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A. Summary 
While CEQA specifically excludes the need to consider socioeconomic issues, in certain circumstances, CEQA 
requires the consideration of the potential for “urban decay,” which can be defined as the visible symptoms of 
physical deterioration that invite vandalism, loitering, and graffiti caused by a downward spiral of business 
closures and long-term vacancies. This memo considers whether the proposed Project would result in urban decay 
due to the proposed Project, which includes the relocation of the A’s from the Oakland-Alameda County 
Coliseum (Coliseum) to Howard Terminal.   

The memo describes existing businesses near the Coliseum1  and concludes that some existing businesses in the 
Coliseum vicinity, such as area restaurants, may experience a loss in business support from fan-based patronage 
with relocation of the A’s to Howard Terminal, but that none are anticipated to experience a drop in business of 
such severity to trigger business closure. Instead, the ability of businesses to alter their operational practices, such 
as amount and mix of staff, will likely enable businesses to weather and adjust to changing patterns of demand 
associated with the cessation of sporting events in the Coliseum and the nearby Oakland (formerly Oracle) Arena.  

The greatest potential cumulative urban decay-related risk involves the disposition of the Coliseum itself and 
Oakland Arena. If the buildings become difficult to support in the absence of sporting events, then a potential 
result could include facility closure. However, in April of 2015, the City of Oakland adopted a Final Coliseum 
Area Specific Plan (the “CASP”) to guide redevelopment of the 112-acre Coliseum complex and the surrounding 
area. The Coliseum complex is well positioned geographically and has strong BART accessibility, both of which 
will support redevelopment of the Coliseum complex.  Also, the Coliseum complex currently experiences 
vacancies when the local teams are not in residence without triggering physical manifestations of urban decay.  In 
light of these findings, the cumulative departure of the current Coliseum area sports teams would not cause or 
contribute to urban decay of the Coliseum site or other properties, urban decay is not a reasonably foreseeable 
consequence, and the impact is less than significant.  

                                                      
1 Coliseum refers to the multi-use stadium used by both the Oakland A’s and the Oakland Raiders. 
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B. Background 
The purpose of this study is to determine if there is sufficient evidence to conclude urban decay will result in the 
Coliseum area as a result of the relocation of the Oakland A’s (the A’s), especially in the context of the 
cumulative departures of the Oakland Raiders (Raiders) and the Golden State Warriors (Warriors), both of which 
have recently vacated the existing Coliseum and Oakland Arena, respectively.  

Overall development plans at the Project site (including Howard Terminal), which totals approximately 55 acres, 
would include a multi-purpose Major League Baseball ballpark with a capacity of up to 35,000 persons and 
additional land uses, including up to 3,000 residential units, 1.5 million square feet of office, a 400-room hotel, up 
to 270,000 square feet of mixed retail, cultural and civic uses, a 50,000-square-foot performance center, and 
parking for all Project uses.  

CEQA does not require analysis of socioeconomic issues such as displacement, gentrification, environmental 
justice, or effects on “community character.” Most specifically, the CEQA Guidelines state that: 

“[e]conomic or social effects of a project shall not be treated as significant effects on the environment. 
An EIR may trace a chain of cause and effect from a proposed decision on a project through anticipated 
economic or social changes resulting from the project to physical changes caused in turn by the economic 
or social changes. The intermediate economic or social changes need not be analyzed in any detail greater 
than necessary to trace the chain of cause and effect. The focus of the analysis shall be on the physical 
changes.”2 

CEQA defines the [e]nvironment as physical conditions,3 and impacts analyzed under CEQA must be related to 
a physical change.4  Under the CEQA guidelines, however, a project's economic or social effects may be used to 
determine whether a physical change is significant.5 

There are very few rulings on how social and economic effects are to be addressed under CEQA. The most oft-
cited case focuses on urban decay in the context of an existing shopping center and, specifically, on whether 
project impacts would lead to a downward spiral of store closures and long-term vacancies, thus causing or 
contributing to urban decay.   

For the purpose of this analysis and in accordance with CEQA, urban decay is defined as, among other 
characteristics, visible symptoms of physical deterioration that invite vandalism, loitering, and graffiti that is 
caused by a downward spiral of business closures and long-term vacancies. This physical deterioration6 to 
properties or structures is so prevalent, substantial, and lasting for a significant period that it impairs the proper 
utilization of the properties and structures, and the health, safety, and welfare of the surrounding community.  

                                                      
2 CEQA Guidelines, § 15131, subd. (a). 
3 Pub Res Code §21060.5 (emphasis added); Guidelines, §15360. 
4 Guidelines, §15358(b).  
5 CEQA Guidelines §15064(e).  
6 The manifestations of urban decay include such physical visible conditions as plywood-boarded doors and windows, parked trucks and 

long term unauthorized use of the properties and parking lots, extensive gang and other graffiti and offensive words painted on 
buildings, dumping of refuse on site, overturned dumpsters, broken parking barriers, broken glass littering the site, dead trees and 
shrubbery together with weeds, lack of building maintenance, and unsightly and dilapidated fencing. 
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Before considering how the Project might affect the market and environs, it is useful to focus on what constitutes 
the environmental impact known as urban decay. The leading court case on the subject, Bakersfield Citizens for 
Local Control v. City of Bakersfield (2004) 124 Cal.App.4th 1184, 1204, described the phenomenon as “a chain 
reaction of store closures and long-term vacancies, ultimately destroying existing neighborhoods and leaving 
decaying shells in their wake.” The court also discussed prior case law that addressed the potential for large retail 
projects to cause “physical deterioration of [a] downtown area” or “a general deterioration of [a] downtown area.” 
(Id. at pp. 1206, 1207). When looking at the phenomenon of urban decay, it is also helpful to note economic 
impacts that do not constitute urban decay. For example, a vacant building is not urban decay, even if the building 
were to be vacant over a relatively long time. Similarly, even a number of empty storefronts would not constitute 
urban decay. While the initial court ruling regarding urban decay pertained to a retail project, urban decay has 
been considered with respect to the environmental analysis of other types of land use projects. In the context of 
the Project, the analysis considers the potential for urban decay to result in the Coliseum area upon the move of 
the A’s to the Howard Terminal.  

C. Existing Ballpark Area and Surrounding Uses 
The nature of the development around the Coliseum complex, which includes very large parking lots, with I-880 
forming a strong southwestern border, and Damon Slough to the north and northeast, does not facilitate the 
Coliseum’s integration into the adjacent area. Therefore, development in the area surrounding the Coliseum 
complex primarily has little relation to Coliseum activities. Much of the surrounding land is zoned industrial and 
is filled with industrial uses, including industrial supplies, metal and chemical fabrication, auto uses, storage and 
distribution warehousing, recycling, self-storage, etc. Surrounding the Coliseum BART station east of San 
Leandro Boulevard is a variety of residential development, including some relatively recent affordable housing 
projects. Southeast of the Coliseum complex, in the area of Hegenberger Road and Eades Avenue, is a cluster of 
hotels and restaurants that serve Oakland International Airport. Hotel brands in this area include Comfort Inn & 
Suites, Days Hotel by Wyndham, La Quinta Inn & Suites, Motel 6, Quality Inn, and Radisson Hotel. Restaurants 
include Denny’s, Jolly Rogers Diner, Burger King, McDonalds, and Taco Bell. 

In 2018, the Coliseum complex was used an estimate of 223 days per year, whether for an event at the Coliseum 
or the Arena, and was therefore vacant approximately 39 percent of the year.7  When vacant, there is very limited 
activity at the site, which is characterized by large, vacant parking areas, message board signs facing the I-880 
freeway, dark (i.e. mostly unlighted) sports facilities, and perimeter security fencing.    These conditions have 
been commonly observed and accepted for many years, and are consistent with the industrial character of most of 
the surroundings.  Thus they do not constitute urban decay.   

While the surrounding area is strongly characterized by industrial uses, statistics for this area are not available as 
brokerage firms do not individually track industrial submarkets within the City of Oakland. Visual observation, 
however, suggested reasonably strong occupancy of the industrial properties within the adjoining blocks of the 
Coliseum complex. Similarly, the retail market is also not subject to local commercial brokerage reporting. 

                                                      
7 City of Oakland, Coliseum Area Specific Plan, Draft Environmental Impact Report, SCH # 2013042066. August 18, 2014. Page 3-6 

states that the Coliseum “hosts approximately 118 events per year (8 regular season and 2 pre‐season football games, 81 regular 
season and 3 pre‐season baseball games not including playoffs, and other special events),” and that the Arena hosts “105 events per 
year, including 41 regular season and 4 pre‐season professional basketball games and numerous concerts and events.” This analysis 
assumes events take place on separate days, though historically, some events have overlapped. 
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However, even if this use were tracked, the retail inventory in the area is likely too limited to qualify for 
submarket tracking. 

Statistics provided by Cushman & Wakefield indicate that as of the 4th Quarter of 2018, Oakland had an 
inventory of 37.7 million square feet of industrial space, which is the second largest inventory in the East Bay 
(after Hayward), with an occupancy rate of 96.8 percent. The average asking rent is $1.27 per square foot per 
month.8  

In contrast to industrial and retail space, real estate market statistics are tracked for the Coliseum complex office 
market, which totals 2.06 million square feet with a 4th Quarter 2018 occupancy rate at 92 percent, according to 
commercial real estate brokerage firm Cushman & Wakefield.9 The Coliseum complex submarket has the lowest 
average asking rental rate in Oakland at $1.84 per square foot per month. By contrast, the average asking rate in 
Jack London Square is $3.80 per square foot per month, while at City Center Oakland it is $4.65 per square foot 
per month. The Coliseum complex submarket market, however, is centered west of Interstate 880 (I-880), and 
thus has a pronounced physical separation from the Coliseum complex itself. In addition, with representative 
companies such as DASAN Zhone Solutions, government agencies, and for-profit universities, the Coliseum 
complex office uses are not influenced by the Coliseum, and are more likely to be aligned with the nearby 
Oakland Airport. 

E. Ballpark Vendors and Local Businesses and Possible 
Impacts of Relocation 

Existing Setting 

Game Day Vendors 
Vendor Contracts. An operation as involved as managing the A’s and hosting over 80 home game days per year 
involves the support of numerous individuals and businesses. Of greatest significance are the vendors that support 
game day activities at the Coliseum. According to A’s representatives, the major functions served by these 
vendors include the following: 

 Concessions 

 Security  

 Parking 

 Facility maintenance 

 Paramedics 

The current vendors in each of these categories have held their contracts with the A’s for varying lengths of time, 
ranging from 1997 (for one of the two security services firms) to July 2019, when a change will occur in the 
paramedic group (this is the only service provider that Alameda County participates in selecting along with the 
A’s). Other vendors are new or returning after a five-year lapse for the 2019 season, with another providing 
services since 2012. For most vendors, the A’s negotiate service contracts for varying lengths of time. Some 
contracts are annual, while the typical contract ranges from one to five years. Most of the current vendors are 
national vendor services, including several with a unionized labor force. As vendors change over time, some 
newly contracted vendors hire employees that previously worked for the prior contract holder in their service 
                                                      
8 Cushman & Wakefield, “MarketBeat East Bay Oakland Industrial Q4 2018.” 
9 Cushman & Wakefield, “MarketBeat East Bay Oakland Office Q4 2018.” 
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area. This includes both managerial and part-time employees, some of which have their employment status 
protected because of their union membership.  

The A’s indicate that none of the current game day vendors would be guaranteed to have contracts after the A’s 
move to the Howard Terminal ballpark. Since contracts are routinely negotiated every one (1) to five (5) years, 
this would be no different from if the A’s remained at the Coliseum. The game day vendors are not based in the 
Coliseum area, so there is no direct physical connection between the vendor contracts and the Coliseum area.  

Current Businesses and Associated Real Estate  
Hotels. The Oakland A’s indicate that visiting teams typically stay in San Francisco hotels. Consequently, the A’s 
move to the Howard Terminal would have no local effect on hotel stays by visiting teams unless visiting teams 
choose to stay in the new hotel planned for the Howard Terminal site rather than in San Francisco. The A’s 
organization, however, also generates room nights of demand, which the A’s indicate are primarily satisfied at 
two Oakland hotels – the Oakland Airport Hilton in the Coliseum complex and the Waterfront Hotel at Jack 
London Square. Most recently, this demand includes 400 room nights during the 2018 season at the Hilton and 
100 room nights at the Waterfront Hotel. Since the Waterfront Hotel is even closer to the Howard Terminal than 
it is to the Coliseum, it is unlikely any decrease would occur in this demand, at least until such time as the 
planned Phase I Howard Terminal hotel is built and becomes operational. Until then, it is likely demand at the 
Waterfront Hotel may increase because of its proximity to the Howard Terminal. There may also be increased 
demand at the other nearby hotel in Downtown Oakland, the Marriot City Center.  

The Hilton hotel is defined by its proximity to the Oakland Airport and the degree to which demand may shift 
away from this hotel with the A’s relocation is indeterminate. However, the Hilton hotel has 363 rooms. 
Assuming an industry standard hotel occupancy rate of 75 percent results in 99,371 annual room nights of 
demand (i.e., 363*365*.75). If demand at the Hilton dropped by the 400 room nights a year supported by the A’s, 
this would impact occupancy by 0.4 percent. Thus, even if all the rooms demand supported by the A’s was 
diverted to other hotels, such as the proposed Phase I hotel at the Howard Terminal, the overall occupancy would 
drop by only 0.4 percent, which is a negligible percentage, unlikely to affect operations in any significant manner.  

Other Businesses. Since the A’s will remain in Oakland and shift the locus of operations by approximately 6 
miles to the northwest, there is no reason for the A’s to change most of their business practices or local vendors. 
Aside from the Oakland Airport Hilton, the A’s indicate only one other Coliseum complex business is currently a 
major vendor to the A’s. This is United Site Services, a provider of portable toilet rentals, with a location nearby 
the Coliseum. United Site Services is a national company that provides services to the A’s on a year-to-year, 
competitive bid basis. Thus, similar to the other vendors referenced above, regardless of whether or not the A’s 
move to the Howard Terminal, there is no guarantee this contractor will continue to be patronized by the A’s at 
the end of each contract year.  

Impacts  

Game Day Vendors  
Because the Howard Terminal is located just over 6 miles from the Oakland Coliseum, there would not be any 
significant change in the pool of vendors that could provide game day services to the A’s, i.e., the ballpark at the 
Howard Terminal would be located in the same market as the ballpark at the Coliseum. Moreover, contractual 
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changes occur on a regular basis for most service providers, and even for providers that remain constant over time 
there is no guarantee of a continued relationship with the A’s prior to contract renewal whether or not the A’s 
leave the Coliseum. Thus, no change is anticipated in the way the A’s conduct business with game day vendors.  

Businesses and Associated Real Estate  
A number of businesses located in the area surrounding the Coliseum were contacted by phone or in person to 
identify any potential impacts on their businesses associated with the move of the A’s from the Coliseum to 
Howard Terminal, as well as any cumulative effects associated with the departure of all three sports teams from 
the Coliseum complex. The businesses included a sampling of hotels, restaurants, retailers, industrial businesses, 
and private parking lots.10 

Some businesses were non-responsive to repeated requests to provide information while others declined to be 
queried. Some businesses indicated that they anticipate limited to somewhat noticeable negative sales impacts 
following the move of the A’s, but a few, primarily in the industrial category, indicated that their operations 
would improve with the move of the A’s and the relocation of the other Coliseum complex tenants, mainly 
because traffic in the vicinity would lessen. Specific responses were as follows: 

– An area paint supplier indicated that the A’s are an existing customer, and expressed a belief that the A’s 
would continue patronizing the supplier after their proposed move, with no anticipated business impact. 
In addition, this supplier indicates that its existing base of customers is independent of their proximity to 
any of the sports venues, including the A’s. 

– A party rental business indicated that rental revenues may slightly decline if the A’s were to relocate 
given that this business provides some services for A’s special events. However, the business 
representative indicated that the overall impact on operations is not anticipated to be significant. 
Moreover, no additional patronage is attributed to sports-related foot traffic or sports venue proximity. 

– The lone privately-owned and fenced surface parking lot with game day attendants located near the 
Coliseum complex indicated that the majority of business is associated with the Raiders, followed by the 
Warriors, and then the A’s. This lot tends to fill to capacity during Raiders games, and may or may not 
for other sports games. This lot is paved and fenced but does not have any associated physical structures.  

– All six hotels near the Coliseum complex were contacted, and three responded. These hotels indicated 
that the majority of their sports-related occupancy is associated with the Raiders, followed by the 
Warriors, and then the A’s, even though the A’s have more home games. This is primarily because many 
Raiders fans travel to Oakland to attend the games, while A’s fans are more local. Considering the 
potential departure of the A’s, the hotels uniformly indicated that the business impact would be minor. 
However, the cumulative impact of the departure of all three teams would have more of an impact and 
could result in a reduction in workers’ hours. The hotels indicated that they would need to proactively 
seek out other business to fill the gap left by the business associated with the relocation of the Coliseum 
complex tenant sports teams. 

– The one restaurant that responded indicated that, similar to the hotels, most sports-team business was 
associated with the Raiders, followed by the Warriors, and then the A’s. However, the impact of the A’s 
on business was slightly higher than indicated by the hotels, and the restaurant indicated that departure of 

                                                      
10 All of the information about area businesses in this section is derived from information communicated to ESA by ALH Economics. 
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the A’s would have a negative business impact. This restaurant representative was pessimistic about the 
business impact of the cumulative scenario with all three sports teams gone. 

As the above suggests, the majority of the businesses in the area surrounding the Coliseum complex are not 
dependent upon attendance at sporting events, or visibility associated with game attendance, with the exception 
being the hotels and restaurants in the Hegenberger/Eades cluster and a private parking lot. However, the hotels 
and restaurants do not seem to be so dependent upon the A’s and the other sports teams that they would likely 
close after these teams have moved or relocated. Hence, these businesses are anticipated to continue to operate 
following the relocation of the A’s and the cumulative impacts of the other relocating sports teams. With few if 
any business closures, there is unlikely to be any negative physical impact on the property associated with these 
businesses, and hence no negative impact on the environment vis-a-vis the area real estate. As area businesses are 
anticipated to continue to operate without the sports teams as tenants at the Coliseum complex, existing buildings 
are not anticipated to be vacated solely as a result of the sports teams’ relocation.  

F. Planned Redevelopment 
The Coliseum complex consists of the 112-acre area that includes the existing Oakland Arena and Coliseum. As 
noted earlier, the City of Oakland has adopted a specific plan, the Coliseum Area Specific Plan (CASP), to 
support redevelopment of the site and the surrounding area.  The area covered by the CASP is approximately 800 
acres, made up of several sub-areas, including Sub-Area A, where the approximately 112-acre Coliseum complex 
is located. The CASP envisioned new sports venues for baseball, football, and basketball in Sub-Area A, with a 
goal of retaining all three sports teams, together with entertainment and transit-oriented mixed-use 
development.11 The overall CASP development program included new sports venues, 4,000 residential units, 875 
hotel rooms, 1.5 million square feet of science and tech space, 415,000 square feet of retail and restaurant space, 
and 12,900 square feet of government/utility space.12   

The CASP presents three potential development scenarios.  The different scenarios reflect that “[t]he Specific 
Plan assumes that each of the City’s current sports franchises (Oakland Raiders NFL football team, Oakland 
Athletics Major League baseball team, and the Golden State Warriors NBA basketball team) will make 
independent decisions regarding whether to remain within the Plan Area.  The Specific Plan also acknowledges 
that any of these sports franchises may make other location decisions and provides the flexibility for development 
scenarios that include two sports venues, one sports venue or even a no sports-venue alternative.” In all three 
scenarios, the Oakland Arena would remain, but the existing Coliseum structure would be not be retained.   

The August 2014 CASP Draft Environmental Impact Report (EIR), Volume II, also contemplated a scenario, 
Alternative #2E in which the existing Arena would be retained, the Coliseum demolished, and no new sports 
venues developed. This sub-alternative variation included 4,000 residential units, 850 hotel rooms, 1.5 million 
square feet of science and tech space, 190,000 square feet of neighborhood retail, and 225,000 square feet of 
regional retail in the Coliseum District. Although the amount of residential and science and tech use in CASP EIR 
Alternative 2E are similar to the CASP preferred Project plan analyzed in the EIR, which assumes that both the 
ballpark and stadium are rebuilt, given the availability of more land without the baseball park and football 
stadium, these uses would be at lower densities. For the residential units, the average project would be developed 
                                                      
11 City of Oakland, Coliseum Area Specific Plan, April 2015, page 9. 
12 City of Oakland, Coliseum Area Specific Plan , page 57. 
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at 85 units per acre instead of 116 units per acre under the CASP Project plan analyzed in the EIR. For the science 
and tech use the average floor-area-ratio would be 1.4 instead of 2.7 under the CASP Project plan analyzed in the 
EIR.13   

G. Project Potential to Cause Urban Decay  
The findings in the previous sections reviewed some of the current market conditions around the Coliseum 
complex and the potential impacts of the A’s departure on existing businesses in the Coliseum complex, as well 
as potential cumulative impacts. This included business impacts directly related to the loss of support from the 
A’s as a business operation as well as other businesses that benefit from game day patronage and general 
exposure to game attendees. In addition, the previous sections provided information regarding the City’s adopted 
plan for redevelopment and reuse of the Coliseum complex.  

Based on the information gathered and presented in this memorandum, the relocation of the A’s from the 
Coliseum to the Howard Terminal is not anticipated to significantly impact any Coliseum complex area 
businesses to the extent that area businesses are deemed likely to close. While some existing businesses such as 
restaurants may experience a loss in business support from fan-based patronage, none are anticipated to 
experience a severe enough drop in business to trigger business closure, and there is no indication that business 
closures would be substantial enough to result in the characteristics of urban decay. Instead, the ability of 
businesses to alter their operational practices, such as amount and mix of staff, will likely enable them to weather 
and adjust to changing patterns of demand associated with the cessation of major league sports events at the 
Coliseum complex. One significant indicator of this likelihood is the fact that the businesses operate now when 
the Coliseum complex is idle because sporting events occur only some of the time.    

The ultimate disposition of the Coliseum ballpark and Oakland Arena are unknown upon relocation of the A’s 
(and the Raiders and Warriors), however options cited in the CASP suggest demolition of the Coliseum ballpark 
and reuse of Oakland Arena for concerts and live performances. Certainly if planned redevelopment of the 
Coliseum complex occurs, the Coliseum site would not be characterized by urban decay. While there may be an 
interim period involving vacancy of the Coliseum complex while redevelopment plans come to fruition, the site 
has locational advantages (e.g. proximity to BART, the freeway, and the airport) and current demand and low 
vacancy rates in the region for housing and other uses suggest that redevelopment of the site is likely.  During the 
interim period, maintenance and upkeep of the property would be required through enforcement of City code 
enforcement regulations and the site would continue to appear as it currently does during those times of year 
when sports events do not occur.   

In light of these findings, the cumulative relocation of the current Coliseum complex sports teams would not 
cause or contribute to urban decay and urban decay as a reasonably foreseeable consequence of the proposed 
Project.  Therefore, the impact due to urban decay is less than significant. 

 

                                                      
13 Ibid, page 5-11. 
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