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I. Overview

City of Fremont was established in 1956, combining five historic townships (CBD area not one of them). Fremont is 90 square miles, 50 square miles of buildable area.

1. Project Area

· Currently defined as 430 acres subject to the Central Business District Concept Plan, which was adopted in 2001. Plan available here:

http://www.ci.fremont.ca.us/NR/rdonlyres/ezfx7ng4kzv75o6orjv3ok6k3ustmnpqbawdnt2l2iszdfig2ajkmjndfonswxhkn7kyhjd4kpijvowhvaqnhtc4cza/cbdconceptplanforweb.pdf
2. Fremont Vision

· To create a pedestrian oriented downtown setting to serve the greater city and region. 
· Residents have expressed a strong desire for a whole foods, upscale dining options, and “lifestyle” retail, i.e. restoration hardware, pottery barn, etc.
II. Project Area Components

1. BART 

· Warm Springs extension will extend line approximately 5.4 miles (scheduled for 2016)

· Development potential on a potion of the area currently accommodating +/- 2,000 surface parking spaces, empty land
· Hayward Fault line on eastern edge of parking limits development potential.  Eastern side is also further away from downtown area and majority of potential TOD sites.

· The site has been zoned for up to 70 units/acre (Question from Planning Director: Should this be zoned for higher density? Panel’s Initial response: Higher than 70/units/acre development is likely not feasible, because of high construction costs and inability to achieve necessary rental rates and/or condo sales prices)  

2. Surface Parking

· Large number of surface parking lots in the area (see visual aid provided in ULI handout)

· Development potential limited by demand for surface parking and perception by current stakeholders that structured or reduced parking would have adverse effect

3. “Soft sites” or Underutilized sites

· Large number of soft sites in the project area (see visual aid provided in ULI handout)

· Fractionalized ownership of sites limits ability for a comprehensive development plan

4. Retail

· Strong base of national retailers in subject area (The Hub, which is owned by Kimco Realty has Target, Borders, Cost Plus World Market, Bed Bath & Beyond, Costco.  See link for all retailers http://www.thefremonthub.com/hubdir.html)

· Perception that many of the existing retailers in subject area are discounters

5. Office / Medical

· Washington Hospital Healthcare System – Strong independent hospital, which recently launched the specialized Gamma Knife Perfexion program

· Kaiser is greatly expanding.
· Other office includes medical offices surrounding the aforementioned hospitals as well as city headquarters and traditional office users
6. Residential 

· Approximately 30,000 people live within 1 mile of downtown (See Claritas report); # of people within project area?

· Archstone owns project we visited within the project area that contains +/- 300 units (65 units are lower income).  This project is approximately 31 units to the acre and has been generally well received by the community, which can be apprehensive of higher density projects.

· Much of the other housing around the BART station was built at a density per acre from the mid teens to mid twenties

III. City of Fremont Tools for implementing vision

1. Zoning

· In part due to a lack of capital, use of zoning policies is the preferred method of implementing change for the City of Fremont.

· Receptive to higher density uses, but reluctant to lose strategic sites to projects that are solely residential in nature

2. City owned land

· The City owns approx. 20 acres along Capitol Ave., a portion of which it hopes to make part of its Capital Ave. project in partnership with Blake Hunt Ventures and other stakeholders.  The City is establishing DDA with development partner in which the land is provided at no cost, for a hotel+
3. Subsidies

· Due to a lack of capital this is not a tool that Fremont plans to use often, though it may provide a +/- $21 million commitment to the aforementioned Capital Ave. project.

4. Creation of diagonal parking

· The city has created some diagonal parking in an effort to enhance downtown environment.  Such parking has the effect of providing quick in/out parking for storefront retailers as well as slowing down traffic to create an environment more conducive for pedestrians.

IV. Potential hurdles for project area

1. Differing needs for downtown stakeholders and fractionalized ownership

· Hospitals vs. retail vs. residents – Different needs for users groups has potential adverse impact on creating consensus on vision for project area

2. Competition with surrounding neighborhoods

· Could downtown retail adversely affect neighborhood retail in other districts?

3. Project area is not a redevelopment district

· Not blighted and does not meet criteria for such a district.

4. Current tax deficit and emphasis on retail sales tax dollars

· Provides incentive for City to approve retail projects even if detrimental to long term planning goals

5. Limited effectiveness of public transportation beyond BART

· Inadequate bus system makes population very car dependent

· Although a few employers like Sun Microsystems and Newmi do provide transportation from BART most employers do not have such practices

6. Competing projects

· Proposed A’s stadium could provide alternative downtown for Fremont

7. Medical office condos

· A new trend to convert medical office buildings owned by single owners into small condos threatens ability to further fractionalize ownership in the district
       8. 
Streetscape improvements still needed

V. Other Notes

1.   Like other Bay Area cities, Fremont has geographic barriers to growth.  Specifically in Fremont there was a voter initiative that prohibits more than 1 unit per 20 acres in the eastern hills as well as no development on hillsides with a slope greater than 30 degrees.  Infill development is the primary growth vehicle.

2.   Irvington Terrace is the highest density residential project in Fremont at 50 units per acre (Tom Early, can you please confirm density?).  This has been well received by the community and is a reflection of how density can be sensitive to surrounding areas.

3.   Fremont has one of the strongest public school systems in the state

4.   Fremont residents spend a large percentage of their disposable incomes on education (2nd largest expense after housing)

5. City of Fremont plans to adopt International Building Code

6. Fremont is a very diverse City, 137 languages spoken (demographic breakdown?)
7. BART will review its policy of replacing parking on a 1 to 1 ratio.  Additionally, BART will consider selling land rather than solely providing long-term ground leases, which should enhance development potential (especially for condo development)

8. Pacific Commons has been highly successful and includes one of the top grossing Costcos

9. Panel began to discuss need to create critical mass and likelihood of leading with housing as retail development has numerous challenges including inferior access to highway corridor 880.
10. According to an economic study conducted (get copy), Fremont residents currently spend most of their sales tax dollars outside of the city.

VI. Items Requested by Panel

1. Aerial Map

2. Rental rate information at Archstone project (estimated at $2.20 psf for market rate units)

3. Residential sales comps

4. # of beds at Kaiser and Washington Hospital
VII. Some Panel Recommendations:
1. Sedway stated:

· the area “cries out for critical mass and more housing” 
· look at other examples of high-intensity use, i.e. Santana Row.  

· theatre/performing arts as a hook

· convince the hospitals to build retail

· target medical workers for new residential

· look at structured parking on BART parking lot

2. In answer to Schwob’s question “Is Fremont ready for 70 units/acre”?, Roden responded:

· Urban Housing Group would be comfortable with five stories, wrapped with retail, 55-60 units/acre, surface parking so that it costs $15k or less per stall.
