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Abstract
The Oakland Athletics Baseball team has been lobbying 
for years to move to San Jose, a wealthier city than the 
current one they are in. The current ballpark of the Athletics, 
Oakland Coliseum, opened in September 18, 1966 and has 
housed the Athletics ever since 1968. With many teams in 
Major League Baseball relocating to newer sports facilities, 
the Athletics would like to do the same. One possible site 
for the Athletics’ new sports facility is in Downtown Oakland. 
With the city in a state of recovery, the Athletics could 
potentially play a hand in the revitalization of the downtown, 
stimulating new growth within the city. This project intends 
to use the ballpark to potentially aid and accelerate growth 
in Downtown Oakland while strengthening Oakland’s 
economy. This is done by gathering research information 
of selected literature and review the information to inform 
the design. Case studies of successful ballparks and their 
designs follow the literature review to support the design 
decisions. The design process includes a site inventory 
and analysis, conceptual diagrams, and a master plan. 
The results: A newly established ballpark district that 
includes a Market Street redevelopment, reworked public 
transportation, and the expansion of the San Francisco 
Bay Trail among other developments.





13

Introduction
Significance and Need
There has been a significant decline in health of the 
downtown economies ever since the 1920s. The creation 
of the automobile and the prices of the suburban land 
have driven people away from the core of the city and into 
suburbia. Cities now, though, have realized that the cores 
of the cities are essential to the health of the economy of 
the city and are big investments to benefit the city and 
its growth. A multitude of urban revitalization attempts 
have been made to help downtown areas grow, keeping 
the core alive and thus the city well and thriving. Some 
projects have been successful, while others have failed to 
do so. Citizens need a reason to move back into the city, 
amenities for the inhabitants to come in and live in the area. 
This is where major league baseball comes in to play.

Major League Baseball has been around for more than a 
century, dating back to 1869. Known as America’s past 
time, baseball was the most widely played sport around 
the United States after the civil war era. Before the time 
of the television, internet, and social media, and the rise of 
other sports such as basketball and football, baseball was 
a sport that almost every American knew about and could 
discuss or share with their family, neighbor, co-workers, 
and others alike. Major League Baseball (MLB) was the first 
of the big four associations in America, the others being 
the National Football League (NFL), the National Hockey 
League (NHL), and the National Basketball Association 
(NBA). Sports teams in America are a huge amenity.

Significance and Need 
Project Description 

Project Goals
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This project looks at two things: the city of Oakland, 
California, and the Oakland Athletics – a baseball team that 
wants to relocate. The Oakland Athletics baseball team, 
one of 30 major league baseball teams in North America, 
has been trying to relocate to a new home for years. Their 
pursuit to San Jose has been tracked for years now, but 
to no success. During their pursuit, other locations have 
been deemed suitable to build a ballpark. Locations in 
other cities such as Fremont, as well as back in Oakland 
have been looked at, though recently the Fremont location 
has been ruled out. The owner of the Athletics - Lew Wolff 
- has turned down the Oakland site. There is still hope for 
a ballpark in Oakland. As of now, the surrounding area is 
not fully developed, which could possibly be a reason Wolff 
does not want to be in the area among other factors. If the 
contextual space surrounding the potential ballpark site 
was developed, there could possibly be many values to 
both the Athletics and the City of Oakland. The developed 
space can potentially attract more locals and tourists to 
the site, bringing more fans to generate income while 
potentially boosting the local economy for the city.
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Project GoalsProject Description
This project is intended to show an alternative choice for 
the placement of the Oakland Athletics new ballpark and 
potentially stimulate growth in the local economy through 
the creation of a new ballpark district. This project explores 
the related spaces of Downtown Oakland and evaluates 
these spaces to find potential improvement sites in order to 
help create a more livable city, while sparking an incentive 
for the Athletics to relocate to the site. 

The goal of this report is to establish the viability of the 
proposed site as an alternative for the relocation of the 
Oakland Athletics baseball team to aid both the City of 
Oakland in economic development and the owners of the 
Oakland Athletics in their search for a new site for their 
ballpark. 

The hope is that using the Oakland Athletics as 
developmental fuel will create interest in supplemental 
development and growth in the newly developed district 
will potentially aid Oakland to become a stronger, more 
livable city.
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IntroductionIntroduction
Image of the City 

Livable Cities 
Downtown Development 
Waterfront Development

Design Implications 

Literature Review

The project outlined in this document is intended to stimulate 
potential growth for the City of Oakland through the design 
of the proposed site. While the site is intended to become 
the new Oakland Athletics’ ballpark, this document also 
hopes to create an incentive for the Athletics to relocate to 
the selected site. To help support these ideas, knowledge 
in the appropriate literature must be researched in order to 
help supplement the decisions made in the design.

The literature review examines four topics to create a base 
of knowledge to help inform the design decisions.

The first topic reviewed in this literature is the image of a 
city. We must understand what makes a city and how the 
city is perceived by its inhabitants.

The second topic reviewed in this section is the theory of 
the livable city. To create a more livable environment for the 
citizens and visitors, knowledge of what makes the livable 
city livable will help to strengthen and inform the design 
decisions.

The third topic reviewed in this literature review is downtown 
developments. Because the site is located close to the 
proximity of the central business district, knowledge of 
what makes these developments successful will help 
support the design.
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The fourth topic in this literature review is waterfront 
development. Because the site is located on the waterfront, 
knowledge on how to create a successful waterfront 
design will support our design decisions. 

Lastly, a summary is provided at the end of the section to 
highlight the points that are the most important, in which 
the next section will take these points and apply them to 
the review of the cases.
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To understand the way the city is perceived is to understand 
the general makeup of the city. In an abstract form, the city 
generally consists of five topes of elements: paths, edges, 
districts, nodes, and landmarks according to Kevin Lynch 
(Image of the City, 1960). 

“Paths are streets, sidewalks, walkways, transit lines, 
canals, railroads - any channel along which the observer 
customarily, occasionally, or potentially move through. 

Edges are linear elements not used or considered by 
paths by the users. This includes any type of boundary that 
breaks the linear continuity of a path: they can be walls of a 
building, the shoreline of the ocean, or railroad cuts among 
other objects.

Districts are the medium-to-large sections of the city, 
conceived of as having two-dimensional extent, which 
the observer mentally enters ‘inside of’ and which are 

recognizable as having some common, identifying 
character.

Nodes are points, the strategic spots in a city into which 
an observer can enter, and which are the intensive foci 
to and from which he is traveling. This may be primarily 
junctions, places of a break in transportation, a crossing or 
convergence of paths, moments of shift from one structure 
to another. Nodes can also be simply concentrations, 
which gain their importance from being the condensation 
of some use or physical character, as a street-corner 
hangout or an enclosed square.

Landmarks are another type of point-reference, but in this 
case the observer does not enter within them, they are 
external. They are usually a rather simply defined physical 
object: building, sign, store, or mountain.” - Kevin Lynch, 
“Image of the City”

There is a need to recognize and pattern our surroundings. 
According to Kevin Lynch, an organized site helps not only 

Image of the City
How People Perceive the City
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give a clear image of direction, but also a broader frame of 
reference.  A good environmental image gives the sense 
of emotional security. If the environment is visibly organized 
and sharply identified, then the citizen can inform it with his 
own meaning and connections (Image of the City, 1960). 

An Attractive City Image
What is it that attracts people to certain cities? How can 
cities attract corporations, citizens, and entrepreneurial 
talent? Cities need to provide the sort of environment that 
those types of people want. According to Jeff Speck, recent 
trends have shown that the creative-class, especially the 
younger generation citizens vastly favor communities with 
street life (Walkable City, 2012). The cities with the largest 
drops in housing value have been the most car-dependent, 
and the few cities with housing price gains have good 
transit alternatives. In a recent study, the Environmental 
Protection Agency found an inverse relationship between 
vehicle travel and productivity: the more miles that people 
in a given state drive, the weaker it performs economically 
(Walkable City, 2012).

“A new image of urban America is in the making, What used 
to be white flight to the suburbs is turning into ‘bright flight’ 
to the cities that have become magnets for aspiring young 
adults who see access to knowledge-based jobs, public 
transportation and new city ambiance as an attraction” – 
Hope Yen, “Suburbs Lose Young White to Cities”

The way we move largely determines the way we live.
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Livable Cities

As populations continue to grow, the amount of resources 
available to humans are becoming scarcer. People are 
starting to understand the importance of sustainability 
in order for humans to continue to existing on this earth. 
A green revolution has started, with many different 
theories arising. Terms such as sustainable development, 
sustainable communities, and sustainable cities are a 
few that represent the efforts to reduce environmental 
impacts and live more lightly on the land. One of many 
theories, livable cities is a term that embodies the creation 
of sustainable communities, while creating higher quality 
neighborhood and community life for its inhabitants.
 
Livability is defined as the quality of life as experienced by 
the residents within a city or a region. Livable cities refer 
to an urban system that contributes to physical, social, 
and mental well-being and personal development of all its 
inhabitants.

There are several key points to creating livable cities. The 
literature review will attempt to summarize these key points 
of livable cities into four sections: the public realm, the 
outdoor space, the urban architecture, and transportation. 

Introduction
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The public realm is an important part of the space to city 
inhabitants. It is not owned by special groups nor dedicated 
to special purposes. It is a place where all inhabitants have 
meetings, encounters, and exchanges of ideas among 
other inhabitants. Aristotle states that these qualities 
of the public realm are a fundamental requirement for 
citizens’ well-being. A well-functioning public realm serves 

Public Realm many important purposes and functions: it builds social 
relationships through repeated contact among humans; it 
is the best teacher of social skills and attitudes to children 
and youth, learning through observation, imitation, and 
participation with how to relate and behave with others; it 
brings inhabitants together; and aids in sharing observations 
and perspectives of a city’s inhabitants.
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Within a successful public realm come a variety of designed 
outdoor spaces. These outdoor public spaces should be 
designed to promote a social life and a sense of well-being. 
Henry L. Lennard states that social public spaces need to 
provide all members of the community, especially children, 
the elderly and the handicapped, safe and easy access 
to these spaces (Livable Cities, 1987). Public spaces 
need to help to facilitate frequent and regular use by the 
residents, reinforce a sense of belonging to an identifiable 
community, and make people feel significant in the space. 
This can be done by increasing awareness and enjoyment, 
encouraging curiosity, interest, and exploration, creating 
meaningful and memorable experiences, and orienting 
people to facilitate differentiated activities. Outdoor spaces 
include squares and marketplaces, outdoor cafés and 
restaurants, and farmers markets. The multifunctional square plays an important role in the 

outdoor spaces. We see great examples of multifunctional 
squares in European cities and towns, in the center of 
economic, civic, and social and cultural life. These squares 
provide a chance for people to hold a conversation, work 
together, be engaged in activities, and celebrate together. 
The multifunctional square has the ability to morph as a 
marketplace in the morning, become outdoor cafes and 
restaurants in the afternoon and evening, and become a 
festival and event space at during nighttime. Because of 
its flexibility, these spaces can be programmed to help 
facilitate specific needs of an area of a city.

Outdoor Space



25

The farmers market is also an important setting, not only 
because of its value to bring fresh produce from local 
vendors, but its ability to create interaction between the 
vendors and the patrons. Lennard notes that the vendors 
are very well skilled in social interaction, acting as hosts of 
the space. The hosts recognize their regular customers 
and make them feel valued (Livable Cities, 1987).

The outdoor cafes and restaurants help to encourage 
people into the space. Having space outside creates a 
semi-private area within the public space for users to hold 
a conversation and spend more time outdoors. Children 
are able to play outside, while the adults can enjoy food 
and drinks and still be able to watch over the children.

Community festivals help to create a sense of identity. 
These festivals bring a diverse group of users of all ages in 
a space that becomes a mechanism to help develop the 
community. The celebration helps to bind the community 
through interaction and programming, whether it is through 
art, culture, cuisine, or sports.
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blocks of buildings that enclose streets and squares. It is 
important to note that the new building infill should echo 
the best characteristics of the adjacent buildings in their 
choice of materials, colors, window height, roofline, and 
anything else.  This will help to create a fluid form in design 
and continuity between buildings.

In terms of the type of buildings within the city, it is suggested 
that the primary building block is the commercial/
residential, with the workshop or restaurant at the street 
level, placing the residential housing above. This not only 
creates a socially healthy space for the city by creating 
close proximity to living, working, and social space, but is 
also ecologically sound by eliminating unnecessary travel 
between spaces. This creates a flexible space with various 
land uses, and having the ability to place high and low 
priced housings with special amenities such as views and 
high-ceiling floors. For the space to function, it is desirable l 
that the façade be permeable, with windows on the street 

Urban Architecture and Scale
The urban architecture is also an integral part of the space. 
Generally, these are the masses to the voids; the masses 
are the buildings while the voids are the circulation, squares, 
and open areas. There are certain design guidelines to 
help with the integration of the two: appropriate human-
scale of the architecture, mixed-use buildings, and the use 
of a compact urban fabric.

The creation of human scale in the contextual architecture 
helps to bring the architecture down to the human level. 
Buildings should be no more than five stories high, when 
possible; the appropriate height to identify a face on the top 
of a building or to call a friend down the street. “Human scale 
of a building is further emphasized by window moldings, 
carved lintels, arches, columns that accentuate the 
building apertures. For this reason, classical and traditional 
architecture convey a better sense of human scale than 
most ‘twentieth century modern’ buildings.” (Principles of 
True Urbanism, 2004).  In an ideal urban setting, the buildings 
are strung together to create connected and continuous 
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Inhabitants need areas to be easily accessible in order for 
them to be encouraged to use the space. Transportation 
and circulation routes are what link the spaces together. 
Effective circulation routes create network of spaces to 
help move people in and out of the spaces, whether people 
are coming from the suburbs to the city center, or going 
from the center out to the exurban areas. Our societies are 
generally automobile-driven, although alternative modes 
of transportation are being more widely accepted. These 
other modes encourage the use of public transportation, 
exercise though walking or a bicycle. Creating a balanced 
transportation network is essential to connecting the 
spaces. This includes, creating a city network of short 
distances to amenities, public transportation and pedestrian 
networks, and bicycle networks. 

Transportationlevel and balconies, and windows above street level. It is 
important to include residents in the city center to ensure 
the squares and streets are not deserted during nights and 
weekends. The residents act like guardians of the space; 
the street becomes the front yard and the inhabitants tend 
to take care of their yards.

Having a compact urban fabric maintains the residential 
block feel and encloses the spaces. This also creates a 
continuous wall along the street façade, which creates 
alleyways and usable inner courtyards for flexible open 
spaces. 
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Pedestrian networks were developed in some cities in 
the 1970s using a network of small pedestrian streets 
connecting the larger pedestrian areas, which created an 
inner city more pedestrian-oriented. Within some of the 
larger pedestrian streets there were shopping areas often 
closed off to automobile traffic to enhance the street with 
kiosks, lighting fixtures, concrete planters, benches and 
activities for children.  The woonerf or living street was a 
concept developed in Europe. These systems offer traffic 

calming in which the cars are able to drive in the area, but 
cars travel at walking speed, allowing space for children to 
play in the area. Other mechanisms of traffic taming have 
been examined and have been showed to be relatively 
effective; reducing the width of traffic lanes,  introducing 
traffic roundabouts, installing planters and trees all help to 
narrow the sightline of the street, thus reducing the speed 
of the vehicles. 
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Bicycle networks are growing more popular in cities. 
These networks occur in various places in a city and 
are most commonly found in streets and greenways. 
Generally, these networks are integrated into our existing 
transportation networks. On a street, the bicycle network 
is shared with other forms of transportation such as 
automobiles and buses. Bicycles must follow the same 
rules as all the other modes of transportation, including 
stopping at stop lights and stop signs and yielding to 
pedestrians. Bicycle networks offer an alternative mode of 
transportation and can connect the users to parts of the 
city that public transportation does not offer.
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Downtown Development
To fully understand the link between a site and neighboring 
existing infrastructure, the surrounding area must be 
studied. For example, downtown revitalization must be 
informed about how a site and existing downtown spaces 
can work together or be re-imagined in a design. This will 
first help identify the areas that need to be revitalized, and 
then inform the design to help create a properly researched 
and more successful design.

In general, there has been a general decline in the economic 
health of the downtown areas of cities in the United States 
ever since the 1920s, when many of the middle class 
moved out to the fringes of the city. This coincided with 
lower household incomes, vacant lots, and abandoned 
buildings in the downtown areas. The decentralization 
happened for a number of reasons; cheaper land outside 
of the city, ease of development in these fringe areas, and 
a shift in transportation modes, since downtowns were 
shaped by pedestrian activity and mass transit. Since the 
mass production of the automobile and the affordance 
of the house in the suburbs, aided by the rapid growth of 

the highway infrastructure, inhabitants in the downtown 
areas decreased. This business decentralization then 
created greater distances between work and living needs 
(Downtowns, 2001).
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Studies were done on how to attract inhabitants back into 
the urban core. Several important points were brought up 
from observations: the importance of a strong private/public 
partnership, the development and vision for a downtown, 
the multi-functionality of a downtown area, the heritage of a 

downtown, the ability to link the downtown to the waterfront, 
the walkability and pedestrian friendliness of a downtown, 
the strength of design guidelines of a downtown, and the 
importance of parking in a downtown. For the purposes of 
this project, emphasis on certain points will be focused on, 
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namely the importance of private and public partnership, 
the vision of the downtown area, the multi-functionality 
of the space, the heritage of the downtown, the ability to 
link the downtown to the waterfront, and the pedestrian 
friendly aspect of the downtown. This will be followed by a 
discussion of the economic importance of the downtown 
that becomes linked with the social and cultural aspects of 
a city.

The rebuilding of downtowns is often more successful 
with a strong connection between the private and public 
partnerships. Sources state that when there is a partnership 
among the government, residents, and most importantly 
the private enterprise, we see that the combination of their 
efforts succeed (Downtowns, 2001). The collaborative 
effort indicates there is a want by the public for a certain 
rebuilding of the downtown, the government is invested in 
their downtown space, and the private investors want to 
help.

The vision of the downtown goes hand in hand with the 
partnerships; unity of the residents, private investors, and 
government, the participation of these three groups will 
help to create a vision for the downtown that benefits the 
users of the space. 

Multi-functionality of the downtowns is also important to 
help create a well-rounded space. Living, working, and 
enjoying local amenities attract users to the space and 
help the local economy while creating an enjoyable and 
flexible space.

The heritage of downtown is also an important factor as 
well. Knowing the history of these spaces adds another 
special attraction to these downtown spaces, which 
adds to the uniqueness of these spaces.  Showing the 
uniqueness in the design helps to again attract users into 
the space to explore and convene in the area. 
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The linking of the downtown to waterfronts is also a unique 
amenity for the space. There are many benefits to the 
waterfront spaces, which will be explained in the next 
section. 

Downtowns were originally pedestrian-centric. Before the 
automotive boom in the 60s, the urban cores were still 
spaces where people were able to walk around and move 
in the space freely. Now, downtowns are not as easy to 
navigate, with the automobile still being a dominant mode of 
transportation in most cities. Distances between activities 
have increased, making the downtowns less pedestrian 
friendly. The sidewalks were narrowed and streets were 
widened to make room for automobiles. “Walking became 
more dangerous from both heavy traffic and increased 
downtown crime and reduced on-street activities make 
walking less pleasurable. Downtowns became increasingly 
by dead spaces” (Downtowns, 2001). City officials have 
started to see change in these spaces, trying to create 
alternative modes of transportation, such as bigger bicycle 
networks, and expansion of the pedestrian network to 
generate more foot traffic.

Multiple sources state the importance of a viable downtown 
to help the economic and social health, heritage, and civic 
pride of a community (Downtowns, 2001). Downtowns 
are a tremendous investment for a city. They are generally 
the center of the urbanized regions. “Downtown housing 
and recreational areas provide an array of places to live 
and find entertainment. Downtowns are usually the site of 
government offices, providing framework for our society 
and its law and opportunities” (Downtowns 2001). These 
downtowns create an image for the city and symbolize its 
heritage and its people. 
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Waterfront Development

1995). This section will outline the benefits of developing 
the waterfront, and discuss guidelines and principles of 
successful waterfront development.

Waterfronts have been an integral part of our society 
since the beginning of American history. Historically, 
these areas were associated with a globalized trading 
network, military bases and containerization, to name a 
few. Currently, use of these areas for trade is declining and 
in some cases there has been degradation and neglect 
associated with these areas. With less demand for the 
industrial use of ports, cities are looking for alternative 
uses for these land uses. According to multiple sources 
at a development symposium, the interest in waterfront 
development has started to happen for several reasons:  
availability of large, underutilized land areas in the heart 
of town,   surge in the service sector of the economy 
that is compatible uses for this land type, and positive 
association between waterfronts and people (Waterfront 
Planning and Development, 1986). Sources have linked the 
activities of leisure, recreation, and tourism to waterside 
locations in which the proximity to the waterside has been 
important (Recreation and Tourism as a Catalyst for Urban 
Waterfront Redevelopment – An international Survey, 

Introduction

Benefits of Waterfront Developments
Waterfront developments have historically served as 
one of the primary principle drivers of city economies. 
Multiple sources state that the waterfront is prime real 
estate as a means of revitalizing an area, leading to 
increases in the economic vitality of localities, the creation 
of new public spaces, and increase access to cultural and 
natural amenities (The New Waterfront, 1996). Waterfront 
development has also been seen as a mechanism to 
create and promote a more positive image (Waterfront 
Planning and Development, 1986).

There can be tremendous benefits in restoring the 
waterfront for both the community and investors. If the 
plans are successful, the waterfront can bring economic 
returns to the investor as well as create amenities for the 
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community, linking the waterfront to the rest of the city. The 
creation of new public spaces and the increased access 
to cultural and natural amenities is linked to the economic 
vitality of the localities. Open spaces in cities, where access 
to nature is limited, generally attract people. 

Sources also state the importance of the waterfronts in 
relation to the image of the city. Many waterfront views 
serve as the symbolic image of a city. 
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Principles for Waterfront Development
When designing waterfronts, user needs are the focus; 
convenience, comfort, beauty, safety, usefulness, and 
interest need to be considered when creating public 
spaces along the waterfront. Stanton Eckstut states that 
the people places are public places where all are assured 
to be welcome. They do not need to be big and must be 

quickly realized to attract people to use them (Waterfront 
Planning and Development, 1986). Eckstut goes on to 
say that if the designed space is too remote, people will 
not come. Accessibility is a necessity in order for the 
design to be successful. Circulation plays a primary role 
in transporting people into the space; “Streets need to be 
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more attractive and more pedestrian friendly as usual.” 
Eckstut also suggests that the designs of streets along the 
waterfronts can be designed to appear more like parks. 
Park-like streets are more generally pedestrian oriented.

“By blurring the distinctions between a park along the water 
edge and the adjacent streets, it is possible to extend the 
pleasurable walking experience along the water edge 
further inland and thereby expanding the pleasure and 
amenities of the waterfront” (Waterfront Planning and 
Development, 1986). 

The variance and interest of streets can be shown through 
the alteration of the size, shape and character of the 
streets.

Buildings play an important role in shaping the size and 
character of these places, but are not necessarily the 
emphasis. Eckstut states that the open spaces, especially 
streets, are the emphasis, and buildings are the backdrops 
(Waterfront Planning and Development 1986). Public 
spaces need to be designed purposely; they are not the 
space left over between buildings.

The success of waterfront developments are related 
to the integration into the community they serve. This 
includes active programming with and involvement of the 
public, as well as including the community with the design 
development. The integration of the waterfront to the city 
creates a fluidity of circulation networks, programmed 
activities within the rest of the city, and public spaces.
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Observers perceive the city in a certain way using basic 
elements such as paths and edges.

Recent trends are showing that walkability attracts 
inhabitants to cities.

The key to creating a livable city is to focus on strengthening 
the public realm, outdoor space, urban architecture, and 
transportation modes.

The public realm houses all activities and serves multiple 
purposes.

Outdoor space should be multi-use spaces that include 
daily activities and events.

The urban architecture should be built to human scale, 
tightly-knit, and should be mixed in use.

There should be multiple modes of balanced transportation. 
This includes public transportation, pedestrian networks, 
bicycle networks, and the automobile.

Summary and Implications
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In developing a downtown the focal points include a strong 
public private partnership, the heritage of a downtown, the 
ability to link the downtown to the waterfront, the walkability 
and pedestrian friendliness of a downtown.

Waterfront developments should be designed for the 
people.

Waterfronts should be developed like park spaces.
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Case Reviews
IntroductionIntroduction

Coors Field
Camden Yards

Progressive Field
Petco Park
AT&T Park

Nationals Park
Design Implications 

Key Notes

Specific cases are reviewed to assess the success and 
failure of each. The purposes of reviewing these cases are 
to learn from these recent projects and apply the changes 
to inform and reinforce the design decisions. Because 
no two projects will have the same exact outcome and 
designs, we can compare similarities of what worked in 
which environments and try to create a successful design 
driven by these decisions.

Because this project focuses on the development of the 
ballparks and the surrounding contexts, the review of what 
makes a successful ballpark is necessary to review. Recent 
projects of ballparks along with their surrounding contexts 
will be reviewed.

In these case reviews, we will be looking around for certain 
factors from the previous section to help organize and 
direct the studies. These factors include the unique setting 
of the ballpark, the historical context, linkages of that city, 
and the public and private partnership. Each case review 
will assess these factors and implications will be drawn 
from them.

The first factor – Unique Setting – helps us identify the 
placement of the ballpark. Where was it located and why? 
Is there something special about that particular site that 
attracts people to it?
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The second factor – Historical Context – shows the 
uniqueness of that area, helping to create an identity of 
the city that separates it from the other cities. Are historic 
buildings preserved? Did the city make an effort to 
accentuate the history of the site?

The third factor – Linkages – identifies modes of 
transportation and easiness of access. Can pedestrians 
get from one place to another without having to use a 
car? How are the public transportation routes? Are there 
alternative modes of transportation? Where do these 
streets connect to? Is this area isolated?

The fourth factor – Public Private Partnership – tries to 
identify the involvement of the public and the private 
sectors. Is the community involved in the process? Are the 
city officials acting on their own will? How involved are the 
private sectors within these developments? The public?

These factors will help to narrow down what is absolutely 
necessary for the creation of the new ballpark and its 
context. 

Unique Setting

Historical Context
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BALLPARKS REVIEWED
Coors Field - Denver, Colorado
Camden Yards - Baltimore, Maryland
Progressive Field - Cleveland, Ohio
Petco Park - San Diego, California
AT&T Park - San Francisco, California
Nationals Park - Washington D.C.

18

Linkages

Public Private Partnership
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Coors Field
Location: 
Denver, Colorado – Lower Downtown

Designer: 
Populous 

Construction Date: 
October 16, 1992 - April 26, 1995

Cost: 
$300 Million 
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Coors Field, home of the Colorado Rockies in the Lower 
Downtown (LoDo) District of Denver is situated about a 
mile high above sea level. Full of busy streets and livelihood, 
the Lower Downtown District of Denver wasn’t always as 
attractive as it is now. In the 1980’s the LoDo was Denver’s 
skid row. The oil boom of the decade created a huge rush 
of construction and followed by an immediate halt. The 
run-down, dilapidated area was full of an impoverished 
population, razed historical buildings and parking lots. 

Being the oldest neighborhood and the original city of 
Denver, the City Council organized a group to create Lower 
Downtown Historic District, which intended to encourage 
preservation and vitality within the Lower Downtown area 
through its rich architectural, historical, and economic 
value. With a new mayor and the vision of a historic 
warehouse district, the thought of stemming revitalization 
was created into the downtown area plan that intended to 
create uniqueness in Denver from other large cities.

In 1991, the plan for Coors Field was designated to be built in 
the LoDo District, creating excitement in the neighborhood 
and fueled the drive for the economy. When Coors Field 
opened in 1995 the fans poured in and helped to transform 
the LoDo from a neighborhood of blight to the hip and 
happening area. Housing increased while crime rates fell, 
as the development of Coors Field has boosted the growth 
rates substantially. Though, Coors Field was only a factor 
for the birth of the revitalization of the LoDo, the process 
was expedited because it was such an enormous amenity.

Project Summary
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Historical Context

The Lower Downtown neighborhood halted further 
demolition of its historical buildings in the early 90’s. A 
plan for the downtown area was created and the city 
started to preserve and retrofit the historic buildings for 
adaptive reuse. The main focus of the revitalization efforts 
were built from the goal of historic preservation. Coors 
Field was another factor to accelerate the growth in the 
neighborhood.

Unique Setting 

Up about a mile high, the high altitude and thin air creates 
a unique setting for the ballpark to be placed in. Because 
the nature of the setting, fans travel from around the states 
to Coors Field to watch baseballs travel out of the park. 
Surrounded by warehouses transformed into lofts, clubs, 
restaurants, art galleries, stores, bars and other businesses, 
Coors is placed in quite the unique ballpark.
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Private Public Partnership

Both private investors and the public were invested in 
this revitalization project. The involvement of both sectors 
helped to preserve a historic district and accelerate 
development, retrofitting older historic buildings into new 
trendy loft spaces. Community involvement was an integral 
part of the revitalization efforts with the formation of the 
historic preservation groups.

Linkages

The LoDo has created a network of widened streets 
within the neighborhood for more of a pedestrian friendly 
sidewalk. Public transportation is plentiful, with the Union 
Station located at the heart of the LoDo. Also located in the 
LoDo District is their Regional Transportation District (RTD), 
providing people with multiple options to get around.
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Contextual Ballpark Development

This map shows the development that has happened during or after the ballpark was implemented. 
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Design Implications Key Notes
Historic preservation played a major role in revitalizing the 
LoDo in creating a rich and unique setting that differentiated 
Denver from other large cities. The history and character 
was shown in this neighborhood and highlighted in the 
architecture. The collaboration of both the public and 
private investors helped strengthen the development. 
The preservation of historic buildings and creative thinking 
of retrofitting these buildings into loft spaces helped to 
accelerate the development further. This “skid-row” of 
Colorado has transformed into one of the most sought 
out places in Colorado to live in. The major transportation 
hub of the Union Station is easily accessible and sidewalks 
were widened to help create a more walkable, pedestrian-
friendly space. Coors Field is one of the anchors that attract 
people to this city.

Historic preservation is a powerful tool to give the city 
unique character

Building a stadium helps accelerate growth when paired 
with other factors

Placing the stadium in close proximity to public 
transportation nodes increase foot traffic
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Camden Yards Park
Location: 
Baltimore, Maryland

Designer: 
Populous

Construction Date: 
June 28, 1989 – April 6, 1992

Cost: 
$110 Million 
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Project Summary
In the 1980s, Baltimore, home of the Colts and Orioles, was 
in danger of losing both professional teams. The facility the 
teams shared could only accommodate one team. The 
city’s football team eventually fled to Indianapolis in 1984. 
The city banded its efforts from losing another professional 
team and created a plan to create a sports district that 
would accommodate both teams. 

The goal was not to create revenue for the state, but to 
create benefits for the citizens. The proposed site was a 
district of dilapidated rail yards and warehouses, vacant 
buildings and sprinkles of mixed businesses. The city had 
been long interested in the adaptive re-use of this area, 
integrating tourism and entertainment. Their hope was to 
build the sports complex, attract large numbers of foot 
traffic to spur new businesses and flow into the city’s old 
retail district. 

The results were that the sports facilities have catalyzed 
the reuse of a few buildings in the immediate area, the 
old rail yard had been renovated and prepared for use, 
and storefronts were renovated. Though this project 
was successful in attracting visitors to the area, some 
say this was unsuccessful as the sole catalyst of urban 
redevelopment. Because of the Inner Harbor being such a 
huge development and attraction, the effects of Camden 
Yards Sports Facilities are downplayed.

Despite what others think about the immediate effects, 
the ballpark has created an “entertainment synergy” that 
attracts throngs of visitors to Baltimore’s downtown and 
west side. Now, Baltimore considers Camden Yards as 
debatably one of the two defining projects in the last 50 years 
that have shaped Baltimore’s economic competitiveness, 
its brand as a destination and its quality of life. 
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Unique Setting

Camden Yards was the first of many ballparks of the 
new era to be built. Integrated with the historic B&O 
Warehouses, Camden Yards is embedded in the rich 
history and culture of Baltimore. After almost being razed, 
the newly renovated B&O Warehouse has become a 
signature feature of Camden Yards. It sits as a backdrop to 
the ballpark and holds retail stores, dining, and the Orioles 
team shop.

Historical Context
  
Camden Yards was constructed in an area full of history. 
The historic B&O Railroad Station was the first common 
carrier in the United States and is one of the oldest. 
Many of Baltimore’s historic buildings were replaced and 
preserved. Camden Yards uses the view of the historic 
B&O Warehouse as a backdrop in the ballpark and has 
become an iconic building that would have otherwise 
been torn down had it not been for the construction of the 
ballpark. Buildings have been restored and renewed to 
help with the image of this area.
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Linkages

The link between districts such as the Inner Harbor has 
helped to drive the economic development. The old 
rail yard was revamped and put to use once the sports 
complex was developed.

Private Public Partnership

The public and private investors worked together in this 
project to create the Camden Yards Complex, which 
housed the Orioles baseball team and the Ravens 
Football team. When the city was in danger of losing two 
professional teams, what made this project special was the 
goal of creating an amenity for the citizens, not for profit. 
This focus eventually lead to profits, but with this initial goal 
in mind, the project is much more unique than a project just 
to earn some quick cash.
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Contextual Ballpark Development

This map shows the development that has happened during or after the ballpark was implemented.
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Design Implications Key Notes
This project demonstrated a strong will of the citizens and 
public. Even though Baltimore lost the Colts football team, 
the driving goal was to create the amenity of a ballpark 
for the citizens. Creating a link between the district with 
multiple anchors such as the Inner Harbor and the Old Retail 
District has helped to create a synergy of entertainment for 
economic development. The passion of the citizens and 
investors that pushed for this project was shown in this 
project and has shaped Baltimore to what it is today. 

Build the stadium with the public in mind, not to generate 
income

Connectivity to existing districts strengthens both the 
proposed and existing districts by creating a synergy 
between the two
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Progressive Field
Location: 
Cleveland, Ohio

Designer: 
Populous

Construction Date: 
January 13, 1992 – April 4, 1994

Cost: 
$169 Million 
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Project Summary

From 1857 to the 1970s, the Gateway was originally known 
as the Central Market area. Known for its location as a 
major entrance to the city’s downtown area, this successful 
Central Market area began to deteriorate after World War II 
and buildings were demolished for parking lots, which took 
the place of the hallmarked warehouses in the area. In 1980, 
despite the excellent location and its symbolic importance 
to downtown Cleveland, the Gateway was mostly surface 
parking reserve with a couple of remaining buildings after 
the demolition. The district had become notorious for a 
blighted area and provided a poor image of the city to the 
residents and visitors.

A group called Cleveland Tomorrow came together and 
pushed for redevelopment in the downtown. In the 1980s 
a sports stadium was identified as the means to revitalize 
this portion of the city. The city leaders and project 
planners envisioned the sports complex would catalyze 
the redevelopment of the district through construction of 
hotels, structured parking, and other uses related to the 
new sports facilities. They also hoped that the Gateway 
would help fill the gap between the newly successful 
theatre district and the Tower City shopping and office 
complex. They had hoped that the Gateway would 
contribute to the Euclid and Prospect shopping corridors. 
The city’s downtown plan wanted the district’s sports 
complex to dominate the area, but be well integrated into 
the downtown fabric. The Gateway project emphasized 
visual and physical connections to the surrounding district. 
This was done by pedestrian pathways to other nearby 
activity centers.

Since the Gateways opening, there has been a significant 
number of projects open in that portion of downtown. 
Formerly vacant buildings, including historic and 

architecturally significant structures, have been renovated 
as market rate housing, which attracted the upper-middle-
class residents to the portion of the city (for the first time in 
decades). Over 800 units have opened in the district over 
a 6 year period with almost the same amount planning on 
being constructed. Retail space and restaurants have also 
been filled into those renovated spaces along with new 
hotels. The district was also successful in the entertainment 
section. The success came from private and public sectors 
in hotel, commercial, and residential projects. Gateway 
provided an opportunity for development to be focused 
in the section of downtown, achieving the city’s vision of 
an entertainment-oriented district that could connect the 
two recent successes – the Playhouse Square and the 
Tower City Center. This helped to remake the image of this 
portion of downtown, returning suburbanites and tourists 
to the city’s old market district for the first time in years.
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Unique Setting 

The unique setting of Progressive Field comes from the 
location of the site. Progressive Field was strategically 
placed in the Gateway District, where many interstates 
convene to provide a major entrance into downtown 
Cleveland. Being such a critical node, it was clear to the 
designers that this area was the ideal place to construct 
the ballpark.

Historical Context
 
Before the ballpark was built, the Gateway District was 
known as the city’s Central Market Area. After Cleveland 
started to decline after World War II, the Central Market 
Area began to deteriorate and was filled with surface 
parking and demolished buildings. Once the Gateway 
Complex was developed, many of the historic buildings 
were restored and re-used as mixed-use buildings for 
retail, entertainment, office, and loft spaces.
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Linkages  

One of the successes of Progressive Field and the Gateway 
District is heavily attributed to the fact that the district is very 
well linked to adjacent districts. An existing and successful 
retail district and theater district were both connected to 
the gateway district to bring a diverse amount of activity 
and entertainment to Cleveland’s downtown.

Private Public Partnership

Private investors were very cooperative with the rebuilding 
of Cleveland’s city. Originally what was intended to be a 
majorly a private venture, the public has put forth hundreds 
of millions of dollars over a span of 10 years to build what 
is now one of Cleveland’s largest attractions. Additionally, 
a group called the Historic Gateway Neighborhood was 
formed, which had a role in generating interest and funds 
from local corporations.
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Contextual Ballpark Development

This map shows the development that has happened during or after the ballpark was implemented.
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Design Implications Key Notes
The cooperation of the public with the private to envision 
a crucial node to Cleveland’s downtown has helped to 
revitalize the previously declining Central Market Area into 
a thriving Gateway District. With other prominent nodes in 
the downtown area in mind, the Gateway District connects 
to an established retail district and a theater district to create 
a synergy between the districts. The districts strengthen 
one another and the downtown of Cleveland becomes a 
versatile neighborhood that has become a destination for 
all types of activities.

Placing the stadium in a location that generates a large 
amount of traffic works well if transportation is planned

Connection to existing districts has given travelers more 
opportunities and activities to choose from
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Petco Park
Location: 
San Diego, California

Designer: 
Populous

Construction Date: 
May 3, 2000 – April 8, 2004

Cost: 
$450 Million 
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Project Summary
In 2004, San Diego opened the Petco Park for the San 
Diego Padres. The Padres were previously in Qualcomm 
Stadium, a multi-use stadium that included the San Diego 
Chargers. Downtown San Diego, also known as the “City 
Centre,” had gone though a lot of changes before what 
it is today. Before the historic Gaslamp Quarter became 
the center of the downtown’s nightlife, the City Centre 
fell into a state of disrepair in the 1960s. Major business-
es and stores moved out from the downtown area to the 
suburban malls. Downtown then became a destination for 
the homeless and sailors. Most of the shops in the area 
were tattoo parlors, bars, and strip clubs. Trash littered the 
Gaslamp Quarter, the buildings were run down, and the 
East Village was full of empty warehouses and vacant lots. 
Redevelopment plans were created in 1975 for Downtown 
San Diego. It wasn’t until the 1990s that the East Village 
became a community for social services and artists. In the 
late 1990s, the owners of the San Diego Padres partnered 
with the city of San Diego to build a new ballpark. The City 
agreed to invest 186.5 million to the ballpark facility, while 
other public entities committed another 109.5 million to the 
project, totaling $296 million in the public sectors invest-
ments. The San Diego Padres themselves invested $115 
million and were responsible for all costs of overruns. What 
the team did differently, though, was the owner guaran-
teed another $487 million in new real estate development 
in the neighborhood surrounding the ballpark. This gave 
the owner a specific level of investment and excited the 
community.  The goal for the city of San Diego was to revi-
talize their downtown community, integrate it economically 
to the rest of the city but also attract a highly educated, 
young labor force along with the additional housing. The 
Gaslamp Quarter’s revival, along with the development of 
the baseball field and the guarantee that housing would be 
built to help support the convention center and strengthen 
the community helped to revitalize Downtown San Diego.
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Historical Context

The Gaslamp Quarter was restored during the urban 
renewal and is known as the historic heart of San Diego, 
preserving the buildings and redeveloping the Gaslamp 
Quarter as a national historic district.

Unique Setting
 
This project was unique in a sense that the team’s owner 
guaranteed $487 million in new real estate development in 
the neighborhood surround the ballpark, giving a specific 
level of investment to the community. Petco Park is also 
close to the waterfront and other areas such as the famous 
Gaslamp Quarter and the San Diego Convention Center.
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Private Public Partnership
 
San Diego’s Owner and the City of San Diego collaborated 
together to help fund the ballpark, and guarantee the 
further development of the proximity, which help fuel 
economic growth and development.

Linkages

The downtown area also has multiple modes of public 
transportation and a promenade along the waterfront, 
making it a very attractive place for pedestrians. From the 
ballpark, a pedestrian bridge allows users to cross the 
busy street in order to access the waterfront. The ease of 
access to other zones and districts creates great linkages 
for the downtown area.
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Contextual Ballpark Development

This map shows the development that has happened during or after the ballpark was implemented.
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Design Implications Key Notes
This project was unique from other ballparks in a sense 
where the owners put a specific level of commitment 
into the project. Even though the public put more initial 
investment into the stadium, the developers drove the 
economy by creating more than just a ballpark. Further 
development accelerated the area into economic growth 
and it is shown to be successful. Strong circulation paths 
to favor pedestrians were set in place to attract inhabitants  
into the neighborhood.

Continual development of the areas adjacent to the 
stadium will attract more fans and visitors

Creative methods of transporting pedestrians from space 
to space such as pedestrian bridges and the pedestrian 
scramble enhance the pedestrian experience
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AT&T Park
Location: 
San Francisco, California

Designer: 
Populous

Construction Date: 
December 11, 1997 - March 31, 2000

Cost: 
$357 Million



69

Project Summary
History of this group dates back to before the new ballpark 
had been built. Back in 1976, the owner, Bob Lurie bought 
the Giants and hoped to build a new downtown stadium 
because of the financial losses suffered at Candlestick 
Park. Voters rejected the proposal to fund the new park 
with public funds four times and failed each time. Peter 
Magowan then bought the Giants in 1992 and kept the 
team in the city. In 1995, the Giants announced that they had 
plans to build the ballpark and fund it privately. The location, 
in the China Basin, was strategically placed because of the 
amount of residents that resided in the area – 540. Even 
with the complaints at the time, the area was so desolate 
that there were hardly any neighborhood groups to object. 

In 1989, the Loma Prieta earthquake struck the Bay 
Area, destroying the onramp to the Bay Bridge. After 
this destruction, the city noticed the opportunity for the 
potential of waterfront developments. The waterfront at 
the time was the site for industrialized use. Vacant lots and 
warehouses filled the water’s edge, being the location for 
the homeless and people camping out in RVs. With the 
ballpark as an anchor for the new neighborhood, housing 
development skyrocketed. About one third of the new 
housing developments after the stadium was built were 
constructed close to the ballpark.

Today, the ballpark is known as a new icon that the team 
had always envisioned. “It was a part of the rebirth of the 
Embarcadero,” said Jim Meko, a founder of the SoMa 
leadership Council. With a strong vision of what could 
be, the neighborhood transformed from a desolate and 
sketchy area to the destination to be. The population has 
grown more than tenfold. The Giants franchise recently 
proposed another $1.2 billion addition to the neighborhood 
called Mission Rock. This community development 
plan proposes to include mixed-use buildings, luxury 

apartments, a waterfront park, community space, and 
a plaza for local restaurants and retail shops to further 
develop the waterfront and extend it further south. The 
franchise stresses the draw of local businesses, trying to 
drive a sense of place and community.
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Unique Setting

After the Loma Prieta Earthquake, the city noticed the 
overlooked waterfront. The franchise decided to develop 
privately after several rejections. The location was chosen 
on the waterfront because there were almost no residents 
to complain in that area, and now housing is a premium. 
The franchise is now continuing development efforts to 
expand mixed use development in the SoMa District.

Historical Context

In the SoMa District, many of the buildings are historically 
warehouses and industrial buildings built from waterfront 
development. Much of this land was forgotten and 
abandoned because of the old freeway. Once the city 
realized the forgotten waterfront, development began to 
occur and historic buildings were preserved and renovated. 
Much of the development and preservation occurred in a 
response to the ballpark being such a hot spot for fans to 
convene.



71

Linkages

The ballpark is located right on the waterfront, which has 
access to the San Francisco Bay Trail that travels around 
the bay. Other modes of transportation include the Muni – 
San Francisco’s metro station, and the Caltrain. The park is 
easily accessible to the 280 freeway as well.

Private Public Partnership

Though the project was built privately, the debate for the 
stadium went through many rejections from the public. 
This made the process harder for the franchise to build 
the ballpark and forced the franchise to select an area 
that would disturb the minimum amount of people. San 
Francisco now loves the developmental choice and 
supports the franchise in their decisions.
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Contextual Ballpark Development

This map shows the development that has happened during or after the ballpark was implemented. 
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Design Implications Key Notes
One unique note from this ballpark was the decision to 
build privately. The franchise had the funds to do so and 
decided to work privately. This rids the public of excess 
taxes, to build stadiums, like most other ballparks built. If at 
all possible, this would be the way to go – building privately 
so public funds would not be dipped into. This will help to 
have other funds for development and maintenance for 
the city instead of investing the money into a ballpark.

Community cooperation isn’t crucial to start development, 
but for continual and strong growth, support is needed

Hosting other events in conjunction with ball games help to 
increase the usage of the park and foot traffic
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Nationals Park
Location: 
Washington D.C.

Designer: 
Populous

Construction Date: 
Mar 4, 2006 - March 22, 2008

Cost: 
$611 Million
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Just years ago in 2004, the neighborhood of the proposed 
site of Nationals Park was crime-ridden, development-
starved and neglected. Now, with Nationals Park 
constructed into the neighborhood, the area has started 
to become better looking. Fans are being attracted from 
all over, drawing from Virginia, Maryland as well as D.C 
with ease of the MetroRail, Washington’s Metro. Housing, 
retail, and shops have replaced the nightclubs, adult video 
shops, and strip clubs. Former US Navy machine shops 
opened as apartment buildings, filling 75% of its units 
almost immediately. Integration of low-income housing 
helps to alleviate some gentrification in the area. 

This once desolate area is now full of life and is only 30% 
built out. The population can rise to 16,000 if the current 
plans are realized. The residents have stated that the 
ballpark has brought order to the rough streets, where 
more police are on patrol and crime rates dropped.

All of this might not had happened without the Washington 
National’s ballpark. Plans were in place to develop the area, 
but it wasn’t until the city was committed to the ballpark 
were the industrial properties cleared and infrastructure 
was added to make the development actually feasible. 

Because the timing was awful, this area hasn’t reached its 
full potential. In 2008, the economy had suffered its worst 
downturn since The Great Depression, and because this 
was a new baseball town, people were still growing into 
that. Now that the ballpark has settled in, developers are 
starting to take interest and move in as well, including 
mixed residential, retail, and office spaces.

Project Summary
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Unique Setting

The site of National’s Park was right up against the 
waterfront. From the ballpark, viewers can see the State 
Capital or walk down the Waterfront Promenade. Being at 
the state capital is a unique setting in itself.

Historical Context

Neighboring the historic Navy Yard, the Nationals Park 
sparked development within the Navy Yard, restoring 
several historic industrial structures. The renovated 
structures now house live-work spaces to include retail, 
office and lofts. Continual renovation of the historic buildings 
is currently being planned.
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Linkages

Many of the fans travel around using the MetroRail, 
Washington’s Metro system. The extensive Metro lines 
travel from Maryland and Virginia to the heart of the District. 
A 16 mile riverwalk was created on the waterfront

Private Public Partnership

Though the public entity was skeptical about the team 
moving into Washington DC, the team has grown on them. 
Private developers have only developed approximately 
30% of the area’s full potential but are working to revamp 
much more of the area. The Navy Yard has worked with 
developers and the community to create “The Yards,” a 
mixed-use development that was recently developed in 
several phases. The strong commitment of the public and 
private entities has helped to shape the region and realize 
the potential to become a thriving neighborhood.
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Contextual Ballpark Development

This map shows the development that has happened during or after the ballpark was implemented.
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Design Implications Key Notes
This project is still undergoing some changes and is 
still a very young project. We can see, though, that the 
collaborative efforts of the public and private partnerships 
helped to start the renewal process of this area. The 
timing factor of the economic downturn had much to do 
with the slow start, but we can start to see many changes 
happening in the proximity of the site.

The success of a ballpark project is tested on how well it 
lasts over a period of time, not just the initial years.

Newly established teams take time to build a fan base to 
support the team

Historic preservation and revamp turns a place from 
deteriorating and dilapidated to vibrant and in demand
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Each of these ballpark studies presents a different case. 
The success of the ballparks each comes from different 
elements, which will be highlighted in this section. The 
uniqueness of the each ballpark comes from different 
factors.

Placement – The placement of the ballparks can help build 
on an existing community. Proximity to near-by established 
districts are shown in these studies to help enhance the 
ballpark experience. Ballparks seem to have an accelerated 
effect on development because it is such an attraction. 
Coors Field in Denver, Colorado had a phenomenal effect 
on the growth of Denver, turning their version of a “skid 
row” into a desirable place to live. The same has become of 
Cleveland’s Progressive Field, where the Gateway District 
has used nearby districts as other anchor points such as 
an existing retail district.

Circulation – Travelers must be able to move in and out 
freely with no confusion. This becomes the basis of not 
only a ballpark, but for any attractive neighborhood. 
Pedestrians, bicyclists, and drivers generally avoid areas 
with poor circulation unless no other choice is given. This 
factor, again, is a pre-requisite and the foundation to an 
attractive neighborhood, as state in the livable cities.

Unique Character – The unique character of a ballpark 
comes from many different factors and is important to the 
appeal. History of the city and location are factors that have 
greatly influenced the character of the space.

Public Commitment – One factor to consider is the public’s 
commitment to the team. The fan’s support to the team 
generates the continual success of the ballpark. When 
fans come out to the ballpark to support their team, the 
neighborhood benefits. Taxes are generated from ticket 
sales; restaurants and bars receive an influx of business.

Summary and  Implications
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Key Notes

Historic preservation is a powerful tool to give the city 
unique character

Building a stadium helps accelerate growth when paired 
with other factors

Placing the stadium in close proximity to public 
transportation nodes increase foot traffic

Build the stadium with the public in mind, not to generate 
income

Connectivity to existing districts strengthens both the 
proposed and existing districts by creating a synergy 
between the two

Placing the stadium in a location that generates a large 
amount of traffic works well if transportation is planned

Connection to existing districts has given travelers more 
opportunities and activities to choose from

Continual development of the areas adjacent to the 
stadium will attract more fans and visitors

Creative methods of transporting pedestrians from space 
to space such as pedestrian bridges and the pedestrian 
scramble enhance the pedestrian experience

Community cooperation isn’t crucial to start development, 
but for continual and strong growth, support is needed

Hosting other events in conjunction with ball games help to 
increase the usage of the park and foot traffic

The success of a ballpark project is tested on how well it 
lasts over a period of time, not just the initial years.

Newly established teams take time to build a fan base to 
support the team

Historic preservation and revamp turns a place from 
deteriorating and dilapitated to vibrant and in demand
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Introduction
Area of  Study

Spatial Maps
Analysis

Site Analysis
Introduction
In this section, an inventory and analysis were done on the 
selected project site. A number of site visits were taken 
to gather the inventory of information for this document. 
Included in this section are the circulation, spatial use, 
and the boundaries within the central business district. An 
analysis is then shown after these inventories synthesize the 
information. Only the most useful and relevant information 
is shown in the document.
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OaklandCalifornia
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Area of Study
The city of study is located in Oakland, California. This is 
the current home of the Athletics Baseball Club, though 
the current stadium is located in a different location. Within 
Oakland, one of the current sites being reviewed is Howard 

Terminal. Howard Terminal – along with its context – is the 
area of study for this project. Below, Howard Terminal is 
indicated in green with a gold border

Area of Study
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The first items observed in this project were the 
neighborhoods within Oakland’s Central Business District. 
Howard Terminal, the site of the proposed ballpark, falls 
between two neighborhoods: the Jack London District, 
and the Acorn Industrial District. Both the districts are 
then bordered by Chinatown and Old Historic Oakland, 
which are located on the other side of the Nimitz Highway 
(Interstate 880). 

Jack London District – The Jack London District is full of rich 
history and culture of Oakland.  The district developed as a 
warehouse and industrial district due to its close proximity 
to major transportation lines. Broadway, the main street of 
Oakland, leads straight to the heart of the Central Business 
District from the Waterfront, where it meets the Jack 
London Square commercial development. Jack London 
Square is one of Oakland’s largest tourist attractions that 

Spatial Maps
Neighborhoods
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include retail and office space. The Jack London District 
has also been named the Loft District, with a number of 
loft and residential spaces recently developed in the new 
millennium.
Directly west of the Jack London District is the Acorn 
Industrial District. Known for its industrial use, the district 
houses the widely used Port of Oakland, which houses 
most of the port operations formerly held in Jack London 
Square. The Port of Oakland is known as the first major 
port on the Pacific Coast to build terminals for container 
ships and is now the fifth busiest container port in the 
United States.

North of the Jack London District on the other side of 
Interstate 880 are two different districts. To the east of the 
main street Broadway is Chinatown, showing Oakland’s 
diverse culture and community. The Chinese were the first 
Asians to settle in Oakland, arriving in the 1850s, making 
Oakland’s Chinatown one of the oldest Chinatowns in 
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the United States. Chinese immigrants helped to build 
the Central Pacific Railroads western portion of the First 
Transcontinental Railroad in the 1960s.
To the west of Broadway directly above the I-880 is Old 
Oakland, the historic district. The site was the original 
location of Oakland’s downtown. The district developed 
elegant brick Victorian hotels along the railroad station to 
accommodate travelers. The grounds floors of these hotels 
were designed as small commercial shops so that the to 
entice pedestrians walking down the blocks. Recently, the 
neighborhood has gentrified to include boutiques, bistros, 
and shops.
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Land Use
The next observation was the land use in and around the 
location. This goes hand in hand with the neighborhood 
districts. In the Jack London District along the waterfront, 
there is a well-balanced mix of land uses, with much of 
the retail and mixed use along the waterfront, while more 
residential, civic, and industrial closer inland. To the west 
of the Jack London District, industrial use is the majority 
of the space, hence the name Acorn Industrial. Directly 
North, on the North west side of the Freeway is West 
Oakland, comprised of mainly residential developments 
with sprinkles of mixed use and retail development. In the 
main section of the Central Business District, Old Oakland 
and Chinatown show a variety of uses as well, while when 
moving further north towards the city center the diagram 
shows the development is heavily focused on retail and 
commercial and office buildings.
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The next item of observation is green space and green 
networks. Within the southern portion of the CBD, much 
of the green space that is provided to the public is along 
the waterfront. The closest green spaces around Howard 
Terminal lie in tree canopy form, from street trees on the 
blocks. Along the waterfront is a network of green space 
that runs with the San Francisco Bay Trail, a trail that runs 
more or less along the perimeter of the San Francisco Bay.

Green Space
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The last diagram shows the variety of transportation 
networks in the study site. As stated before, the lower 
portion in the Jack London District was developed because 
its proximity to transportation networks. Among these 
networks include the Amtrak trains, the Bay Area Rapid 
Transit lines (BART), the Nimitz Freeway (I-880), the San 
Francisco Bay Trail, ferries, and an extensive bike network.

Transportation
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Analysis
A synthesis of the inventory diagrams showed several 
constraints. Boundaries such as the frequent Amtrak 
stops would deter people from building on Howard 
Terminal. Also, the separation of the Central Business 
District with the waterfront was created from the large 
freeway infrastructure, causing both a visual and physical 
disconnect between the two spaces. The green space 
diagram demonstrated that there was a need for more 
green space. This will help to attract users into the spaces 
because of the humans’ need of nature. Below is a 
highlighted list of constraints and opportunities that will 
carry on to the design phase.

Constraints

Opportunities

Freeway

Frequent Trains

Not Enough Green Space

Not Enough Public Transit

Run-down Streetscape

Add Streetcar

Expand on Existing Transit Stops

Pedestrian Bridges

Create Green Space

Create of Sense of Space
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Goals and Program
Master Plan

Market Street
MLK Way

Second Street
Howard Terminal

Design
Goals and Program
A program was developed to direct and organize the 
project. This program involves solutions to the previous 
sets of goals. These goals included the improvements to 
transportation and accessibility, the balance of land use, 
and the enhancement of Oakland’s heritage.

The first goal – to improve transportation and accessibility – 
helps to solidify the infrastructure for a livable city. A city that 
cannot be navigated through generally detracts citizens. 
Improvements with the streetscape and sidewalks to 
accommodate for a multitude of uses will help to balance 
the transportation uses while improving the streets, 
making it a safer place to travel. Another improvement that 
was done was the connection to existing transportation 
infrastructure. In the site analysis section, we can see that 
there are existing transportation networks in the proximity 
to Howard Terminal. Though there is an infrastructure 
in place, there are no close-by stations or stops to 
accommodate this portion of the city. In addition to the 
connection to existing infrastructure, a proposed streetcar 
line is put into place.  By expanding the transportation 
networks into this new district of the city, the appeal of the 
ability to take almost any mode of transportation can help 
the image of this newly proposed district.

The next goal – to balance land use – is accomplished 
through a number of improvements. The previous section 
showed that there is currently heavy use of industrial 
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buildings and warehouses in the close proximity to the 
proposed site. The evaluation of existing buildings will 
help to draw conclusions as to which buildings should be 
retrofitted and which can be razed. The retrofitted buildings 
along with infill will help to create a balanced set of land 
uses that includes residential, civic and public uses, green 
space, and office and retail space. 

Lastly, the goal of enhancing Oakland’s heritage comes 
from a number of elements. The first element will be the 
creation of an anchor space along the waterfront. Though 
there are a number of ballparks that are created along 
the waterfront including AT&T park across the bay, the 
uniqueness of the ballpark will come from the activities 
included in Howard Terminal. This includes things such as a 

gathering plaza, the extension of the existing bay trail, a link 
to Jack London Square, and a mixed-use retail and office 
space made of containers to inform and remind the users 
of this history of Oakland and its continual use of containers 
for containerization.

For ease of legibility, the proposed design is separated in 
this book into sections. Each of these focus areas will go 
in depth about the proposed changes and talk about the 
designs of each space with these goals outlined above in 
mind.
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Goal Objectives Activities Elements Qualitative Characteristics Quantitative Characteristics Notes

walking: transportation wider sidewalks encourages movement major roads
walking: strolling, recreational parklet space promotes healthy lifestyle major roads

cycling dedicated bike lane, buffer
encourages activity, transition to 

sustainable transportation
Bike lanes and buffer zones

driving street improvement creates safer overall atmosphere major roads

transportation public transportation
encourages movement, creates more 

options for movement and access
1 block

cycling bike network
promotes healthy lifestyle, sets examples 

for children
bike lanes and buffer zones 

included on roads
walking sidewalks links networks for ease of movement chains of blocks on sidewalks

living housing units improves livability accommodate residents
recreation amenities promotes livlihood

work jobs creates job opportunities create jobs

recreation parks connects proposed to existing parks large gathering spaces and parks

fitness trails encourages healthy lifestyle waterfront trail

recreational ballpark, parks
creates an anchor for the core to 

waterfront
ballpark

fitness trails, parks
encourages healthy lifesyle, creates close 

amenities
waterfront trail

dining
food courts, outdoor 

seating
encourages interaction, sets example for 

younger generation
restaurants

live buildings
preserves and enhance culture and 

history
lofts, hotels, townhouses, and 

other housing units
work buildings Creates jobs for locals stores, offices and businesses

play: fitness buildings promotes healthy lifestyle
fitness centers, parks, running 

trails
play: recreation buildings and vacant lots sets examples for future generation

play: dining buildings and vacant lots encourages interaction, creates night life
chain of stores to create a 

continuity

play: programs buildings and vacant lots
sets examples for future generations, 

promotes healthy lifestyles
arts, music, festivals - plaza to 

accommodate all

Create and enhance access and linkages

Seamlessly weave in well-balanced mixed-use 
development to the city

restore/retrofit buildings to include Oakland's 
heritage and culture in events and activities

Restore/enhance heritage of Oakland and 
embrace the genius loci

lofts, arts, cranes, 
containers, shipyard, 

the industrial city, 
music

lofts, hotels, town 
homes, houses, 

affordable housing

safer, tables, seating, 
parklets, greenspace

street car, BART, 
amtrak

extension of bay trail

connect to current 
anchors - urban core, 

jack london square

to enhance the streets and sidewalk to 
accommodate for a mulititude of uses

create and connect existing networks of 
transportation infrastructure

assess and build off of existing infrastructure by 
adding mixed use development

expand existing network of parks and recreational 
areas

create an anchor at the city's waterfront to 
accommodate the urban core
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Master Plan
The master plan contains the new 
Ballpark District neighboring the  
Jack London District. The boundaries 
include Market Street, MLK Way, the 
waterfront at Howard Terminal and 
5th street.

Within this newly established district, 
changes were made to the streets 
and blocks to accommodate for 
a better balance of transportation 
modes. The sidewalks are widened 
to 15 feet, making a more comfortable 
walk for the pedestrians. This change 
allows for separation between a 
circulation and amenities segment, 
which can include street trees, 
signs, lighting, newspaper kiosks, 
trash bins, and seating among other 
amenities. This amenities segment 
is 5 feet wide, leaving 10 feet to the 
pedestrian to roam. The amenities 
section also acts as a buffer to the 
streets, creating an extra layer of 
protection for the pedestrians. Along 
the building edge, restaurants and 
stores have the choice of placing 
seating, dining tables and signs 
outdoors to attract users into the 
space.

Streetscape variations differ from 
street to street within the district. 
Each change will be stated in the 
sections below.
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In the designing of Market Street, the efforts were 
focused on streetscape retooling. The goal of retooling 
the streetscape is to improve and balance transportation 
circulation. Many roads are very car-centric, so many of 
the changes benefit the pedestrians and cyclists, creating 

Market Street
a safer traveling zone. Currently, Market Street has four 
lanes plus a dedicated turning lane, a median, bike lanes, 
and on-street parking. The proposed plan aims to add a 
buffer zone between the car and bikes and add streetcar 
tracks. Perhaps the biggest change will be the “bulb-out” 
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of the sidewalk corners. This change is to protect the 
pedestrian by extending the sidewalk which will shorten 
the walking distance across the street.

Design Features

Streetcar Station Stop

Mixed Use Development

High Density Residential Development

Bulb-Out Sidewalk Corners
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Similar to Market Street, the design efforts are focused on 
streetscape improvements. Being a direct corridor into the 
Central Business District from the waterfront, MLK Way is 
an important link and is emphasized as a major corridor in 
the design. Unlike Market Street, MLK Way does not have 
a median or dedicated turning lane, and does not have bike 
lanes. The proposed plan turns the current four lane road 

MLK Way
into a two lane road with bike lanes and buffers on both 
sides. Like Market Street, the proposal includes bulb-out 
sidewalks, which shorten the walking distance from one 
sidewalk to another. Shortening the lane also has traffic 
calming remedies by slowing down the traffic, and making 
pedestrians more aware. The streetcar runs on MLK Way 
to get to the urban core, making a loop to West Oakland 
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and back down to the Waterfront at 2nd Street.
Design Features

Streetcar Station Stop

Mixed Use Development

High Density Residential Development

BART Station Stop

Bulb-Out Sidewalk Corners
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The redesign of Second Street focuses to make pedestrian 
mobility a priority. This section of the district, from Market to 
MLK, is closed to automobile traffic. Only service vehicles 
and the newly proposed streetcar which hosts a streetcar 
stop that leads across the Embarcadero from a proposed 
pedestrian bridge. Along Second Street, an infill of mixed-
use buildings lines the first story with retail and restaurants. 
Tightly knit buildings create the enclosed space, with 
distinct alleyways to allow for ease of circulation between 
the blocks. Buildings immediately adjacent to Second 

Second Street
Street are proposed as mixed use development while 
higher density residential developments are recessed from 
the main streets. Residents are then in walking distance to 
many amenities compared to the prototypical residential 
developments in our society today. Residents can walk 
downstairs to their local grocery store or farmers market 
to purchase groceries, get in a workout at the local fitness 
club or green space close by, dine out, purchase medicine 
at the local drugstore, and go shopping at the retail stores 
among many other amenities. Additionally, office spaces 
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are built atop the lower level business stores to offer an 
attractive space.

Second Street features two-way bike lanes separate from 
the streetcar lanes. This feature helps the cyclists move 
freely without worrying too much about vehicle-bicycle 
collision. 

Second Street also features an entrance plaza to Howard 
Terminal. This plaza presents a turf area for recreation, 
outdoor seating and dining, and grand stairs to the 
pedestrian bridge across to Howard Terminal.

Design Features
Streetcar Station Stop

Entrance Plaza

Mixed Use Development

High Density Residential Development

Pedestrian Zone

Amtrak Station Stop
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Howard Terminal
Howard Terminal is the base of the project. This location 
is the anchor to the city, attracting large crowds from the 
entire region. Local, regional, global fans will come out to 
the ballpark to see their team play. Visitors can stay at the 
proposed hotel, located at the north western end of the 
site. From there they can explore the diverse activities in 
the district without having to walk too far. Transportation is 
close by, with a newly proposed Amtrak Station, Streetcar 
Station, and BART Station stops all in walking distance. 
Entrances into Howard Terminal are located across three 
pedestrian bridges at Market Street, 2nd Street, and MLK 
Way. The site can also be accessed from Jack London 
Square via the Jack London Promenade, that links the two 
entertainment destinations together. 

Design Features
Ballpark

Hotel

Howard Terminal Plaza

Mixed Use Container Development

Park

Jack London Promenade

San Francisco Bay Trail Extension
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Howard Terminal Plaza
Upon entrance to the site from the MLK 
Way pedestrian bridge, Howard Terminal 
Plaza is the first destination. This large open 
space features a fountain as a centerpiece, 
displaying a statue of a famous A’s pitcher 
Catfish Hunter. Adjacent to the plaza are 
local businesses and retail stores, made 
of recycled shipping containers that hint 
at Oakland’s history as a destination for 
shipping containerization. Beyond the 
shipping containers is the San Francisco 
Bay Trail, where the cranes stand tall as 
a reminder of the use of this space. The 
plaza is a place where visitors can convene 
before a ball game, people watch on the 
turf, or grab a bite at a restaurant close by.

Design Features
Large Open Space

Fountain and Statue

Grassy Turf

Links to SF Bay Trail, Jack London 
Promenade, and Ballpark
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Jack London Promenade
The Jack London Promenade is located 
on the far East side of the site. The 
promenade connects from the Howard 
Terminal Plaza to Jack London Square. 
Known as the birthplace of Oakland, the 
Jack London Square is full of Oakland’s 
heritage. The site, named after the 
famous writer Jack, is currently one of 
the more successfully designed spaces in 
Oakland. Popular for its entertainment and 
businesses, Jack London Square is home 
of many stores, restaurants, and hotels, 
along with an Amtrak Station. The Jack 
London Promenade links this successful 
entertainment destination to the newly 
proposed site to generate foot traffic. This 
creates a synergy between the two sites 
and allows for free movement between 
the spaces.

Design Features
Allée of Trees

Wide Lane

Links Howard Terminal to Jack London 
Square



115



116

San Francisco Bay Trail
Another link to an existing feature is the 
extension to the San Francisco Bay Trail. 
Currently, this trail extends over 200 
miles around the perimeter of the San 
Francisco Bay, weaving in and out of each 
of the cities’ waterfronts. The proposed 
extension allows users to walk along the 
edge of the terminal displaying beautiful 
views of the waterfront and the Bay 
Bridge in the distance. The cranes in the 
site, currently used to move containers 
onto ships, become icons and landmarks. 
At the far end of the trail, terraced step 
seating walks down to the water’s edge. 
The trail is wide enough to accommodate 
for pedestrians and cyclists.

Design Features
Iconic Cranes of Oakland

Viewing Stations

Terraced Step Seating

Grassy Berm

Wide Trail
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Oakland Skyline
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Conclusions
Keeping the Athletics Baseball Team in Oakland can 
potentially help to drive and accelerate economic 
development if executed correctly. The newly established 
Ballpark District creates a strong anchor at the waterfront 
that highlights Oakland’s heritage by hinting at Oakland’s 
past. The plan enhances the user’s experience, creating 
multiple nodes of activity. The diversity of the site adds to 
the attractiveness and entices visitors and residents to 
explore Oakland’s past and present, and hopes to continue 
development for the future. Improving the transportation 
infrastructure would significantly help increase foot traffic 
and the demand for more retail and development. This 
also strengthens walkability through the site, which attracts 
citizens to the location.

Though this is merely an idea-generating project, some 
considerations should be noted. This document is intended 
for inspiration to the Athletics Baseball Club as well as the 
City of Oakland. Not considered in this document were 
the financial costs for developing new structures and 
retrofitting the buildings along with costs of updating the 
roads. Also due to budgetary constraints, phasing in the 
development stage is necessary in order to fully develop 
the new district to its potential.
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