOTAL $1.804M
1. Streetscape $338,000
Scope: 2,400 LF of Planting Strip, 60 Street Trees, 1,500 LF of Median, 32
Streetiights

Medical Center Frontage-1,50C LF median x $100/LF= $150.000
Colenial Theater District-

30 Street Trees x §500/Tree= $15,000

16 Streetlights x $2,500/Light= $40,000
San Francisco Boulevard District-

30 Street Trees x $500/Tree= $15,000

16 Streetlights x $2,500/Light= $40,000
Total Construction $260.000
Soft Costs/Escalation/Contingency @.30 $78.000
TOTAL DEVELOPMENT COST $338,000
2. Corner Site @ Broadway/Stockton $686,000

{@ 30% Participation of $2,288,000 Development Costs)
Scope: Demolition and Redevelopment of Portions of Existing Buildings, 7 new
Starefront Retail Spaces of 1,500-2,000 SF, 60 Parking Spaces

Demotition and Site Preparation-

5.000 SF Bidg. Demo. x §10/5F= $50,000

24 DOOSF Site Prep. x $5/5F= $120.000
New Construction- 12,0005F x $120/SF= $1.440.000
Parking- 80 Spaces x $2,500/Space= $150,000
Total Construction $1.760,000
Soft Costs/Escalation/Contingency @ .30 $528,000
TOTAL DEVELOPMENT COST 2,288,000
3. Colonial Theater Storefronts $351,000
Scope: Renovate 3 Storefronts
Facade Improvements- 9 Storefronts x $30,000/Storefront= 3270,000
Soft Costs/Escalation/Contingency @.30 $81,000
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STOCKTONIFFIUITHIDGE

140000

TOTAL DEVELOPMENT COST $351,000
4, San Francisco Boulevard Area Storefronts $195,000
Scope: Renovate 5 Storefronts

Facade Improvements-5S3torefronts x$30,000/Storefront=

$150,000

Soft Costs/Escalation/Contingancy @ .30 $45,000
TOTAL DEVELOPMENT COST $185,000
5. On-street Parking and Roadway Striping $39,000

Scope: 300 On-street Parking Spaces (200 angted, 100 parallel)

Medical Center Frontage-NA

Colonial Theater District- 150 Spaces x$100/Spaces= $15,000
San Francisce Boulevard District-150 Spaces x$100/Spaces=  $15,000
Total Construction $30,000
Soft Costs/Escalation/Contingency@ .30 $9.000
TOTAL DEVELOPMENT COST 339,000
6. Transit Shelters $195,000
Scope: 10 Shelters

Shelters-10 Shelters x $15,000/Shelter= $150,000
Soft Costs/Escalation/Contingency @ .30 $45,000
TOTAL DEVELOFPMENT COST $195,000
ADMINISTRATIVE COST TOTAL

Task1. Parking and Traffic Study $45,000
Task 2. Zoning and CEQA Activities $15,000
Task 3. Tenant Recruitment $50,000
Task 4. Management Plan $5,000
Task 5. Commercial Loans $25,000
TOTAL ADMINISTRATIVE COST $140.000
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Improve the streetscape lmaae of the southern portion of Stockton Boulevard by
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completing s:dewalks, curbs, landscaping and medians;
adding International Marketplace district theme signage; and
improving building facades and site signage.

Strategy Eiements

= Continue o find sites for larger sub-regionat serving stores.
= Continue to support the locatior of tenants that reflect the
Internaticnal Marketpiace theme.

= Develop basic street, sidewalk, and streetscape improve-
ments.

* Enhance the inter-site connections between developments.
* Improve building facades and signage of commercial sites.
« Form an alliance between the Stockton Boulevard

By
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Merchants and Property Owners Association and Oak Park Business
Association.

Required Actions
1. Administrative
* Prepare an overall street improvements technical package.
» Work on the County CDBG Block Grant applications.
» Setup the facade and sighage program.
* Develop and implement an overall management plan.
2. Regulatory
» Cocrdinate design and development standards between the City and
County.
* Implement new zoning and related CEQA activities.
3. Financing
*» Financing the management activities for the area.
* Using Block Grant funding for roadway improvements.

FIVE-YEAR CAPITAL PROJECTS BUDGET TOTAL $1.628M

1. Streetscaping 51,262,000
Scope: 6,000 LF of Curb/Gutter/Sidewalk. 150 Street Trees, 5,000 LF of 12

wide Landscaped Median

Fruitridge Road-47th Avenue

Curb/Gutter/Sidewalk-6,000 LF x $3C/LF= $180.000
Street Trees-150 Trees x $300/Tree= $45.000
Landscaped Median-5,000LF x $100/LF= $500,000
North of Fruitridge Road
Street Trees-20 Trees x $300= $6,000
Landscaped Median-2,400 LF x $100/.F= $240.000
Totai Construction $971,000
Soft Costs/Escalation/Contingency @ .30 §291,000
TOTAL DEVELOPMENT COST 81,262,000
2. District Themed Signage $55,000
Scope: 6 Pylon Signs, 6 Median Signs
Fruitridge/Stockton-
2Pylon Signs x §5.000= $10.0C0
2Median Signs x $2,000= $4.000
Lemon Hill/Stockton-
2Pylon Signs x $5,000= $10.000
2Median Signs x $2,000= $4.000
47th/Stockton-
2Pylon Signs x $5,000= $10,000
2Median Signs x $2.000= $4,000
Total Construction $42,000
Soft Costs/Escalation/Contingency @ .30 $13,000
TOTAL DEVELOPMENT COST $55.000
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3. Facade Renovation and Sign Program $195,000
Scope: 5 Facades ,

Storefront/Facade/Signage Improvements-

5 Facades x $30,000/facade= $150,000
Soft Costs/Escalation/Contingency @ .30 $45,000
TOTAL DEVELOPMENT COST $195.000
4. Transit Shelters $117,000
Scope: 8 Shelters
Shelters-6 Shelters x $15,000/Sheiter= $90,000
Soft Costs/Escalation/Contingency@ .30 $27.,000
TOTAL DEVELOPMENT COST §117,000

ADMINISTRATIVE COST TOTAL

Task 1. Traffic Medians Study $45,000
Task 2. Zoning and CEQA Activities $15.000
Task 3. Street Engineering. Sigrage and Streetscape $30,000
Task 4. CDBG Applications 310,000
Task &. Administer Exterior Rebate Program §25.000
Task 6. Management and Promotional Plan $5,000
Task 7. Tenant Recruitment $50,00C
TOTAL ADMINISTRATIVE COST $180,000
IMPLEMENTATION SCHEDULE IMPLEMENTATION SCHEDULE Year 3: Transportation Projects
FUNDING SOURCES The seguencing and timing for impie- Medians
mentation activities refiect the overall Transit Shelters
strategy for revitalization, the capacity Bike Lanes

for bond financing, and priorities iden-

titied through the public workshop Year 4:Development Projects
process. The following suggests years Broadway/35th
activities shouid START. It shows how Broadway/Stockton
the revitalization process moves from

start-up and initial demcnstration pro- Year 5: Infili Projects

jects towards heavy infrastructure and Cotlenial Theater District

major development. San Francisco Bivd. District

Year 1: Star-up FUNDING SOURCES
Planning and Engineering There are four primary sources for
Marketing and Prometion funding the revitalization strategy
Business Recruitment including bonding against
Funding Applications Redevelopment's tax increment;
SPD/CEQA Community  Development  Block
Guild Theater Grants (CDBG); transit funding; and

private sources.
Year 2: Demonstration Projects

Exterior Rebate Program Redevelopment Tax Increment
Streetscape Bond Financing
On-street Parking Tax increment financing can provide a



significant amount of funding for the
Oak Patk Project Area. The Oak Park
Redevelopment Project Area
Amendment will provide an estimated
additional $8 million in tax increment
over the next 10 years. At least 20%
of this has to be set-a-side for housing,
some of it is already committed, and
more will be needed for community
development activities cther than
those proposed in this plan.

Stockton Redeveloprnent Project Area
was established in 1854, but is gener-
ating only small amcunts of tax incre-
ment. 1t is likaly that new redevelop-
meant bond funds will be available in
1998. Therefore, much of the funding
for capital projects in the Stockton
Boulevard Project Arez will have io
rety on CDBG and transportation fund-
ing.

ChBG

The Agency has used Biock Grant
funding for capital improvement pro-
jects such as the street, sidewalk and
utilities for the new Oak Park grocery
store site. There is an opportunity to
use both City and County Block Grant
allocations for projects like this one.
Much of the 5,000 of curb, gutter and
sidewalk need in  on Stockton
Boulevard is in the County. County
has been successfut in receiving Block
Grant money for these types of pro-
jects.

Transportation Funding

Another source of funding for roadway
and transit improvements are State
angd Federal transportation grants.
The more modest amounts of local
sources can be used as a maich. For
example, the Florin Road Partnership
leveraged $25 and SHRA made a
$150,000 contribution to received §1.2
milicn for a traffic median project.

Fegeral Programs:

« Regional Surface Transportation
Program (RSTP)

» Congestion Management and Air
Quality Program {CMAQ)

» Intermodal Transportation Efficiency
Act (ISTEA)

* Transportation Enhancement
Activities (TEA)

State Programs:

» Flexible Congestion Relief Program
(FCRP)

* Petroleum Violation Escrow Account
(PVEA)

* Bicycle Lane Account Program
(BLAP)

Local Prcgrams:
* Local Transportation Fund (LTF)
« Other

Private Sources

The business community and property
owners will have to be co-investors in
the revitalization program. There are a
variety of methods that can offer an
organized participation by the busi-
ness associations and property own-
ers. The business improvement dis-
trict (BID) on Stockion Boulevard pro-
vides some gross receipts-based
funding for added maintenance and
promotion. Florin Road has recently
created a property-based BID (PBID)
with an annual budget of $35C,000
that is used for & variety of mainte-
nance, security, precmotional and capi-
tal investments.

Sources for private funds include:

» Business Improvement Districts

* Benefit Assessment Districts

* Developer Fees

¢ Deveiopment Impact Fees

* Community Reinvestment Act and
Private Lenders

BROADWAY/STOCKTON
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