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A. AN URBAN VILLAGE BY THE BAY 

 
n 2011, Albany retired its former motto as the 
“Northern Gateway to Alameda County” and 
adopted the new motto “Urban Village by the 

Bay.”  The change made an important value 
statement about the city’s identity and aspirations 
for the future.   But what does it really mean to be 
an “urban village” in 2015—and what will it mean 
in 2035?   
 
Albany today embodies the best qualities of an 
urban setting.  It is built on a traditional urban 
street grid, with walkable neighborhoods and 
thriving pedestrian-oriented shopping districts.  It 
is economically and culturally diverse.  Its 
residents enjoy the amenities of urban living—
great restaurants, unique shops, high-quality public 
transit, a vibrant local arts scene, and easy access 
to major cities like San Francisco and Oakland.  
 
Of course, nearby cities can also boast these 
qualities.  What distinguishes Albany is its dual 
identity as a “village.”  With barely more than a 
square mile of urbanized area, the city combines 
urban ambiance with the amenities of small town 
living.  

Albany is a city of neighbors.  It is safe and family-
friendly.  It is a place where residents come 
together for a Fourth of July party at Memorial 
Park and a citywide “Dinner with Albany” on 
Solano Avenue.  It is a city that treasures its 
schools and parks, where residents can still make a 
difference in local affairs and decision-making. 
This strong sense of community and civic pride 
make Albany one of the most desirable places to 
live in the Bay Area.  
 
Albany’s motto references “the Bay” for good 
reason—it is an essential part of the city’s identity.  
San Francisco Bay defines the city both physically 
and culturally.  It is an aesthetic resource, a recrea-
tional resource, and an ecological resource.  It 
influences everything from Albany’s weather and 
vistas to its flora and fauna.   
 
The General Plan seeks to protect and enhance 
the qualities of our Urban Village by the Bay.  
These qualities did not happen “by accident.” 
They are the legacy of decades of thoughtful and 
deliberate discussion, debate, and planning. 
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B. PURPOSE OF THE GENERAL PLAN 
 
The Albany General Plan guides decisions about 
development, growth, and conservation in the 
city.  It expresses goals for Albany’s future, along 
with the policies and actions needed to achieve 
those goals.  The Plan aims to preserve the 
qualities that make Albany a special place while 
responding to the challenges and opportunities the 
future will bring. 
 
Every city and county in California is required to 
prepare a general plan.  The plan provides the 
foundation for each city’s zoning map and capital 
improvements program.   It guides basic decisions 
about the location, type, and character of future 
development. A general plan also provides 
information about the community, including data 
and maps describing existing and projected 
conditions in the city. 
 
Although Albany is a mature city, it is still 
evolving.   Residents improve their homes as their 
needs change. Businesses adapt to new 
technologies and consumer preferences.   Schools 
and public facilities are modernized and streets are 
adapted to make it easier to walk or bicycle. 
Demographic and cultural changes create new 
demands on local services and new expectations 
for the future.  

The world around Albany is also changing.  
Albany is located near the geographic center of 
one of the most dynamic metropolitan areas in the 
country. The City is regarded as a regional leader 
in sustainability, public education, and 
participatory government.  The General Plan also 
envisions Albany as a leader in addressing climate 
change, protecting the environment, meeting 
housing needs for its diverse population, 
promoting public health and wellness, improving 
pedestrian and bicycle safety, and preparing for 
natural disasters.    
 
The Albany General Plan reflects input from 
Albany residents and businesses on how to 
manage change.   Dozens of meetings, including 
Planning and Zoning Commission meetings, City 
Council meetings, community meetings, and 
meetings of other City Commissions, provided a 
forum for the public to express their priorities.  
This Plan also builds on input from other 
planning studies and initiatives completed over the 
last two decades, leveraging past efforts and 
providing a consistent framework for long-range 
planning. 
 

Bi-annual “Dinner With Albany”   
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C. LEGAL BASIS FOR THE GENERAL PLAN 

 
The Albany General Plan has been prepared to 
meet the requirements of the California 
Government Code.   Section 65300 of the 
Government Code requires that each city and 
county in the state “shall adopt a comprehensive, 
long-term general plan for the physical 
development of the county or city.”  State 
guidelines describe the general plan as a city’s 
“constitution” for development.  The law requires 
the plan to be internally consistent, meaning that 
all aspects of the plan support and reinforce one 
another.   
 
Section 65302 of the Government Code 
establishes the requirement for general plan 
contents.  This includes the requirement that the 
plan cover seven topic areas, referred to as 
“elements.”   The mandatory elements are land 
use, transportation, housing, conservation, open 
space, safety, and noise.  The Government Code 
gives local governments the flexibility to organize 
these elements in different ways, as long as the 
mandatory topics are covered. 
  

Section 65303 of the Government Code 
empowers cities and counties to adopt “other 
elements or address any other subjects which, in 
the judgment of the legislative body, relate to the 
physical development of the county or city.”  
When such subjects are included, the policies carry 
the same legal weight as the mandatory 
components. 
 
Requirements for the housing element of the 
general plan are somewhat unique.  For the past 
30 years, the state has mandated that local housing 
elements be updated on a regular cycle (every five 
to eight years) and submitted to the California 
Department of Housing and Community 
Development for certification.  No other element 
of the Plan is subject to state certification. The 
statutory requirements for housing elements are 
also extensive, with specific standards for data 
collection, analysis, and policies.  Because of these 
requirements, the housing element is often 
prepared as a companion document to the rest of 
the general plan and exists under separate cover.   
 
The relationship between mandatory elements and 
the elements of the Albany 2035 Plan are shown 
in the graphic below. 
 

 

State-Mandated Element Corresponding Albany General Plan Element 

Land Use Land Use 

Transportation Transportation 

Housing Housing 

Open Space Parks, Recreation, and Open Space 

Conservation Conservation and Sustainability 

Safety 
Environmental Hazards 

Noise 

 Community Services and Facilities 

 Waterfront 
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General plans are subject to the California 
Environmental Quality Act (CEQA).  A plan 
amendment or update is considered a “project” 
under CEQA, meaning that local governments 
must analyze the plan’s potential impacts and 
identify mitigation measures where feasible.  A 
major plan update usually requires preparation of 
an environmental impact report (EIR).  General 
plan EIRs examine potential conditions in the 
horizon year of the plan based on the 
development forecasts and policies.   
 
The EIR is considered a “Program EIR” in that it 
provides a basic level of review for subsequent 
actions, including the approval of future 
development projects that are consistent with the 
plan.  Such projects may be subject to specific 
CEQA requirements such as traffic studies and 
geologic surveys, but they can rely on the general 
plan EIR for broader analyses. 
 
The Government Code also states that the general 
plan must cover the entire area within the City 
limits and any land outside its boundaries which 
“bears relation to its planning.”  This requirement 
is intended for cities adjacent to unincorporated 
land or areas that may someday be annexed.  
Because Albany is a landlocked city, the area 
covered by this Plan is coterminous with the city 
limits. 

D. CONTEXT FOR THE  
 GENERAL PLAN UPDATE 

 
This is the third major update of the Albany 
General Plan in the last 45 years.  In 1973-1975, 
the City prepared its first contemporary General 
Plan.  That Plan was updated between 1989 and 
1992 and used a base year of 1990 and a horizon 
year of 2010.  The 1990-2010 Plan was amended 
in 2004 and was supplemented by other plans 
prepared between 1992 and 2015 covering topics 
such as parks, transportation, and climate change. 
 
The State General Plan Guidelines recommend 
that general plans be updated every five to ten 
years to ensure that they remain relevant.  Periodic 
updates are important to incorporate current data 
and forecasts, and to reflect emerging issues and 
state mandates.  Updates also ensure that the plan 
provides a framework for future area plans, 
specific plans, and plans for infrastructure and 
public services.   
 
 

Solano Stroll Street Fair   
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Updating a general plan does not require starting 
from scratch.  In fact, the 2035 Plan for Albany 
carries forward much of the policy content of the 
1990-2010 Plan and maintains a similar vision for 
the city’s future.  The prior Plan’s policies have 
been edited and supplemented by many new 
policies, reflecting more recent plans, public input, 
and new issues.   
 
Among the key City plans referenced in this 
document are the Active Transportation Plan 
(2012), the Parks, Recreation, and Open Space 
Master Plan (2004), the Albany Creekside Master 
Plan (2012), the Climate Action Plan (2010), the 
Public Arts Master Plan (2010), and the Sewer 
System Management Plan (2014).  The 2035 
General Plan also considers the plans of other 
agencies that affect Albany, including the 
Eastshore State Park General Plan (2002), the 
University Village Master Plan (2004), and 
ABAG’s Plan Bay Area (2012). It also considers 
the public input received during the Voices to 
Vision community planning process (2008-2010).   
 
Although the General Plan has a horizon year of 
2035, it includes immediate and short-term 
actions, as well as guidance on operating 
procedures that are already underway.  The Plan 
identifies ways that existing City programs can be 
strengthened, as well as new ordinances and 
programs to be considered in the future.  It also 
helps advance a variety of initiatives previously 
approved by Albany voters, including those 
protecting open space on Albany Hill and along 
the Bay. 
 
This General Plan includes a “Waterfront 
Element” that guides planning decisions in the 
area west of Interstate 80.  The focus of this 
Element is on implementing park and open space 
improvements and protecting the ecology of the 
Albany shoreline. It does not propose any land 
use changes in this area.  The Element presumes 
that Golden Gate Fields racetrack will remain 
during the time horizon of the Plan and designates 
the site for Commercial Recreation, just as the 
1990-2010 Plan did.  Although proposals for the 
reuse of Golden Gate Fields may be considered 
before 2035, Albany’s Measure C stipulates that 
any change of use would require a General Plan 
Amendment, which would be subject to a citywide 
vote. 

 

E. GENERAL PLAN UPDATE 

PROCESS 
 
The Albany City Council began discussing the 
need for a General Plan Update in 2010.  The City 
had completed a first draft of its 2007-2014 
Housing Element by that time, which led to 
broader discussions about the status of the other 
Plan elements.  New state mandates were pending, 
community concerns were changing, and new 
issues about the future of the city had emerged.  
Financial constraints brought on by the economic 
recession prevented the City from moving 
forward until 2012.   
 
Following a series of study sessions to identify the 
scope and breadth of the project, the City issued a 
request for proposals for a consultant in October 
2012.  In February 2013, Barry Miller Consulting 
was retained to manage the project.  Work on the 
new Plan was initiated in March 2013. 
 
In April 2013, a project website 
(www.albany2035.org) was launched and a video 
was made to announce the start of the project. 
The website was updated throughout the project, 
with draft reports posted as they were released.  
The website also served as a means of advertising 
upcoming meetings and documenting public 
feedback. 
 
Following a series of orientation workshops, the 
initial task was completion and certification of the 
2007-2014 Housing Element, including the 
development of new housing policies and actions.  
This occurred during Spring and Summer 2013, 
with a new Draft Housing Element submitted to 
the state in October 2013.  The Element had been 
deemed pre-compliant when it was adopted by the 
City Council in March 2014.  It received formal 
State certification in June 2014.   
 
An update to the 2007-2014 Housing Element 
took place almost immediately after it was 
certified.  This was necessary to meet a State 
deadline imposed on all Bay Area cities to 
complete housing plans for 2015-2023 no later 
than January 31, 2015.   

http://www.albany2035.org/
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An additional Town Hall meeting was held in July 
2014 and an Affordable Housing Symposium was 
convened by the City in September.  The second 
Housing Element was completed in November 
2014 and was certified by the state in February, 
2015.   
 
Most of the work on the other elements of the 
General Plan took place in late 2013 and 2014.  
New land use categories were developed in 2013 
and a Draft Land Use Map was prepared.  An 
“audit” of existing City policies was conducted in 
2013 and 2014.  This entailed reviewing the 1990-
2010 General Plan and about a dozen other 
planning documents to determine which policies 
would be incorporated into the General Plan and 
in what manner.  New policies were drafted based 
on the audit and input from City Commissions 
and the community. 
 
Topical study sessions with the Planning and 
Zoning Commission were convened to review 
policies for each element of the Plan as they were 
drafted.  The Commission convened more than 20 
study sessions over a 28-month period. The public 
was invited to attend and actively participate in 
each one.  

For topics such as transportation, recreation, the 
waterfront, and sustainability, study sessions also 
were held with the Traffic and Safety 
Commission, the Parks and Recreation 
Commission, the Waterfront Commission, and the 
Sustainability Committee, respectively. 
 
Public involvement was also solicited through the 
media, the internet, and community events.  In 
addition to the Town Hall meetings held for the 
Housing Element, a mobile General Plan exhibit 
was prepared for citywide events such as the 
Solano Stroll.  Brochures were distributed at City 
Hall and the annual Arts and Green Festival.  
Presentations were made to community groups 
such as the Rotary Club.  A number of City 
Council study sessions also were convened. 
 
A Draft of the General Plan was released for 
public review in ___, 2015.  A Draft 
Environmental Impact Report (DEIR) was 
released at the same time.  Following a public 
review period, the City prepared responses to 
comments on the DEIR and proposed revisions 
to the General Plan in response to public input.  
The Planning and Zoning Commission took their 
final action on the General Plan on ____, 2015.  

Housing Element “Dot Exercise” at the Solano Stroll 
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The document and the Final EIR were adopted by 
the City Council on ______.  The adopted General 
Plan supersedes the 1990-2010 General Plan in its 
entirety.  It includes this document, plus the 
Housing Element, which was adopted in February 
2015. 
 
 

F. PLAN ORGANIZATION  
 
The General Plan is organized into 11 chapters.  
The first two chapters provide the context for the 
rest of the document.  The next eight chapters are 
the Plan’s “elements,” containing the key policy 
recommendations on each topic.  The last chapter 
of the Plan addresses implementation and includes 
a “roll-up” of all Plan actions. 
 
Each of the Plan’s elements includes two key 
components.  First, narrative text is provided as 
context for the topic.  Second, goals, policies, and 
actions are presented to guide future decisions.  
The function of the goals, policies, and actions is 
described in the sidebar to the right.  All goals, 
policies, and actions are labeled with a prefix 
indicating the subject matter (LU=Land Use, 
T=Transportation, etc,) and a number (1.1, 1.2, 
etc.) or letter (1.A, 1.B, etc.) for easy reference.    
 
An overview of the chapters is provided below: 
 
1. Introduction describes the General Plan 

Update process and introduces the reader to 
the document. 

 
2. Framework provides the context for planning 

in Albany, including basic data on the city and 
its relationship to the region around it.  This 
chapter also includes demographic and 
economic forecasts. 

 
3. The Land Use Element describes existing 

land uses and land use issues in the city, and 
presents concepts for conserving and 
enhancing Albany’s neighborhoods and 
business districts.  The chapter includes the 
vision for areas of Albany with the potential 
for change in the future.  The Land Use 
Element also includes the City’s Land Use 
Diagram, which is the official map showing the 
intended use of land in Albany over the next 
20 years.   

How to Use the  
General Plan 
 
If you are an Albany resident, the General 
Plan indicates the long-range plans and 
policies that may affect your neighborhood 
in the coming years.  The Plan’s Land Use 
Diagram (Figure 3-1) is a useful starting 
point, since it shows the different uses 
permitted in each part of the city.  However, 
it is important to review maps and policies 
throughout the document to get the full 
perspective on city plans.   
 
If you are an Albany business, the General 
Plan outlines the City’s vision for its 
commercial and industrial areas.  The Plan 
provides information that may affect your 
future business decisions, including planned 
improvements to the transportation system 
and public services.  It outlines the policies 
the City will follow to protect your 
investment, while ensuring that business 
operations are compatible with nearby uses 
and contribute to the quality of the 
community.  
 
If you are interested in finding out more 
about Albany, the General Plan contains 
extensive background information about the 
city.  It includes detailed data on local 
demographics, land uses, transportation, 
history, and natural resources.   
 
If you are a City staff member or official, 
the General Plan will help guide future 
decisions about development and public 
investments.  Future decisions about the use 
of land must be consistent with the General 
Plan maps and policies.  The Plan provides 
the basis for the City’s zoning regulations 
and zoning map.  It will be used by other 
agencies such as the Albany Unified School 
District and East Bay Municipal Utility 
District as they plan and fund their own 
projects within Albany. 
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4. The Transportation Element addresses 
mobility in the city.  It is organized by topical 
headings corresponding to different modes of 
travel and transportation issues.  Policies 
cover issues such as safety, access, parking, 
mode choice, and congestion.  

 
5. The Housing Element identifies the steps 

the City will take to meet the current and 
future housing needs of its residents.  As 
noted earlier, this Element is a separate 
document.  A one-page “placeholder” within 
this document summarizes the contents and 
directs the reader to the full report. 

 
6. The Parks, Recreation, and Open Space 

Element guides the management of the city’s 
open spaces and parks, including plans to 
expand parks as needs change and population 
grows.  It also addresses the delivery of 
recreational services to Albany residents.   

 
7. The Conservation and Sustainability 

Element addresses the conservation of 
Albany’s natural resources, including air, 
water, soil, plants, animals, creeks, wetlands, 
and hillsides.  This chapter also addresses 
energy and water conservation issues in the 
city and includes strategies for greenhouse gas 
and waste reduction. 

 
8. The Environmental Hazards Element 

addresses the potential for earthquakes, 
landslides, erosion, flooding, and wildfire in 
the city, and presents policies to minimize 
future loss of life and property.  Hazardous 
materials and emergency preparedness also 
are covered.  The chapter also includes the 
state-mandated noise element, with policies 
and programs to minimize excessive noise. 

 
9. The Community Services and Facilities 

Element addresses the provision of school, 
library, police, fire, child care, senior care, 
youth, and infrastructure services to Albany 
residents and businesses.  Where appropriate, 
the Element addresses future program 
changes to respond to increased demand and 
new operational needs. 

Goals, Policies, and 
Actions 
 
The General Plan guides future decisions 
through: 
 

 Goals, which describe ideal future 
conditions.  Goals are intended to be 
broad and aspirational. 

 

 Policies, which provide guidance to 
the City as it makes decisions relating 
to each goal.  This document 
contains several hundred policies, 
each preceded by a title that 
indicates the subject being 
addressed. 

 

 Actions, which identify the specific 
steps to be taken by the City to 
implement the policies.  Each action 
is also preceded by a title.  Actions 
are usually associated with the 
allocation of resources (time, money, 
etc.) to a particular task or project.  
Thus, they can be programmed and 
prioritized. 
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10. The Waterfront Element includes policies 

and actions to improve public access to the 
Albany waterfront and to facilitate the area’s 
transformation into a regional open space and 
conservation area.  The Element is largely a 
restatement of previously adopted policies for 
the shoreline, including those adopted by the 
East Bay Regional Park District.   

 
11. Implementation summarizes the action 

items in each of the General Plan elements.  It 
also includes a description of the kinds of 
programs used to implement the General 
Plan, such as zoning, code enforcement, 
capital improvement programming, 
environmental review, and City operating 
procedures.  

 
An Environmental Impact Report (EIR) has been 
prepared as part of the Plan Update process.  The 
EIR is a separate document that describes 
environmental conditions in the city and the 
possible effects that adoption of the General Plan 
could have on these conditions between now and 
2035.  The findings of the EIR help determine the 
level of review that will be required when future 
development projects that are consistent with the 
General Plan are proposed.   
 

G. PLAN IMPLEMENTATION 

AND AMENDMENT 
 
The General Plan is intended to be a dynamic 
document.  It will be implemented through a 
variety of ordinances, programs, and activities.  
Chapter 11 of the Plan identifies the steps that will 
be taken to put the Plan to work, including 
specific actions and ongoing programs and 
procedures.  The chapter categorizes General Plan 
actions as “ongoing”, “short-term”, “mid-term”, 
and “long-term”, providing guidance for decision-
makers in the coming years.   
 
Although this Plan uses a horizon year of 2035, 
the City should not wait until the end of the 
planning period to begin the next update.  General 
plans must be periodically updated so they remain 
current and responsive, and to respond to new 
state laws and issues. An annual review of the 
General Plan is required to ensure it remains 
relevant. 
 
Most communities update their plans about once 
every ten years.  In the intervening period, general 
plan amendments may be considered to respond 
to new plans, unforeseen conditions or specific 
development proposals.  The State allows up to 
four general plan amendments a year.  All 
amendments are subject to environmental review, 
and a finding that the change is in the public 
interest and would not be detrimental to public 
health, safety, and welfare. 
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A. INTRODUCTION 
 
The purpose of this chapter is to provide the 
context for the chapters that follow.  While the 
eight elements of the General Plan (Chapters 3-
10) each focus on a specific topic, the Framework 
chapter looks at all topics together and provides a 
profile of Albany today.  
 
The chapter begins with a discussion of the city’s 
location and relationship to the region around it.  
A brief history of Albany is provided, providing 
perspective for its future plans.  The chapter then 
presents a profile of the city’s demographics, 
housing stock, and economy, followed by 
projections for the Year 2035.  These forecasts 
provide the basis for the General Plan 
Environmental Impact Report (EIR) analysis and 
policies in the Plan itself.  The final section of this 
chapter identifies ten guiding principles that 
underpin the General Plan. 

B. REGIONAL SETTING 

 
Albany is located on the east shore of San 
Francisco Bay approximately 12 miles northeast of 
San Francisco and six miles north of Downtown 
Oakland.  It is the northernmost city in Alameda 
County.  The city abuts the Contra Costa County 
cities of Richmond on the northwest and El 
Cerrito on the north, the unincorporated 
community of Kensington on northeast, and the 
Alameda County city of Berkeley on the east and 
south.  The western side of Albany faces San 
Francisco Bay.  The city’s location is shown in 
Figure 2-1.  
  
Albany is physically defined by Codornices Creek 
on the south and Cerrito Creek on the north.  
However, the adjacent areas are heavily urbanized 
and the city boundaries are subtle.  Land uses, 
building types, and densities are similar to those in 
the adjacent cities.  The immediate landscape is 
distinguished primarily by Albany Hill, which rises 
to approximately 330 feet in the western part of 
the city.  The other distinguishing landscape 
feature is the Albany shoreline, which includes a 
landfilled peninsula extending more than one-half 
mile west into the Bay. 

 

C H A P T E R 

2 
 

 

 FRAMEWORK



 

 
2-2 

Chapter 2:  FRAMEWORK Albany 2035 General Plan 

 
Insert Figure 2-1 
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Albany’s incorporated area is 5.5 square miles.  
However, 67.2 percent (3.7 square miles) of this 
total is water, and just 1.8 square miles (or roughly 
1,140 acres) is land.  This makes Albany the third 
smallest in land area among the 33 cities in 
Alameda and Contra Costa Counties, with only 
Emeryville (1.25 square miles) and Piedmont (1.7 
square miles) covering smaller areas.  Albany’s 
population density is substantially higher than 
either of these cities, with almost 10,400 persons 
per square mile.  Among the 101 cities of the San 
Francisco Bay Area, only five cities (Berkeley, Daly 
City, San Pablo, East Palo Alto, and San Francisco) 
have higher population densities. 
 
The San Francisco-Oakland-San Jose region, in 
which Albany is located, is the fourth largest 
metropolitan area in the United States.  It is 
comprised of nine counties with a total population 
of over 7.4 million people.  More than one-third of 
this population resides in the East Bay area of 
Alameda and Contra Costa Counties.   In 2015, the 
East Bay was home to 2.6 million residents, over 
one million housing units, and 1.2 million jobs.   
 
Albany is connected to the region by Interstate 80, 
which runs north-south through the city with an 
interchange at Buchanan Street.  A second 
interchange provides access to Interstate 580, 
which connects the East Bay to Marin County.  San 
Pablo Avenue runs north-south through the city 
and Solano Avenue runs east-west, continuing into 
Berkeley.  The City is bisected by the Union Pacific 
Railroad and the Bay Area Rapid Transit (BART) 
Richmond line.  Although Albany does not have a 
BART station, the city is one-quarter mile from the 
El Cerrito Plaza station and just over one-half mile 
from the North Berkeley station.  AC Transit buses 
connect the city to San Francisco, Oakland, and 
other destinations throughout the East Bay.  
 
The city is characterized by well-maintained 
bungalows and apartments, attractive commercial 
districts, and scenic vistas of the hills and Bay.  Its 
combination of location, access, safety, great 
schools, and other amenities make Albany one of 
the most livable communities in the Bay Area.  In 
2014, Albany had the third highest Walk Score 
among Bay Area cities, the fifth highest ranked 
school district in the Bay Area, and the second 
highest percentage of residents with a graduate 
degree or higher in the East Bay. 

 There are 468 cities in California.  

 
Albany ranks: 
 

436  in land area   

302  in population  

  32  in population density 

 

Dinner With Albany Community Celebration, 2014 
up Solano Avenue around 1915   
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C. HISTORY 
 

Pre-Incorporation 
 
When Spanish explorers and Missionaries arrived 
in San Francisco Bay in the late 18th Century, the 
area was inhabited by Native Americans, including 
the Ohlone people.  The Ohlone subsisted on 
hunting, fishing, and gathering and often lived in 
settlements along local creeks, including Cerrito 
Creek.  The Native American population was 
largely displaced or succumbed to disease during 
the first century of European settlement.  Several 
shell mounds, the remnants of ancient Ohlone 
burial grounds, remain in the area today. 
 
European settlement of the Albany area followed 
the period of Spanish land grants between 1820 
and California statehood in 1850.  In 1820, the last 
Spanish governor of California granted 44,800 
acres to Luis Maria Peralta, a sergeant in the 
Spanish army.  The property, which was known as 
Rancho San Antonio, extended from Cerrito 
Creek in the north to San Leandro Creek in the 
south.   

 
In 1842, Peralta divided his land among his four 
sons.  Albany and Berkeley were deeded to Jose 
Domingo Peralta.  The Peralta homestead was 
located in Berkeley, just across Codornices Creek 
from what is now the St. Mary’s High School 
campus in Albany.   
 
In 1849, the California Gold Rush brought an 
influx of new settlers to the shores of San 
Francisco Bay.  The Peraltas began to lose control 
of their land as squatters settled on the Rancho.  
Between 1852 and 1854, Domingo Peralta sold a 
portion of his land, including present-day Albany, 
to J.J. Fleming.  Fleming raised livestock on the 
property.   
 
By the late 1870s, the manufacturing of gold 
mining explosives had begun on Albany Hill, 
which was then known as Cerrito Hill. The Judson 
and Shepherd Chemical Works were established 
along the shoreline in the area now occupied by 
Golden Gate Fields.   

View up Solano Avenue around 1915   Photo courtesy of Albany Historical Society 
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Following a series of disastrous explosions, 
Judson Powder relocated to the north side of 
Albany Hill.   In 1905, a violent blast destroyed 
the factory again, resulting in its permanent 
closure.  
 
After the 1906 earthquake, thousands of displaced 
San Franciscans migrated to the East Bay.  
Albany’s landscape was still mostly open 
grassland, with a salt marsh along the water and 
creeks meandering from the hills to the marsh.  
Families purchased property near San Pablo 
Avenue, which was an unpaved road at the time.  
The community became known as Ocean View.  
Larger subdivision tracts were being created in the 
vicinity.  For example, prominent developer John 
Spring established the Regents Park tract in 1906 
and began selling lots for just a few hundred 
dollars each. 
 

Albany’s First Generation: 1908-1939 
 
Ocean View residents voted to incorporate in 
1908, largely as a strategy to stop Berkeley 
residents from dumping their garbage in the 
community.1  A temporary school was established 
in a refurbished barn near what is now the corner 
of San Pablo and Brighton Avenues.  The barn 
was also the site of the first City Council meetings.  
The first official public building constructed was 
Cornell School, located on the same site at Solano 
and Talbot Avenues occupied by modern-day 
Cornell School.  A firehouse was constructed 
nearby on Cornell Avenue. 
 
The town changed its name to “Albany” in 1909 
to avoid confusion with other nearby communities 
named Ocean View.  Albany, New York was the 
birthplace of Frank Roberts, who was Mayor at 
the time. A City Hall was built in 1915 on Solano 
Avenue between Adams Street and San Pablo 
Avenue, and a new firehouse was built at 
Washington and San Pablo.  The Police 
Department eventually located next door to the 
firehouse on San Pablo Avenue.  A second school 
was built in 1917 at the corner of Marin and Santa 
Fe Avenues—the site of today’s Marin School.  

                                                 
1 Karen Sorensen and Albany Historic Society. Images of 
America: Albany. Arcadia Publishing, 2007 

Sidewalks were installed on San Pablo Avenue in 
1910 and streetcar tracks were laid on both San 
Pablo and Solano Avenues.  A trip to San 
Francisco on the streetcar and ferry cost 20 cents 
and took about 45 minutes. 
 
Development of the city continued at a rapid pace 
through the 1910s and 20s. More than 1,600 single 
family homes were built during the 1920s, 
establishing the basic form and character of 
Albany’s neighborhoods.  Beginning in the late 
1920s and continuing through the 1930s and early 
1940s, most new single family housing in the city 
was built by Charles M. MacGregor, a local 
builder and developer.  During the Great 
Depression, two and three bedroom 
“MacGregors” could be purchased for $500 down 
and monthly payments of $45, for a total purchase 
price of $4,000 to $5,000.2   

                                                 
2 Karen Sorensen and Albany Historic Society. Images of America: 
Albany. Arcadia Publishing, 2007 

 

“The modern bungalow strongly 

appeals to the person of moderate 

means and is fast becoming the 

favorite home for our residents on 

the East Bay Shore”  

Excerpt from a promotional brochure for 
Albany, circa 1920  
 
 
 
 
Source: Karen Sorensen and Albany Historic Society. Images of 
America: Albany. Arcadia Publishing, 2007 
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A large number of commercial buildings were also 
added during this time, principally along San 
Pablo and Solano Avenues.  A number of 
automobile dealerships opened along San Pablo 
Avenue during the 1930s.  San Pablo Avenue was 
part of the Lincoln Highway, which stretched 
from New York City to San Francisco.  Other 
familiar commercial buildings, including the 
Albany Theater, were established on Solano 
Avenue during the 1930s. 
 
Civic structures were added as the city grew, 
although these buildings proved to be less durable 
than the City’s residential structures.  For example, 
a hospital was built on Marin Avenue near Evelyn 
Street in the late 1920s.  It was razed in the early 
1990s, and replaced by the Albany Community 
Center and Library. Albany High School, first 
completed in 1934, was deemed seismically 
unsound and replaced in 1997.  The 1908 Cornell 
School was demolished in 1946-47 and replaced 
by a new school on the same site.   
 

World War II and Beyond 
 
Albany saw significant change during World War 
II (1939-1945).   The City’s proximity to the 
Kaiser Shipyards brought an influx of residents 
and a need for wartime housing and defense-
related land uses.    
 
Just before the War, Fleming Point was graded to 
expand the city’s land area into the Bay and create 
a level building site for Golden Gate Fields.  The 
racetrack opened in 1940, closed in 1941, and then 
reopened in 1947.  During the War years, the site 
was used by the Army and Navy for naval landing 
craft repair and storage.  The Western Regional 
Research Center opened its Albany facility on a 
portion of the Gill Tract in 1940.  Most of the rest 
of the Gill Tract had been acquired by the 
University of California some years earlier.   
 
During the War, Codornices Village was built on 
the site to provide housing for servicemen and 
shipyard workers.  A railroad was built to carry 
employees to the shipyards, and an elementary 
school was added in 1944.  A decade after the 
War’s end, the site was converted to student 
family housing for the University.  

 
  

By 1930, most of Albany’s street pattern had been established.  In the decade that followed, the city was extended 
west to accommodate the Eastshore Highway and Golden Gate Fields. 
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1939 Aerial Photo of the Albany Waterfront 
WAC Corp Aerial 

 

By the 1950s, Albany’s began to look for new 
growth frontiers.  A proposal was made to remove 
the top 200 feet off Albany Hill and build a 
luxurious development of 300 homes.   The 
proposal faced local opposition and was not 
pursued.  A subsequent proposal was made for 
2,500 apartment units on the west side of the hill.  
This project was scaled down dramatically and was 
ultimately replaced by the Gateview condo towers 
in the early 1970s and the Bridgewater and 
Bayside Commons condos in the 1980s.  Citizen-
led campaigns led to the acquisition of much of 
the remaining undeveloped land on Albany Hill as 
parkland. 

The shoreline was further modified through the 
creation of the Albany Neck and Bulb peninsula, 
and the use of the Bulb area as a landfill.  As on 
Albany Hill, large scale development proposals 
were made for the shoreline, including various 
schemes to create islands, bridges, hotels, 
shopping areas, and housing.  Such proposals 
continued to be considered through the 1970s and 
1980s, ultimately leading to public acquisition of 
much of the land and a voter initiative which 
requires citizen approval for any future changes of 
use in the area. 

 

D. CITY PROFILE 

 

Population 
 
The 2010 Census reported that Albany’s 
population was 18,539.  As illustrated in Chart 2.1, 
the city’s population grew very rapidly between 
1910 and 1950 and then declined during the 1950s 
and 60s.  Since 1970, Albany has seen modest 
growth, with the greatest increase occurring 
between 2000 and 2010.  Some of that growth is 
attributable to the reconstruction of University 
Village student family housing between 1999 and 
2008 and some is due to an increase in average 
household size. 
 
The median age in Albany has been increasing 
over the last 20 years.  It was 36.3 in 2000 and 
37.0 in 2010.  The fastest growing age cohort in 
the city consists of “baby boomers” (persons born 
between 1946 and 1964).  The number of Albany 
residents between 55 and 64 increased by 88 
percent during 2000-2010 alone, growing from 
1,204 in 2000 to 2,265 in 2010.  The number of 
persons over 65 has remained stable, but it is 
expected to nearly double in the next 20 years 
based on projections from the Association of Bay 
Area Governments. 
 
Albany has become more diverse in the past two 
decades.  The 2010 Census indicated the City was 
55 percent White, 31 percent Asian, 7 percent 
multi-racial, 4 percent African-American, and 3 
percent Other.  About 10 percent of Albany’s 
residents were Hispanic.  The percentage of Asian 
residents increased from 19 percent of the City’s 
population in 1990 to 31 percent in 2010.  In 
2010, nearly 40 percent of Albany’s residents 
spoke a language other than English at home.   
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Chart 2-1: Population Change in Albany, 1910-2010 
 

 
 
 
 
In 2010, there were 7,401 households in Albany, 
with an average of 2.49 persons per household.  
The number of persons per household has been 
rising, in part due to an increase in the number of 
children and multi-generational families. 
Approximately 58 percent of the City’s 
households consisted of married couples.  Of this 
number, half had children under 18 living at home 
and half did not.  Another 9 percent of the City’s 
households consisted of single parents with 
children.  Over one-quarter of the City’s 
households (1,862) consist of people living alone.  
 
Approximately half of Albany’s residents are 
homeowners and half are renters.  Historically, 
this balance has helped the city retain its economic 
diversity and provide housing for persons of many 
backgrounds.  Of the city’s 3,811 renter 
households, 1,025 live in single family homes and 
2,786 live in apartments.  By contrast, only 418 of 
the City’s owner households live in apartments 
(e.g., condominiums), with the majority residing in 
single family detached homes and townhomes.   

 

Housing 
 
Albany is a mature city, with more than half of its 
housing stock built before 1950.  Whereas most of 
the units built between 1900 and 1950 were single 
family detached bungalows, most units built after 
1950 have been apartments and condominiums.  
This includes the reconstructed University Village 
family housing complex, which constitutes 15 
percent of the city’s housing stock.  It also 
includes large mid-rise and high-rise complexes 
along Pierce Street (Gateview, Bridgewater, and 
Bayside Commons), which constitute another 11 
percent of the city’s units. 

Chart 2-2 indicates the percentage of housing 
units by structure type in Albany.  About 52 
percent of the city’s housing units are single family 
detached homes.  Homes in Albany tend to be 
smaller than homes elsewhere in Alameda County.  
About 68 percent of the city’s housing units 
contain two bedrooms or fewer, and less than 10 
percent contain four bedrooms or more. 

 

Source: US Census, 1910-2010   
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Single-Family 
Detached 

52% 

Single Family 
Attached 

3% 

2 Units 
6% 

3-4 Units 
6% 

5-9 Units 
9% 

10-19 Units 
8% 

20+ Units 
16% 

 

Home values in Albany have trended upward since 
2010.  There was a particularly rapid increase 
during 2012 and 2013, followed by a leveling out in 
2014 and 2015.  Zillow.com reported the median 
home value in Albany was $533,000 in January 
2012 and $731,000 in January 2015, an increase of 
37 percent in just three years.  Median rent rose 
even faster, increasing from $1,900 for a two 
bedroom unit in March 2013 to $2,600 in March 
2015.  Despite high rents, vacancy rates remain 
low. 
 

Local Economy 
 
Albany is home to several major employers and 
many small retail and service businesses.   The 
largest employers include the Albany Unified 
School District, Target, the USDA Western 
Regional Research Center, and Golden Gate Fields 
racetrack.  The San Pablo and Solano Avenue 
corridors include restaurants, car dealerships, 
automotive service businesses, general merchandise 
stores, appliance stores, and other retailers.  These 
areas also include banks and financial service 
companies, medical offices, dental offices, legal 
services, personal services, and other locally-
oriented office buildings and storefront offices.  
The auto-oriented uses tend to be located along 
San Pablo Avenue, while Solano Avenue includes 
smaller buildings in a pedestrian-oriented shopping 
environment. 
 
Another cluster of commercial uses exists along the 
Eastshore Highway south of Buchanan Street, 
including the Target department store, an auto 
dealership, and several construction suppliers.  The 
city has a relatively small number of industrial uses, 
generally located along Cleveland Avenue west of 
Interstate 80. 
 
According to the most recent estimates from the 
Association of Bay Area Governments (ABAG), 
Albany has approximately 5,070 jobs.  This equates 
to a ratio of 0.69 jobs for every household in the 
city compared to a regional average of about 1.30.  
The data suggests that Albany is a housing 
“reservoir” for surrounding communities.  Nearby 
cities, such as Berkeley and Emeryville, have more 
jobs than households, and rely on Albany to some 
extent to meet their housing needs. 

Source: CA Dept of Finance, 2014   

Chart 2-2: Housing Units by Type, 2014 

The USDA Western Regional Research Laboratory is one of 
Albany’s largest employers 
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Approximately 67 percent of the City’s residents 
age 16 and over (roughly 9,800 residents) are 
considered to be in the labor force, and 9,500 
residents are employed.3  In March 2015, the State 
Employment Development Department indicated 
that Albany had a 3.1 percent unemployment rate.  
This was the second lowest rate in Alameda 
County, which had a 4.8 percent unemployment 
rate.   Only about 15 percent of Albany’s employed 
residents work within Albany --- 47 percent 
commute to another city in Alameda County and 
37 percent commute to another county.   
 
The median household income in Albany is 
estimated at $72,479, which is lower than the 
regional median of $92,300.  Approximately 18 
percent of Albany’s households earn less than 
$25,000 a year, and another 17 percent earn 
between $25,000 and $50,000 a year.   About 36 
percent of the City’s households have incomes 
exceeding $100,000 a year.  According to the 
American Community Survey, almost one-third of 
the City’s homeowners and almost 48 percent of its 
renters spend more than 35 percent of their 
incomes on housing.    
 
 

                                                 
3 California Employment Development Department. March, 2015 

Albany Fast Facts 
 

Land Area: 1.7 Square Miles 

Population: 18,539 

Households:  7,401 

Average Household Size: 2.49 

Housing Units 

Single Family:  4,295 

Multi-Family:  3,538 

Tenure 

Owners:  48.3% 

Renters:  51.7%  

Employed residents: 9,500 

Jobs (within city): 5,070 

Median household income: $72,479 

Median home price: $731,000 

 

Sources: Demographic data is from 2010 Census. Home price 
is Jan 2015 (Zillow.com) 
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E. FORECASTS 

 
Population and employment forecasts for Albany 
are developed by the Association of Bay Area 
Governments (ABAG).  The forecasts are used by 
public agencies for transportation planning, air 
quality analysis, housing plans, and other long-
range planning activities.  At the time of General 
Plan adoption, the latest forecast was ABAG 
Projections 2013.  These forecasts account for state 
legislation calling for more concentrated, transit-
oriented development in California’s metropolitan 
areas as a way to reduce greenhouse gases. 
 
The most recent ABAG forecasts show Albany 
growing at a substantially faster rate in the next 20 
years than it did in the last 20 years.  Projections 
2013 indicates a projected increase of 890 
households, 2,700 residents, and 850 jobs between 
2015 and 2035. By contrast the City gained just 
209 households between 1990 and 2010, and 
fewer than 400 jobs.  
 
For the purposes of this General Plan, a slightly 
lower forecast is used for households and 
population than the ABAG forecasts, with 775 
additional households and 1,770 additional 
residents.  The City’s household forecast is about 
13 percent lower than the regional forecast and 
reflects what the City believes to be a more 
realistic estimate of development potential and 
market trends.  Even a 775 household increase 
would represent a growth rate that is more than 
three times the rate of the last 25 years. 

For employment, the City’s forecast is essentially 
the same as the ABAG forecast.  The addition of 
slightly more jobs than households would move 
the city closer to the regional jobs/housing ratio 
and provide more opportunities for Albany 
residents to live and work in their community.  
The City envisions substantial future employment 
opportunities in mixed use and commercial 
development along the San Pablo Avenue corridor 
and in the commercial-industrial district along the 
Eastshore Highway and Cleveland Street.    

 
The Albany General Plan forecasts are shown in 
Table 2-1.  The forecasts indicate a 10 percent 
increase in the number of households and a 17 
percent increase in the number of jobs by 2035. 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 

 

 
 
 
Table 2-1: General Plan Forecasts for Albany, 2015-2035 
 

 Households Population Employment 

2015 7,410 18,560 5,070 

2035 8,185 20,330 5,920 

20-year increase 775 1,770 850 

By 2035, Albany  is projecting a: 

10% increase in  the number of 

households  

17%  increase in the number of jobs 

 

Source: Barry Miller Consulting, 2015   
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F. GUIDING PRINCIPLES 
 
The General Plan is supported by the following 
guiding principles.  Some of these principles 
originated in the 1990-2010 Plan, but they have 
been updated to reflect current conditions and a 
contemporary vision for Albany’s future.  Each of 
these principles serves as a “thread” which runs 
through all elements of the General Plan. 
 

1.  Maintain Neighborhood 
  Character 
 
As in the 1990-2010 General Plan, one of the 
priorities of this Plan is to maintain the positive 
qualities that define Albany’s neighborhoods.  
This does not mean that neighborhoods should 
not change or evolve in the future.  Change is a 
necessary part of a healthy community.  Rather, it 
means that home additions, infill development, 
second units, and other alterations should be 
sensitive to their surroundings and contribute 
positively to the quality of the neighborhood.  The 
City will continue to maintain zoning regulations 
and design review procedures that help sustain the 
scale and character of the city’s residential areas.  
Investment in housing is both desired and 
encouraged. 
 

2. Strengthen Commercial Corridors 
 
Most of Albany’s future development is expected 
to occur on its commercial corridors.  These 
include San Pablo Avenue, Solano Avenue, and 
Eastshore Highway/Cleveland Avenue.  Of these 
three areas, San Pablo Avenue holds the greatest 
potential.  For more than two decades, the City 
has aspired to “humanize” the Avenue through 
landscaping, lighting, bicycle and pedestrian 
enhancements, and incentives for mixed use 
development.  The pace of change on San Pablo 
Avenue should accelerate in the coming years.  On 
Solano Avenue, the focus is on maintaining the 
high-quality pedestrian environment and fostering 
the success of local businesses.   On Eastshore/ 
Cleveland, the General Plan envisions new 
activities which redefine this area as a hub for 
creative industries and production.  

3. Provide Diverse Housing Choices 
 

Albany’s economic diversity is one of its greatest 
assets.  Maintaining this diversity means providing 
new housing choices for low and very low income 
households, as well those with moderate incomes 
and above.  It means providing housing for 
seniors, large families, and persons with 
disabilities, as well as those without special 
housing needs.  This General Plan includes 
policies and programs to meet the housing needs 
of all Albany residents. 

 

 

Solano Avenue Commercial District 
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4. Improve Mobility 

 
The General Plan envisions a balanced 
transportation system that facilitates travel for 
pedestrians, bicycles, and transit users, as well as 
motor vehicle users.  It incorporates the concept 
of “complete streets,” which emphasizes safe 
access for travelers of all ages and physical 
abilities.  The Plan supports improved access to 
BART, more comprehensive bus service, new bike 
lanes and crosswalks, and regional efforts to 
improve traffic flow on Interstate 80 without 
compromising local streets.   It also supports 
strategies to reduce the potential adverse effects of 
auto traffic and congestion on residential 
neighborhoods.  The Plan also supports changes 
to the City’s parking standards, recognizing that 
parking should respond to neighborhood context 
and housing type and that the existing parking 
supply can be managed more efficiently. 
 
 
 

5. Protect the Environment 
 
Albany’s natural environment has been modified 
by more than a century of urban development.  
However, the City still has important natural 
resources and landscape features, including 
Albany Hill, five creeks, and the shoreline.   The 
General Plan includes policies to conserve and 
restore these resources, while planting street trees, 
promoting land stewardship, and expanding 
environmental education in the community. 
 

6. Live More Sustainably 
 
The General Plan acknowledges climate change 
and increased greenhouse gas emissions as one of 
the great planning challenges of the 21st Century.  
It provides strategies to reduce dependence on 
limited natural resources such as water and fossil 
fuels.  The Plan identifies policies and programs to 
conserve water and electricity, promote alternative 
energy use, encourage greener construction, 
reduce solid waste disposal, and shift to cleaner 
fuels.  It incorporates key recommendations of the 
Albany Climate Action Plan, as well as programs 
to address sea level rise and improve resilience. 
 

7. Maintain Public Health and 
Safety 

 
The Environmental Hazards Element of the 
General Plan focuses on seismic safety because of 
the city’s proximity to the Hayward Fault and the 
high probability of earthquakes in the region.  It 
also recognizes the risks associated with flooding, 
fire, and landslides, and emphasizes the 
importance of disaster preparedness and recovery 
programs.  The Plan identifies methods for 
avoiding or mitigating hazards, and reducing the 
adverse effects of BART noise and freeway noise 
on the city.  It promotes health and wellness by 
encouraging an urban landscape that is walkable 
and safe, with easy access to parks and open 
spaces. 
 
 
 
  

Ohlone Greenway bike trail, with BART tracks above 
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8.  Sustain Outstanding Community 

Services 
 
Schools, parks, and other community services are 
an important part of Albany’s quality of life.  
Many families choose to live in Albany because of 
its schools.  The City is committed to working 
with the Albany Unified School District and local 
private schools to sustain the quality of school 
facilities and ensure a superior learning 
environment for Albany youth.   The City’s parks 
host year-round sports activities, recreation 
programs, and special events that contribute to 
Albany’s sense of community.   Maintaining these 
parks is a top priority.   
 
Creating new parks at Pierce Street and along the 
waterfront will expand recreational opportunities 
for Albany residents.   The City is also committed 
to sustaining excellent police and fire protection 
services, public works services, cultural arts 
programming, and youth and senior programs.   
 

 
9. Connect the City to its Waterfront  
 
The Albany waterfront has been the focus of 
intensive community discussion for over 50 years.  
From the 1960s through the early 1980s, a 
committed group of East Bay residents advocated 
for an end to the practice of landfilling and waste 
disposal along the shoreline.  In 1983, the landfill 
was closed and the debate shifted to potential new 
uses. Several large-scale development proposals 
were considered but none came to pass.  In 2002, 
a commitment was made to incorporate the area 
into the Eastshore State Park.  As the park plans 
move forward, Albany has a unique opportunity 
to reclaim its identity as a waterfront city and to 
connect the city and its shoreline.   
 
The future of Golden Gate Fields remains 
uncertain.  As noted in Chapter 1, this General 
Plan assumes that the racetrack will continue to 
operate for the foreseeable future.  If a new use is 
considered, an amendment to this Plan will be 
required and a subsequent planning process will 
be necessary.  The Voices to Vision process 
conducted by the City from 2009 to 2011 provides 
a starting point for this process.  Pursuant to 
Measure C, a citywide vote would be required for 
any change to the current use. 

Albany waterfront 
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10.  Be a Regional Leader 
 
Albany recognizes that its future well-being is tied 
to the well-being of the Bay Area and California.  
The City will be a leader and an active partner as 
the region addresses challenges such as affordable 
housing, transportation, drought, and climate 
change.    
 

The City will also work collaboratively with the 
adjacent cities of Berkeley, Richmond, and El 
Cerrito to solve issues of mutual concern.  Albany 
will lead by example, engaging its residents and 
business community to promote positive change 
and innovation.  City staff, officials, and 
representatives will remain engaged in regional, 
state, and national organizations to strengthen 
Albany’s reputation as a progressive, forward-
thinking community. 
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