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WHY THRIVE DOWNTOWN?

« Establish a Comprehensive Vision for Downtown
Revitalization

 Facilitate Infill Housing Production

« Reimagine and Reuse Historic and Civic Assets

» Improve Connectivity, Mobility, and Public Realm

« Activate Key Downtown Assets

« Promote Sustainability and Climate Alignment

« Streamline Implementation and Environmental

Review
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PRECEDING WORK

Community Feedback: Preferred Scenario,
Stockton General Plan

* The General Plan’s community-preferred
community design concept shows how land use
patterns in Stockion’s neighborhoods and
corridors can work together to create a
cohesive outcome for the built environment.

 In this concept, Downtown becomes a unifying
place where a live-work-play atmosphere is
created, and the waterfront is a regional
attraction.

* Transit-oriented development links the
waterfront with Cabral Station to the east along
Miner and Weber avenues, while El Dorado and
Center streets develop with transitional mixed-
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PRECEDING WORK

General Plan 2040 Land Use

 Most of the Downtown
Study Area in the
General Plan is
designated Commercial
land use, with pockets of
Industrial, High-, Medium-
and Low-Density
Residential, Public
Facilities, and Parks and
Recreation uses.

« Commercial and High
Density Residential are
the most flexible and
intense categories,
where FAR may reach 5.0
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PRECEDING WORK

General Plan 2040 Zoning

 Most of the study area is
zoned Downtown
Commercial (CD). General
and Neighborhood
Commercial zones occur at
the edges of the core.

« Industrial zoning follows the
rail corridor and Mormon
Slough.

« Residential zones are
scattered in surrounding
neighborhoods, with public
facilities for parks and civic
uses.
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PRECEDING WORK City of Stockton

2023-2031 Housing Element
Housing Action Plan (HAP) And Housing aty By W |
Element o o b I S
« The 2024 Housing Action Plan serves as a
toolkit to encourage housing development
in Stockton through collaboration, financial

Incentives, homeownership support, and
services.

« HAP identifies Downtown as @
“Transformative Area,” highlighting
opportunities for redevelopment, adaptive
reuse, and infill, with the Downtown Core Housing Action Plan (HAP)
estimated to accommodate about 6,000-
10,000 housing unifts.

« The Housing Element identifies 200 vacant
or underutilized parcels in the study area as
housing opportunity sites. Soor

far the City of Stockton
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PRECEDING WORK

North Shore Areawide Plan

« The 2023 North Shore Areawide Plan envisioned
transforming the area into a mixed-use waterfront
neighborhood with housing, commercial services, and
water-oriented activities reconnecting the community
to the waterfront.

« Opportunity sites were evaluated based on

contamination, building conditions, and blight, with ’:‘: Residen’riol.
cleanup seen as key to achieving this vision. ke S P e

- Figure A presents a residential-focused scenario with ‘ (R LA —
several subareas, including a Marina District with retail — |

and waterfront activities, a Historic District with event
space and a ballpark hotel, and shoreline recreation
and restoration, along with neighborhood amenities

such as a community garden and community center.

* Figure B shows a retail-focused scenario where the
waterfront becomes the main attraction, featuring
plazas, a lakeside promenade, a pier, waterfront

dinini, and a food hall. Both scenarios reflect B: Retail Focus -




PRECEDING WORK

Key Takeaways

« Downtown as the City's Core and Activity Hub

Downtown is envisioned as Stockton’s unifying center,
supported by transit corridors and a live-work-play land
use mix.

 Infill Growth, Housing, and Redevelopment

The City prioritizes concentrating growth in Downtown
through high-density mixed-use housing and
redevelopment of underutilized sites.

« Land Use Framework and Implementation Tools

Existing zoning broadly supports flexibility and urban
intensity but lacks fine-grained guidance to shape desired
activity patterns.

« Waterfront Revitalization and Environmental Reuse

Brownfield remediafion and shoreline planning aim to
reconnect neighborhoods to the waterfront and create @

walkable mixed-use district.ithat balances Ieioci indus’rri
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TRANSPORTATION

Downtown Travel Patterns

Auto-oriented regional fravel dominates: 89% of trips
occur by private vehicle or carpool, while transit,
walking, and biking together account for under 7%.
The average trip length for trips that start or end in
Downtown is 11.9 miles.

Downtown functions more as a corridor than a
neighborhood for the service population that does not
work or live in Downtown; few ftrips both start and end
within the area (3%), and up to 60% pass through,
gl‘igmgﬂs:’rEon rggior&ﬁj connectivity but weak local

Dail&gﬂgg : )((j's ?n ions

Ircuiarnon ana activity.

Mode Study Area

Private Auto 54.9%

Carpool 33.8%

Commercial Vehicle [Trucks) 3.6%

Public Transit 1.5%

Biking 0.49%

Walking 4.9%

TaxifRideshare 0.2% Qi
Other 0.6% i

Source: Replica, Fehr & Paars, 2026,
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Roadway & Intersection Operations : ,,-r_"
. Gateway intersections at SR 4/Center St/El _—

Dorado St interchange operate acceptably but
experience queues spill back onto local streets
and mainline during commute peak hours.

The short spacing between intersections limits waj

amount of peak hour traffic growth that can be

| Lo3a (msa) Do.conl |

accommodated at the inferchange; especially | aagan® 1]
if Center and El Dorado Street are converted to | P
two-way streets in the future. :
, o
Center ST, El Dorado ST, Fremont St and Weber (St Wi G | S ot e et 05840 | 10D i 584 W | .5 o 4Lt S04 |
Ave roadway segments operate at LOS E or ig | % il ; | e
M ATE = M | "\J-:\'I.F:.:"eli d Lo ..’-".'
better during peak hours. i | Ries | g _ & e |~
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TRANSPORTATION

Railways

» Provide regional passenger and
freight connectivity but create
barriers to local access, safety, and
multimodal mobility.

« At-grade crossings disrupt circulation
and affect urban development and
livability.

« Stockton Diamond grade-separation
can improve safety, performance,
and land-use integration.

rak Station Crossing
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TRANSPORTATION ANALYSIS
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wide streets, long block lengths, and e | i SR
limited flexibility to respond to varying |- == f" gyl 1] [ |
|Ond Use. T [P — | I’“‘”‘ H:.;""""'l
« Freeways and high-capacity arterials e e e P
. | ) — % M L 53
creatfe barriers that fragment the iw = 4 - |%:
street grid, particularly in the southern £l | 0 e
portion of the Study Area, while '. ] T
roadways with a wide curb-fo-curb - ey s
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and long block lengths limit _ , | b
pedestrian comfort and increase T (5) ‘*-}j , | EEl
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« Consistent grid network offers = | et s
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TRANSPORTATION ANALYSIS

T v T === 1
Bicycle Network ) : e : 2 1 ek |
- The existing bicycle network is imited |5 6 Rt SR B S e e
and fragmented, which constrains ¥ .'% Srggae s i p padl 5] Srgs Sncibod o ERTuL N B
safe, direct, and intuitive bicycle s T Tl A T R e e EETR A
travel through the Study Area. et “";‘;{bﬂ—'—-l—: = i LT R SN Sy
« Planned bikeway improvements BOIG . ! I“‘:_""i‘*"':_“'[“:, g 1wl
represent a meaningful opportunity to R T R BT e o 1R R =
close network gaps, strengthen | Sl B et li o sl =E bodo-aat o aa S
connections to key destinations, and = - Sind y—t I E
support multimodal access to | i peeee IS : e
regional rail and bus services. -, T - ] A
- Existing facilities may generally invoke | | 2 MRk LT R v e figafl Rl e o
higher levels of stress and can | |t Lo E s
discourage more vulnerable riders. it o o et e P Al S 1 o —
« A connected, low-stress bicycle _ : | i i :
network will be essential to expanding |2t 2 LEGEND
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TRANSPORTATION ANALYSIS

=0 ] 8
Transit Network o s o e L : 7 } l gt
« Key transit hubs serve as vital nodes B smrbee sl § PPOCARRIC TR SR
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« Transit service is strongest in the e =R b l : ’--f L LR et T
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 An imbalance of service in the Study i o
Area limits the effectiveness of fransit — ’ —
as a first- and last-mile option south of i i ol | LY
SR 4.
« Enhancing fransit connectivity and 1 ikzel 1o e
mobility hub functionality throughout || ;
the Study Area would improve equity, |t s - ST S e U {g st ey
strengthen regional rail access, and X I
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TRANSPORTATION ANALYSIS

One-Way Streets

One-way streets are limited to a few
corridors within the Downtown core
and primarily support vehicular
circulation.

While effective for traffic operations,
these streets can impact connectivity
and comfort for pedestrians,
bicyclists, and transif riers._
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TRANSPORTATION ANALYSIS
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TRANSPORTATION ANALYSIS

Collisions e =2 SR R e Y o i
- Collision activity within the Study Area T % :gﬂﬁﬁ ’tﬁ = e L q
is concentrated along several key ] 1-, ,r_.;';_#-i--=-# e 5 P by s
corridors. T | b : T |
« 33% of all Study Area collisions occur B ——— e e : | r‘

along 3 corridors: N Ll -: ot
o Airport Way - 16% AN = e
o Center Street — 9% -' we = -- Aﬁ
o El Dorado Street — 8% S : {D_i"'m - 1
« Roadways with higher traffic volumes | " e
or higher vehicular speeds increase " f '
exposure to potential conflicts and 14 ‘;-;;rr

collision risk. - | = St

i . i e ]

- Pedestrian and bicycle involved A | Al b=t et 1 Rt i < A T
collisions are spread throughout the |
Study Areaq, ;ugges’rmg a need for A 1222 Focus wea
more systemic improvements rather 7S Study Ares
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TRANSPORTATION ANALYSIS

__Equity Considerations
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« The Study Area falls within multiple disadvantaged community designations, including SB 535, CES 4.0,
and MHI.
« These designations highlight the need for equitable infrastructure investments to reduce disproportionate
health, financial, and socioeconomic impacts.

These designations also qualify the Study Area for priority State grant funding opportunities.



TRANSPORTATION ANALYSIS

Parking Resources

«  Downtown Stockton’s parking .
system is extensive but
complex, relying on a mix of
on-street regulations, publicly
owned garages and surface
lots, and shared parking
policies.

 There are 6,156 publicly
owned off-street parking
spaces, many of which are
reserved for specific users or |
special events. nesh

« Residential streets mostly allow o i
free parking, while % AL
commercial areas regulate ) - T ol
turnover. £ Focus wrea [l Pariong Lot o Garage Farks Stockton City Linvts

[ soudy direa Barking improvemaent Bistrict 2000-1 [ sedrology

ot
FIGURE 3.7
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TRANSPORTATION ANALYSIS

Strai 2624203 CIRflactsapital Improvements
shift toward safer, more

PLAMMID STREIT LMPROVIMINTE

|
4
.'
R Irdl (DO T AT
connected multimodal i
infrastructure, with near-term : et
pedestrian and bicycle ] ! b il kel S OEE 2 Focun Area Boundary

=l Stydy Aren Bousdary

upgrades underway and
larger corridor/grade-
separatfion projects in
progress.

* Most projects incorporate
complete sireets elements.

« Key Downtown corridors
planned for fransformation
include Weber Avenue, San |
Joaquin Street, and Channel ' i T S

Street, alongside broader f'_’ B __'1 Gl B T

network improvements like v opo L] 1‘ LR TN i

the Greater Downtown Bike & o ' gESR5 e : )

Ped Connectivity Project and B k) g



HISTORIC RESOURCES

Potential Adaptive Reuse
Candidates

« Downtown contains
a concentration of
designated and eligible
historic properties and sites.

« Historic clusters overlap with
vacant lots and parking,
shaping block-by-block
redevelopment.

« Many buildings have
potential for residential
adaptive reuse.

 Preservation creates both
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HISTORIC RESOURCES

Potential Adaptive Reuse Candidates

I Property Information

Aeabieni 17 ASERNCAN
b= P E
APH (R ek
Lisabranh
Saructurs of bedi Fhotel Terry
‘Frar Bain 1¥15
Lhas Candgoay STOEE WIRES LIWIT OR LINITS
Storen 3

| Windshield Survey

Phin of BulSirg

Cowentown Stockion Windshdeld Survey

ARG Eligible Resource?

Good Candidate for Adaptive Reuse?
Listed historic resource?

Parking nearby?

Wacant parcel adjacent?

Shallow floor plates?

Chperable windows?
Elevator or penthouse visible?
Stairwell/egress visible?

Freight or personal elevators visible?
Good exterior condition?
Neighborhood desirability/potential?
Field Notes

Yes
Yes
Yes
Mo
Yes
Yes
Yes
Ma
Mo
Yas

Yes
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Property Information
430 WiTmEE Pelcaas
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PARKS & OPEN SPACES

 Most of the study area is

within walking distance of a 5 19 s s ornsoacs
park, but access is less even ot | x:;:wwmmnm

B Commanity Parks

at the edges.

Msighborhocd Parks
Peckat Fork

Garwiie Aad
144 il Wiall Shed
1/3 Mils Walk Shad
| Mila Walk Shed

« Although neighborhoods are
currently well served by
parks, the projected
Downtown population
growth by 2040 and the
General Plan park acreage
standard per 1,000 residents
suggest existing park space
and amenities may be
insufficient in the long term.

P Focui Adea Boindary
= T Sudy Areo Bousdory

e e T

- Parks need amenities 0 |
supporting community's D i
recreational uses :




FLOOD HAZARDS
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Development will require
flood protection and also
provide community benefits.
Levees largely protect major
civic and urban areas from | .,'"::;rilr_"“r‘l Sy T _,-;i"' S g
i = N - fi S A -|p Byt e o
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Flooding occurs in some

downtown buildings, and

stormwater infrastructure

needs improvement. ' -

Sea level rise will increase by
Tors & [ 100-Year Flood Lone)

hazards, from tidal = Zons AE [100-Foar Flosd Zona]
. . Zora K [Profecied by a Leves]
iInundation as well as



LAND USE AND DEVELOPMENT

Existing Land Use And

Own ers hip (= Ii I ) Em‘I-'IHE-I..iH'Il'UH.
. i i . Single-Fomly Reakdensial
- Downtown functions as a * S o e R Vol
civic and employment e SR T ; 5 f i g et O
n‘l'er, i . e T o r I . -"'_‘.i._ Sl Bl B '_:_in.u... = """"""':”m >
ce , [ -..-:wﬂ:n TR | S o
* Land use tapestry of fine- A m - -rL-; 2 il il
° ° ° [ -=+ i n
grained, highly mixed ot sl i
° ° Mimar s mm Farking 5 B
urban fabric, with a ‘ rmf":- 1 s
patches of commercial, BRI 6 kg e Gare
office, public and quasi- A1 T R
SAW b

public uses concentrated
in the downtown core,
intermixed with surface
parking lots, parking
stfructures, and scattered
vacant parcels.

- Civic and cultural anchors _ i f | _
are prominently present in : 2 @) ==
the heart of the !

y
-
1h

|

|
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PRECEDING WORK

General Plan 2040 Land Use

 Most of the Downtown
Study Area in the
General Plan is
designated Commercial
land use, with pockets of
Industrial, High-, Medium-
and Low-Density
Residential, Public
Facilities, and Parks and
Recreation uses.

« Commercial and High
Density Residential are
the most flexible and
intense categories,
where FAR may reach 5.0

GEMERAL PLAMN 2040 LAMND USE
Besrderainl Euaie

Lorw Diwasity Rasidential
Mediun Desiny Reudeskal
 High Doty Ryidenticl
Minsd Use

e Commargial

R
e rduirial
Ecenanic ond EducoSos Esterpriia
raen ek humgrasl

i Parky ond Recrection
Oy Space Agriculune
Liikry

= Foous Area Boundarny
=l Study Arsa Bousdary




LAND USE AND DEVELOPMENT

PUBLIC LAND OWNERSHIP
« Public agencies own

PUBLICLY-CVWHED LANTD

mm City ol Stockion

many parcels in the study 2 | Bapdl  momleken
. F : | T Fog s Federal Goninmenl

area with largest parcels BN E S Pe bl Fer lrelis =
Pubsc Oyen Spoce

owned by the City of
Stockton followed by the
County of San Joaquin.

 Public land is
concentrated at the
waterfront, civic facilities,
and major corridors.

Many publicly owned
parcels are used for 2 -
parking lots and N RS A R o
structures with potential . Sl e B ! g H
for future redevelopment @) =

Fl Pubdic Farking Lot o Garage

= Focu Areo Bowndarny
T Bty Ades Bowndary




LAND USE AND DEVELOPMENT

Recent & Planned
Development

RECEMT & PLANMED DEVELOPMEMNT

Escently Completed or

Undar Construction

£ g Conpmuaion
Adtgriean

« Recent adaptive reuse
projects have added
housing and revitalized
historic buildings.

« New downtown
development is mainly
residential, including
mixed-use and
affordable housing.

« (Office, civic, and

HMannad
=50 Morss Ciirifiuiass
et oron

- Focui Area Boundary
oy Sady Aren Bousdany

educational facilities are , | TR e |
. = 1 g pr i - —_—

being renovated or - ' B g H

expanded. i Ad)



LAND USE AND DEVELOPMENT

Opportunity Sites in the
Study Area

« Large opportunity sites BE BT <5 E e} ;
cluster near the MclLeod : f_-.____.-'__-.__r?__ii fopisnt 21 LGRS
Lake waterfront and s I__n:'-_h:_-i» o e L la oo
along industrial corridors. : i_;f'l‘ﬂ g @ ILET e -wﬂ &

, - pUUE L oTp WL
 The waterfront and river e N - ~ =T
edges present major: N\ WL : R
activation opportunities. =N, Pe. '"'"-";'-‘ FREEG
. . ' — - — = =¥ b —

- Publicly owned sites p = o ‘H_= ot = il ]|

along center street sl T e T

resent opportunity for o R = -
P PP iy f..;.'__'ELEJE_E'_'_E_L_agiﬁ_._.__'.ﬂ;_‘.
ground floor active uses L L e KR S Y
and placemaking which AR S RE S Rl S RE e

can contribute tfo a
vibrancy public realm

CPPORTUMNITY BITES

Ay = Sy Epies + loed Vofal ) Lond ok

. Vocond Lo | oDy

Eslobvaly Low Walus Lorge Sise
[0 & 3 041 e = 110 GOl |

 Yacond Bubkding
| Housing Elamart Sitg
Brgwnield Sie
Huash Shore Oppormsity S
Pubkcly-Cremed Oipportenity Sites
o Polgsteal Parbeng Ll

Palgalapl Hig mity o Planrsd Projec

P Focui Arsa Baundary
) Sudy dres Bousdary



LAND USE AND DEVELOPMENT

Development Potential in
the

Study Area

« The Study consists mostly of
smaller infill opportunity
parcels except the parcels
around the waterfront.

« The maqjority of sites within
the study area are zoned as
General Commercial (CG).

« Downtown Core is
estimated to
accommodate about
6,000-10,000 housing units.

s

N\ v
S W

.-
H Mg
o

QPPORTUMITY SITE BY IOMING

Low Desdiry Rasdesiasl |RLSF)
Madim Daraity Basaduniiol [0 9]
High Dweaity Besdesticl [RH,F)
Haighborhod Commerciel |CH)

men Ofice CommancioliC0)
Garwiad Commancal [C)]

= [iprae=bymesn Comneren] |CT
M U (MX)
Lt Inchuwsrial |IL]

w Crprepral bndupivial| G

mm Pgbib Focibiegs (FF)
Right OF Wy [RETW]

1 Foous Aden Bowsdany
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MARKET ANALYSIS - DEMOGRAPHIC OVERVIEW

Education Levels

1%
Graduate §
ﬁ ans Pratessicnal Degree
_% Bachelors Degres
E B0
. 'i = Some College |
Population and Households o i Amccsmmbacgm
=3 L]
= m High School Gradwate
ftem Population Households  PPH =
(=S
Citywide £ m Ho High Schood Degres
2013 294,406 90,372 3.19
2018 306,283 95,191 3.15 o
2023 320,470 98,295 3.20 S S h
Pct. Change (2013-2023) 8.9% 8.8% 0.3% a3 o w02
Annual Rate of Change (2013-2023) [2] 0.9% 0.8% 0.0%
Bowntown [1] Household Income
2013 15,692 4,925 3.19 180%
2018 14,745 5,465 2.70 :
2023 16,517 5,545 2.98
0 g 0 = 2%
Pct. Change (2013-2023) 53%  12.6% (6.5%) 3 §100ks
Annual Rate of Change (2013-2023) [2] 0.5% 1.2% (0.7%) L
% o BEQK - 5100
[1] The Downtown area (or Study Area) includes portions of San Joaquin County Census Tracts 1, E
3,5,6,and 7. Tract 1, which was splitinto Tracts 1.01 and 1.02 for the 2020 Decennial Census, i s w535 - S50
is fully contained within the Study Area. The remaining Census Tracts are only partially within =
the Study Area, with areas extending beyond its boundaries. ? e m k-5
|2] Compound annual growth rate. =
Source: EPS; American Community Survey 5-Year Estimates Tables DP05 and S1101. e m sl 5
Decrmrrvlirmni Dgwmil ey [howsrl oy

M3 18 L FA |




MARKET ANALYSIS — IN-MIGRATION

Migration into Stockton from Outside of County In-Migrant IRS Data
Migranis into Stockion from Outside of San Joaquin Count Humber of
SRR i Income Tax Humber o Adjusted Grods Income Estimated Housenold
s g Comnty [1] Helams indbwidiuzls [ &G1) incoma 3]
|-y 1 5 : frnd Meirduan
E'”:“"d* et s 7 - ey Alameda County 3,895 5,884 $452,711,000 §116,000
I — s N T : i i e Santa Clara County 2,567 5,780 $341,654,000 $133,000
2024[1] 321,026 16,051 14.4% 31.7% 63.4% 30.5 Stanislaus County 1,551 2,865 $89,231,000 $58,000
2023 317,049 11,731 19.3% 38.0% 58.0% 28.9 Sacramento County 1,274 2,198 $71,855,000 $56,000
2022 316,575 11713 19.49% 32.3% 57.0% 973 Contra Costa County 1,091 2,155 $88,741,000 $81,000
2021 314,138 12,251 15.5% 32.7% 57.8% 28.4 San Mateo County 454 1,016 $45,257000 594,000
Los Angeles County 326 575 $20,744,000 $64,000
2020 307,217 12,289 16.0% 31.0% 62.8% 28.6
2019 305,171 11,902 11.1% 33.6% 61.9% 28.5 Solano County 273 476 $18,143000 966,000
! ! . ’ . . Merced County 220 435 $11,376,000 $52,000
2018 301,898 14,189 11.0% 29.2% 62.4% 28.8 Fresno County 204 350 $11,530,000 $57,000
2017 299,884 14,994 10.6% 28.4% 63.6% 28.8
2016 296,598 13,940 11.6% 26.0% 61.6% 27.7
2015 295,027 13,276 12.6% 25.7% 62.9% 27.4 Source: EPS; Intemal Revenue Service (IRS) Individual Income Tax Returns: County-to-County Migration Inflow for
2014 292,299 13,446 12.5% 26.72% 61.6% 76.5 Selected Income Items, Calendar Years 2021-2022

Source: EPS; American Community Survey 5-Year & 1-Year Estimates Table S0701

[1] Identifies the ten counties contributing the largest number of in-migrants to San Joaquin County.

[1] 2024 data obtained from 1-Year estimates from ACS, all other years are sourced from 5Year estimates [2] Estimated household income is calculated by dividing total Adjusted Gross Income (AGI) by the number of tax returns prt
’ county, yielding an approximation of average household income for migrant households. Assumes 1 tax return per household.




MARKET ANALYSIS - DOWNTOWN MARKET POOL

Existing Households Pluas In-migratian
Estimated Annual ~ Housseholds @0.8% of Estimated Propensity
DU Turnower Total [1] for Downtown Living

Ownefs  BEnters Owimers

(@15 @7 (142 Rate  Remters
Tapestry Segment years)  years)  of Locals)
Boomburbs (H2) 3734 B29% 206 L | 13 18 10% 0% .7 44 11 ad
Burbs and Beyand (K8) 2194 B4.5% 124 49 B 1" 5% 15% 6 19 3 g
Cily Greens (K6) 803 65.9% 25 9 2 5 0% % r) 11 ¥ 13
Dreambeli [K5) 8550 Ta A% 432 ot &= 45 0% % 43 B 34 68
High Rize Remters (F1) 3145 5% 12 d2d 1 26 50% &% L 10 225 360
Mesghborhood Spirit (H3) 4276 80.7% 227 117 14 1 0% 0% 73 45 14 8
Profiessional Pride (L2) 1474 B9.4% Ed a2 B i ok 4% i 33 5 12
Trendsetters (0] T2 25 7% 13 a 1 & 50 FLE 7 9 43 61
¥oung and Restiess (Af) 533 49% 2 12 1] 4 s0% oS 1 1 28 L2

Annual Market Pool of Potential Downtown Market-Rate Households (rounded)[2] ‘ 140 260 390 B30

Source: Esri Tapestry Segmentation; ACS 2023 5-Year; EPS.



MARKET ANALYSIS — RESIDENTIAL MARKET

Residential development is key to

revitalizing Downtown. Residential Muttifamily Trends
demand is high and residential Citywide Units Downtown Units
development is typically feasible before Pioien SEERmE P B e e NP
other uses. New households stimulate S MRl 2 ue JIL : e
= 1.25 o 1,
demand to support other uses. E" o0 = E $.00 =
= E;E & T sm :g:j e
= iy 0 = N
= 3.5 = = $0.25
The estimated annual number of . .00 : $0.00
. I.:'I.ﬂl"--:l:'ﬂ"{:'-v—ﬂmﬂ'lﬂ ffﬁfjﬂ‘*"‘""“‘ﬁ“ﬂ"
households that would potentially be SEcapoHgS SEEEREREERE
interested in Downtown housing units m ccupied v Vagant == Rent PSF mm Occupied s Vacant Rent PSF

ranges from 140 to 260 for owner-
occupied units and from 390 to 630 for
renter-occupied units. Downtown's
share of these households will depend on
the competitive supply at the time.



MARKET ANALYSIS — RETAIL MARKET

Retail Trends

« Eating & Drinking places and other

) Citywide Retall Inventory | Downtown Retail Inventory
Entertainment uses (13% of Downtown WM e 14M $20
. . o 1.2
space vs. 7% citywide) are key to FREY ms | ¥ 1om "
creating a vibrant Downtown. g a.| | @ M o
3 M A1 = | 2 M 4] =
» Clusters of restaurants and bars tend to a . o T | B i =
generate greater demand due to ] ™ :

. . ) ; 1]
perceptions of greater variety, ceczosgsmss
liveliness, and security, particularly S sl e il s
when located near other entertainment |
uses.

Citywide Retail Uses (sq. ft.) Downtown Retail Uses (sq. ft.)
* A modest amount of new ground floor -
. . — 216,997 \
retail space may be supportable in the == Eas
early stages of Downtown revitalization. /,mm SN A b
» As residential units Downtown i / om0

1,104,029

increase, additional retail spaces for
categories such as groceries and other

Eating and Drinking Places

convenience-oriented purchases may s - Enertinment

Senices
Food and Drug Stores
= Retal Goods

become supportable.




MARKET ANALYSIS = EMPLOYMENT

 About 52 percent of the City's Citywide and Larger Downtown Employment Sectors
jobs are located in larger
Downtown. Citywide Jobs

« About 58 percent of job growth 4,588 Downtown Jobs = Indistrid]
in the City over the past 10 - 2625 _
years has been larger ’ T
Downtown. 719 S ‘ = Business

« Transportation/Warehousing o R——
and Health Care and — :

Health Care and Social

Assistance
Entertainment

Education have seen the most 6,122
growth citywide, as well as the
larger Downtown.

 Downtown has also seen
strong growth in Administrative b s m Other
Services and Public '

m Public Administration

Administration Source: EPS; JobsEQ [data as of 2025 G2).




MARKET ANALYSIS — OFFICE MARKET

Downtown holds 30 percent of Office Trends
citywide office space. Much of the

Citywide Office Inventory Downtown Office Inventory

. ¥ 10M $20 g M $20
space is in older Class B and Class C . - - T
- s M ©
buildings. S 5, S §15
D M L @ o
= s10 £ = $10 &
Downtown's historic office space can g G E g o ©
be attractive workspaces for smaller - =
local businesses, start-ups, and 0 %0
creative-based businesses, reinforcing ! . L
mmmm Occupied oot Vacant e Rent PSF mmmm Qccupied e Vacant s Rent PSF

attractiveness for potential Downtown
residents. Feasibility of rehabilitation
remains an issue. New Class A office
construction is unlikely without primary
users seeking to be Downtown.

Citywide Office Inventory (sq. ft.) by Class  Downtown Office Inmentory (4. i) by Class

4

= Class A
= Chass

alClassC




MARKET ANALYSIS — INDUSTRIAL MARKET

Areas at the fringe of Downtown (and Industrial Trends

beyond) have seen Strong growth in E Citywide Industrial Inventory o E‘ . Downtown Industrial Inventory .
. . o 1 = 2 1
industrial employment. Some smaller 5 T Y w = 5
industrial spaces could potentially be S ool g e
accommodated at the southern periphery ;. w3 o
— e — 1 E
of Downtown. 2 34 s 1w 4
= a +
L= = 5M 7
&1
Citywide Indu:!rﬂl In ";:unluli (sq.ft.) by Use Downtown industrial (mventory (5. i) by &0
165,74 _ =
SH1h i (ccupsed “iib Wagant =Rt PEF

145 F44

155,
FEL I

» Warehous ing and Distribution
& WanyT Bzl ring
Fod Stoeage/Fracessing
Telecom/Dafa
Ofther




MARKET ANALYSIS - HOTEL MARKET

Hotel Trends
Despite softness in the hotel

market overall, two new All Hotel Properties Citywide Citywide Economy Hotels
i [ §120 £ [0 3120
hotels have been proposed |

[ #0 g R 100
for Downtown and two % 3,000 ST g"[” « § 1,500 j 35;& ___/""-\:E fgj‘ »
adjacent to Downtown. It will Z o0 3 R 3 Q:: e Z w0 g H ﬁ‘a G
likely take a few years for 3 I II I i I 40 . SRR s
demand for additional hotel s20 'Il I 420
rooms will emerge. ceressosman ¥ TITTYPYTET $

F— iZ-“.:'l.:::-lrL-‘d‘ ux ".-'1-.";1 wvﬂ_h_l e t:-.f.-:;.n;;rl-.r:m y L:w: :n:.f-H “:—::Eie

Citywide Mid & Upper Midscale Hotels E|'|:||I'|‘l“d|3- Upper Midscale+ Hotels
1.0 5120 1.500

3150

B Lo g
E (A e §100 E
=, Row o u SRS 2 o 8 R
-_ : e b o o A ' 5 A EE My o=
E 800 RS EEE & S om0 B (& o gEassaseds X s00 &
- b T A e Il < sl R e S e e
= OB S R R IV I g e <
B 600 = . N = ' P o
=1 =N s
- » P =
& 400 sS40 e} Ef S50
20 G20
50 &0
B MR M 8 B B — B Mo R S - T - — R e e B ]
= = o e R R e I T o et et el O O TR O ]
== I — - -— - [ — O — T — ] = R — O N - == =T e O — - R i |
= D= el fed O O il B O f=d B g = & F B il = s O e B
s Occupied Mt Vacand — [ 1 e o Vacaed —




Community Priorities



STAKEHOLDER ENGAGEMENT

Who were interviewed?

Downtown Stockton stakeholders that were
interviewed represent a broad cross-section of
organizations that collectively shape how
Downtown Stockton functions today and how
it could evolve in the future.

These included representatives of public
agencies and civic leadership; downtown
management, tourism, and economic
development organizations; community-based
and social service organizations; developers;
and advocates for heritage and culture.

Wb -

©® No O

9.

City of Stockton Mayor Christina Fugazi

San Joaquin County Supervisor Mario Gardea
San Joaquin Council of Governments (SJCOG)
San Joaqguin County Regional Transportation
District

San Joaquin Partnership

Visit Stockton

Downtown Stockton Alliance

New San Joaquin CDC

Main Street Youth and Family Services

10.Stockton Community Kitchen
11.San Joaguin County Historical Society &

Museum

12.Stockton Maritime Museum
13.LAZ Parking

14.Legends Global

15. Anthony Barkett (developer)
16.Farr Yazdi (developer)
17.Pacific Development Group



STAKEHOLDER ENGAGEMENT SUMMARY

What is Your Vision for Downtown Stockton@e

« A'llive—work-play” downtown with more
housing, retail, dining, and pedestrian-friendly
streetfs.

« A gathering place for diverse communities with
events, markets, and active public spaces.

. Downtown would be and would feel active,
safe and welcoming.

« Stockton’s history and cultural diversity would be
clearly represented.

« A vibrant waterfront with entertainment,
recreation, housing, and visitor attractions.

« A culturally rich and economically competitive
downtown supported by local businesses and
small developers.



STAKEHOLDER ENGAGEMENT SUMMARY

Issues And Challenges

« Safety perception and lack of evening
activity reduce downtown vitality.

 Developmentis hindered by high costs,
permitting delays, contamination, and
aging infrastructure.

« Vacant buildings, fragmented
ownership, and stalled waterfront
redevelopment limit investment.

« Auto-oriented street design, parking
management issues, and limited transit
weaken accessibility.

« Coordination gaps, limited funding tools,
and low civic confidence slow progress
and momentum.

Opportunities And ldeas

Activate the waterfront with housing,
entertainment, public access, and
adaptive reuse.

Increase housing—especially market-
rate and mixed-income—to support
retail and nightlife.

Improve safety and activity through
lighting, programs, events, and business
clustering.

Reduce development barriers with
infrastructure funding, clearer
regulations, and incentives.

Strengthen coordination and build frust
through partnerships and visible short-



Community Design
Framework

and Opportunities



COMMUNITY DESIGN FRAMEWORK

« The preliminary community
design framework for
Downtown Stockton consists of
three themes: Infill
Development, Mobility and
Placemaking. é‘

« The framework is to study area

transifion into a thriving m 'Q‘
community of connected .
mixed-use destinations ;ﬁ\

anchored by waterfront, historic
resources, and fransit access. A E
S

JINFILL
i I ii’ DEVELOPMENT




OPPORTUNITIES FOR CHANGE

« Development
opportunities are present

Streed & Corculation

=3 Mulli-modal Opportusily SEeet
Fedearian & Bibe Dopertonity

= Sirmehy with Monned
Improsemanty

Porks B Dpen Spoces

B Commanity Parks

]
= 1 i
i { PLAMMED STREET BMPROVEMENTS
MEI ﬂ . { 1N BOWHTOWN
1% ] 1’
i | = '

Meighbartgod Porks
throughout the study area. s SN
o Maonned Wolertroni Tmil
« Adaptive reuse Oavalogmuat Pobenic

& Hislark Revources Ovardsy
Dierelopaest Dosetenitg Sated
[0 Oipporiusity Shas wilh
Flaresd Fropecis
Adopive Reuss
Dipportusity Beildings
= - f Pesersial Site or Busldng
* with Halonic Volee

opportunities cluster in
potential fransit-oriented
growth areas.

« Historic buildings in the
downtown core provide
adapftive reuse potential
for housing and active
uses.

o Fosus Area Bowndory

. = Stecky Ares By

« Large parcels along the
north shore, rail corridors, /I : s e




OPPORTUNITIES FOR CHANGE

£

==

&
=)

fﬁ\

Street grid in conjunction
with land uses has
opportunity for street
typology informing place-
based strategies.

Street corridors leading to
the fransit stations provide
opportunities for bike-ped
priority to support first and
last mile connections.

Opportunities to connect
the waterfront and
downtown core with ped-

bike infrastructure to create

q ieoile—orien’red iublic \il/ | |

PLAMMED STREET BMPROVEMENTS
IH OWRTOWHN

Streed & Corculation
=3 Mulli-modal Opportusily SEeet
Fedearian & Bibe Dopertonity
= Sirmehy with Monned
Improsemanty
Porks B Dpen Spoces
B Commanity Parks
Matghbarscod Porks
Pockel Farks
Wotardiant Trad Opporkny
Faaned Wolereni Teod
D-mr-l-ﬁplr-rf Patanhal
& Hislark Revources Ovardsy
Dierelopaest Dosetenitg Sated
[0 Oipporiusity Shas wilh
Flaresd Fropecis
Adopive Reuss
Oippartusity Buldnge
W Pesensial Sile or Bulding
with Halonic Volee

o Fosus Area Bowndory
o=l Stedy Arec Boundary

[a)
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= — = —



...

Large opportunity sites
around Mcleod Lake
highlight strong
waterfront activation
potential.

Existing parks and trails
combined with open
space opportunities can
form a cohesive parks

and open space system.

Historic building clusters
create downtown
identity and provide
opportunities for
placemaking 1o

OPPORTUNITIES FOR CHANGE

PLAMMED STREET BMPROVEMENTS
IH OWRTOWHN

Streed & Corculation
=3 Mulli-modal Opportusily SEeet
Fedearian & Bibe Dopertonity
= Sirmehy with Monned
Improepmanty
Porks B Dpen Spoces
B Commanity Parks
Matghbarscod Porks
Pockel Farks
Wotardiant Trad Opporkny
Faaned Wolereni Teod
D-mr-l-ﬁplr-rf Patanhal
& Hislark Revources Ovardsy
Dierelopaest Dosetenitg Sated
0 Oippeisriuaily Saas wilh
Flaresd Fropecis
Adopive Reuss
Oippartusity Buldnge
¥ Potersiol St or Buldng
with Halonic Volee

o Fosus Area Bowndory
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OPPORTUNITIES FOR CHANGE

Focus Ared
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OPPORTUNITIES FOR CHANGE

Focus Ared —

Development
Opportunities

I  Paiwntial
Sareat & Cinculanan Packs & Open Spoces & Figterie Basrtrees Chrsbug
ﬁl M udt-rods I : Fe=ghtarhzod Forts Dursa bepra=i Cipportariny Sdm
Oipportarity Snoh o .
i Par | sporhmity Sdan b
Padsuirien B Ehs Pujchat iy G221 Pliwseied Pricisits
Lloporiaraty —  'Wiatirteend Trgll Oippasd tusii'y Bedypiier Rk

@ % Stwab with Florned o B nreed Wirserfrisi Trol — Cppiensainy Baldings
Irnprerisraiesh

Fobprdag] oty & Badibreg
b P s Wialas



OPPORTUNITIES FOR CHANGE

Focus Ared —

Historic Resources
and Adaptive
Reuse
Opportunities
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Additional Analysis



Social and Cultural Contexi

Stockton’s People

« Stockton’s cultural history reflects the
convergence of diverse communities
shaped by geography, migration,
economic opportunities.

« City was established as a supply hub
during California Gold Rush and grew
into important regional port and
agricultural center.

« Filipino, Chinese, Japanese, European,
Mexican, and Southeast Asian
immigrants settled in Stockton and
established neighborhoods, cultural
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often facing discrimination.
o __Little Manila Historic Site in Downtown
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Events and Programs

Event Venues o9

 Events take place at Banner | : :
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Events and Programs
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Social Issues and Programs

Community Services

 Main Street Youth & Family Services: The
organization supports a business incubator
that provides skill-building opportunities for
youth and generates vital downtown
activity.

« Little Manila Rising: administers health and
wellness programs, an urban forestry
program, and workforce training
opportunities for the Filipino community and
south Stockton neighborhoods.

Empowering Marginalized Asian
Communities (EMAC) promotes civic
engagement, workforce development
opportunities, and other means of building
resiliency among Asian communities in
Stockton.

El Concilio, an organization dedicated to
supporting Latino and underserved
communities in Stockton, provides outreach,
education, engagement, counseling, job
training, and classes, with a new
headquarters Downtown.



Social Issues and Programs

Small Business Programs

Downtown Stockton Business Facade
Improvement Grant Program by the City and
the Downtown Stockton Alliance.

Uses American Rescue Plan Act (ARPA)
funds.

The grant supported 83 businesses with paint,
windows, doors, signage, awnings, and
murals fofaling over $2 million in
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Services For The Unhoused

The City of Stockton, San Joaquin County and
Continuum of Care released an updated
Regional Homeless Action Plan in 2024.

Organizations such as St. Mary's Dining Room
and the Stockton Shelter for the Homeless
providing daily meals, shelter, and supportive
services.

Through the Downtown Stockton Alliance,
Downtown Ambassadors provides on-street
staff to help to provide visibility, monitor
activities and events, and assist with directions
to services and programs in Downtown.




Infrastructure

Downtown and South Shore Infrastructure
Analysis (2023)

Planning-level infrastructure analysis of
Downtown and South Shore subareas.

Water utility maps show some under-sized
water mains and hydrants. No improvements
are in 2025-27 CIP, but Study recommends
further study and specific water main
replacements to support development.

Sewer Master Plan recommends
replacement of South Lincoln Street and
Mormon Slough Siphon and recommends
downtown sewer collection system
evaluation. DSSIA recommends system
capacity study and numerous sewer main
replacements.

Stormwater drainage system gets
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Stormwater Master Plan (2023)

Detailed hydrologic and hydraulic modeling
focused on 10-year, 24-hour design storm
event.

Downtown: flat topography, reliance on
levees and pump stations, proximity to Deep
Water Channel

SWMP identifies up to $285M in investments
to achieve desired service level and

incrementally larger as pipes approach accommodate irow’rh, or ui to $223M for



Flooding

Flood Hazards Analysis

« Multiple Flood Hazard Types:
Flooding, Storm Surge, Sea
Level Rise (2050 Scenario)

«  Much of the North Shore
industrial and waterfront
area falls within FEMA's 100-
year flood zone.

« Portions of the waterfront
appear exposed to the risk
of sea level rise and storm
surge without clear levee or
seawall protection.

*  Marginal landscapes along
Mormon Slough showing
iInundation potential need
additional concern.
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Draft Development Potential

Summary of Build-out Projections
Total Area in 2040

L

and Use (Sq. Ft.)
Office 2,286,477
General Commercial 1,231,113
Restaurant 1,287,414
Any Other 397,600
Residential (# of units) 4,533
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