OLD ALVARADO 2012
STRATEGY REPORT

3/27/2012

City Council

This page left intentionally blank.

Table of Contents
BACKGROUND .................................................................................................................... 1
HISTORICAL CONTEXT ............................................................................................... 2
OLD ALVARADO OVERVIEW .................................................................................... 3
DESIGN GUIDELINES FOR OLD ALVARADO .............................................................. 4
SUCCESS STORIES ....................................................................................................... 5
OPPORTUNITY SITES ........................................................................................................... 6
IMPLEMENTATION STRATEGIES .......................................................................................... 8
ECONOMIC DEVELOPMENT ........................................................................................ 8
GOVERNANCE...............................................................................................................9
INFRASTRUCTURE IMPROVEMENTS.............................................................................11
PLACEMAKING.............................................................................................................14
COST / BENEFIT ANALYSIS...................................................................................................17
OLD ALVARADO DESIGN GUIDELINES ............................................................. APPENDIX A

[Type text]

This page left intentionally blank.

BACKGROUND
The Old Alvarado area is comprised of several historic structures and
newer buildings that accommodate a diversity of uses, including
residential, retail commercial, and public and private institutional uses.
Over the years, the Old Alvarado area has maintained its historic
roots while accommodating new development. The area’s pedestrian
scale also lends to its charm. The primary commercial industries
serving the Old Alvarado area consists of retail, commercial and
business services.

There are approximately seventy-five businesses within the Old
Alvarado area with an averaged tenant space of 826 square feet.
The area also contains a few residential neighborhoods. The area can
be broadly divided into three major areas: Smith Street Commercial
Core Area, Union City Boulevard (UCB) Corridor, and the Victorian
Village residential neighborhood. These areas were initially identified
in the Design Guidelines for Old Alvarado (1989), the planning
document that has guided growth in the area.
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Historical Context
In order to fully appreciate the planning and implementation efforts in
the Old Alvarado, it is necessary to understand the historical context.
Alvarado was established in the 1850’s and was named for the
former Mexican Governor, Juan Bautista Alvarado. Alvarado was
known for its fertile lands and also benefited by being a main
distribution point along the Bay for grain and produce going to San
Francisco. Alvarado founder, John Horner, purchased the first steamer
ship in the area and named it The Union. When Alameda County was
first established in 1853, Alvarado became the first County seat.
Although short-lived, this notoriety brought people to the town.

1
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In the following years, agriculture continued to be an important
component local economy as well as a few other industries including
sugar manufacturing and cattle ranching.1
In the late nineties, the City hired a consulting firm to prepare a
Cultural Resources Survey that included an inventory of historic
properties within the City. The inventory includes information such as
building age, historical significance and architectural style. The
inventory identified several buildings of historical merit within the Old
Alvarado area.

For a complete history of the area, see Looking Back: Early Glimpses of Union City, published by the City of Union City in 1978.

Old Alvarado Overview
Smith Street Commercial Core Area
The Smith Street Commercial Core area encompasses the commercial
areas along Smith Street, Vallejo Street, Watkins Street, and Horner
Street. This area possesses a significant concentration and continuity
of historical buildings that date from the 1880’s through 1930.
Parking within this area is accommodated on the existing streets as
well as in some off-street parking lots. There is a City-owned parking
lot located on the corner of Smith Street and Watkins Street that
accommodates approximately 20 parking spaces
The neighborhood to the north of Smith Street along Vallejo Street
and Watkins Street contains single-family residences that also date
from the 1880’s.
The southerly area of Old Alvarado near Horner Street is in need of
redevelopment. There are several buildings in need of repair and /or
restoration. The area surrounding Mexico Tipico and the former Silver
Dollar bar are lacking basic street infrastructure such as sidewalks,
curbs and gutters.
Union City Boulevard Corridor
The area along Union City Boulevard between Bettencourt Way and
the Union City Sports Center property is considered part of Old
Alvarado. This area is developed with some historic structures and
residences as well as the Union City Park and Ride lot. Several
existing buildings along the easterly side of Union City Boulevard
between Horner Street and Smith Street are in need of repair and/or
restoration.
Union City Boulevard is a major thoroughfare for local residents as
well as people driving from Newark and Fremont north to Hayward
and beyond. This four-lane road is very wide with a 110 foot rightof-way; has high travel speeds; and is difficult for pedestrians to
cross.

Union City Boulevard bisects the Old Alvarado area and functions as
a barrier between the neighborhoods located on the eastern and
western sides of the streets. The large roadway and high speeds
creates challenges that will need to be addressed in any future
planning efforts.
Victorian Village
Victorian Village is a single-family residential neighborhood that was
developed in the late nineties. This neighborhood is generally
bounded by Union City Boulevard to the west, Bettencourt Way to the
north; Whipple Road to the east and Horner Street to the south. This
neighborhood has been designed in the Victorian Queen Anne style,
consistent with the Design Guidelines for Old Alvarado.
Civic Facilities
Within the Old Alvarado area, there are several public facilities that
serve the residents, bring people to the area and provide
employment. Along the easterly boundary of the Old Alvarado area
on Smith Street is the Alvarado Elementary School. Further to the east
is the New Haven Unified School District Corporation yard. The
Alvarado Middle School is located on the same property as the
elementary school but is accessed further to the south along Alvarado
Boulevard. Adjacent to the Alvarado Middle School is the Union City
Holly Community Center and a Union City Fire Station (Fire Station
#32). The Union City Sports Center is located along the southerly
boundary of the Old Alvarado area. Union Sanitary District, the City’s
wastewater treatment facility, is located on the far west of the area to
the south of the Horner/Veasy area. Between people grabbing a
quick bite for lunch or picking up their children from school, these
facilities attract a much needed daytime population to the area.
Additionally, the S.D.E.S. Hall is a privately operated hall that
provides a space for community events.
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Design Guidelines for Old Alvarado
The Design Guidelines for Old Alvarado (Guidelines) were completed in
1989 and build upon the historical themes of the area by focusing on
the retention and preservation of the historic buildings of the area. The
Guidelines also provide for future infill development and include
provisions to ensure that new construction is compatible with the
architecture of the existing buildings. A copy of the Guidelines are
listed in Appendix A.
The Guidelines provide an inventory of the existing conditions in
Alvarado’s commercial core (at that time) as well as an overview of
how the area could be developed in the future that balances the City’s
goals of preservation and economic development. The Guidelines
envision the preservation of existing commercial structures and the
redevelop of the remaining lots into a cohesive commercial district with
ample parking that maintains the historical integrity of the area.
The document also contains very detailed guidance for new
construction that addresses site layout, architectural features, building
materials, window design, and signage. The Guidelines also extend to
the public realm and include recommendations on exterior lighting and
street furniture.
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Success Stories
Since the development of the Guidelines, the Old Alvarado area has
been home to some new development. The Guidelines have been a
successful tool in ensuring that new development maintains the
historical integrity of the area. The following are some of these
success stories.
Bechart Building. This 15,000 sq. ft. office building was constructed in
the early nineties and has a Victorian architectural style. The building
currently houses a variety of professional office uses. The building
fronts on both Union City Boulevard and Vallejo Street.

Tipping Building

Pinn Brothers Development. This development is the newest addition
to the area and contains 20,000 sq. ft. of ground floor retail and
residential condominium units above. This is another good example of
how new development can complement and enhance the existing
historic structures within the area. It is unclear why the retail space has
not been leased out. Most likely, the difficulty in leasing this space is
attributed to a combination of factors. Over the past few months, we
have received several inquiries for new businesses at Alvarado Square
including a yoga studio, coffee shop and spa.

Bechart Building

Tipping Building. This commercial building was developed in 2001
and houses a variety of retail, office and services uses. The two-story
building measures approximately 10,000 sq. ft. and is located on the
corner of Watkins Street and Smith Street. The building was designed
to be compatible with the existing development along Smith Street
and includes horizontal wood siding, covered walkways and a cornice
detail along the roof line.

Pinn Building
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OPPORTUNITY SITES WITHIN THE OLD
ALVARADO AREA
There are vacant and underutilized sites in Old Alvarado that provide
opportunities for future development. In addition to vacant properties,
sites are identified that contain existing marginal development. These
underutilized parcels are located at key gateway locations into the
Old Alvarado area and their redevelopment would assist greatly in
creating more of a destination.

Development of these sites provide opportunities to satisfy the City’s
housing goals, bring more people to the area to support existing
businesses, add to the historic character of the neighborhood and
provide additional square footage for commercial uses. See Figure 2
for a map of those sites. The following is a brief description of each
of the areas
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1. The site measures approximately 2 acres and fronts on Union
City Boulevard. It is zoned CS (Specialty Commercial), which
accommodates retail commercial/residential mixed-use
development. The site consists of three parcels (Parcel 1 and
1a), which are owned by different entities. The property is
triangularly-shaped, which makes its development more
challenging. Parcel 1 has been on the market for several
months and has a sales price of $3.5 million. Parcel 1a is
owned by a separate entity and does not appear to be for
sale. Due to its location on a major thoroughfare and distance
from the Smith Street commercial core, this is an ideal location
for a higher-density, mixed-use project.
2. This site measures approximately one acre and is zoned RS
6000, which accommodates single-family residential. The
property is owned by two different entities (Parcel 2 and 2a).
A small portion fronts on Union City Boulevard. Parcel 2a is
developed with an existing single-family residence that was
identified as the oldest residence in Union City (Joyce Brune
May House). The residence is in disrepair due to a lack of
maintenance over the years. The property owner has received
approval to restore the front façade of the residence and add
on to the rear of the residence. The owner plans to maintain
the home’s architectural style, window detailing and materials.
It should be noted that this property is not located within the
boundary of the Old Alvarado area as depicted in the Design
Guidelines. However, due to the sites proximity to Union City
Boulevard, rezoning a portion of the property to CS (Specialty
Commercial) may be appropriate to accommodate a multifamily development along the Union City Boulevard frontage.
This would match the zoning of properties on either side and
create continuity along Union City Boulevard.

3. The entire parcel measures approximately .7 acres and is
located on the corner of Union City Boulevard and Smith Street
and is zoned CS. A portion of the site is occupied by the
former Alvarado Hotel (circa 1863). This building was
substantially remodeled in the eighties and little of its historic
value remains. This parcel provides an opportunity for future
development that could also function as a gateway to the Old
Alvarado area.
4. This site is located on the corner of Smith Street and Watkins
Street. The site consists of four parcels. The front two parcels
that front on Smith Street are within the Old Alvarado
commercial core area and the remaining parcels are zoned
for single-family residential. All of the parcels are under the
same ownership.
5. This vacant parcel measures .7 acres and is located on the
west side of Union City Boulevard at the corner of Cambridge
Way and Union City Boulevard. This property is for sale and
the owner is asking $388,000.
6. This property is located along Horner Street and includes the
former Silver Dollar bar, a single-family residence and a
duplex. The bar is currently vacant and the property is fenced.
The property owners have been trying to lease the bar
building for several months, but have not been successful. The
size of the site is large enough to accommodate a commercial
structure or mixed-use residential development.
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IMPLEMENTATION STRATEGIES
Over the years, the Old Alvarado has begun to deteriorate from a
lack of reinvestment by property owners. Moving forward, the City
must begin to strategize on how to revitalize this area and build upon
the historic character that already exists. The Old Alvarado will need
to expand beyond serving the local population to become more of a
regional destination along Union City Boulevard.
There are things that can be done to assist with revitalization efforts,
which are discussed below in more detail. These strategies fall into
four major categories that include: economic development,
governance, infrastructure improvements and placemaking.

Economic Development
Formation of a Merchants Association
Past discussions have included the need for an Old Alvarado
downtown association. Although there are various association models,
an ideal downtown association would operate as a self-assessment
district with the goal of developing and promoting the Old Alvarado
area as a vibrant downtown community. The association would
function as a non-profit organization with funding provided by
member assessments, sponsorships, revenue producing events, and in
some cases matching City funds, if available. Successful
implementation involves a mutual effort by all stakeholders, including
property owners, tenants, city staff, the Chamber of Commerce and
community volunteers.
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Economic Development staff is researching merchant association
models to present to the City Council, and possibly, the Old Alvarado
stakeholders. If the Council wished to pursue this approach, some
early effort by staff would likely be required to facilitate outreach
and assist in organizing and implementing an Old Alvarado Downtown
Association.
Important elements for a successful association would be for the
stakeholders to raise funds to create a website, create a marketing
plan to brand the area, create marketing materials, incorporate the
Union City Shop Local Program (sponsored by the Chamber), and plan
events and activities. The merchants and property owners would need
to take a leadership role in the management of the association and
the on-going efforts to ensure a successful downtown association and
the desired results.

Governance
Formation of a Business Improvement District

Creation of a Community Facilities District

A business improvement district (BID) is a defined area within which
businesses pay an additional fee in order to fund improvements within
the district's boundaries. Union Landing has a property owner business
improvement district (PBID) that pays for additional police. The
difference between the two is the BID consist of business owners while
a PBID consists of property owners.

The purpose of establishing a Community Facilities District in Old
Alvarado would be to fund specific public improvements or services.
The City has established a Community Facilities District (CFD) that all
new residential development is required to annex into to cover the
additional cost of providing city services to those properties, such as
police and fire. Multi-family developments, located within the CFD,
are required to pay a yearly assessment that ranges from $208.00 $274.00 per unit. New residential development within the Old
Alvarado area would be required to annex into the City’s existing
CFD as a condition of approval. Creation of a new CFD specifically
for the Old Alvarado area would require a majority vote of all of the
property owners.

The Old Alvarado area may benefit from a BID. Monies from a BID
can be used for a variety of activities, such as maintenance and
enhancement of public spaces and landscaping areas or creation of a
low-interest loan program for façade improvements. Staff has
estimated that it would cost the City approximately $15,000 to set up
a BID. The fee charged to the business owners would be assessed on
the cost of whatever programs or activities were identified. However,
the establishment of a BID would require a majority vote of the
businesses, which could be challenging. Creation of a merchant’s
association would be a logical first step in the process of establishing
a BID. A merchant’s association could be very helpful in outreaching to
business owners who may otherwise be critical of a new fee.

Public Parking Lot, Smith Street and Vallejo Street
Bronco Billy’s Building

Page 9

Updates to Zoning Regulations
All of the commercial areas within Old Alvarado have a General Plan
designation of CR (Retail Commercial) and a Zoning designation of CS
(Specialty Commercial). The CS Zoning designation recognizes the
importance of this area and distinguishes it from other commercial
areas within the City. The General Plan acknowledges the unique
attributes of the Old Alvarado area and seeks to promote and protect
the character of area.
The current zoning allows for a variety of commercial uses as well as
mixed-use developments that include ground floor commercial and
residential above at a density of up to 29 units per acre. From a
design standpoint, this type of development would most likely look
very similar to the existing two-and three-story commercial buildings in
the Old Alvarado area. This type of development is more efficient
and appropriate in areas that do not have a large supply of vacant
land.
The City recently updated the City’s Housing Element as required by
State law. In order for the Element to be approved by the State
Housing and Community Development Department, it must be
demonstrated that the City can accommodate its fair share of the
region’s growth. In a City that is primarily built-out, accommodating
additional growth can be challenging. Allowing additional density
where higher densities are already allowed is one strategy that the
City identified in the Housing Element to meet its housing goals. Old
Alvarado was one of the areas identified.
The City is proposing to increase the allowed density for mixed-use
developments from 29 to 43 units per acre consistent with the adopted
Housing Element and accommodate the housing units required by State
Law. The Verandas Apartments, located across from the BART Station
along Union Square, are developed at a similar density. From an
economic development standpoint, the higher densities will benefit the
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area by increasing the number of residences within walking distance
of the neighborhood’s commercial uses.
As previously stated, the zoning currently allows for mixed-use
residential development. Stand-alone multi-family residential
developments are currently not allowed. This is consistent with the
commercial zoning designation of the property. This provision also
assists in protecting the historic character of the area and facilitating
the development of additional commercial space. However, this
requirement may preclude residential homebuilders who do not
construct mixed-use projects from developing in the area. To address
this issue, staff is examining the idea of allowing stand-alone multifamily developments within portions of Old Alvarado outside of the
Smith Street commercial core area.
The proposed changes to the allowed densities and uses within the Old
Alvarado could facilitate the development of existing vacant
properties or the redevelopment of existing underutilized properties.
The Housing Element proposed additional amendments to the Zoning
Ordinance to accommodate growth within the City. All of the
proposed amendments will be brought back to the Planning
Commission and City Council together. The proposed amendments are
subject to the California Environmental Quality Act, which requires
preparation of a traffic study to analyze the impacts of the proposed
increases in density. Staff anticipates beginning this process within the
next several months.

Infrastructure Improvements
The City has identified several infrastructure projects that will improve
the pedestrian and bicyclist experience within Old Alvarado. The
Pedestrian and Bicycle Master Plan stresses the importance of a welldeveloped pedestrian and bicycle network in attracting people and
employers to the City. This is especially true for the Old Alvarado
area. Old Alvarado has a pleasing pedestrian scale, which is a
strength that the City can build on. From a bicyclist standpoint, Union
City Boulevard will eventually be developed into a regional bicycle
connection that will accommodate bicycle commuters as well as
recreational cyclists. The following projects assist in enhancing existing
bicycle and pedestrian facilities in and around Old Alvarado.
Smith Street Pedestrian Improvements
The City is proposing to upgrade the existing mid-block crossing on
Smith Street near the Post Office to make it safer for pedestrians
crossing the street. The existing crosswalk will be upgraded to include
in-road lighting that will flash to alert drivers when someone is in the
crosswalk. The project also includes the removal of existing brick
pavers and damaged concrete bands, at the intersections of Smith
Street and Watkins Street and Smith Street and Vallejo Street, and
replacement with stamped asphalt concrete crosswalks. The stamped
asphalt will be similar in design to the existing pavers but is easier to
maintain and more durable. The award of the construction contract
for the project will be reviewed at the April 10, 2012 City Council
meeting and the project should commence shortly thereafter.
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Horner Street Sidewalk Gaps

Union City Boulevard / Smith Street Pedestrian Improvements

The segment of Horner Street, between Union City Boulevard and
Watkins Street, is lacking basic infrastructure including sidewalks, curbs
and gutters. The majority of this area developed prior to the City’s
incorporation, which is why the streets are not improved to currents
standards. The estimated cost to install the needed infrastructure is
$600,000, which includes approximately $250,000 to underground
the existing overhead utilities. The cost does not include the addition
of public amenities such as street trees, wider sidewalks, and
pedestrian scale lighting. Addition of these amenities would increase
the cost by approximately 10 percent but would be very important to
facilitating a pedestrian-friendly environment. Public works staff has
not identified a timeline for implementation of this project. However,
they have indicated they will be addressing all of the sidewalk gaps
within the City within the next five years as funding becomes
available.

As stated previously, Union City Boulevard is a very busy street with
high speeds that creates a barrier between the Old Alvarado
commercial area and residential developments to the west. Residents
have a perception that Union City Boulevard is not safe to cross. To
address this issue and
increase pedestrian
safety
at
the
intersection of Union
City Boulevard and
Smith Street,
the
Pedestrian
and
Bicycle Master Plan
includes a project to
require the installation
of
high
visibility
ladder-type
crosswalks.
Public
Works staff will be
moving forward on
this project within the next few months. The project also includes
preparation of a feasibility study to analyze the addition of a fourth
crosswalk along the northerly portion of the intersection, where none
currently exists. Public Works staff has indicated that they need to
study the impact of adding another crosswalk on signal timing and
phasing. No timeline for this project has been identified.
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Union City Boulevard Corridor Bicycle Improvements
The City is proposing a reduction in the width of the existing
median along a portion of Union City Boulevard to allow for the
addition of new bicycle lanes in each direction from Smith Street to
the City’s southerly boundary line. The portion of Union City
Boulevard, located north of Smith Street to the City’s northerly
border, is currently developed with bicycle lanes. The project will
be constructed in three phases and will cost a total of $8 million.
The scope of the first phase of the project costs approximately $2
million and includes extension of the existing bicycle lanes from
Smith Street to approximately 600 feet south of the Alvarado
Boulevard intersection.
This phase also includes pedestrian
enhancements to the intersection of Alvarado Boulevard and Union
City Boulevard Construction of Phase 1 will begin in 2012. The
remaining two phases are currently not funded.
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Placemaking
“Placemaking” is an approach to the planning, design, and marketing
of public spaces that strives to provide a sense of identity for an area.
Placemaking capitalizes on a local community’s assets with the goal of
creating a sense of place that attracts people to the area. In the case
of the Old Alvarado area, the City can build on the area’s historic
past, which has been carefully preserved in the historic buildings and
street configurations to create this sense of place.
Implementation of Sign Program for Old Alvarado
Monument Signage
A key component of the placemaking approach for the Old Alvarado
area is the installation of monument signs at strategic gateway
locations. The signs would be located in vegetated areas within the
City’s rights-of-way. Staff has identified four potential locations for
the proposed signage, which are shown in Figure 3. Two of the
proposed sign locations are located in the median area on Union City
Boulevard. One potential site is located near Marsten Street and the
other is located near Bettencourt Way. Another potential sign location
is situated on the northeast corner of Smith Street and Union City
Boulevard. This location would require relocation of some existing
equipment. The last sign location is proposed near Sugar Mill Park at
the northwest corner of the intersection of Alvarado-Niles Road and
Dyer Street.
There are two different scenarios for the signage configuration. The
first scenario proposes one monument sign on each end of Smith Street:
one sign at Sugar Mill Landing Park at Dyer Street and the other at
the intersection of Union City Boulevard and Smith Street.
The second scenario proposes a total of three monument signs,
including two on Union City Boulevard that are located at the northerly
and southerly ends of Old Alvarado boundary, and one at Sugar Mill
Park Landing.
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The monument signs would be
freestanding
and
measure
approximately four to six feet in
height and width. The signs are
proposed to be consistent with the
Old Alvarado theme. A mock-up of
a sign was prepared for costing
purposes. The design was based on
some preliminary sketches that were
developed at the time the Design
Guidelines were prepared. It should
be noted that the City has not moved forward on any specific sign
design, nor has a sign contractor been chosen. The illustration is meant
to show a general concept for the signage. Each sign is estimated to
cost approximately $10,000 (including installation and graffiti
coating). The installation of monument signage would greatly assist in
providing the Old Alvarado area with a sense of identity for a
relatively small amount of money. (It should be noted, that this cost
does not include the relocation of any utilities that may conflict with
possible the sign locations.)
Interpretative Signage
A representative from the
Economic
and
Development
Advisory Team (EDAT) suggested
the installation of interpretive
signage within the Old Alvarado
area to highlight the area’s
history. Staff is in the process of
obtaining a cost estimate for this
type of signage. An initial estimate is $5,000 per sign. The installation
of interpretive signage would also assist in reinforcing the historic
themes of the area.

Figure 3

= Potential Sign Locations
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Public Art

On-Going Activities

The Old Alvarado area could benefit from the addition of public art,
which highlights the rich history of the area. The City has a Public Art
Fund that is supplemented by public art in-lieu fees. New nonresidential development is required to provide on-site public art,
whose cost is equivalent to one percent of the project valuation.
Projects that cannot accommodate public art on-site are required to
pay a public art in lieu fee. The current balance of the Public Art Fund
is $27,000. Staff anticipates an in-flux of monies into the fund, within
the next few months, due to a large project that is in the process of
obtaining building permits that is required to pay the fee.

The Pedestrian and Bicycle Master Plan includes a recommendation for
creation of a historic walking tour within the Old Alvarado District. The
walking tour would highlight local landmarks, such as the former St.
Anne’s Church, and structures of historic merit, such as the building that
currently houses the Chamber of Commerce on Smith Street. The
interpretive signage could also be strategically placed to augment the
walking tour. Creation of the walking tour would be little to no cost
for the City (other than staff time) and also assists with enhancing the
historic identity of the area.

The
weekly
farmer’s market in
Old Alvarado Park
brings hundreds of
people to the
area.
Activities
such as these bring
a much needed
weekend
population to the
neighborhood. The
farmer’s
market
also
provides
weekly opportunities to introduce people to Old Alvarado, who may
come back to visit. The farmer’s market is a successful model of how
the City can work cooperatively with private entities to host events that
benefit the community. A merchant’s association could play a large
role in expanding special events within the Old Alvarado area.
Themes for future events could highlight the area’s history such as “Old
Alvarado Days”, where Smith Street is transformed into what it may
have been like at the turn of the last century.

Parking

Future Activities

The Council suggested expanding the park and ride lot on Union City
Boulevard to create additional, public parking for Old Alvarado. This
would require the purchase of the small lot at Union City Boulevard
and Cambridge Way that is currently listed at $388,000. While no
parking layouts have been prepared, the small lot may yield 20 or so
additional parking spaces.

A long-term strategy to create a stronger identification of the Old
Alvarado Area along Union City Boulevard would be to include street
trees, pedestrian lighting, and other pedestrian amenities. This effort,
however, would require a planning and engineering study for the
corridor to evaluate utilities, right-of-way, reduction of traffic speeds,
drainage, and the like. Such an effort would be costly to design and
implement.

Establishment of a Historic Walking Tour
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COST / BENEFIT ANALYSIS
The Alvarado area has a long and colorful history that is preserved in
the historic buildings that remain in the area. The area has several
strengths including its pedestrian scale, character, and historic
significance. In addition, there are also several opportunity sites for
future development. However, there are some significant challenges
that must be overcome for successful redevelopment of the area. These
include the obstacles presented by Union City Boulevard, the lack of
property maintenance and reinvestment by landowners within the
area, lack of identity, small and unusually shaped lots that are hard to
develop and a need for higher density

The City is moving forward on some projects to address these issues
including construction of the Smith Street Pedestrian enhancements and
Union City Boulevard corridor improvements (Phase 1 only) as well as
an update to the Zoning Ordinance to increase allowed densities in
the area. The following matrix provides an overview of the remaining
recommendations listed in the report and provides information
regarding the cost, impact and timeframe. It should be noted that the
timeframe for the construction projects includes time for design of
improvements, award of contract and work.

1

Benefit

Low

High

1 year

Establishment of a BID

Medium

High

1 year

Creation of a new CFD for Old
Alvarado

Medium

High

1 year

Horner Street Sidewalk Gaps

High

Medium

>1 year

Smith Street / UCB pedestrian
improvements

Medium

Medium

1 year

Union City Boulevard Corridor
Improvements

High

Medium

>1 year

Medium

Medium

1 year

Low

Low

<1 year

Medium / High

Medium

1 year

High

Medium

1 year

Strategy
Assist in the formation of a
Merchant’s Association

Sign Program
Historic Walking Tour
Installation of Public Art
New Parking Lot

Cost

2

Timeframe

1 A low cost is defined as less than $10,000, a medium cost is defined as between $10,000 - $50,000 and a high cost is defined as more than $50,000.
[Type
2 Thetext]
benefit ratings are a qualitative descriptor meant to provide some indication of the benefit that the activity would have on the redevelopment
of the old Alvarado area as determined by staff.
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The following bullets provide a brief discussion of each of the different
implementation strategies listed in the matrix above.


Merchants Association: A merchants association would be
made up of business owners within the Old Alvarado area
who focused on the development and promotion of the Old
Alvarado. Formation of the merchant’s association would
involve substantial staff time up-front to work with the
merchants to form the association, which may impact other
economic
development
responsibilities.
However,
implementation of this strategy would have little impact on the
general fund and could potentially be a very important tool in
the economic development of the area.



Business Improvement District (BID): A BID is a defined area
within which businesses pay an additional fee in order to fund
improvements within the district's boundaries. Establishment of
a BID would have a large impact on the area as it would
provide a source of revenue to accomplish specific tasks that
would greatly benefit the district. The cost to set up a bid is
approximately $15,000. The process also would involve
substantial staff time. Establishment of a BID is quite
cumbersome due to the requirement for a majority vote of the
property owners to establish the district. It is recommended
that a merchant association be formed first. With an outreach
organization in place, it can be more easily determined if
there is an interest in establishing a BID.
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Capital Facilities District (CFD): The purpose of establishing
a CFD in Old Alvarado would be to fund specific public
improvements or services. A CFD is different than a BID as it
applies to residential development only. The cost of creating
a CFD is similar to the cost of establishing a BID. The City
previously established a CFD that all new residential
development is required to annex into which covers the
additional cost of providing city services to those properties,
such as police and fire. Creation of a new CFD specifically for
the Old Alvarado area would require a majority vote of all of

the property owners in the area. It is unlikely that this will
occur.


Bicycle and Pedestrian Improvements: Construction of the
bicycle and pedestrian improvements listed in the report are
generally more costly than the other strategies and would take
longer to implement. These include the installation of full street
improvements along Horner Street and installation of bicycle
lanes along the entire portion of Union City Boulevard.
Generally speaking, the selection of bicycle and pedestrian
projects for construction is done on an on-going basis as
funding or grants become available and/or if pedestrian and
bicycle projects can be wrapped into a larger street project.
Current public improvements that are underway include:
o Smith Street pedestrian crossing improvement are
funded and underway
o Union
City
Boulevard
pedestrian
crosswalk
enhancements are partially funded. Further study is
needed to determine if adding a fourth pedestrian
crosswalk is desirable.
o Bike lanes on Union City Boulevard are partially
funded. The first phase will be constructed in 2012.



District Identification Signs: This strategy involves the
installation of monument signs at gateway locations into the
Old Alvarado area. The strategy also includes the installation
of interpretive signage to highlight the area’s history.
Implementation of the sign program has a medium cost, which
ranges from $20,000 - $50,000 depending on the extent of
new signage. This strategy would assist with enhancing the
image of the area and would be a key component of creating
an identity for Old Alvarado. If the City Council would like to
move forward on the sign program, a funding source and
public process would need to be identified. Additional funds
for engineering studies may be needed if the preferred sign
location requires modification or relocation of utilities (such as
irrigation systems, traffic signalization boxes, etc…).



Walking Tour: Depending upon the scope of this effort, a
walking tour that highlights the area’s history would be a low
to medium cost item. Simple paper maps developed in-house
as staff time allows would be a low cost investment. Placards
placed throughout the area would require outside consultants
and additional funding.



Public Art: Installation of public art within the Old Alvarado
would enhance the public realm and could contribute to the
creation of lively community spaces. Staff anticipates that the
installation of public art, which builds on the area’s history,
could play a large role in the City’s placemaking strategy with
little or no impact on the General Fund. The Municipal Code
allows the payment of an in-lieu fee for new development
when public art cannot be accommodated on-site. The City
has a public art in-lieu fund with a current balance of
$27,000. We anticipate payment of an in-lieu fee of
$130,000 within the next few months that will increase the
fund balance to $157,000. If the City Council would like to
move forward on this recommendation, the next step would be
to work with the Public Art Board to identify potential locations
and concepts for public art that would be brought to the City
Council for review.



Parking lot: The City Council identified the need for additional
parking in the Old Alvarado area and specifically requested
staff to look into the vacant lot on the corner of Union City
Boulevard and Cambridge Way. This lot is selling for
$388,000 and staff has estimated that it could possibly
accommodate twenty parking spaces. The approximate land
cost per parking stall is $19,400. This does not include
engineering or construction. There is also a large tree on the
property that would need to be removed.

The City Council had previously provided feedback regarding the
need to enhance the Old Alvarado area to foster revitalization
efforts. Staff has provided several strategies to accomplish this goal.
Staff recommends the implementation of those strategies that are most
cost-effective and will provide a noticeable benefit in the shortest
amount of time. These include establishment of the merchant’s
association, installation of the district signage and moving forward on
potential concept and locations for public art.
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