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Introduction

1 Intfroduction

The City of Hayward has initiated the Business Friendly Hayward project to streamline entitlement
and permitting processes to support the establishment of businesses desirable to the community
acrossHa y war d’ s andonivethase zoningdistricts and to activate vacant and
underutilized properties Downtown. The project will result in a modernized Commercial code that
mirrors the more recently adopted Downtown, Mission Boulevard, Industrial, and Residential codes.

The recommendations included in this report are informed by an assessmentof Ha y wa r d’ s
commercial zoning regulations, including provisions related to permitted and conditionally
permitted uses, use definitions, operational and permitting requirements, and code structure. They
also incorporate initiatives and policy innovations from nearby jurisdictions. Accordingly, this report
focuses on recommending targeted amendments to the Municipal Code that will facilitate business
development and economic revitalization citywide.
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2 City of Hayward Commercial and
Mixed-Use Zoning Regulations

Chapter 10 of the Hayward Municipal Code includes land use regulations and establishes zoning
districts for all property within city boundaries. The following sections describe the format and
organization of regulations, standards, and conditions applicable to commercial and mixed-use
zoning districts.

2.1 Zoning Districts

2.1.1  Base Commercial Zoning Districts

Each base commercial district is regulated by a unique set of development standards to facilitate an
intentional development pattern and designate a set of permitted, conditionally permitted, and
prohibited uses. The following base commercial zoning districts are established in Chapter 10,
Article 1 of the Zoning Ordinance:

= Residential Office (RO)

= Neighborhood Commercial (CN)

= Neighborhood Commercial — Residential District (CN-R)

= General Commercial (CG)

=  Commercial Office (CO)

= Limited Access Commercial (CL)

= Central Business (CB)

= Regional Commercial (CR)

For each base commercial zoning district, the Zoning Ordinance establishes development standards
for regulating lot requirements, yard requirements, height limits, and design standards, as well as
performance standards for specific commercial uses and business activities (i.e., minimum
requirements for drive-in establishments).

2.1.2 Downtown Specific Plan Mixed-Use Districts

In April 2019, the City of Hayward adopted the Downtown Specific Plan (DTSP)? to establish
permitting procedures and development standards for Downtown Hayward. The Downtown Code
promotes coordinated development that leveragesthe D o w n t aumiqu€ assets, including its
central location within the Bay Area region, proximity to educational institutions, access to the
Downtown Hayward Bay Area Rapid Transit (BART) station, and the availability of public amenities.
The following Downtown Code zoning districts are established in Chapter 10, Article 28:

= Neighborhood Edge (NE)
= Neighborhood General (NG)
= Urban Neighborhood (UN)

1 Hayward Municipal Code Chapter 10, Article 28, Downtown Development Code:
https://library.municode.com/ca/hayward/codes/municipal code?nodeld=HAYWARD MUNICIPAL CODE_CH10PLZOSU ART28DECO
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=  Downtown Main Street (DT-MS)
= Urban Center (UC)

2.1.3  Mission Boulevard Code Mixed-Use Districts

The City of Hayward adopted the Mission Boulevard Code? in August 2020 to support the objectives
and related policies for development along the Mission Boulevard corridor. The Mission Boulevard
Code establishes the following zoning districts in Chapter 10, Article 24 of the Zoning Ordinance:

=  Mission Boulevard — Corridor Neighborhood (MB-CN)
=  Mission Boulevard — Neighborhood Node (MB-NN)

=  Mission Boulevard — Corridor Center (MB-CC)

=  Mission Boulevard — Civic Space (MB-CS)

2.2 Permit Approval Processes, Development
Standards, Regulations, and Definitions

2.2.1 Permitting Processes and Development Standards

The Hayward Municipal Code designates permit approval procedures aimed at ensuring the orderly
development and operation of compatible business activities that are aligned with long-term
General Plan goals. The Zoning Ordinance establishes a range of ministerial and discretionary review
procedures that apply based on the allowable and conditionally allowable uses within each zoning
district.

*  Zoning Conformance Permit® (ZCP): Ministerial approval of various uses and activities permitted
by-right. The fees associated with Zoning Conformance Permits currently range from $98 to
$587.% Applicants are required to fill out a simple online application with minimal submittal
requirements. Processing is completed within one to four weeks, depending on the type of
permit.

* Administrative Use Permits® (AUP): Discretionary approval for various uses, based on specific
findings, with or without conditions, by the Planning Director. Decisions by the Planning Director
may be appealed to a public hearing of the Planning Commission. The AUP process is also
applicable to certain temporary uses for various commercial districts, as established by the
Zoning Ordinance (HMC Chapter 10, Article 1). The initial deposit required for a typical AUP
application is $2,000, though review time is billed on an hourly basis, so the total cost may
exceed this. Applicants are required to complete an online application and submit numerous
documents including plan sets and business plans. Processing typically takes three to four
months.

2 HMC Chapter 10, Article 24 - Mission Boulevard Code:
https://library.municode.com/ca/hayward/codes/municipal_code?nodeld=HAYWARD_MUNICIPAL_CODE_CH10PLZOSU_ART24MIBOCO

3 HMC Sec. 10-1.2950 — Zoning Conformance Permit:

https://library.municode.com/ca/hayward/codes/municipal code?nodeld=HAYWARD MUNICIPAL CODE CH10PLZOSU ART1ZOOR S10-
1.2950Z0COPE

4 Hayward Master Fee Schedule: https://www.hayward-ca.gov/sites/default/files/pdf/Adopted-FY-2026-Master-Fee-Schedule.pdf

5 HMC Sec. 10-1.3100 — Administrative Use Permit:
https://library.municode.com/ca/hayward/codes/municipal_code?nodeld=HAYWARD_MUNICIPAL_CODE_CH10PLZOSU_ART1ZOOR_S10-
1.3100ADUSPE
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* Conditional Use Permit® (CUP): Discretionary approval based on specific findings, with or
without conditions, by the Planning Commission. Decisions by the Planning Commission may be
appealed to a public hearing of the City Council. The initial deposit required for a CUP
application is $6,000, though review time is billed on an hourly basis, so the total cost may
exceed this. Applicants are required to complete an online application and submit numerous
documents including plan sets and business plans. Processing typically takes five to six months.

The AUP and CUP approval processes are required to permit certain commercial land uses within
the Downtown and Mission Boulevard Code zoning districts. These codes also include an additional
temporary use permit’ process to review and allow short-term or seasonal activities. This process
closely mirrors the AUP process described above.

2.2.2 Supplemental Regulations, Standards, and Conditions for
Specific Uses
The General Regulations section of the Zoning Ordinance (HMC Sec. 10-1.2700)8 establishes
supplemental development regulations, special standards, and conditions applicable to the
operation of specific land uses, including temporary or short-term uses. The supplemental
regulations address unique operational or physical characteristics that are required to permit
various development activities and land uses that may have distinct impacts on traffic, noise, safety,
or aesthetics. Similarly, the Downtown and Mission Boulevard Codes each containa’ Suppl ement al
t o Zsectior to establish general architectural and site development regulations, operational
standards, and conditions applicable to business activities and temporary uses permitted in zoning
districts within each plan area.

2.2.3 Land Use and Zoning Regulation Definitions

The majority of definitions relating to land use and zoning regulations are established in Section 10-
1.3500 of the Zoning Ordinance. Additional definitions are also codified in the following sections:

= Section 10-1.2751 — Alcoholic Beverage Outlets Definitions

= Section 10-1.2780 — Tobacco Retail Sales Establishments Definitions

=  Section 10-7.800 — Sign Definitions

= Section 10-8.02 — Grading and Clearing Definitions

= Section 10-11.030 — Historic Preservation Definitions

= Section 10-12.04 — Bay-Friendly Water Efficient Landscaping Ordinance Definitions

= Section 10-13.B — Antenna and Telecommunications Facilities Ordinance Definitions

= Section 10-14.00 — Security Gate Regulations

6 HMC Sec. 10-1.3200 — Conditional Use Permit:

https://library.municode.com/ca/hayward/codes/municipal _code?nodeld=HAYWARD MUNICIPAL CODE CH10PLZOSU ART1ZOOR S10-
1.3200COUSPE

7HMC Sec. 10-24.4.4, Temporary Use Permit (Mission Boulevard Code):
https://library.municode.com/ca/hayward/codes/municipal_code?nodeld=HAYWARD_MUNICIPAL_CODE_CH10PLZOSU_ART24MIBOCO_
SUBARTICLE_10-24.4PEPR_DIV10-24.4.ATEUSPE

HMC Sec. 10-28.5.4, Temporary Use Permit (Downtown Code):

https://library.municode.com/ca/hayward/codes/municipal code?nodeld=HAYWARD MUNICIPAL CODE_CH10PLZOSU ART24MIBOCO
SUBARTICLE 10-24.4PEPR DIV10-24.4.ATEUSPE

8 HMC Sec. 10-1.2700 — General Regulations:
https://library.municode.com/ca/hayward/codes/municipal_code?nodeld=HAYWARD_MUNICIPAL_CODE_CH10PLZOSU_ART1ZOOR_S10-
1.2700GERE
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= Section 10-15.12 —Tree Preservation Definitions

= Section 10-18.01 — Surface Mining and Reclamations Definitions

= Section 10-24.5 — Mission Boulevard Corridor Specific Plan Definitions
= Section 10-28.6 — Downtown Specific Plan (DTSP) Code Definitions

= Section 10-29.020 — Vacant Property Definitions

Additionally, certain specified business activities are further defined and regulated in Chapter 6 of
the Municipal Code (Business, Professions, and Trades), including cabaret and dances, pawnbrokers,
secondhand dealers and auctioneers, towing operations, massage establishments, commercial
cannabis, and other types of business activities.

2.3  Evaluation of Existing Permitting Requirements and
Zoning Regulations in the Zoning Ordinance and
the Downtown and Mission Boulevard Codes

There are several areas in which the sections of the C i tMunicipal Code that regulate commercial
uses can be improved. This includes:

=  Permitting Processes and Allowable Uses. While important tools that allow the City discretion
over certain types of new businesses, the Conditional Use Permit and Administrative Use Permit
processes are costly and time consuming for applicants. When required, they may result in
some businesses, especially small businesses that have limited budgets, opting to locate
elsewhere where permitting processes for their types of uses are simpler and less expensive.

=  Further, the Downtown and Mission Boulevard Codes each provide a temporary use permit
approval process which is not consistent with the approval requirements for temporary uses
within the base commercial districts set forth in Chapter 10, Article 1. This may cause confusion
for both prospective applicants and review staff.

= Organization. The organization of the commercial sections of the Zoning Ordinance (HMC
Sections 10-1.600 through 10-1.1540) list all permitted and conditionally permitted uses and
development standards within separate individual sections, rather than in consolidated tables.
As such, these code sections require prospective businesses to carefully comb through
numerous code sections to determine where they are allowed to operate and what regulations
would apply to them.

= Definitions. Definitions can be found in different chapters throughout the Municipal Code
making it difficult for prospective businesses to clearly identify what their use would be
considered. Additionally, where uses are defined in multiple sections of the code, those
definitions are inconsistent, adding another layer of confusion.

®* Number of Zoning Districts. The Ci ty’ s Munici pal Code has eight
nine mixed use districts. It can be challenging for businesses to understand the nuances
between these districts and determine where best to locate.

=  Graphics, Images, Tables. The Downtown, Mission Boulevard, Industrial, and Residential codes
represent a contemporary and user-friendly approach by incorporating graphics, images, and
tables. These navigational elements help users more easily find and interpret permitting
requirements and associated development standards. Incorporation of similar tools within the
commercial code sections in Chapter 10, Article 1 would enhance the usability of these sections.

Analysis of Hayward Codes and Practices 5
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3 Recommended Business-Friendly
Amendments

The following section outlines recommended amendments to the regulations, standards, and

formatting of the Hayward Municipal Code that align with the goals of the Business Friendly

Hayward project. These recommendations are informed by initiatives and policy innovations from

comparable jurisdictions®, a commercial assessment of Downtown Hayward (Appendix A), and an

evaluation of existing permitting requirements and zoning regulations in the Hayward Zoning

Ordinance and the Downtown and Mission Boulevard Codes. The amendments are designed to

increase flexibility in permitting commercial uses that are desirable to the community by reducing

overly burdensome | and use regulations and per mi:
mixed-use zoning districts.

3.1 Amendments to Permit Approval Processes,
Development Standards, Regulations, and
Definitions

The following suggested amendments relate to permitted uses, associated use regulations, and
approval requirements for each zoning district summarized in Section 2. Additionally, this section
provides recommendations for improving usability through changes to formatting and organization.

3.1.1  Permit Approval Processes and Allowed Uses

The following general amendments to permit approval procedures, performance standards, and
operational requirements are recommended:

= Temporary Use Permits. Establish a section solely for temporary uses, including permitting
process and operational requirements, in Chapter 10, Article 1, as modeled in the Downtown
and Mission Boulevard codes. Simplify the process for obtaining a Temporary Use Permit to
reduce cost and permitting time.

= Parklets/Outdoor Dining. Consider instituting a parklet/outdoor dining application that may be
reviewed throughapre-a ppr oved review process, model ed afte
program, which includes pre-approved parklet designs for restaurants demonstrating
compliance with the minimum architectural standards and site requirements.

= Limited Entertainment Permits. Provide regulations to allow for Limited Entertainment Permits
within the Downtown (DT-MS and DT-UC) and Mission Boulevard Codes (MB-CC and MB-CS) and
within civic spaces (squares and plazas) of appropriate size that would accommodate
entertainment uses. Additional temporary use regulations may be adopted to place restrictions
on the hours of operation and occupancy for such uses. Limited Entertainment permits may
provide an alternative to the Cabarets and Dance regulations by allowing small-scale events (up
to 299 persons or less) for the hosting of live music, comedy, or other entertainment.
Collaborate with the Police Department in establishing this process.

9 Best Practices Memo, April 2025: https://www.hayward-ca.gov/sites/default/files/documents/DSD-PL-Business-Friendly-Hayward-Code-
Updates.pdf
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= Entertainment Zones. Consider adopting regulations to designate specific areas within the
Downtown (DT-MS and DT-UC) districts as entertainment zones. This would allow the sale of
alcoholic drinks to-go during select hours in areas where bars, restaurants, wineries, and brew
pubs are permitted to support economic development and create lively public spaces.

= Beer and Wine. Amend permitting requirements in Downtown, Mission Boulevard, and some
commercial zoning districts to permit small markets to sell beer and wine and allow brew pubs
and wine bars to operate without needing to obtain a Conditional Use Permit. This would
contribute to pedestrian activity and vibrant streetscapes in key commercial areas, aligned with
community desires. Additional amendments may be incorporated to ensure performance
standards for use types that may generate noise, traffic, waste, and other externalities.

=  Custom Manufacturing. Allow custom manufacturing uses and small-scale handicraft industries
including artisan manufacturing of food and beverage, small batch producers of textiles and
materials, and onsite sales in select commercial zones, like those permitted within the
Downtown and Mission Boulevard Codes.

= Drive-In Establishments. Revise standards related to drive-in establishments for clarity and to
apply to all drive-in uses City-wide.

=  Accessory Commercial Units. Provide regulations to allow accessory commercial units (similar
to ADUs except they serve as s mall commer ci al
Mission Boulevard and Downtown districts.

= Other Desirable Uses. Based on the Downtown Commercial Analysis and feedback from the
community, streamline the permitting process for other popular uses, including pet grooming,
small health clubs, full-service restaurants, and small-scale educational uses.

3.1.2  Organization

Currently, navigating between regulations for base zoning districts and those within Specific Plan
areas can be challenging, particularly when formatting styles and organizational structures vary
across sections of the Municipal Code. The Downtown, Mission Boulevard, Industrial, and
Residential codes introduce a more contemporary approach to organization, with emphasis on clear
structuring of regulations and user-friendly design. Users of the commercial sections of the Zoning
Ordinance, including business owners, real estate brokers, property owners, City staff, and decision
makers, would benefit from clear, consistent, and well-organized regulatory language.

To improve organization, the following amendments are recommended:

= Consolidation. Consolidate development regulations for all base commercial zoning districts
into one section.

= Use Tables. Include an allowed land use table for all commercial zoning districts showing all
permitted, conditionally permitted, and prohibited uses for each base zoning district, similar to
the tables in the Downtown, Mission Boulevard, Industrial, and Residential sections of the code.
Consolidate wuses into broader categories, such
of fice, accounting office,?” et c.

‘{

= Organization and Use. Consider incorporatinga n Or g ani zsectioh,asprovidedth Us e’
the Downtown and Mission Boulevard Codes to assist applicants with navigating development
standards and operational requirements for buildings and land uses within Chapter 10, Article 1.

Analysis of Hayward Codes and Practices 7
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3.1.3 Definitions

Well-defined land use classifications are essential for effective land use regulation and enable City
staff to apply zoning standards consistently and ensure transparency and objectivity when reviewing
applications. Jurisdictions periodically amend land use definitions to stay current with market trends
by updating existing definitions and associated regulations to accommodate emerging and
innovative uses while avoiding overly broad restrictions that could inadvertently limit desirable uses.
The following amendments to the Definitions section in Chapter 10, Article 1 are recommended:

= Personal Services. Create a use categoryfor’ P e r s o n a that Bsts thewtypes of uses ih
this category, including barber shops, beauty salons, tanning establishments, and other similar
uses, mirroring the Downtown Code.

= Office. Amend the definition of ‘Office’ to include real estate, public relations, non-profit
agencies, and community clinics. Remove data centers as an office, to instead to be listed as its
own use category.

= Retail. Amend the definition of ‘Retail’ to include thrift stores and associated donation centers
(for compliance with AB 2632).

= Small Scale Cabaret. Incorporate definitions for small cabaret and dance events and activities in
Chapter 10, Article 1 (HMCSec.10-1 . 350 0) to support a simplified j
cabaret’ events and activities.

= Cabaret Events and Alcohol. Amending the definitions in HMC Sec. 10-1.2750 (Alcoholic
Beverage Outlets) to no longer require a CUP for serving alcohol associated with cabaret events
if a CUP is not required for the base use.

= Small Scale Educational Services. Modify and expand the definition of educational facility or
add a new definition for small scale educational services, including private tutoring, learning
assistance, and test preparation centers.

= Accessory Commercial Unit. Provide a definition for an Accessory Commercial Unit to support
small-scale, neighborhood-serving retail uses in the Downtown and Mission Boulevard code
areas.

3.2  Zoning District Consolidation

The Residential Office (RO), Limited Access Commercial (CL), and Regional Commercial (CR) zoning
districts have a minimal presence and are isolated in various locations within the city.
Comparatively, General Commercial (CG), Commercial Neighborhood (CN), and Commercial Office
(CO) are more prevalent and represent a larger share of all commercial zoning districts in the city.
The following recommendations focus on the reduction of the total number of commercial zoning to
limit redundancy and simplify the zoning map where practical.

3.2.1 Elimination of the Residential Office (RO) Zoning District to
Consolidate with the Commercial Office (CO)District

It is recommended that the Residential Office (RO) district be consolidated into the Commercial
Office (CO) district. Currently, all RO-zoned parcels (see Figure 1), are located in the North Hayward
neighborhood region of the City and are concentrated along a section of Main Street north of
Warren Street and Mc Keever Avenue and south of Sunset Boulevard. Allowable uses for the RO
zoning district include residential, day cares, group homes, and offices. This is generally consistent
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wi th what’ s per mi pexceptdforsingletfamilymwellingsewhich @re anlp n e
permitted when associated with small group homes. The sites in the RO zone have a General Plan
Land Use Designation of Medium Density Residential (MDR), which is also consistent with the
adjacent CO zoning district.

Additionally, development standards for the RO zone, including lot, yard, and height requirements
and minimum design and performance standards closely resemble those established for the CO
zone, and would allow for compatible development patterns with the surrounding areas. The
existing properties located within the RO zoning district are generally developed with single and
multi-family residential structures with various office uses. The current CO regulations may be
amended to allow detached single-family dwellings by-right, to prevent nonconformity of such uses
that are not associated with small group homes.

3.2.2 Elimination of the Regional Commercial (CR) Zoning
District

Presently, there is one Regional Commercial (CR) zoned site that is comprised of two parcels totaling
an area of approximately 16 acres located at the southwest corner of the Industrial Boulevard and
Hesperian Boulevard intersection where a Costco Wholesale and Gas Station is located (see

Figure 2). Current CR zoning regulations limit the development of the site to large-scale retailers
(minimum of 100,000 sq. ft.) and multi-family residential uses, subject to specific streamlined
ministerial approval requirements if the housing development complies with applicable affordable
housing density thresholds and design and zoning regulations. The CR zoning district also supports a
range of secondary commercial uses, including restaurants, supermarkets, small-scale electronic
retailers, and automobile repair services as ancillary uses. It is recommended that the CR zoning
district be rezoned to General Commercial (CG) to be consistent with the existing use or
Neighborhood Commercial (CN) to be consistent with the surrounding neighborhood.

3.2.3 Elimination of the Limited Access Commercial (CL) Zoning
District

Currently, the Limited Access Commercial (CL) zone is limited to four areas:

= Along West A Street, on both sides of the Interstate 880 highway (I-880) (See Figure 3).

= At the southeast corner at the intersection at West Winton Avenue and Santa Clara Street and
along West Harder Street, west of the intersection at West Harder Street and Santa Clara Street
junction (See Figure 4).

= Along West Harder Street, west of the intersection at West Harder Street and Santa Clara Street
junction, as shown in Figure 4.

= West of the Mission Boulevard and Rousseau Street intersection (See Figure 5).

All existing CL-zoned parcels are surrounded by single and multi-family residential and commercial
zoning districts, including Low Density (RL) and Medium Density Residential (RM), Commercial
Neighborhood (CN), and Commercial Office (CO). Although the CL-zone sites share the same zoning
designation, each site differs in terms of the existing development and General Plan Land Use
Designation. For instance, the CL-zoned sites at the corner of West Winston Street and Santa Clara
Street are developed with public facilities, including the post office and police department and have
a General Plan land use designation of Public and Quasi Public (PQP), as compared to the CL zoned
site along West A Street which are developed with commercial uses and have a land use designation

Analysis of Hayward Codes and Practices 9
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of Commercial/High Density Residential (CDHR). The remaining sites, near the West Harder Street

and Santa Clara Street Junction and the Mission Boulevard and Rousseau Street intersection,

contain a vacant lot and commercially developed properties with a land use designation of Retail

and Office Commercial (ROC). As such, the existing CL zoned sitesd o n ’ t contain a unifie
deserving of its own zoning district and may be rezoned to either Neighborhood Commercial (CN) or

Commercial Office (CO), depending on the underlying General Plan Land Use Designations.

The existing CL sites are developed with uses which are permitted (or conditionally permitted) in the
CN and CO zoning districts. While there are differences in minimum lot size standards, the yard and
height requirements and permitted uses in the CL district as compared to the CN and CO zoning
district, the regulations do not significantly differ from the existing CL zoning districts. Additional
amendments to the permitted uses may be considered to prevent the non-conformity of some
existing uses, including delicatessens, hotels, and motels.

3.3 Conclusion

The recommendations outlined in this report are |
zoning regulations in support of the Hayward Business Friendly project. By updating land use

definitions, incorporating a procedure for temporary uses, adding code navigational tools, and

developing a consistent organizational structure to the commercial sections of the Zoning

Ordinance, the City can better accommodate evolving commercial trends and promote the

activation of underutilized commercial spaces. These targeted amendments would help create a

more predictable and responsive regulatory environment that encourages investment and supports

economic vitality in Hayward’s commerci al areas.
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Figure 3 Limited Access Commercml Districts
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Appendix A

Downtown Hayward Commercial Assessment



METROVATION Metrovation Retail Resources

RETAIL Consulting

RESOURCES 3527 Mt. Diablo Blvd #487,

CONSULTING Lafayette, CA, 94549
April 12, 2025

Project No: 2417112

Jason Montague, MPPA, Senior Planner
Rincon Consultants, Inc.

449 13" St#303,

Oakland, CA, 94612

Subject:  Downtown Hayward Commercial Assessment (Task 5)

Dear Mr. Montague:

Metrovation Retail Resources Consulting is pleased to submit this Downtown Hayward Analysis,
which includes the following: 1) a SWOT Analysis, 2) Commercial and Demographic Analysis, and
3) Void Analysis & Supply and Demand. This is being submitted to the Citgrisleaoe with the

scope for the Businedariendly Hayward Project Task 5.

Project Understanding and Introduction

The City of Hayward intends to (1) streamline entitlement and permitting process to facilitate the

establishment of desirablbusinesses across commercial and mixed zoning districts in the

City and (2) to activate vacant and underutilized properties and storefronts in the Downtown. For

8Z e+ }v }i B3]JA U v ee eeu vs }(8Z }AVS}Av[e "eSE VPREZeU A |
v SZE 8+ ~"tKde A e Ju%o0 § X dZ A~tKd ee e JAVS}IAV pe]

typically apply to evaluations of downtown environments. In addition, the Consultants

researched and prepared a commercial and demographic analysis of the Downtown.

Many Bay Area cities, (Mountain View, Palo Alto, Vacaville, Campbell, and San Jose among them),
are undertaking similar assessments of their downtowns primarily to address vacant and
underutilized properties. Shared conditions that are challenges to tlvé@alezation of these
downtown areas include:

Hj]o JvPe §Z S v S} E SE}.SS }E p% PE X DvGC & Z]
more costly to redevelop and renovate than nbistoric structures, and are subject to
additional State, County dZity regulations and permitting.
Properties that have a lowost basis, but owners lack the funds or are unwilling to
upgrade the space or provide funding assistance for tenant improvements.



Properties and spaces that are not appropriately designed for retail tenants because they

VIS Z A 3Z w6t )¥ptIE or ceiling heightsr the buildings lack the proper
H8]o]s] ¢« (}& 8} C[* €E S JolE 8 P& vS § v v8eX
Traffic circulation, parking, tenant mix, and overall physical environments that affect
walkability, placemaking, and appeal to visitors and customers.
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community gathering spaces withttractive streetscape amenities, walkable blocks,
accessible parking, and a clean, safe environment.

This Commercial Assessment of Downtown Hayward involved the following tasks:

1. Z A] A }( 8z ~1ii6 A psS]A ~puu EC }( 8Z , CAtaion }AvI}IA\N
& W EI]vP D v P uvs Wo v_
Z Al A }( 8z ~1ii6 13C }(, CA & }AV3}AvV "% ]. Wov v }
Z Al A}(8Z ~}Av3}Av , CA &E Juupv]EC v .83 ]eSE] § 1iio I
]*SE] §$ Wo v_
4. Driving tour of Downtown Hayward conducted April 15, 2025
5. Interviews with economic development and planning staff to identify past and current
S]tve §Z ]SC ]e pv &S IJvP §} E ¢+ S$Z .v JvPe (E}u SZ W
v 8Z , CA & }AV3}AvV "% ]. Wov v } X
6. Review of available retapaces, and their associated rents.
7. Review of demographic information that typically would be provided to a retail tenant or
broker such as housing (type of occupancy), household income, education, diversity, etc.
within concentric demographic circles around the center of Downtown.
8. A Void Analysis and Supply and Demand Report identifying tenant types that are currently
ul]ee]JvP (E}u 3z YAvE}Av 8Z § u]Pzs .5 ]Jv §Z & e lv L
location criteria with the location conditions (including demographics) of the ridaown.

>
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SWOv parking lots, buildings, vacant propertieshat provide examples of the Consiillv S« [
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Executive Summary

Downtown Hayward, City of Hayward
Source: Wikipedia

New shoppers entering Downtown Hayward for the first time will notice the opportunities for
revitalization and strategic enhancemenWith focused investment and advance planning, the
area has the potential to become a more vibrant and attractive destination for businesses,
shoppers, and visitorgopportunity)

Three key areas offer the greatest potential for improvementrifent weaknesseks parking
availability, traffic circulation, and overall aesthetics. By addressing these elemehish are

E]8] o ( 3}E- ]v A EC Evthe]CityEdr unldck thedull dtewntial of its vacant
and underutilized storefronts and properse

Situated within the boundaries shown on the aerdilove the Downtown is centrally located
and accessible for Hayward residents in the immediate vicinityesiderces of theoutlying hill
locations §trength) and is welpositioned to grow into a strong commercial hub. While the area
currently lacks some of the visual and functional improvements of aplaatined andsuccessful
business district, this underscores the opportunity for positive groi@mpportunity)

Enhancing sidewalk conditions, improving the maintenance of public and private spaces, and
1A 8]JvP A v3 % E oe v *]Pv](] vignage, hapiAg $o aftact npwSE] 5[



retailers andmoreimportantly, retention of /E]«S]vP €& § Jo E+ §Z § , CA & [« ]3]I
to enjoy. Directional signage would upgrade the ability for both car and foot traffic to navigate
the area and find thé&owntown destinations and availabfgarking.

JAV3}Av , CA E o0& C Z + «SE}VP (}uv 8]}vo o uvsieU }E
support a more walkable, pedestridrnendly environment gtrength). Adding strategic
adjustments to traffic patterns and calming measures to reduce vehicle speeds will encourage
greater foot traffic and enhance access to local businesses

There is also considerable opportunity to enrich the Downtown experience through placemaking.
By introducing more streetscape amenities and creating welcoming spaces for dining, socializing,
and gathering, the area can evolve into a commugiyntered desination where people want

to spend time.Improvements to traffic flow and parkinaccessibilityparticularly resolving the
challenges posed by ongay street configurations that cause confusiwill contribute to a

more seamlessisitor experienceThe City has been made aware of the improvement needs and
has ]v 1] 1 }(( AN NS E § https:/ViwENRRVERIdU W
ca.gov/discover/news/may25/safstreetsdowntown-aimstransformloop-saferhayward

downtown that will help to overcome the some of the current negative traffic patterns.

In addition, there are vacant properties, both land and buildings, that have leflaimattended,
many of which are fenced or boarded W¥hile some of thesesiteshave been entitled for a
future developmentthey should bekept clean, continuously maintained and properly fenced so
they do not contribute to a perception of blight. The appearance of blight agtually create
blight in the long run

A Demographic Analysis and a Void/ Sufipdynand Analysis were also completed with the

SWOT assessmememographicdata was obtainedising afive minute drive time and a@ne-

mile concentric radius (common for the retail industry) from the Lucky Supermarket at 22555
Mission Blvd. S}}o 00 A"D}e ] Z %}ES_ % E}.0 S$Z U}PE %o Z]
% } %0 5]}ve 0]A]JvP A]3Z]v §8Z ]88 v ] v§]. v }EP v]I 38Z u
Characteristic CategorieslZ o EP 3 § P}E] » *uyEE}pv JvP §Z }AvE}Av
Singles, Flourishing Familiesyd & u]o C harnd\are defined belowThese categorieare

based orconsumerdemographics that analyze thiéestyle, behaviors, and cultural preferences

of certaingroups. Based on this information, a list of rete@hant categories that would appeal

§} SZ o <% ]. UI}PE % Z] PE}U%oe Z - v ] vsS]. (seethdv opu
Supply/Demand reports).



The Supply/Demand reports clearly demonstrate that for Downtown Hayward to effectively
support new brickand-mortar tenants, it must draw customers from distances at least one mile
A C }E A]S% Zinimute.dkive time.A Void Analysis that combines soft indicators (visitor
patterns and consumer preferences) with data sets (demographics, behavior, social,
environmental, and business information) was completed to determine market supply and
demand inthe Downtown areaThere are caveats and drawbacks to this type of assessment that
Jv op ~]e S }pE - SZ S u Clougsorihew locaitidas & NortkErn California
or (ii) national retail trends (impacts of COMI®, online shopping, demographic shifts), or (iii)
the location criteria of retail stores.

In conclusion, Downtown Hayward has strong potential for new retail but overarching
weaknesses such ame way street configuratigntraffic circulation speed of traffic,overall
congestion andhe difficulty of accessingublic parking lotsalong with the current negative
perception ofDowntownthat «]Pv]. v S odpporfunjtfes to lease the vacaiuildings and
upgrade the overalletail § v v3e (}J& 8Z ]35C[* }AVS}AvVX



.  SWOT Analysis

A. Cleanliness and Appearance of Public/Private Commercial
Properties

As noted in the executive summary, the overall image and appearance of Downtown Hayward is

one of the challenges in attracting new businesses, visitors,saogpers. Numerous vacant,
boardedup buildings and empty lots are scattered throughout the Downtown déoe example,
a fouracre fenced, vacant property at 22471 Mag@e (as outlined in the aerial photo below),
that has been approved for a mixese housing development, is not being maintained properly
Possible short term solutions include:
Utilizing code enforcement taequire the property owner to upgrade the fencing,
potentially creating a surface for murals or "coming soon" information.
Requiringconsistentproperty maintenance that includes removal of weeds and trash as
often as monthly.
dz - §]}ve E (E]8] o0 8} Ju%E}A]vP }AVE}Av[s Ju P v o}

i Zal & o g , F . .' .
Vacant Land at 22471 Maple Ct
Source: Landvision

A large vacant building ithe middle of Downtown ighe closed CVS store (see aerial photo
below). Boarded up windowsletract from a more positive image of the area. The CVS parking
lot has extremely poor auto circulation, with curbs separating adjacent parkinghiatsnakeit
difficult for customers to navigate between them. Although the CVS building is vacant, the

S1h



parking lot along with adjacent lotshould & }v.P fofbetter circulation' The current
blocked parking lots create the impression that each property is isolated and neglddied
mightresultinav A E 3 ]o 3%aock of fidrest in leasing the CVS building.
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Prking Lot Downtown Source: Landvision

CVS &

Difficult access to Citgwned parking lots and poorly maintainpdopertiesas mentioned above
will }v3lvp 8} puv Eulv  YAV3}AV[e %% 00U % E ¢ vVE]VP «]Pv]. Vi
shoppers and future retail tenants.

Other examples of% }}@E u JvS v v V. %o}ee] O ol]PZS ] vs§]. HE]VP
include the following (but not limited to):
Property Comments
808 A St. Vacant Commercial Space
CVS Storefront Boarded Windows
730 A St. Vacant
Prime Time Nutrition Fenced Lot at Rear
Southwest Corner oMontgomery & A St. Empty Lot
Southwest Corner of Foothill & C St. A planned cannabis dispensary is approved for this
parcel.The property owner might be asked to add
cME( <+ 8} 8z (v 8§} v Up&E ¢
signs to add appeal to thiorner
Foothill at C St. Vacantfencedlot
Plaza Center Garage Needs exterior painting

1 The Cityowns portions of the parking lot.



>U IC[e "Z}% %o ]VP VvS & At a minimumthe centerneeds a new coat of paint &
well as new landscaping to enliven and enhance
parking lot and the walkways to the businesses. ]
entrance to the market is by design hidden in an alc
opposite the parking garage elevator. Signage c(
help shoppers walk more directly from the

% EI]vP 0}8 8} §Z u EI §[+ Vv3E
Many businesses lack appropriate areas for trash and loading. Between Second St. and Foothill
Blvd, on B St across from the funeral home, there is a trash container in theofighay and

other containers that are nasafely stored Trash containers with no propstoragecontribute

to a blighted appearance, even if the area is not actually blightéisfinding also notes the

importance of providing information about trash requirements that require sorting bins and trash
enclosures for food establishments

B. Parking and Circulation

10-Minute Walk From BART
{7777) 5-Minute Wakk From BART
E:J Hayward City Limits
Open Space
I Civc Space
wmns BART Line
Creeks
" One-Way Street ("The Loop®)

© Five Lane Street ) Seven Lane Street
© S Lane Street @ Eight Lane Street

Sourcehttps://norcalapa.org/2019/09/reclaiminglowntown-for-people/

While BART provides a regional transportation advantage, the trgikch runs along Western
Blvd)separates Downtowrfrom residential neighborhoodaround it and presentsan obstacle
to overall traffic circulation in the Downtowrd raffic circulationand traffic speedalong major
streetsdo not facilitate easypedestrianaccess to businesses and parkifighe City iscurrently
working to addressthis throughimplementation ofthe Safe Streets in Downtown program:

https://www.hayward-ca.gov/discover/news/may25/safstreetsdowntown-aimstransform-
loop-saferhaywarddowntown.)




As the Void Analysis points out later in this report, the City of Hayward needs to draw shoppers
from outside thecity limits to support new and exciting tenants in its Downtown underscoring
the importance of convenient circulation and access to parking.

Photo of Downtown Hayward

There is insufficient accessible parking for many businesses. Parking lots/spaces do not anchor
each block of Downtown. For example, businesses on Foothill Blvd between A and D Streets do
not have direct access to parking. Most shoppers will not park two to three blocks away,
especially along an extremely busy street, to access the businesses on the East side of Foothill
(between A & D streetsT.herefore the retail alonghose blocks oFoothill will continue tdhave
somewhat quick tenant turnover

There aresome City-owned parking lotsthat due to construction orclosuresdo not always
appearto accommodatepublic parkingFor example, accesgas deniedo Lot5 on the dayof

the driving tour.Directional signs are needed to guide shoppers to parking lots and businesses
because the onsvay streets result irautos drivingin unintended directions. Cars are often
unable to turn around or turn ofirom the one-waystreets. For example, parking lots between A

and B Streets and Foothill Blvd, near the Physical Therapy building, are segmented and circulation
is restricted.

There currently are no dedicated parking lots for employees of Downtown businesses; most
employees park in front of, or close to the businessbsrethey work which reduces the spaces
available to shoppers. Since access and availability of parking are high priorities, the City could
designate spaces in a Giiyvned parking structure or lot for use by Downtown workers.

C. Placemaking

Shopping, whether in a mall or downtown, has become an experience that includes dining, retail
shopping, gathering with friends for drinks, and entertainment. A key element of the shopping

E% E] Vv ] "%0 ul]lvP_ AZ] Z % E}A] ent fédr shoppeld witht VvA]E
amenities, activities, streetscape and landscape features that add to the experiEémer are



many events and activities sponsored by the Chamber of Commerce such as the Downtown
Hayward Street Parties, Juneteenth Freedom Celebration, summer concerts, and the weekly
( u E-[ u tlat bgingresidents into the Downtown for an entertainment experience that
shouldincludehanging around after the event falining andadditionalshopping.

Downtown Hayward has many potential placemaking opportunities. Cinema Place, and the
section of B St, from Foothill Blvd to Main St. (outlinedreen in the photo below), already sa

great potential for creating the sense of place that is found in successful downtowns. Even though
B St. is one way (and most retail consultants would agree both A and B Streets in the Downtown
area should be twavay streets) there is easy access to pagkand parking lot circulation that
allows for walkable access to the restaurants and retailers alongTiSts a critical element for

a desirable downtownilt creates a place kere people want to band strengthesthe presence

of the cinema which is an important anchor and ameniiiynding an alternative use farformer
cinema most often poses a challenge in that it is expensive-tostall a level floor. Such costs

are normally borne by the property owner before the anchor space can #enanted. The
Century Theatreis approximately 38,000 sf. While there are tenants in that size range, the
property owner will want to evaluate the cost of demising the spadsle analyzinghe cost of
replacing the flooto determine the right size for effective marketing andtemanting The fact

§Z § §Z i vS8 e S8]}vi( "~ o& C Ze+ & S8 Ne ve }( %0
will help in releasing the theatre if ibecomes vacant

A similar sense of place could be created along A St, from Foothill Blvd to Main St. (outlined in
blue in the photo below), if the streets could be changed to-may traffic; auto movement
between parking lots and around buildings were allowed; and walkvitom A to B Streets and

the businesses were created between these blocks.
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Source: Landvision
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Watkins (outlined in red in the photo below). Agaireating a walkable area from City Hall across
Watkins, with easy car and pedestrian circulation between B and A StrEeiscould be an
important improvement and location advantage for shoppers and businesses. These activities
underscore the importance of placemaking and the upkeep of Downt@veating all these
destination areas, along A and B Streets, and from City Hall across Watkins, will better
accommodate residents and visitors in the pedestrian circulation that will enhance Downtown
and present it as a major attraction in the East Bay.



D. Streetscape Improvements and Amenities

Many streetscape improvements and amenities, including decorative landscaping, benches, and
trash binshave been added to key blocks of DowntoWirhese streetscape amenities help make
Downtown streets more attractive to customers; contribute to walkability, and create a stronger
sense of place and experience that encourages people to stay longer. Similar improvements and
amenitiesare neededat the Lucky shopping center.

E. Crime and Safety

According to City staff, while parking structures are well lit, there is a perception held by residents
and visitors that the Downtown area has safety issues (there has Aemmimal amount of
criminal activity reported). For these reasons, the parking structure behind the movie theater has
low utilization No ongoing security, beyond the Hayward PollBepartment,is currently
available in the Downtown.

As with many downtowns and cities, theege issues and concerns regarding the unhoused
population® Programs are in place to address them such as the Navigation Qahteh will be

2 Note: Staff responded that the Downtown Hayward Improvemassociation has installed some hanging planters and other
streetscape enhancements. However, more needs to be done especially for the Lucky Shopping Center

3 A recent community survey showed that homelessness and providing services to this population were ranked high
priority for residents.



moving to the former St. Regis Retirement Centéhe St. Regis willbecome a unique,
comprehensive residential and community campus for behavioral health and homelessness
services, with a special focus on developing services to meet the additional physical healthcare
needs for older adults and other community members withdical fragilities.

In addition, The Peace Haven, which is a-poofit that gives assistance to thender servecand
senior communities in Hayward and the extended arémalso located in the Downtowat 1063

A StWhen the nonprofit gives away food in its parking lot (behind thalding) it presents issues

for existing and potential retailers alike. Retailers sell products and services. Customers of the
non-profit are not normally the customers of existing and potential retailers. While both services
(charity and retail) are neextl in Hayward, their goals are not always aligrilde nonprofits,

while serving an important community needhay also inadvertently contribute to less positive
perceptions of the Downtowandcan bea concern for ay business (especially retail) considering

a nearby location, such ake former CVSbuilding However, every community must balance
economic development goals with other important community needs such as supporting the
most vulnerablgpopulations

F. Housing

There is aradequate inventory of attractive housing in the Downtown, including market rate,

affordable, and senior housing but more housing is needed to provide a sirdrage of

shoppers for businesses. Adding housatigws foreasy access for pedestrians and autoshe

Downtown and helps with sistaining a safe, walkable environmeriowever, according to

VWV ]V UeSEC % E}( *]}Vv odense marketnaie sullifamily housing may not
.Vvv]ooC ( *]J]o (}JE& v}3Z E (}uE bBoph high dhdiderXdengiE E v3oC

housing is allowed by rightt Downtown. Thignay lessen one constraint for new housing by

allowing the development of townhome projects. Townhomes are the most financially feasible

]v S} r@drket.
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businesses and restaurants. It aged the restaurants were mostly quick service and cafes,
althougha few white tablecloth restaurantsere busyOther tenants includedeveral bars, and

afew entertainment facilitiesuch as Sector 19 Laser Tagool hall and a café that has desktop

gaming thatappealsto a younger demographjcand the Century Theatre with its Art Council

gallery on the ground flooiThere are few stablishments that offer live mus{@he Bistro and

The World Famous Turf Club) in the DowntoWhere are a limited number of retail businesses

that sell goods; most businessesemto be service providerswhich is in line with most brick

and mortar today Theredid appear to be more autdocused services and more massage



establishments than in other East Bay Downtowns.

Chase Center at Foothill and City Center is the pmate office complex in the Downtowaiong
with City Hall The lack okdditional office space and workers in the Downtown affects the
daytime business for restaurants and stoeesl reinforces the need for more housing.

Strength Weakness Opportunity Threat
Appearance and Overall Layout. One way Streets. | Create a better Difficulty in
Layout of Downtown | '}} ~ }v «_ y Difficult access to | functioning turning theone-
base structure some of the Downtown. way streets into
parking lots. two-
way streets.
Cleanliness and Lack of Install more Potentially the
Appearance of cleanliness and appropriate areas | cost of installing
Public/Private appearance for businesses to | additional trash
Commercial makes it difficult dispose of their facilities and
Properties to attract new trash. us]. S]J}tv
businesses. programs.
Inadequate trash
cans.
Placemaking Cinema Place is Existing onevay Many existing Losing the movie
already a great stall streets opportunity sites theater
to placemaking Walkability for placemaking.
Downtown Also creating two
way streets.
Streetscape Lack of trash cans,| Add more trash If the City were to
Improvements and benches, etc. bins and trash establish a Master
Amenities Many businesses | storage areas, Sign Program, it
also have their benches, etc. Add would need to be
windows boarded | additional very flexibleto not
up. directional signage Jourdentenants
with additional
costs.Otherwise
landlords and
businesses may be
resistant The
Downtown
retailers are not
financially strong
enough yet to carry
additional
economic burdens.
Crime and Safety Welklit parking Perception from Transitioral Housing

lots and buildings

the community
and visitors that
crime is an issue.
There is also an
unhoused
community that
generates
concern.

canbe seen as an
opportunity andalsg
can be perceiveds §
weaknessthough
State law requires
that it is allowed by
right anywhere
residential
development is




Strength Weakness Opportunity Threat
permitted.
Adding public or
private security may|
add a sense of
security to the
Downtown.
Housing Adequate Denser, 57 story There are other
inventory of multi-family possible housing
attractive housing | housing will not be | sites in the
including market | .v v ] ooC ( | Downtown. Lower
rate, affordable for another 45 density townhomes
and senior housing| years. seem to be .
financially feasible,
and they normally
offer afor sale
product, versus a
rental product.
Parking and Free parking at publi Inability to circulate| Addingemployee | The existingne-
Circulation parking lots through Downtown | parking for the way street posesa
easilymakes businesses can freq hugechallengeto
it difficult to up key parking .Xing the circulatior
reach/access the | spaces for shopper| problem.
public parking lots.
There is very limite(
parking on A and B
St. Often the
business a custome
desires to access ig
blocks awayo somg
businessesvill lose
customers due to
lack of parking
within a normal
walkingdistance
Business in An existing diverse| Too manyauto Attract businesses | Lack ofprivate office
Downtown range of service/retall that serve a workers(beyond
restaurants and stores and younger City staff at City Ha
businesses. massage demographic (live = makes it difficult to
establishments. music and supportrestaurants
Need more experiential).

businesses to
support a younger
demographic

Adding residential
units Downtown
would support local
restaurants
especially given the
rise in remote
work.




. Commercial and Demographic Analysis

For thisdemographic analysis the Downtown Lucky Supermarket, located at 22555 Mission Blvd,
A e e . v E %}]v8 }E VvSE o0 o0} S]}vX dZ v oCe]e E G S-
radii v 0.25 miles, 0.5 miles, and one mile from the Lucky store.

Demographic data from both Placer.ai and SitesUSA was utilized for this analysis. These sources
provide insights into current demographic characteristics and how they impact and relate to the
HEE}uv JVP E § Jo A]8Z]v §Z v E ]]X

One of the more interesting and insightful tools used for demographic analysis Mdbkaic
Demographic ReportdZ D}e ] UIPE %Z] Z %}ES 0 *¢]. » Z}ue Z}0o » Vv
in the United States based on their demographic and socioeconomic characteristics. It uses a
system developed b¥xperian which groups households into 19 overarching groups and 71
unique types. These segments provide insights into consumer lifestyles, behaviors, and cultural
preferences.

The information in the chart below has been organized to providéearer and more concise
recap of the Mosaic Demographic Report.

By Population(Ranking Color Code: Green = #1; Yellow #2, Blue #3)
Group .25 Mile .50 Mile 1 Mile

ANMPv]. v8 AvPo 25.5% 17.3% 14.6%
Diversely aged singles earning rsithle incomes
supporting active city styles of living

Singles & Starters 10.6% 8.8% 9.4%

Young singles starting out and some starter families
living a city lifestyle

Young City Solos 9.5% 5.3% 2.3%
Younger and middlaged singles living active and
energetic lifestyles in metropolitan areas
Flourishing Families 15.9% 24.6% 17.7%
Affluent, middleaged families and couples earning
prosperous incomes and living very comfortable,
active lifestyles

Family Union 7.9% 15.5% 21.5%
Middle income, middleaged families living in homes
supported by solidlue-collar occupations

Bourgeois Melting Pot 11% 12.7% 13%
Middle-aged, established couples living in suburban

homes

Thriving Boomers 7.1% 3.7% 3.8%

Uppermiddle-class baby boomegige couples living
comfortable lifestyles settled in suburb&omes
Golden Year Guardians 3.5% 2.6% 3.7%
Retirees living in old homes, settled residences and
communities

Cultural Connections 3.1% 4.6% 7.2%




Diverse, midand lowincome families in urban
apartments andesidences

Thrifty Habits

Costconscious adults living alone in urban areas

0.7%

<0.5%

<0.5%

}JulvP Al8Z }v. v
Prosperous, established couples in their peak earnin
years living in suburban homes

1.6%

0.8%

0.7%

Blue Sky Boomers
Middle-class baby boomeaged households living in
small towns

0.9%

<0.5%

0.5%

Promising Families
Young couples with children in starter homes, living
child-centered lifestyles

1.1%

1.9%

2.1%

Suburban Style
Middle-aged, ethnicalymixedsuburban families and
couples earning upscale incomes

0.9%

0.6%

1.4%

Power Elite
Middle-aged, ethnicallymixed suburban families and
couples earning upscale incomes

0.7%

0.7%

1.2%

Aspirational Fusion <0.5% <0.5% <0.5%
Lowerincome singles and single parents living in
urban locations and striving to make a better life

*Data Source: Placer.ai Mosaic Demographic Report

1) The highest population grougvithin a quarter mile of the Downtown (measured from
§Z >p IC «3}E 3§ 1TAfAfA D]e*] W] PoA. «\|3 ~]odRavadteristics of
this group are shown in the chart below. This demographic group occupies 25.5% of the
total population within a quarter mile.

Z $]o S v vVvs

& PYE] » §Z § A}Ru]. %030 "t been listed below.

APv]. vS$ "3dreRbaracterized adiversely aged singles earning mgtale incomes and
supporting active, cityoriented lifestyles. The retailers would generally be included in the

following categories:

Category Type of Retailers
Dining and Trendy cafes, bistros, and coffee shops with comfortable social spaces.
Nightlife Casual dining and fastisual restaurants with diverse cuisine options.

Wine bars, crafbreweries, and cocktail lounges for socializing.
Latenight eateries and dessert shops.

Fitness and Wellnes

IusSl<p .8v e oS PilatesGgiR, HIIT).
'Cue Vv Z 03Z op -+ Al3Z G £l o uu E*Z]% }%3]}veX
Wellness centers offeringnassage, acupuncture, and spa services.
Specialty vitamin and supplement stores.

Personal
Services:

Salons and barbershops with a focus on modern styles.
Nail salons, lash studios, and skincare centers.

Tattoo and piercing studios.

Dry cleaning angersonal laundry services.

Entertainment
and Social
Experiences:

Music venues, karaoke bars, and live performance spaces.
Gaming lounges (e.g., escape rooms, VR arcades, and board game cafes).
Cinemas with upscale seating and food options.




Art galleries and creative studios offering workshops.

Technology and - Mobile phone retailers and repair shops.
Gadgets - Electronics and gaming stores.
Specialty camera and audio equipment shops.
Convenience and - Small grocery stores arban markets with fresh produce and reathade meals.
Essentials - Pharmacies and health and beauty retailers.

Convenience stores offering graimd-go options.
Specialty liquor stores with a curated selection of spirits.

2) The highest population group withinone half mile of the Downtown is called

NE&OYUE]*Z]VP_X ukolEe S EH]*SEP PE}IU% & Y 0}AX
demographic group occupies 24.6% of the total population withinhalf mile of
Downtown.

Z 5]o 3 v vse §Z 8 A}Jpo %% o 3} 87 u JRdEisking FamilEsy % . v
characterized amffluent, middle-aged families and couples with prosperous incomes and
active lifestylesv would generally be included in the following categories:

Category Type of Retailers
Dining and - Upscale and familfriendly restaurants offering diverse cuisine.
Culinary - Specialty bakeries and patisseries for gourmet desserts.
Experiences: - Highend coffee shops and tea houses.

Specialty food storeforganic, glutedree, international ingredients).
Wine shops and craft breweries with tasting rooms.

Health, Fitness, - WE u]Jpu .8v e v3 E-U -prerted §yrs and $palts clubs.

and Wellness - YogapPilates and cycling studios.

Spa and wellness centers offering massages, facials, and beauty treatments.
Highend medical and dental services (cosmetic, orthodontic).

Specialty health and nutrition stores (vitamins, supplements, organic products).

Family - Familyfriendly entertainment centers (arcades, VR experiences, indoor playgrounds).
Entertainment - Movie theaters with upscale seating and dining options.
and Activities - Art studios and creative workshops for kids and adults.

Educational play centers (STHEMrning, arts and crafts).
Music schools, dance studios, and martial arts centers.

Personal Services - Fulkservice salons and barbershops.
Luxury pet grooming and supply stores.
Dry cleaning with premium garment care.
Personal concierge servicggrand running, event planning).
Specialty Retail : Z]lo & v[e 0}SZ]JvP v S8}C *S}E X

- Highend grocery stores with organic and international options.
Gift shops featuring artisan products and home accessories.
Specialty bookstores with family andZz]o €& v[e ¢ S]}veX

Home and Garden - Home improvement stores focusing on upscale interior design.
Specialty gardening stores with premium plants and outdoor décor.
Kitchenware and gourmet cooking supply stores.

Custom furniture and interior desigstudios.




3) The highest population group withirone mile of the Downtown is called the
N& u]oC h\dharackeristics of this group are shown below. This group
occupies 21.5% of the total population withih mile of the Downtown.

Retail tenants that would appeal to the demographic gréEpmily Union" v characterized as
middle-income, middleaged families living in homes supported by solid bhaellar
occupationsv would generally be included in the following categories:

Category

Type of Retailers

Family Dining and
Casual Restaurants

Familyfriendly, casual dining restaurants (pizza, American diners, Mexican cuisine,
Chinese takeout).

Fastcasual restaurants with affordable, hearty meal options.

Ice cream parlors, frozeyogurt shops, and dessert cafes.

Familyowned bakeries and sandwich shops.

Everyday Necessitig
and Grocery Stores

Discount grocery stores (Smart & Final, Grocery Outlet, Aldi).
Convenience stores with greamd-go options.

Local butcher shopseafood markets, and produce stands.
Ethnic grocery stores offering culturally diverse products.

Personal Care

Affordable Discount clothing stores for the whole family (Ross, Marshalls, Old Navy).
Fashion and Footwear retailers with affordable options farork boots and casual shoes.
Footwear Kids' clothing and accessory stores (Carter's, Children's Place).
Local thrift shops and consignment stores.
Home Hardware stores (Ace Hardware, True Value).
Improvement and Appliance and home electronics stor@est Buy, Home Depot).
Supplies Discount home goods stores (Big Lots, Dollar Tree).
Stores offering affordable furniture and mattresses.
Health and Familyfocused health clinics and dental offices.

Affordable hair salons and barbershops.

Nailsalons and beauty supply stores.

Fitness centers with family memberships or affordable monthly rates (Planet Fitness,
Crunch).

Family
Entertainment
and Recreation

Movie theaters with affordable ticket pricing.

Bowling alleys, arcades, and family ftemters.

"%o}ESe v E E S]}v E S$]Jo Es ~} E®&U <« o0o0U v
Toy stores with educational and affordable options.

Auto Services and
Essentials

Auto parts retailers (O'Reilly, AutoZone).
Discount tire shops and oil change services.
Carwashes and detailing centers.

Used car dealerships.

Specialty Retail and
Services

Pet supply stores with affordable pet food and care products.
Craft stores (Michaels, Joann Fabrics) for family activities.
Party supply stores for birthday and famikglebrations.

Thrift and discount stores for home essentials.




lll.  Void Analysisand Supply Demand

The Void Analysis was conducted using Placesoftware. Placer.ai leverages foot traffic
analytics, machine learning, and data science to congugply and demand analytics. This
allows them to analyze visitor patterns, understand consumer preferences, and generate
actionable insights for businesses. They combine this with other datasets like demographics,
behavior, social, environmental, and busas data to provide a comprehensive view of the
supply and demand in any designated area.

The drawback of any supply/demand analysis is that the business data used comes from the
vepeU % ] 00C SZ E}ESZ u E] v /v peSEC o0 °*°¢]. S]}v ~"CeS

sixdigit numbers that classify businesses by industry, used by fedeealcess to collect and

analyze economic data. Businesses also use them for market research. But many of the industry
pe]v e o SE | E G S ESJoSvvse §5ZS & v} o}vP E $1A

stores.

d} C[*« E §]o 8 v vd VAJE}vu vE Z - V u-+¢JAoC Ju%k 3§ Cv s
Covid 19, online shopping, demographic changes from Boomer purchasers to Millennial
purchasers, to thgghenomenon of private equity infused retailers that produce shorter term

}viu] % E e*pE& ¢ }v SZ & S ]Jo0 }u% VC[e }% E S]}veX

Therefore, tenants expanding into briakd-mortar locations typically fall into a few distinct
categories. These categories generally require customers to physically visit the premises.
Examples include food and beverage establishments (which often eegatond generation

E 3 HE VS *% *+oU .8v e¢  v3 E+U % E+}v o « EA] U E E 3]}

While the attached Void AnalysiSupply/Demand report indicates demand for certa@tail
categories in Hayward, these categories often have location requirements that can only be met
in large regional shopping areas, such as Broadway Plaza Mall in Walnut Creek, Southland Mall in
Hayward, or Valley Fair in San Jose. As a result, many tenawotsechot to locate in a downtown
environment.

The Supply/Demand report was generated from four different locations in Downtown, with
varying distances measured: 0.25 miles, 0.5 modeg mile, and afive-minute drive time. The

.V JvPe P v E 00C <Z}A 0]uls uv Juu ]38 0C E}uv }AVS}AvV
demand increasing as the distance from Downtown grows. However, supply also increases at
greater distances, indicating that customers have accesother shopping options. The
Supply/Demand reports clearly demonstrate that for Downtown Hayward to effectively support

new brickand-mortar tenants, it must draw customers from at lea@ste mile away or within a

five-minute drive (see the maps in the Appendix).



The tenant categories shown in the reports are categorized using NAICS codes. However, these
codes may not always align with how the retail industry categorizes tenants. To enhance clarity,
the tenant categories listed below have been translated from NA&@8s into more commonly

uv E+S8}} €& S$]Jo S P}E] X dZ ]*S v e« pue ~(}E
the Lucky store at 225556 Mission Blvd, arfftv@minute drive time from the same Lucky store.

Ju%o EJe}v[e

Tenant Category

Results Within 5 Min or 1 Mile

Auto Dealers

There is an oversupply

Used Car Dealers &
Auto PartsSupplier

There is demand for approx. 1 used auto dealer and 1 auto parts store.

Furniture Store

There is an oversupply for a traditional furniture store.

Home Furnishings

There is demand for tabletop home furnishings, like lamps, windoverings,
kitchenware, and wall art and linens.

Building Materials

There is slight demand but not enough to support a normal store.

Lawn & Garden

There is demand that could support an independent operator in a small storg
concept.

Grocery Stores

There is enough demand to support 1 or 2 grocery stores. Most likely focuse
Hispanic or Asian products based on the demographics that exist in the
same distances from downtown.

Specialty Food

There is a small demand for specialty featbst likely focused on ethnic
cuisine.

Liquor/Beer/Wine

There is slight demand. Likely not enough to support an independent store.

Personal Care Store

There is demand for a few small stores, typically slzggs, hair removal salons
(European Wax Center), massage parlors (Massage Envy), and possibly
permanent makeup salons.

Department Store

There is not enough demand to support a separate store here.

Other General
Merchandise

This categoryndicates stores like Big Lots, Dollar Tree, Family Dollar and Fiv
0}AU 00 }(AZ1ZZ A Z v 3]}vo]espe o Eu-
for 1 or 2 stores.

Clothing Stores

There is demand for 1 or two independent clothing stores, although this
category has been hit strongly with competition from online shopping.

Shoe Stores

The report shows some demand but not enough to support an independent
regional operator.

Jewelry/Leather

The report shows some demand but only enough to suppaernall
independent store operator.

Electronics/Appliances

There is not enough demand to support a new store.

Sporting Goods/Hobby

There could be enough demand to support an independent sporting
goods/hobby store operator.

Books/Music Store

There inot enough demand to support a new store.

Florist

There is not enough demand to support a new store.

Office/Stationary

The report shows there is enough demand to support an independent opera

Mail Order/Online

Strong demand pus $Z C }v[sork% v

Used Merchandise

There is enough demand for one used merchandise (Crossroads Trading,
Buffalo Exchange, Goodwill).

FullService Restaurants

There is enough demand for a few fa#rvice restaurants, but the operational
difficulties and costhave decimated that category of restaurants in the Bay
Area.




Quick (Limited) Service dZz & ]» Vv}uPZ uv (JE (A Y~*Z[+]v §8Z }AvS

Restaurants extremely high for grease traps, internal hoods, and water hook up&! A 2
generation location would likely need to be found.

Bars/Drinking Places The report shows possibly enough for 1 establishment.

This report shows the City what types of tenatdsocus onfor outreachefforts. A Downtown
location should bedentified .@E S SZ § < U % Catdgbryef &rilér and alsomeets the
criteria of that retailer.

In summary, combining the information in the Demographic Commercial Analysis for Downtown
along with the information in the Void Analysis will allow the City of Hayward to have a good
understanding of what types of tenants should teached out§} AZ v o0}}I]vP §} .00 A
in the Downtown.

v



e Placer.ai

Visitor Demographics

May 1, 2024 - Apr 30, 2025

Property:

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541
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Scan to view on placer.ai platfor




FIERE Visitor
= Demographics
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EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  #715 Benchmark: State

® 0.25 Mile ® 0.5 Mile
Overview
Total Demand $81.01M $159.25M $946.04M
Total Supply $485.98M $576.61M $1.21B

Automobile Dealers

Demand $12.69M $25.57M $154.08M
Supply $351.83M $416.18M $806.63M
Unmet Demand (Demand-Supply) $-339.14M $-390.62M $-652.54M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook

@ Placer.ai



EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Other Motor Vehicle Dealers

Demand $739,267 $1.48M $8.91M
Supply $1.52M
Unmet Demand (Demand-Supply) $739,267 $1.48M $7.4M
Automotive Parts, Accessories, &

Tire Stores

Demand $1.21M $2.44M $14.75M
Supply $8.07M $9.51M $13.83M
Unmet Demand (Demand-Supply) $-6.86M $-7.07M $911,728

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook

@ Placer.ai



EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Furniture Stores

Demand $601,281 $1.21M $7.24M
Supply $5.14M $5.14M $11.57M
Unmet Demand (Demand-Supply) $-4.54M $-3.94M $-4.33M

Home Furnishings Stores

Demand $579,921 $1.16M $6.99M
Supply $670,597 $670,597 $3.58M
Unmet Demand (Demand-Supply) $-90,676 $490,374 $3.41M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook

@ Placer.ai



EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Building Material & Supplies

Dealers

Demand $3.78M $7.58M $45.62M
Supply $11.56M $14.33M $42.73M
Unmet Demand (Demand-Supply) $-7.79M $-6.74M $2.9M

Lawn & Garden Equipment &
Supplies Stores

Demand $359,822 $725,803 $4.38M
Supply
Unmet Demand (Demand-Supply) $359,822 $725,803 $4.38M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook
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EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile
Grocery Stores
Demand $7.58M $15.13M $91.07M
Supply $8.45M $8.45M $53.75M
Unmet Demand (Demand-Supply) $-864,700 $6.69M $37.32M

Specialty Food Stores

Demand $386,471 $771,263 $4.64M
Supply $909,937 $909,937 $2.73M
Unmet Demand (Demand-Supply) $-523,466 $-138,674 $1.91M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook

@ Placer.ai



EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Beer, Wine, & Liquor Stores

Demand $595,001 $1.16M $6.92M
Supply $5.14M
Unmet Demand (Demand-Supply) $595,001 $1.16M $1.78M

Health & Personal Care Stores

Demand $3.84M $7.7M $46.4M
Supply $8.61M $8.61M $19.74M
Unmet Demand (Demand-Supply) $-4.78M $-913,832 $26.66M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook

@ Placer.ai



EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Gasoline Stations

Demand $6.54M $13.22M $79.5M
Supply $18.21M $18.21M $71.61M
Unmet Demand (Demand-Supply) $-11.67M $-4.99M $7.89M

Department Stores

Demand $1.3M $2.61M $15.71M
Supply
Unmet Demand (Demand-Supply) $1.3M $2.61M $15.71M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook
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EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Banchinaike Stata

® 0.25 Mile ® 0.5 Mile

Other General Merchandise Stores

Demand $7.31M $14.59M $87.66M
Supply $31.71M $31.71M $52M
Unmet Demand (Demand-Supply) $-24.4M $-17.12M $35.66M

Clothing Stores

Demand $2.56M $5.14M $30.98M
Supply $5.06M $5.06M $8.35M
Unmet Demand (Demand-Supply) $-2.5M $78,822 $22.63M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook
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EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Shoe Stores

Demand $315,904 $640,109 $3.87M
Supply $1.11M $1.11M $1.11M
Unmet Demand (Demand-Supply) $-795,416 $-471,211 $2.76 M

Jewelry, Luggage, & Leather Goods

Stores

Demand $400,684 $802,914 $4.86M
Supply $1.51M $1.51M $1.51M
Unmet Demand (Demand-Supply) $-1.11M $-707,428 $3.35M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook
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EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541 #715 Benchmark: State

) 0.25 Mile @® 0.5 Mile

Electronics & Appliance Stores

Demand $1.11M $1.83M $9.46M
Supply $2.17M $3.18M $6.86M
Unmet Demand (Demand-Supply) $-1.07M $-1.35M $2.61M

Sporting Goods, Hobby, & Musical
Instrument Stores

Demand $735,718 $1.48M $8.91M
Supply $834,444 $834,444 $2.41M
Unmet Demand (Demand-Supply) $-98,726 $643,669 $6.5M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook
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EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Book, Periodical, & Music Stores

Demand $131,396 $261,771 $1.57M
Supply $285,785 $285,785 $643,016
Unmet Demand (Demand-Supply) $-154,389 $-24,014 $924,808

Florists And Miscellaneous Store

Retailers

Demand $91,683 $184,893 $1.12M
Supply $119,168 $119,168 $476,671
Unmet Demand (Demand-Supply) $-27,485 $65,725 $638,770

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook
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EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Office Supplies, Stationery, & Gift

Stores

Demand $317,716 $632,373 $3.8M
Supply $241,485 $241,485 $1.45M
Unmet Demand (Demand-Supply) $76,231 $390,888 $2.35M

Electronic Shopping & Mail-Order

Houses

Demand $14.13M $27.17M $159.13M
Supply $21.06M $42.11M
Unmet Demand (Demand-Supply) $14.13M $6.11M $117.02M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook
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EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Used Merchandise Stores

Demand $209,030 $418,337 $2.52M
Supply $769,854 $769,854 $1.98M
Unmet Demand (Demand-Supply) $-560,824 $-351,517 $540,454

Full-Service Restaurants

Demand $5.35M $9.93M $56.75M
Supply $12.62M $12.62M $25.9M
Unmet Demand (Demand-Supply) $-7.28M $-2.69M $30.85M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook
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EEEE  Visitor
= Demographics

Lucky Supermarkets
22555 Mission Blvd, Hayward, CA 94541  # 715 Benchmark: State

® 0.25 Mile ® 0.5 Mile

Limited-Service Eating Places

Demand $5M $9.79M $58.02M
Supply $11.44M $11.44M $23.3M
Unmet Demand (Demand-Supply) $-6.43M $-1.65M $34.72M

Special Food Services

Demand $918,628 $1.84M $11.05M
Supply $1.35M $1.35M $2.9M
Unmet Demand (Demand-Supply) $-434,928 $482,014 $8.14M

Calculated using Weighted Centroid from Block Groups | DataSet: STI: Market Outlook

@ Placer.ai









































































































