
STATION 1: INTRODUCTION

Miracle Mile is a vibrant corridor with thriving small businesses 
and outdoor seating. There is a mix of existing storefronts and new 
buildings with ground-level retail and housing above. Pacific Avenue 
is safe and attractive for pedestrians, and goes through the heart of 
a walkable neighborhood.
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the district's energy

Walkable urban fabric with 
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NO! I see it differently

Does this capture your vision? Please place a 
dot on the line below.

What words are missing?

What key conditions are we missing?

FOCUS AREA: MIRACLE MILE

Sidewalk-facing retail and cafe seating create an active 
pedestrian experience along Pacific Avenue.

Auto-oriented uses currently provide a poor gateway to the 
corridor from downtown. 

One- and two-story buildings that face the sidewalk are typical 
along Miracle Mile.

The old Empire Theatre and adjacent storefronts are currently 
vacant and in need of revitalization.  

Existing Zoning 

CG (COMMERCIAL, GENERAL)

RH (RESIDENTIAL, HIGH DENSITY)

RM (RESIDENTIAL, MEDIUM DENSITY)

CO (COMMERCIAL, OFFICE) RL (RESIDENTIAL, LOW DENSITY)

PF (PUBLIC FACILITIES)

ISSUES & OPPORTUNITIES

YES! This is my vision

COMMUNITY VISION



STATION 1: INTRODUCTIONFOCUS AREA: MIRACLE MILE

For each of the ideas below, please let us know if you like it (a green dot) or if you don’t (a red one). Share your 
thoughts by writing notes on the board.

New buildings enhance the pedestrian experience by addressing 
the sidewalk and providing elements of visual interest (entrances, 
transparency, façade increments).

Green street frontage and deeper setbacks at the 
district’s southern gateway. 

Streetscape improvements emphasize traffic 
calming, safe pedestrian crossings, and 
identity (paving, tree planting, lighting, art).
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Ground-floor 
windows create 
visual interest 

Buildings directly line the 
sidewalk, supporting pedestrian 
activity

Windows are placed to not 
directly view into neighboring 
windows

Active frontage 
along Pacific Ave

Deep required setback 
to accommodate green 
gateway and sidewalk

Landscape to 
create a gateway 
experience 

Taller ground-floor height 
provides flexibility of use and 
creates good building form

New buildings step down adjacent to existing houses, place 
windows so as to maintain privacy, and buffer neighboring 
houses from parking, loading, storage and trash enclosures. 
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Existing single 
family houses

New development steps 
down adjacent to existing 

development 

Introduce pedestrian 
crossings at key 
intersections

Wider sidewalks with landscaping 
towards southern gateway to 

Miracle Mile from Harding Way

Create a sense of identity with 
similar gateway features along the 
corridor through lighting, benches 

etc.

Existing landscaped 
frontage along 
Stockton Adult School

Flexible curbside lane for 
parking, loading, pick-
up/drop-off, parklets

Pedestrian bulb-outs 
at intersections for 
safer crossing

DESIGN CONSIDERATIONS AND APPROACHES
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STATION 1: INTRODUCTION

ISSUES & OPPORTUNITIES

The South Airport Corridor connects Downtown with the 
Airport and is home to a concentration of businesses and 
jobs. At the same time, South Airport is an attractive, 
pedestrian-friendly commercial spine for strong residential 
neighborhoods on both sides.

NO! I see it differently

Does this capture your vision? Please place a dot on 
the line below.

What words are missing?

What key conditions are we missing?

FOCUS AREA: SOUTH AIRPORT CORRIDOR

The Rancho San Miguel Supermarket marks the northern 
gateway of the South Airport Way corridor.

New development and enhanced streetscape have made a 
positive impact on Airport Way.

Some older industrial development on South Airport Way does 
not face the street, and sidewalks are missing.

The Prologistix distribution center is typical of newer large-scale 
warehouse development on the corridor.

Existing Zoning 

IG (INDUSTRIAL, GENERAL)

IL (INDUSTRIAL, LIMITED) CG (COMMERCIAL, GENERAL)

RH (RESIDENTIAL, HIGH DENSITY)

RL (RESIDENTIAL, LOW DENSITY)

CO (COMMERCIAL, OFFICE) PF (PUBLIC FACILITIES)

OS (OPEN SPACE)

YES! This is my vision

COMMUNITY VISION



FOCUS AREA: SOUTH AIRPORT CORRIDOR

For each of the ideas below, please let us know if you like it (a green dot) or if you don’t (a red one). Share your 
thoughts by writing notes on the board.

Ensure that new development along the central segment of 
Airport Way is sidewalk-facing, with a comfortable setback 
from the street, ground-floor height that suits successful retail, 
and ground-floor transparency.

Create a safe, attractive multimodal corridor. This should 
include setbacks and landscape along the northern and 
southern segments, and enriched pedestrian environment in 
the central segment. 
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Primary entrance on 
S Airport Way

Taller ground floor 
height to enable 
successful retail

Large site allows for 
shared private open 
space

Extend streetscape 
improvements along 
length of corridor

Front setbacks with 
landscape plantings

Buffered bike lane

Grocery and other neighborhood-
serving retail on central segment 
of S Airport Way

Expanded setback to 
create more comfortable 
pedestrian experience on 
the street

S  A I R P O R T  W A Y

S  A I R P O R T  W A Y

S  A I R P O R T  W A Y

S  A I R P O R T  W A Y

Break up large blocks 
with internal driveways 
and paths

Planted setback along 
Airport Way buffers 
residential from traffic and 
creates green corridor

Retail anchor 

Introduce pedestrian 
crossings at key 
intersections

DESIGN CONSIDERATIONS AND APPROACHES

Large sites allow for mix of housing 
types, with larger buildings facing 
Airport Way and smaller-scale housing 
types in site interior

Enable mixed-use development on large sites at the north 
end of the district, creating new residential opportunities.2



STATION 1: INTRODUCTION
COMMUNITY VISION

The Little Manila/Gleason Park area is a historic and 
culturally-rich residential and mixed-use neighborhood 
where new housing and mixed-use development will 
enrich the neighborhood fabric.  

Spanos 
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Crossto
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California St.

Center St.

Mormon Slough

Hazelton Ave.

Industrial Zone

Little Manila historic site, 
recognized in 2000, generally 

covers 4 blocks around 
Lafayette and El Dorado

Industrial Zone

Neighborhood barrier 
attracting negative 

behavior and dumping

Regional traffic prioritized 
with fast traffic lanes

Vacant parcels create 
dead space, but also 
opportunities for new 

development.

School & park 
relationship

Buffer between industrial 
and residential 
development

Existing 
commercial core

Neighborhood impacted 
by Crosstown Freeway, 

built in 1970's. 

Lack of active street frontage 
and pedestrian amenities

Neighborhood is one of Stockton’s 
first, dating back to 1890's. 

Distinguished by modest wood 
frame houses developed in rows

New residential development does 
not follow continuous street grid
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NO! I see it differently

Does this capture your vision? Please place a dot on 
the line below.

What words are missing?

What key conditions are we missing?

Little Manila Historic Site blocks near El Dorado and Lafayette 
streets.

Daguhoy Lodge #528 is a Stockton Historic Landmark. Student friendly relationship between Gleason Park and Spanos 
Elementary School.

Industrial uses abutting residential neighborhoods with the 
Crosstown Freeway in the distance.

FOCUS AREA: LITTLE MANILA / GLEASON PARK

ISSUES & OPPORTUNITIES

Existing Zoning 

PF (PUBLIC FACILITIES) IL (INDUSTRIAL, LIMITED) 
IG (INDUSTRIAL, GENERAL)CG (COMMERCIAL, GENERAL)

RH (RESIDENTIAL, HIGH DENSITY)CD (COMMERCIAL, DOWNTOWN)

YES! This is my vision

Note to orient yourself: 
This map is facing South.  



STATION 1: INTRODUCTIONFOCUS AREA: LITTLE MANILA / GLEASON PARK

For each of the ideas below, please let us know if you like it (a green dot) or if you don’t (a red one). Share your 
thoughts by writing notes on the board.

Nurture neighborhood commercial district on San 
Joaquin Street, building on existing commercial buildings 
& uses, and supporting cultural and historic character.

Provide transitions, such as landscaped buffer areas, 
between residential neighborhoods and adjoining industrial 

Set development back from Mormon Slough to provide area 
for potential future enhancements and public access. 
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Opportunity to 
involve local artists 
to create murals

Provide dense canopied 
trees to aid in visual 
buffering from residences 
across the street

Building walls and fences set back from the 
sidewalk, with landscaped edge provide a 
buffer between new industrial development 
and existing houses

Ensure that infill development complements existing scale 
and grain. This includes maintaining rhythm, proportion, 
setbacks, and building orientation to street.

2

DESIGN CONSIDERATIONS AND APPROACHES

F R O N T
S E T B A C K

R E A R
S E T B A C K

Provide rear building 
stepbacks to break 
down massing  

Front setback with 
landscape buffer provide 
relief from street noise 
& improves pedestrian 
experience 

Gleason Park Neighborhood, Stockton, CA 348 California Street, Stockton, CA

Rear setbacks from top bank 
of channel accommodates 
potential future enhancements



STATION 1: INTRODUCTION

The Channel Area is envisioned as a vibrant, mixed-use 
area that preserves and enhances the maritime character 
and is a place to enjoy the water. The area features housing 
and mixed-use development, entertainment, and public 
waterfront promenade linking Downtown with Louis Park.  
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NO! I see it differently

Does this capture your vision? Please place a dot on 
the line below.

What words are missing?

What key conditions are we missing?

Waterfront buildings reflect the area’s industrial legacy. The ballpark and arena anchor the Channel Area but 
have not resulted in spinoff activities. 

The Channel Area is home to a diversity of maritime and light 
industrial businesses.

The Stockton Marina, on the south side of the Channel, is flanked 
by large undeveloped sites.

FOCUS AREA: CHANNEL AREA

ISSUES & OPPORTUNITIES

Existing Zoning 

IG (INDUSTRIAL, GENERAL)

IL (INDUSTRIAL, LIMITED) 

CG (COMMERCIAL, GENERAL) RH (RESIDENTIAL, HIGH DENSITY)

RL (RESIDENTIAL, LOW DENSITY)CO (COMMERCIAL, OFFICE)

PF (PUBLIC FACILITIES)CD (COMMERCIAL, DOWNTOWN)

ROW (RIGHT OF WAY)

YES! This is my vision

COMMUNITY VISION



FOCUS AREA: CHANNEL AREA
DESIGN CONSIDERATIONS AND APPROACHES
For each of the ideas below, please let us know if you like it (a green dot) or if you don’t (a red one). Share your 
thoughts by writing notes on the board.

Ensure that new buildings are oriented to the 
waterfront and to waterfront public space, with 
entrances, landscape elements, and active uses.

In the western Channel Area, provide public access 
to and along the Channel, aligned to connect with 
neighborhood streets. 

Expand public access and public space along the 
Channel by requiring setbacks and public access 
improvements as part of future development.
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4 5

Enable mixed-use development in the Inner Channel Area including residential with ground-
floor commercial, light industrial uses, and adaptive reuse of existing buildings. 

Ensure that new buildings, in their shape and size, 
complement the industrial and maritime context, and 
step down toward the shoreline to ensure solar access 
and a human scale.
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3

Columbia Riverfront Trail, Vancouver, WA

15th Street, Sacramento, CA

Steelyard, Providence, RI 

Pier 70 Parcel A, San Francisco, CAThe Wharf, Washington DC

Provide public access 
through sites to 
connect the waterfront 
to the neighborhood

Provide waterfront 
access along the 
Channel



STATION 1: INTRODUCTION

Downtown Stockton is the vibrant heart of the city, with a core of 
historic and character-filled buildings, walkable streets, and new high-
density development including housing and retail in both new and old 
buildings. There is reinvestment in older buildings and new pedestrian-
oriented street enhancements. Downtown is a complete, walkable 
district extending from the Channel waterfront to the train station.
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Streetscape enhancements 
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Active, sidewalk-facing 
retail creating a good 
pedestrain experience 

Vacant & underutilized 
parcels create dead space, 
but also opportunities for 

new development.

Walkable urban fabric with 
connective street grid

Little Manila historic site, 
recognized in 2000, generally 

covers 4 blocks around 
Lafayette and El Dorado

Main Street, historic 
core of Downtown
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What key conditions are we missing?

Street-fronting buildings that activate and frame Main Street 
in the downtown core.

Historic building with strong visual presence. Downtown meets the Channel at Weber Point Park. The ACE Station is a strong eastern gateway to Downtown, and 
linked to an enhanced streetscape along Miner Avenue.

FOCUS AREA: DOWNTOWN

ISSUES & OPPORTUNITIES

Existing Zoning 

IG (INDUSTRIAL, GENERAL)

IL (INDUSTRIAL, LIMITED) 

CG (COMMERCIAL, GENERAL) RH (RESIDENTIAL, HIGH DENSITY)

RL (RESIDENTIAL, LOW DENSITY)CO (COMMERCIAL, OFFICE)

PF (PUBLIC FACILITIES)CD (COMMERCIAL, DOWNTOWN)

ROW (RIGHT OF WAY)

YES! This is my vision NO! I see it differently

Does this capture your vision? Please place a 
dot on the line below.

What words are missing?

COMMUNITY VISION



STATION 1: INTRODUCTION
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FOCUS AREA: DOWNTOWN

For each of the ideas below, please let us know if you like it (a green dot) or if you don’t (a red one). Share your 
thoughts by writing notes on the board.

Craft development standards to enhance 
the desired character of different areas 
within the Downtown.

Concentrate retail for 
maximum success. 
Require active ground-
floor use along specific 
streets to ensure a 
critical mass of activity. 

Improve connections between Downtown 
and the Channel by creating safe pedestrian 
crossings
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4

Active storefronts

Provide wider stepbacks for 
building frontages facing typical 
streets to prevent wind tunnels

Tailor building standards 
to street width, ensuring 
a human scale at street 
level and helping to 
create a strong urban 
form and skyline.

3

DESIGN CONSIDERATIONS AND APPROACHES

Break down facades into 
increments

Create paseos to break 
down building massing

Flexible plaza space 
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Special paving  and speed 
table slow traffic and create 
visual connection to park

Curb bulbouts shorten 
pedestrian crossing 
distance and slow traffic

Outdoor dining and parklets 
to support businesses and 
enliven the downtown 
pedestrian experience 


