Downtown Commercial

Zoning Code Update

Planning Board Study Session
07/13/2026
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Presenter
Presentation Notes
This presentation on downtown commercial zoning code update, looking at Park Street and Webster Street, which are our two main street corridors here in Alameda which are the pink and darker pink area highlighted here. 



Project Goals
& Priorities

e Reduce storefront vacancies.

* Reduce regulations that create unnecessary
costs, time, and risk for new businesses

* Modernize, clarify and simplify the code.

* Build in flexibility for the code to reflect emerging
business types

* Maintaining an active, pedestrian-oriented
commercial district

Picture Your Business Here and be
a Part of This Fabulous West End!
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Presentation Notes
Our overarching goals was to
reduce storefront vacancies, 
Reduce the amount regulations that create undue burden on incoming businesses
Modernize and simplify the zoning code
And build in  flexibility for emerging business types

All while Maintaining an active pedestrian oriented commercial district  the district was envisioned as



Commercial Building Stock Snapshot
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Presenter
Presentation Notes
When it comes the two area's commercial building stock, nearly 50% of their respective sqft is used for retail and restaurants. If we include office and mixed-use sqft that % goes up to 85% or higher.  Another key finding was that over half of the buildings are less 4000K sf or less.   





Vacant Building Shapshot

CC & NPG District Vacancy Rate* | websterSteet |
Vacant Property Type No. of Spaces Vacant Sqft No. of Spaces Vacant Sqft
1 /O 7 % stock, which has the infrastructure to support retail and

excludes uses like multi-family, public facilities, Mixed Use 4 9,100 2 4,506
specialized properties like warehouses, movie theaters,
Webster Pa I’k gas stations or undeveloped land. Retail 3 10,023 3 9,128
Source: Costar Office - - 3 7,873
Vacant Property Categories eI . RS & L
Work in Progress 3 8,230 4 20,631
Desirable properties that have been vacant for less than a Mixed Use 1 860 2 10,192
year. Space is ready to go and actively being marketed Retail - - 2 10,439
Restaurant 1 2,703 - -
Properties which are actively being improved, either in Auto Uses 1 4,667 - -
Work in Progress preparation for a new tenant or to bring the property to Project Stalled 1 8,298 4 14,064
market Mixed Use - - 2 6,556
Retail - - 1 6,632
. Properties which have been vacant for more than a year,
but which owners have made active efforts to fill.
Bank 1 8,298 - -
Unmotivated Property Owner - - 4 7,094
Unmotivated Property owners are unmotivated/unwilling to fill a vacant Retail ) ) 1 792
Owner space for a variety of reasons

Auto Uses - 6,302

- 3


Presenter
Presentation Notes
Looking at commercial vacancies rates, Webster Street and Park Street sit at 12% and 7% respectively, Staff categorized the vacant spaces into 4 groups with the first two groups being the most prevalent and could be more quickly filled with ouran be more easily resolved through our zoning updates, and the latter requiring a higher degree of intervention.  


The Process

City staff convened a working group with representatives from WABA, DABA, commercial realtors, architects, and
Planning Board members to review issues in the current zoning ordinance.

Their input helped staff refine the analysis and shape the following recommendations.

TIMELINE:

Feb ‘26 Apr ‘26 Jun ‘26 Jul“26 Sept - Dec ‘26

Working Session 1 ll Working Session 2 8 Working Session 3 Planning Bo.ard
Study Session

Draft Planning Board and City

Introduction Retail Approach Use Regulations Council Hearings

+ Initial Feedback | +Use Regulation HMESEITIISICEINE

+ Next Steps

- In-person / virtual meetings We are here



Presenter
Presentation Notes
Staff convened representatives from Webster and Park Street business associations, planning board members and other key stakeholders to help define and shape recommendations. We held 3 workshops with them, this planning board study sessions is the next steps and with plans to go return to planning board and city council in sept. 

Now 


Staff Recommendations

1. Consolidate list of permitted uses where possible

2. Consider removal of the requirement for Use Permit for
certain uses

3. Clarify and modernize the code.




List Uses not Shops

—_

Hairstyling and beauty salons, including but not limited to body care
services such as manicures, pedicures, make up, facials, waxing,
electrolysis, tanning

Full-service and self-operated laundry and cleaning establishments,
including pressing, spotting, garment repair and alterations and self-

Antiques and collectibles
Appliances

Art gallery

Arts and crafts supplies
Arts and crafts store
Bicycle store

Frame shop e
Furniture store

Hardware store

Home furnishings

Jewelry or beads store

Lighting fixtures

operated facilities when accessory to the primary use Books, periodicals, comics  Luggage store

General Camera store Medical supplies store General
Printing establishment Personal Candy store Music store Retail
Repair shop for shoes, radios/televisions, small domestic appliances, Sales Clock or watch store Paint and wallpaper store Sales
watches and jewelry and similar non-auto-related items Clothing store Photography store

Tailor and dressmaking, haberdashery, millinery excluding wholesale
manufacturing

Small upholstery shops, exclusive of refinishing and other furniture

repair or manufacturing
___.-./

Computer store
Department store

Drug store and pharmacy
Electronic items

Fabric and notions

Florist

Plumbing and electrical supply
Shoe store

Sporting goods store
Stationery and card store

Toy store

Video store

[Proposed Zoning Text]

General Personal Services:
The provision of in-person, nonmedical services directly to customers seeking cosmetic services, nonmedical
counseling services, document services, or servicing of consumer goods. Examples include....

General Retail Sales:
The retail sale or rental of merchandise not specifically listed under another use classification in establishments with
30,000 square feet or less of retail sales area. Examples include....


Presenter
Presentation Notes
The laundry list of specific stores will be replaced by a “general retail sales” category, which will be permitted by right in both districts. 


State Law Update for
Retail Used Goods

[CURRENT REGULATIONS]

North Park Street

Allows “retail.” Does not distinguish between sale of new and used
goods.

CC District

Allows a wide variety of retail shops. Allows sale of new goods but
requires use permit for used clothing and furniture stores.

STAFF RECOMMENDATION

« State law (AB 2632, 2024) says cities must allow thrift stores just as
other retail stores

* Eliminate distinction between sale of new and used goods. Allow
retail sales of both new and used goods by right.




Grocery and
Convenience Stores

[CURRENT REGULATIONS]
North Park Street and C-C District
* Use permit required in both districts.

* Use permit also required for the portion of grocery stores devoted
to sale of alcoholic beverages.

* Both grocery and convenience stores are distinguished from liquor
stores in the definitions. Liquor stores defined as establishments
primarily selling packaged alcoholic beverages.

STAFF RECOMMENDATION

* Allow grocery stores and convenience stores by right

* Grocery or convenience stores uses subject to a use permit

* Alcohol sales of distilled spirits
* Hours of operation outside of standard business hours




General Personal Services

[CURRENT REGULATIONS]

North Park Street

* Permitted by right on upper floors

* Requires use permit on ground floor

CC District

* Park Street: a number of individual uses permitted by right

* Webster Street: use permit for hairstyling and beauty salons; other
personal services permitted by right

* Upholstery shops require a use permit

STAFF RECOMMENDATIONS
* Allow personal services by right on both ground and upper floors on

North Park
* Allow salons by right on both Park and Webster
* Allow upholstery shops by right




Massage and Tattoo Businesses

[CURRENT REGULATIONS]

North Park Street
* Regulations don't specifically mention massage or tattoo

CC District

* Allows massage businesses on upper floors. Requires use permit
on ground floor.

* Tattoo parlors permitted on upper floors, prohibited on ground floor.

Massage Technician Permits

* Chapter 6-46 requires massage establishments to obtain a permit
or have a State massage license.

e City Permitincludes background check by Police Department.

STAFF RECOMMENDATION

* Allow massage by right on both ground and upper floors

* Allow tattoo studios by right on both ground and upper floors




Gyms

[CURRENT REGULATIONS]
North Park Street

* Permitted by right on the upper floor. Use permit on ground floor.
Grouped with yoga and salons.

CC District
« “Athletic club and health facilities” require use permit.

* “Private instruction, including tutoring, yoga, music, martial arts,
and dance studios” is permitted by right.

* Requires use permit for any business operating before 7:00 a.m.

STAFF RECOMMENDATION

* Allow gyms/athletic clubs by right by including the use within the

Personal Services definition.




Offices

[CURRENT REGULATIONS]

North Park Street

* Permitted on upper floors. Use permit required on ground floor.
CC District

* Use permit required if within front 50% of a ground-floor space
along Park or Webster Street.

* Permitted elsewhere

STAFF RECOMMENDATION

* Allow offices 4,000 square feet or less in size by right on the ground
floor

» Office over 4,000 square feet require a use permit

* Remove the 50% ground floor space requirement




Medical Clinics

[CURRENT REGULATIONS]

North Park Street

* Use Permit required for Health Clinics
CC District

* Use Permit required for Medical Facility

 “Medical facilities” are not explicitly defined.

Staff Recommendation:

* Distinguish Medical Facilities as outpatient (health clinics) and
inpatient (hospital) facilities.

* Require a Use Permit for hospitals and other inpatient medical
facilities.

* Outpatient services up to 4,000 sf are allowed by right on the
ground floor.




Commercial Recreation —

[CURRENT REGULATIONS]
North Park Street and CC Districts

* Use permit required in both districts

* Note that C-C District requires use permit for outdoor activities
(associated with any type of business)

g

i
i
M

* Definition: “Commercial recreation includes recreational uses
such as skating rinks, bowling alleys, arcades, paintball, children's
playland, rock climbing, miniature golf and other similar
establishments of an entertainment or amusement nature that are
conducted within a building for commercial purposes.”

STAFF RECOMMENDATION

* Allow by right instead of requiring use permit

* Update definition to add modern examples




Billiards

[CURRENT REGULATIONS]

* Not listed in the C-C and NP-G Districts

* Includedin AMC 30-9.2 as Adult Entertainment since 1977
* Not allowed within 500 feet of residential zones

* Minors prohibited per AMC 6-21.2 since 1935

STAFF RECOMMENDATION

* Permit billiards as Commercial Recreation in both districts

* Remove billiards from AMC 30-9.2 and AMC 6-21.2




Window Transparency

Staff Recommended Regulation:

Windows located on the ground floor of exterior walls facing a street
shall have transparent glazing, not tinted glass, reflective film, or
coating.

Windows shall provide unobstructed views into the building (into
window displays, or into sales areas, lobbies, reception areas, work
areas, or similar active spaces) for a distance of at least five (5') feet.

An exception to the window transparency requirement may be
approved if the follow findings are made through Design Review or
Use Permit that:

* (1) The proposed use has unique operational characteristics with
which providing the required window transparency is
incompatible; and

* (2) Street-facing building walls, or windows, will be designed or
treated in a way that creates visual interest at the pedestrian level.




Standard Business Hours

[CURRENT REGULATIONS]
North Park Street

* None
C-C District
e 7:00 AM-10:00 PM every day

* Use Permit required to be open outside standard hours

STAFF RECOMMENDATION
* 5:00 AM-=10:00 PM in both Districts

* Use Permit required to be open outside standard hours

* Optionto consider extend Fri and Sat hours for indoor operation
to 12:00 AM




Next Steps

Staff will draft the Zoning Text
Amendment in August

Planning Board Hearing in
September

City Council Hearings after
Planning Board
makes recommendation

-—




Requests for the Planning Board

* Hold a public workshop

* Provide feedback to staff on the recommended zoning
amendments

* Advise any additional comments the Board may have to reduce
vacancies.
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