Oakland City Planning Commission REVISED-AGENDA

Design Review Committee September 30, 2015
Jim Moore, Chair Regular Meeting
Adhi Nagraj

Chris Pattillo

Notice — Staff reports are now available on-line. See web site download instructions below.

Revised 09-23-15 *(see end of Agenda)

CONVENE 4:00 P.M.
Hearing Room 3, City Hall
One Frank Ogawa Plaza
ROLL CALL
OLD BUSINESS

1. 500 Kirkham Street Case File PLN15211 & PLN15212. Conduct design review of
responses to Design Review Committee comments from the July 15, 2015 and August 26,
2015 meetings for a proposed mixed-use residential and commercial development
consisting of an 11-story building with Live-Work studios, residential units, ground-
floor/upper floor commercial uses and a parking garage above grade, located near the West
Oakland BART Station. An Environmental Report is being prepared for the project. For
further information contact the case Planner, Mike Rivera at (510) 238-6417 or by email:
mrivera@oaklandnet.com

DISCUSSION

2. The proposed project is a Final Development Permit application for Shoreline Park, part
of the previously approved Planned Unit Development for Brooklyn Basin, along the
Oakland waterfront (generally between the Lake Merritt Channel and 10™ Avenue). The
project was originally approved in 2006 (with final approval in 2009). This is the first
Final Development Permit application for a park at Brooklyn Basin. The Design Review
Committee previously reviewed the project at their regularly scheduled meeting on June
24, 2015. The applicant requests consideration of the revised proposed park design. For
further information contact Catherine Payne at (510) 238-6168 or by e-mail at

cpayne@oaklandnet.com.

3. 5110 Telegraph Avenue Case File PLN15074. Conduct design review discussion to
construct a four-story to six-story mixed-use development consisting of 204 residential units
and 34,000 square feet of ground-floor commercial space, including two levels of
underground garage for 297 parking spaces. The development includes the demolition of the

vacant two-story commercial building “ Global Video” . The site measures approximately

72,866 square foot. An Environmental Report is being prepared for the project. For further
information contact the case Planner, Mike Rivera at (510) 238-6417 or by email:
mrivera@oaklandnet.com '
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4. 1640 Broadway Case File PLN15281. Conduct design review discussion to construct a
38-story (375 feet) high-rise mixed-use development consisting of 254 residential units with
4,135 square foot of ground-floor retail/ commercial space including a four-level garage
above grade for 254 parking spaces. The property-is a corner parcel that is occupied by a
surface auto-fee parking lot that will be demolished. The site measures approximately
22,500 square foot. An Environmental Report is being prepared for the project. For further
information contact the case Planner, Mike Rivera at (510) 238-6417 or by email:
mrivera@oaklandnet.com

7

For further information on any case listed on this agenda, please contact the
case planner indicated for that item. For further information on Historic
Status, please contact the Oakland Cultural Heritage Survey at 510-238-6879.
For other questions or general information on the Oakland City Planning
Commission, please contact the Community and Economic Development
Agency, Planning and Zoning Division, at 510-238-3941.

Staff reports are available on-line, generally one week prior to each meeting, at www.oaklandnet.com by searching
“Frequently Visited Pages” located on the City of Oakland Homepage. Clicking on “Planning Commission Meetings”
will open a menu of Planning Commission and-Committee Agendas. Staff reports are available by clicking on the
highlighted case file number. For further information, please call 510-238-3941.

6This meeting is wheelchair accessible. To request materials in alternative formats, or to request an ASL
interpreter, or assistive listening devise, please call the Planning Department at 510-238-3941 or TDD 510-238-
3254 at least three working days before the meeting. Please refrain from wearing scented products to this meeting
so attendees who may experience chernical sensitivities may attend. Thank you.

OPEN FORUM

At this time members of the public may speak on any item of interest within the Committee's
jurisdiction, generally subject to a two-minute time limit per speaker.

ADJOURNMENT By 7:30 p.m. unless a later time is agreed to by a quorum of the Committee.

NEXT REGULAR MEETING: October 28, 2015

*Revised 09-23-15 to indicate change in location from Hearing Room 1 to Hearing Room 3



Oakland City Planning Commission STAFF REPORT
Design Review Committee
Case File Number: PLN15211 ‘ September 30, 2015

Project Location: | 500 Kirkham Street
Assessor’s Parcel Numbers: | 004-0049-001-00; 004-0049-003-00

Proposal: | To construct an 11-story mixed-use development consisting of
commercial space, residential units, live-work units and garage.

Applicant/ Phone Number: | Jabari Herbert / West Oakland Development Group, LLC

Property Owner: | State of California - Caltrans

Case File Number: [ PLN15211

Planning Permits Required: | Major Conditional Use Permits for projects in a site over 1 acre or
more, and for nonresidential projects involving twenty-five thousand
square feet or more of floor area in the S-15W Zone; and

Design Review for new construction.

General Plan: | Community Commercial

Zoning: | S-15W Transit-Oriented Development Zone (West Oakland)

Environmental Determination: | Determination Pending

Property Historic Status: | Non-Historic Property

Service Delivery District: | 1

City Council District: | 3

Action to be Taken: | Conduct Design Review, make recommendations to Staff & Applicant

For Further Information: | Contact Case Planner, Mike Rivera at (510) 238-6417, or by email at
mrivera@oaklandnet.com

PROJECT SUMMARY

The applicant proposes to construct a 6 to 12-story high mixed-use development consisting of commercial
space, residential units and live-work type units including two-levels of garage above grade. The project
plans consist of a massing study to reflect the new design concept based on previous comments and/or
concerns addressed by staff and the Design Review Committee on the last two previous meetings. (See
Attachment 1) The applicant is presenting a massing design alternative showing the building footprint is
broken-up into four separate buildings. The massing model would reduce bulk appearance so that the
project fits with the site, is more in scale and in character with the different size of buildings in
surrounding area.

PROJECT BACKGROUND

The Design Review Committee reviewed two different building design alternatives for this site on the
August 26, 2015 and July 15, 2015 public meetings. Alternative A included the proposal for an 11-story
mixed-use building; and Alternative B included a 17-story mixed-use building. Please refer to the July
and August 2015 staff reports and plans. (See Attachment 2)
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Case File: PLNI15212

Applicant: Jabari Herbert / West Oakland Development Group, LLC
Address: 500 Kirkham Street

Zone: S-15W
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Based on staff written analysis and Design Review Committee comments, the Committee continued to
express concerns and felt confused about the two separate building design alternatives. The two design
alternatives presented an 11-story building and a 17-story building that looked massive and institutional
to the undeveloped parcels along the West Oakland BART Station, and to the character of the traditional
residential neighborhood in the Prescott neighborhood.

PROJECT DESCRIPTION-New Mass Study

On September 21, 2015 the applicant submitted a massing study plan showing the model of a building
broken up into four separate buildings. The study plan shows a combination of a 10-story and 12-story
high building along 5th Street and around the corners of Kirkham Street and Union Street. The plan also
shows a combination of a 6-story and 7-story high building along 7th Street and around the corners of
Union Street and Kirkham Street. This massing study would still maintain the same number of 426
residential units, but off-street parking would be reduced from 432 spaces to 288 spaces in the garage.

The building masses are separated by a glass framing building built over the two-story podium. The glass
building will create opportunities for meeting or lobby spaces and will also serve as a walkway to connect
the residential units. The glass framing buildings vary in height and would allow transparency for light to
go through the proposed elevated courtyard, located in the center of the property. The plan also shows
two separate 2-story glass framing buildings, located above the 10-story building facing 5th Street. The
proposed two-story garage above grade will be in the center of the building. Access to the garage will be
from Kirkham Street and near the corners of 5th Street and Union Street. The project includes a courtyard
in the center of the building and above the 2-story garage.

The proposed building has a traditional design with bricks as the base for the building facades, storefront
style glazing for the lobbies and penthouses, bronze aluminum curtain walls, bronze metal clad wood
windows, bronze aluminum Juliette balconies and wide cornices and trim. The storefront along 7th Street
is set back 9 feet more to allow a wider sidewalk and new trees. The storefront is recessed from the 2-
story row of colonnade supports and the facade contains plaster with curtain walls. The 2-story fagade
along 5th Street has brick arches with recessed decorative ironwork framing along the garage. The
applicant has also overlapped on the preliminary plans the City adopted 2004 7th Street Masterplan by
Walter Hood. The intent is for the future project to have a landscaping plan that compliments the 7th
Street Master plan that calls for selective trees, low grasses, open areas, and pedestrian street lights.

Overall, staff feels that the proposed massing study is the start for a new building design that would
eventually meet the original comments made by staff and Committee in the July and August public
meetings. Staff, however, feels that further design improvements are needed to reduce the visual scale of
this large building. Staff recommends implementing various roof planes and prominent rooflines, vertical
wall volumes, fagade projections or recesses to provide a transition from a height context. Furthermore,
the storefront or active ground-floor commercial space needs to have different wall plane sections to
create a distinctive fagade and include architectural features to unify the street frontages. The new
landscaping plan also needs to consider and implement around this site the design features of the 7th
Street Masterplan, so that it is consistent with streetscape, plazas and open spaces.

RECOMMENDATION

Staff recommends that the Design Review Committee consider the applicant’s new approach for the
proposed massing model, staff comments and provide further comments and direction to staff and to the
applicant before the proposal is considered by the Planning Commission on a future public hearing.
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Mike Rivera
Planner II, Major Projects
Bureau of Planning

Approved for forwarding to the

Design Review Committee:

Robert D. Merkamp b
Development Planning Ma r
Bureau of Planning

ATTACHMENTS

1. Massing/Design Plans, submitted September 21, 2015
2. Staff reports, dated August 26, 2015 and July 15, 2015



TINIS2L

.\ ATTACHMENT 1
424 UNITS et b= L0 K L V)

City of Oarknd
Planning & Zoning Diwsion

424 UNITS

Massing Model of
Proposed 12 Story Proposal
+ 2 story garage with common area deck on 3rd floor
+ open up spaces between masses
with glass enclosed lobbies framing catwalks betwen units ™
also creates meeting/lobby spaces.
« vary from 7 stories at front (five frame over 2 level podium)
12 stories (ten floors framing over 2 level podium)

We've reduced the number of car spaces by 144 spaces, thus reducing from
432 spaces to 288 spaces. :

Creating separation of the mass by breaking it into four separate buildings
reduced the number of units by 90.
To make up the units, because the program's feasibility required up to 426 units,
we've added a 12th floor to the "tower" facing5th street for 28 more units
we added a 7th floor to the 7th street frontage for an additional 32 units, and we
gained 30 units on the 3rd floor facing the BART fracks that was formerly garage.
We feel these units may be suitable for "work" with extra soundproffing. MASSING STUDY
500 KIRKHAM ST, OAKLAND, CA
Bendrew Jong, FAIA
9/11/2015
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We've reduceéd the number of car spaces by 144 spaces, thus reducing from '
432 spaces to 288 spaces.

Creating separation of the mass by breaking it into four separate buildings
reduced the number of units by 90.
To make up the units, because the program's feasibility required up to 426 units,

we've added a 12th floor to the "tower" facing5th street for 28 more units MASSING STUDY

we added a 7th floor to the 7th street frontage for an additional 32 units, and we 500 KIRKHAM ST, OAKLAND, CA
gained 30 units on the 3rd floor facing the BART tracks that was formerly garage. Bendrew Jong, FAIA

We feel these units may be suitable for "work" with extra soundproffing. 9/11/20156
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DESCRIPTION OF GROUND FLOOR

Commercial

+ Commercial frontage on 7th Street set back and additional
9'to create a broader sidewalk area and new trees along
sidewalk

+ The Commercial frontage opens up atthe Union Street
frontage providing a more open face as patrons to the 7th
street Historic Area approach from 7th Street. (Notice that
the sign that crosses over 7th Street starts at the break of the
building.)

+ The single story warehouse building at the corner is not a
part of the project.

+ Meanwhile, the commerical space bends towards Union
Atreet, with a wide landscaped sidewalk offering airspace
and light to the frontage, so pedestrian access is unimpeded
on the ground floor. Above 3 stories, the building will be

open.

« There is hope that the Commericial space may be inviting
m.n ﬂ.e-n_un.i school for the arts, like a Jazz/Blues Arts Charter
+ The main entry off of 7th Street can have appropriate drop
of zone as required by such use as a school or other
specialty use.

* The sales office for the complex will be at 500 Kirkham
Street.

Garage

+The main entrance to the garage is safely located around
the back of the building off of 5th Street, with adequate site
lines for cars coming in and out. There will be security at the

entrance.
+ There are two special service entrances off of Union Street

= ~.._____- Three banks of elevators and StaTcases serve the
“Tesidential units off of each side of the bulding. ~—~—

. :.-g.n%: by
Kirkham Street. An itg-or-additional area could be
located by the service off of Union, "~ ___

= On the ground floor there are 144 spaces, of whichi T8-are. _

for disabled parking close to the elevators.

Open Space

* Ground floor open space is proposed as a landscaped park
to the South of the property, offering southern sun beyond
the BART tracks, and possible fenced secure area for
observation of pets or children.

Sidewalk Landscaping (Ground Floor)

The plan shows wisting trees, pedestrian lights and
sidewalks configured from the 7th Street Masterplan
developed by Hood Design on 2004.
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GROUND FLOOR PLAN

Scale: 1/32" = 1-0"

[ COMMERCIAL

3667981,

71 PARKING GARAGE

70,452 8., = 144 spaces.

(3 floors total = 3432 spaces)
o] 50 100 150 200 FT
[ Oy W gy } i

st Oakl

Development Group LLC
o Jatar Harbent
1357 tah 8¢ Oakland, CA 94607

Cavtorra Depariment ot Transportaton]
o Mark Sonter
1111 Grand Ave, PO Box 23660

Mixed Use Development
500 Kirkham Street
Qakland, CA 94607

i
i

] i,56—12 Story Massing Alternative

i

A1.1 (revised)

More compact garage
allows green bank on Sth
Street without reducing

T e vy ey per g P



DESCRIPTION OF 4th Floor

Flexible space: Live/Work/Commercial Space

A ive spaces for residential, li , or ial space,
with each unit about 700 square feet, but which can be opened to
larger units.

Open Space
« There is a 23,505 s.f. landscaped courtyard on the 3rd floor,

serving as semi-private joint open space for the tenants of the

building. This allows light and air and greenery into the interior
facing units.

3rd FLOOR PLAN

Scale: 1/32" = 1'-0"

7347651, + 23,505 5. private courtyard deck [ LIVE/WORK up to 32 live/work units (former parking deck)
facing 7th street 28,000 sq.ft. commercial (possible 19 live work + commecial)

i LANDSCAPE COURTYARD

23,505 sq.ft. landscaped space.

8 o s 100 150 200FT
| g A s I e | e s ) ]

FRaacT

Mixed Use Development
500 Kirkham Street
7

" WestOakland
Development Group LLC

0 Jatad Hartet
1357 4 § Ostiand, CA 94407

Cattoma Dapariment of Transgontanon]
< Mack Shndec
1111 Gang Avs, PO Box 23660

! Mixed Use Development _
1 500 Kirkham Street
i Oakland, CA 94607 !

:8§6-12 Story Massing Alternative
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Flexible space: Live/WorkiCommercial Space (73, 476}
~Attractive spaces for residential, livework, or commercial space,
with each unit about 700 square feet, but which can be opened to
larger units.

+ Each unit on the 4th floor either has a private balcony
approximately 130 sq.ft. in size (6' x 23').
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Open Space
+ There is a 23,505 s f. landscaped courtyard on the 4th floor,
serving as semi-private joint open space for the tenants of the
building, This allows light and air and greenery into the interior
facing units.
« Additionally, each unit was a 6’ balcony or courtyard private
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PRORET —
Mixed Use Development
500 Kirkham Street

7TH STREET (ROW 100')

gt g o e .

DESCRIPTION OF 4th Floor

m_.nzaau-no"EﬁEﬂnﬂwﬁﬂpﬁmBmﬁl;:&
Attractive spaces for resi ial, li rk, or c ial space,
with each unit about 700 square feet, but which can be opened to

larger units.

Oakland, CA 94607

] L
r ¥ ] epen to 3rd floor landscape deck

UNION (ROW 60')
'6-12 Story Massing Alternative |
i Mixed Use Development
| 500 Kirkham Street |

KIRKHAM (ROW 60')

COPYRIGHT © 2015
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L. 4th FLOOR PLAN

Scale: 1/327= 1-0"

{7 LIVE/WORK up to 64 units

73,476 s.f. + 23,505 s.f. private courtyard deck + 8572 s.f. ext. private deck

5TH STREET (ROW 80')

N I LANDSCAPE COURTYARD

23,505 sq.ft. landscaped space.
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1 .Typical “penthouse” with storefront style glazing

2. Typical Elevator/Staircase tower

3. Typ. bronze metal clad wood windows in various configurations approx 6’ x6’

4. Typ. brick or tan colored EIFS
5. Typ. bronze alum. storefront
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8. Colonnade supports Theater overhang
9. 2 Story Plasters over curtainwall

10. Typ.Roof Deck and Wood Trellis

11. Typ. bronze alum. juliette balconies

5th Street Facade looking North

— 12. Typ. Brick “arch” buildout
over decorative ironworf vent o | _
framing at 2 story gaage deck 2 Bt el o i et

Scale: 1" = 320"
500 Kirkham St. DRB #3 Submittal

Bendrew Jong, FAIA (15.09.21)
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median planted with grasses
(na trees per master plan)

(6) bollards planted with Chjnese Pistachio

separating 2 or three parking spaces

these were proposed in 200

by City. Exact location ¢

in front of building (where Bpliards are shown empty)
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Future Development Site -
CalTrans Parcel
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Oakland City Planning Commission
Design Review Committee STAFF REPORT

Case File Number: PLN15211 & PLN15-212 August 26, 2015

Location: 500 Kirkham Street
Assessor’s Parcel Number(s) 004-0049-003-00, 004-0049-00100
' Proposal: Design Review and Consideration of Responses to Committee
Comments from the July 15, 2015 Committee Meeting
regarding the Proposal to develop a Mixed-Use project as part
of a West Oakland Transit-Oriented Development near the
- West Oakland BART Station on property currently owned by
the State of California (Caltrans), comprising two alternative
development programs:

Alternative A: An 11-story development consisting of 222
Live-Work Studios and 204 residential units, 36,679 square
feet of ground-floor commercial uses, 64,871 square feet of
2™ and 3™ floor commercial and Charter School space, and a
442-space parking garage;

OR
Alternative B: A 17-story development consisting of 222
Live-Work Studios and 351 residential units, 36,679-square
feet of ground-floor commercial uses, 64,871 square feet of
2™ and 3" floor commercial and Charter School space, and a
432-space parking garage.

Applicant: Jabari Herbert/West Oakland Development Group, LLC.
Phone Number: (510)385-9714.
Owner: State of California (Caltrans)
Planning Permits Required: Design Review, Conditional Use Permit
General Plan: Community Commercial
Zoning: S-15W Transit-Oriented Development Zone (West Oakland)
| Environmental Determination: Determination Pending
Historic Status: N/A: Vacant Site
Service Delivery District: 1
City Council District: 3 —Lynette Gibson McElhaney
Action to be Taken: Conduct design review, make recommendation to Staff &
Applicant
Finality of Decision: NA
For further information: Contact case planner Elois A. Thornton at 510-238-6284 or by
e-mail at eathorntonJ@oaklandnet.com

ATTACHMENT 2
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Design Review Committee August 26,2015
Case File Number PLN15211 & PLN15212 Page 3

SUMMARY

On July 15, 2015 the Committee considered the proposal to develop one of two alternative
developments on the 2.85-acre vacant property at 500 Kirkham Street currently owned by the
State of California (Caltrans):

Alternative A: *An 11-story development consisting of 222 Live-Work Studios and 204
residential units, 36,679 square feet of ground-floor commercial uses, 64,871 square feet
of 2" and 3™ floor commercial and Charter School space, and a 442-space parking
garage; :
OR

Alternative B: A 17-story development consisting of 222 Live-Work Studios and 351
residential units, 36,679 square feet of ground-floor commercial uses, 64,871 square feet
of 2™ and 3™ floor commercial and Charter School space, and a 432-space parking
garage.

- The City of Oakland, through its former Redevelopment Agency (now Project Implementation
Division), is in the process of obtaining the property for transfer to the applicant West Oakland
Development Group, LLC, (Jabari Herbert), for purposes of developing one element of an
eventual multi-site Transit-Oriented Development project at the West Oakland BART Station.

Both alternatives are consistent with the site’s S-15W Transit-Oriented Development (West
Oakland) zoning, Community Commercial General Plan designation, and the West Oakland
Specific Plan. The issue is the architectural appearance of both proposals which staff believed
was bulky and massive given the character of surrounding developments. At the July 15 meeting,
the Committee echoed staff’s concerns regarding the project’s appearance and provided many
additional comments. Those comments - along with responses from the Applicant - have been
summarized below. Following consideration of the responses, staff requests the Committee
advise whether design concerns have been addressed to a satisfactory level where the entire
project can now be brought to the full Planning Commission for evaluation and decision.

BACKGROUND

The project site, surrounding area characteristics and other background information is described
in detail in the July 15, 2015 Design Review Committee staff report (Attachment A). In
summary:

= The project site is generally bounded by 7% 5™ Kirkham and Union Streets, consists of
various contiguous vacant parcels that were once used for the Cypress Street section of
the original Interstate 880 freeway alignment in West Oakland, and is dissected near its
5 Street boundary by overhead West Oakland BART tracks.
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= An adjacent, triangular property at the corner of 7" and Union Streets is owned by
another party and is not a part of the proposal. The applicant has attempted to secure
ownership of this parcel however at present it remains independent of the current
proposal.

= The surrounding environment is characterized by a mix of commercial, custom and light -
industrial, and multi-family residential uses particularly along 7™ Street, live-work and
low-density residential units in the nearby South Prescott and Prescott neighborhoods of
West Oakland, and public facilities (West Oakland BART Station and surface. parking
lots, Oakland Main Post Office, and the relocated I-880 freeway).

= Aside from the difference in unit count and height, both alternatives are generally similar
with respect to proposed uses and configuration:

O

Each alternative proposes commercial activities along the 7™ Street frontage of the
project, and continues this use behind the adjacent 7" and Union Street triangular
parcel not a component of this project;

There is additional commercial space and possibly a charter school located on the 2™
and 3" floors of each alternative. The school would be located at the corner of 7%
Street and Kirkham Street, with a concert hall open from the 2™ story proposed to
overlook this intersection in particular;

Each alternative locates the parking spaces behind the commercial;'uses, and contains
them in a three-story parking garage (parking activity is located on the ground floor /
15 floor, 2" and 3™ floors of the project);

Ground-floor open space is proposed at the rear of the property along 5% Street near
the Kirkham Street side; part of this open space area is located below the overhead
BART tracks that dissect this portion of the site;

A 43,505 square foot landscaped courtyard / open space resource on the 4 floor
serves to separate the taller structures at the rear of the project site (11 stories in
‘Alternative A’ and 17 stories in ‘Alternative B”) from the relatively shorter 6-story
frontage along 7™ Street;

Each alternative contains 74 Live-work units proposed for each of the 4™ thru 6%
Floors (222 total Live-work units). On each floor, the Live-work units encircle the
above-noted landscaped courtyard. Each of these floors contains 71 one-
bedroom/one-bathroom Live-work units that are 700 square feet in size, and three
similar units of 900 square feet in size. Each Live-work unit has intermediate walls
which can open to double or triple the size of each unit to create larger units as
needed, and contains an approximately 130 square foot private deck;
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o Each alternative contains residential dwelling units beginning from the 7™ Floor of
the proposal and continuing on remaining floors as follows:

11-Story Proposal 17-Story Proposal
7%Floor: | 38 Units 38 Units
8% Floor: 40 Units 40 Units
9% _ 11™ Floors: | 42 Units 42 Units
P Flogrr e 42 Units
13%® - 17° Floors | -~ 24 Units
204 Units Total 366 Units Total

o The residential units are one-Bedroom/one-Bathroom and two-Bedroom/two-
Bathroom units in design and range from 700 square to 1400 square feet in size; each
unit additionally contains an approximately 130 square foot private deck; - '

o Each alternative includes a 43,098 square foot landscaped roof deck for additional
common open space beyond that indicated above for the 4™ Floor courtyard area.
There is also a proposed option of installing solar panels on the roof garden overhang.
Conceptual landscape plans are included in the project plans for both scenarios (see
Attachment B and C).

DISCUSSION

The Committee expressed the following at the July 15, 2015 meeting.

Topic | Committee Comment" (generalized) ' Applicant’s Response
' Proposed School | 1. Is there a need by the community | The community, as per recent
’ . for the proposed school? community meetings, embraces
' schools as an appropriate use and
2. Make sure you have someone ' more are needed as the area’s
interested in using the school. residential population increases.

The notion of a school within this
3. Theater is really intriguing...glass | project makes sense, particular for

and illuminated beacon for the working parent(s) who can have
neighborhood...vibrancy...like .| their children schooled in the same
Walter Hood’s dancing lights on | building they are living in.

7th Street proposal.

‘ We will work with the broker

, community on the need for a
charter school. In addition, if we
can’t accommodate a school, we’d

! For brevity, only the major point(s) of the comment are conveyed; the Committee’s comments are not presented in
verbatim.
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Topic

Committee Comment’ ('generalized)

Applicant’s Response

Proposed School,
continued.

convert the area to residential
units. In the event that the
conversion occurs, the design
would still fall under the 426 units
(at least on the 11-story
alternative). '

The Project Architect is working
with various charter schools who
are seeking 60,000-80,000 square
feet of flexible space very similar
to the space provided for grades K-
12, but we will continue to work
with the community and brokers.

4. Can Oakland support two schools

for the Arts? There should be
market studies to make sure that
we are not taking away from the
[existing] School for the Arts.

The use will be correct for the
market, and that is one of the
reasons that the spaces remain
flexible.

Retail /
Commercial
Viability

5. Concern regarding the viability of
the commercial spaces.

6. Other parties have found it
extremely difficult to get
commercial to work...a well
thought-out plan is necessary to
get the commercial to work.

7. Like the program a lot,
commercial, live-work,
residential ...having said that
[there is a need in] making the
commercial space
accessible...planting trees in front
of storefronts isn’t what
commercial wants.

8. There are excéllent local retail

brokers with ton of expertise. ..
seek advice from local retail
brokers... advice will inform the.
design.

The plan is flexible enough to
accommodate many types of
commercial spaces depending on
what the commercial brokers can

| come up with. Parts that may be

labeled commercial could also be
used as assembly spaces for
schools, or meeting halls as may
be needed by the community.

What we are proposing allows for
commercial spaces needing more
than 500 sf that are lacking in the
neighborhood.

The commercial space allows
some medium-size users
unavailable in the area. [Maybe]
not as big as a Trader Joes, but
certainly a medium-size version.

| We plan to seek advice from the

local retail community also.
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Topic Committee Comment’ (generalized) ' Applicant’s Response
Proposed Open 9. Play area...should be relocated in | The mini-park and dog-park are |

Space Areas

one of the play areas protected.

' 10. Mini-park should not have a play

arca.

| 11. Dog park seems like too much...

12. Questions raised regarding the
little green strip at 7™ Street
between the project site and the
adjacent property.

patterned after the very successful
under freeway Oakland Park at the
Claremont Ave exit off of
Highway 24. There is a little play
area, and a nice dog park about the |
same size as proposed that used
throughout the day.

The green strip ranges from 4 feet
in width at 7® Street but increases
to as much as 15 feet towards 5™
Street because we wanted
separation from the corner parcel
which currently has a one-story
warehouse at the property line.
This would allow a green buffer
and still a normal sidewalk.

Proposed Unit
Mix

13. Seems like from a marketing
perspective there should be more
of a mix of units, and larger units.

Sheet A3.0 of the project plans
(Attachments B & C) shows
various alternatives for 1-, 2-, and
3-bedroom units that can be 5
' chosen by the developer depending
' onneed. The unit count is a
maximum unit count and
depending on the need, we can
increase the size of the units to
accommodate that need.

We desire to keep as much
flexibility as possible in the g
number, type and size of units and
whether they are live/work or not,
etc. The designs are for up to 426
units and 573 units for the 11-story
and 17-story Alternatives

' respectively, with a range of units
sizes, etc. The plans and
 presentations accommodate this

' flexibility.

- 14. Concern that all of the units were | Please see Sheet A3.0 for typical

the same size. The Applicant

| units of various sizes.
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Topic Committee Comment’ !generalized) Applicant’s Response

Proposed Unit should look at varying the square | While doing this will reduce the

Mix, continued

footages, ranging from 600 square
feet all the way up to 1,400 square
feet.

number of units that we have in
the design, we should keep the
overall unit counts the same in any
descriptions that we give. Please
note that unit count will range
depending on unit distribution, but
that the ultimate design will not
exceed 426 units for the 11-story
and the current unit count for the
17-story design.

Project Design

15. Nice, monumental big proposal,
curvature, BART rail, challenging
[site] and applaud the effort.

16. Would love to see more variety in
the massing. 1st proposal (17-
story Alternative) feels very
repetitive, very massive with very
little vertical differential. One can
walk along the city block and it
feels like Kaiser Center or an
institutional building

The creation of a step-back from
7™ Street was based on the [West
Oakland Specific Plan] guidelines.
Our original submittal last year
had a monolithic block
surrounding an internal open
space. The City suggested
stepping back the building, and it
was logical to have a lower
massing on 7" Street, and a higher |
massing to the rear.

The back of the building faces the

BART tracks and the elevated 880
Freeway. There are no residences

and virtually no pedestrian activity
along the back [south] face.

An attempt has been made to
having the ground level pedestrian
interesting with vintage lamps and |
street trees, colored and patterned |
sidewalks, and green planted walls
going up 12 feet around the
perimeter of the west, south, and
east side.

The 7" Street side is pedestrian-
scaled. The first floor is largely
storefront with flexible spaces for
small- to medium-sized users. We
will work with commercial brokers
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Topic | Committee Comment’ generalized) Applicant’s Response
Project Design, ' for the best use, but there are
continued virtually no other commercial uses

[
|
|
i
|
{

in the area that could support a
medium-size grocer (like
Monterey Market in Berkeley).
Just this market could take one
half of the store frontage and like
Monterey Market, attract the
smaller support stores surrounding
it.

The 1* floor is broken back
significantly to give room for
outdoor eating areas, or fruit
displays, or carts, which would
enliven the neighborhood. We’ve
taken this sidewalk and made it as
attractive as possible, suggesting
plentiful street trees and vintage
lamps. We will ask our landscape
architect to coordinate with the
landscape plan started at the
Jazz/Blues Walk of Fame area up
the street.

The Alternative 11-story Plan,
partially because it’s lower, is less
massive; the steel panels and wire
meshes can break up the heavy
block.

This theme, which shows in the 70
Street facade of the 11-story ‘
Alternative, was developed later,
but will be used on the 17-story
Alternative as well. The
successful use of these living green
cages surrounding ironwork panels
will be used to differentiate the

' horizontal elements and

|
|
[
|
{
|
|

{
{

successfully differentiate this

| building as residential.

| Neighbors won’t get lost in the
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Topic Committee Comment" (generalized) Applicant’s Response
Project Design, vastness of the building and

- continued recognizes the “beacon” effect of

the proposed theater on the corner
attracting visitors from the BART
Station; and the ground floor on 7™
Street is pedestrian scale, with a
set-back creating a larger sidewalk
but with a 6.5’ covering, for
protection against rain and sun, as
well as an area for carts, fruit
stands, and dining.

The neighbors won’t get lost at the -
rear because that is the garage and .
automobile entrances facing a
concrete skeleton of elevated
freeway and BART tracks.

-17. Like the irregular shape of the

building...makes it more
interesting...different uses, and
different shapes of the units is a
definite plus...like the way
parking is separating the
residences from the service
areas...auto charging space for
cars.

[No response required. |

Triangular Parcel
at 7™ and Union
Streets

18.

19,

The triangular place [at 7% and
Union Street which is not a part of
the proposal] should be a plaza on
e Street, more urban.

City should help make this space
available.

We have reached out to the owner
and are awaiting a response

[Response from City Staff:]

Prior to the elimination of
Redevelopment, staff could utilize
resources to purchase the property
for inclusion in a larger
prospective development. The
elimination of Redevelopment
powers now limits staff’s ability
and financial resources for these
partnership opportunities. Any
transactions at this point are solely
between the two private parties -

| the Applicant and the parties who
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Topic

Committee Comment’ (@eralized)

Applicant’s Response

Triangular Parcel
at 7™ and Union
Streets, continued

currently own the adjacent parcel.
The City has no mechanism or
resources to make the parcel
available for this project.

=]
1
]

Solar Panels

20. The solar panels idea is great.

We have options for solar as well
as alternative energy sources for
this project.

Roof Gardens /
Courtyards

21. Only one access to huge roof

garden.

There are three roof gardens.

The top floor, which is about an
acre, has three accesses to three
banks of elevator shafts, with
outdoor covered gazebos easily
accessed, and one large barbeque
assembly patio at the middle
elevator.

The 7% floor, which is about ¥2
acre, has two accesses on each end
to the elevator shafts. There is a
large patio outside the entrance
from the lounge/lobby community
room.

The fourth floor is an enclosed
courtyard of about %2 acre. Every
unit surrounding the courtyard has
a private patio of about 130 sf
opening up to the courtyard. There
is one public entrance from the
elevator lobby. We planto add a
2™ entrance at the other side of the
courtyard to access a 2% elevator

' lobby.

Elevator Access

. Elevators have long corridors,

doesn’t feel as if it would be nice.
One more elevator would shorten
those walks.

There are three separate elevator
banks to serve the residences (and
a separate elevator bank to serve
the commercial and school). The
corridors bend in right angles or go
along the sinuous curve of the
street below. From any elevator,

|
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Topic Committee Comment’ (jgeneralized) Applicant’s Response

Elevator Access,

the maximum number of units

continued (doors) that a resident would have
‘ to pass is four before reaching
their unit.
Massing & 23. Agree with comments of staff The ironwork panels and green
Appearance ' regarding bulkiness. The biggest | cages is an interesting and good
problem is that it looks way too way to break up the horizontal
institutional. The smaller proposal | lines and articulate the individual
[the 11-story Alternative] is residential units. Addendum Sheet
moving in the right direction but | V has been added to illustrate
you have a long way to go...needs | this...as well as some of the detail
more articulation of the facade. sheets.
The red column on V1 looks too
slender. This is a design that mixes the
modern capabilities of insulated
glass to gain great views of the
City and Hills, and every unit has a
private deck that is 6 % feet deep,
where you can actually sit, dine,
and sun yourself. The plans
showcase a sinuous tower that
forms a U shape around an open
courtyard and rooftop deck facing
7™ Street.
General 24. You first have to decide which For reasons explained below, we
Comments one you want to do, and the must continue with both

landscape needs to follow the big
picture... big green area with a big
curving path area repeated on
every level...most clients want to
see quiet and active spaces, pool
spaces, and bocce courts.

25. After you get your architecture
resolved [then address the issue
of] more detail on
streetscape...How does this
project support and compliment
Walter Hood’s design features?

alternatives at this time. We will
hire a landscape architect to work
with the developer prior to
securing Building permits and
gauge the proper use. We indicate
more active spaces where people
can assemble and small garden
spaces. There is a curving
walkway around the center to one
or more smaller gazebos, but
around the perimeter is a walking,
jogging space which is straight and
can serve as exercise pathways.
Depending on the residences, there
may be a desire for specific uses
that meet a residential standard,
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Topic Committee Comment’ (_generalized) Applicant’s Response

| General like Bocce Ball, and that will be
Comments, determined
continued

26.

Really excited to see this project
coming forward...suddenly we
have a project that is exactly what
we wanted to see. Package has
nice narrative...helped a lot to
understand the ideas.

[No response required. |

. Just the fact that there are two

whole different schemes proposals
make it [the project] seem
conceptual...hard to review.

. In general feels like a preliminary

proposal...once more clearly
detailed we would have much
more appreciation of the design
than we can with limited
understanding of what you
intended. I went back and forth, I
liked the taller proposal because it
looked like it stepped back.

|
{
|

|

[Note from Staff: See detailed |
explanation later in this report]

. Regarding the Perspective

drawing on Sheet A6.2: That
visual was really helpful.. keep it
in both alternatives.

Sheet A6.2 was included in the 17-
story Alternative plans and is now
am included an A6.2 for the 11-

i story Alternative.

30.

21,

Likes the dog park...big is good.

I'm really excited about this
project. I believe it will be
successful. It’s a good
design...but it’s preliminary from
our point of view...bring us along
with you.

- [No response required. ]

The additional explanations
contained provided to staff for this
staff report is intended to further

. explain the objectives of the

current design.

The Applicant has clarified that two proposals are submitted at this time for the following

reasons:
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“The 11-story proposal was made as an option to accommodate the developer’s building
structural option for a structural system based on a concrete frame system optimized for
11 stories. The 17-story proposal optimized the building for the maximum number of
units allowed, given that one half of the building is only 6 stories. Once we get beyond
11 stories, then the framing would be a more expensive steel-framed structure. The
infrastructure cost is the same, i.e., the parking, commercial, charter school and live-
work, and the almost 3 acres of roof deck whether we have an 11-story or 17-story
building...the only difference is the added 6 stories to the tower....

In order to add green walls and green panels, we are increasing the cost of the project by
about $20,000 per unit which affects the affordability, so the taller proposal helps
underwrite the development costs, plus the upper floors may have a chance of a bay view
if the developments surrounding the property go up to their allowed 120’ or 12 or 13
stories.’

Staff’s longstanding primary concern is that the development is still massive/monolithic in
appearance, given current surrounding developments. Staff recommended the integration of more
vertical elements at the rear and sides of the project, i.e., the elevations of the project most visible
to the South Prescott neighborhood and BART Station. In respect to these concerns, the
applicant has made an attempt to break up the substantial horizontal appearance of each floor
through use of the green panels. The development will be highly visible upon construction,
however, if other adjacent parcels in the vicinity of the West Oakland BART Station develop in
the future as planned — particularly given that the two parcels immediately west of the project site
have allowable heights of 160-feet and 100-feet respectively — pedestrian level views of this
project from the nearby South Prescott neighborhood southwest will be partially masked by
future developments. Further explanations regarding the design are as follows:

“We purposely put the three-story garage on the 5™ Street and the rear of the Kirkham
elevation because it would be hidden from view by the freeway and adjacent
developments, [to produce an] active pedestrian level on 7™ Street....we have commer01al
and schools fronting 7 Street and landscape median and landscaped sidewalks. .

To address the institutional feel of the architecture, the applicant believes this is softened by
individual usable decks surrounding each of the units, the useable roof decks and garden spaces.
The applicant will provide at the August 26 Design Review Committee meeting, design boards
and examples of proposed colors and materials to further address concerns regarding institutional
appearance. Additional elements that are intended to address this concern are a large amount of
street trees, penod light standards, colored sidewalks and hvmg green walls from Kirkham Street
down through 5™ Street and up Union Street.

Additional drawings have been provided by the applicant to revise prior depictions and/or clarify
design features (see Attachment B which includes revised and/or new Sheets A3.0, A3.1, V5c,
V5d, V6a, V6b and V10 for the 11-story Alternative, and Attachment C which includes revised
and/or new Sheets V2, V5b, V5c¢, V5d, V6a and A3.1 for the 17-story Alternative).
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RECOMMENDATION

Staff recommends that the Committee consider both the illustrative and text responses to
concems expressed at the July 15 Committee meeting and indicate if the design revisions and
clarifications are sufficient for now forwarding the project to the full Planning Commission for
consideration.

Prepared by:

ELOIS A. THORNTON
Planner IV

Approved for forwarding to the
Design Review Committee:

k22
{Robert . Merkamp 4

Development Planning Kadager

Attachments:
A. July 15, 2015 Design Review Committee Staff Report
B. Proposed Project Plans & Addendum Pages 11-Story Proposal
C. Proposed Project Plans & Addendum Pages 17-Story Proposal
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Case File Number: PLN15211 & PLN15-212 | | - July 15, 2015

Location: 500 Kirkham Street
Assessor’s Parcel Number(s) 004-0049-003-00, 004-0049-00100 _
Proposal: Proposal to develop a Mixed-Use project as part of 2 West
Oakland Transit-Oriented Development near the West Qakland
BART Station on property currently owned by the State of
Califomia (Caltrans), comprising two alternative development
programs:

J Alternative A: An 11-story development consisting of 222
- Live-Work Studios and 204 residential units, 36,679 square
| ‘ feet of ground floor commercial uses, 64,871 square feet of
2" and 3" floor commercial and Charter School space, and a
442-space parking garage;

OR

Alternative B: A 17-story development consisting of 222
Live-Work Studios and 351 residential units, 36,679 square

‘ feet of ground floor commercial uses, 64,871 square feet of
2" and 3" floor commercial and Charter School space, and a
432-space parking garaoe

Applicant: Jabari Herbert/West Oakland Development Group, LLC.
. Phone Number: (510)385-9714. .
Owner: State of California (Caltrans)

Planning Permits Required: Design Review, Conditional Use Permit

: General Plan: Community Commercial

4 Zoning:  S-15W Transit-Oriented Development Zone (West Oakland)

| Enwronmental Determination: Determination Pending

Historic Status: N/A: Vacant Site
Service Delivery District: 1 "
City Council District: 3 — Lynette Gibson McElhaney

o Action to be Taken: Conduct design review, make recommendation to Staff &

Applicant
Finality of Decision: NA

For further information: Contact case planner Elois A. Thornton at 510- 238- 6284 or by

e-mail at eathornton@ uoaklandnet com

#2
ATTACHMENT A
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SUMMARY

The subject property 1s a 2.85-acre vacant property at 500 Kirkham Street currently owned by the
State of California (Caltrans). The City of Oakland, through its former Redevelopment Agency
(Project Implementation Division), is in the process of obtaining the property for transfer to the
applicant West Oakland Development Group, LLC, (Jabari Herbert), for purposes of developing
one element of an eventual multi-site Transit-Oriented Development project at the West Oakland
BART Station. Two alternative development scenarios for the site proposal are presently
proposed:

Alternative A: An 11-story developmerit consisting of 222 Live-Work Studios and 204
residential umts 36,679 square feet of ground-floor commercial uses, 64, 871 square feet
of 2°® and 3" floor commercial and Charter School space, and a 442-space parking

garage;

OR
Alternative B: A 17-story development consisting of 222 Live-Work Studios and 351
residential units, 36,679 square feet of ground-floor commercial uses, 64,871 square feet
of 2™ and 3" floor commercial and Charter School space and a 432-space parking
garage.

- The proposed uses and intensities of both alternatives are consistent with the site’s S-15W
Transit-Oriented Development (West Oakland) zoning, Community Commercial General Plan
designation, and the West Oakland Specific Plan. Staff seeks direction from the Design Review
Committee regarding the design aspects of the two alternatives. :

PROJECT SITE AND SURROUNDING AREA

The project site consists of various contiguous vacant parcels that were once used for the Cypress
Street section of the ongmal Interstate 880 freeway alignment in West Oakland. The subject site
1s generally bounded by 7™ Street to the north 5™ Street to the south, Kirkham Street to the west
and Union Street to the east. An adjacent, triangular property at the comer of 7" and Union
Streets 1s owned by another partV and 1s not a part of the proposal. The project site is vacant,
paved, and 1 is dissected near its 5™ Street boundary by overhead West Oakland BART tracks.

The surrounding environment is characterized by a mix of commercial, custom and light
industrial, and multi-family residential uses particularly along 7" Street, and live-work and low-
density residential units in the historically significant South Prescott and Prescott neighborhoods
of West Oakland. Major public facilities in the vicinity of the project site include the West
Oakland BART Station and surface parking lots immediately west of the site, and the Oakland
Main Post Office located approximately five blocks from the site. The relocated I-880 freeway is
approximately two blocks south of the site. The site is strategically located due to its immediate
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accessibility by BART, nearby freeway access, and proximity to downtown Oakland further east
of the site.

PROJECT DESCRIPTION

The proposed project involves the construction of either of the following developments:

Alternative A: An 11-story development consisting of 222 Live-Work Studios and 204
residential units, 36,679 square feet of ground-floor commercial uses, 64,871 square feet
of 2" and 3™ floor commercial and Charter School space, and a 442-space parking
garage (see Attachment A for Project Plans);

OR

Alternative B: A 17-story development consisting of 222 Live-Work Studios and 351
residential units, 36,679 square feet of ground-floor commercial uses, 64,871 square feet
of 2™ and 3™ floor commercial and Charter School space, and a 432-space parking garage
(see Attachment B for Project Plans). '

Aside from the difference in unit count and height, both alternatlves are generally similar with
respect to proposed uses and configuration:

O

Each alternative proposes commercial activities along the 7% Street frontage of the
project, and continues this use behind the adJ acent 77 and Union Street triangular parcel
not a component of this project;

There is additional commercial space and possibly a charter school located on the 2" and
3" floors of each alternative. The school would be located at the corner of 7™ Street and
Kirkham Street, with a concert hall open from the 2°¢ story proposed to overlook this
intersection 1n particular;

'Each alternative locates the parking spaces behind the commercial uses, and contains

them in a three-story parking garage (parking activity is located on the ground floor / 1“
floor, 2" and 3™ floors of the project); :

Ground-floor open space is proposed at the rear of the property along 5" Street near the

'Kirkham Street side; part of this open space area is located below the overhead BART

tracks that dissect this portion of the site;

A 43,505 square foot landscaped courtyard / open space resource on the 4" floor serves to
separate the taller structures at the rear of the project site (11 stories in ‘Alternative A’
and 17 stories in ‘Alternative B”) from the relatively shorter 6-story frontage along P
Street;
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o Each alternative contains 74 Live-work units proposed for each of the 4" thru 6" Floors
(222 total Live-work units). On each floor, the Live-work units encircle the above-noted
landscaped courtyard. Each of these floors contain 71 one-bedroom/one-bathroom Live-
work units that are 700 square feet in size, and three similar units of 900 square feet in
size. Each Live-work unit has intermediate walls which can open to double or triple the
size of each unit to create larger units as needed, and contains an approximately 130
square foot private deck;

o Each alternative contains residential dwelling units beginning from the 7™ Floor of the
proposal and continuing on remaining floors as follows:

11-Story Proposal 17-Story Proposal
7% Floor: | 38 Units’ 38 Units
8P Floor: 40 Units ‘ 40 Units
o™ _ 11™ Floors: | 42 Units [ 42 Units
12® Floor: | -—-- 42 Units
137 217" Floors | —- 24 Units
| 204 Units Total 366 Units Total

o The residential units are one-Bedroom/one-Bathroom and two-Bedroom/two-Bathroom
‘units in design and range from 700 square to 1400 square feet in size; each unit
additionally contains an approximately 130 square foot private deck;

o FEach alternative includes a 43,098 square foot landscaped roof deck for additional
common open space beyond that indicated above for the 4™ Floor courtyard area. There
1s also a proposed option of installing solar panels on the roof garden overhang.
Conceptual landscape plans are included in the project plans for both scenarios (see
Attachments A and B).

Because a definitive proposal has not yet been selected, both alternatives have been submitted for
consideration at this point.

DESIGN ISSUES

The West Oakland Specific Plan (WOSP) envisioned multi-story, high-density, Transit-Oriented
Development (TOD) projects in the area of West Oakland in which the project site is located,
therefore the proposed project is consistent in respect to general Zoning and General Plan
matters. The principal issue under present consideration is the architectural and overall
appearance of both alternatives. The proposal has been evaluated in two Pre-Application review
processes and changes in design have been incorporated by the Applicant’s architect to improve
the proposal since the<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>