CITY OF SAN PABLO: TOD Site Tour

Notes from 6/21/07; Yasmin Radjy, ULI San Francisco

Panelists will meet again on Friday, August 3rd at 10am at Dan Deibel’s office in San Mateo: 400 S. El Camino Real, Suite 650 (Corner of 4th and El Camino). 

Red= Panelist did not attend tour

** = Need additional materials/info
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General Information
· “23rd Street Specific Plan”: draft available online at http://ci.san-pablo.ca.us/services/development/planning/documents/SpecificPlanBinder1a.pdf
· Going before City Council in the next month
· City size ~ 2.6 square miles
· This entire city is within the Redevelopment zone, excluding a few acres

· Median income of ~ $31,000 (lower than Contra Costa County average of $72,000)

· Average age = 29.1 (compared to county average of 36.4)

· Population total of 32,000

· 7,000 housing units

· Average household size in San Pablo is greater than in the rest of the county

· .6 jobs/housing unit

· Two biggest employers: hospital & casino

· Features of the City:

· Transportation access (Richmond BART, El Cerrito BART, and 2 access points to the freeway)

· San Pablo Casino

· Daytime tourism; people don’t typically spend the night

· Contra Costa College

· Great deal of commercial space

· Lots of incoming traffic (freeway access, Hilltop Mall, hospital)

· 57% Hispanic; 18% Asian; 10% Black; 15% other

· City is trying to implement a GIS system to have a better idea of demographics

· A lot of development dates from early 1940s, resulting in problem of small and narrow lots
· Overabundance of WW2 housing

· The City is trying to enhance growth on 23rd Street

· Panelists noticed a great deal of security officers and metal bars in front of stores / residences and asked: high crime rate?

· Avan says there used to be a lot of crime, now there is a strong police force
· Panelists mention the psychological deterrent of visible security; Avan says this is being worked on by City
· Homeless population

· Drawn to Kennedy Plaza, particularly to the fountain; tight police watch on area; the City is doing its best to accommodate the homeless and take them to shelters

Transit Corridor

· 23rd Street is the City’s historical corridor

· ½ mile stretch of 23rd, from San Pablo Ave to the North and Pine Ave to the South): total of 22 vacant or underutilized acres, 76 parcels
· Property currently selling ~ $25/ft^2

· Connected to the Richmond BART (23rd Street) and El Cerrito BART (San Pablo Ave)

· There are buses that go directly to both of these stations, down 23rd and San Pablo Ave respectively

· Nearby San Pablo Ave: Rapid transit goes to BART / Amtrak

· * Transit infrastructure is there, there is just not enough residential traffic and therefore not enough riders
· “Lots of capacity, not enough volume”

· Panelist (Cerillo) ask if the City has surveyed the transit riders on 23rd (transit origin and destination). Answer: no, though possibly AC Transit has done such surveys **
· Two points of access to the City: San Pablo Dam Road and El Portal
· Good access points to the freeway

· Most of the commercial development is represented on the major arterials

· The second point of access (El Portal) is very blighted and could be developed for commercial use (it is too close to the freeway for residential development). There is much talk of redevelopment to make this the 2nd gateway

· Panelists: There is not enough density for lots of commercial

· Avan: Not necessarily just retail; maybe also office space, live-work space, etc in order to generate employment

· Eminent Domain Authority?

· Yes, has been used on San Pablo Ave: 1 of the mobile home parks, which was severely blighted, was seized by Eminent Domain. 
· Avan mentioned that the City is currently acquiring a second mobile home park
· Panel advised the city to “hurry” with its plans, as Eminent Domain laws are likely to be changing soon
· Gateway project to San Pablo

· The first residential development in 30 years: “Signature Properties’ “Attta Bella” 220 single family units, at the City’s point of entry

· The City would like to add another residential development, and maybe add some commercial

· Importance of reducing the width of the streets, mentioned by both the City and Panel
· Neither San Pablo Avenue nor 23rd Street is a state road, so it is in the city’s power to modify
· Possibility of street’s center lane being used to load / unload bus passengers

· Panelists suggest removing parking from 23rd Street

· Plans for bike lanes mentioned by the City / Panel
· Building height allowance changed in new plan from 40 to 50 ft to allow for higher Cerilloings on ground floor commercial

· Right now Dover Ave doesn’t have a height minimum, just a height maximum

· Panelists say this is a bad problem: should not allow 1 story development (good idea to change requirement to a min of 30 ft, max of 50 ft)

· Should the City include height minimum in its design requirements? 
· Panelists say yes—maybe have requirements extend not just to commercial but also to residential properties (high ceilings can = lofts). Panelists also say the feasibility of this will be better understood when we have the economist point of view.

· Trash Pick-up:

· Panelists ask, if a building is not next to an alleyway, where does the trash stay for pickup?

· Cerillo says garbage needs to be thought about, as the buildings on 23rd have very narrow lots in the back

· In the Dover Ave simulation in the Powerpoint, the City needs to think about lots alongside because of the garbage pick-up problem

· Parking: Shared use parking structure?

· Panelists say no—the 100 foot lot depth is too short for ideal size

Tour Areas
· Grocery Outlet area:

· Maybe can be used for recreational space. Even if not for kids, there is a need for a place where people can sit and have lunch, etc.

· At community meetings there has been an expressed need / desire for grocery stores, therefore this grocery area should not be reconfigured entirely
· Façade Improvement Program

· One of the buildings was recently destroyed by a DUI driver; others already look run down; plans to expand project

· Efficient improvement? City is not sure.

· Wildcat Creek

· Plan to create a buffer between the creek and the residential area
· In some parts of the City, the creek is already converted

· The City is going to try to daylight it in some parts, which will disrupt recreational grounds

· Panel: Does the City own enough land around the creek to do a pedestrian walkway or bike route?

· Avan: No, there are private owners adjacent to the creek. That said, the City is trying to buy plots along the way to start to build a trail system

· Improvements of this area are still unapproved; Panelist Field says maybe the City should wait

· Palm Trees

· Put in during the 1990s, very expensive to maintain; Cerillo suggests maybe getting rid of them ($$)
· Nentura’s Body Shop

· This auto shop on 23rd Street makes it hard to develop residential property (paint fumes, etc). The City is trying to relocate the shop.

· Public-private partnership

· The City has contemplated such a partnership; Avan says he is concerned about the City’s efficiency, prefer private market develop.
· Empty lots on San Pablo Ave

· City thinking of converting into subterranean parking, etc; Panelist Dan Deibel says that is not a good idea / it cannot be accommodated
· 23rd / Dover:

· Single family residential

· The point after that intersection is the beginning of Phase 2 of the Plan
· Vacant wearhouse: 15 years of vacancy

· Parking available next door

· Communication between two adjacent property owners to work together; unsuccessful so far
· Empty grey building

· Maybe convert into a theatre? Theatre refurbished in El Cerrito doing very well (= a dinner theatre)

· La Guarecita:

· Used to be a bar: always had a lot of police cars in front, lots of fights, used to have a brothel upstairs, etc

· Owner was assisted by the City with a micro loan of $50,000; has since come a long way

· Future Project with Eco-Urban Solutions**
· Mixed use, 31 units, 4 story building, onsite parking

· Will be 1st project in the Redevelopment area when receive approval of the Specific Plan

· There is a general lack of moderate income housing in San Pablo, so the City is allotting funds for that

· Access from three sides to the property

· Overabundance of check-cashing facilities: City had no control of what kinds of businesses were coming in

· Cerillo advises to avoid thrift shops; Tina says that even so, it is important to keep low-income services in the City due to its demographic (check cash, discount stores, etc); Sonia said that novelty / discount stores are not necessary, maybe nicer stores with the possibility of layaway payments would suffice

Specific Plan

· “We need to take what we have and then maximize it.”

· Overall advice: “Go back to one specific location to start with, and then go from there.”, “Who am I” is very important to keep in mind when deciding that single vision.”

· Ends 2 blocks after 23rd and Market

· Want to maintain some continuity with Richmond

· “Not monotonous architecture but we want to try to have some continuity”

· Thinking of having a parking structure to alleviate some of the City’s problems

· Panel not very supportive of this idea

· Includes reconfiguration of Kennedy Plaza (and maybe even the entire surrounding space). 

· Inclusion of recreational space? (soccer field, bike route, etc)
· City hired a recreational manager who said things really need to be turned around. There are plans to build soccer fields, redo Davis Park to have 2-3 soccer / baseball fields in the City.
· Soccer is very big in the area; Panelists raised the idea of maybe opening a soccer store / club near this recreational space. There are already fields 3-4 blocks away from 23rd and given soccer’s popularity in the area, this sort of store might be a good addition 
· Field says it would be wise to create an assembly place, focusing the triangular park space on the edge of Grocery Outlet site, along Wildcat creek 
· Panelists ask if there is currently a restaurant or place with big draw and popularity? Sonia says Suki’s restaurant-- not in San Pablo but has strong regional draw
· Deibel says although there is a lot of ambition in the City’s Specific Plan, it needs to hone in on a catalyst project. Perhaps this focal point can be the park area
· Can be seen, people will be drawn to walk there, Brookside Drive could be closed of during gatherings
· City’s current proposed plan is to change Brookside Drive into a “T” intersection

· This is a crucial parcel, the panelists say, as it will become the City’s gateway
· Field says if you can get something like the Rockridge Market Hall development, it would be very successful
· Maybe even a place for a Farmers’ Market?
· Problem with having a Farmers Market is that there may be too much competition with the local mercados

· Plans for signage

· City says would like to have some student housing for the community college
· Problem: most of these students probably live with their parents / not a “college town”
· Redevelopment Agency has $11.3 million for affordable housing that is not under contract right now.
· Cerillo asks how much the funds for redevelopment/yr are. City is unsure, Sonia will check and let her know.**
· City already has met their low income housing needs; need to allot money for moderate income

· also looking at acquisition of a vacant lots
· considering homeownership subsidy
· Panelists suggest turning 23rd St into a center of specialty / ethnic stores, with a Latino feel
· Plan to blend current architectural designs (color scheme, etc) with Richmond

· Bridgeport, Home Depot area = eclectic, multicolored, playful

· Field raises the importance of finding the right person to lease the street’s central properties

· Example: Ferry Building in San Francisco
· Importance of incentive to property owners:
· City should try to invest in properties next door to each other; since the parcels are shallow, a lot of value would be added by investing in one or two properties on the back / sides
· Panel raises the idea of Cooperative Retail Management; Cerillo recommends the City go to the Main Street Program website for more info (http://www.mainstreet.org) 
· To jump-start development, issue RfPs (look at LA’s and Oakland’s as examples**)
Goals (see powerpoint):
· To create a safer and pedestrian-friendly streetscape

· To identify opportunities for infill development

· To provide parking for neighborhood businesses

· To improve economic competitiveness / recruit more businesses to the City

· City attended conference: Buxton Report** found similar profiled cities, mentioned the need to be careful with its commercial expansion because of retail competition of Hilltop Mall

· To create job and housing opportunities

· To provide adequate infrastructure

Opportunities:

· Existing vacant / underutilized parcels

· City willing to provide incentives

· Recent growth of residential units

· Easy access to freeways, BART, AC transit
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